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The need to ensure the production of quality housing has been of remarkable interest to the government of Nigeria, as housing quality is considered to be a symbol of a country with an effective housing delivery system. However, government policy responses to the need to provide quality housing achieved little or nothing. Indeed, the actual provision of housing came nowhere close to the targets specified in the national housing policy.   Many houses in Nigeria are obtained through other modes of formal and informal delivery processes, which influence the timing, quality, location and cost of housing. Moreover, there is little consensus on what constitutes ‘quality’ housing, and why different forms of housing delivery – within the public and private sectors are predominantly failing to deliver what people consider to be ‘quality’. This thesis explores these problems through a study of Benin City, the capital of Edo State. 
Most existing literature on housing in Nigeria looks at state housing or slum housing, but in Benin City (as in many other parts of Nigeria) much of the population is comprised of low-income earners who live in housing that fits neither of these categories and is delivered in variety of formal and informal ways. There is, therefore, a major gap in existing literature about how housing is delivered for diverse groups of urban residents, and how this relates to diverse needs and ideas of quality. Such ideas of quality are shaped and responded to through complex structures and by actors whose actions can at times undermine residents’ efforts to achieve quality. To examine this, this study investigates what ‘quality’ means to people, and why the needs and desires of home-owners are often not met through existing housing delivery systems within Nigeria. Through the analytical lenses of ‘institutional multiplicity’, ‘insurgent planning’, and ‘corruption’, this study fills this research gap by analysing the delivery of housing in Benin City and the role and influence of formal and informal institutions in that process. 
[bookmark: _Toc459991201][bookmark: _Toc488661399][bookmark: _Toc496698232][bookmark: _Toc500773426]A qualitative method was adopted, and interviews and observations were employed. Fundamentally, findings contribute to wider academic discourses of housing delivery in Nigeria and Benin and emphasises that particular formal and informal institutions constrain the quality and quantity of housing produced in Benin City. The thesis makes an original contribution to knowledge by documenting the multiple levies collected by the ‘Community Development Associations’ and conceptualising these as ‘informal impediments’ which are the major constraint to quality housing delivery in Benin City.
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[bookmark: _Toc507755396]1.1	Introduction
Mr Osadolor,[footnoteRef:1] a man in his late forties and a middle-income earner, was sitting outside his house when my research assistant and I advanced towards his house in the Amufi neighbourhood of Benin City. He immediately recognised my research assistant who had scheduled the interview with him and offered us some chairs to sit down. We exchanged pleasantries and my research assistant reminded him why we were there. Mr Osadolor identified himself as the owner of the house and the interview began. Osadolor situated himself in discourses of housing delivery and related to us how he acquired the land and started to construct his house. He told us that he had bought the land from the Community Development Association (CDA) and took us through the problematic nature of land acquisition and the difficulties that he had experienced in the construction of his house. The house is unfinished, but he had no choice but to move into it because he could not afford a finished one. In addition, he experienced difficulty finishing his house because groups of young men have come onto his land and demanded large amounts of money from him every time that he has wanted to do more work on his house.  Mr Osadolor stated how different levies were collected by the Community Development Association (CDA) at various stages of the house being constructed. When digging the foundation, he had to pay these young men from the CDA a foundation levy, as well as a youth levy, amongst other charges that are explored in Chapter 7 of this thesis. [1:  A house owner in Amufi community – all names are pseudonyms.] 


Also, he lamented the fact that he must not only pay taxes to the state but bribes to officials to get his planning document and further complained about the negligence of the state (formal system) in failing to curb the practices of the CDAs who demand different levies during the construction of housing. He also complained about the state’s failure to provide infrastructure that will enhance housing delivery. Osadolor had to buy an electric pole for connecting his house to electric power. He also had to provide water for housing construction through water vendors, which was expensive and impacted on his funds and which limited his ability to finish the house. Hence, he had to move into an uncompleted house. This story demonstrates some of the ways in which housing production is influenced by deficient formal institutions and what this thesis terms ‘insurgent’ informal institutions in Benin City. 
The principal aim of this study is to analyse how formal and informal institutions facilitate and/or constrain the production of quality housing in Benin City. It is important to understand why and how housing delivery is problematic and why it requires urgent reforms in order to abate problems of housing deficit in addition to quality housing delivery. 
The remainder of this chapter is comprised of four parts. The following section explores the framework for engaging with this research and provides the justification for exploring the research topic. Thereafter, the next section focuses on the scope of the study and highlights the case studies that were used. Furthermore, it presents the specific aims, objectives and research questions. Finally, the structure of thesis is presented.
[bookmark: _Toc496698237][bookmark: _Toc500773430][bookmark: _Toc501357628][bookmark: _Toc501641232][bookmark: _Toc507755397]1.2	Background and Rationale for the Study
In contemporary Nigeria, concerns have arisen regarding the declining condition of accommodation in all parts of the nation. The need for decent quality housing has been a problem necessitating vital attention (Jiboye, 2010). Nevertheless, the provision of more housing units, and adequate services/infrastructural development, has not been commensurate with the growth rate of the population. This has led to a severe deficit in housing units, declining environmental quality, increasing poverty and decreasing security of tenure (Okonjo-Iweala, 2014; Makinde, 2013; Oluwasola, 2007; Ajanlekoko, 2001; Owei, 2007). As argued by Otubu (2008), the poor in the cities generally reside in slums and squatter communities and frequently grapple with appalling congestion, overcrowding and poor cleanliness.
In Nigeria, urban planning and development have faced many difficulties, especially in the production/accessing of decent quality housing. Such difficulties include the expensive cost of building materials, rapid urbanisation, a lack of skilled manpower, and non-compliance with (often unattainable) building and planning regulations (Makinde, 2014; Alagbe and Opoko, 2013; Ayedun and Oluwatobi, 2011; Akinmoladun and Oluwoye, 2007). Similarly, Olayiwole Adeleye and Ogunshakin (2005) argue that, for low-income earners, the increasing shift away from the production of the Face-Me-I-Face-You (FMIFY) house type to smaller flats has resulted in the present severe dearth of housing and the worsening of housing quality. FMIFY house is a very roomy kind of building characterised by two strips of rooms arranged in a straight line with a corridor in between them, where rooms on one side face the doors to those on the opposite side (Ekhaese, 2011).
Furthermore, even in areas not considered ‘slums’, there is a major deficit in housing supply. This has resulted in the creation of various forms of informal and self-build housing amongst low and middle-class earners. The inconsistency in housing requirement and supply is great, as the housing problem in Nigeria is one that envelops both quantity and quality. In reality, the problem of the present housing deficit has escalated over time and it is anticipated that the amount of housing required in Nigeria per year to satisfy the growing need for houses is about one million units (Alagbe and Opoko, 2013).  Despite various limited interventions by the government, it is apparent that the majority of people in Nigeria are housed either through self-build or by the rental housing sector (Ogu and Ogbuozobe, 2001). These problems are poorly researched and poorly understood, and therefore this study explores how formal and informal institutions constrain / or enhance quality housing delivery in Benin City. 

Okewole and Aribigbola (2006) suggest that the quality of housing in any settlement should be within the means of all classes of households. The poor quality of housing in Nigerian urban centres and in some countries in the global south has been revealed in a few studies, including Arimah and Adeagbo (2000); Makinde (2013) and Collier and Venables (2014). They argue that the reasons for poor quality housing in the global south include insecurity of housing tenure and the failures of housing programmes, the shortage of qualified and experienced tradesmen, and difficulty in land acquisition. It follows that quality, and adequate housing delivery has remained an illusion for a substantial proportion of the population (Aribigbola, 2008).

Aribigbola emphasises that, to address these problems, the following steps are necessary:
Housing policy formulation and implementation in the country must take cognisance of the socio-economic circumstances and condition of the people and reflect it in the policy. The present move or tendency on relying on market forces of demand and supply and leaving housing to private initiatives will not solve the problems of housing shortages and quality in the country (2008, 132).

This quote illustrates the problematic nature of housing delivery in Nigeria and echoes similar findings by other academics (Oluwole and Opoko, 2013; Lekwot, Usman, and Uchenna, 2012) where housing delivery by the government at different levels within the country has yielded little or no results. Many academics including Makinde (2013), Udechukwu (2008), and Arimah and Adeagbo (2000), have looked at the issue of housing provision with respect to quality and quantity, through various initiatives such as the national housing programme and planning regulations. Each of the housing initiatives studied has failed to produce the desired number of housing units required. Additionally, a few academic arguments (Omuta, 1986; Ozo, 1990) have been made about why housing delivery fails in Benin City specifically. Ogu (1999), in explaining what constrains housing delivery in Benin City argues that the inadequate provision of infrastructure services, low income status of individuals who live in towns, untenable planning and housing codes, and the government’s ineptitude in delivering housing have all impeded housing delivery. However, like most of the work cited above, this work fails to look at the informal constraints to housing delivery. This is one of the key contributions of this thesis, which finds that in fact such informal impediments are one of the primary causes of insufficient and poor quality housing delivery in the city.
This thesis argues that the various payments and procedures needed to get plans approved and houses built, many of which occur outside the formal institutions for planning and housing delivery, are complex and poorly conceptualised. These informal levies may interact with the formal ones in complex ways. Yet this interaction is not clearly considered in the literature, which often omits details of the interactions between formal institutions like planning and building authorities, and informal institutions such as traditional communities, land speculators and informal house developers. Hence, this study illustrates how institutional multiplicity undermines quality housing, while at the same time providing virtually the only source of housing in Benin City. It examines the ways in which informal institutions coexist with formal ones, and how they constrain housing development/delivery.

Institutions here refer to the processes, rules, and systems (both formal and informal) that enable or constrain the behaviour of people during social interactions (Helmke and Levitsy, 2004). Moreover, such rules might conflict and therefore create problems and delays in accessing housing. There are different systems of rules which are mixed together and yet to be understood; existing literature argues that in certain contexts the formal rules may be ineffective, expensive, and take a lot of time (Arimah and Adeagbo, 2000). Considering this, this study highlights what the diverse structures are, their relationship with each other, and their effect on housing quality in relation to the concepts of institutional hybridity and multiplicity (Goodfellow and Lindemann, 2013). In explaining these issues, people’s experiences of housing are analysed based on their insights of quality housing. 

[bookmark: _Toc496698238][bookmark: _Toc500773431][bookmark: _Toc501357629][bookmark: _Toc501641233][bookmark: _Toc507755398]1.3	Scope of Study
A geographical cross-section of Benin City is used as the focus for this study. A contextual presentation of the four case study areas is discussed in Chapter 5. Although the study is focused purely in Benin City, the issues identified are also major problems in a number of other major cities in Nigeria (particularly Southern Nigeria) so the ‘scope’ of the study is actually quite broad in terms of its relevance/lessons for Nigeria. This study concentrates on urban housing construction inside the central town as well as the outlying parts of the town. The justification for the choice of the four neighbourhoods reflects the relevance of these areas to the type of housing cited in specific neighbourhood and income levels.  These include mixed income levels (low, middle and high-income earners), mixed uses (houses used as centres for worship and commercial activities), the types of buildings constructed, and newly developing regions or areas. Details of the neighbourhoods and their distinctiveness is elucidated upon in Chapter 5. The use of a qualitative approach was employed which enables analysis to be formed pertaining to how and why quality housing production is beset with difficulties, challenges and delays that impede quality in Benin City.  

[bookmark: _Toc500773432][bookmark: _Toc501357630][bookmark: _Toc501641234][bookmark: _Toc507755399][bookmark: _Toc496698239]1.4	The Study’s Aims and Objectives 
The study aims to investigate how formal and informal institutions facilitate or constrain quality housing delivery in Benin City. To do this, it investigates what ‘quality’ means to people, and why the needs and desires of home-owners are often not met through existing housing delivery systems. A qualitative approach was used to explore the objectives of the study. This method was relevant because it aims to provide a nuanced understanding of complexity, detail and context and contextual understandings based on rich, detailed and nuanced data (Mason, 2002). The ensuing objectives are:
i) To explore people’s perception and experiences of quality housing. 
ii) To understand how public and private infrastructural provision or its absence affects people’s experiences of housing quality.
iii) To explore how formal and informal institutions interact in the process of quality housing delivery in Benin City.
iv) To investigate how a mix of institutions and processes constrain and/ or enhance housing delivery and quality in Benin City.
These research objectives have been translated into four linked research questions:
1. What does quality housing mean to (residents and the government) in Benin City? And what are people’s actual experiences of housing quality? 
1. How do public and private infrastructural provision or its absence affects people’s experiences of housing quality?
1. How do formal and informal institutions interact in the process of housing provision in Benin City? 
1. How does the mix of institutions and processes constrain and/ or enhance housing delivery and quality in Benin City?
[bookmark: _Toc496698240][bookmark: _Toc500773433][bookmark: _Toc501357631][bookmark: _Toc501641235][bookmark: _Toc507755400]1.5	Structure of Thesis
The remainder of this thesis is structured as follows:
CHAPTER 2 presents an outline of the problems of housing in Nigeria; it describes the trajectory of the history of official/national housing provision in Nigeria, as well as national housing policies and private housing provision in Nigeria. It emphasises the various challenges that are linked to the delivery of quality housing in Nigeria.  It further elucidates how these challenges have culminated in a decline in the quality and quantity of housing produced in Nigeria. 
CHAPTER 3 develops a conceptual framework for the thesis. First, it discusses the definitions of formal and informal institutions. The chapter then reviews the concepts of ‘institutional hybridity’ and ‘institutional multiplicity’, before introducing ‘practical norms’ and ‘insurgent planning’ as particular types of informal institution relevant to this thesis. These are used as a lens to comprehend the shaping of the development of quality housing delivery in Benin City.  The chapter also reviews the concept of corruption to understand how corrupt practices shape the process of housing delivery in Benin City. 
CHAPTER 4 details the research methodology and the methods used in eliciting information from the respondents who were interviewed as part of the study. This discussion justifies how the study was approached while explaining the choice of communities inside the city and in the outlying part of the city. A qualitative method was employed to operationalise the study and semi-structured interviews, observations and photographs were used. Issues of positionality, ethical considerations, and limitations faced in the case studies are also addressed within this chapter. 
CHAPTER 5 provides a background to the various neighbourhoods used in this thesis. It provides a summary of the participants used for this survey and describes in detail the socio-economic level of the respondents’, types of tenancy and the type of housing dominant in each case study area. 
CHAPTER 6 examines people’s perception of housing quality and experiences in the case studies areas. This chapter highlights the availability of infrastructural facilities in the respondents’ individual houses and how the satisfaction derived from these facilities impacts their lived experiences within the houses. Moreover, it explores resident’s perception of the quality of their houses across the neighbourhoods.
CHAPTER 7 explores the impacts of institutions and processes on quality housing delivery in the case study areas outlined in Chapter 5. Furthermore, it establishes how the concepts of institutional hybridity, institutional multiplicity, practical norms and insurgent planning are employed to develop this discussion.  Additionally, it illustrates how housing delivery in Benin City is typified by such practices, and which produces some very problematic outcomes for residents culminating in the delivery of poor quality houses. 
CHAPTER 8 explores other constraints to quality housing delivery in the case study areas such as; low incomes and access to finance, building to rent out, access to land, rushed building practices of house builders and lack of awareness of the prospective house builder amongst others and builds on the findings that are presented in Chapters 6 and 7.  In so doing, Chapter 8 highlights the extent to which these factors constrain the delivery of quality housing in the case study areas.
[bookmark: _Toc500773434][bookmark: _Toc501357632]CHAPTER 9 summarises the most significant findings of the thesis and details how the study aims and objectives were met. It integrates and outlines the key arguments explaining conceptual advances made in this study, in addition to the implications of the findings for policy and research in African cities, generally, and Nigeria, specifically, on housing quality and provision.
[bookmark: _Toc501641236][bookmark: _Toc507755401]CHAPTER TWO: HOUSING CHALLENGES IN NIGERIA

[bookmark: _Toc507755402]2.1	Introduction
This chapter contextualizes the rationale for the study by exploring and analysing the national housing programmes in Nigeria from the period before independence until the present day. In so doing it sets out a trajectory of the attempts that have been made to provide housing for the vast population of Nigeria and assesses the extent to which such programmes have delivered quality housing. Finally, it contextualises the challenges faced in quality housing delivery in Nigeria. 
[bookmark: _Toc496698243][bookmark: _Toc500773435][bookmark: _Toc501357633][bookmark: _Toc501641237][bookmark: _Toc507755403]2.2	The Scale of Housing Shortage in Nigeria 
The scale of the housing shortage in Nigeria has not been fully established.  This is because those in charge of housing management in the country do not have exact data and appropriate statistics (Alagbe and Opoko, 2013). Despite this, there have been attempts to approximate the scale of the housing shortage in Nigeria. In 1991, the National Housing Policy detailed that 700,000 houses should be built yearly to reach the goal of providing 8 million houses by 2000 – this was the figure which, it concluded, was needed to meet the housing deficit in the nation (FGN, 1991; COHRE, 2004 in Alagbe and Opoko, 2013; Okonjo-Iweala, 2014). According to Okonjo-Iweala, (2014) the housing units constructed annually is about 100,000 and an average of 80% of the people living in Nigeria live in informal housing beset with the hitherto noted problems relating to low quality and a lack of infrastructural facilities (FGN, 2009).
It is assessed that, in financial terms, the sum of N12 trillion (Naira) (about £45.3 billion) [footnoteRef:2] is needed to address the current shortage (Alagbe and Opoko, 2013). It is also estimated that a minimum sum of 56 trillion Naira (about 211 billion pounds) is required to produce an average of 720,000 houses annually within a 20-year time frame in Nigeria to meet housing requirements (Alagbe and Opoko, 2013; Makinde, 2013; Waziri and Roosli, 2013). [2:  1 GBP = 265 Naira in 2013] 

Whilst specific causes for the housing shortages vary across the country, in Benin City the primary problem is the low income of residents. This is a problem because a privately built house is expected to meet official planning laws as well as the other costs incurred during the process of house construction (Vincent and Ogu, 1999; Udechukwu, 2008 and Makinde, 2013). One major index that illustrates that there is a housing deficit in Benin City is the high occupancy rate which ranges from 5-8 persons per room; this is significantly above the official standard of 2-4 persons per room (Omuta, 1986, Fiadzo, 2004). One reason for this is that most of the housing stock is traditional in form, and the sharing of one room by more than two persons along with the sharing of individual housing units by several households is a central feature of housing in Benin. 

[bookmark: _Toc496698244][bookmark: _Toc500773436][bookmark: _Toc501357634][bookmark: _Toc501641238][bookmark: _Toc507755404]2.3	Finance and Housing Delivery 
The problem of housing finance is one of the most significant factors informing housing delivery and influencing urban policy. Various authors have argued that the establishment of an appropriate system of finance may enhance the production of housing in any given society (Udechukwu, 2008; Makinde, 2013; Okonjo-Iweala, 2014; Mukhtar and Amirudin and Mohamad, 2016). The governments of some countries have revamped their financial institutions to motivate the involvement of private sector funding organisations in providing finance for the delivery of housing (Mukhtar et al., 2016). As argued by, Makinde, (2013) and Mukhtar et al., (2016), in Nigeria the delivery of housing is bedevilled by a lack of an adequate system of housing finance and this undermines the production of housing. 

In Nigeria, housing finance is categorised into formal and informal (Nubi, 2000; Makinde; 2013 and Mukhtar et al., 2016). The formal includes financial institutions such as the Commercial Banks, Federal Mortgage Bank of Nigeria (FMBN), and Specialized Development Banks, (Table 2.1 shows the formal actors involved in the housing finance supply in Nigeria). In contrast, informal sources of housing finance are typified by individuals saving money for extensive periods of time in order to build a house and this is further explored in Chapters 7 and 8 of this thesis.  Most houses delivered in Nigeria (80%) are provided through the practice of long term individual savings (Makinde, 2013; Udechukwu, 2008 and Mukhtar et al., 2016). Other informal sources of finance include; voluntary housing movements and different credit co-operative organisations and individual moneylenders (Okonjo-Iweala, 2014; Makinde, 2013 and Udechukwu, 2008). While the informal sources tend to contribute to the finance required for housing delivery, its influence on the delivery of housing cannot be statistically measured due to such practices being largely unplanned and unrecorded. They also differ in scope of operation (Adedeji and Olotuah 2012). 

[image: ]
[bookmark: _Toc500777187][bookmark: _Toc501641727][bookmark: _Toc502839462][bookmark: _Toc509052879]Table 2. 1: Actors involved in Housing Finance in Nigeria. Source: Adapted from Mukhtar et al., (2016)

Embedded in the formal financial mechanisms are institutions that make access to this form of finance problematic to many people who desire to build a house.  The National Housing Policy of Nigeria (NHP) 1991 set up a dual system of housing finance. In the 1991 housing policy, the first system of housing finance was the Primary Mortgage Banks (PMBs), while the second system was the Federal Mortgage Bank of Nigeria (FMBN) established in 1977 to provide finance for the delivery of standard housing for the people. One primary role of the FMBN is to direct and manage the PMBs. However, this role has been reassigned to the Central Bank of Nigeria (Makinde, 2013). Two of the aims of the FMBN are to enhance the creation and expansion of PMBs banks nationally and to provide funds to housing funds. It was established to supervise the National Housing Fund (NHF) which ensures that obligatory contributions are made into the fund by private and public servants employees (Sanusi, 2003; Makinde, 2013). In 1992, the NHF was established to provide long term mortgages at affordable rates to people. Nevertheless, the rate and level of achievement has not been successful because only 12,000 persons have benefitted out of a total of 3.8 million eligible contributors who made applications for loans (Okonjo-Iweala, 2014).

To be able to apply for the NHF loans some requirement needs to be fulfilled, these include earnings of over 3,000 naira annually and contribution of 2.5% of employees monthly basic earning must be paid. These compulsory contributions and the long wait to access these funds tends to limit the ability of workers to access this source of funding (Okonjo-Iweala, 2014).  Furthermore, the interest paid on such loans must not surpass 9% with a repayment period of about 30 years. In addition, the finance awarded to any individual applicant must not exceed 5 million naira (Udechukwu, 2008). This, in current times, is insufficient to construct a quality house and is also unaffordable to a large number of the population of Nigeria and Benin City. 

The ability to deliver housing in Nigeria through accessing formal financial mechanisms has been bedevilled by multiple challenges. These include issues of housing finance such as; where people are constrained by diverse institutional bottlenecks as explored above, the bureaucratic processes of getting titles for land ownership which impedes the disbursement of the NHF fund, high inflation and interest rates in the country, and the inability of individuals and developers to access long term loans (Udechukwu, 2008; Mukhtar et al., 2016). Even though existent literature on finance is very useful, it does not address all the other aspects of finance that this thesis discusses in Chapter 8. Moreover, critiques of informal mechanisms of housing finance are less evident in several discourses and this thesis contributes to analysing this in subsequent chapters. 

[bookmark: _Toc496698245][bookmark: _Toc500773437][bookmark: _Toc501357635][bookmark: _Toc501641239][bookmark: _Toc507755405]2.4	The National Housing Policy in Nigeria
Various projects and strategies have proposed in Nigeria to solve the issue of the country’s housing shortage. The primary National Housing Policy in Nigeria was set up in 1991 with the objective of producing accommodation by 2000 for the people in the nation (Okewole and Aribigbola, 2006). Prior to this time there were several housing Policy initiatives by the government as explored later in this chapter. The policy suffered major impediments in its executions as it could not create the expected impacts on the social environment of providing decent housing for all by the target year of 2000. These difficulties are attributed to the shortfalls of the Primary Mortgage Institutions (PMIs), the problematic nature of obtaining land, and the issues of affordability with regard to accessing mortgage loans, amongst others. The shortfalls of the PMIs are evidenced in the housing delivery programmes embarked upon by the government of Nigeria from the pre-independence era until the year 2000 (Okewole and Aribigbola, 2006). 
Considering the relevance of housing in the general economy and the failure of the government to solve the nation’s housing problems, by 2002, the committee came up with a report and this form the basis of current housing policies in Nigeria.  In 2006 the new National Housing Policy was printed (Waziri and Roosli, 2013). The 2006 policy aim is to guarantee that Nigerians possess or have admittance to a better than average, protected, and sound lodging settlement at a reasonable cost. This objective is similar to the 1991 strategy with the exception that the fulfilment of the policy is not time specific. The new 2006 National Housing Policy objectives, amongst others, are aimed at encouraging and promoting the government’s involvement in housing delivery in the nation. It also encourages public private partnership in housing delivery, and developed a relevant institutional framework for housing delivery which encourages and promotes the use of localised building material whilst also ensuring that land is easily accessible and affordable to the people (Waziri and Roosli, 2013; and Lekwot, Usman, and Uchenna, 2012).
The 2006 housing policy did not, however, deliver the results expected of it. Due to non-compliance with Land-Use Act (LUA) of 1978 through harmonisation and standardisation of land administration process nationwide and the inability of the policy to provide a solution to the problem of housing. Consequently, there was need for the 2012 national housing policy, this was done in order to provide a policy that will solve the problem of housing in Nigeria. (National Housing Policy (NHP), 2012). In 2012, a new national policy on housing was enacted to meet the challenges of housing delivery through greater public-private-partnership, whilst an enabling environment was to be created by the Nigerian government (NHP, 2012). 

The 2012 National Housing Policy deals with the following areas: land, housing finance, institutional framework, building materials and construction workforce, policy implementation, coordination and evaluation, housing supply and demand planning and social housing (FGN, 2012 cited Mukhtar et al., 2016, 319).

[bookmark: _Toc496698246]The implication of the national housing policy along with the government’s determination to supply houses into Nigeria society, cuts across the various housing programmes executed by the government as evaluated in this chapter. Here, several development plans were initiated in accordance with the NHP to provide housing to meet a variety of income levels, ranging from the lower–higher income grades. Nevertheless, from prior discussions (Waziri and Roosli, 2013; Makinde, 2013 and Lekwot, Usman, and Uchenna, 2012), it is obvious that there was little success in delivering these policy goals as failure was ascribed to several reasons such as; the cost of production, changes in government, political influences, corruption and the dearth of skilled workers. 

[bookmark: _Toc500773438][bookmark: _Toc501357636][bookmark: _Toc501641240][bookmark: _Toc507755406]2.4.1	Pre-colonial, Colonial and   Post-colonial Planning Systems in Nigeria
In Nigeria, the process of planning can be categorised under three stages; pre-colonial, colonial, and post-colonial. For the purposes of this study, a brief overview is given of key legislation in the colonial era where this is seen to have impacted upon contemporary housing policies in Nigeria.
During the colonial planning period (1863-1960), new ideals, expectations, and aspirations for the Nigerian society were made to deal with the physical changes taking place, and a series of legislation were decreed. Of pivotal importance – given its legacy to the present day was the Town and Country Planning Law, Cap. 155 (Ordinance No. 4 of 1946). The Town and Country Planning Law was enacted to focus primarily on European reservation areas while those living in native towns were neglected (Arimah and  Adeagbo, 2000). Subsequent to the realisation of independence in 1960 and to date, the planning process is still bedevilled with colonial planning regulations, as “urban development regulations in force during the colonial period were adopted without modifications by successive governments” (Arimah and  Adeagbo, 2000, 283). As a result of this wholesale adoption of colonial-type planning, local planning has been beset with various problems including a lack of ability or willingness on the part of planning authorities to address problems facing urban centres. In part this arose from a deficit of human resources as regional planning professions are a relatively new phenomenon in Nigeria. 
[bookmark: _Toc496698247]The inability of the Town and Country Planning Law of 1946 to address the needs of current developments led to its review and the formulation “of the Nigerian Urban and Regional Planning Law, (NURPL) Decree No. 88 of December 15, 1992” (Omole and Akinbamijo, 2012, 28). By the preserve of this law, only the three levels of government in Nigeria, the federal, state and local governments are given the power to prepare and implement plans and to regulate development within their area of jurisdiction. This, then, forms the immediate historic and jurisdictional backdrop to contemporary issues of town planning governance in Nigeria. 

[bookmark: _Toc500773439][bookmark: _Toc501357637][bookmark: _Toc501641241][bookmark: _Toc507755407]2.4.2	Housing and Building Standards
Housing and building standards are standards that govern how a given housing provision within a locality or environment is planned/regulated (Thompson 1976 in Omuta 1986). The Nigerian National building codes were revised and signed into law in 2006 to check the frequent collapse of houses in many regions of Nigeria. The official standards refer to the laws which are in use and have been coded as a means of regulating the type and nature of housing provided in Nigeria. This classification offers guidelines within which urban development and physical planning regulations can be executed within Edo State and is adapted from the Nigeria national building codes. This review is necessary to understand in subsequent analysis why people do not build according to standards and their perception of housing quality

Official standards have been categorized into three distinctive types, based on the function performed by the individual standard. The Town and Country Planning Laws (Cap 123) of 1946 (Omuta, 1986) was the first-ever comprehensive planning law in Nigeria. Different states of the federation have adopted their own building laws or codes from it. The Town and Country Planning Laws (Cap 123) of 1946 was amended under the Bendel State Town and Country Planning Law (Cap 165) of 1968 and these rules have over time been changed to accommodate the building norms that are endorsed in Edo state. The Edo state of Nigeria Gazette identifies these forms of standards for providing or constructing residential buildings of Housing and Urban Development in Edo state.

Environmental and general building requirements regulate ventilation transference of sound and the means of light in buildings proposed for human habitation as spelt out in the national building code of 2006.
Light and ventilation requirements:
· all rooms or space specified for human habitation should have natural light or be provided with artificial source of light
· all bathrooms and toilet room should have a source of natural light or artificial light provided and the average intensity of 50 lux measured at a level of 75cm above the floor of illumination
· All habitable rooms shall be provided with natural or mechanical source of ventilation.




Room dimensions:
· minimum height of living rooms, other than kitchens, laundry rooms shall not be less than 2.4m from floor to ceiling while corridors, toilets, bathrooms and kitchens shall not be less than 2.2m from the floor to the ceiling.
· The floor area of any house shall have at least a room with a minimum of 14m2 of floor area and other rooms intended for occupation in exception of the kitchen shall have a minimum floor area of 10.8m2
· The floor area for kitchen facility, conveniences (toilet and bathroom) shall be in line with the national building code of 2006 which states that the net floor area shall be the actual occupied areas in exclusion of unoccupied areas or thickness of walls.
· Adequate emergency exits
· Dimension: Stairs shall be at least 559 mm wide with risers not more and treads not less than 203mm and landings at the foot of stairs not less than 1016mm wide by 914 mm long, located not more than 203mm below the access window or door. 
Source:  National Building Code, (2006, 74-77)
For every house built there must be sufficient setbacks and air-spaces provided to allow for suitable volume of lighting and ventilation (National Building Code, 2006). A standard size of land is defined as 30.48m x 30.48m while the minimum lot size for residential purpose shall be 15m by 30m or 450.00m2 (Edo State Gazette, 2015, B39). By implication, the guidelines have different plot sizes for three socioeconomic groups; high, medium and low-income earners. For high income residential areas, sizes of plots are 36 metres by 36 metres, for the medium income group, sizes of plots should not be less than 30.48 metres by 20.48 metres and for the low-income group, residential area plots sizes should not be less than 15.24 meters by 30.48 metres. With respect to occupancy rates, an utmost of 2 individuals in one habitable room is allowed. Therefore, an average family between 4 and 10 persons’ is expected to live in a dwelling of 2-5 habitable rooms (Edo State Gazette, 1996). Table 2.2 shows planning standards for setbacks.

	
RESIDENTIAL DEVELOPMENT SETBACK FOR LOW DENSITY AREAS 

	Front airspace
	6m

	Side airspace
	3m

	Rear airspace
	3m

	General notes 
	45m from the centre of the federal expressway, 30m from the centre of major state road

	Area coverage
	40%

	RESIDENTIAL DEVELOPMENT SETBACK FOR HIGH DENSITY AREAS

	Front airspace
	4.5m

	Side airspace
	1.8m

	Rear airspace
	1.8m

	General notes 
	45m from the centre of the federal expressway, 30m from the centre of major state road

	Area coverage
	45%


[bookmark: _Toc500777188][bookmark: _Toc501641728][bookmark: _Toc502839463][bookmark: _Toc509052880]Table 2. 2: Planning standards for setbacks. Source: Edo state of Nigeria Gazette, (2015, B40)

With reference to ventilation, lighting and thermal comfort, provisions for doors and windows in all residential dwellings are important. Similarly, the guidelines provide that materials for walls should comprise a damp proof course of cement mortar, lead or any other approved non–absorbent material. Housing standards are highly fixed but that they do account for some variety in densities and affordability. Consequently, due the fixed nature of these standards compliance with these standards are often difficult for the common man to achieve. This is a problem because it is this low socio-economic group which forms the bulk of the population in Nigeria. Non-conformity is thus a significant problem; as explored in Chapters 7 and 8 of this thesis.
With respect to sewerage, it is recommended that every building and structure designed for human occupation should have a toilet, and bathrooms at a rate of one for every flat or one unit for every three habitable rooms. The provisions provide that all bath and toilet rooms shall have enclosed walls and that every bathroom or toilet or water closet shall be constructed either over or underneath a bedroom or other living space except where such a room is a convenience but must be confined by walls or brick partitions (Edo state of Nigeria Gazette, 2015). 
The exterior of such spaces should be well plastered with cement or polished marble or any suitable material. Every room should have a door that completely closes the entrance to it and it should not open directly into any kitchen or cooking space. Health and sanitation standards are meant to be observed by the public authorities. They contain standards relating to water supply, sewerage, noise and air pollution standards. In addition, community facilities and service standards seek to define the access of citizens to specific communal facilities and health, recreation and open space, trade and commerce. In general, such standards are expressed in plan documents and master plans.
Few studies have examined the level of compliance with development control standards in Nigeria. Arimah and Adeagbo (2000) and Omuta, (1986) in their study argued that although there is an awareness of urban planning and building regulations by some households in Ibadan city and Benin City, problems of compliance persist. They further argued that the building norms that are mostly contravened are; size of rooms, provision of infrastructural amenities, stipulations relating to setbacks, and the use of a residential building for multiple uses- as a home and as a business enterprise. Reasons given for contravening these guidelines include; the nature of urban planning laws; the contempt and lethargy of the community towards official development laws in the town, the lack of monitoring and supervision and poor income levels of most people. Non-compliance to the codes and building standards has resulted in the production of poor quality housing in Ibadan and Benin City.
Likewise, the reason why formal institutions and regulations do not work well is because they are often used as a way of getting bribes from people for non-enforcement, rather than being implemented. Consequently, in analysing colonial and post-colonial planning systems a discussion involving Nigerian Town Planners, it should be noted that the “incapability of planners to implement planning guidelines and enactments was due to the inability of several stake holders to provide the standing planning regulations the force they require” (Adebisi 1974 in Okpala 1984, 83).  In the same vein, Okpala emphasises the flaws in the formal codes and planning regulations of Nigeria and noted that the Nigerian people work through individuals rather than the establishment. He states:
A person breaking the rules, even knowingly, generally gets away with it if by whatever relationships, no matter how remote, he or she knows the right persons to approach. Such a mentor brings pressure to bear on the executor or implementer of the rule to be lenient or forgiving. Rules and laws are therefore bent or even broken to contain and satisfy personalities. Much of the society then is still dominantly oriented towards and works more through personal and informal ties rather than through formal laws. Operations are largely through networks of highly personalised rather than institutionalised relationships (Okpala, 1984, 82).

Subsequently, attempts have been made at the national and sub-national level towards planning housing standards of the Nigerian society through provision of massive resources such as money, effort, materials, and time. Although these planning and building regulations have been reviewed over time, they are unaffordable for poor and low-income, and middle-income earners in the Nigeria state and in Benin City specifically. As a result, the various challenges such as inadequate housing policies, the excessive cost of housing construction, poor access to land etc. that have been, and are being considered, have hardly diminished and barely lessened (Ikejiofor, 1999; Makinde, 2013 and Udechukwu, 2008). Also, as noted by Kironde, (2005) since planning regulations are often too official, unachievable and escalates the cost of housing delivery especially for the low-income earners, it tends to foster an environment for corrupt practices to take place. In fact, the glitches of housing deficit, like unemployment, poverty, structural deterioration, insufficiencies and variation in provision of service schemes have increased and this seems to surpass the Nigerians government capacity to confront these problems in addition to the corrupt practices that is embedded within the formal system.
[bookmark: _Toc496698248][bookmark: _Toc500773440][bookmark: _Toc501357638][bookmark: _Toc501641242][bookmark: _Toc507755408]2.5	The Role of Government in Housing Provision and Physical Planning in Nigeria
In Nigeria, a three-tier system of administration is employed in governance, this includes; federal, state and local government area. Olomola (1999) argued that before 1854, and preceding colonial government in Nigeria, land-use management was vested in the hands of community heads or rulers in diverse neighbourhoods. These include; the Obis in the eastern parts, Emirs in the northern parts and Obas, in the southern and western parts of the country. These leaders had lawful rights to allot, re-allot and oversee land-use within their different domains. During the commencement of the foreign administration in 1854, great vagaries were observed in Nigeria land-use structure. The traditional and development systems deteriorated particularly in urban regions. Throughout the colonial era, the control of land was vested primarily in the state with individuals, traditional leaders and neighbourhood leaders devoid of such authority. Colonial practices of formal urban planning were introduced, which superseded other practices. Consequently, the 1946 Nigeria Town and Country Planning Ordinance encouraged planning growth nationwide through planning policies. Following independence in 1960 several local governments in Nigeria retained the 1946 Town and Country Planning Ordinance as Town and Country Planning Law: specifically, as “Chapter 123 of the laws of Western Nigeria 1959, Chapter 130 of the Northern Nigeria and Chapter 155 of the laws of Eastern Nigeria”, (Oduwaye, 2006, 45). 
In 1992, the government passed the Nigeria Urban and Regional Planning Law Decree No. 88 in order encourage inclusive planning across different states within the Nigeria federation. The urban development section 5 of the law states that:
for the initiation, preparation and implementation of the national physical development plans, the Federal, State and Local Planning Agencies, shall establish and maintain respectively, National Urban and Regional Commission, a state Urban and Regional Planning Board in each state and the Federal Capital Territory, Abuja and a Local Planning Authority in each Local Government Area (Oduwaye, 2006, 45).
Therefore, in terms of physical planning and development within Nigeria, the three tiers of government play some role in relation to issues regarding land-use, housing, and physical development which are controlled by the federal, state and local government at their different level of jurisdiction.

[bookmark: _Toc496698250][bookmark: _Toc500773441][bookmark: _Toc501357639][bookmark: _Toc501641243][bookmark: _Toc507755409]2.6	History of Public Housing Programmes in Nigeria
The urban housing situations of most urban dwellers around the world have continued to wane in both measurable and qualitative respects (United Nations Human Settlement Programme UNCHS, 2003). However, the issue of housing provision in Nigeria, especially for the urban poor, has been problematic for not only the government but also for the people of Nigeria. This is contingent on the political instability and low level of implementation of the planning programmes and enforcement of the public housing schemes and agendas, consequently this impedes the propensity of families to effectively engage in the process of housing construction. In the political sphere in Nigeria, administrations have always risen and fallen, uprisings have come and gone, but the one thing that is clear is that the ever-growing population will continue to exacerbate insufficient and poor delivery of housing units both in qualitative and quantitative terms as much cannot be done about the interchanging government (Ogunshakin and Olayiwola, 1992, Oladapo, 2000). To understand this better housing policy and housing provision across the whole post-independence period is explored. 
Delivery of housing by the government of Nigeria has primarily focused on the design of policies rather than on the provision and actual delivery of housing as this is reflected in the inability of the various national development plans to meet up with the provision of intended number of housing units as targeted (Makinde, 2013; Alagbe and Opoko, 2013; Ikejiofor, 1999 and Jiboye, 1997). What follows is a chronological evaluation of the efforts at delivering housing in Nigeria by the government.

The pre-independence era marked the first effort towards housing delivery in Nigeria. Under the pre-independence era, the intervention of government to provide housing started in the colonial era, which is also known as the housing reservation period (Onibokun, 1975; Oni, 1989). The focus of government during this period was not to provide housing for much of the populace but to provide housing for the foreign employees of the colonial administration (Oni, 1989) and for a few select local staff engaged in specialist employment such as police and railways (Aribigbola, 2000). Subsequently, this made apparent the beginning of the Government Residential Areas, known as GRA’s, which were built to provide adequate comfort primarily for colonial residents as the “housing forms and spatial patterns of the GRA’s reflected the English nostalgia for the garden city” (Olayiwola, Adeleye, and Ogunshakin, 2005, 3). 
However, following the pre-independence era is the Post-Independence Housing Era, 1962-1968. In this era, despite changes in government, there was no marked difference in the provision of housing as most housing initiatives failed to deliver the intended number of housing units. (Abiodun, 1985 and Ibem, Anosike, and Azuh 2011). In the post–independence era, a series of National Development plans were proposed with varying outcomes for housing delivery. The First National Development Plan (1962-1968) was launched to cater for the provision of 61,000 houses, of which a sum of five hundred houses were constructed by the government of Nigeria, where after the programme ended owing to the civil war in 1967. In addition, the bulk of the housing units which were meant to be delivered to the lower and middle-class income earners were not delivered to them as it was hijacked by the high-income earners. Consequently, the second national development plan was initiated in (1970-1974) to cater for 59,000 low-cost houses through states within the nation. This was distinctive in the sense that it gave emphasis to housing provision for all social groups (Olayiwola, Adeleye, and Ogunshakin, 2005, Ibem, Anosike, and Azuh (2011). Again only 7,080 accommodations were built in contrast to the proposed total because of failures on the part of the government to deliver housing units within the country. Reasons offered for the failure are insufficient planning and formation, insufficient funding, errors in execution, under-pricing and costing (Olayiwola, Adeleye, and Ogunshakin, 2005; Ibem, Anosike, and Azuh (2011). Likewise, as argued by Benjamin (2000), the low-income earners could not benefit from the schemes, because of their financial inabilities to meet the requirement of starting the building with their own money, apparently many poor people couldn’t even raise enough for a deposit or to qualify for a building society loan.

To provide housing to cater for the need of the Nigerian populace, between 1975 and 1980 the Third National Development Plan was launched. Here housing was recognised by the government as its public obligation and it therefore pledged to provide 202,000 low-cost housing units principally for a target group of low income earners to ensure that payment of over 20% of their monthly earnings is not paid as rent by workers in the cities (Lekwot, Usman, and Uchenna, 2012, 37). In total, 28,000 housing units were delivered, compared with the 202,000 housing units intended to be delivered (FGN, 2004). 

This resulted in the launching of the Fourth National Development Plan (1981-1986) which was embarked upon by the Civilian government. “It’s drive was based on the concept of citizenship and affordability” (Lekwot, Usman, and Uchenna, 2012, 37) and the national housing programme were launched for the first time in 1980. Only 23.6% of the initially intended 160,000 housing units were built (Aina and Agbo, 1990) and the legitimacy of the Development Plan was undermined by corruption, and unamenable behaviour of public officials (Olotuah, 2000).

This post–independence era was followed by what is known as the Post Second Republic, which is characterised by the following periods: Military Governments (1986-1999) and Civilian Governments (1999-present). At the take-over by the Military government in 1986-1999, and in anticipation to provide housing for the public, a revised housing policy was launched in 1991 (Ibem, Awosike and Azuh, 2011). The military government embarked on housing delivery efforts, saddled with the responsibility of delivering 121,000 housing units across the federation, however a total, 5,500 units were delivered, Nigeria’s effort to implement housing policies have been constantly undermined by conflict, military coups and changing government, which have created a chronic lack of continuity in policy and planning’ within the nation state (Ibem, Awosike and Azuh, 2011).	
 In May 1999, a democratically elected government was put in place. Following this, the Federal Ministry of Works and Housing (FMWH) and some state governments showed their intentions to engage in some housing programmes (Ogu and Ogbuozobe, 2001). As a result, the National Housing and Urban Development Policy was inaugurated in 1999 to cater for the provision of a further 10,271 houses by a public-private partnership of which 4,440 units were provided (Ibem, Awosike, and Azuh, 2011). At the inauguration of a new civilian government on the 29th of May 2011, several housing interventions/ programmes were carried out in the federal capital territory with more emphasis on public-private partnership (PPP) and their goal was to provide: 
· 208 housing under a prototype scheme
· 20,009 housing units through Federal Housing Authority (FHA) 
· mortgages provided by Federal Mortgage Bank of Nigeria (FMBN), leading to the production of 43, 934 housing units
· estate development loans provided by FMBN, leading to a total of 7510 housing units. (FMWH, 2014). 
The table 2.3 below shows a summary of Public Housing Delivery in Nigeria (Pre- Independence- Date).

	PERIOD/ ESTABLISHMENT
	EXPECTED HOUSING UNITS
	ACHIEVEMENT LEVEL

	Pre-independence
	Houses were built for the expatriates, but number of units is unknown
	Houses were built for the expatriates, but number of units is unknown

	Post-Independence 
First National Development Plan (1962-1968)

Second National Development Plan (1970-1974)





Third National Development Plan (1975-1980)




Fourth National Development Plan (1981-1986)



	
· Delivery of 61,000 housing units

· The National Council of housing was established in (1972) to advise the government on housing matters.
· 59,000 housing units were set for direct construction
· Low-cost housing units across the federation.

· Federal Ministry of Housing, Urban Development, and Environment were created.
· Land use Decree was promulgated (1978)
· Planned construction of 202,000 low-cost housing units nationwide.

· National Housing Programmed was launched for the first time in 1980
· 160,000 low-income housing units to be constructed were allocated for N1.9 billion naira.
· The second stage of the housing programme under this plan was planned to construct 20,000 housing units across the country.

	
· The political instability and the resulting civil war were contributing factors for delivering only 500 units.
· Only 7,080 housing units were provided




· Only 28,000 planned housing units were provided.




· 23.6% representing a total of about 47,234 houses were built in the first stage
· The second phase was halted by a military coup

	Post Second Republic 
Military Government (1986-1999)

	· 121,000 housing units were planned for construction on site and services housing programme between 1993-1995
· 1991 the National Housing Policy was launched.
	5500 housing units were delivered.

	Civilian Government (1999-date)
Ministry Prototype Housing Scheme within the Federation

FHA signed up with some states to provide housing units.

FMBN
a. Estate Development Loan
b. Primary Mortgage Institution (NHF Mortgage)

PPP- Construction Initiative

	· 262 prototype housing units



· 2,140 housing units planned to be constructed


· 7,510 housing units to be constructed


· 4,934 housing units to be constructed


· 3,284 housing units to be provided
	· 238 housing units were completed



· 1,756 housing units were completed


· 7,510 housing units were provided


· 4,934 housing units were constructed


· 2009 housing units so far have been constructed.


[bookmark: _Toc502839464][bookmark: _Toc509052881]Table 2. 3: Summary of Housing delivery in Nigeria by the formal (public sector) (Pre-Independence-to date). Source: Adapted from Ibem, Anosike, and Azuh (2011) 


The images below illustrate examples of the Nigerian Government providing housing within the country either through PPP (Public-Private Partnership) or through Federal Housing Corporations (FHA). These images reveal the emphasis on higher-end housing products ultimately only accessible to wealthier residents, here, deliveries were made of some prototype housing programmes at the state and federal level respectively. Figure 2.1 reveals 10 completed luxury town houses in Lagos State built by a public-private partnership while Figure 2.2 shows a photo of 2 and-bedroom bungalows in Kaduna State delivered by the Federal Housing Authority (FHA).
[image: ] 
[bookmark: _Toc500838775][bookmark: _Toc501641428][bookmark: _Toc502839447][bookmark: _Toc509052705]Figure 2. 1: A photo of 10 completed luxury town houses in Lagos State by public-private partnership. Source: Adapted from FMWH, (2014)
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[bookmark: _Toc500838776][bookmark: _Toc501641429][bookmark: _Toc502839448][bookmark: _Toc509052706]Figure 2. 2: A photograph of 2 and 3-bedroom bungalows in Kaduna State by Federal Housing Authority (FHA). Source: Adapted from FMWH, (2014)
Despite the government’s efforts to deliver a significantly enhanced number of accommodation units, there has been little success. This was due to inefficient management, changing governments and corrupt practices (Muoghalu, 1987; Atolagbe, 1997 and Jiboye, 1997). As a result of the failure of government to provide sufficient housing in Nigeria, private sector initiates have been employed in housing delivery.

[bookmark: _Toc496698249][bookmark: _Toc500773442][bookmark: _Toc501357640][bookmark: _Toc501641244][bookmark: _Toc507755410][bookmark: _Toc496698251]2.7	Types of Housing Delivery in Nigeria
Alongside housing finance, housing provision in Nigeria is also conducted by both the formal and informal sectors. Houses provided by formal sector housing are those houses provided by the public sector and the private sector as illustrated by the Table 2.4 while the informal sector include houses that are self-built by individuals, and produced by families, co-operatives and community development efforts which do not adhere to official planning permits as illustrated in the table below.




	FORMAL (PUBLIC SECTOR)
	PRIVATE SECTOR (ORGANISED)
	INFORMAL SECTOR

	Federal ministry of housing
	Real estate developers
	Individuals (self-built)

	Federal housing authority
	Primary mortgage institutions (PMIs)
	Families (self-built or by inheritance)

	State ministry of housing
	Corporate bodies
	Co-operatives

	State housing corporations
	individuals (self-built)
	 Community Development Associations

	Local government housing programmes
	
	


[bookmark: _Toc500777190][bookmark: _Toc501641730][bookmark: _Toc502839465][bookmark: _Toc509052882]Table 2. 4: Types of housing provision in Nigeria. Source: adapted from Makinde (2013, 55) and modified by author.

The bulk of housing delivery in Nigeria and Benin City specifically is carried out by the private sector. This includes houses that are provided by individuals (self-built) which forms about 90% of houses delivered. In contrast, there is minimal production of housing by small scale enterprises, including real estate developers classified as the organised formal private sector, as well as the state. 

[bookmark: _Toc500773443][bookmark: _Toc501357641][bookmark: _Toc501641245][bookmark: _Toc507755411]2.8	Private Sector Housing in Nigeria
In Nigeria, 80% of housing units are delivered through non-state controlled schemes (the private sector). In most cities in Nigeria there is a high proportion of privately built housing as individuals and households play a vital part in the production of housing units. Most urban households in Nigeria are made up of a mix of middle-income earners and low-income earners (Olatubara and Fatoye, 2007; Makinde, 2013). According to FGN (2002) over 90% of houses in Nigeria are delivered through the private sectors initiatives where small-scale private landlords and individuals provide housing units. The variety of housing types provided reflect the diversity of socio-economic classes present in cities: higher-income earners inhabit deluxe owner-occupied housing, with middle income to the lower-income residents inhabit rental or shared housing as well as informal low-quality ones (Ndubueze, 2009). In Benin City, one of the main built-up regions in Nigeria, private initiatives have been responsible for the production of over 96% of the housing stock. Of these, a significant percentage were informally built by individuals without adhering to formal housing codes and planning laws. For example, in Benin City, 28% of housing is considered to be informal or unofficial (Ogu and Ogbuozobe, 2001). This phenomenon and its growing trend is discussed in Chapter 7. 
[bookmark: _Toc496698252][bookmark: _Toc501641246][bookmark: _Toc507755412]2.8.1	Self-Built Housing
Alagbe and Opoko, (2013) defines self-built housing as the process where a person is involved in the building of a permanent home from start to finish instead of paying a building expert. Self-built housing in Nigerian cities allows for personal engagement and autonomy with the process of housing delivery and as such the house mirroring tastes, conditions and ambitions of the person constructing the house are put to play (Alagbe and Opoko, 2013). Again Turner, (1976) argued that individual and social wellbeing are inspired when residents are given liberty to choose what type of housing to produce. However self-build housing is also limited by the financial realities of home owners. Self-built housing can either be privately provided or informally provided but as discussed earlier there is an alarming increase of informally self-built houses in Benin City.
To self-build a house in Nigeria, the first step is the acquisition of land. Land can be purchased from the government, or through traditional/community heads, or from families and /land owners who are land speculators. The process of land acquisition is not straightforward and works to constrain housing delivery, as explored extensively in Chapter 7. Thereafter, the house is erected incrementally over time (over a period of 5-15 years for middle and low-income earners) by the “household”[footnoteRef:3] in line with their priorities and level of income, through a self-build process (Ogu and Ogbuozobe, 2001). After the purchase of land by the household, it is necessary to get the land surveyed by an official surveyor. Thereafter, the house plan is drawn by a draughtsman or architect and taken to the housing and development authority for approval. This process of plan approval is discussed in Chapter 7 and its impact on the delivery of quality housing. Several authors (Agbola, 1988; Ikejiofor, 1997; Ogu and Ogbuozobe, 2001; Alagbe and Opoko, 2013; Makinde, 2013; Collier and Venables, 2014) have identified that the problem of housing production is worsened by the existence of official standards which are foreign to Nigerian culture. Plans take a long time to be officially approved by the planning authority. Consequently, frustrated soon-to-be developers may build without gaining planning approval. The reasons as to why are further explored in Chapter 7. In the meantime, Figure 2.3 shows the stages of housing construction in Nigeria in the late 1980s. However, these stages have changed in current times. Figure 2.4 shows the current stages of housing construction and this is, again, explored in Chapter 7. [3:  A term used to describe the owner of the house that is being erected or built.] 
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[bookmark: _Toc500838777][bookmark: _Toc501641430][bookmark: _Toc502839449][bookmark: _Toc509052707]Figure 2. 3: Formal stages of housing construction in Nigeria in the late 1980s. Source: Adapted from Agbola, (1988).









[bookmark: _Toc500838778][bookmark: _Toc501641431][bookmark: _Toc502839450][bookmark: _Toc509052708]

Figure 2. 4: Stages of housing construction in Benin City. Source: produced from fieldwork data, (2015).

In some of Nigeria’s states, the process of housebuilding is constrained by additional local practices which serve to further frustrate the efforts of self-builders. In Edo state and other states within the federation such as Lagos, Delta, Bayelsa, and Imo, the household is not able to commence the building of a house until they have paid levies to a group of individuals who call themselves the Community Development Association (CDA)– see Chapter 5 for further discussion). These payments of levies are required in addition to the numerous normal formal payments made to the relevant local government office to get the building approved. Levies are informal payments made to the traditional community leaders (CDAs) from which the land was purchased, and land purchased from private individuals is also levied by the CDAs. As is subsequently argued in this thesis, such levies amount to significant sums of money over an extended period. There is no evident academic literature on this set of informal practices and their subsequent impact on housing delivery and housing quality. A critical analysis of this practice is advanced in Chapter 7.
Another form of land acquisition for housing delivery is cooperatives. Within these organisations employees are encouraged to subscribe and contribute a percentage of their monthly earnings to savings although it is not mandatory. From the contributions made, employees can take out loans for different purposes for a fixed amount as indicated by the cooperative.  To qualify for an allocation of a piece of land in this type of scheme, any member of the staff should have contributed money through their wages to the scheme. In terms of the practical allocation of a plot of land, a ballot system is used. The payment for the land is then deducted from the employees’ wages monthly over a period of 2-3 years as agreed. This form of housing delivery is further explored in Chapter 7 and 8.

[bookmark: _Toc496698253][bookmark: _Toc500773444][bookmark: _Toc501357642][bookmark: _Toc501641247][bookmark: _Toc507755413]2.8.2	Rental Housing
In Nigeria, rental housing is classified into two ways; private and public. The private rental housing sector accounts for around 80% of the total number of households living in rental housing (Agbola, 1988; Ikejiofor, 1997; Ogu, 1999 and Ogu and Ogbuozobe, 2001). Here housing is delivered by several types of providers including wealthier landlords who have access to a lot of capital and build substantial properties and poorer landlords who build single or small-scale developments. Some individuals may purchase large expanses of land where they construct a mini estate with about 10-25 housing units of flats each in a building (usually multi-storey buildings), fenced round with a gate provided (Ikejiofor, 1997; Ogu and Ogbuozobe, 2001). 
In the context of Benin City, all these rental sector forms of housing are primarily associated with the private informal sector. Types of houses provided for rental purposes include the FMIFY house, which is a very roomy building characterised by two strips of rooms arranged in a straight line with a corridor in between them, where rooms on one side face the doors of those on the opposite side (Ekhaese, 2011). These are built on a piece of land, and commonly share public areas such as toilets and kitchens (both often being separated from the main building). Each unit in FMIFY house varies in terms of size, but they are usually around 12 feet by 12 feet or smaller. Furthermore, about 6-10 different households of about 4-8 people per household often occupy a 10-bedrooms FMIFY house, resulting in frequent overcrowding and a lack of adequate space. This type of residency is occupied by low and middle-income earners. Although most of the FMIFY house were not initially slums they have, overtime, aged and deteriorated due to lack of maintenance. A majority of FMIFY houses are in a poor state and those in Benin City have, in recent years, been the most generic form of housing. This is, however, slowly changing with flats becoming more widespread. Such changes are discussed further in Chapter 5. 
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[bookmark: _Toc509052709][bookmark: _Toc500838779][bookmark: _Toc501641432]Figure 2. 5: Floor plan and picture of a typical Face-Me-I-Face-You corridor house-type. Source: adapted from Ekhaese and Amole, (2014).

Another type of housing is flats and bungalows. These usually comprise two to four bedrooms, a family sitting room, kitchen, and conveniences. They can be detached or semi-detached multi-apartment. The duplex type of housing can also be detached or semi-detached, whereas single-family bungalows consist of several rooms, including a family sitting room and other conveniences, but differ with respect to the size of family. Finally, an additional style of housing evident in Nigeria is the traditional courtyard housing; several rooms are laid out either in a square or rectangular shape around a central courtyard. Figure 2.6 is a picture of a courtyard house in Benin City.
[image: ]
[bookmark: _Toc500838780][bookmark: _Toc501641433][bookmark: _Toc502839451]Figure 2. 6: A floor plan and picture of basic courtyard house. Source adapted from Ekhaese and Amole, (2014)
It is obvious that in Edo state, the dominant way in which people are housed is either through self-build or rental.  The self-built private rental houses are provided by the wealthier landlords who had access to a lot of capital and builds substantial properties and poorer landlords who informally build single or small-scale developments for habitation and for rental purposes. These types of housing are discussed extensively in Chapter 5.

[bookmark: _Toc496698254][bookmark: _Toc500773445][bookmark: _Toc501357643][bookmark: _Toc501641248][bookmark: _Toc507755414]2.9	Informal Housing
[bookmark: _Toc496698255][bookmark: _Toc500773446][bookmark: _Toc501357644][bookmark: _Toc501641249][bookmark: _Toc507755415]2.9.1	Slum Housing
Different disciplines such as physical planning, sociology, demographics, and geography, as well as differing society have varying perspectives about the definition of the slum; there is no generally established single meaning of a slum. This terminology is highly contentious and has varied meanings across the global south. Regardless of the lack of consent in definition, slums are defined by UN-Habitat, (2003, 8,9): 

Slum, at its simplest, is ‘a heavily populated urban area characterized by substandard housing and squalor. This definition encapsulates the essential characteristics of slums: high densities and low standards of housing (structure and services), and ‘squalor’. Furthermore ‘slum’ includes the traditional meaning – that is, housing areas that were once respectable or even desirable, but which have since deteriorated as the original dwellers have moved to new and better areas of the cities.

As noted in UN-HABITAT (2003) slums are zones where individuals who own land live in deprived environmental and socio-economic conditions. 
In Nigeria, areas such as Maroko in Lagos state, Diobu, and Choba in Rivers State are examples of slum areas. In Benin City, areas of slums include sections of the areas around the core of the city, as well as other slum areas located in peripheral locations. These slum areas are made up of residential zones built throughout the pre-colonial period and the initial years of the colonial government in Nigeria and some other areas which have deteriorated over time. Within them the quality of housing has been compromised and become unfit for human habitation. In Benin City, most of the buildings in the slum areas were built with mud walls and most of the buildings are over 30 years of age (Abotutu, 2014). 

[image: ]
[bookmark: _Toc501641434][bookmark: _Toc502839452][bookmark: _Toc500838781]Figure 2. 7: Slum Houses in Lagos Street in Benin City. Source: Photograph from google Map (2015).


[bookmark: _Toc496698256][bookmark: _Toc500773447][bookmark: _Toc501357645][bookmark: _Toc501641250][bookmark: _Toc507755416]2.10	Infrastructure and Housing Facilities Provision
It is hard to understand housing quality without looking at infrastructure.  The supply of adequate housing and infrastructure are interlinked because without the provision of infrastructure housing supply will remain unsustainable. The provision of housing facilities is a vital pre-requisite for the supply and delivery of housing within any context as it helps to facilitate peoples’ lived experiences within their houses within any given context (Morakinyo, Okunola, Musibau, Odewande and Dada 2014). 
As argued by Nubi, (2002) infrastructure is defined as the combination of amenities that permit towns to perform efficiently. Such amenities include; pipe borne water, electricity and drainage. The WHO (2000) define infrastructure as essential amenities required for health, welfare of all people and should include sewage, roads, sanitation, electricity, drainage, public transportation systems and waste disposal. For this research, “housing facilities” refer to those facilities that are located within the house; this include toilets, bathrooms, and kitchens. 
In Nigeria, as in most parts of the global south, poor infrastructure is a key challenge to planning and housing delivery (Gandy, 2006). Commenting further, Jaglin (2014) argues that urban services and institutions have made delivery of such services problematic in countries of the global south due to the negligence of governments which makes the governance and regulations of such services complex. Complex in sense that people have to rely on makeshift low-cost technologies of accessing infrastructure due to a lack of access. Consequently, the lack of infrastructure access is inimical to development   and may cause delays in developmental processes as the role of the state in the provision of such infrastructure is obscured. However, in Nigeria there exists a multiplicity of actual delivery systems of infrastructure, they can be delivered either through formal or informal mechanisms. Informal mechanisms through which infrastructure for housing is provided are through small scale operators, which involves individuals or small firms with huge reliance on makeshift low-cost technologies and informal institutions. These make shift technologies are in the form of rechargeable lanterns, power inverters, generators, torches amongst others which are problematic for the people. 

Furthermore, provision of infrastructure as a pre-requisite for quality housing delivery cannot be overlooked as Ogu, (2000) reveals that the supply of facilities enhances the quality of housing delivered in any locality. In turn, this impacts positively upon the lived experiences of those who reside therein.  For example, in terms of water supply, Arigbibola (2008) argues that 65.7% of people in the city of Akure get water from wells, while a further 19.5% of the sampled population rely on rain water, streams, brooks and in a few cases, tap water, with only 8.3 and 6.0% respectively sourcing water from pipe-borne and bore hole systems. This indicates that most inhabitants of this urban area rely on precarious sources for water supply. This in turn illustrating one key component of infrastructure shaping the quality of urban housing as Nigerian cities are characterised by a growing deficit of city services and infrastructure, (Basorun, 2003). Therefore, one of the objective of this thesis examines how infrastructure provision impacts on the quality of housing delivered (see, in particular, Chapter 6). 
[bookmark: _Toc496698257][bookmark: _Toc500773448][bookmark: _Toc501357646][bookmark: _Toc501641251][bookmark: _Toc507755417]2.11	Conclusion
There have been several efforts on the part of the Nigerian government to provide housing for citizens. The different housing programmes initiated have invariably achieved little or no success in providing the intended number of housing units. Moreover, the various national housing policies have not facilitated the production of housing in line with the development plans of the Nigerian government regarding housing delivery. One major reason for this has been the inability of repeated governments to sustain or implement programmes and policies in a successful manner. This failure has characterised government policies from 1962 onwards. 
In conclusion, it is observed that there are great levels of housing deficit in Nigeria with reference to the quality of the housing and that this problem is especial acutely felt by, low and middle-class income earners.  Many people in Nigeria are housed either through self-build or within rented housing which have varied impacts on the quality of housing produced. Such impacts are a result of a non-compliance to building/planning regulations, poor/limited access to land, expensive building materials, politics of building and process of development/ construction, the ineffectiveness of highly westernised building codes and a shortage of building material (Arimah and Adeagbo, 2000; Makinde, 2013 and Collier and Venables, 201).  In addition, the provision of infrastructure facilities is vital for the quality of housing delivered. Yet, within Nigeria it is commonly poor in quality or lacking. This chapter has also pointed to the informal mechanisms shaping housing delivery, including through rental and self-build strategies. In order to conceptualise these multiple processes which, shape the delivery of housing in Nigeria the next chapter sets out a conceptual framework. 
[bookmark: _Toc496698258][bookmark: _Toc500773449][bookmark: _Toc501357647][bookmark: _Toc501641252][bookmark: _Toc507755418]
CHAPTER THREE: UNDERSTANDING THE INSTITUTIONAL CONTEXT FOR HOUSING
[bookmark: _Toc507755419]3.1	Introduction 
This thesis addresses how both formal and informal institutions impact quality housing delivery in Benin City. As the previous chapter demonstrated, Nigeria and Benin City specifically have experienced a chronic shortage of housing, despite various housing policies since Nigeria achieved independence. Some of the reasons for this are: failures of the state in the provision of housing, low incomes, and insufficient opportunities for finance. Each of these factors has been explored in the literature. However, this thesis argues that both the lack of housing and the poor quality of existing housing has other important causes, and that these have not been adequately explored. Of particular importance are the informal systems for allocating and managing land, and associated with this are informal taxes and levies that place great cost burdens on those people seeking to build their own houses. These are problematic when combined with deficiencies and weaknesses in the formal system of land delivery and planning. This chapter sets out a basic conceptual framework for exploring these issues.
Section 3.2 provides an overview of quality housing: it focuses on ideas about the perception of quality housing and what defines quality, as well as what constrains quality and the reasons why the houses built may not be of a decent quality.
Section 3.3 discusses formal institutions for housing delivery. The concepts of institutions and specifically formal institutions are defined, and there is also a conceptual discussion of institutions. Furthermore, a substantive discussion of actual planning regulations in Nigeria is explored. This is done to situate these institutions in more practical terms. 
Section 3.4 gives an outline of the informal institutions. First, it gives an overview of what is meant by informal institutions and practical norms. Then it reviews how corruption and insurgent planning are used to make sense of the multiple ways in which cities are built using informal approaches, recognising that such insurgent practices can also prove problematic and lead to informal impediments that can ultimately constrain housing provision. 
Section 3.5 explores the connections between formal and the informal institutions. Here, the concepts of institutional hybridity and institutional multiplicity are explored in relation to how they interact with the formal and informal, how they are consistent with the processes and practices of housing delivery, and how they impact on the delivery of quality housing provision.
[bookmark: _Toc488661424][bookmark: _Toc496698260][bookmark: _Toc500773450][bookmark: _Toc501357648][bookmark: _Toc501641253][bookmark: _Toc507755420]3.2	Housing Quality
Makinde (2017, 1907) defines “housing quality as a product of subjective judgment. It arises from the overall perception which individuals in the setting of interest holds towards what they see as the significant elements of the setting at a particular point in time”. The definition of quality housing and the parameters used for identifying what a quality house is varies across different contexts, and the parameters used for defining quality housing in the Global North can be different from those used in developing countries. As a result, different scholars have defined housing quality in diverse ways; McCray (in Jiboye 2004) argues that the meaning of housing quality not only depends on the subjective perception of the users, but on the item or product being thought about. In contrast, Okewole and Aribigbola, (2006) and Amao, (2012) describe it as encompassing those factors such as the structural state of the house and other amenities within the house as well as services that enables living in such areas to be beneficial. Despite this, in broad terms, what is meant by housing quality is often quite similar in terms of characteristics used in defining quality housing.  For example, Meng and Hall (2006, 415) contend that, in the context of the Global North, housing quality is: 
the grade or level of acceptability of dwelling units and their associated and immediate residential environment, including the design and functionality of housing structures, building materials used, the amount of internal and external space pertaining to the dwelling, housing utilities, and basic service provision. 
Nevertheless, housing quality can be viewed as a more multifaceted idea with wider social and economic connotations. Meng and Hall (2006) identify both qualitative and objective features of housing units, their immediate environments, and the requirements of the inhabitants. Furthermore, what may be assumed to be relatively decent quality in some environments could be evaluated as being representative of a substandard quality in a different environment and vice versa. Therefore, because of indigenous and local disparities in the qualitative and quantitative scopes of housing quality, it is not feasible to apply a one-size-fits-all definition to housing quality.
[bookmark: _Toc488661425][bookmark: _Toc496698261][bookmark: _Toc500773451][bookmark: _Toc501357649][bookmark: _Toc501641254][bookmark: _Toc507755421]The quantitative (objective) scope of housing quality depends on housing features which are measurable and quantitative elements may include; the size of rooms, number of windows, and number of rooms. The qualitative (subjective) scope of housing is problematic to quantify or measure due to its subjective nature as it involves ideas about lifestyle, the choices and aspirations of the residents (Meng and Hall, 2006). In the Global South, various authors (Ebong, 1983, Hammer et al., 2000; Okewole and Aribigbola, 2006; Olayiwole et al., 2006 and Amao, 2012) define housing quality as encompassing those factors – such as the structural state of the house and other amenities within the house as well as services – that enable living in such areas to be beneficial. Therefore, for any house to be deemed to be “of quality”, it must satisfy the following conditions of aesthetics, sanitation, drainage, age of building, absence of sludge and disposal of waste within the residence, and free movement of people, as well as the provision of infrastructural services that could enhance the quality of life of the people. The qualitative/subjective element of housing quality is based on the perception that individuals hold on quality. It is defined by the user’s needs, aspirations, opinions, beliefs and desires. These values are hard to measure because of the difficulties in minimising elements of bias as well as issues of personal taste and cultural preferences. The subjective perception of housing again brings to fore the tensions that arise between what people perceive to be quality housing and what the planners or the state define as quality housing. This is because people’s subjective definitions of quality housing are multifaceted and usually defined by the user’s needs, aspirations, opinions, beliefs and desires and may not fit into the normative definition of quality housing as defined by the planners or the state. Hence, such ideas of quality cannot, as Meng and Hall, (2006) notes, be easily categorised, such tensions between the normative definitions and subjective definitions of quality housing is explored in Chapter 6.
3.2.1	Understanding Housing Quality in the Context of Nigeria
Nigeria, like other nations in the Global South, is plagued by a deteriorating environment, overcrowding, and deficient infrastructure (Otubu, 2008).  Therefore, the sites [of housing] are often illegal and dangerous and have resulted in inadequate quality housing in settlements in developing countries (2008). In addition to the personal and cultural preferences identified above, notions of housing quality are also invariably tied to legal standards and those codes enshrined in planning legislation which help to regulate housing quality and environmental surroundings
Nigeria’s building codes as discussed in Chapter 2 and codes in some countries in the global south are perceived to be ‘Western’ in nature and inappropriate for Nigerian cities and housing (Lusagga Kironde, 2006; Collier and Venables, 2014, Makinde, 2013). Importantly, the codes demand characteristics of housing quality that are locally unaffordable and, in addition, the institutional structures required to both support such levels of quality and to enforce quality are not in place (Collier and Venables, 2014; Arimah and Adeagbo, 2000). Hence, formal building codes have not been perceived as acceptable by Nigerian residents. As a result, many persons do not comply with these building codes because they are seen as irrelevant in the Nigerian context. 

Arguing that planning codes are not locally appropriate does not mean that poor quality housing is locally acceptable. Indeed, the non-compliance of building or housing codes is argued by some – such as Omuta (1986) – to have contributed vastly to poor quality housing in Nigeria. Furthermore, various scholars (McLeod, 2003; Dung-Gwom, 2007) have demonstrated that some people who live in cities in the Global South live in substandard houses and environments that are deficient of fundamental infrastructural amenities.  

In a study of housing conditions in Oba-Ile in Akure, Olotuah (2007) revealed poor characteristics of housing. Findings demonstrated that twenty percent of houses in the study area were built over 30 years ago which have aged, dilapidated and become of poor quality. The statistics showed that only 15 per cent of the structures were structurally fit, and therefore, needed constant maintenance to make them habitable. The quality of a house is noted by some scholars as being dependent on the quality of building materials used in construction. It follows that using substandard building material to construct houses inhibits the quality of housing produced and can result in the collapse of buildings (Makinde, 2013; Ede, 2010; Udechukwu, 2008). Inadequate building materials pose great difficulties, especially when the house builder is a novice. Consequently, the use of inadequate quality materials for housing delivery influences the quality of housing produced (Ede, 2010).

For this study, housing quality is defined as a house that includes provisions such as a toilet, bathroom and kitchen. It is also necessary for the house to have access to adequate infrastructure such as electricity, water, and a reasonable transport system. In addition, it should have adequate space, be constructed with good quality materials, and should be gated to ensure security and privacy. 
[bookmark: _Toc488661426][bookmark: _Toc496698262][bookmark: _Toc500773452][bookmark: _Toc501357650][bookmark: _Toc501641255][bookmark: _Toc507755422]3.3	 Formal Institutions for Housing Delivery
Formal institutions in relation to housing delivery in Nigeria are problematic (Arimah and Adeagbo, 2000). Many people do not comply with them, but this is partly because the formal institutions are themselves plagued with institutional bottlenecks.  The bottlenecks may be excessive levels of bureaucracy or building codes imported from the West, with unrealistically high standards unffordable by many individuals who yearn to possess a house due to their low income status (Omuta, 1986). Okpala (1984) describes how people also break rules intentionally and are commonly not penalised for so doing. He defined rules as a wide spectrum of laws, acts, constitution and guidelines linked to city planning, housing production, the development of land and community well-being. Formal institutions are important for this study as it provides a springboard with which to understand how various rules and practices may impact the delivery of housing in Benin City.

Building on a range of authors from the field of New Institutional Economics (such as North, 1991 and Knight, 1992), Helmke and Levitsky (2004, 726) define institutions “as rules and procedures (both formal and informal) that structure social interaction by constraining and enabling actor’s behaviour”. Institutions are of great significance in the social realm and institutions and their rules work to manage human interaction which is organised in relation to explicit or implicit rules. North (1991) defines institutions as formal and informal procedures and rules that categorise social, economic and political associations. Institutions are often described as the fundamental ‘rules of the game’, responsible for shaping people’s behaviour and inducements. However, Leftwich and Sen (2010, 9) suggest that “institutions do not necessarily always determine behaviour in economic, social and political life and that institutions are brought to life through the agency of individuals and associations”. The study of institutions is relevant to this study because housing and planning standards, being sets of rules, can themselves be thought of as institutions. 

[bookmark: _Toc488661427][bookmark: _Toc496698263][bookmark: _Toc500773453][bookmark: _Toc501357651][bookmark: _Toc501641256][bookmark: _Toc507755423]3.3.1	What are Formal Institutions?
Formal institutions are sets of rules and procedures that are acknowledged as authorised and legal. Formal institutions can also be viewed as those written and codified rules and procedures which are legal and officially recognised. Formal institutions include constitutional rights which are put into writing, as well as strategies, laws, guidance, rules, and procedures which are enforced by an approved authority (Leftwich and Sen, 2010; Berman, 2013). The formal institutions include rules prevalent in the various planning and housing parastatals in Benin City such as building codes as discussed in Chapter 2. Helmke and Levitsky (2004, 733) argue that formal institutions are very easy to analyse; because they are “written down and officially communicated and sanctioned, their identification and measurement often require little knowledge of particular cases”.  It is imperative that meanings of formal and informal institutions are understood. The reasons for the focus on institutions is that housing problems are tied in complex ways to wider institutional problems in Nigeria, whether these relate to institutional capacity constraints, corruption, poor financing, or a lack of transparency, these institutional problems and its impact on quality housing delivery in Benin City is explored in subsequent chapters of this thesis.
[bookmark: _Toc488661428][bookmark: _Toc496698264][bookmark: _Toc500773454][bookmark: _Toc501357652][bookmark: _Toc501641257][bookmark: _Toc507755424]3.3.2	Planning Regulations as Formal Institutions
[bookmark: _Toc430539440]Planning as a tool for guiding the building and maintenance of residential settlements was developed as far back as the mid-nineteenth century within England (Dockerill, 2016) and this was later introduced to countries in the Global South. 
Payne and Majale (2004) classify regulatory standards under three headings:  
a. Administrative procedures;
b. Planning standards; and 
c. Planning regulations. 

Payne and Majale (2004) define an administrative procedure as one that establishes the track, procedures, and organisations that people must use to have legal rights or ownership to their land. Planning standards are codes that specify how the settlement should be in terms of minimum lot sizes and width of roads, as well as with regard to supplies for economic and social uses.  Planning regulations are rules that govern how the plot can be used or developed; this can include issues relating to zoning regulations, the setbacks of buildings, and restrictions upon plot use, amongst others. 

It has been noted that some countries in Africa, such as Nigeria, Tanzania, Ghana, Kenyan, Egypt, and Sierra Leone, acquired their development guidelines from the colonial Town and Country Planning Ordinances of the United Kingdom (Arimah and Adeagbo, 2000; Berrisford 2013, Watson, 2009). Therefore, various scholars (Awotona, 1988; Lussanga Kironde, 2006; Collier and Venable, 2014; Watson, 2009 and Makinde, 2013) argue that the planning standards in use in African municipalities are derivatives of western and colonial standards which are not appropriate to the indigenous cultures in Africa. Moreover, the codes are elitist as they are deficient to indigenous economy and difficult to execute in practice. This relates to the inability of the formal regulatory system to take account of the realities of informal planning mechanisms which control land and housing development, and how community leaders shape the changes occurring in Nigerian cities.  How exactly this affects housing delivery is explored in Chapter 7.  

It is also notable that the planning and implementation of spatial plans are centred on archaic planning regulations. As discussed earlier, some of the archaic planning regulations include unattainable building codes and westernised standards which no longer conform to present-day needs. Consequently, in several countries in the Global South, regulatory development planning requirements are of limited significance in relation to house builders who are of a lower income level (Lowe and Schilderman, 2001; Payne, 2000; Majale, 2001; Lall, 2001 and Makinde, 2013).
The most renowned critic of planning laws is De Soto (1989), who observed the difficult official steps required to legalise informal settlement in Lima where it took an average of 20 years to attain. Furthermore, Dowall (2003, 7-14): 
Citing cases from Asia and Latin America, criticises excessive land use and development controls, which in the end, drive up the cost of shelter and reduce affordability. He cites three broad areas where regulations over land use and development adversely affect land and housing markets: land supply constraints, excessive plot-size standards and sub-division design and procedural delays and red tape. 

Payne (2000) maintains that a review of the regulatory framework by lowering the legal hurdles to construction can encourage low-income earners to own and build houses. This is important within the Nigerian context because lowering the standards will encourage all socio-economic classes to build more houses. In addition, Berrisford (2013) observes that although planning laws are significant in defining the political, economic, and social life of settlements, in addition to controlling issues of land use and development. They also offer an all-encompassing basis for infrastructure development; they additionally define buildings that are legitimate and not legitimate. He further stresses that the hold of colonial law on the mindsets of lawmakers and practitioners remains solid. Planning regulation is therefore exercised in an “exclusive, not inclusive manner” in which government bureaucrats and political elites perceive themselves to be the legal framework as a “bastion against informality, illegality and ultimately anarchy” (Berrisford, 2013, 2). Consequently, formal planning regulations in Nigeria and in Benin City are usually not followed (Arimah and Adeagbo, 2000; Ogu, 1999).

The reason why the formal planning institutions in Nigeria/Benin City do not function as planned is not solely because of the problems with the formal institutional framework. There is also the issue of other, informal institutions that may override the formal ones where bribes are obtained from people to render services. Therefore, to understand the interactions or association between official formal institutions and unofficial informal institutions in delivering and accessing quality housing in Benin City, there is a need to address two specific points. First, it is important to understand how the various rules conflict and create problems and delays in accessing housing in relation to the concepts of institutional hybridity and multiplicity. Secondly, it is essential to determine how the informal rules are enforced and in what ways they interrelate with insurgent planning. These questions bring to the fore the role that institutional hybridity, institutional multiplicity, corruption and insurgent planning play in formal and informal institutions in Benin City.

[bookmark: _Toc496698265][bookmark: _Toc488661430][bookmark: _Toc500773455][bookmark: _Toc501357653][bookmark: _Toc501641258][bookmark: _Toc507755425]3.4	Informal Institutions for Housing Delivery
[bookmark: _Toc496698266][bookmark: _Toc488661431][bookmark: _Toc500773456][bookmark: _Toc501357654][bookmark: _Toc501641259][bookmark: _Toc507755426]3.4.1	What Are Informal Institutions/Practical Norms?
The term ‘informal institutions’ refers to rules that are communally shared, but which are not written or codified, instead being produced, conversed and imposed outside of the authorised, endorsed networks (Helmke and Levitsky, 2004). Commenting further, North (1997) claims that because informal institutions are not put into writing, they are likely to be more inconsistent than formal rules. Some liken cultural traditions to informal institutions, and categorise “state agencies and state-enforced rules as formal, and the rules and organizations within civil society as informal, [while] still others distinguish between informal norms, which are self-enforcing, and formal rules, which are enforced by a third party, often the state” (Helmke and Levitsky, 2004, 727). 


De Sardan (2015, 26) uses the idea of ‘practical norms’ to refer to particular kinds of informal institutions, describing “various informal, de facto, tacit or latent norms which diverge from official or social norms”. These informal rules and practical norms and practices intersect with a range of more formalised regulations in complex and highly variable ways which have become socially embedded. Practical norms are different from social norms; they refer to things that people regularly do, but are not necessarily part of a widely accepted social code. An example of this could be corrupt practices which are ‘routine’, but are still morally and socially frowned upon, so not exactly ‘social norms’, despite their frequent use. 

One way of explaining the concept of ‘practical norms’ is to look at the example of how formal planning and housing standards are informally adapted. Housing standards are formal regulatory tools designed to promote public health and aesthetic standards (Okpala 1973, Arimah and Adeagbo 2000). Yet, these standards and codes are not free-floating and independent. Rather, they are shaped, experienced and adapted through multiple informal practices and practical norms that exist within the formal regulatory system, where public officials in housing delivery may be corrupt and engage in the collection of informal payments during the formal approval process of getting planning permission. Similarly, the collection of fees by the Community Development Association (CDAs) for housing construction have become socially embedded informal and practical norms whereby money is used to pay members of the CDAs to prevent them from undertaking acts of violence – thus constituting a form of extortion – which would impact on the quality of housing delivered in Benin City. This aspect is discussed in Chapters 7 and 8. It follows, that the overall institutional environment for housing needs to consider a diverse range of both formal and informal rules.

[bookmark: _Toc496698267][bookmark: _Toc500773457][bookmark: _Toc501357655][bookmark: _Toc501641260][bookmark: _Toc507755427]3.4.2	Corruption Within the Formal System
To comprehend the practices of formal and informal institutions in quality housing delivery, the concept of corruption is used as a lens through which to understand a range of improper practices that occur within the formal sector and to determine how this practice shapes housing delivery in Benin City. This section therefore looks at informal practices within the formal system.
Corruption is a universal problem and its practices are evident in both the Global North and the Global South. However, African countries are perceived to be amongst the most corrupt places in the world (Hanson, 2009). Nigeria is categorised as an unlawful society and this indicates the presence of some erroneous activities in some segments of society (Aluko, 2002): “corruption has been the bane of legitimacy, democratic stability and socio-economic and political development in Nigeria” (Ogundiya, 2009, 281). The extent of the existence of such corruption in Nigeria is reflected in the sheer amount of public resources that are wasted by state officials, as well as by members of the political class who ultimately benefit in wealth terms. This is publicly displayed in Nigeria with impunity and creates an aspiration amongst people to attain such public positions so that they too can loot from the country’s resources to improve the lot of both families and friends (Enakhimion, 2011). 
There is no single definition that incorporates all aspects of corruption as the concept is defined in diverse ways in different contexts (Enakhimion, 2011; Ogundiya, 2009 and Blundo et al., 2006). Bardham (2003, cited Enakhimion, 2011, 7) defines corruption as the “use of public office for private gains”. According to Svensson (2005, 20), “it is the misuse of public office for private gain”. Misuse, of course, typically involves applying a legal standard. Corruption defined this way would capture, for example, the sale of government property by government officials, kickbacks in public procurement, bribery and embezzlement of government funds. 
For this study, two forms of corruption as identified by Blundo et al., (2006) are used to theorise the corrupt practices that are identified in this study. In addition, they provide the framework on which the practices of corruption are analysed in the empirical chapters. These forms of corruption are: 
a. Unwarranted fees for public services 
b. Levies or tolls
The concept of ‘unwarranted fees for public services’ refers to the selling of services that are supposed to be rendered or given to users free of charge. Examples include having to pay for a certificate which should normally be free of charge. Relevant here is the demand for unwarranted fees by government officials in plan approval processes. As Blundo et al., (2006) observe, this form of corrupt practice by public officials often capitalises on the ignorance of users of public services. Another example of this type of corruption is over-billing. This is when an official adds an additional illegitimate fee to a service that has a specific charge. This is the most widely condemned type of corruption (Blundo et al., 2006). 
A levy or toll is a form of extortion without the provision of any form of service or intermediation being made, be it legal or illegal (Blundo et al., 2006). Justification for using these two forms of corruption as listed above is that they help to provide evidence regarding why public officials engage in corrupt practices, how these practices constrain the production of quality housing, and how corruption is viewed as an informal practice. This issue is dealt with in Chapter 7.  Corruption in its various forms has become endemic in Nigerian public service; this is due to the absence of active institutions that monitor property rights (Blundo et al., 2006; Obuah, 2010). This paves the way for corrupt practices to take place as a means of self-sustenance in most public offices (Enakhimion, 2011). 
Obuah (2010) enumerated the causes of corruption in Nigeria as rent-seeking, low wages, strong family links and institutional/political centralisation. Its impact on governance is far reaching and is a reason why formal institutions and regulations do not work well; they are often used as a way of getting bribes from people for non-enforcement, rather than being implemented (Dike, 2005; Obuah, 2010). It is pertinent to note that although there has been widespread coverage within existing literature as to the corruption that takes place within public bodies and in the formal sector, there has been a lack of focus on the kind of corruption that takes place in more informal ways during housing delivery in Nigeria. This latter form is explored in Chapter 7. 

[bookmark: _Toc496698268][bookmark: _Toc500773458][bookmark: _Toc501357656][bookmark: _Toc501641261][bookmark: _Toc507755428][bookmark: _Toc488661432]3.4.3	Making Sense of Informal Impediments to Housing Delivery
Alongside and outside the formal system, there are informal institutions and practices which can impede quality housing delivery. This section conceptualises the idea of ‘informal impediments’. However, before so doing, it first addresses the issue of bottom-up and insurgent planning and then raises questions about what happens when this insurgency ‘turns ugly’. It goes on to argue that this ‘dark side’ of insurgent planning is one way of making sense of ‘informal impediments’ to housing delivery. 
Insurgent planning can be likened to a bottom-up approach to urban development through which the delivery of housing is undertaken by individuals, community groups and non-state organisations. These bottom-up actions work outside the formal framework for planning and housing delivery to shape housing construction and infrastructure provision. Bottom-up/informal practices of planning can be positive because they help to build the city and provide housing where the formal system does not, as argued by various authors (see Holston, 1998; Sandercock, 1999). Indeed, academics who conceptualise how cities are planned through non-state or non-market actors argue that informal housing delivery can be considered to be an example of ‘insurgent planning’ (Shrestha and Aranya, 2015). Sandercock (1999, 41) defines insurgency as follows: “The very word insurgent implies something oppositional, a mobilizing against one of the many faces of the state, the market or both”.  
Meir (2005, 206) states that, in the eyes of non-state actors, insurgent planning aims to challenge conventional (state-executed) planning and accordingly, 
[it] is a radical concept. It contests the notion of participatory planning implored by the state-owned in state-owned-initiated schemes. Rather, it encompasses a situation where the native inhabitants are at times opposed to formal planning or the demands of this institution, who feel either deprived by the present allocation of resources or dispossessed of resources controlled by them in the past. 
Insurgent planning implies an actual disturbance of what is acceptable. Meth (2010, 241) summarises it as “the alternative actions of people operating outside of, or alongside, the “formal” planning framework”. Informal planning or insurgent planning can be a force for good, as it steps in to resolve issues that the state has overlooked or abandoned. This, as Ibem, Anosike and Azuh (2011) and Okonjo-Iweala, (2014) note, commonly includes the individual state’s failure to provide affordable housing. Insurgent planning can be used to describe various informal ways in which cities are shaped, which can include activities such as intimidations, hostility, foot-dragging, rumour and gossip (Scott, 1990 in Meth 2010).  Meth (2010) even defines vigilantism against suspected criminals as a form or urban insurgency. Insurgent practices can also display themselves as a form of resistance in response to a threat of eviction, and have been observed in the form of community participation in multi-stakeholder rehabilitation projects in Nepal which threaten to side-line communities (Shrestha and Aranya, 2015). With regard to housing delivery in Benin City, the collection of multiple informal levies relating to housing construction by non-state agencies can be considered a form of insurgency. How this affects the delivery of housing is explored in Chapter 7 of this thesis.
Although insurgent planning has often been painted in a positive light, in some cases it can be much more problematic and repressive. (Sandercock, 1998, 2) argues that “Overall, both the intellectual task of unearthing insurgent practices, and the practices in and of themselves, are celebrated by theorists as transformative and emancipatory”. In the case of Nigeria, the historical role of Community Development Associations (CDAs, discussed in further detail in Chapter 5) might fit this interpretation as they played a role in shaping urban development in Nigerian cities. However, insurgent planning can also have a dark side. Holston (1998, 54) asserts that “planning theorists (and others) have also acknowledged the potential for repressive outcomes from insurgent practices” and bottom-up interventions, citing examples which might include violence, repression, exclusion, racism, and nimbyism. It is this form of insurgent planning that is most relevant for understanding the informal impediments to housing delivery in Nigeria. In a similar way to that described by Meth (2010), the possible contradictory outcomes of insurgent planning are used as a lens through which the violent practices of informal traditional communities (CDA) in Benin City may be analysed. This thesis later illustrates how informal practices outside the state bureaucracy can in reality be violent and repressive in some cases. The reasons for these practices are complex, and relate to wider problems of unequal power in society stemming from the practices of the CDAs on house builders through imposition of diverse levies, persistent corruption within the state, poverty, and a breakdown in state-citizen relations. Whatever the reasons, it is argued in this thesis that these practices have a direct negative impact on the quality of housing produced. Accordingly, they are an impediment to housing delivery. 
 In understanding the dark side of informal institutions within and outside state bureaucracies, this thesis uses the idea of ‘informal impediments’ and ‘insurgent planning’ to capture these different practices which are problematic to the delivery of quality housing addressed in Chapter 7. 
[bookmark: _Toc488661434][bookmark: _Toc496698269][bookmark: _Toc500773459][bookmark: _Toc501357657][bookmark: _Toc501641262][bookmark: _Toc507755429]3.5	Exploring the Relationship Between Formal and Informal
In several parts of Africa during the 1990s and 2000s, there was an extensive ‘resurgence’ of traditional authorities where efforts to combine ‘traditional’ institutions with ‘modern’ state institutions led to significant attention. Therefore, the role of informal traditional communities (CDAs) in Benin City regarding land acquisition and housing delivery and the various collection of multiple levies was a resurgence emanating from their engagement with land acquisition processes. For example, according to Nigeria’s Land Use Act 1978, all land within the country was nationalised. One reason for this was to make the land acessible to all. After the passing of this law, in theory the traditional communities who previously held rights to land no longer had the right to sell land. However, despite the nationalisation of land, the CDAs in their different neighbourhoods in Benin City continued to sell land, as well as claiming various payments when that land is developed, as discussed in detail in Chapter 7.
[bookmark: _Toc488661435][bookmark: _Toc496698270][bookmark: _Toc500773460][bookmark: _Toc501357658][bookmark: _Toc501641263][bookmark: _Toc507755430]3.5.1	Institutional Hybridity
Logan (2009) defines institutional hybridity as a system in which different sets of rules are brought together to form a new, hybrid system. Meagher et al., (2014) see the interest in hybridity as reflecting a general disappointment with ‘failed state’ viewpoints of African governance, which has attracted attention to new types of order resulting on the ground and in areas where the state’s presence is weak. Therefore, hybrid governance refers to the new governmental provisions, including local institutions and general associations, which fills gaps in government ability (2014). The performance of hybrid institutions focuses on governance activities such as market regulation, health care, security, electricity, and justice, amongst others. 

Hybridity happens when rules and procedures related to the state fuse in some manner with those of other associations, such as traditional authorities. This might be referred to as the ‘integration’ or ‘embedding’ of traditional systems into state ones, or the ‘incorporation’ of traditional authorities by the state (Beall et al., 2005; Ubink, 20; Williams, 2010). Promoters of hybridity such as Bose and Motwani (2014) maintain that it inspires intellectuals and practitioners to gaze beyond statist viewpoints and scrutinise the complete range of events that encompass an institution. This includes local and ‘hidden’ actions that may not be covered by authorised procedures. For this study the concept of institutional hybridity was used to explore interactions between the state and the CDAs and how this interaction may impact on the delivery of quality housing in Benin City. However, hybridity can mean many different things, and sometimes things that are called ‘hybrid’ are made up of competing and conflicting rules, rather than hybrid ones. These competing and conflicting rules are explored using the concept of institutional multiplicity as discussed in the subsequent section.



[bookmark: _Toc488661436][bookmark: _Toc496698271][bookmark: _Toc500773461][bookmark: _Toc501357659][bookmark: _Toc501641264][bookmark: _Toc507755431]3.5.2	Institutional Multiplicity
Goodfellow and Lindemann (2013, 7) state that “in some cases there is no synthesis of state and non-state institutions; no incorporation of the structures of one into the other. This situation is better described as ‘institutional multiplicity’ than as hybridity.” Similarly, situations resulting in various challenges to authority in which other players outside the state are involved in the delivery of elementary services such as the delivery of security, or dispute settlement, amongst other functions, also depict institutional multiplicity (Di John, 2008). Goodfellow and Lindemann (2013) suggest that institutional multiplicity can be of two types; concordant and discordant multiplicity. Concordant multiplicity is one in which violent conflict is unlikely to occur if the state gives legitimate recognition of roles to the traditional institutions or societies, which then do not in any way try to arrogate to themselves the duties and roles of the state. Discordant multiplicity, in contrast, is a situation in which the state does not legitimately give recognition to traditional societies or institutions, but they go on to usurp the authority of the state by performing roles and functions which are state roles and which they are not to permitted to perform (Goodfellow and Lindemann, 2013). 

The distinction between institutional hybridity, concordant multiplicity and discordant multiplicity has some advantages for examining the association between traditional institutions and the state. Hence, these concepts will provide a lens through which to understand how quality housing delivery is shaped by these institutions in the case study areas. Consequently, part of the goal of this research is to investigate whether the informal and formal processes of planning and local taxation do merge into a hybrid system, or are a case of institutional multiplicity. Further, it explores the impact that these phenomena have on quality housing delivery. This includes an investigation whether CDAs are actually undermining or promoting insurgent planning and housing delivery by their practices, but which nevertheless facilitate the provision of land for house building purposes.

[bookmark: _Toc488661437][bookmark: _Toc496698272][bookmark: _Toc500773462][bookmark: _Toc501357660][bookmark: _Toc501641265][bookmark: _Toc507755432][bookmark: _Toc421279298][bookmark: _Toc430539446]3.6	Conclusion
This study is predicated on the assumption of how formal rules are enforced, how they relate to informal institutions and practical norms such as insurgent planning practices, and how these are significant for explaining impediments to housing delivery. Recognising this, this chapter has taken a step-by-step approach in reviewing the definitions of institutions as the rules or laws that guide a people or an organisation. It has reviewed the definitions of formal institutions and planning regulations that have emerged from formal institutions, emphasising that the formal system is beset with problems ranging from deficient and lengthy bureaucratic processes in obtaining planning approval for the construction of dwellings, to non-compliance with and contraventions of planning and building regulations. The chapter has additionally considered different forms of corrupt practices that shape how the delivery of housing is impeded. It has also reflected upon policies, such as western or colonial planning frameworks which do not meet the needs of the people, in terms of how they tend to affect the quality of housing production. 
The chapter also reviewed the concepts of corruption as informal practices within state bureaucracy, institutional hybridity, institutional multiplicity, and insurgent planning as a form of informal institution outside state bureaucracy, while trying to explain how various impediments can enhance or impede delivery of quality housing in Benin City. No specific study to the researcher’s knowledge has examined and used these various concepts in analysing the role of the formal and informal institutions in the delivery of quality housing in Nigeria, and thus this research helps to address a gap in existing academic knowledge. However, it is pertinent to state that the numerous studies reviewed so far have provided a useful insight for the present study and therefore present a platform on which further studies such as this could be undertaken. 
This thesis therefore examines the problems revealed in current literature, as well as other impediments that may impact on quality housing delivery and which remain poorly understood in the context of Nigeria, and more specifically, Benin City. In subsequent chapters of this study, ‘informal impediments’ in particular are considered in order to explore other factors that may constrain quality housing delivery. Examples of such informal impediments are those informal institutions that operate separately from the formal system, rather than within it, such as CDA levies (discussed in Chapter 7). Chapter 4, to which this thesis now turns, highlights the approach and procedures that were adopted for the execution of this research, justifying the use of the procedural method, research design, data collection methods, and analysis of data, as well as issues of positionality and ethical considerations. 



[bookmark: _Toc500773463][bookmark: _Toc501357661][bookmark: _Toc501641266][bookmark: _Toc507755433][bookmark: _Toc496698273]CHAPTER FOUR: RESEARCH METHODOLOGY

[bookmark: _Toc507755434]4.1	Introduction
This chapter details the research strategy adopted for the study, and the fundamental aim and objectives that guided the method of investigation, the collection of data, and the data analysis undertaken. It emphasises the justification for the selection of the case studies. Data were collected using a qualitative method based on case studies, which comprised the use of interviews, observation, and visual methods. Furthermore, the chapter explores the positionality of the researcher, the ethical considerations and the limitations encountered in the research. Finally, the chapter concludes with a discussion of data analysis which simultaneously underlines the significance of coding and interpreting the data obtained and how this was used to explore and advance the research objectives and questions. 
[bookmark: _Toc496698275][bookmark: _Toc500773464][bookmark: _Toc501357662][bookmark: _Toc501641267][bookmark: _Toc507755435]4.2	Methodological Approach and Research Design
As discussed in Chapter 1, a qualitative method was selected for this study. The qualitative approach was pertinent for this research since it aims to provide an understandings based on rich, detailed and nuanced data (Mason, 2002). Given the objectives, a qualitative approach was suitable for this research because of the need to better understand peoples’ subjective understanding of their housing and its quality in addition to understanding what enhances or constrains the delivery of quality housing within the case study areas. To achieve this, semi-structured interviews, observations, and visual methods were employed in this study.
As discussed in this chapter, four case study areas were chosen for this study. As argued by Yin (2003) a case study is an overarching method of research which should outline the pattern of research, collection and analysis of data. Additionally, Yin (2014) suggests that it is challenging to generalise research findings using case studies. Nevertheless, this research used a case study but with several locations within the single case. The use of various location (Ibiwe and its environ, Uselu and Ugbowo, Amufi and GRA) delivered a rich presentation of the role of the formal and informal institutions in quality housing delivery whilst highlighting the uniqueness of specific locations (Stake, 2000). The decision to use these case studies was contingent on the research aims, objectives and questions. Since the questions are typically of a ‘why’ and a ‘how’ nature, (Yin, 2003) suggests that case studies are paramount methods of gathering information on questions raised (and especially for studies, which encompass studying behaviour and influence). 

This study aims at analysing how formal and informal institutions facilitate/constrain the production of quality housing in Benin City. 
The objectives as mentioned in chapter 1 are: 
1. To explore people’s perception and experiences of quality housing 
1. To understand how public and private infrastructural provision or its absence affects people’s experiences of housing quality.
1. To explore how formal and informal institutions interact in the process of quality housing delivery in Benin City.
1. To investigate how a mix of institutions and processes constrain and/ or enhance housing delivery and quality in Benin City. 
[bookmark: _Toc496698276][bookmark: _Toc500773465][bookmark: _Toc501357663][bookmark: _Toc501641268][bookmark: _Toc507755436]4.3	Method of Data Collection
This section turns now to detail the various methods of data collection which include interviews, observations, visual methods which include the taking of photographs of houses. It provides a justification for the choice of method as well as an explanation of how it was conducted. The various categories of interviewees will be classified in the follow up tables and the politics of negotiating and gaining access among these diverse groups of interviewees is presented in the ensuing sections of Chapter 4. 
[bookmark: _Toc496698277][bookmark: _Toc500773466][bookmark: _Toc501357664][bookmark: _Toc501641269][bookmark: _Toc507755437]4.3.1	Interviews 
Interviews according to Yin (2003), are important because they provide definite, candid responses from interviewees. The suitability of interviewing is apparent for this research because it is open–ended but controlled and respondents can freely assign interpretations to occurrences (Bryman, 2008). Also, interviews are important for this study because it explores:
People’s knowledge, views, understanding, interpretations, experiences, and interactions are meaningful properties of the social reality which [the] research questions are designed to explore (Mason, 2002, 63). 
An interview permits an individual to speak to multiple people and triangulate the data collected to ensure that the responses provided by respondents are robust. As Decrop, (1999,158) asserts “Triangulation means looking at the same phenomenon, or research question, from more than one source of data. Information coming from different angles can be used to corroborate, elaborate or illuminate the research problem”.  Interviews were conducted with four main groups of people. The first group were the tenants, including people who are renting, people who, although presently, renting, are building their own houses and the rent-free occupiers (identified as those who live in houses given to them to occupy by their brothers, sisters, church or fathers and do not pay rents for occupying such houses and those who inherited houses). The second group were the house owners; Owner (self-built) and Owner (purchased) and a private developer, while the third group are the government officials.  The last set of interviewees were members of the CDA (Community Development Association). The four groups of participants were chosen based on their involvement with housing delivery processes. The aim of speaking to these groups was to get a better understanding of what quality housing delivery involves as well as an understanding of their experiences and perceptions of what constitutes quality housing. The profile of the interviewees can be found in Appendices I, II and III. The interviews were conducted in English and Pidgin English and the interview schedule was structured in English because the official language in Nigeria is English.
In this study, a semi-structured interview consisting of a series of open-ended questions was prepared to attain constructed knowledge. This approach provided in-depth knowledge from participants in addition to their experience. Subsequently, because people’s experiences are often complicated, time was required to elicit such information from participants to better understand the depth and complexities of the issue being researched (Mason, 2002). A list of questions was prepared for the execution of the interview process in order to get a smooth flow or responses, as well as to regulate the direction of flow in the interview meetings.  Furthermore, a list containing the time, of place and the duration of each interview was documented. Five months was spent conducting interviews (September, 2015-January, 2016) and gathering the primary source data from the participants, while transcribing the interviews and analysing the data collected from the field. This allowed for a deeper engagement with the activities of the participants. 
Interviews are essential in garnering evidence and interpretations from the respondents (Yin, 2003) and while the intended study needed to engage with other sources, interviews were used to validate and support information or evidence or to challenge insights which differed.  The appropriateness of interviewing is evident for various reasons. A key reason relates to the ontological position of the research, which is defined by Mason (2002, 63) as:
that people’s knowledge, views, understanding, interpretations, experiences, and interactions are meaningful properties of the social reality which (the) research questions are designed to explore.

An interview schedule and guide were used which gave the interviewer the freedom to make enquiries while also granting the interviewee the same freedom to determine how the interviews would proceed based on the questions asked (Willis 2006). The interviewees were at liberty to “determine where to begin the narrative, what topics to include or exclude, the order in which topics are introduced, and the amount of detail” (Corbin and Morse, 2003, 339) 
All interviews were conducted by the author; however, a researched assistant was employed to support the process of research collection. This was done for the following reasons; as part of the recommendations received by the university ethics committee I was required not to go to people’s homes alone for safety reasons. Secondly, the research assistant was used for gatekeeping purposes in some neighbourhoods. The role involved visiting the multiple neighbourhoods to recruit participants for the study and I had to rely on the field assistant as a gatekeeper to negotiate and gain access to people who would be willing to participate in the study. Finally, because of the insecurity in the state especially when it had to do with one coming from the United Kingdom or any country from the global north, I needed a field assistant to go around with me.
Preceding each interview, the central aim of the research was clarified to the interviewee. Each of the participants was guaranteed that any information provided would be treated as confidential, consent forms were either given to them to read or read to them to ensure that the interviewees understood what they were agreeing to. Interview sessions were recorded with a Dictaphone following the obtaining of consent so to do from the interviewees. The use of a Dictaphone enabled the interviewer to observe and take notes of the interview process. This enabled the compilation of a precise record of all the concerns covered during the meeting. The significance of the place used for conducting the interviews has immense importance in influencing respondent’s enthusiasm to participate in negotiations concerning the given topic (Wills, 2006, Longhurst, 2010). Hence, most interviews were undertaken in cafes, whilst others were run in the participant’s office or home. Interviews conducted ranged in length from about 25 minutes to an hour. For confidentiality purposes pseudonyms have been used to identify the respondents throughout this thesis. 

	CLASSIFICATION OF RESPONDENTS
	TOTAL PEOPLE INTERVIEWED

	1. Tenants 
	23

	1. Home-owners/private developer
	18

	1. Housing officials
	5

	1. Traditional community leaders (CDA’s)
	2

	Total Interviews
	48
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[bookmark: _Toc502830357][bookmark: _Toc509052903]Table 4. 1: Classifications of respondents. Source: From authors fieldwork
Here, I will start by discussing the first of the four groups of people I interviewed namely ‘residents’ in rented houses’ (see Appendix I). It is worth noting that the disparity in the number of people interviewed was because residents were greater in number and easier to gain access to than the other groups while the CDAs proved problematic to access as explained in subsequent sections of this chapter. 
Residents in rented houses were selected by first paying a visit to the neighbourhoods I needed to study. I and the research assistant walked from house to house explaining what my research was about and asked residents if they would want to engage with the research. I carefully explained to them that I would be using a voice recorder during the interview. At first, they were reluctant to be recorded and interviewed as they were concerned about the time involved, how the data might be used, and were suspicious of researchers. Getting consent to be interviewed was another obstacle because many were used to quantitative based research using fixed or close ended questionnaires in which they would only have been required to tick the appropriate answers, and were not familiar with qualitative research by way of semi-structured interviews.  
After much explanation on the issue of confidentiality, some people agreed to be interviewed; others refused. Convenient times for interviews were arranged. Concurrently my assistant arranged another five interviews with other residents. A total of twenty-three interviewees were contacted and interviewed. Most of the residents interviewed have steady consistent jobs; including government or private jobs while others are self-employed engaged in informal petty trading. One participant described herself as not working; she was a student who lived with her parents. Questions asked of these interviewees included; types/tenancy of houses they live in, their perceptions of housing quality, their experiences of their houses, ability to invest in the house to shape and attain quality. 
The second group of interviewees were those who had built their own houses, live in them, or who had purchased their houses and are referred to as ‘Home-owners’. In this group, eighteen persons were interviewed (see Appendix II for a list of interviewees). Four of the interviewees were approached in their own houses in the Uselu and Amufi neighbourhoods respectively and interviewed there, while the remaining 13 respondents were interviewed either outside their houses in a nearby café or in their work places. A major number of the respondents in this group were middle-income earners. Also an independent estate private developer was interviewed
In the search for respondents we tried to include amongst interviewees those who lived in diverse house types such as FMIFY, mixed uses, and flats. We observed that the predominant house types in these areas were, FMIFY and they were used for multiple purposes as homes and shops for marketing different wares (I ensured that the respondents we approached were evenly spread in different streets within the neighbourhood). 
Getting people to be interviewed was quite challenging. Many of them were traders and were only interested in selling their wares, and they resisted being interviewed because they were unfamiliar with this method and because of time limitations or other engagements that they had.  For those who agreed to be interviewed, a time and place for the interview was scheduled, and I and my field assistant would go together for the scheduled interviews, which lasted for around thirty minutes each. My research assistant, also went to the GRA (Government residential area) which is an area for the elite and some middle class earners. His being a resident of this area assisted him with getting respondents to agree to being interviewed. Without these links, it may have been difficult getting access to some of the houses in GRA, particularly because in some parts of the neighbourhood houses have high fences and walls and are gated in addition to accessing the elite who do not want their privacy intruded. Interviews with respondents who had given their consent to be interviewed were scheduled and a place and time convenient for them was arranged. Therefore, on the scheduled dates and times the research assistant and I went together in his car to conduct the interviews. Overall, a total of 17 people referred to as ‘home-owners’ and 1 private estate developer were interviewed. I explored the interviewees’ residences, housing trajectory, views of housing quality and the delivery/production of housing, their experiences of their houses, and the interactions of the formal and informal in the process of building a house. Questions included how long it took them to finish the house and constraints faced in the delivery of their house. Because of their distinctive characteristics, as owners, some different questions were asked of this group of interviewees compared with ‘renting’ residents 
The third group of interviewees were the government official (see Appendix III). They included; one federal housing practitioner, three state practitioners and one local government practitioner. Cumulatively, they represented officials across the three levels of government and were all domiciled in Benin City. Of the five interviewees, three were from the state Ministry of Housing and Urban Development and the last one was a senior member of staff in the housing department of local government council in the Egor L.G.A (Local Government Area) in Benin City while the last one worked at the Federal Ministry of Housing and Urban Development in the state. These interviewees were selected due to their involvement with issues pertaining to the following: spatial planning, housing policy, plan approval process, monitoring and evaluation of building projects and for their vast experience in the field of service.  
One of respondents I know personally, having met him in the Ministry of Housing and Urban Development over the years while trying to get our house plan approved for building purposes. He approached other members of staff to grant me an interview as by now he had risen to one of the highest positions within the establishment. In recruiting this set of participants a snowball technique was employed, this is because snowball sampling provides a very easy and quick access to interviewees through contact information provided by other people (Noy, 2008) and as argued by Biernacki and Waldorf, (1981, 141) it is an approach “through referrals made among people who or know of others who possess some characteristics that are of research interest”. 
As he informed his other colleagues about my presence, they agreed to be interviewed. While, one official was very elusive in his responses to some questions on the informal traditional community but open to other questions asked, the other officials were open to all questions, including those relating to informal traditional community leaders. Reasons why this particular state official refused to answer any question relating to the CDA could be that he may be a member of the CDA within his neighbourhood and that is why he consciously averted all question asked in this regard. 
The interviewees in this group can be classified as ‘Government interviewees’ since either their present or previous work involved plan approval, designing, executing, or overseeing housing matters. These interviewees were asked about their role in housing provision, what interactions occurred between the formal and the informal institutions, taxation issues, their perception of participation of traditional community groups (CDA) during housing production, and the effect of these groups on the housing delivery process. 
	PSEUDONYM 
	DESIGNATION
	DATE OF INTERVIEW 
	 PLACE OF INTERVIEW

	Pa James
	Elder 
	16/12/2015
	 home

	 Mr Eghosa
	Youth leader
	19/12/2015
	 home


[bookmark: _Toc502830358] The fourth group of interviewees were those from the informal traditional system (CDA); a youth leader and one of the elders of Amufi Community. Access to this group of participants was difficult because they saw themselves in particular positions and therefore declined all forms of contact and interrogation. Nonetheless, access was finally gained through a member of my local church who knew the youth chairman personally and one of the elders of the traditional council on land matters known as the CDA (Community Development Associations). 
[bookmark: _Toc509052904]Table 4. 2: Informal Traditional Community or Community Development Association (CDA) interviewees. Source: From authors fieldwork
Interviews lasted between 15-30 minutes and a Dictaphone was used to record the interviews. The chairman of the CDA was particularly warm but two other members who were present were not favourably disposed. Nevertheless, the interview proceeded fairly well because the member of my local church who had helped me to gain access was present with me, as was my assistant. Everything went smoothly apart from reluctance to provide information relating to levies. Questions on the purchase of land were asked, as well as questions relating to what potential house builders expected to do before they can build their houses, issues on levies were also asked. Their interaction with the formal system (the state) was considered, as well as the facilities and infrastructure provided with monies collected from, amongst others, potential house developers. The answers provided to questions were short, abrupt and evasive and when this happened I had to prompt further by asking the same questions in another way to get as much information from them as possible. Issues of bureaucracy were dealt with by asking the questions in non-offensive ways, for example what infrastructure are provided in the neighbourhood via the collection of development levies. 
[bookmark: _Toc496698279][bookmark: _Toc500773467][bookmark: _Toc501357665][bookmark: _Toc501641270][bookmark: _Toc507755438]4.3.2	Managing the Interviews
[bookmark: _Toc496698280][bookmark: _Toc500773468]The forty-eight interviewees were recorded and later transcribed by me. The transcribed data produced per interview ranged from between 10 and 20 pages. All respondents understood English/Pidgin English and, as a result, translators were not required in any of the interviews, accordingly, transcribing of interviews did not pose any language problems.
[bookmark: _Toc501357666][bookmark: _Toc501641271][bookmark: _Toc507755439]4.3.3	Observations and Visual Methods
Observation as a means by which to collect primary data was employed in this research in accordance with the views advanced by Yin (2003). Similarly, observation was important for this study because it supports an in depth understanding of a case (Stake, 1995). Before embarking on the interviews, the researcher and the research assistant visited the different neighbourhoods in the study area. It took one month for my research assistants and me to walk around and acquaint ourselves with the surroundings. I did this to get first-hand knowledge of the areas and assess what kinds of features I would be exploring.  Table 4.3 illustrates the focus of observations embarked upon in the different neighbourhoods.


	
DATES
	NEIGHBOURHOOD VISITED
	LENGTH OF TIME
	THINGS OBSERVED

	7th-11th September 2015
	Uselu and Ugbowo
	1-3 hours
	Physical properties of the house, number of houses on each street, surrounding facilities, spaciousness, fenced and gated

	14th-18th September 2015
	Ibiwe and its environs
	1-3 hours
	The state of the houses, presence of facilities, people living in the neighbourhood and availability of housing facilities

	21st-25th September 2015
	GRA
	1-3 hours
	Physical properties of the house, conditions of the road, presence of green spaces and proximity of houses to roads

	28th-2nd October 2015
	Amufi
	1-3 hours
	Types of houses produced and surrounding facilities



[bookmark: _Toc502830359][bookmark: _Toc509052905]Table 4. 3: Observations made across diverse neighbourhoods in Benin City. Source: From authors fieldwork.

While on the walk in the different neighbourhoods I observed the types of houses, what the properties were used for, and whether they met particular standards associated with quality or not (recognising that such an assessment is subjective). I also noted whether the properties were spacious, gated and fenced, whether there was parking lot, and how facilities were located. All these information was recorded in my notebook. Photographs of some of the houses in the different settlements were taken. The collection of data through observation assisted in addressing the research questions. 
Alongside the use of observations, visual methods were employed to enable me to express in my empirical chapters, ideas, expressions and views which text and words alone could neither relate nor reveal (Mason, 2002). This was also important because “the visual and the media play big parts in social, political and economic life hence they cannot be ignored” (Loizos, 2000, 93). Visual methods comprise a range of mediums and during the fieldwork, photographs were taken to help emphasise the cases under study. Photographs were taken to understand whether houses met specific standards associated with ideas of quality and how facilities were located as discussed earlier.  In taking these photographs of houses across the different neighbourhood I encountered some resistance in the Uselu and Ugbowo neighbourhoods.  In particular, I was asked why I was taking the photographs and subsequently had to seek permission from people whose houses I wished to photograph. I wanted to engage in auto photography where participants would be given digital cameras to take photos of their own houses but was unable to do so. Auto photography is photography carried out by participant instead of the researcher (Lombard 2012). This would have been used by the participants to articulate the meanings attributed to the images they have produced. Here residents would have been asked to take photographs with their mobile phones or given digital and disposable camera to take photos of their own houses and houses they consider to be quality. This was to elicit and provide an understanding from the perspective of the interviewees why they consider such houses to be quality or not quality. However, this process of auto photography was not done for two reasons. First, participants were unwilling to give their consent; secondly there was a legitimate concern that digital cameras given out might not be returned. 
In addition, spatial mapping of the different neighbourhoods was done to provide contextual view of the different neighbourhoods.  The services of an expert were engaged, and I had to pay large sums of money for these maps to be produced. The reasons for engaging the services of an expert to produce the maps of the specific neighbourhoods was because such maps were not available in the state Ministry of Lands and Survey. 
[bookmark: _Toc496698281][bookmark: _Toc500773469][bookmark: _Toc501357667][bookmark: _Toc501641272][bookmark: _Toc507755440]4.4	Data Analysis
In qualitative research, there is need for incessant analysis of data (Taylor and Bogdan, 1998). Analysis of data in the study started while I was collecting the data. This included listening to interviews recorded and reading notes collected during the interviews and observations. Transcribing the recorded interviews was time-consuming but rewarding in terms of data generated. This was done to acquaint the researcher with the discussions that were held during the interviews while noting how reluctances were used, and how silences, laughter; and proverbs were used to foster explanations (Jackson 2001). The researcher maintained the privacy of the interviewees by using pseudo names and applying correction fluid to words that illustrated their word for word answers when the individuality of the answers given by specific interviewees was apparent in the transcribed text. The spoken words were transcribed and used as stated as without altering the semantics and grammar but the local English (Pidgin English) was transcribed to proper English in the texts. This was necessary in order to “systematically organise and analyse textual data regardless of the analytical techniques and tools used whist identifying and taking into considerations vernacular expressions, emotions or specific speech patterns used” (McLellan, et al., 2003, 64, 66). In the process of transcribing data, additional time was spent at the end of each recording to write up initial analysis of the interview transcribed whilst codes and themes was being identified. Also before uploading the transcribed data into Nvivo, print-outs were made to enable me code them manually whilst also highlighting and writing down emerging codes. In order to acquaint myself with the data and to get an overview of an array of data collected, I had to engage in repeated listening to audio recordings, and rereading of the printed transcripts.
The qualitative analysis used NVivo software to assist with coding data, storing and retrieving interview transcripts, and notes in addition to journal articles was uploaded into Nvivo.  This offered me the opportunity to code data into themes and sub themes to facilitate detailed interpretation and discussion of the findings revealed by this study. In analysing the data, thematic analysis was employed. Being a type of narrative enquiry it was used in classifying, evaluating and reporting repeated forms within data (Boyatzis 1998; Bryman 2008) and these repeated forms within data was presented into themes and sub themes for discussion. Research questions and objectives formed the basis of the theme identification for analysis. However, initial coding was re-examined several times and amended where necessary. Coding as argued by Basit, (2003, 144) helps in “creating categories triggers the construction of a conceptual scheme that suits the data. This scheme helps the researcher to ask questions, to compare across data, to change or drop categories and to make a hierarchical order of them”. Coding using Nvivo was done in order to reduce large amounts of data into themes that will aid the analysis process (Cope, 2005) Coding for the purpose of analysis using the Nvivo software adopted the following steps as illustrated by Figure 4.1







Answer to Research Question
Descriptive Code
Analytical Code
Categories of Analytical Codes (CAT 1)
Categories of Analytical Codes (CAT 2)
Categories of Analytical Codes (CAT 2)
Themes Derived from Categories (Theme A)
Themes Derived from Categories (Theme B)
New Theory or Relating the them to Existing Theory
























[bookmark: _Toc509052730]
Figure 4. 1: Steps adopted for analysis of data. Source: From authors process of analysis

In engaging which the process illustrated in Figure 4.1, the following analysis were done using Nvivo as shown in Tables 4.4, 4,5, 4.6, and 4.7.
[image: U:\MARCH 2018\Capture 1.JPG]
[bookmark: _Toc509052906]Table 4. 4: Importation of interviewees into Nvivo. Source: Screen shot of Nvivo analysis by Uyi Ezeanah
[image: U:\MARCH 2018\Capture 5.JPG]
[bookmark: _Toc509052907]Table 4. 5: Coding of home-owners interview transcript on Nvivo. Source: Screen shot of Nvivo analysis by Uyi Ezeanah
[image: U:\MARCH 2018\Capture 2.JPG]
[bookmark: _Toc509052908]Table 4. 6: Showing both descriptive and analytical codes used for analysis. Source: Screen shot of Nvivo analysis by Uyi Ezeanah
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[bookmark: _Toc509052909]Table 4. 7: Interviewee quotes relating to specific codes and themes used for further analysis. Source: Screen shot of Nvivo analysis by Uyi Ezeanah

NVivo was chosen due to its availability within the University of Sheffield and the researcher’s knowledge of the software. NVivo has several benefits which include its ability to engage in flexible coding, addition and removal of codes during analysis, ability to store data within the software using a separate file as well as fundamentally managing the analysis by having a software package (Nvivo) in which large sets of data can be processed (Van Hoven 2010). A summary was organized for all the documents collected, vital information on interview notes and data used for coding and analysis was well stored to facilitate easy retrieval. Data collected was stored in several locations such as the university U-drive, my personal laptop, flash drives, external hard drives as supplementary backup and this was done to guard against any form of data loss.  Themes which were advanced from the coding were used for analysis and discussion developed in Chapters 6, 7 and 8. They were also used as crosscutting themes throughout the entire thesis. 
[bookmark: _Toc496698282][bookmark: _Toc500773470][bookmark: _Toc501357668][bookmark: _Toc501641273][bookmark: _Toc507755441]4.5	Politics of My Positionality in Relation to My Research
The issue of positionality, especially with respect to the investigated and the investigator, becomes very challenging when doing research that is ethically challenging (Scheyvens and Mcleennan, 2014). A consciousness of one’s positioning is regarded as increasingly necessary in the interpretation and production of knowledge with respect to the research and those who are interviewed in the field (Scheyvens et al., 2003; Mohammed 2001; Mullings 1999; and Kobayashi 1994). In the interpretation and production of knowledge, the positionality of the researcher as an ‘insider’ or ‘outsider’ (or something in between) is of fundamental importance. This is significant since the awarnessness of one’s own insider/outsider status shapes how the process of knowledge production and interpretation are approached, while reducing the potential for bias. In terms of engaging with this from the positions of an outsider or insider, I acknowledge that I am an insider within the context of this research. Notwithstanding the fact that I am a researcher reading for a doctoral degree at the University of Sheffield in the United Kingdom, I identify myself as one who is fully engaged in the housebuilding process (engaging with the process of self built housing from the very beginning  to the completion of the house), a native speaker of the bini/ Edo language, the dominant form of language spoken in Benin City and have also been  resident in Benin City for most part of my life ( over 30 years). In addition, I am an urban professional with knowledge about the duties and functions of planners and the planning system. My position as a house-builder also afforded me an indepth understanding of the house building process whilst also shaping my interpretations of the various actors. This is particularly evident in relation to my bitter experiences with the CDAs; this has influenced my perceptions of their actions. I have used the learning process of my PhD to develop a more analytical interpretation of their role in shaping housing quality – even if they still anger me!
My positionality as an ‘insider’ provided a very rich contextual insight of the case studies used in this research. This also helped to ensure my ability to access some of these neighbourhoods as one of them. Being a long term resident of Benin City provided me with great insights into the power dynamics at play in the case studies and an understanding of how to gain and navigate access within these neighbourhoods. My ability to speak and understand the dominant language was positive in being considered a ‘son of the soil’ (one of us).  Having been engaged with the house- building process in Benin City provided  me with insights into the possible power dynamics at play in the four case study areas in Benin City.  In this way  I made use of my experiential knowledge of what it takes to build a house in Benin City. I also observed from the experiences of others (i.e. friends and neighbours) some very problematic practices of the CDA ( e.g. being beaten up, seizure of working tools from artisans working for them etc.) which in part shaped some of my analysis in Chapter 7). Likewise my professional role as a researcher  afforded me an indepth understanding of the house building process and an ability to examine the contradictions and underlying causes of such processes.
My insider positionality as both a professional and a housebuilder placed me at an advantage in getting relevant insights into how to negotiate and gain access among (most of) the different categories of interviewees. In addition, it provided me with an understanding of how the process of self-building a house is very cumbersome within this context. It also placed me at an advantaged position in relation to gaining understandings of respondents’ experiences, opinions and actions and the ways in which the respondents engaged with the interviews. This helped to establish some degree of trust between me and the respondents as I could fathom when dynamics of partial trust were at play in very limited instances.
Similarly, my positionality as an insider helped me in acertaining the relevance of information provided by the interviewees. It also helped me in the process of  fully contextualising and conceptualizing the political tensions that are at play between the formal and informal institutions and proved a useful tool in not only understanding the insights and opinions of the interviewees in relation to house building process but helped me to align with some of the obstacles encountered by the interviewees whilst they were building their houses. Despite these advanatages I choose, in some instances - especially when trying to gain and negotiate access amongst different cateogories of intervieews, to adopt an ‘outsider’ positionality for the reasons discussed below.
Cognisant of my role as a researcher, I worked to assume an outsider positionality to provide a platform with which to engage with this research without allowing the agitations which I felt towards CDAs to jeopardise my ability to successfully collect and analyse data. For this reason, I did not reveal to certain interviewees my position as a house builder, particularly the CDAs, as if I had done so, access would have proved impossible. This outsider positionality allowed me to adopt an open perspective to reduce any form of bias, to have a clear mind, and conduct such interviews without pre-conceived ideas in order not to impact negatively on the interviewing process. 
Having been engaged with the process of house building and the political dynamics at play in the formal and informal institutions, I felt a desire to understand more about why the government of the state is not providing housing for the people, why the CDAs in Benin City are engaged in sales of land and house- building process, and why there are so many numerous and multiple levies. I also wanted to uncover the interactions that exist between the informal and formal systems in the housebuilding process.  Furthermore, it was key to understanding why there is a great deficit of both housing and quality housing in Benin City and what effects repressive violent actions have on their delivery. 
[bookmark: _Toc496698283][bookmark: _Toc500773471][bookmark: _Toc501357669][bookmark: _Toc501641274][bookmark: _Toc507755442]4.6	Ethical Considerations for This Research 
The Research Policy Ethics Note no. 6 of the University of Sheffield asserts that there are three types of vulnerability which are vulnerability to damage of social standing or reputation, vulnerability to physical harm and vulnerability to psychological and emotional distress. Taking these different forms of vulnerability into account through a rigorous ethics application, this study was approved by the University of Sheffield ethical committee. Therefore, in conducting this study, the researcher was already familiar with the do’s and don’ts of conducting fieldwork. In conducting the interviews, the interviewees were reminded about the need for informed consent. Ethical approval involved getting informed consent, anonymity in addition to codes of conduct (Hay, 2010). This was achieved by providing them with an information sheet whilst also informing them that they had the right to withdraw from the interview process if they so desired. Consent forms were handed to them before they were interviewed. Initially some were afraid and unwilling to sign but, having explained their purpose and given reassurances, the interviewees either signed the consent form that they had been given or gave their verbal consent to be interviewed. The issue of anonymity was emphasised to participants as they feared being audio recorded; they were assured of anonymity. Once the purpose of the study was emphasised and it was made clear that pseudonyms would be used, they were happy to be interviewed.
Whether or not it is ethical to provide remunerations for interviews has been a focus of much debate (Hammett and Sporton, 2012). As many interviewees were taken away from their houses, and from their livelihood to participate in this study, compensation equivalent to £15 was paid to interviewees to cover their lunch and transportation expenses. Similarly, in view of the recommendations made by the university’s ethics committee I also had to avail myself of the services of a research assistant; he was paid for his time. 

[bookmark: _Toc496698285][bookmark: _Toc500773472][bookmark: _Toc501357670][bookmark: _Toc501641275][bookmark: _Toc507755443]4.7	Conclusion 
This chapter has outlined the qualitative approach used for this study. Field work began by doing a reconnaissance survey of the neighbourhoods to be studied to locate participants who might be involved in this study. This was followed by in depth interviewees with the respondents, and observations were also embarked upon in the form of taking photographs. This encouraged a nuanced understanding of the topic under investigation and field notes complemented data gathered at each phase of the investigation. This chapter has detailed the various stages of the methodology explaining how consistent and valuable data was obtained for the study. The chapter detailed the qualitative methods employed in collecting data from the field. In addition, my positionality as a researcher in this research was emphasised and the ethical dimensions of the study were reflected upon. The next chapter provides a contextual analysis of the case studies.


[bookmark: _Toc500773473][bookmark: _Toc501357671][bookmark: _Toc501641276][bookmark: _Toc507755444]CHAPTER FIVE: BENIN CITY AND THE CASE STUDIES
[bookmark: _Toc507755445]5.1	Introduction
[bookmark: _Toc496698288]Benin City is one of the thirty-six states in Nigeria and it is the capital of Edo state. The city provides the various locations for the research that was undertaken for this thesis. Chapter 5 starts by detailing the key features of Benin City and the case study areas used in this study. This chapter describes respondents’ levels of income, type of housing as well as the tenancy types to give a comprehension of the socioeconomic class of the people interviewed and why certain classes are predominant in each neighbourhood in Benin City. In so doing it provides a background for analysis of other chapters. 
[bookmark: _Toc500773474][bookmark: _Toc501357672][bookmark: _Toc501641277][bookmark: _Toc507755446]5.2	 The Study Area 
Edo State is situated in the southern zone of Nigeria also known as the “Heartbeat of the Nation” (Vanguard, 2011). It was created in 1991 and has its capital as Benin City and the state has a total of 18 local government areas.  It is endowed with natural resources such as crude oil, and limestone whilst agriculture accounts for most of its employment. It is the home to various ethnicities including; the Bini, the Esan, the Afemai, and the Owan. For the neighbourhoods used in this study, the main language is Bini[footnoteRef:4]. It has a tropical climate and two main seasons; the rainy, and the dry (Odjugo, Enaruvbe, and Isibor, 2015). Figure 5.1 is a map of Edo State indicating the local government areas that make up the City. [4:  The Binis are a cultural group living in or around Benin City in Nigeria. They are an ethnic group of the population of Benin City. 
] 


[image: U:\MAPS\Edo State New with Nig.jpg]Benin city

[bookmark: _Toc509052747]Figure 5. 1: Map of Edo State showing the different case study areas.

Benin City is the biggest urban centre in Edo state. The area lies between longitude 6°19'E and 6°13'E and latitude 5°36'N and 5°60'N of the equator (Asikhia and Eghagha, n.d) (Figure 5.1). Owing to its position close to the coast, Benin City has a mild climate, the ocean acts as a temperature modifiable factor and keeps temperatures calm. Benin City has an extensive history dating back to the 12th century, if not before. Within the modern contemporary era, it became the headquarters of the Midwestern region in 1963, after which it experienced a marked increase in urban development (Omuta, 1986, 60). Currently, Benin City is enclosed in Oredo Local Government Area with an aggregate space of 1,225 sq. km. The other local government zones, parts of which make up the city are Ovia North-East and Ovia south-West local government area which have a merged region of 5119 square kilometres and Orhionmwon Uhunmwonde and Local Government Areas with a joined region of 4,385 sq. km, the current size of the planning zone in Benin City is 804 sq. Km (Edo State government, 1996). 
The growth of Benin has been matched by population increases.  In 1952, the number of residents in Benin was put at 53,753 (Nigeria Census, 1963). In 1963, the population had increased to 100,094 while in 1991, the population of residents living in the city grew to 780,976 and in 2006 to 3,233,366 n (NPC, 2006). The population of Benin City relative to other big cities in Nigeria such as Lokoja in Kogi state, Yola in Adamawa is illustrated in Table 5. 1 






[image: ]
[bookmark: _Toc509052933]Table 5. 1: Shows population of Nigeria by State and Sex, 1991 and 2006.

In terms of the urban economy, the city had a flourishing craft industry consisting of craft licensed by Oba, (then Oba Oguola) dating back to the 12th century (Ozo, 1988). Today, the craft industry has metamorphosed into manufacturing industries on a factory scale. However, small industries predominate the industrial landscape of Benin City. As a state capital, the formal sector workers form a part of the labour force, while informal sector workers form the remaining part; the latter work in commercial activities. The economic activities in the study area are categorized into primary, secondary and tertiary activities. Primary commercial undertakings comprise mostly farming and secondary activities include modern manufacturing activities. Tertiary activities include services such as banking. The economic activities of the city range from transportation, market trade, light manufacturing, brewing, furniture, pharmaceuticals, to metal and bronze works. The city also boosts a growing tourism industry that has continued to see the influx of national and international tourists. This has necessitated the establishment of several hotels of reputable standard most of which are in GRA. The array of economic activities coupled with its strategic location as a nodal town contributes to the rapid growth and development of Benin City (Ezemonye and Emeribe, 2014).
[bookmark: _Toc496698291][bookmark: _Toc500773476][bookmark: _Toc501357673][bookmark: _Toc501641278][bookmark: _Toc507755447]5.3	Urban Primacy and Land Use in Benin City
Benin City is the state capital in addition to being the administrative headquarters of Oredo and Egor Local Government Areas. It thus receives government attention at two levels. Likewise, private industrialists motivated by gains situate their trades in the city. The city is therefore the centre of commercial, industrial and public enterprises. The best medical institutions in the state are also located in Benin City (Omuta, 1986). 

Residential land use dominates all land use activities in Benin City (Onokerheraye and Omuta 1986 and Ogu, 2005). Studies have shown that Benin City exhibits four main residential patterns (Ikhuoria 1984, Ogu, 2005).  As discussed in Chapter 2 these are
1. Traditional core surrounded by migrant ring
2. Intermediate area
3. Planned settlements/ Government reservation area; and 
4. New developments/ urban fringe

Table 5.2 shows the dynamics of growth in many Nigeria cities wherein big family compounds are replaced by several autonomous housing structures over time (Ogu, 2009).
[image: C:\Users\COMPAQ\Desktop\SIR NICSON\PROJECT MAPS\zones.jpg]
[bookmark: _Toc500838804][bookmark: _Toc509052934]Table 5. 2: Shows the dynamics of growth in many Nigeria cities. Source: Adapted from Ogu (2009)

In the traditional core of Benin City are dense populations as well as the highest residential land use densities. (Ogu, 2009) These are concentrations of ancestral home dwellings and most of these are of a low standard housing with respect to the quality of materials used in construction, and the facilities available.  Beyond this core zone is the Benin’s intermediate zone which is characterized by lower residential land use and a lower population density than that in the core area. This is due to its considerable migrant populace and the fact that it is located between the core and the suburban zones (Ogu, 2002). Outlying the intermediate area is the core of medium/low-density residential and commercial development. This zone, which extends some kilometres away from the city centre, has a greater number of modern, standard houses, and reflects some aspects of development control, especially those located in Government Reservation Area (GRA)- these are discussed subsequently. These zones have developed over the years and villages which were initially not developed and isolated have become part of the city. The areas or zones that are made up of low population densities and enjoy average residential land use are the planned settlement areas (Asikhia and Eghagha, n.d).

[bookmark: _Toc496698293][bookmark: _Toc500773477][bookmark: _Toc501357674][bookmark: _Toc501641279][bookmark: _Toc507755448]5.4	Scope of the Study
From the four distinct residential zones in Benin City, four neighbourhoods have been selected to be used as case studies. These are discussed in Chapter 1. The justification for the four neighbourhoods is presented below
· The slum areas; located around the core of the city focusing on Ibiwe, Street, Lagos Street and Ugbague Street. This is an area dominated by low income earners, high densities, poorly developed and unplanned residential area and is the traditional core surrounded by the migrant ring
· Uselu and Ugbowo axis of Benin City; an area that is characterised by all income groups, but the middle-income group is dominant. Several types of housing can be found in this area and the area is subject to mixed used and possesses a medium population density. It is a developing area with a planned residential area which is regarded as being the intermediate core
· Government Reservation Area (GRA) an area for the elite. High income, low population density, highly developed and planned medium/low density residential area;
· Amufi community is located at the periphery of the city, a new and developing area with medium densities and medium income earners. Regarded as the new developments/urban fringe

[bookmark: _Toc509052748][bookmark: _Toc496698294][bookmark: _Toc500773478][image: ]Figure 5. 2: Map of Benin City showing the selected neighbourhoods.
[bookmark: _Toc501357675][bookmark: _Toc501641280][bookmark: _Toc507755449]5.5	Tenure
Before commencing a detailed discussion of the case studies, it is pertinent to comprehend the nature of tenure which I observed in the four case studies. It is significant to comprehend the structure of tenure as part of wider process of quality housing delivery in Benin City. In this research five main types of tenure are identified and discussed:
i. Renter
ii. Renting while building own house 
iii. Owner (self-built)
iv. Owner (purchased)
v. Rent free occupier (identified as those who live in houses given to them to occupy by their brothers, sisters, the church or fathers and do not pay rent for occupying such houses) 
Out of the 48 respondents interviewed, 23 of them lived in rented buildings while the remainder were houses that they built themselves, inherited from their parents, and a few had been purchased from the government. Although this sample size is not representative of the entire population but from observation made during field work more people live in rented houses. Rental housing is more dominant because of the governments failed attempts to supply housing to the people of Edo state as discussed in Chapter 2 and acknowledged by a government representative; 
The best of my knowledge, I know Edo State government is doing nothing about housing policies now; Edo State has no housing policy as it is. The governor’s position is that housing is not government business. So, as it is now, I will say government approach to house or in terms of quantity, we are doing nothing. So, if we want to speculate on what we need, we need so much (Mr Bankole government representative). 

[bookmark: _Toc496698296]Rental takes many forms. In Ibiwe and its environs, a low-income area, many of the interviewees lived in rented houses, while two of the interviewees had inherited the houses of their fathers. In Uselu and Ugbowo, (two neighbourhoods that have grown to become one) a mixed income area, rental housing also formed the bulk of housing tenure.  The substantial number of individuals who occupy rental houses is more prevalent because most houses in Benin City in recent times are provided informally as was discussed in Chapter 2. 
[bookmark: _Toc496698297]Renting while building a house are the respondents who, although living in rented houses, have commenced the building of their own house. These houses they are building are at various stages of construction. These categories of interviewees span across all income groups, and photos of the processes of housing construction are provided in Chapter 7. Owner (self-built) is another form of house ownership in Benin City. Although this form of ownership is prevalent in all the neighbourhoods, it was observed from the research that this type of tenure constitutes the largest group in Amufi neighbourhood. This was also true in the GRA. 
[bookmark: _Toc496698298][bookmark: _Toc496698299]Owner (Purchased) are interviewees identified as home-owners who did not self-build but purchased their houses from the government in the early 1970s. Two of the interviewees in Uselu and Ugbowo purchased their houses from the government.  These set of interviewees will be categorised for better understanding in the subsequent section. While the rent-free occupiers are interviewees who inherited houses from the parents which they now occupy and live in. for some others they are living in houses given to them either by their parents or brothers to take care of. 
Having described different tenure types observable in this study, to understand better the different socio-economic level of the interviews, it is necessary to explain more about the other main groups of interviewees – the Community Development Associations (CDAs) – and how they came into operation, to fully conceptualise their role and impact on the house building process in subsequent chapters.
[bookmark: _Toc496698300][bookmark: _Toc500773479][bookmark: _Toc501357676][bookmark: _Toc501641281][bookmark: _Toc507755450]5.6	CDA (Community Development Association)
Community Development Association (CDA) is a term used by informal traditional committees on land matters in many communities in neighbourhoods in Nigeria generally and in Benin City specifically. After independence in 1960, CDAs were developed by people in various neighbourhoods as a tool for providing and enhancing physical facilities within their separate neighbourhoods (Akinsorotan and Olujide, 2006). CDAs were established as a type of self-help project to improve the provision of different infrastructural facilities such as roads, schools, healthcare facilities, water and electricity supplies. Within such neighbourhoods, CDAs were used as a general growth strategy because of repeated governments’ (military or civilian governments) inability to provide such facilities (Okwakpam, 2010 and Egbe, 2014).
Initially CDAs were not specifically linked to housing delivery and, accordingly, the role of a CDA has been defined as:
A forum for people to articulate their views, aspirations and community needs. It is primarily aimed at helping people within a local community to identify their social needs, to consider the most effective ways of meeting these and to set about doing so, as far as their available resources permit. Hence it aims at building up and preserving society that pre-supposes and reinforces a common direction of interest and co-operation in order to achieve shared aims (Okwakpam, 2010, 2). 
Prior to this time (in the early 1990s), the CDAs in Benin City and other parts of the country sought to introduce local participation by attracting external support to assist neighbourhoods in improving infrastructure, education, health, and electricity supplies for the wellbeing of the people. Communities were often asked to liaise with NGOs, World Bank representatives willing to partner with the respective community for its development (Okwakpam, 2010). Such groups were usually assigned the responsibility of pooling together a seed contribution of about 10% of the cost of the desired project while the state government provides their counterpart funds to add up to what the assisting organization is providing, to enable the execution of a given project within a neighbourhood. Examples of such collaborations between CDAs and NGOs/government in states in Nigeria in the past are: The Operation Feed the Nation and Green Revolution programmes (1979 – 1983), the Directorate for Food, Roads and Rural Infrastructure (DFRRI) (1985 – 1993), Poverty Alleviation Programmes (P.A.P), Better Life Programme (B.L.P) (Udu and Onwe, 2016).
Community development through the official CDAs has been an integral part of culture and existence of the people in Nigeria, and is still in operation in other parts of Edo state where traditional leadership is not controlled by the Oba of Benin. Official CDAs are registered with the Ministry of Youth and Culture (Personal communication, 2016). Central to understanding the contemporary context in Benin City is that some groups of people in the city have adopted the name CDA for very different purposes as discussed below. 
[bookmark: _Toc496698301][bookmark: _Toc500773480][bookmark: _Toc501357677][bookmark: _Toc501641282][bookmark: _Toc507755451]5.6.1	CDA in Benin City
The name CDA has been adopted by members of the informal traditional system to identify their functions in the sales of land and the development of the community, a goal which the established CDAs in Benin City never really pursued. These ‘new’ CDAs are variously identified by people as the “informal traditional community”, CDAs, or “community people”. These terms are used interchangeably by house builders.  CDAs in the present day are also sometimes identified as “land grabbers”, commonly known in other states as omo-onile or Ajagungbale (land- snatching warriors) (Guardian, 2016) in south western states in Nigeria such as Lagos, Ogun, and Ondo amongst others. Within the unofficial CDAs in Benin City, the members are people whose leaders are usually appointed from amongst the elderly and experienced adult men (referred to as youths). Their responsibilities include land allotment and supervision of same for providing housing and other infrastructures because no development can take place where there is no land; it is an indispensable component of, and form of development and emphasis was not on housing delivery.

At present, within the unofficial CDA, there is a youth section and an elders section. CDAs comprise of the traditional head (Enogie[footnoteRef:5]) of the area/localities and other people within the neighbourhood comprising the adult male folks. Membership of the CDAs is observably restricted to males; the females are excluded. This may be due to traditional belief restricting the female gender to certain roles, including care of the home. Likewise, memberships of the CDAs are political in nature, political in the sense that their leaders are elected and have definite tenure that is why the youth chairman or secretary or pointers[footnoteRef:6] amongst others changes over time. This change in leadership impacts on house builders. The only member that is not elected is the Enogie, because his chieftaincy title runs along hereditary lines. Elected members include a Youth Chairman, an elder, a Secretary, Financial Secretary, and Pointers. [5:  The Enogie are the highest in rank in the community (like the governor of states in a country with a central leadership called the President or Prime Minister. They represent and protect the Oba’s interest in their localities. They implement his policies and instructions and vice versa. The Enigies are among the hereditary chiefs of the Benin kingdom and are descendants of one of the sons of the Ogiso’s. They are in charge of a large areas or districts within the Benin kingdom.]  [6:  Pointers are the people who set out the layout of the parcel of land purchased.] 

In order to understand the traditional link to the CDA, the hierarchical structure of the Benin kingdom is explored. The Oba is the customary custodian of all the land in Benin City before the Land Use Decree of 1978, which later became the Land Use Act. The Land Use Act came into force on the 29th day of March 1978 (Ogu and Fadeyi, 2014), some of the objectives of the act were to ensure that the entire nation could have easy access to land by vesting control of lands in the aforementioned three tiers of government. Furthermore, the Land Use Act unified the systems of land which operated in the northern and southern part (Benin City inclusive) in order to create easier access to land both for public and individual uses. However, the Act failed to deliver on its objectives because it hindered the incessant provision of land for housing construction purposes amongst others (Mabogunje, 2010). Hence, till date the traditional authority in the form of CDAs still exercise authority over land in Benin City.
In brief, the traditional authority has the Oba of Benin at the top of the hierarchy: 
he is the head of the Benin Traditional Council and has the power to confer, create and confirm titles within the Benin kingdom. This revered monarchy is the central point of the Benin kingdom; wherein he is credited all kinds of magical powers, once installed cannot be deposed (Eweka, 1992, 31).  
After the Oba, at the district or community level comes the Enigies who form the headship of the traditional hierarchy in the communities, the Enogie, is the head of a very large area which is conferred on him by the Oba. After the Enogie is the Odionwere, in charge of a restricted area; these are the persons who have authority over land in neighbourhoods prior to the Land Use Act. Traditionally, being conferred with chieftaincy titles can be very prestigious, but it is not without its responsibilities.  The Enigies enjoy similar powers in the neighbourhoods to those that the Oba of Benin enjoys in the Kingdom.  So, when there are conflicts or disputes, they report back through the chain from the subjects to the respective street Odionwere till it gets to the office of the Secretary to the Oba of Benin and finally to the Oba (1992). The Table 5.3 shows the organogram of the Bini hierarchical structure and shows the position of the enigies (pl of enogie) and odionweres in relation to the Oba of Benin
[bookmark: _Toc501641565][bookmark: _Toc507077580][image: ]
[bookmark: _Toc509052935]Table 5. 3: The organogram of traditional hierarchy of the Benin kingdom. Source: Adapted from Eweka, (1992)

Hence, preceding to the passing of the Land Use Act of 1978, the traditional system involved communities having rights to land; the Oba of Benin was known to give official written approval for any piece of land acquired in his territory. Oba Akenzua II[footnoteRef:7] was the last to sign such approvals as written documents that gave credibility to any land transaction. This power of control over land was devolved to the Enigies before the Land Use Decree was passed in 1978 and they were in charge of the lands in the various designated communities as land ownership were controlled by indigenous traditional communities and families prior to this time (Mabogunje, 2010). The community youths were, therefore, required to operate under this order (subject to the Enigies or Odionweres)     [7:  Oba Akenzua II was the traditional head of the bini (Edo) people from (1899-1978), Eweka, (1992)] 

Initially these CDAs started in a more socially legitimate way because their initial aims were based on community improvement, but this goal became misplaced as they became more extractive and land focussed over time. This is because of the greed of most of the Chiefs and Enigies who confiscated all the proceeds from land transactions unto themselves and families alone. Since these youths (made up of men in the community) were regularly used as agents to achieve the elder’s goals; and possessing the strength and agility, decided to "overthrow" the elders and subsequently "hijacked" the CDAs. Nevertheless, this practice of high jacking was and remains illegal as there is no law enshrined anywhere in Nigeria that empowers community youths to engage in land transactions. This hijack of the CDA is restricted to the Bini speaking areas of Edo state (Nigerian Observer, 2017) because other areas which are not Bini speaking areas are not under the hierarchical structure of the Oba of Benin and hence do not engage in these practices by the CDAs (personal communication)
Overall, although the customary structure is recognized and accepted by the people, it is worth noting that as evidenced in this thesis, the CDAs act independently for their own interest and have no legal status and therefore the collection of fees from house builders is not legal and that the Oba and the enigies do not have power to curtail their acts. That is why the Oba of Benin had to solicit the help of the state government as discussed in Chapter 7 to ban the activities of the CDAs in Benin City which further corroborates the non-alliance of the customary structure with the CDAs. 
However, reasons why CDAs are able to act unilaterally is because of the much violence the exert on potential home owners during the housing delivery process and because the CDAs are used as for electoral purposes to get votes by the politicians. The use of CDAs by politicians gives the CDAs greater strength and legitimacy, which makes them more powerful locally, consequently, these interactions indirectly empower the CDA to do whatever they like to potential house builders.  
So, what most interviewees understand today is as CDA in areas studied during this research are an aberration, a misrepresentation of the term CDA. These youths usurp the authority of the elders, and extort money and land from property developers, through collection of multiple levies.[footnoteRef:8] Because the CDAs were later hijacked by the youth as elaborated above, the youth became the dominant member in the different meetings still with the presence of the enigies.  Consequently, the coming together of youths and traditional elders under the name CDA is a sort of ‘hybridity’ - but also evidence of an ‘insurgent’ practice which is however largely negative, and which is further discussed in Chapter 7. The hijacking by the youths resulted in repressive and extortionary behaviour with an important impact on housing, as is discussed in Chapter 7. [8:  These informal levies, are a form of informal taxation paid to the informal traditional community (commonly called community levy) before a prospective house developer can proceed with the development of an acquired parcel of land. While some people talk about them as taxes or fees, the term ‘levies’ is used to describe payments to CDAs to avoid confusion with other, more official payments] 

Though the government has legal powers contained in the Land Use Act, it is weak in the strict implementation of these powers. Hence, the traditional customary system still maintains its control over land. The government, through the Ministry of Lands and Survey, limits itself to the issuance of Certificates of Occupancy (C of O) especially for lands in areas like the GRA or to those who seek for it as a document to support a pursuit, e.g., as collateral for bank loans, etc. The people interviewed for this study in each neighbourhood described above rarely apply for C of Os. This is because of the cost and effort of acquiring such is a very cumbersome process (Udoekanem et al., 2014). 
Under the 1978 Land Use Act, when the government requires land for a purpose, they have the powers to acquire a required dimension of land from any community or neighbourhood for the common good of all.  Section 1 of the Act specifies that “individuals cannot own freehold interest to land in Nigeria but can be granted a right of occupancy for 99 years’ subject to ground rent to the government. This makes ownership of land insecure and therefore compensations are usually not paid for vacant lands” (Udoekanem et al., 2014, 186). 
[bookmark: _Toc496698303][bookmark: _Toc500773481][bookmark: _Toc501357678][bookmark: _Toc501641283][bookmark: _Toc507755452]5.7	Classification of Socio-Economic Status
This section notes respondents’ levels of income and explains why certain classes are predominant in each neighbourhood in Benin City. According to studies carried out by Chukwuonye et al., (2013), there is no agreement on the categorisation of socio-economic status (SES). Nevertheless, in their study, interviewees were characterised by their stated income into three categories. According to these authors, low income earners are those who received 18,500 Naira (₦) ($119.35) or less per month, which is the minimum remuneration for civil servants in Nigeria; the middle-income class earned ₦85,000 ($548.38) or less per month; and the upper income class received more than ₦85,000 per month, ($548.38)[footnoteRef:9].  For this study, this definition and classification of the different socio-economic groups is used to understand the income levels of the interviewees in the case studies. The choice of this definition is because, at the time of writing, the minimum wage has not changed in Nigeria, it remains N18,500 naira.  [9:  (One US dollar was equivalent to 150–155 Naira – according to exchange rates - at the time of this study).] 

[bookmark: _Toc496698304][bookmark: _Toc500773482][bookmark: _Toc501357679][bookmark: _Toc501641284][bookmark: _Toc507755453]5.8	Categorising House Types According to Location and the Type of Housing 
In this section, I first describe and classify the variety of housing types observed in the different case studies. Those interviewed were organised into four main groups according to the location of housing (see Table 5.2). The interviews revealed the diverse house types found in each case study as well as the tenancy types found in each type of house.
	S/N
	PSEUDONYM
	NATURE OF TENANCY
	CURRENT ACCOMMODATION/TYPE OF HOUSE
	LOCATION OF THE HOUSE
	SOCIO ECONOMIC STATUS
	OVERVIEW OF THE CASE STUDY

	1. 
	Mr Oviarome.S.
	Tenant
	FMIFY
	Ibiwe and its Environs

	Low
	Located in the core of the city and slum areas, an area dominated by low income earners, high densities, poorly developed and unplanned residential area. Dominant house type is the FMIFY type, flats etc. a residential and commercial area



	2. 
	Mr Gift.O.
	Tenant
	FMIFY
	Ibiwe and its Environs
	Low
	

	3. 
	Mrs Osasere.T.
	Tenant
	FMIFY
	Ibiwe and its Environs
	Low
	

	4. 
	Mrs Bamidele
	Rent Free Occupiers
	Courtyard House
	Ibiwe and its Environs
	Middle
	

	5. 
	Mr Osazee. O.
	Tenant
	FMIFY
	Ibiwe and its Environs
	Low
	

	6. 
	Mrs Obi-Davis
	Home Owner
	Twin Flat
	Ibiwe and its Environs
	Middle
	

	7. 
	Mr. Osaretin.U.
	Inherited
	Multi-Storey of 2&3 Bed Flats
	Ibiwe and its Environs
	
	

	8. 
	Mr. Obazuaye.H.
	Home Owner
	Twin Flat
	Ibiwe and its Environs
	High
	

	9. 
	Mrs Ighodalo
	Tenant
	FMIFY
	Uselu and
Ugbowo
	Low
	Uselu and Ugbowo axis of Benin City; an area and located in the intermediate zone of the city. It is characterised by all income groups, but mainly the middle-income group, different types of housing which are subject to mixed uses, medium population densities, and developing but planned residential area. Housing type varies from the conventional courtyard housing to the FMIFY type, flats etc.


	10. 
	Ms M. Jordan
	Tenant
	Courtyard
	Uselu And Ugbowo
	Low
	

	11. 
	Mr O. Goodwill
	Tenant
	Flat
	Uselu And Ugbowo
	Low
	

	12. 
	Mrs J. John
	Free Rent Occupier/ But Building Her Own
	Multi-Storey of 6 Flats
	Uselu And Ugbowo
	Middle
	

	13. 
	Mrs O. Okogie
	Rent Free Occupier But Living With Father Who Purchased His House
	BDPA Housing Unit/ Bungalow With Boys Quarters
	Uselu And Ugbowo
	Middle
	

	14. 
	Mr Jonathan. P.
	Tenant
	Twin Flat
	Uselu And Ugbowo
	Low
	

	15. 
	Mrs. O. Joseph
	Tenant
	Multi-Storey 
	Uselu And Ugbowo
	Middle
	

	16. 
	Mrs. I. Ogbemudia
	Tenant But Building Her Own House
	Multi-Storey FMIFY
	Uselu And Ugbowo
	Low
	

	17. 
	Mr. Ikun-Francis
	Tenant 
	
	Uselu And Ugbowo
	Middle
	

	18. 
	Mrs Oyinbo
	Home Owner
	Bungalow
	Uselu And Ugbowo
	High
	

	19. 
	Mrs Onojatamiri.J.
	Home Owner/ Purchased
	Multi-Storey of 6, 3 Bed Flats
	Uselu And Ugbowo
	High
	

	20. 
	Mr. Daniel
	Tenant
	Flat
	Amufi Community
	Middle
	Amufi community which is located at the periphery/ urban fringe zone of the city, developing, low densities and medium income earners. Dominant house type is the flat/bungalows.


	21. 
	Mr Asoro
	Tenant Building Her Own House
	Self-Contained
	Amufi Community
	Middle
	

	22. 
	Mr. O. Okungbowa 
	Rent Free Occupier
	Flat
	Amufi Community
	Middle
	

	23. 
	Mr. Paul
	Home Owner
	Twin Flat
	Amufi Community
	High
	

	24. 
	Mr. Esosa
	Home Owner
	Twin Flat
	Amufi Community
	Middle
	

	25. 
	Mr Idemba
	Home Owner
	Twin Flat
	Amufi Community 
	Middle
	

	26. 
	Dr. Matthew 
	Home Owner
	Multi-Storey of 2 & 3 Bed Flats
	Amufi Community
	Middle
	

	27. 
	Mr Ndem
	Home Owner
	3 Bed Flats with FMIFY & Boys Quarter
	Amufi Community
	Low
	

	28. 
	Mr Osadolor
	Home Owner
	Self-Contained or I Bed Flat
	Amufi Community
	Low
	

	29. 
	Mrs Patricia
	Home Owner
	4 Bed Bungalow
	Amufi Community
	Middle
	

	30. 
	Mr Egboma
	Home Owner
	Twin 3 Bed Flat
	Amufi Community
	Middle
	

	31. 
	Mrs. O. Jakana
	Tenant
	Flat
	GRA
	Middle
	Government Reservation Area (GRA) an area for the elite. High income, low population density, highly developed and planned residential area; spreads from the core to the intermediate zone down to urban fringes. Dominant form of houses are the bungalows/flats and duplexes.


	32. 
	Mr Asekhame
	Tenant Building Own House
	Twin Flat
	GRA
	Middle
	

	33. 
	Mrs M. Donald
	Tenant Building Own House
	Multi-Storey of 4 Flats
	GRA
	Middle
	

	34. 
	Mrs Orijikafo.R.
	Tenant Building Own House
	A Twin Flat of 2 Rooms
	GRA
	Middle
	

	35. 
	Mr. S. Patagana
	Tenant Building Own House
	Twin Flat of 2 Bedrooms
	GRA
	Middle
	

	36. 
	Mrs Edoba-Osas 
	Home Owner
	Duplex
	GRA
	High
	

	37. 
	Mr. I. Ugata
	Home Owner
	Duplex
	GRA
	High
	

	38. 
	Mrs Bello
	Home Owner
	Twin Flat of 3&4 Bed Rooms
	GRA
	High
	

	39. 
	Mrs Apata
	Home Owner
	Bungalow of 6 Bedrooms
	GRA
	High
	

	40. 
	Ms Mariam
	Rent Free Occupier Sisters /Late Father’s House
	Bungalows
	GRA
	Middle
	


[bookmark: _Toc502829930][bookmark: _Toc509052936][bookmark: _Toc496698305]Table 5. 4: Tenant and home owners and other’ interviewees and my classification of them. Source: From authors fieldwork

[bookmark: _Toc500773483]
[bookmark: _Toc501357680][bookmark: _Toc501641285][bookmark: _Toc507755454]5.8.1	Uselu and Ugbowo
This is a heterogeneous neighbourhood although Uselu and Ugbowo are two neighbourhoods, they have merged into each other due to the growth and expansions of both neighbourhoods. It comprises people with diverse cultural and religious affinities.   Uselu and Ugbowo neighbourhoods are in Egor and Ovia North East Local Government Area of Edo State, Nigeria, which is one of the local government areas that make up Benin City. This neighbourhood is exclusively a residential area though it does also possess the Ediaken market which is the commercial hub serving the two neighbourhoods. Figure 5.3 and 5.4 shows the map of sections of Ugbowo and Uselu neighbourhoods respectively. This settlement is in the intermediate part of the city.
[image: U:\MAPS\Ugbowo Map.jpg]
[bookmark: _Toc500838807][bookmark: _Toc501641566][bookmark: _Toc507077581][bookmark: _Toc509052749]Figure 5. 3: : Map showing sections of areas in Ugbowo neighbourhood. Source: Google Earth, 2015 

[bookmark: _Toc500838808][bookmark: _Toc501641567][bookmark: _Toc507077582][bookmark: _Toc509052750][image: U:\MAPS\Uselu Map.jpg]Figure 5. 4: Map Showing Sections of Areas in Uselu neighbourhood. Source Google Earth, (2015) 

During this study Uselu and Ugbowo neighbourhood is identified as a neighbourhood predominantly associated with middle income earners. However, this neighbourhood also has a mix of the different socio-economic levels, containing low, middle and high-income earners, and in this respect, it is different from the other areas. However, a higher proportion of low-income earners are in the Uselu axis of the neighbourhood while in the Ugbowo axis there are more middle-income earners. Reasons for this include the fact that the Ugbowo axis is occupied by those engaged in formal employment because of the siting of The University of Benin, The College of Education Ekiadolor, The University of Benin Teaching Hospital, Egor administrative headquarters and other ancillary services. Those involved in informal occupations are typically engaged in livelihood activities such as agriculture, trading, carpentry, motor mechanics, and plumbing. 
This neighbourhood is also characterised by a mix of several types of housing which range from the traditional courtyard house, to the FMIFY house as discussed in Chapter 2. There are also a few duplexes that can be found within the Ugbowo axis of this neighbourhood, and there are also flats. Another noticeable feature of this neighbourhood is that some of the houses are used for mixed services. The box below shows the profile of an interviewee who is renting and lives in a FMIFY house while the figures below show images of the different house types in this neighbourhood.
Profile 1a
Mrs Ighodalo is a tenant who lives in this neighbourhood. She lives with her husband and three children in a FMIFY house which is also occupied by other tenants. They occupy two rooms in this house. She is involved in petty trading as she uses a container (those for shipping cars) as a shop from which to sell her petty items in front of the house. A total of 7 households live in this house and there are 15 rooms altogether. In total 27 people live in this house with one room being un-occupied, vacant. In terms of occupancy per room it varies as some rooms have more occupants than others.
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[bookmark: _Toc500838809][bookmark: _Toc501641568][bookmark: _Toc507077583][bookmark: _Toc509052751]Figure 5. 5: A Twin flat in Uselu and Ugbowo. Source: Photograph by Uyi Ezeanah (2015) 
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[bookmark: _Toc500838810][bookmark: _Toc501641569][bookmark: _Toc507077584][bookmark: _Toc509052752]Figure 5. 6: A multi-storey house of four flats in Uselu and Ugbowo. Source: Photograph by Uyi Ezeanah (2015).
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[bookmark: _Toc500838811][bookmark: _Toc501641570][bookmark: _Toc507077585][bookmark: _Toc509052753]Figure 5.7: A FMIFY type of house in Uselu and Ugbowo. Source: Photograph by Uyi Ezeanah (2015) 
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[bookmark: _Toc500838812][bookmark: _Toc501641571][bookmark: _Toc507077586][bookmark: _Toc509052754][bookmark: _Toc496698306]Figure 5. 8: A courtyard type of house in Uselu and Ugbowo. Source: Photograph by Uyi Ezeanah (2015) 

[bookmark: _Toc507755455]5.8.2	Government Reservation Area (GRA)
The establishment of the GRA dates from 1916, when Sir Frederick Lugard, Governor-General of the newly formed colony of Nigeria, instructed that a new road and housing estate should be constructed in Benin City by the British. As discussed in Chapter 2, with the passage of time this area became the abode of the rich politicians and senior officers in the administrative sector after Nigeria gained her independence in 1960. Today it is still dominated by the elite class (Aribigbola, 2000).
Although most of the population of the GRA are high-income earners, the presence of middle-income earners in some spots as well as low income earners is observable. The low-income earners are those who reside locally because of their employment as “in-house” gatemen, cooks, house helps or drivers. The profile 1b below is of Mrs Edoba-Osas a home owner in GRA while Figure 5.9 below is a map of some sections of GRA used for this study. 



Profile 1b
Mrs Edoba-Osas is a single mother who lives with her two children in a duplex in GRA.  She is both a civil servant and business tycoon and has many businesses registered in her name. She has a lot of buildings in the GRA and in other locations within the city; she rents these out to tenants. In the same compound where she lives she has built a multi-storey building of four flats which she is renting out to tenants. Her duplex is made up of six rooms; all are ensuite. In all she has a total of five households living in the compound including her own.




	
		
	



[bookmark: _Toc501641572][bookmark: _Toc500838813][image: U:\MAPS\GRA General Map.jpg]
[bookmark: _Toc507077587][bookmark: _Toc509052755]Figure 5. 9: Map Showing Sections of areas in GRA. Source: Google Earth, (2015).

In this neighbourhood, the dominant house types were flats or semi-detached flats which are built by the home owners themselves or by landlords. There are also bungalows. The middle-income earners also reside in some parts of the GRA where the houses are not too expensive to rent. This is the reason for the predominant house type being a duplex house.  The type of bungalows built in GRA are very aesthetically pleasing and are massive in nature when compared to the type of houses produced in other neighbourhoods. Houses in this neighbourhood are of quality by most residents as confirmed in the interviews conducted for this thesis. The perception of many of the interviewees about the issue of quality housing is further explored in Chapter 6. This area has a low density of population and the area is for the elite with some middle-income earners. This is reflected in the kind of quality houses built in this neighbourhood and these are analysed and discussed further in Chapter 6. The Figures below show a bungalow, a duplex, and a multi-storey house in GRA in Benin City.
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[bookmark: _Toc507077588][bookmark: _Toc509052756][bookmark: _Toc500838814][bookmark: _Toc501641573]Figure 5. 10: A bungalow house type in GRA. 
Source : http://homes.mitula.com.ng/offer
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[bookmark: _Toc500838815][bookmark: _Toc501641574][bookmark: _Toc507077589][bookmark: _Toc509052757]Figure 5. 11: A duplex house in GRA. Source http://homes.mitula.com.ng/offer
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[bookmark: _Toc500838816][bookmark: _Toc501641575][bookmark: _Toc507077590][bookmark: _Toc509052758]Figure 5. 12: Shows a duplex house and a 4-flat multi-storey building in GRA. Source: Photograph by Uyi Ezeanah (2015).

[bookmark: _Toc496698307][bookmark: _Toc500773484][bookmark: _Toc501357681][bookmark: _Toc501641286][bookmark: _Toc507755456]5.8.3	Ibiwe and its Environs
This neighbourhood is in the Oredo local government area of Benin. As described in Chapter 2, it is situated within the central part of the city.  A major feature of this neighbourhood apart from its being a residential settlement, is the fact that it is also a hub for various commercial activities within the city. This is because many of the buildings within this case study are used for both residential and commercial purposes. In the study carried out by Abotutu, (2014) Ibiwe and its environs were characterised as a slum, this were not originally slum areas. However, because much of the housing was built in the pre-colonial era and during the initial years of the colonial government in Nigeria, such housing has deteriorated over time. Today, many of the buildings have been compromised and become unfit for human habitation. Figure 5.13 is a map of Ibiwe and its environs. 
[bookmark: _Toc501641576][bookmark: _Toc500838817][image: U:\MAPS\Ibiwe Map Real.jpg]
[bookmark: _Toc507077591][bookmark: _Toc509052759]Figure 5. 13: Map Showing Ibiwe and its environs. Source: Google Earth, 2015. 

This case study area is categorised by the different house types that are located within the neighbourhood. The courtyard house is one of the types of houses found in this location. In times past as observed by Dark (1973) the courtyard house was known as a traditional multi-family compound house, with rooms arranged around in a rectangular form facing the rectangle. Rooms ranged from between 6 and 15 rooms. This house type can either be a single storey building or a multi-storey building. One of the interviewees in this area is a tenant who lives in a FMIFY house. Profile 1c details an interviewee who lives in a FMIFY house and whilst profile 1d details a home-owner who lives in a flat.
Profile 1c
Mrs Osasere lives in a rented house. Other households live in the building as tenants – they rent a room or two in the house. Mrs Osasere has four children and they live in one room in this FMIFY house. Her husband lives with them in the same house and commutes to work from this house. She is a tenant in the house. A total of 60 persons live in this house of 12 rooms including the tenants and their households.


Profile 1d
Mr Osaretin lives in an inherited house. The house formerly belonged to his father. Mr Osaretin has also started building his own house. The house is a multi-storey building of four flats with 3 bedrooms each. He occupies one of the flats while the others are rented to other tenants. Four households live in this house; the total number of people who inhabit the house is 20. He noted that this number may vary from time to time because one of the tenants keeps receiving visitors in the form of relatives. However, in his flat there are four people; himself, his wife and two kids.










Four of the eight interviewees who lived within Ibiwe and its environs identified as tenants and live in the FMIFY house while two others were homeowners and live in flats. The number of rooms in these buildings ranges from 10 to 40. The rooms in some cases may double up both as a bedroom and as sitting room. In other instances, they double up as a kitchen in which meals are prepared. They may also be occupied by several families, (Ighodaro, interviewee, 2015, Okeyinka, 2015). This house type has been discussed in Chapter 2. However, in recent times in this neighbourhood there has been an incremental face-lift on a limited number of houses. Here people buy old houses and knock them down and rebuild them as flats and bungalows, but such houses are very minimal in this neighbourhood. Some have even been rebuilt as shopping malls. 
This is because this area is located within the core of the city it is characterised by very high densities and low-income earners. FMIFY house is the predominant house type in Benin City but since the early 2000s, the dominance of the FMIFY house is gradually fading out. However, some people still build this type of house. Those who continue to build this style of house are predominantly those individuals who do not have the financial power to build flats or bungalows. In Benin City in general there has been a marked deviation from FMIFY house in preference to the flat/ bungalow type of house. 
Where FMIFY houses are constructed people have tried to adapt the traditional design by ensuring that housing facilities like toilets, bathrooms and a kitchen are located within the house. This point is illustrated by an interviewee below;
They produce more of these flats maybe 2 bedrooms, 3 bedrooms because that is what they think they will make more money from, nobody wants to go into duplex all these high-quality houses. FMIFY is fading of gradually. Is fading off because in those days the poor man will just one to take one room and have the common toilet, but these days is comfort, there is the self-contained of one room, toilet, and kitchen all inclusive, for comfort and convenience everybody wants to go for that (Mrs Bello).
A third housing type found in this neighbourhood is the flat and bungalow. They are minimal in number in this neighbourhood. Such flats can be in the form of multi-storey or single flats or twin flats. Flats are not usually common place in this neighbourhood because of its location at the core of the city. Similarly, the type of tenancy prevalent in this case study area is rental. Figure 5.14 shows some FMIFY houses whilst Figure 5.15 shows the picture of courtyard house used for residential and commercial purpose in Ibiwe and its environs.
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[bookmark: _Toc500838818][bookmark: _Toc501641577][bookmark: _Toc507077592][bookmark: _Toc509052760]Figure 5. 14: Different Face-Me-I -face you houses in Ibiwe and its environs. Source: Photograph by Uyi Ezeanah (2015).
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[bookmark: _Toc500838819][bookmark: _Toc501641578][bookmark: _Toc507077593][bookmark: _Toc509052761]Figure 5. 15: A courtyard type of houses used for residential and commercial purpose in Ibiwe and its environs. Source: Photograph by Uyi Ezeanah (2015)

[bookmark: _Toc496698308][bookmark: _Toc500773485][bookmark: _Toc501357682][bookmark: _Toc501641287][bookmark: _Toc507755457]5.8.4	Amufi Community
Amufi is in the Ikpoba-Okha local government area of Benin City. As identified in Figure 5.3 it is one of the local government areas that make up Benin City. Like the other neighbourhoods, this is a heterogeneous community of people from diverse cultural and religious backgrounds and it is located on the periphery of the city. The significance of this location (which is represented as green belt in Table 5.2) is that the land here used to be vacant land overgrown with forest vegetation. However, it is now experiencing growth in terms of population (although it is still sparsely populated). These vacant lands have been sold to potential house builders to develop and build their houses on. Some of the land in this community was sold under the site and service scheme to different establishments within the state, who later sold out to their employees under the scheme as discussed in Chapter 2. Figure 5.16 is a map of Amufi community.
[image: U:\MAPS\Amufi Genral Map 1.jpg]
[bookmark: _Toc500838820][bookmark: _Toc501641579][bookmark: _Toc507077594][bookmark: _Toc509052762]Figure 5.16: Map Showing Amufi Community. Source: Google Earth, 2015.

Within the Amufi community, the dominant house types observed are the flat or semi-detached type of house along with bungalows. Similar findings were noted in studies carried out by Ibem (2012) where 54% of the respondents lived in bungalows. This showed the housing preference of urban residents in the study area. Reasons adduced include the fact that Amufi is a new development area. Civil servants form the bulk of the population here because some of the lands bought here were bought as site and service schemes by different establishment within the state, hence the dominance of civil servants. 


Profile 1e
Mr Asoro is a tenant who is presently also building his own house. He lives in the Amufi community with his wife and children in a 2-bed flat in a building of three flats. In total, three households live there with 5 people in each household.








Consequently, it is characterised by middle income earners and some low-income earners whose livelihoods support the civil servants, as reported by the interviewees. The poor who live in this neighbourhood range from drivers, or gatemen who work in some of these establishments to those involved in petty trades, carpentry, bricklaying, painting, welders, security men, house-helps, as well as those who originally lived there before the commencement of housing development in the neighbourhood. This accounts for the different house types in the neighbourhood. As one interviewee commented
 Well, the types of houses produced by developers within the city varies over time, it has varied. At a time, it was this roomy type of structures that was prevailing what we call FMIFY but with time it came to this flat system. The predominant flat system then was 3 bedrooms, now is em… okay after the 3-bedroom flat system that is bungalow, the twin 3 bedrooms, it got to a point the prevailing was a 4-flat system, two flats down two flats up of 3 bedrooms and so it varies, and again it depends on how buoyant you are, and your mind set to now say this is what I want (Mr Oghosa).

The term ‘buoyant’ here refers to how rich the person in question is. Although income levels vary in the area, the FMIFY of housing is not a common feature in this neighbourhood. One interviewee had built a mix of building in his compound. There I found a 3-bed flat in which he was residing with his family, then a FMIFY house, and a 1-bed house. All three dwellings had inclusive facilities. In this area, more of the residents were owner occupiers or landlords who build houses to live in or to rent out. The area is of average population density as it is a developing neighbourhood. Figures 5.17, 5.18, 5.19 and 5.20 are pictures of various housing type found in this neighbourhood while figure 5.21 shows a contemporary floor plan of a FMIFY house type.
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[bookmark: _Toc500838821][bookmark: _Toc501641580][bookmark: _Toc507077595][bookmark: _Toc509052763]Figure 5. 17: A multi-storey building of 4 flats in Amufi. Source: Photograph by Uyi Ezeanah (2015)
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[bookmark: _Toc500838822][bookmark: _Toc501641581][bookmark: _Toc507077596][bookmark: _Toc509052764]Figure 5. 18: A 3-bedroom bungalow/flat in Amufi. Source: Photograph by Uyi Ezeanah (2015)
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[bookmark: _Toc500838823][bookmark: _Toc501641582][bookmark: _Toc507077597][bookmark: _Toc509052765]Figure 5. 19: A FMIFY house in Amufi. Source: Photograph by Uyi Ezeanah (2015)

[image: ]
[bookmark: _Toc500838824][bookmark: _Toc501641583][bookmark: _Toc507077598][bookmark: _Toc509052766]Figure 5. 20: A twin 3 bed flat in Amufi. Source: Photograph by Uyi Ezeanah (2015)
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[bookmark: _Toc500838825][bookmark: _Toc501641584][bookmark: _Toc507077599][bookmark: _Toc509052767]Figure 5. 21: Floor plan of a contemporary Face-me-I-face you type of house. Source: Uyi Ezeanah, fieldwork (2015).

From basic observation of the area it is apparent that flats and bungalows are the dominant form of housing. Reasons for the dominance of this type of housing have been discussed within this chapter. Most of the residents here are home owners who were involved in the delivery of their houses from start to finish. 
[bookmark: _Toc496698309][bookmark: _Toc500773486][bookmark: _Toc501357683][bookmark: _Toc501641288][bookmark: _Toc507755458]5.9	Conclusion
The discussion of the neighbourhoods in relation to their varied characteristics, taking into consideration the forms of tenure as well as income level of the interviewees in each area, illustrates the variation in features of the specific case study neighbourhoods selected in Benin City. These areas are occupied by differing combinations of people classed as high, low or middle-income earners who tend to be accommodated either by self-building or by renting or through acquiring property inheritance or in a rent-free manner from relatives. These individuals and the types of houses provide a basis for the analysis developed in subsequent chapters. 
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[bookmark: _Toc500773487][bookmark: _Toc501357684][bookmark: _Toc501641289][bookmark: _Toc507755459][bookmark: _Toc459991236]CHAPTER SIX:  PEOPLE’S PERCEPTION AND EXPERIENCES OF QUALITY HOUSING

[bookmark: _Toc507755460][bookmark: _Toc488661478][bookmark: _Toc496698325]6.1	Introduction
Studies by various authors as identified in Chapter 3 claim that the definition of quality housing is multifaceted (Ebong, 1983; Hammer, et al., 2000; Okewole and Aribigbola, 2006; Olayiwole, et al., 2006 and Jiboye, 2004 cited Amao, 2012). These authors define quality housing as encompassing features such as the physical state of the house and all additional amenities within the house and services that that makes for favourable and satisfactory living. Hence, ‘quality housing’ should satisfy the ensuing characteristics of aesthetics, sanitation, and drainage, age of building, waste and sewage disposal within the residence, ease of movement, as well as the provision of housing infrastructure. Definitions of quality however varied between authors, emphasising different features of housing as key and revealing different values associated with ideas of quality. For this research, as detailed in Chapter 3, quality housing is defined as a house that encompasses the provision of independent facilities within the home such as toilet, bathroom and kitchen and a house that has access to adequate infrastructure such as electricity, water and good transport system. This chapter uses the definition of quality housing that was outlined in Chapter 3 to explore how different stakeholders perceive and make sense of quality housing.
Section 6.1 analyses the definition of quality housing from the perspectives of the different stake-holders in the provision of quality housing, drawing on the definitions of tenants, homeowners, government officials and traditional community leaders (CDAs) in all the case studies used in Benin City. This chapter addresses the first of my research questions. What does quality housing mean to residents and people’s experiences of housing quality in Benin City. This will be achieved through the analysis of data generated from the semi-structured interviews completed during the fieldwork. The analysis focuses on the interview data discussed in Chapter 4
Section 6.2 draws on respondent’s definition of quality housing to understand how the availability of independent internal facilities within the house impacts on residents’ lived experiences. Furthermore, it explores the satisfaction derived from independent facilities within the home and how they impact on the lived experiences of the respondents. 
Section 6.3 draws on Nubi, (2002) and Morinkayo et al., (2014) definitions of infrastructure and quality housing, and explores the availability of facilities based on access to infrastructure. This is explored to comprehend the significance and level of satisfaction derived from access to such infrastructure and its impact on the respondents’ general lived experiences. 
Section 6.4 explores the quality of housing in the different neighbourhoods in Benin City 
Section 6.5 key arguments are summarised in this section

[bookmark: _Toc488661477][bookmark: _Toc500773488][bookmark: _Toc501357685][bookmark: _Toc501641290][bookmark: _Toc507755461][bookmark: _Toc459991237]6.2	Key Stakeholder’s Definition of Housing Quality in Benin City
Interviewees’ responses to the concept of ‘quality housing’ are multifaceted and included: 
· Basic amenities + others (space and security)
· Materials used in constructing the house
· Aesthetics 
· Building codes/standards
· Self-built
· Housing comfort
An understanding of how various key stakeholders in Benin City perceive quality housing cannot be understood without explaining why people define housing quality in varied ways. 
In Ibiwe and its environs, many interviewees were either home owners, tenants or rent-free occupiers. They defined quality housing in terms of availability of basic amenities, spaciousness, beauty, quality of material used/ being well-built and secured.  Many stated that a quality house should have all the listed parameters as well as basic facilities such as a kitchen, toilet/bathroom, electricity, and water. Some of the interviewees stated that a quality house must have all the basic amenities and that these amenities should be functional. This is evidenced:
Quality housing means houses that are of standard and have all the facilities (Bamidele, tenant, interviewee).
Residents in Uselu and Ugbowo, Amufi and GRA stated that quality housing needing to have, in addition to all the basic facilities hitherto noted, the following characteristic; it should be spacious, beautiful, built with quality material used for construction and be secure. A house that has satisfied these features represents quality:
A quality house should be a house that contains all the basic facilities that will make life more comfortable for the dwellers, good toilet facilities, good drainage system, adequate water supply, should be spacious, should be in a neat environment, what else, should be spacious the accommodation should be equivalent to the population, not having 6 people living in one room. (Mrs John free rent occupier, Uselu and Ugbowo)
Despite the income differentials between the case study areas, the issue of aesthetics cut across all cases. During the interviews, nine of the interviewees defined it in terms of aesthetics. As two of the interviewees noted: 
A quality house means a beautiful house (Jordan, Uselu and Ugbowo interviewee).
A quality house should be to taste such that it would be captivating, attractive and welcoming (Mrs Patricia, Amufi).
Furthermore, materials used in building the house were another criterion used by respondents for defining a quality house in all the case studies. The foundation of a quality house should be well designed and quality materials should be used. In addition, it should be well designed to meet structural standards and should be built with approved standard building materials so that when there are rainstorms and heavy floods, the house will not be readily damaged. This concern is a function of the climatic conditions prevalent in Benin City (intense rainfall) and is a concern heightened by the prevailing lack of drainage and limited land use control (Atedhor, Odjugo and Uriri, 2011; Adebayo, and Jegede, 2010). This is illustrated below:
Another attribute of quality house is that during erosion or when it rains a quality house will be able to stand the test of time. People who live in quality house will be more psychologically and emotionally more balanced in the sense that it is conducive, people can sleep well and feel more relaxed and the children can have a good place to play round and do better unlike when the place is not a quality house (Idemba, interviewee, Amufi).
In addition to these points some respondents in Amufi and Uselu and Ugbowo, argued that the materials used to build a house must achieve a desired level of strength, functionality, and structural appearance. These attributes, according to them, would ensure that the house is structurally sound, and that quality is not compromised.  Thus:
A quality house is a house that is built with good materials then! …When the quantity of cement is smaller or less than the quantity of sand, at the end of the day you don’t build a quality house. A quality house is a house that quality materials are used for building, you don’t economise materials when you are building a quality house, when they say a bag of cement will give you so, so and so blocks then you now increase the number of blocks a bag of cement should give you, then it is not a quality house (Onojatamiri, owner – purchased, Uselu and Ugbowo interviewee).
Housing comfort was used as a parameter for defining a quality house by two interviewees in GRA and Amufi. They stated:
I think a quality house for me is that house that gives you comfort, a house you live in I mean you are just okay, you are comfortable, you don’t have stress, it’s not like you must put in all the millions to get a quality house, but some people will tell you the same house they would have used maybe let me say 20 million to build, people will build that same house for about 10 million, will have the same quality and even better standard if you monitor closely yourself and acquire the materials yourself (Mrs Bello, GRA interviewee).
I mean err when you talk about quality house you are talking about a place that you spend more of your time, apparently if you stay in a place that is not comfortable you will not be able to put in your best even when you come to your job in the morning. So, where you stay should be very, very comfortable at least for your family and you have enough time to rest and every other thing (Prince Obazuaye, Ibiwe and its environs interviewee).
It follows, that a quality house is not a function of how much money has been invested into building the house, but the comfort that an individual experience within the building.   These features align with those identified by Rapoport, (1976) namely, that a place must be fit for the functions that it performs. 
Responses from interviewees further brought to the fore how fluid the concept of quality housing is. One interviewee defined quality house as that which is ‘self-built’. Thus, for this interviewee, quality is based on ownership, which in his opinion, is the building of a house by oneself. Recognising the extensive associations of self-built housing with ‘slum’ or informal housing which commonly denote poor quality, this emphasis on ‘self-building’ reveals the variety of the types of houses that can be self-built, but also that the process of producing quality is critical in terms of personal fulfilment and also taste. This finding supports the arguments of Ogu (1999) and Kaitilla, (1993, 47) who state, “that home ownership gives a sense of ‘self-gratification’ to owner-occupiers and makes them psychologically proud and satisfied with their dwelling units”. This concern for taste and the desire to self-build is evidenced below:
I can say a quality house is a building or a structure that you erect by yourself and you erect it to your own taste that is your own quality house. Because everybody has their own perception of quality house, it depends how you want it, there are some 3-bedroom flats that all have master’s bedroom, while in some other 3 bedrooms they will just have one bathroom and toilet (Ndem, Amufi resident interviewee).
Furthermore, housing in Benin City is considered to have cultural relevance because, regardless of the quality and type of a house delivered, if it is self-built it is considered an accomplishment, even when quality of the house is compromised (Ogu, 1999). As already indicated, the emphasis on a self-built structure as a critical feature of quality housing raises questions over the applicability of this concept, particularly in relation to some forms of informal and shack housing which are labelled very poor quality.   
A CDA member defined a quality house as:
Well to me when you say quality house, you talk about a house that is well furnished, a house that is not just a passage house, a passage houses you cannot call it a quality house, you talk about duplex, self-contained as quality house, when you enter inside you see everywhere tiles and furniture inside and only the paint use that is why … (Mr Eghosa).

The CDAs idea of quality is based on the type of house produced, and the quality of furniture provided within the house in addition to using specific building materials in flooring the house. Their definition of a quality does agree to some of the features used by residents to identify quality but does not agree with what government, planners define as quality housing. Hence definition of quality is based on individual’s idea. Also, the FMIFY house type is associated as a form of poor quality housing. 
Housing codes/standards were used to define quality housing by government representatives. Quality housing was defined by government representatives (including planners) as being houses in which standards, as spelt out in the housing policy, are met. Such standards/codes as highlighted in Chapter 2 include; having the required setback from the house to the road, houses must not be built on water ways or in disaster prone areas. In addition, room standards as spelt out by the national housing policy must be met, building must be well orientated taking into full consideration the available airspace which means the building should be well sited or positioned to allow for cross ventilation (Edo State Gazette). From the perspective of government representatives any housing therefore which does not fulfil these requirements cannot be defined as quality. 
 I wouldn’t say from the perspective of the government I would want to say from the perspective of the planners. A quality house is one that has all the standards in place when we talk of standard in place we are talking of the airspaces, the setbacks and the fittings inside the house (Isowa, government interviewee).

Government representatives discussed some of these individual specifications, and in so doing explained why they impacted on the issue of quality. For example, the avoidance of building on waterways related to such houses being liable to flooding over time. This is an important consideration as the continuous flooding of a house will create constant wear and tear on the walls of the house and this will reduce the quality of the house overtime (Mr Isowa, Mr Bankole, Mrs Edebiri, and Mr Oghosa, 2015). 
Despite the seeming ‘rationality’ of these various housing codes and standards, what is evident from the definitions above is that the various parameters set by the government are not readily achievable and do not define standards for quality for most residents. This disconnect between the codes and actual practice can partly be explained by the fact that the building codes are largely a manifestation of western cultures (Collier and Venables 2014; Makinde, 2013 and Berrisford, 2013). Elucidating further they explain that building standards are importations from the west and due to low income of many households in African countries, such codes are unattainable. Hence, people go on to build houses without complying to building standards and this affects the quality of housing produced as explored in Chapter 2. Therefore, the effectiveness of such criteria in meeting quality housing requirements of many of the respondents in the case studies is simply unattainable. The limited relevance of such codes in informing ideas of quality is evidenced by the fact that most interviewees did not refer to the specific parameters set by the law codes. 

The various definitions evidenced by the respondents in the different case studies revealed diverse and multiple perceptions of “quality housing”. This could indicate the presence of houses which – if they are deemed to be of “quality” must not only have all the basic amenities but also possess the following characteristics housing comfort, beauty, security, spaciousness, and be at least partially self-built. 

Therefore, as defined by Okewole and Aribigbola (2006), quality housing includes the physical state of the house in addition to infrastructural facilities that makes the house a comfortable place to live in. Whereas for some academics, the ultimate definition of quality remains inside current legally inscribed criteria and codes, for others, this remains as what people interpret as perfect/attainable and therefore the assessment of quality of housing is established on individual’s concept of a perfect house. Sengupta and Tipple (2007) observed that perceptions of quality houses are conveyed in unique ways in diverse settings and that as a concept its definition differs between diverse user groups. 
Hence, as highlighted by the various definitions above, it is worth noting that the planners or states definition of housing quality is different from how the other actors interviewed defined quality housing and this significantly impact on the quality of housing constructed. The broad conclusion is that definition of quality is highly multifaceted and cannot be reduced to either the specifications identified in building regulations, or indeed single characteristics such as facilities or aesthetics alone in the study areas. Within the context of this research the tensions that arises from how planners or the state define quality housing to the subjective definition of quality housing by the people is reflected in the quality of housing produced by the people in Benin City.  This tension between the normative definition of housing as defined by the planners and the subjective definition of the other actors interviewed in this thesis as explored is reflected in the quality of housing produced in Benin City. This tensions are evidenced by an interviewee who although stated his house is quality because it is self-built but on observation the house did not meet the definition of quality housing as proposed by this study.

[bookmark: _Toc500773489][bookmark: _Toc501357686][bookmark: _Toc501641291][bookmark: _Toc507755462]6.3	Availability and Satisfaction of Independent facilities within the house 
Residential housing satisfaction is defined, by Olatubara and Fatoye (2006) in Inah et al., (2014, 1) as: 
as a reflection of the degree to which the occupants of a dwelling unit feel that their housing helps them to achieve their goals. Here they explained further that it is a measure of the degree to which housing (quality) performance is meeting the occupant’s expectation in terms of benefit and needs. 

In addition, the quality of life is associated with satisfaction derived from the house as argued by Ibem and Amole (2012). This section emphasises the significance of the presence of independent facilities within the home (i.e. the internal facilities such as toilet, kitchen and bathroom) for a definition of ‘quality’. In some cases, the presence of such facilities is dependent on the provision of broader infrastructure to an area or neighbourhood and the relevance of this scale of provision is important. Reflecting this, several definitions of infrastructural facilities have been proposed by various authors as the combination of facilities which permit a town to perform efficiently. These include pipe-borne water, electricity, and drainage amongst other facilities (see Nubi, 2002; Morakinyo and Okunola et al., 2014) as explored in Chapter 2. Yet neighbourhood scale provision does not mean that facilities will necessarily be internal to houses and this distinction is key for ideas of “quality”. For this study, the concept of “independent facilities” is used and refers to those facilities that are internally located within the house, which include toilet, bathroom, and kitchen. 

[bookmark: _Toc459991248]Internal housing facilities were infrequently provided in the houses of some of the case study areas, namely Ibiwe and its environs and Uselu and Ugbowo case study areas. This was partially a consequence of low incomes and was evidenced through interviews as well as observations. Most Nigerian cities are plagued by a growing deficit of city services and infrastructure as well as a decay of facilities within houses due to increased urbanisation; this is more prevalent in low income settlements. As argued by Basorun, (2003) and Fadairo and Taiwo, (2009) this deficit is arguably tied to the government’s ineptitude in providing basic housing facilities for the public, lack of policy implementation as explored in Chapter 2. The effect of this inadequate provision of internal housing facilities on the lived experiences of the residents is extensive and problematic and such experiences shapes the centrality of ‘independent facilities’ to ideas of ‘quality’. The availability (or absence) of internal facilities was evidenced by several respondents as a means by which to evaluate housing quality. Findings from this research indicated that the facilities provided in most of the interviewees’ houses ranged from very minimal to moderate. 
[bookmark: _Toc488661479][bookmark: _Toc500773490][bookmark: _Toc501357687][bookmark: _Toc501641292][bookmark: _Toc507755463]6.3.1	Toilet and Bathroom Facilities
An overview of the descriptive characteristics of residents’ facilities is now presented in order to reveal the variety of quality and services that individual respondents lived with.  The type of toilet facilities available in the houses of most of the interviewees were the water system. However, most houses domiciled within the city centre (Ibiwe and its environs and some part of Uselu and Ugbowo) had pit toilets (referred to as the aqua priva). Oluwande cited in Omuta (1986, 65) defined the aqua privy “as a device whereby excreta are stored in a watertight tank with a constant water level. The device is a combination of the removal and infiltration processes of human waste disposal.” 

[image: ]
[bookmark: _Toc488314939][bookmark: _Toc500838826][bookmark: _Toc501641637][bookmark: _Toc502839453][bookmark: _Toc509052768]Figure 6. 1: A type of toilet known as the aqua privy. Source: Adapted from Omuta (1986).


The pit type of toilet and make shift bathroom are dominant features within the FMIFY house type (Mrs Osasere, Mr Gift and Mr Osaretin, residents, interview) and in these cases toilets are not ‘independent’ or private to house-occupiers. The toilets in this form of housing are commonly pit latrines and the bathrooms usually have no door. They are, insecure and visible to people outside and are typically constructed with roofing sheets or wood. These bathrooms were usually located outside the building. Figure 6.2 is a photo of a courtyard house in Uselu and Ugbowo with toilet and bathroom facilities situated externally. Such conditions made residents’ experiences of such facilities problematic, there are several reasons for this. Security issues were a key concern, and this is worsened when using the facilities at night. Residents described this as ‘scary’. Furthermore, due to the poor state of sanitation in the pit toilets residents preferred defecating on sheets of papers which were then thrown into the pit toilet since they could not make use of the available pit toilet. In studies carried out by Tipple (1987) and Afram and Korboe (2009) in Ghana, it was observed that the occupants of the FMIFY house frequently had to defecate in forest land due to the inadequacy of toilet facilities. 
[bookmark: _Toc488314940][bookmark: _Toc500838827][bookmark: _Toc501641638][bookmark: _Toc502839454][image: ]
[bookmark: _Toc509052769]Figure 6. 2: A courtyard house showing the location of pit toilet, and bathroom in Uselu neighbourhood in Benin City. Source: Photograph by Uyi Ezeanah (2015).

Nonetheless, out of the whole sample of interviews conducted for the entire primary research, the FMIFY housing is actually no longer that typical and is decreasing in number in the city more generally due to the influx of the flats and bungalows or self-contained (one-bed) houses. In Ibiwe and its environs and Uselu and Ugbowo neighbourhoods water closet type of toilets are becoming more common due to the increase in the number of flats constructed (although residents had a range of these, and not necessarily all). As evidenced most interviewees in the GRA had all of these internal facilities provided. The availability and the type of toilets provided are the water system, shower and bath. The economic status of this area shaped both the existence of facilities within houses as well as within the neighbourhood more generally. Subsequently, residents in this area experienced an absence of pressure on the general provision of services in the area more generally evidenced by the fact that there was adequate level of maintenance in addition to the provision of the aforementioned facilities. Hence because the housing facilities were available at both the scale of the neighbourhood as well as internally, interviewees lived experiences within such houses were enhanced.
For all interviewees living in GRA, and some in parts of Uselu and Ugbowo the toilet and bathroom facility were an internal water system type of toilet.  In Amufi, facilities were provided within some houses. This is because Amufi is a new development area and occupied primarily by middle class civil servants who mainly built flats to live in (see Chapter 5). As most of the houses in Amufi are new, most of these key housing facilities are provided within the house with very few exceptions (Mr Ndidi, Mr Paul and Mr Matthew, residents, interviews). Similarly, Ibem (2012) shows that flats and bungalows in Nigeria usually contained the water closet type of toilet.

The problem of inadequacy of facilities was encountered by residents (tenants and home-owners) living in Ibiwe and its environs within the FMIFY housing type where facilities provided were highly inadequate and in a poor state. These included, as noted, pit toilets, make-shift bathrooms, and make-shift kitchens. These findings confirm the view of Okeyinka (2015) that such facilities are highly inadequate and have been caused due to issues of unavailability, lack of maintenance and poor systems of health and sanitation. Inadequacy in relation to toilets was a result of poor quality but also the lack of privacy: 

No, they are not adequate because the toilet is not that good because the place is bad. It’s not healthy for someone to go to that kind of place, say you want to pass out faeces or something… (Jordan tenant).
Then the toilet, the same thing: open with no door, if you want to go to toilet, you look for wrapper and cover yourself, (Mrs Ighodalo).
Some other problems associated with the pit toilet and the makeshift bathrooms range from environmental pollution, health risk, unhygienic conditions and hazards to children living within that environment. Also, the water closet toilet is not without its own challenges in Benin City; this is mainly due to the problem of water supply. For a house which does not have adequate supply of water, then flushing after use is a problem. This will constitute health hazards if not tackled. Therefore, for the general well-being of all living in any type of house, the type and condition of the toilet should be adequate. 
Furthermore, in Ibiwe and its environs and some locations within Uselu and Ugbowo evidence of high levels of dissatisfaction was tied to the inaccessibility of facilities which resulted in long queues and waiting times for access to these facilities:
They are not adequate at all, the situation where you live in this passage house you have 10 rooms in one line to use one toilet is outrageous, then for the bathroom, you have to wait for the person using it to finish before you can take your own bath it is not good at all, (Mrs. Osasere, tenant in FMIFY house in Ibiwe).
The level of satisfaction derived by the interviewees was constrained by high occupancy rates. The reasons for this high occupancy rate in the house type discussed above is because the typical traditional Bini house type (which is either the courtyard house or the FMIFY house) is normally occupied by more than one household. This is especially true in the core of the city, where the indigenous people are concentrated, and, because of their relatively low level of income, they are precluded from occupying better quality housing types. Findings from the interviewees indicate that an average of 5 or more households live in this type of house and in some cases this figure was higher (see profile 1a and 1c). Here number of persons living per room in this house type is way beyond the recommended rate of 2 or 2.5 as indicated by The Association of Housing Corporations of Nigeria, which stipulates 2.5 persons per room as a standard for the measurement of overcrowding. This standard has been adopted by all the states in the nation (Association of Housing Corporations of Nigeria, 1986). 
The high amount of multi-occupation of house units is also compounded by cultural factors. Among the Binis, married children continue to live with their parents for some years before moving out to establish their own homes. As observed young married children (males) currently stay with their parents indefinitely or until they can build or acquire their own dwelling units which does not happen easily these days because of the economic recession. This relates to informal practices, rules and norms observable within the bini culture were young married males live with their wives and children in their parents’ houses and this does not apply to female children (personal observation).
Renters in the FMIFY type of house may occupy one or two rooms in cramped crowded conditions. Moreover, a high proportion of the renters are migrants who cannot accommodate another household for a prolonged period because due to issues of small size of rooms and cost. Moreover, several renters, who are low income earners found it difficult to afford the costs of renting quality houses. Instead they tended to rent a room or two in FMIFY or acquire rooms - rent free – in the houses of their relations (Okeyinka, 2015). However, this cultural practice is dissimilar to that identified in Kumasi, Ghana (Tipple and Wilhis, 1989) where lineage members have a strong claim to live in family houses rent free. In the Bini culture, the inheritance of a property, such as a dwelling unit, is by the most senior son of the family; therefore, automatic rights to occupation do not cover other relatives. 
The individual who inherits the property is, nevertheless, conscious of extended family ties and cultural obligations. This is especially important for the Bini where polygamy is common and, as a result, rooms are given to siblings rent free. In contrast, some interviewees living in Amufi as well as Uselu and Ugbowo derived satisfaction from living in their houses because they possessed independent facilities such as bathrooms and a toilet. The satisfaction stemmed from the fact that the facilities were functional and well maintained (Mrs Oyinbo, Mrs Onajatamiri, Mrs Patricia and Mr Asoro). For interviewees in GRA with facilities such as toilets and bathrooms there was satisfaction with the internal facilities because they were properly maintained (Mrs Edoba-Osas, Mr Patagana and Mrs Bello). The GRA is an elite area that has the economic might to produce flats, bungalows and duplexes; by design these houses are constructed with such internal facilities (see Chapter 5). It follows, all else being equal that the availability, adequacy and satisfaction derived from internal facilities is not limited.

[bookmark: _Toc488661480][bookmark: _Toc500773491][bookmark: _Toc501357688][bookmark: _Toc501641293][bookmark: _Toc507755464]6.3.2	Kitchen Facilities
The availability and type of the kitchen provided is used by many interviewees to evidence both the quality of their housing and their lived experiences in their houses. Many of the interviewees living in FMIFY houses in Ibiwe and its environs lacked internal kitchens. This is because most of the kitchens were built externally and were constructed using make-shift materials like mud or clay walls, wood or planks, covered with zinc roofing sheets and this type of kitchen affected their lived experiences. Some of the more recently constructed kitchens were built with blocks to prevent rain or the damaging effects of too much sunshine and heat. As discussed in Chapter 5 and evidenced by various scholars, these external kitchens are marked features of this housing type (FMIFY). In Ugbowo and Uselu, available kitchen types were more diverse. Some houses had make-shift external kitchens while others had more modern internal kitchens. The unavailability of an internal kitchen meant that quality housing was undermined as evidenced by this interviewee:
it’s not adequate enough because it’s not modern based kitchen and it’s a clay sand kitchen and the place are, untidy which makes the house not to be quality (Ms Jordan, interviewee, Uselu and Ugbowo).
The quote above corroborates findings by Okorie (2015) that a lack of such housing facilities impacted on the general wellbeing of individuals as the resident’s find cooking in such kitchens difficult due to over congestion, lack of privacy and issues of rains (Mrs Osasere, Mrs Ighodalo, and Mrs Bamidele).
In GRA and Amufi, the provision of kitchen facilities was not problematic because of the type of house dominant in this area. The houses had fitted kitchens with modern equipment. These kinds of kitchens provided safer cooking environments for the residents (Mrs Edoba-Osas, Mrs Patricia, and Mr Patagana, residents, interviews). The limited sizing of some of these kitchens did, however, prove problematic. However, this concern is relative and as long as such a facility aids them in the realisation of their needs as argued by Olatubara and Fatoye (2006) in Inah et al., (2014, 1) then their lived experiences are enhanced compared with those living with external make-shift facilities. 
[bookmark: _Toc488661481]Adequacy has, thus far, been discussed in relation to toilet and bathroom facilities. The provision of inadequate kitchens or the total absence of a kitchen was evidenced by many interviewees in Uselu and Ugbowo as impacting on their lived experiences:
 To start with, there is no kitchen in my house. The kitchen he intended building, he started it but left it incomplete. Because there is no kitchen, I decided to cook beside my door (room). And if it’s raining, I’ll now cook in the room which would now make the room to be hot and pretty dangerous; you must be very careful, (Mrs Ighodalo).
When properties lack kitchens, residents find cooking problematic and they resort to cooking in their rooms, this exposes them to health hazards (Mrs Ighodalo and Mrs Osasere). The absence of a kitchen can be attributed to a range of factors including limited financial power (be it in the form of home owning or rent). The problem of inadequate kitchens is prevalent in Ibiwe and its environs and Uselu and Ugbowo because of the dominance of the ‘FMIFY’ house type and the associated socio-economic realities who reside therein (see also Chapter 5). 
Similarly, many of the interviewees living in FMIFY houses in Ibiwe and parts of Uselu and Ugbowo had their kitchens located outside. External location undermines the adequacy of the kitchen because of reduced privacy, convenience and access. This type of structure and its external location had a significant effect on the level of satisfaction derived from these types of houses as well as a significant impact on residents’ lived experiences as they had to go outside to cook their meals regardless of adverse weather conditions. Residents also disliked the feeling of being crammed in a small kitchen. This reduced their satisfaction levels (Ms Jordan, Mr Osazee and Mrs Ighodalo, residents, interviews).
In contrast, those living in flats, bungalows and duplexes had kitchens in their homes and thus expressed some level of satisfaction. That said, internal kitchens were not without their problems. Limited space in the kitchen resulted in an overall feeling of a lack of quality of life experienced by an individual and this is linked to the amount of satisfaction derived by a person (Ibem and Amole, 2012). Morakinyo, et al., (2014) concludes that for peoples’ lived experiences within their houses to be enhanced in health and length of life terms, their housing facilities should be adequate and satisfying irrespective of neighbourhood or socio-economic status. That is why Hanmer, (2000) noted that housing quality is contingent on the delivery of infrastructural facilities. Likewise, Aduda (2002) argued that the socio-economic life of individuals is enhanced when satisfactory housing facilities are provided. 
Several interviewees in GRA and parts of Amufi were satisfied with the facilities provided in their houses including their toilet, bathroom, kitchen and the sizes of their rooms (Mrs Orjikafor, Mrs Edoba-Osas and Mr Asekhame.) Most of the residents in these two case study areas were living in flats, bungalows, or duplexes which contained internal facilities. This again, is an indication of the financial standing of most interviewees in these neighbourhoods. These findings support the views of Olatuba and Fatoye (2006) cited in (Inah et al., 2014) that the level of satisfaction derived by individuals in their houses reflects how much the houses help in actualising their lifestyle aims.
[bookmark: _Toc500773492][bookmark: _Toc501357689][bookmark: _Toc501641294][bookmark: _Toc507755465]6.4	Significance of Access to Facilities and Infrastructure in Shaping Quality
To comprehend how access to facilities and infrastructure shapes people’s idea of quality and impacts on the residents lived experiences in the diverse neighbourhoods, the idea of accessibility is explored. The first point to make is that there is little agreement on its definition as evidenced by the arguments of several authors (Ibem 2012, Handy and Clifton, 2001). Handy and Clifton, (2001) define accessibility as that which evaluates the potentials for amenities/services to be accessible to inhabitants of a locality, a town, or a municipal area. From these definitions it is obvious that the term accessibility indicates the scope at which facilities can be obtained effortlessly. Put succinctly, “accessibility is the link between services and the intended users” (Ibem 2012, 412). 
[bookmark: _Toc488661482][bookmark: _Toc500773493][bookmark: _Toc501357690][bookmark: _Toc501641295][bookmark: _Toc507755466]6.4.1	Water
Accessibility to clean and adequate water supply was noted by the interviewees as something that impacts on their lived experiences. The importance of water to residents is shaped by the frequent absence of this resource. An inadequate water supply is a critical challenge faced by most urban administrations who struggle to provide sufficient tap water to meet the needs of their town’s populations (Ikelegbe and Okoruwa. n.d). The findings from this research negate findings from previous research that water is provided through public mechanism (i.e. the state) but that water is provided through more informal ways as discussed in Chapter 2.
The impact of accessing water is summed up in the quote
 Accessing water is difficult because it is not located within the compound and we go out to fetch from somebody own which is very stressful (Mrs Bamidele).
Access to water supply is also problematic because the residents have to provide water for themselves and this cost them money because they are required to either sink bore holes, buy from water vendors, or get water from neighbours. The primary reason for this is that the government's water supply system has failed to provide water for the residents of Benin City and the entire Edo State (Mr Osaretin, Mr Paul, and Mrs Osasere, residents, interviews). Many of the interviewees buy water from neighbouring boreholes sited within their neighbourhoods. This reliance on private solutions to accessing water supports are several ways in which residents have endeavoured to bridge the gap of accessing water which is done informally as discussed in Chapter 2. The expense of water is a key aspect of access, and this includes water which is not necessarily high in quality:
It’s expensive. At least, a gallon is N10 and, at least in a day, you might use up to five or six gallons; so, in a month we spend so much. Yes, it is stressful because you have to use wheelbarrow to push in your water inside (Mr. Jonathan tenant in Uselu and Ugbowo).
The importance of socio-economic differences between residents and how this shape their experiences is revealed through the actions of the elites and some middle-income earners who, irrespective of the level of services within their neighbourhood, could access water by sinking or drilling of boreholes in their premises and water is stored in overhead tanks. One interviewee explained: 
……. that is why I have to provide a borehole. In Africa having access to water is a problem that is why we have to provide a borehole and before you can get water is either you have a borehole. If you don’t have a borehole you have to rely on buying water from the tankers or you have to gather water from rainwater that will fall. …….. I have to make it compulsory, struggle, borrowed money from my place of work in order to ensure that as I was building the house, borehole was built alongside. (Idemba home-owner in Amufi)
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[bookmark: _Toc488314941][bookmark: _Toc500838828][bookmark: _Toc501641639][bookmark: _Toc502839455][bookmark: _Toc509052770]Figure 6. 3: A house in Amufi with an overhead tank and residents using Jerri cans to access water. Source: Photograph by Uyi Ezeanah (2015)

The quote above evidences that access to water by interviewees in Ibiwe, Amufi, Uselu and Ugbowo is problematic while for those in GRA access to water was not common place due to their SES.  For those in Ibiwe, Amufi, Uselu and Ugbowo difficulties relate to accessing water informally whereby residents may have to go to a neighbour or walk some distance to get water. This is a problem because it can be physically demanding. Furthermore, to sink a borehole is very expensive; to run it also is expensive due to the unreliable power supply in the country. 
The practice of needing to pay for access to water is challenging for low income earners such as those living in Ibiwe and parts of Uselu and Ugbowo.  The financial burden of paying for water from private sources is a result of an absence of water being provided by the government. Similar to the explanations advanced with regards to the failure of the state to provide electricity, it was noted that reasons included corrupt practices, poor fund management and maintenance (Hydrate life, 2013). As one resident noted, 
I get water from borehole outside my house and we buy. I am not satisfied with it and it expensive to buy (Ms Jordan, tenant in FMIFY house in Uselu and Ugbowo).
The significance of water to humankind is inestimable (Morakinyo et al., 2014). It follows that lack of access to sufficient water impacts on the lived experiences of those who reside within such a house. Most interviewees who did not have a bore-hole in their compounds noted that they had to rely on either buying water from residents in the neighbourhood who possessed a bore-hole, or had to access water for free from the very few residents who would allow them so to do. As one interviewee stated, 
I have good neighbours around me who help me water, I have two tanks, and they pump water from their bore-holes into my tank. This runs through all the taps in the house (Mr. Ndem, home-owner in Amufi).
Many interviewees noted that unreliable power supply worsens experiences of accessing water from bore-hole sources as it creates a dependency on fuels and the use of generator sets to pump water. In addition, and as demonstrated earlier, general water supplies have permitted private operators engagement in the state (Osaghae, 1999). Hence, in many low and middle-income nations where the provision of water is not widespread, (such as Nigeria,) private and often informal vendors compete with the water utility companies for business (Collignon and Vezina, 2000). In Benin City, these dealers source water from families with personal boreholes (Acey, 2012). Consequently, accessing water from private vendors is expensive and impacts on lived experiences as water is essential to life (Morakinyo et al., 2012). 
In contrast, a small number of respondents, (especially homeowners living in Amufi and some parts of the Uselu and Ugbowo areas), were satisfied with their access to water.  As a resident noted, 
We have a standby generator for water in case of NEPA failure. As we know today, the government does not provide water for us again; most of these things are self-projects. You have to sink your borehole; you have to provide tanks to dispense the water to the house and all that. Those are facilities that keep it going in terms of your personal income also. Now as you know the NEPA issues are not forthcoming anymore, so most of the time we will still have to use the generator, now we are on load shedding, they give us light for 6 hours, that takes you at times 4 hours. It all depends on the time and period, (Mr. Paul home-owner in Amufi).

[bookmark: _Toc488661483][bookmark: _Toc500773494][bookmark: _Toc501357691][bookmark: _Toc501641296][bookmark: _Toc507755467]6.4.2	Transportation	
The issue of accessibility to transportation is an additional factor shaping the ways in which resident’s experience (or not) ‘quality housing’. Some residents living in GRA have access to good tarred roads and are also close to main roads that are accessible by public transport which links them to other parts of the city. Those living in Ibiwe and its environs, have houses that are accessible by public transport since they are located within the core of the city. Some residents living in Uselu had access to public transport modes and lived within proximity to the main roads. In Amufi, few residents had easy access to public transport since it is a new developing area located at the periphery of the city. In some neighbourhoods such as Ibiwe and its environs, as well as Uselu and Ugbowo the challenge lay with the poor state of roads. In addition, some of the residents in these neighbourhoods live far away from available public transport. Such issues become problematic because of flooding and erosion; some streets in the neighbourhoods become impassable due to their poor state and flooding. Aderogba (2012) notes that the regularity and length of time of rainfall in most cities in Nigeria (Benin City included) is often over ten days. This alongside other infrastructural challenges explain why there is constant flooding within these cities and why access to transportation is made difficult for interviewees at such times. Residents living in Uselu and Ugbowo and Amufi experience similar issues of flooding and erosion. The poor quality of the roads results in some of the car-owning households having to park their cars far away from their flats. The impact of poor transportation links is outlined below:
The roads connecting to our house are not okay; they are bad even the one linking to our house is also bad! No tarred road except the major road. So, you see there is nothing that will make it comfortable. That was why I said earlier on that if I have the resources, I will build a very comfortable house for me to live in (Mr Jonathan).
[bookmark: _Toc488314942]With regards to the level of satisfaction derived from access to transport, several respondents in Amufi, Ibiwe and its environs and with Uselu and Ugbowo noted the deplorable state of roads in these neighbourhoods (Mr Nkem, Mrs Oyinbo and Mr Osaretin). This is illustrated in Figures 6.4 and 6.5. As the interviewees attested, these facilities were problematic and impacted on their lived experiences within such houses. Consequently, poor access to roads was part of the wider combination of factors shaping poor quality housing as evidenced by interviewees (Mrs Patricia and Mr Ikun-Francis) and this impacted negatively on interviewees’ lived experiences within their houses.
	[image: ]
[bookmark: _Toc500838829][bookmark: _Toc501641640][bookmark: _Toc502839456][bookmark: _Toc509052771]Figure 6. 4: A poor access road in a residential neighbourhood in Uselu and Ugbowo in Benin City. Source: Google map
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[bookmark: _Toc488314943][bookmark: _Toc500838830][bookmark: _Toc501641641][bookmark: _Toc502839457][bookmark: _Toc509052772]Figure 6. 5: A poor access road in a residential neighbourhood in Amufi in Benin City. Source: Photography by Uyi Ezeanah (2015)

[bookmark: _Toc488661484][bookmark: _Toc500773495][bookmark: _Toc501357692][bookmark: _Toc501641297][bookmark: _Toc507755468]6.4.3	Electricity
As argued by Ibem (2012, 412) “accessibility is the link between services and the intended users”. Therefore, where access to infrastructure is denied it becomes problematic for its intended users. Most residents in all the neighbourhoods expressed the view that there were challenges in their accessing electricity. For all the interviewees access to electricity was by way of connection to power transformers and electrical fittings within the house provided by the house owners in all the neighbourhoods (Mr Osadolor, Mr Esosa, Mr Asoro and Mrs John, residents, interviews). The dominance of self-provision occurs in a context where access to electricity supply ‘should’ be government or state-provided through a public private partnership with Power Holding Corporation of Nigeria (P.H.C.N). Instead this acronym is commonly referred to as “Please Have Candle Nearby” with such characterisations replacing earlier acronyms, namely N.E.P.A (Nigeria Electric Power Authority) - commonly known by Nigerian citizens as ‘Never Expect Power Always’. N.E.P.A. was originally 100% government owned and controlled by the state (The Guardian, 2016). However, because of the government’s ineptitude in managing the electricity supply, residents have instead accessed it through informal mechanisms including the use of solar panels, inverters and generators (for those who can afford them). Low income earners have been left to rely on candles, kerosene lanterns or rechargeable lamps (which again rely on power supply to be recharged). Accounts of the satisfaction derived from power supply, how this relates to the idea of a ‘quality’ house, and is impact on the lived experiences of the interviewees is evidenced below. 
Many interviewees in all the neighbourhoods evidenced how the unreliable nature of electricity supply impacts on their perceptions of the overall quality of their houses as well as shaping their lived experiences. As Okojie noted
Yes, electricity: also, there is a (power) generator, in case you know these days, PHCN is wonderful in Nigeria [being sarcastic] here especially in Edo State: the blink light and take the light again.
Similarly, most of the tenants in Ibiwe and in some parts of Uselu and Ugbowo living in the courtyard, FMIFY, flats and bungalow types of housing experienced dissatisfaction with power supply and saw its irregularity as a major inconvenience that shaped their lives; 
Electricity is not constant, is the same all over. Since midnight for the first time they are just bringing the light now, (Mrs Joseph, tenant in Uselu and Ugbowo).
Here the interviewee - who is a home owner residing in the GRA-  elaborates on the worrying nature of electrical power supply in the neighbourhood:
They are not adequate, they are not because of the Nigerian system, and we don’t have light you put food in the freezer before you know it, the food is almost going bad. Supposing I have a standby transformer, we learnt that the pre-pay meter brought to us is supposed to be that when the light goes off; the pre-pay meter will come on, on its own to give light for some time before it goes off. Nigerians being what they are, sorry, some, let me not generalise, they removed the device from it, when the light goes off the pre-pay meter also goes off. It’s not really doing the work, so I will say I would have been more comfortable if I had the money to buy solar system into my compound where I can always have the light, my freezer works, and my a/c works regularly but without that no way I can say the facilities are adequate, it’s never enough (Apata, home owner, GRA).
This issue of unpredictable power supply is emphasised by Morakinyo, Okunola et al., (2014, 108) and Jaglin (2014).  The consequences of frequent power outages are enormous as food items stored in a freezer become bad, and in hot weather, the houses become over-heated and unbearable to live in. As a result, there is a high dependency on generators. This is problematic as they not only pollute the air but also generate noise which impacts adversely on the residents’ lived experiences (Mallo and Anigbogu, 2009). Pollution and noise generated by power generators were cited by interviewees as linked reasons for their dissatisfaction with their houses. Reasons for the poor and irregular supply of electricity are argued, by some, to be an outcome of corruption in government and company management. Blundo et al., (2006), emphasised a lack and non-enforcement of laws whilst Vanguard, (2016) states that irregular power supply is a culmination of worn out equipment; wrong power generation’ distribution and billing policies; and conflicts in the oil-rich Niger Delta communities resulting in vandalization and bombing of oil and gas pipelines supplying fuel to thermal station. These, and other factors, negatively impact upon power supply chains in Nigeria. This suggests that there are different lived realities depending on the socio-economics of the given individuals and that these impact on their perceptions of the quality of the housing in which they reside.
[bookmark: _Toc488661488][bookmark: _Toc500773496][bookmark: _Toc501357693][bookmark: _Toc501641298][bookmark: _Toc507755469]6.5	Housing Quality within Neighbourhoods
The specific interviewee responses garnered in this study shaped the analysis as to whether the houses that the individuals lived in were quality or not. As noted, the findings of this thesis show that, in general, those who are home-owners and had built houses irrespective of the neighbourhoods they were living believed that their houses were quality houses. The value of agency, management and involvement in crafting a quality house was also cited as being important with regard to perceptions as to the quality of individual houses. As a resident noted, 
As I earlier told you my house when I was building it, was built by an architect considering the fact that the quality of the house, the cement right from the foundation I followed it up, I also supervised it. … So, the materials that were used we bought it ourselves and we knew the quality, we knew the difference. I can rightly say that it is of a high quality. I will also let you know that another reason why I say is of high quality is that we have experienced heavy rainfall in the area where I stay, and the roof has never been taken by water then erosion has not also entered the house because the DPC was very high. So, when you look at the reasons I have given you will agree with me that … err… other people are using zinc to roof but I used aluminium in roofing, then I used in the ceiling I also used a designed ceiling that is P.O.P. will did not give the builder the free hand to go and buy the materials so as a result of all these the house is quality, (Idemba, home owner interviewee).
However, upon observing some of the houses belonging to home-owners who claimed that their homes were of ‘good quality housing’, it was evident that their interpretations were questionable if other criteria of ‘quality’ housing were considered. Some of these houses had poor physical structures, toilets were located outside, and some properties had no access to internal water. Therefore, simply having self-built a house does not -of itself - make it a quality house. Reasons as to why this might be the case include unexpected costs that arise because of informal aspects of the house building process; these are discussed in subsequent chapters of this thesis. Figure 6.6 below shows a house built by one of the home-owners.
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[bookmark: _Toc500838831][bookmark: _Toc501641642][bookmark: _Toc502839458][bookmark: _Toc509052773]Figure 6. 6: House by a home-owner in Uselu and Ugbowo neighbourhood in Benin City. Source: Photograph by Uyi Ezeanah (2015)
A greater number of persons who were tenants especially in Ibiwe and Uselu and Ugbowo cases, stated that their houses were not quality compared to those residents who had self-built. Some of the reasons given for their houses not being of ‘quality’ were a lack of maintenance of the house by the landlord, the presence of inadequate facilities such as a toilet or kitchen, no adequate water supply, poor environmental quality, and insufficient space in terms of sizes of rooms as well as the surroundings. Similarly, studies carried out by Dung-Gwom (2007, 2008), McLeod (2001, 2003), highlighted that several inhabitants of built-up areas in the global south live in poor quality housing and in localities that are deficient in the basic necessities of habitable environments. This corroborates findings from interviews:
The general building is not up to standard, looking at it sometimes, especially this rainy season, the roof gets (develops) holes and water penetrates the house from them. And sometimes, …. So, when it’s raining, it also penetrates the [roof and the walls of the building]. Also, the compound is not floored (no interlocking tiles, no concrete casts, etc). Because of that, there is much mosquitoes because of the flooding which flows out later (Mr Jonathan, interviewee).
When it rains because of the positioning especially when wind follows, the wind tends to like blow air, sorry blow water to my apartment. Also, maybe when they were building the house, maybe they didn’t build it well I don’t know, when it rains it soaks my wall sometimes it goes inside making the room damp, do you understand? (Ikun-Francis, interviewee).
It is not quality enough because of no proper toilet, no better kitchen and the environment is not well maintained for now (Ighodalo, interviewee).
A further finding was that the quality of houses also depended on the neighbourhood in which the house was located as well as the type of house. Most of the houses in Ibiwe and its environs were ‘FMIFY houses which were either built as multi-storey or as single bungalows. These properties were in a very poor state, looked dilapidated and suffered from very poor environmental quality as well as issues of overcrowding. All these factors negatively impacted on accessibility of resources within the house to individual interviewees. Housing which is a mix of good and poor quality can be observed from Figures 6.7, 6.8 and 6.9
Going by the economic trend I should say or, the quality of houses they build these days for rent, I don’t think is of better quality, is more of lesser quality than the ones you build for yourself (Mrs Bello, interview).
[bookmark: _Toc500838832][image: ]
[bookmark: _Toc501641643][bookmark: _Toc502839459][bookmark: _Toc509052774]Figure 6. 7: A cross section of some poor quality houses in Ibiwe neighbourhood in Benin City. Source: Photograph by Uyi Ezeanah (2015)
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[bookmark: _Toc488314945][bookmark: _Toc500838833][bookmark: _Toc501641644][bookmark: _Toc502839460][bookmark: _Toc509052775]Figure 6. 8: Cross section of some poor quality houses in Uselu in Benin City. Source: Photographs by Uyi Ezeanah (2015)
[bookmark: _Toc500838834][image: ]
[bookmark: _Toc501641645][bookmark: _Toc502839461][bookmark: _Toc509052776]Figure 6. 9: Cross section of some good quality houses in Uselu and Ugbowo in Benin City. Source: Photograph by Uyi Ezeanah (2015)

In GRA most of the houses were assessed as being of good quality. This is because the high-income earners reside in this neighbourhood and have the capacity to build quality houses to live in comfortably and show off their wealth. Consequently, in Benin City taking into consideration the four neighbourhoods the quality of houses ranged from very good in the GRA to good in Amufi and moderate/poor in Uselu and Ugbowo to poor/very poor in Ibiwe and its environs. The evidence relating to GRA supports findings from Muoghalu, (1991) that the materials used in construction of houses in GRA were of quality. From these findings in GRA more quality houses have been constructed by the private sector which is dominated by the elite and government officials and residents of similar status who desire quality houses and can afford them.
[bookmark: _Toc488661489][bookmark: _Toc500773497][bookmark: _Toc501357694][bookmark: _Toc501641299][bookmark: _Toc507755470]6.6	Conclusion
The quality of housing produced in Benin City, according to the findings in this research varies according to house type and neighbourhood location. This chapter has also revealed that there is no one universally accepted definition of housing quality and that it varies from case study to case study and from person to person. That said, there were marked similarities in terms of the factors used to define quality housing. Most of the interviewees in the four case studies defined quality housing as being a house which had all basic amenities while some defined it as having not only having all the basic amenities but should have in addition; space, comfort, aesthetics, security, use of good quality materials and the house should be erected themselves. This, in turn, impacted on the lived experiences of residents. The degree of satisfaction in neighbourhoods such as Ibiwe and its environs, Uselu and Ugbowo was low. This was because for many of the interviews in these regions the houses did not have the basic facilities required such as toilets, bathrooms, kitchens, and access to water and electricity were not adequate. In contrast, access to the same facilities was generally judged to be adequate in Amufi and GRA. In GRA, most houses had bore-holes with the only problem noted by these interviewees being erratic power supplies – a factor that also impacted access to water (as noted). The availability or non-availability of these facilities were some of the explanations adduced in section 6.2 as parameters for defining quality housing. 

Such findings mirror previous research undertaken across several towns in the global south, (Ibem 2009; Coker et al., 2007). Thus, the situation in Benin was not unexpected, the likelihood of access to quality housing is worse amongst the poor in urban areas and low-income families (Islam and Aktar 2011, Westaway 2006). Having thus outlined the factors that contribute to individual perceptions of quality housing and outlined various spatial and socio-economic differences in such perceptions, the next chapter of this thesis addresses how formal and informal institutions shape the delivery of quality housing in Benin City.  

[bookmark: _Toc500773498][bookmark: _Toc501357695][bookmark: _Toc507755471]
CHAPTER SEVEN: INSTITUTIONS FOR HOUSING DELIVERY IN BENIN CITY
[bookmark: _Toc507755472]7.1	Introduction
Chapter 7 details the complex web of processes with which people need to engage in order to build a house in Benin City, and how this affects housing quality. It includes an analysis of these processes through the lens of formal and informal institutions and constraints, as discussed in Chapter 3. Through this discussion, this chapter argues that housing delivery in Benin is typified by practices of institutional hybridity and institutional multiplicity that are dominated by the privatisation of housing delivery and implemented often in small-scale informal forms, rather than through large-scale, privately-controlled formal companies. These latter builders tend to prefer to deliver housing for high-income earners who can afford such complex structures with premier materials rather than for middle or low-income families (Ikejiofor, 1997), as discussed in Chapter 2. The state plays a small limited role in housing delivery and this reveals disconnections, intersections, and innovative solutions alongside unchecked negative outcomes. Ultimately, the chapter theorises these negative outcomes are evidence of a form of problematic insurgent planning (as Chapter 3 explored) or planning that utilises bottom-up processes alongside those promulgated by state, but which produce some very poor outcomes for most residents. Chapter 7 also hypothesises that money collected by Community Development Associations (CDAs) constitute informal impediments to the construction of housing in Benin City. Additionally, the chapter provides a nuanced understanding of how the formal processes of planning approval and socially-embedded practical norms create sets of institutions that depict a type of institutional multiplicity that constrains quality housing delivery. Existing literature on housing in Nigeria has not identified informal levies and indeed the multiplicity of levies as a constraint to quality housing delivery; this is therefore a striking contribution that this research makes.
[bookmark: _Toc500773499][bookmark: _Toc501357696][bookmark: _Toc501641300][bookmark: _Toc507755473][bookmark: _Toc496698328]7.2	Land Acquisition 
[bookmark: _Toc500773500][bookmark: _Toc501357697][bookmark: _Toc501641301][bookmark: _Toc507755474][bookmark: _Toc496698329]7.2.1 	Formal Processes 
Land acquisition is a primary requirement for anyone who intends to construct houses in Benin City and in Nigeria more generally. Without the acquisition of land, no building development can take place. Land acquisition undertaken in Benin City through formal mechanisms is very limited due to high cost and land titling processes, but land may be acquired through the government Ministry known as Edo State Land and Survey, which subdivides land into plots for residential purposes to be sold to developers and also responsible for land registration in addition to the enforcement of the LUA of 1978. However, formal land delivery processes in many countries of the global south – under both the colonial and post-colonial administrations – have been unable to cope with the demands for land due to population increases, severe poverty, and an inadequate ability of the state to house citizens (Ikejiofor, 2006). In Benin City, the reasons adduced for the ineffective acquisition of land through formal mechanisms include the high cost of purchasing land, its unaffordability by the mainstream population, plots not being serviced due to a lack of technical, financial resources and the inability of the state to provide an adequate infrastructure (Agheyisi, 2016), and the various convoluted bureaucratic processes associated with acquiring land titles. 
Before the enactment of the LUA 1978, the land tenure system in Nigeria was diverse between the southern (where Benin City is located see Chapter 5) and northern parts of Nigeria. In the southern parts, lands were owned by lineages or extended families (Mabogunge, 2006). The land was perceived to be a sacred institution given by God and belonged to all (both the living, dead, and unborn) and thus this land belonged to the community, village or family and never to specific persons Oshio (1990, 47). 
Land owned and controlled by the government was acquired and used for the public good. By 1978, when the LUA was enacted, one of the objectives of the Nigerian government was to make the provision of land readily available at low cost to private individuals who intend to build, as well as to the government (Agbola, 1988; Udoekanem et al., 2014). The Act entrusts the governor of every state in Nigeria with the right to manage and control the lands in the state. A homeowner interviewed for this study held this understanding of the land tenure system:
… in the Nigerian constitution, the land belongs to the federal government, the state government is in charge of [overseeing] the land in the state and the local government should be in charge of the land in the local government (Dr Matthew, home owner).

Formal processes of land acquisition involve obtaining a certificate of occupancy (C of O) from the government which grants title deeds to landholders. This is a mandatory requirement for land acquired through the formal process, but getting a C of O is expensive and time consuming (Mr Bankole, government representative, Mrs Edoba-Osa a home owner in GRA). Although the Land Use Act has made it easy for the state to acquire land for public purposes, by reducing land compensation and litigation over land by its enactment, it has failed to make land readily accessible to people for residential purposes, as the cost of obtaining a C of O and other payments required by the state is expensive. Hence formal procedures for land acquisition are not commonplace practices by people within the state but informal processes of land acquisition and this is discussed below.

[bookmark: _Toc488661496][bookmark: _Toc496698330][bookmark: _Toc500773501][bookmark: _Toc501357698][bookmark: _Toc501641302][bookmark: _Toc507755475]7.2.2	Informal Processes
Acquisition of land for housing purposes in many countries in Sub-Saharan Africa commonly takes place through informal mechanisms (Rakodi, 2006 and Marx, 2009) that do not fulfil the prerequisite of development control and transfer in addition to subdivision. In this study, for example, only one of the residents interviewed acquired land formally, as most lands are acquired informally, and the process of land acquisition for most residents is the same for all the case study areas. However, the process of land acquisition does not apply to all potential home owners; two of the home owners interviewed purchased already built houses in Benin City. This contrasts with most of the interviewees who would rather self-build (i.e. build a house from start to finish). 
As discussed in Chapter 5, the provision of land for housing construction is done by the informal traditional community (CDA) rather than the state. 
As it stands I have no land inheritance for now; the common practice is to buy from the community, [and] that is exactly what I intend to do (Mr Daniel, tenant)
Accordingly, CDAs saw it as an opportunity to sell lands to people irrespective of their socio-economic level. Because of these land sale practices by the CDA, the housebuilding processes in the various neighbourhoods became problematic for potential house builders, as discussed later. 

Regarding the purchase of land, most interviewees purchased land for building from the CDA, as the CDAs claim that these lands belong to them. Two of the interviewees bought their houses from the government in the 1970s (both located in Uselu and Ugbowo area). This is because the formal sector does not provide land to prospective developers and therefore, as observed, many of the interviewees relied on the informal community for land for building purposes. Therefore, informal provision of land is a reaction to the failure of the government to provide land and the formal security of tenure to land as discussed earlier. This in effect results from the very minimal compensation paid by the government when it confiscates land from the community and it does so because of the nationalisation of all land in the country in addition to the use of land for public good. However, as observed in other African countries, the government is usually faced with resistance from the community who feel they still have rights to such lands (Rakodi, 2006, Udechukwu, 2008). These processes of land acquisition through informal mechanism involve burdensome and expensive procedures, this as argued by Udechukwu, (2008) restrain most potential land buyers from conforming to formal rules and regulations for subdividing land, building and registration procedures.

Despite these concerns, it is notable that many of the interviewees procured land for building or intended to acquire land for building purposes from the CDAs, because that is the more accessible and available alternative for them:
I bought it from one of the community leaders. So, it’s either you buy the land from the individual that owns the land, or you buy from the community. But I bought it from one of the community leaders. (Mr Osadolor, home owner in Amufi)
The above quote suggests that, within the context of Benin City, people can buy land from individuals who own land which they bought from the CDA or may have inherited from their parents, or they may purchase directly from the CDA. This is because individuals can have personal land within such neighbourhoods and can resell to others if they choose to do so: 

In this very community now, the community, the elders, the traditional head, the chairman, the community will sit down and say, ‘Okay, let us share land for the indigenes.’ Then when they share the land and the community gives them paper [deed], anyone who wants to sell theirs can sell, but if you want to buy from the community direct you go to the chairman or the traditional head of the community, then you buy from the community direct. Individuals can sell, and community can sell (Mr Eghosa, Youth Chairman).


These informal lands purchased through informal land markets from the CDAs are usually given some form of property rights called deeds of transfer. These rights, as argued by Marx (2009), remain informal and continue to be exchanged in informal markets. However, these informal rights are recognised and used by the state as a requirement for granting planning permission, (Mr Bankole). It is pertinent to note that land that is sold by individuals is not land controlled by the CDAs, as illustrated by the quote above. Nevertheless, whether an individual or a CDA controls the land, it is purchased through informal land markets and not through formal mechanisms. 

There are three ways of acquiring land in Benin City where we are domiciled. [One is] inheritance, which your father transferred to you, [another is] transferred to you by the community themselves because of you being a participant in what they are doing in the community[footnoteRef:10], and then you can also purchase the land from a land speculator (land speculators can be private individuals or part of the community system). To answer my own, mine was not bought, it was transferred to me by my father in his blessed memory. (Mr Idemba home owner, Amufi) [10:  This type of land transfer is not common to all residents but for those who are members of the CDA or whose parents have been actively involved in community activities or have hereditary stakes in such lands too.] 


Some other interviewees acquired land through the “site and service” scheme provided by their employers, as very large plots of land are acquired from the CDAs. Since a transaction for a sale of land under this scheme is between an organisation and a CDA and not with a specific individual, therefore, issues of persistent demand for levies seldom occur. As elucidated in Chapter 2, the site and service scheme is where an organisation, ministry or parastatal buys a large expanse of land from the CDA and subdivides it as plots for interested members of the organisation to purchase.[footnoteRef:11] [11:  Purchase of land by this method (the site and service scheme) can take place regardless of the neighbourhood where the land is purchased. Violence is reduced to a minimum under this scheme but not completely absent, as the levies are integrated into the price of land and paid as part of the cost of land. Nevertheless, some members of the CDA still come demanding levies occasionally.] 

It was through the cooperative society in my office. The cooperative will buy the land (though you indicate interest anyway), you pay some part of the cost while the balance would be spread over some periods of months. It would be deducted from your salary on monthly until you are able to pay everything. (Mrs Patricia, home owner in Amufi)
Acquisition of land for housing purposes is envisioned as enacted in the Land Use Act of 1978 to be done by a formal institution, as discussed previously. However, on the contrary many of the interviewees were engaged with informal institutions in terms of land acquisition. Although this is meeting their land acquisition needs, as noted by the interviewees, the existence of a non-state service provision of land by the informal traditional system is demonstrated as a form of institutional multiplicity, as the formal system does not interact with the informal traditional system in the provision of land. This is because the formal system effectively ‘disappears’ in these areas and does not offer land to people for purchase because there is no ongoing housing programme in Benin City (Mr Bankole). Furthermore, the informal system not only sells land but introduces a lot of multiple levies and taxes to prospective house builders before they can commence construction. The dominance of informal providers of land is a key factor in providing a nuanced understanding of why people may or may not engage in the delivery of poor quality houses and how it affects the quantity of houses delivered in the city, is discussed in subsequent sections. 
[bookmark: _Toc488661492][bookmark: _Toc496698331][bookmark: _Toc500773502][bookmark: _Toc501357699][bookmark: _Toc501641303][bookmark: _Toc507755476]7.3	Formal institutions and processes 
[bookmark: _Toc488661493][bookmark: _Toc496698332][bookmark: _Toc500773503][bookmark: _Toc501357700][bookmark: _Toc501641304][bookmark: _Toc507755477]7.3.1	Planning Permission 
As a professional, I’ll tell you that it does not suit the housing sector – (1) time: time of getting approval is lengthy; (2) cost: the cost is not favourable; (3) the conditions are unbearably difficult. But the question now is that, if you are talking about housing policy, ideally the state ought to set the tone. How do you regulate the private sector when you have nothing to show them; how can you tell somebody that what you are doing is defective when you are doing nothing. These are just summaries of approval problems. (Mr Bankole, government representative)
The quote above illustrates how and why the general environment for policy implementation is difficult in Nigeria and Benin and the difficulties of obtaining planning approvals or permits, which is explored below. After land has been purchased and land title documents have been awarded,[footnoteRef:12] what follows is the production of a house plan or floor plan which is drawn by an architect and includes elevations of the proposed buildings, including structural details in addition to the siting of septic tanks (Oyetunji,1982). Structural issues are certified by an engineer as being acceptable. The plot of land is then officially surveyed by a registered surveyor, who then provides a survey plan. The official survey of a plot is important and a major requirement by the planning office because it is used to ascertain the dimensions of the land as well as for site visits. Lands are required to be registered with the land registry to obtain a C of O but because of the high cost and delays most house builders do not engage with such formal processes. As part of the formal processes, a tax certificate is required, in order to establish whether the potential house builder is a tax payer or not. [12:  Documentation received as proof of land purchase.] 

After the plot is surveyed, the next formal step is to obtain planning permission from the planning office. This section details the formal plan approval processes in which the house builder must engage to receive planning permission. Whilst several studies (Agbola, 1987; Ikejiofor, 1998 and Udechukwu, 2008) have discussed planning approval processes, researchers have not focused on the specific documentation that is required. This is explored in detail below.
As noted by the government representatives (Messrs Bankole and Isowa, Mrs Edebiri), several stages are embedded in the plan approval process. First is the registration stage, whereby multiple stakeholders affirm that a drawn floor plan, tax plan certificate, survey plan for the land, and land title documents have been submitted to the official planning office for assessment. Prior to 2008, the tax clearance was not part of the required documents for plan approval processes (see Agbola, 1988). Tax clearance as requirement for planning permission was introduced in 2008 when developers seeking planning permission were asked to present one. The introduction of the tax requirement was used by the state governor as a way of ensuring people pay tax (income or corporate) because the state is highly dependent on tax for revenue generation.
The next step is the payment for the planning permit. Once payment has been made, a form will be given to the house builder to complete, with the required documents attached, and this is at the registration point. As noted by a government interviewee, the price charged for the plan approval process is a function of the land area and the volume of the property. For example, a plan for a 50ft by 100ft plot ranges between N70,000-N90,000[footnoteRef:13] (Mr Idusogie). Thereafter, the next step is the site inspection; the planning officer must inspect the site to ascertain the suitability of the site for erecting a house. The reasons for inspecting the site are to ensure that the plan maintains an awareness of such features as moats, which are a common feature of the Benin kingdom and have some cultural and historical connotations.[footnoteRef:14] As building over moats are not permitted by law. Furthermore, the roads must be assessed to ensure that all plots are accessible by roads, which is one of the conditions for granting approval.  [13:  $145.8-$187.5]  [14:  “The Benin Moat, also known traditionally as Iya, is the largest man-made earthworks in the world, and one of the wonders of the world. It predates the use of modern earth-moving equipment or technology in these parts. The moat encircles the old perimeter precincts of the city and was constructed as a defensive barrier in times of war (Ogievva, 2011).] 

Subsequently, if the site is suitable, the area planning officer looks at the other documents provided and makes comments before the report is sent to the Commissioner for Housing and Urban Development, who is the highest officer in the Housing Ministry in the state. The Commissioner must grant approval in principle before the plan is approved. Nevertheless, before it gets to the Commissioner’s office, the plan is first taken to the Area Planning Officer and, if approved, is forwarded to the Director. The Director of the Planning Department within the Ministry of Housing and Urban Development sends it to the Permanent Secretary, who in turn sends it to the Commissioner. If the Commissioner grants the approval in principle, it is returned to the Director, who then signs the planning or building permit and the house builder can commence in principle officially but not in practice, as discussed later in this chapter.
[bookmark: _Toc488661495][bookmark: _Toc496698334][bookmark: _Toc507755478]7.4 	Informal Institutions and Processes 
[bookmark: _Toc488661497][bookmark: _Toc496698335][bookmark: _Toc500773505][bookmark: _Toc501357702][bookmark: _Toc501641306][bookmark: _Toc507755479]7.4.1	Housebuilding Process and Role of CDAs 
The process of building a house in Nigeria involves several stages according to homeowners, tenants (who have started building their own house elsewhere) and the government officials interviewed as part of the primary research undertaken for this thesis. It is vital to detail the diverse stages of the house building processes as it will help to present a nuanced interpretation of the role of the CDAs and their influence on quality housing production. 
The stages of housebuilding differ from those discussed by the following authors, who (as discussed in Chapter 2) detail the stages of housing construction in Nigeria (Agbola, 1988; Ikejiofor, 1997, Ogu and Ogbuozobe, 2001; Alagbe and Opoko, 2013). In terms of the stages of construction there are marked similarities in the delivery of housing, these similarities include land acquisition, drawing a house plan, getting the land surveyed amongst others as discussed and illustrated by Figure 2.3 in Chapter 2. However newer stages of housing construction have evolved over time as illustrated in Figure 2.4. Therefore, with respect to the difficulties faced in delivering quality housing during the process of construction this research reveals that there are marked variations. These variations range from professional drawings and certifying floor plans to informal impediments such as the levies requested by the CDAs before people can build which increases the cost of housing production and makes people to build poor quality housing. 
Previous evidence suggests that the process was more straightforward and less cumbersome although the bureaucratic processes involved in getting house plans approved was embedded with excessive cost and severe delays, (Ikejiofor, 1997 and Makinde, 2013). Ogu (1999) in his study of Benin City emphasised westernised building codes, poverty, inadequate access to finance, problem of acquiring land for housing purposes, over dependence on imported building materials amongst others factors as impeding the quality of housing constructed. This research confirms these previous findings whilst additionally suggesting how the informal impediments of collecting levies and the socially-embedded ‘practical norms’ of paying money to the CDA outside formal state bureaucracy makes people build houses that are poor in quality. 
Interviewees argue that there are various stages involved in the housing building process after land purchase and floor plans have been drawn and either submitted for official approval or not. Developing a house from one stage to another, as noted by interviewees, involves several stages. Highlighting and discussing the stages of housing construction is important to understand how the collection of these levies by the CDAs impacts the delivery of quality housing in Benin City.
The first stage is the digging and setting of the foundation by workmen as illustrated by Figure 7.1 in which blocks are laid on each other.

[image: ]
[bookmark: _Toc488314948][bookmark: _Toc500838838][bookmark: _Toc501641665][bookmark: _Toc502829266][bookmark: _Toc509052779][bookmark: _Toc488314949]Figure 7. 1: Shows a house being prepared for setting the foundation. Source: (YouTube)
[bookmark: _Toc500838839][image: ]
[bookmark: _Toc501641666][bookmark: _Toc502829267][bookmark: _Toc509052780]Figure 7. 2: Shows a house being developed to DPC level (damp proof concreates). Source: (youtube)

During construction, as blocks are laid onto each other, the house progresses from the foundation level as shown in Figure 7.1 above to the DPC level as illustrated in Figure 7.2 and then to the lintel level, as demonstrated by Figure 7.3 below. Following this, the house is roofed; the Figure 7.4 and 7.5 shows a house that is ready to be roofed and one that is roofed.[footnoteRef:15]  [15:  Interviewees get to various stages at separate times based on availability of money determine the rate at which a house is built. Therefore, demands made to pay many numerous levies to the CDA slows down the time for completion / and impacts on the quality. Because when the interviewees have been so extorted out of their money and the time they had planned to finish the building as not actualised. All they are concerned about is to finish the building not minding the quality anymore but to just have a house they can call their own.
] 

[bookmark: _Toc488314950][bookmark: _Toc500838840][bookmark: _Toc501641667][bookmark: _Toc488314951][image: ]
[bookmark: _Toc502829268][bookmark: _Toc509052781]Figure 7. 3: Shows a house being developed to lintel level. Source: (YouTube)
[image: ]
[bookmark: _Toc500838841][bookmark: _Toc501641668][bookmark: _Toc502829269][bookmark: _Toc509052782][bookmark: _Toc488314952]Figure 7. 4: Shows a house in Amufi that is being prepared for roofing. Source: Photograph by Uyi Ezeanh (2015)
[bookmark: _Toc500838842][image: ]
[bookmark: _Toc501641669][bookmark: _Toc502829270][bookmark: _Toc509052783]Figure 7. 5: Shows a roofed house in Benin City. Source: Photograph by Uyi Ezeanah (2015).

[bookmark: _Toc488661498][bookmark: _Toc496698336]The process of constructing a house as outlined is done in stages, starting with the digging and setting of the foundation to completion and embedded in these various stages are the payment of diverse numerous levies. The pace at which these various stages are reached, and the quality of housing produced is dependent on the availability of funds as discussed below. 
[bookmark: _Toc488661494][bookmark: _Toc496698333][bookmark: _Toc500773504][bookmark: _Toc501357701][bookmark: _Toc501641305][bookmark: _Toc507755480][bookmark: _Toc501357703][bookmark: _Toc501641307]7.3.2	Delays in the Bureaucratic Process 
Embedded in the planning approval process are multiple procedural delays, such as acquiring the required documentation, issues of logistics and site visits. Procedural delays in terms of documentation requirements were a significant problem emphasised by many of the interviewees in all the case studies as a significant reason for evading the official planning processes. Several studies (Makinde, 2013, Udechukwu, 2008) have stressed the issue of delays as being problematic for the housing delivery process, with long waiting times and excessive costs. This thesis supports this contention and shows ongoing evidence of delays in obtaining planning permission. However, delays caused by corruption are not detailed by other published studies and the findings in this research demonstrate that delays are sometimes the result of the corrupt practices of public officials. Corruption is rife partly because people pay bribes to reduce some of these delays and because delays are made longer by the fact that officials are seeking bribes to reduce delays; there is a catch-22 at play. The impact of how corruption affects payments and delays will be explored later in the chapter. The findings of this study reveal that there are significant problems in logistics within the formal planning system, the complex nature of the plan approval process, high costs and delays in procedural details, requirements and documentation. These factors are primarily responsible for delays in the formal processes, as is discussed below. 
One major source of delays in the house building process relates to the logistical issues associated with site visits. When attempting to undertake site visits, planning officials must resolve problems with limited finance, because a lack of a functional means of transportation impedes their ability to visit sites, in addition to the inability of the planning officials to enforce formal laws, as well as issues of security (Mr Bankole and Mrs Edebiri). These problems impede the ability of planning officials to visit the sites of prospective developers to ascertain the safety of the site in addition to monitoring the quality of housing produced. Because of these logistical problems, faced by the formal system, many of the interviewees’ sites took a long time to be inspected, which created delays in getting planning permission and in commencing the house building.
We, the civil servants, who are championing physical development, monitoring of development control, have our limitations. As big as this office is, we have three APOs (Assistant Planning Officer). Each APO ought to have a vehicle, a standby vehicle but do we have? No, we have only one now! So, if one vehicle is to go out every day, how many years will it take us to cover Benin City? If you go to a site now, before you go back to that site again; the person has completed the building. ... What about logistics: do we have security to complement our actions? How many times have we been beaten up by recalcitrant developers? So, the list of the reasons why things are not the way they should be is endless. And every month we go to meetings, we only regurgitate the matter. They tell you they are aware, but nothing is done about the matter. And we cannot love the work more than the owner of the job!  This means that if the state is not providing [the] facilities … required to do the job then they cannot do much as workers.) (Mr Bankole, government representative)

In the past, the Permanent Secretary and the Commissioner were not routinely involved in the approval of planning permission. This is because Permanent Secretary and the Commissioner involvement with plan approval processes was not an institution in the formal system, but became an institution in 2008 when Adams Oshiomhole became the executive governor of Edo state, which enacted this law. This change is illustrated by an interviewee:
We have several offices, like in this office now we have three Area Planning Officers. We do approve plans at our various ends [at the offices of the Assistant Planning Officers] before but, right now, it’s only one person that approves plans in the whole state, which is the Commissioner (Mr Idusogie, government representative).
Hence, the implication of this current institutional logjam in the approval process is that plan approvals slowed very considerably. Before 2008, in Benin City, several planning officers called Area Planning Officers could grant planning permission, which meant that the process of granting approval was quicker. The decision that only the Commissioner for Housing and Urban Development could approve plans was motivated by the need to control some of the informal practices taking place within state bureaucracy and the need to perhaps monitor the plan approval process but the outcome of doing this is prolonged delays in the plan approval process. 
Low incomes are depleted by excessive costs paid into the formal and informal house delivery system. This leads to even greater delays in the plan approval process, as further diverse payments may be sought by public officials to facilitate speedy approval times, which then impacts on quality again, as people seek to cut those costs remaining under their control, by using materials of a poorer standard for construction (Dr Matthew and Mrs Donald). In all the case studies, those interviewees who engaged with the plan approval process noted that the formal fees which were unofficially inflated by planning officers for getting planning permits were exorbitant, and way beyond the affordability of most people: 
[A] person is paying as much as a hundred thousand naira (N100,000) to do a plan that is, to get planning permission or plan approval at the lowest level anyway; in fact, there is a project [where] somebody just paid N2.5 million. (Mr Bankole, government representative)

Before the inauguration of the then Edo State Governor, Adams Oshiomhole, in 2008, approval of building plans was quite inexpensive, and the bureaucratic processes did not involve many complexities. The complexities were initiated during Oshiomhole tenure which stated that plans are drawn only by architects, with documentation from engineers, architects, and town planners to certify to the planning office that the plan that has been drawn is suitable, alongside the provision of a tax certificate. These measures were introduced by the state governor Oshiomhole to ensure that income taxes are paid by state workers and a way of ensuring that people who engage in private businesses or employment also pay taxes. Additionally, in the present government, the generation of income for the state is highly dependent on income tax, with the payment of income tax at high levels of priority, and this impacted significantly on the fees for plan approval. That is why Makinde (2013, 63) argues that “value added tax (VAT), which is deducted at numerous stages of the building approval, adds as much as 30% to the total cost of a house”. The prohibitive cost of acquiring planning permission ranges from N60,000 to around N3 million or more paid within state bureaucracy and, since 2008, has incentivised non-engagement with the approval processes by many house builders. 

Delays in procedural details, requirements and, documentation were critical factors associated with the house building processes in the case studies.  Delays were more prevalent for those who lived in Ibiwe and its environs, Uselu and Ugbowo and Amufi than for those who lived in the GRA because of the low-income level of the people who live in Ibiwe and its environs and Uselu and Ugbowo. Interviewees in Ibiwe and its environs and Uselu and Ugbowo and Amufi found it difficult to pay the official approval fees alongside the bribes demanded for approval of the plans by formal officials; this demonstrates the existence of some of the corruption described by Blundo et al., (2006) as unwarranted fees by government officials. Many of the interviewees living in Ibiwe and its environs and Uselu and Ugbowo and Amufi did not engage with formal institutions- in terms of getting their plans approved before building. For those who did (but also chose not to engage with the corrupt practices of the state), the plans were delayed, and the effect was enormous. For example, some house builders had to wait over six months before their plans were approved. 
Now it is cumbersome, years back it was very easy you submit your plan today and the following day you get your permit granted, but today is very, very cumbersome based on one of the government policies put in place for development by government. To access it will take probably around 4, 5, 6 months and so it’s not encouraging (Mr Bankole government representative)
Some of the government policies introduced were to ensure that floor or house plans are drawn by an architect, that the plot of land is surveyed, and that a survey plan and other related parts of the floor plan are handled by a registered professional. However, the process of getting plan approval has become some much worse over time in Benin City. This is partly due to the introduction of the new processes. However, it is also a consequence of the fact that more complex processes have been introduced regarding how people get planning permits. Indeed, the result has been that there are now more opportunities for state officials to extract bribes and this causes huge delays. These extensive delays result in people deciding to build without approval. This impacts on the quality of houses built because there is no monitoring to ensure that the houses constructed are of quality. The fact that people do not or cannot conform to government planning processes means they obviously do not meet government standards of quality. It is unclear as to whether this also implies that such practices do not meet peoples’ own needs and understandings of quality. This may vary by area and income level: some interviewees in the GRA, for example, stated that although they did not seek formal approval for their house plans they still went on to build what they saw as “quality” houses. 
The delivery of housing that is perceived by house owners to be of “quality” is often not shaped by the rules and requirements of formal institutions; as evidenced in Chapter 6. According to Mrs Edosa-Osas and Mr Asoro, who were profiled in Chapter 5 and Mrs Apata, they produced quality houses irrespective of not complying with the official planning and building codes. This means that quality housing delivery in Benin City is constrained or enhanced by individual perception of housing quality and not by set norms or standards as proposed by the formal system. 
[bookmark: _Toc507755481]7.4.2	 Levies 
This section explores the diverse levies paid to the CDA in the process of housing construction in Benin City. This is done to fully understand the impact of the informal cost (levies) which are informal impediments to quality housing delivery. The problem of multiple payments made to the informal traditional community are very challenging, stemming from the practical norms of non-state actors engaged in the process of housing delivery. Within the context monies are demanded by the CDA at every stage of the building process from house builders before they can be allowed to start the construction of the house. Consequently, these are informal impediments that make people to build houses that are not quality as analysed below. 
These informal levies, are a form of informal taxation paid to the informal traditional community (commonly called community levy) before a prospective house developer can proceed with the development of an acquired parcel of land. While some people talk about them as taxes or fees, the term ‘levies’ is used to describe payments to CDAs to avoid confusion with other, more official payments. 
However, my findings reveal that, although these multiple levies are not legal in any way, they have a form of legitimacy because people have come to accept them as socially embedded practical norms. The reason for the acceptance of the CDA levies is because house builders wish to avoid all forms of repressive “insurgent” practices associated with the dark side of insurgent planning as discussed in Chapter 3. This constant collection of monies and beating of people increases the cost of house construction and hinders people building quality housing. Following the enactment of the Land Use Act, all lands in Nigeria were nationalised. Despite the passing of this act, the informal traditional communities refused to relinquish their right to land rather they capitalised on the incapacities of the state to provide land and housing for the people. The CDAs began to provide land for most potential buyers and this informal institutionalisation led to the introduction of different levies in the housebuilding process. As evidenced, the institutionalisation of these levies is purely informal, since none of them are legal:
It was instituted by the community not the state government. They are not formal obligations o; they are devised by the community” (Mrs Onojatamiri homeowner)

Multiple levies are one of the issues highlighted by homeowners, private sector developers, government and tenants as major challenges facing quality housing delivery in Benin City. As observed from the findings made by this research, the payments made to the traditional community (CDA) are numerous in nature and the interviewees identified various levies that they had been asked to pay.  These ranged from development levies, fencing levies, crop levies, and roofing levies amongst others, (see Table 7.1). For this analysis an exhaustive list of levies is detailed in the table below, and the relative sum of money that is demanded by the CDA from the house builders is outlined in each case. This is done to enable a fuller understanding of the many levies paid and their cumulative high cost. This, as discussed below, has important outcomes in relation to the production of quality housing in Benin City.


	TYPE OF LEVY
	NAIRA
	DOLLARS[footnoteRef:16] [16:  $1 = N480 exchange rate 
Source: http://www.xe.com/currencyconverter/convert/?Amount=1&From=USD&To=NGN( 2015)] 


	Development levy
	N 80,000.00
	-
	N 3,000,000.00
	$166.67
	-
	$6,250.00

	Elders levy
	N 20,000.00
	-
	N 60,000.00
	$41.67
	-
	$125.00

	“Odionwere” [footnoteRef:17](Street Elder’s) Levy [17:  Odionwere is the first male individual that is resident on the street, even when the person has not packed into it. In addition, the street and named after the family name of the odionwere. If female, however, she cannot be admitted into the council of elders in the community, but if a wealthy woman, she can influence the so-called elders’ council.] 

	N 20,000.00
	-
	N 35,000.00
	$41.67
	-
	$72.92

	Youth Chairman’s Office levy
	N 20,000.00
	-
	N 70,000.00
	$41.67
	-
	$145.83

	Soak away levy
	N 35,000.00
	-
	N 50,000.00
	$72.92
	-
	$104.17

	Crop levy
	N 15,000.00
	-
	N 30,000.00
	$31.25
	-
	$62.50

	Roofing permit levy
	N 15,000.00
	-
	N 65,000.00
	$31.25
	-
	$135.42

	Decking levy (if the household is constructing a multi-storey building)
	N 70,000.00
	-
	N 130,000.00
	$145.83
	-
	$270.83

	Fencing levy
	N 15,000.00
	-
	N 30,000.00
	$31.25
	-
	$62.50

	Connection of electricity levy (besides charges by PHCN- Power Holding Company of Nigeria)
	N 20,000.00
	-
	N 50,000.00
	$41.67
	-
	$104.17

	Water Borehole sinking levy
	N 25,000.00
	-
	N 35,000.00
	$52.08
	-
	$72.92

	Showing of appreciation to the head of the community by giving items such as cartons of beer/soft drinks as wine, kolanut, 2 plastic chairs and some monetary benefits ranging from
	N 20,000.00
	-
	N 40,000.00
	$41.67
	-
	$83.33

	Security levy
	N 10,000.00
	-
	N 25,000.00
	$20.83
	-
	$52.08

	Grading of access road to the community
	N 20,000.00
	-
	N 35,000.00
	$41.67
	-
	$72.92

	Patrol levy
	N 20,000.00
	-
	N 25,000.00
	$41.67
	-
	$52.08

	Imolu[footnoteRef:18] [18:  Imolu is a term in the bini language referring to the practice of cooking food for the residents of an area you
want to erect your house during the foundation laying process to eat] 

	Providing cooked meals for members of the community/CDA.
	 
	 
	 

	Bush inspectors/linesmen levy
	N 10,000.00
	-
	N 15,000.00
	$20.83
	-
	$31.25

	Beacon levy
	N 10,000.00
	-
	N 20,000.00
	$20.83
	-
	$41.67

	Total 
	N 425,000.00
	-
	N 3607000.00
	$885.99
	-
	$7514.58


[bookmark: _Toc500777278][bookmark: _Toc502829944][bookmark: _Toc509052951]Table 7. 1: Showing types of levies and amount paid for each[footnoteRef:19] Source: Author’s field work data (2015) [19:  Data was collected from multiple interviewees through my fieldwork] 


It is particularly interesting to note that in none of the existing literature on housing delivery in Benin City, or Nigeria more broadly, has an attempt been made to investigate and catalogue in full the range of levies that people pay to informal communities when attempting to build a house. These numerous levies, as noted by many interviewees, were a key issue constraining the delivery of quality accommodation in the case studies. Considering the economic level of many of those who engage in the house building process (see Chapter 5), the multiplicity of the levies was a great burden on them. The effect of the levies on the quality housing delivery is explored herein.
To develop the land or commence the building of a house in any neighbourhood, the house builder must pay a development fee,[footnoteRef:20] buy drinks, and kolanut, or pay the equivalent sum to the CDA, and pay a beacon levy which are levies paid to lay out the size of a given parcel of land and it delineates the start and end of each plot from another. To start the foundation (the initial process of construction) the potential house-builder is required to pay a ‘development levy’. Even though these practices are illegal, CDAs insist on the collection of these numerous levies. A reason for these practices by the CDAs is the authority they exert over the land. The necessity of making these payments is explained below: [20:  The first Levy paid to the CDA before you can commence building] 

For instance, if you want to lay foundation you have to pay them some money, whatever level you get to I think if you want to roof you have to pay them, if you want to sink a bore-hole you have to pay them, if you want to build a fence around your house you have to pay them. You keep paying and paying for the same land you acquire from them (CDA)… (Mrs Joseph)
The levy price demanded differs depending on the neighbourhood, the size of the plot and the type of house to be erected, the proximity of the land to the main access road, the type of building to be erected, and whether it is a single storey or a multi-storey building. For neighbourhoods such as the GRA, prices paid as levies were more exorbitant due to the socio-economic class of individuals who live in that area as well as the status attached to that neighbourhood. In contrast in Amufi the levies were not too high. In Ibiwe and Uselu and Ugbowo neighbourhoods, the prices paid as levies were also very high because of their closeness to the central business district (CBD); despite the mix of low and middle-income individuals resident in these neighbourhoods. This is illustrated by the following quotations from interviewees. 

Yes, there are these discrepancies (prices of levies paid to the CDA) because most of those transactions are not documented so out of selfish interest and zeal to get they just fix whatever price they want to fix, so they believe that their ability to drive fast the easier for them to get their money (Mr Asoro).

It makes it more expensive, as I told you earlier if the community people come to demand money from you, you will pay as much, depending on the area, in some areas you will pay up to as N150,000, some N100,000, some N200,000. Some may even be more like in the GRA, I don’t know the exact amount, but I know it may start from N100, 000 (Mr Idemba).

These inconsistences are reflected in interviewees’ preference for lands that are easily accessible by transport. The latter is an important consideration because it reduces the stress and fatigue that can be caused getting to their houses and helps to further reduce costs. When the land is not easily accessible by roads (such as in Amufi – see Chapter 5) – it becomes difficult to get the building materials to the site. As a result, costs of taking building materials to the site increase and which has other implications on the house builders as evidenced by this quote: 
On completion of the house the burden of inaccessibility of roads is escalated by increase in transport cost, use of motor bikes to access such roads which in order to get to our houses. these motor bikes are very risky to ride on because of the bad roads and lack of safety helmets to wear.  (Dr Matthew)
Worthy of note, as revealed by some interviewees, is the fact that some of the payments made to the CDA are receipted. The issuance of receipts varies from neighbourhood to neighbourhood and in the Amufi neighbourhood only the youth development is receipted for as evidenced below. 
The fixed N100, 000 (youth development levy) was documented for but others were not documented. I was issued a receipt only for the fixed N100, 000 (Mr Asoro). 
Interviewees suggested that one of the reasons why the CDAs do not often give receipts for payments made is to afford them the opportunity of making more demands for levies already paid to them (Mr Bankole, Mr Asoro, Mrs Joseph). House builders are thus coerced into making repeat payments, thereby robbing them of their hard-earned money and revealing the duplicitous practices of members of the CDA. These duplicitous practices increase the cost of housing delivery and which then translates into people constructing houses that are not quality especially when such house builders are low and middle SES.
Furthermore, the house builder is expected to pay other levies to the CDA and these multiple levies must be paid by the house builder if they want to be able to construct a house. Furthermore, to install electricity into the house, they must pay the CDA an electricity levy. These levies must be paid irrespective of the neighbourhood the land was purchased in. This, therefore, emphasises the widespread institutionalisation of these informal systems.
Many of interviewees who had roofed, or were at the point of roofing,[footnoteRef:21]  revealed paying a ‘roofing levy.[footnoteRef:22] Failure to pay the roofing levy means that the house builder will not be allowed to roof the house by members of the CDA. The collection of the roofing levy, along with other levies, is not matched by a corresponding provision of service by the CDA. Their role is simply to take payment; not return any tangible services. It is significant to note here that this informal and illegal practice of collecting levies is entrenched and creates diverse forms of informal impediments that make people not build quality houses in Ibiwe and its environs, Uselu and Ugbowo and some parts of Amufi neighbourhoods. The impact of these levies on the high-income earners in GRA is not as visible.  [21:  Interviewees get to different stages at different times based on availability of money which determines the rate at which a house is built. Therefore, demands made to pay many levies to the CDA slows down the time for completion of the house and consequently impacts on the quality. Because when the interviewees have been extorted out of their money, and the time they had planned to finish the building is not actualised, they just want to finish the house not minding the quality of the house produced anymore.
]  [22:  Monies demanded by the CDA from the house builders to roof their houses. It worthy to note here that the CDA does not provide any form of assistance or make any inputs to roofing of the house, but collects this levies from the house builder just because the house has been constructed to the stage of roofing.
] 

Some respondents in Amufi, Uselu and Ugbowo and Ibiwe and its environs, noted that to fence their house, the CDA demanded the payment of a fencing levy and to drill a bore-hole a bore-hole levy was also demanded. After finishing the house, if there is land remaining, the house builder may decide to commence another building on the same parcel of land. The house builder would then be required to pay the numerous levies again for erecting a new structure on the same piece of land or when a multi-storey building is being constructed (Mrs Bello; Mr Ugata). The demands of the CDA extend beyond the individual plot or property. If the CDA improve the accessibility of a local road, they will ask every resident or landowner in that community to pay a grading levy.[footnoteRef:23] Payment of these levies is also a continuous practice and they can be demanded even after a house has been completed. This makes for the delivery of poor quality housing. Indeed, even after all the levies discussed above have been paid, CDA members have been known to demand subsequent levies, such as security levies and road grading levies.  [23:  This service is seldom produced by the CDA in most neighbourhoods as it is a means for further extortion of funds.] 

A worrying issue emphasised by many of the interviewees was the very high cost of these levies as well as the sheer number of different levies that they must pay (see Table 7.1) Payment of the many levies causes delays in completing a house, and thereby impacts on the quality of house produced. The impact of such delays is noted in the quotes below:

I can tell you authoritatively that there are some communities (neighbourhoods), if you have 50 by 100 or 100 by 100 feet, you pay nothing less than three hundred thousand naira (N300, 000) to them. Are these ones encouraging housing delivery? Definitely not (Mr Bankole government representative).

It [the payment of levies] makes the process of building a house more cumbersome because most times if you are supposed to spend three years in building a house you end up spending about 8-9 years as a result of these delays inflation sets in and one will just have to make do with available funds and produce the kind of house that such funds can provide which are usually not quality or the other option is that most of them out of anger and frustration abandon the building, … (Mr Paul).

One important effect of these constant demands for already paid levies is that people need to wait until they have made more money before they continue developing. Money earmarked for other bits of construction work may have to be used to repeatedly pay levies. This negatively impacts on the cost of building a quality house as well as the time spent so doing. 

Yes, it (payment of so many levies) affects it in many ways, a lot of different faces come when you are working on site. Apart from paying the development levy, strange set will just come up and say where is your this and that (referring to receipts), even if you show them the receipt that you used to pay, they will still want to syphon money from you, so it affects the quality of house built. (Mr Esosa).

The levies affect because having paid this money and if they have no enough money to develop it reduces the standard of what they want to build (Mr Egboma).

One interviewee in GRA who had already completed her house and paid all demanded levies was aggrieved when the community people demanded another payment (see box 1). These constant illegal multiple levies are a serious menace to the delivery of quality housing in Benin City. These countless levies are evidence of institutional lapses in the formal system and the failure of formal institutions to provide a blueprint for housing delivery. This institutional lapse in the formal system meant that the CDAs could do as they want towards prospective house builders by imposing diverse informal impediments to build a house. Moreover, a lack of proper monitoring of the entire housing delivery processes in Benin City by the formal system led to a dissatisfaction by most of the interviewees as the non-engagement of the state in curbing the excesses of the CDAs meant the two systems did not speak to each other (Mr Osaretin, Mr Asoro, as profiled in Chapter 5, Mrs Patricia, Mr Osazee) and buttressed by a state official:

Am not sure the government is doing anything about it (the collection of levies by the CDA) o! Because it is done every day, they can just go about to stop your work if you have not paid, they tell you the development for different stages, some for roofing and decking. (Mrs Edebiri)

The various activities of these ‘land grabbers’, or ‘community people’ as popularly called (interviewees) is creating a severe threat to many neighbourhoods in Benin City (as well as in many other parts of Nigeria) where people desire to acquire land for building purposes. For them it has become an ever-increasing way of exacting money from prospective house developers as well as homeowners. Many of the interviewees, irrespective of their neighbourhood and income level, found the house building process in such neighbourhoods very unpleasant, intimidating and problematic. The following box is used to tell a story of an interviewees encounter with the ‘community people’ (CDA).

Box 1: Mrs Apata is a home owner in GRA, recounting her experiences she stated:
They still asking for more they said we should come and imolu, that when we dug the foundation we didn’t call the community to come and eat after building the house. Actually, we were supposed to cook food for the community when we were laying the foundation but because of the way the whole thing went nobody came to ask us, so we just prepared food on that day and serve the people that were around. Then after we have built, and we have entered and now inside the house they are now asking us to come and feed them again that if we don’t want to feed them then we should give them money that will be commensurate for such a thing.
We paid crop levy, somebody was farming in the land and they asked us to settle the person. We paid for crop levy, youth development levy, roofing levy, fencing levy, for laying of foundation they have certain amount that you will still pay to them, levy for bush inspector was also paid, anytime they come and meet us working they will collect money from us and many more. For the government ones they will just put themselves inside the vehicle and come to site to ask you to pay money also, they will still collect money from somebody before you can continue.



The box below tells a similar story reported by an interviewee living in Ibiwe and its environs Source: Fieldwork, (2015)
Box 2: Mr gift is a tenant who lives in Ibiwe and environs but already building a house in another community in Benin City
Like the boys in the community I paid them for the levies, they said the money I paid was not enough, I paid money again yet they kept disturbing and they said you don’t pay their money once. I paid for the development levy, I had to settle (pay) the youths and also for crops. So far I have paid over N150, 000 to them and they still keep asking for more money. This makes me want to stop building as it is very discouraging. 




As evidenced in Table 7.1 the impact of the various levies on the quality of housing delivered can be summed up as follows: A house builder is required to pay a minimum total of 425,000.000 ($885.99) for all the levies listed in Table 7.1 to the CDA to be able to deliver a house. This amount can provide about 185 bags of cement at the cost of N2,300.00 which is the current price of cement, similarly it could buy 210 tons of sharp sand which is required for molding blocks for building, or most of the electrical fittings required for a 3-bed house. Therefore, paying of all these levies greatly impinges on their available funds and impedes their ability to finance the materials and services needed to construct the house. Ogunshakin and Olayiwola, (1992), Arimah and Adeagbo, (2000), Collier and Venables, (2013) and Makinde, (2013) suggest that the major constraints to housing delivery are westernised planning laws, and unskilled workers. However, a major contribution of this study highlights the impact of informal levies on quality housing delivery. 

Many interviewees noted that the levies collected by the informal community were not used for their intended purposes. For many house builders, the collection of these levies by the CDA was for personal use rather than the promised developmental purposes the CDA claimed that they would be used for. The one exception was where one CDA executed some of the proposed projects. A more common response was as follows: 
Like I said, once they were supposed to use it in developing the community, doing the roads and putting of light, water and all these things. But they don’t use it for this purpose (Mr Esosa).

For many of the interviewees in the four case studies, the levies were regarded as illegal. The CDAs initial aim as asserted by a CDA chairman (Mr Eghosa) was to use the monies provided to provide schools, tar roads, boreholes for communal water supplies and facilities such as, hospitals. However, as asserted by the interviewees, the collection of these levies was supposed to enhance the development of different projects within the respective neighbourhoods. As one home owner Mr Osaretin noted:
To me it is a compulsory levy by the community and not by the government, to me I am disgusted because when they collect these monies they are supposed to improve the environment maybe putting palliative measures on the road, they don’t do any of these, they don’t help you at all instead more taxes, if you are connecting your light you pay, even when I even bought the land I appealed for what are called beacons and I was not given any beacon. Imagine that, that is to tell you it is not satisfactory at all am not satisfied with what they are doing, it’s so bad now. At all, I am not happy (Mr Osaretin).
In Amufi neighbourhood, there was an exception. Here, although the interviewees noted that the payments of these levies to the CDA was not instituted by the state, some of the levies collected were used to implement some infrastructure projects. Mr Ndem explained: 
For this community, I praise them because we can feel the impact of it, the major road is graded three or four times a year, the primary school was built by the community, most of the transformers you are seeing here were provided by them, security wise we are okay with them, this is an exception though as most community don’t do this (home owner in Amufi).

The difference in terms of the usage of part of these funds collected in Amufi is that the former CDA chairman was described as a peace-loving man, God-fearing, understanding, cooperative and a good chairman, and as someone who wanted the community to develop. Within his ability, he provided some assistance to enable the interviewees to develop their houses. He made room for the payment of levies by instalment if full payments could not be made, with a promise to offset the balance in instalments. Consequently, other members of the CDA, who perform repressive violent acts, were instructed to steer clear from these developers. The outcome of his approach was a high rate of community-led development in Amufi compared to other places. 
However, with a change in the leadership of the chairman of Amufi, the levies collected from house builders are no longer used to provide infrastructure. Likewise, repressive violent acts have been re-introduced for not paying the levies and this provides evidence that most of the CDAs do nothing to enhance the neighbourhoods. The importance of individuals within this informal system is, therefore, vital in facilitating housing delivery. The CDAs do have developmental potential, but this is usually overshadowed by a culture of extortion through all the informal levies demanded.
The impact of the multiple levies on quality housing delivery is summed up below:

Of course, it does (the levies affecting quality housing delivery), if you are going to start maybe with about N100,000 and you intend to get about 20- 50 bags of cement to work, after the harassment you hardly get 5 bags to build, so most times it will affect your work force and also your financial obligations and the quality of house you build at the end (Mr Paul).

One of the major obstacles to delivering a quality house apart from the issue of money is the activities of this so-called community boys who keep demanding huge sums of money from you after purchasing the land before you can start building, as I said earlier it is painful process and a way of extorting money from people. All these tend to impact on the time you can complete the house (Mr Asoro).
Well certainly, if we are looking at (the levies) vis-à-vis housing delivery, it is counter-productive to housing delivery; it is counter-productive to housing delivery (Emphasizes). If you allow me to build and later you ask me for the money, I’ll not see it as painful. But most often they come to your site, seize your materials and it’s so painful when you’re not even around; so, they mess up your work. To me, it’s actually counter-productive. If while collecting the money, it is dedicated to a project within the community that everybody including the payer will benefit from, it would have made sense. But it doesn’t. Rather, if somebody collects, if na (that is) six people sit down, they share the money and that’s it (Mr Bankole).

As illustrated by the quotes above, the fact that people must pay money to CDAs at every stage of construction is a barrier to quality house construction. This is because the money that they could be using to engage in formal processes (such as gaining planning permission) is being used instead to pay violent youths and prevent their property from being destroyed. Moreover, funds that might be invested in trying to build a durable and high quality house end up being diverted to CDAs, with the effect that people are dissatisfied with the quality of their own dwellings. 

Furthermore, as discussed in Chapter 3, Payne (2000) maintained that a review of the regulatory framework through lowering the legal ladder can encourage and empower the low-income earners to build and own houses as the building standards will become suitable for their socioeconomic status. This will then encourage people to build better quality houses, as stated by (Collier and Venables, 2015). However, findings from this study reveal that the reason the formal planning institutions in Benin City do not function as planned may not just be because of the problems with the formal institutional framework, but also because there are other, informal institutions that may override the formal ones. This informal institution facilitated through the sales of land and involvement with the house building processes by the CDA culminated into collection of numerous levies and repressive insurgent practices as discussed in this chapter. This impact significantly on the delivery of poor quality housing in Ibiwe and its environs, Uselu and Ugbowo neighbourhoods as the complicated processes of having to pay so much monies to the CDA impacts on the cost of producing a quality house in addition to producing fewer houses. While in GRA owing to the fact that this neighbourhood is characterised by the high and middle-income earners as explored in Chapter 5 people can deal with the collection of these numerous levies better as they have more money, so they can still build quality houses after paying the CDAs.  

[bookmark: _Toc488661499][bookmark: _Toc496698337][bookmark: _Toc500773506][bookmark: _Toc501357704][bookmark: _Toc501641308][bookmark: _Toc507755482]7.5 	Relationship Between Formal and Informal Institutions
There is no relationship between the Ministry and the community. What the communities do is basically their own affair (Mr Isowa, government representative).

As evidenced by most interviewees in all the case studies, there is no interaction between the formal and the informal institutions in the delivery of housing as illustrated by the opening quote of this section. This lack of interaction points to much confusion and lack of coordination in the delivery of housing. This shows an obvious case of institutional multiplicity as there are two systems that are parallel and do not relate with each other. Moreover, there have been no efforts made to combine them into one harmonised system. 
Although most of the interviewees perceived no form of interaction between the formal and informal, it is interesting to note that there actually are important interactions between the two, at least in the sense that the people who embody these systems do interact in strategic ways at particular times. As noted by a government official, the state governor and other politicians go to these neighbourhoods to campaign for electoral votes. When these politicians make visits to the CDAs, they provide them with some formal recognition (Mr Bankole, Blue Estate Private developer). Another interviewee (Mrs Bello) emphasised how, in electoral processes, the CDAs are used as political thugs to foster the ambitions of particular politicians. The use of CDAs by politicians gives the CDAs greater strength and legitimacy, which makes them more powerful locally. Consequently, these interactions indirectly empower the CDA to do whatever they like to potential house builders. In turn this leads to the numerous aforementioned levies and prevents people from building quality houses. There are thus important political linkages between CDAs and politicians, even though there is no actual hybridity between the different rule systems embodied in the traditional communities and the state. Before turning to the relationship between state and non-state systems in more detail, I first examine the informal processes within the state system itself.

[bookmark: _Toc488661501][bookmark: _Toc496698339][bookmark: _Toc500773507][bookmark: _Toc501357705][bookmark: _Toc501641309][bookmark: _Toc507755483]7.5.1	The Informal in the Formal (Corruption in the Bureaucratic System) 
Corruption: it is a monster in Nigeria. You will see that even when government approve a fund for such houses to be built, before you know … that fund is missing. They cannot trace, nothing, the funds will just go like that. Because of the corruption, everybody is like “nothing dey happen, let me do this thing; if I do it I will get away with it”. That has affected us, and it has not given us the right direction to follow because even when they do it, nobody will want to investigate and prosecute the culprits (Mr Goodwill, tenant).
This quote exemplifies the corruption that exists within the formal systems of the state bureaucracy. In the formal system, some illegal (informal) practices occur during the plan approval process whereby a potential house builder is required to pay more than the officially approved costs. As argued by most of the interviewees in all the case studies, at the point of registration when payments are made for the building permit, the informal payments become part of the formal process. In addition, interviewees noted a disparity between the amount paid to the government officials and that for which they received a receipt. This is demonstrated below;
For the plan approval, there is a certain levy. If you look at the receipt they give to you, maybe you pay N65, 000 but the receipt they will give to you will be showing about N20,000+. When you ask for the other receipts nobody will actually give you an explanation ehen! That N20, 000+. I believe is what goes to the government coffers, but the other one goes to the individuals so it’s like that (Mrs John).
Another problem resulting from the informal practices of government officials within the state bureaucracies according to some interviewees is the issue of bribes that are collected by public officials to make visit to site for inspection.  Poorer people only pay the traditional community (CDAs) levies and do not consider trying to follow the formal route because of the socially embedded practical norm which encourages payments of informal impediments considered the dark side of insurgent planning practices (see Chapter 3). 
In the formal system, even after paying the plan approval fees, the site visit will often be delayed due to logistical problems such as a lack of suitable vehicle to visit the sites. Thus, house builders are requested to pay mobilisation fees (bribes) to officials of the formal system to facilitate and minimise delays to the plan approval process (Mrs John, Mr Matthew and Mrs Patricia). All these institutional bottlenecks in the formal system increase the cost of housing delivery and thus constrain the delivery of quality housing. If the plan approval is delayed, time is wasted.

You have to mobilise them to come to site if not they keep postponing, we will come next week just like that. Once they come to site you pay them …they will be looking for kick front, kickback you understand, ehen! So, it is not interesting, it’s not sweet (Mrs John).

Failure to comply with payment of bribes will mean that it will take several months to get plans approved; this as discussed by Blundo et al., (2006) and in Chapter 3 is another form of corruption. All these multiple informal and illegal levies collected by the formal officials increase the cost of housing production and cause delays. This means that only those who bribe are prioritised in the system, and often bribes are also paid to officials to overlook aspects of the building that do not conform to regulations. This means that those who pay bribes are often not producing quality housing (in the sense of well-regulated housing), and those who cannot afford bribes do not make the effort to seek planning approval, so they tend not to produce quality housing either. These informal norms of bribery within the formal system suggest that often neither those who pay bribes nor those who cannot are incentivised to build according to regulations. This is illustrated below:
I haven’t acquired plan approval for myself. But it may take some people a month or over a month while some people get plan approval in a shorter period because some people do pass through “back doors” to attain it because they pay more than the official rate. The “back door” means that they pay more than the official rates to the government officials to be able to get the plan approved at a faster rate (in a shorter time frame), (Mr Osadolor home owner).
It is evident, as noted by the interviewees and government representatives that some informality goes on within the formal system. Corruption is often seen as being embedded in African society (Ogundiya, 2009; Blundo et al., 2006 and Enakhimion, 2011). Corrupt practices are common place practices in both formal and informal organisations today. As illustrated above, these corrupt practices impinge on the quality of housing produced in Benin City. The double payments made to the formal and informal institutions are one of the reasons presented by the interviewees for not engaging with formal processes as they could not afford to make payments in two places. 
[bookmark: _Toc488661502][bookmark: _Toc496698340][bookmark: _Toc500773508][bookmark: _Toc501357706][bookmark: _Toc501641310][bookmark: _Toc507755484]7.5.2	Institutional Hybridity and Multiplicity and Housing Delivery in Benin City
In Benin City, urban planning has been encumbered with a lot of problems especially in the delivery of quality of housing as discussed in above. The struggle to own a house and the processes involved in acquiring one have become excessively onerous for common people who wish to own a house. This process of housing provision draws on non-state interventions to shape and informally plan Nigeria’s cities. One method of interpreting this system of is to examine ways in which the formal and informal institutions coexist to produce parallel systems – in other words, a situation of institutional multiplicity. In Benin City as well as other parts of Nigeria, the rules pertaining to the procurement of land through the formal institutions of the state exist almost entirely separately from the informal institution of the informal traditional community (CDA, omon-onile or community). With the exception of the occasional political interactions noted earlier in this chapter, there is no form of incorporation of the informal system into the formal one. Under this situation of institutional multiplicity, it is the informal traditional community providing land for would be developers rather than the state. This is highly problematic because of the various monies collected from builders by the CDAs. These practices hinder people’s ability to build housing that they believe to be quality. 
Most lands acquired for developmental purposes in the different case studies in Benin City are acquired from the informal traditional community (CDA), as discussed in prior section of this chapter. This happens even though by law (The Land Use Act of 1978) all lands within Nigeria are vested in the hands of the federal, state and local government area respectively. That the CDAs are providing land can be seen to be a consequence of the failure of the state government to provide adequate quantities of land and housing for its population. As a result, the CDAs within every spatial area of Benin City have made a role for themselves in allocating land for building purposes, this shows the inefficiency of the formal system in providing land for the people in Benin City.
[bookmark: _Toc488661503][bookmark: _Toc496698341][bookmark: _Toc500773509][bookmark: _Toc501357707]Also, as evidenced in this chapter, the CDAs have no legal status and therefore the collection of fees from house builders is not legal. There is no form of interaction between state fees and taxes and the CDA levies, though both relate to the same processes of housing development. This non-interaction between the two systems in collection of levies from potential house builders before they commence building on the purchased piece of land (fieldwork observations, 2016) is evidenced as a form of discordant institutional multiplicity. Consequently, the effect of the CDA and the state running parallel to each other impact significantly on the delivery of quality housing in the four neighbourhoods. These constraints are discussed in Chapter 7 and 8 of this thesis include inflated cost of housing delivery and delays in finishing the houses. 
[bookmark: _Toc501641311][bookmark: _Toc507755485]7.5.3	CDA ‘Insurgent Planning’ As an Informal Institution
The concept of insurgent planning is used as a lens through which to analyze practices of housing delivery by the informal traditional communities, as well as their violence-based practices. 'In using this concept, I show how forms of insurgent planning – which have usually been celebrated as dynamic ‘bottom-up’ approaches to community planning and development – can also have a very dark side (Meth, 2010; Shrestha and Aranya, 2015)
In the case of delivery of quality housing in Benin City, most interviewees asserted that the informal practices of violence aimed at house builders are repressive. Strikingly, although the cities are built using the bottom up approach this has become problematic in Benin City in several diverse ways to both builders and developers. As described in detail above, the collection of different multiple levies by the CDA have impinged on the delivery of quality housing, as it is predicated on threats of violence and rarely results in actual development of the area. The following quote, which echoes the sentiment expressed by many interviewees, again illustrates this: 
Let me say 10% out of 100% (of the CDA) do (engage in development projects) but the others don’t. In fact, they don’t have specific reason; they just collect these monies and divert it for their own personal interest without even considering the community where they are collecting the monies from. They also use it to buy flashy cars and drinks; they don’t do any other thing with it (Mr Asoro).

Embedded in their violent practices is collusion with the police force. This collaboration between the police and the CDAs involves the collection of bribes either in kind or in cash. Since the police force are beneficiaries of the levies collected, going to the police force in that community to seek help, residents are simply asked to comply by paying all the levies CDA, demanded. Consequently, if a developer refuses to pay the levies and gets a soldier to stand by the site during the building of the house as a means of protection, the community will not disturb that developer because they fear the soldiers. But on completion of the house or after the owner has moved into the house, (i.e. once the soldier has left), the CDA will make the house either unbearable to live in or they may kill the owner of the house for depriving them of what they see as their dues (Mr Egboma). As some of the interviewees put it; 
These community people can be really mean and violent if you don’t pay these levies, you can’t build and if you sneak to build they will come and beat you, your workers up and collect the tools they are using to build. You will have to pay the money before your tools can be returned. Just imagine when I have to give them so much of the money I have taken as loan to build. What this means is that I have to stop building, until I am able to raise some more funds to continue (Mrs John).

They have some bad heads from the community, so called area boys who will come and beat up the builders, seize most of their things for work like shovels, head pans etc. you must go and pay up those levies before your tools can be released back to you and before you can continue building (Mr Ndem, homeowner)

The quotes above illustrate the ‘dark side’ of insurgent planning and once more illustrates how the delivery of housing in Benin City is beset with problems. 
Interviewees from within the CDA itself also attested to the fact that the payments they received from would-be developers or house builders were not instituted by the government. It was noted: 

I don’t think the government has given us any role to play in terms of housing delivery we are just using their own method to operate so that the community can function properly (Pa James, an elder in the CDA).

Well to my own understanding before community for example in Edo state begin to say they are selling land some community get approval from the palace that is then not now but now the community go ahead and begin to do their own, the government is not even involved in it, government did not give go ahead but they are doing it and the government is not even questioning why are they (community) doing it. To my own understanding there is no paper that government approved to community to carry out these functions (Mr Eghosa, Youth chairman in one of the neighbourhoods).

Is a new community as most of the communities are new (just experiencing development in terms of housing provision) it is used for grading the roads, sand-filling the roads, but to be sincere to you most often the work is half done (Pa James).

The collection of levies as stated by the CDA chairman (Mr Eghosa) is for creation of roads on vacant lands, the installation of power transformers and repairs of the same. However, as noted above, interviewees suggested that these services are usually not provided by the CDAs, and consequently the residents resort to huge reliance on makeshift infrastructure (Gandy, 2006 and Jaglin, 2014).
 
The material presented in this chapter supports Meth’s (2010) argument that not all forms of insurgent planning are positive. Rather, such practices can be overly repressive. This is because refusal to pay these demanded multiple levies to the CDA results in being beaten up, forceful seizure of working tools from workmen, pulling down of erected structures and, in very extreme cases, deaths. In this way, payment of the numerous multiple payments is effectively compulsory as people wish to avoid being victims of the repressive and violent practices of the CDAs. As Mr Asoro noted:

They will come to disturb your work. They will not allow your workers to work and they will also seize their tools. If you decide not to pay automatically your structures will be brought down, you may not even start in the first place and all the workers that will work for you are also going to be in problem, yes as they would confiscate and even injure some. 
[bookmark: _Toc488661504][bookmark: _Toc496698342][bookmark: _Toc500773510][bookmark: _Toc501357708][bookmark: _Toc501641312][bookmark: _Toc507755486]7.6 	Conclusions 
Chapter 7 has explored some of the most fundamental impediments to quality housing delivery in Benin City. These have been largely ignored in existing literature. As well as affecting the quantity of housing produced, there is reason to believe that this also influences housing quality. As discussed in Chapter 7, the process involves paying of multiple levies to the traditional community before you can commence your building, and these payments are additional to the payments made to acquire land for building purposes. Hence, these varied processes can be conceptualised using the lens of institutional multiplicity as a way of analysing the association between the formal and informal institutions in housing delivery in Benin City. As well as exploring institutional multiplicity, this chapter has demonstrated how land acquisition and numerous multiple levies have affected the delivery of quality housing.
The findings from this thesis reveal that the provision of housing is primarily characterised by informal, private self-built housing, which accounts for more than 80% of total housing delivered in the city. Interestingly though, in the provision of housing, formal institutions play only a very little limited role. The chapter provides a nuanced understanding of formal and informal processes on the delivery of quality housing in the diverse case studies areas. Findings revealed that land acquisition, plan approval processes and housebuilding processes are constrained by diverse factors and the chapter explored the challenges that this has posed for the delivery of quality housing in Benin City. Within the city, the process is plagued by prolonged delays, informal levies, corruption and high costs, and repressive insurgent planning practices. These have negative impacts on the delivery and provision of quality housing.  The next chapter explores other constraints to the production of quality housing in Benin City. 




[bookmark: _Toc465761693][bookmark: _Toc488661505][bookmark: _Toc500773511][bookmark: _Toc501357709][bookmark: _Toc501641313][bookmark: _Toc507755487][bookmark: _Toc459991267]
CHAPTER EIGHT: OTHER CONSTRAINTS TO HOUSING DELIVERY IN BENIN CITY
[bookmark: _Toc507755488]8.1	Introduction
This chapter analyses all the other constraints to quality housing delivery in Benin City in addition to the informal levies discussed in Chapter 7, and explores these through the frameworks discussed in Chapter 2 and 3 of this thesis.  It explores the impacts of institutions and processes on quality housing delivery in the four case study neighbourhoods and builds on findings throughout Chapter 7. As discussed in Chapter 2, it is well established from several studies that quality housing delivery processes in Nigeria is beset with several obstacles that constrain its delivery such as high cost of building materials, access to financial institutions, incompetent workmen, land titling, planning and building standards in addition to land acquisition problems (Arimah and Adeagbo, 2000; Aribigbola, 2008; Makinde, 2013). My own findings establish problematic newer dimensions which constrain the production of poor quality housing in the case studies in addition to those discussed in studies by other authors. 
[bookmark: _Toc488661507][bookmark: _Toc500773512][bookmark: _Toc501357710]This chapter offers a fresh perspective on factors that constrain the delivery of quality housing in Benin City which include: the ‘laissez-faire’ attitude of the government, constrained access to finance, dishonest and unskilled workmen, the effect of building for rental purposes, rapid building practices by house builders, and lack of awareness of the prospective house builder on building requirements. These constraints do not only impact on the number of houses produced but influences the quality of housing produced, especially when combined with the informal impediments discussed in Chapter 7. 
[bookmark: _Toc501641314][bookmark: _Toc507755489]8.2	Laissez-Faire Attitudes of Government
There is a growing body of literature that recognises how government institutions, planning laws and negligence has significantly affected housing delivery processes in Nigeria, this research builds on existing findings about the laissez-faire attitude of government and how it affects the quality of housing produced in the different case studies.  The laissez-faire attitude is exemplified in Chapter 2, which discusses how in Benin City over 96% of the housing stock is initiated by private actors and delivered mostly through informal self-build processes. This informal housing delivery is beset with non-compliance to planning regulations, and building standards which are outside the official building codes and planning law (Ogu and Ogbuozobe, 2001). Consequently, due to the laissez-faire attitude of government very little has been achieved by the government in meeting detailed policy goals in providing accommodation for the people (Jiboye, 1997; Makinde, 2013 and Alagbe and Opoko, 2013), hence, as reflected by many interviewees in all the case studies people had to self-build as discussed in Chapter 7. The reasons for the government not constructing houses ranged from financial problems, inadequate planning and building standards which are often based on old colonial laws and unsuitable for the different socio-economic levels of most people who live in Africa cities such as Benin City (Collier and Venables, 2014, Arimah and Adeagbo, 2000)  
Government was blamed for not delivering much housing in Benin City and in Nigeria at large by many of the interviewees in the case study areas, as a result of which people have to produce housing themselves, which is mostly poor quality. Many of the interviewees noted that as of today the government is doing very little at providing housing for any of the socio-economic classes and housing delivery is worse in Benin City where there are presently no government-initiated housing schemes or programme for the people (Mr Bankole; Mr Isowa and Mr Gift). Whereas in other states like Lagos and Kaduna efforts are made to provide housing through Public Private Partnership (PPP) and by the government through the Federal Housing Authority (FHA) as explored in Chapter 2.  As noted by the government interviewees (Mr Bankole and Mr Isowa), the reasons for this lack of government-initiated programmes include paucity of funds, lack of interest of the current governor in providing housing for the people, and poor housing policies.
Enumerating reasons why poor quality houses are built, many interviewees emphasised high approval fees for planning permits, corrupt practices of formal employees and a lack of efficient monitoring of the house building process. Also, other reasons cited by interviewees are government’s inability to assist with the acquisition and the planning of land. As discussed in Chapter 7, such illegal practices by the CDA are tacitly allowed because it helps the government to get votes during electoral processes. This attitude of leaving the sales of land in the hands of the CDAs can pose a lot of problems, including the double system of taxation. Here, house builders are required to pay different taxes to the formal system in order to obtain planning permit which include registration fees, tax clearance fee amongst others in addition to the various levies collected by the CDAs before they can build which are informal impediments that constrain the building of quality housing as discussed in Chapter 7. Interviewees however speculated that more quality houses would probably have been built if the government were to be directly involved:
If government was handling it directly I think more people would have been building more quality houses, because no standards are in place everybody goes with whatever, but if standards are in place and government have more control of these regulatory rules, people will then be forced, to comply and quality houses will be built (Mr Osaretin).
The laissez-faire attitude of the government provides insights into how the lack of monitoring of housing construction processes influences the quality of housing constructed in the different case studies.  Here interviewees noted that a process for inspecting buildings built by people exist, but it is usually possible to evade this if you pay a bribe (Mr Paul, Mr Idemba and Mr Esosa). Hence house builders can go on to build whether it meets the required government standards for quality or not. Nevertheless, as discussed in Chapter 6. The limited relevance of such codes in informing ideas of quality is evidenced by the fact that most interviewees did not refer to specific parameters set by the law as codes and that the perception of quality housing is varied and as such aligns to individuals tastes and preferences. 

Several interviewees in Ugbowo and Uselu and Amufi evidenced a lack of infrastructural provision caused by the laissez-faire attitude of the government as a constraint influencing the quality of housing produced. As a result, the lands sold are not serviced by infrastructure like electricity, good access roads or water. Reasons for lands not being serviced with infrastructures by the government are borne out of poor planning and negligence of infrastructure provision by the government as discussed in Chapter 2, where most people have to rely on make shift low-cost technologies to access infrastructure (Jaglin 2014). This lack of state-provided infrastructure clearly impedes the delivery of quality housing (Olayiwole, Adeleye and Ogunshakin, 2005), because the provision of infrastructure by house builders accounts for over 30% of the cost of housing (Morakinyo, Okunola, and Odewande (2014). Consequently, due to high cost of providing their own infrastructure, the quality of housing delivered is compromised as house builders seek to keep costs down. 

As explored in Chapter 6, the quality of life and length of life experienced by an individual is dependent on the infrastructural facilities provided in the house, and as evidenced by several interviewees, infrastructure provision is seen as an indicator for defining a quality house. This resonates with Collier and Venables, (2014) argument which highlights that for housing to be adequate, the government must support lands with physical amenities and community facilities which include sewerage, water, roads and drainage. The non-provision of supporting infrastructure on such lands leads to the production of poor quality housing because of its capital-intensive nature as many interviewees were of low and middle-income status in these neighbourhoods. 
Another important issue that many other previous studies do not consider is the impact of the government’s failure to provide land-use plans and plan layouts. It is a legal requirement for governments to offer a sub-division plan where lands are subdivided within the neighbourhood and subdivided plans are well accessed by roads in a planned way. This responsibility has been neglected by the government because of institutional issues such as no ongoing housing policies in the state as discussed in Chapter 7, and the CDA who are providing lands for sale also fail to provide subdivision plans. This results in haphazard plot demarcation[footnoteRef:24] and lands that are not well accessed by roads, which further compromises the quality of housing according to official standards, as discussed in this chapter and emphasised by Collier and Venables (2014). Practices by the CDA of selling unplanned layout are problematic to quality housing delivery as evidenced by many interviewees. This is why Fakede, (2000) argues that the provision of planned layout encourages quality housing delivery. [24:  Subdividing of land in a haphazard manner without taking into consideration formal institutions for doing so] 

Similarly, as evidenced by many interviewees in all the case studies, the non-engagement of the government in the delivery of housing in the state paves way for the CDA to flout formal institutions and engage in the sale of moats (see Chapter 2 for definition of moats) which are lands of cultural and historical significance and which have great connotations for controlling erosion[footnoteRef:25]. In the words of one interviewee: [25:  because of the indigenous weather settings in Benin City as a result of high maxima rainfalls experienced in Benin City. (Odjugo, 2012)

] 

…. Government they are not even concerned about any community, that is why you see some community today the roads can just end suddenly, no provision of erosion drains, you see some roads will not even reach the size of a normal road because the government have neglect their own duty. Naturally there are some areas they are reserved for erosion (moats), but they cover all just because the government did not play their role (Mr Eghosa, CDA Chairman).

The problem highlighted in this quote is evident in Amufi because it is a new development area as no roads have been tarred and drains have not been provided, while in GRA, because it is an area for the elite and an area for public officers it is well laid, and drains are provided. In Ibiwe and its environs and in Uselu and Ugbowo the problem highlighted by the quote is evident in some areas within these neighbourhood, however even where drains are visible, such drains have become dump sites and can no longer regulate the flow of water. Moats are historical features which have served as natural means for erosion control in Benin City. Destroying the moats and erecting houses on such lands becomes problematic because buildings erected on such lands are prone to rapid wear and tear over time, as moats are features that help control flooding. 

Another issue raised by many interviewees regarding how the attitude of the governments constrains the production of quality housing is the government’s inability or unwillingness to curb the activities of the CDAs with respect to the collection of multiple levies as elucidated in Chapter 7. When asked what the government is doing to solve this menace many of the interviewees said the government is doing nothing:
Yes, the government is aware of these levies even when the government is against it, there is nothing the government can do to stop it because several times the government has said if you meet with anybody disturbing you call this number, nothing will come out of it (Mr Egboma).
In contrast to the general opinion that the government is not doing anything to curb extortion by the CDAs, there has been recent move by the newly crowned Oba of Benin banning all illegal activities of the CDAs, while calling on the state governor to enact a law to officially ban the activities of the CDAs. This move is geared towards the state government to act and pass the bill to ban all the illegal activities of the CDAs to stop this menace, as it prevents both the people of the state and future investors from investing in the delivery of housing within Benin City or other forms of investment that require the use of land (Nigerian Observer, 2017). 
In response to this call by the Oba of Benin, the state very recently passed a new legislation banning the activities of the CDAs. The bill seeks to prohibit forceful and illegal occupation of landed property by Community Development Associations (CDAs) in the state.  The law also states that no person or group of persons while acting for themselves or acting as agents or members of a Community Development Association can forcefully take over a portion of land in the state. Also, no youth organization or any other body by whatever name called shall demand or collect any fee or levy in whatever guise in respect of construction or development activities on any property in Edo (The Nigerian Observer, 2017). Punishment for flouting or contravening the provisions of this law is ten years’ imprisonment and a fine of 2 million naira. (The Nigerian Observer, 2017, Channels tv.com, 2017). This again reiterates government control and authority of land in Benin City and buttresses the nationalisation of land by the Land Use Act of 1978. However, it is too early to make a judgement regarding the bill and how it will impact on the overall building process, or its level of effectiveness in curbing the practices of the CDAs. Therefore, the effectiveness of this bill in facilitating the delivery of quality housing cannot be presently ascertained. It may be difficult to implement due to the strong vested interests in current activities of the CDAs. 
It is quite clear from the above that the implications of the laissez-faire attitude of the government does nothing to prevent a parallel system between the state and the non-state actors. This gives the CDA a leeway to continue in their illegal practices of money extortion borne out of their corrupt practices as explored in Chapter 7 and violent repressive insurgent practices on the house builders. These include collecting numerous multiple levies and beating up of house builders for refusal to pay these levies as evidenced by many interviewees in this chapter. This in effect causes more delay, as discussed in Chapter 7, and results in the production of poor quality houses such as: houses not built with quality building materials, not having internal facilities like toilets, kitchens, bathrooms and spacious rooms, as discussed in Chapter 6. 
[bookmark: _Toc465761694]
[bookmark: _Toc488661508][bookmark: _Toc500773513][bookmark: _Toc501357711][bookmark: _Toc501641315][bookmark: _Toc507755490]8.3	Low Incomes and Access to Finance
Some authors (Makinde, 2014 and Collier and Venables, 2014) have discussed access to finance as influencing the production of quality housing in Nigeria and the global south. This study likewise finds that instability of income, fear and uncertainty, stringent approaches for accessing loans and the presence of cooperatives as discussed in Chapter 2 constrain the production of quality housing in Amufi, Uselu and Ugbowo and Ibiwe and its environs, although in GRA the access to finance was less problematic. 
There was a consensus among many of the interviewees in three of the case studies area as highlighted above that self-building a quality house is significantly impacted by the level of income and stability of jobs they have. Thus, the questions of how much money house builders have at their disposal to deliver a quality house and how the stability of their jobs or sources of livelihoods constrain or enhance the quality of housing produced showed diverse outcomes. Many respondents domiciled in Ibiwe and its environs, Amufi and Uselu and Ugbowo neighbourhoods are low income/middle income earners, as evidenced in Chapter 5. Many of the resident’s lack stable jobs and are engaged in several types of informal trades such as petty trading of food items and household consumables. Hence, income derived from these forms of trade is insufficient to effectively sustain them and members of their household. Therefore, this impacts on their ability to build a quality house. This is supported below:
Income is a major factor that makes people build the way they do. It’s just like a man who is starting to build a house, he doesn’t really earn much so what he is going to do is if he does the foundation he leaves it for a while, if he manages to see money to buy one trip of sand he goes to mould (blocks) he is not even bothered about the quality of the blocks he is using. All he is just interested in is getting blocks to build his house, so at the end of the day by the time he starts there are no structural work done in the house before they start building, no plan of house done, they just design it themselves not putting into consideration the health hazards that might arise from it. What you find out now is that they are struggling to build these houses in batches and at the end of the day they end up with poor jobs (Mrs Edoba-Osas).
Another way in which inadequate income may constrain the production of quality housing relates to the different uses of this income. As stated by Mr Osazee and Mr Ikun-Francis, money earned is spent on diverse needs such as food, clothing, rents, children’s fees, and other exigencies; hence the ability to be able to save enough money to build is problematic. It takes the house builder years to save for housing construction, which evidences “how incremental processes can be tied to sources of rotational capital” Ferguson (1999, 190). The effect culminates in:
…. Looking at the Nigeria we are living in today and considering the hardship that lingers around individuals, this restrains many from building such quality house. And don’t be surprised, the income of so many is even below what I and you can use to build such quality houses (Mr Goodwill).
Consequently, Arku et al., (2012, 3186) argue that “raising lump sum of money for two or three years is an onerous task especially in situations where most tenants spend their entire wages on rent and have to go out of the way to do informal businesses to make ends meet”. Therefore, not having access to enough income as stated by Mr Goodwill will make the delivery of a quality house a herculean task for many of the low and middle-income earners in Benin City.
Furthermore, some interviewees revealed that difficulties exist in accessing finance through either formal or informal links. This resonates with what Rondinelli, (1987) noted as hampering the delivery of quality housing where income of most people is low, and they struggle to access finance due to job instability or when they have stable jobs[footnoteRef:26], salaries are not constantly paid (TopNigeriaNews, 2016).  Therefore, many people cannot engage in the production of quality housing simply because it requires large sums of money[footnoteRef:27].   [26:  Not having the government jobs or jobs with private organisation. But are into informal jobs were income generation is not stable.
]  [27:  as the purchase of building materials such as cement which although locally sourced is expensive as well as other building materials sourced abroad (Yeboah,2005, Collier and Venables, 2014, Mercer, 2014, Makinde, 2014)] 

One of the problems faced in building a quality house is cash, yes money, income is one of the problems you encounter is a constraint to building a quality house (Mrs Onojatamiri).
Similarly, many of the interviewees suffer monetary limitations because of the fixed nature of their income and the disparity of incomes, especially for those who are civil servants, as against their counterparts in organisations such as the Central Bank of Nigeria or NNPC (Nigeria National Petroleum Corporation) whose income is high (NTA, 2016). Furthermore, the alarming rate of devaluation of the Naira[footnoteRef:28] makes daily living difficult, and this has impacted on Nigerians’ cash flow and income levels. [28:  Nigeria devalues naira and raises rates after oil price slide 9( 25th November, 2015) http://www.bbc.co.uk/news/business-30196496
] 

The issue of limited cash flow and low-income level mounts pressure on the low and middle-class earners, who earn insufficient wages or engaged in petty informal businesses which do not generate enough income hence they cannot build quality houses, this is illustrated by the quote below. 
For fear of security, in present day Nigeria after working and you are retiring, and you are unable to build a house in service, is it more unlikely for you to build it after service. so, with whatever means you have in service you just have to struggle and do something (build a house) so that you will be associated with a property. Because in our tradition is like if you don’t have a property as a man is like you have not made the mark so that is what is prompting most people, they are in a hurry to possess a property, developing it further can be thought of even by the children (Mr Osaretin).
The delays in construction processes and the completion of the house are seen as a generational issue, to be taken on by children if needed (Mr Osaretin). And this is tied to anxiety and insecurity about the extent of wage earnings over the working lifetime which prompts the desire to build quickly and inhibits the quality of housing produced in Benin City. However, the issue of access to finance being a limitation to quality housing delivery is not prevalent in all the case study areas, because some high-income earners domiciled in GRA did not consider finance to have constrained their ability to produce a quality houses. This is because of their financial stability, but they however alluded to the fact that lack of income is key to delivering a quality house because of economic challenges faced by most Nigerians. 
Another issue relating to access to finance is the problematic nature of accessing loans.  Collier and Venables, (2014), Makinde, (2014) and Arku et al., (2012) all argue that due to high rates of inflation in most African countries, the ability of people to access loans is impeded, which constrains their ability to deliver quality housing due to many of the interviewees low income. The inability to access finance is because of their engagement with informal employment, since the form of savings of low income earners or those engaged with the informal sector cannot access loans from the formal sector such as financial institutions (banks) and because their savings are usually in the form of consumer durables, their ability to save in formal ways is minimal (Yeboah, 2005).
Furthermore, interviewees highlighted the difficulty in accessing mortgages which is a specific type of loan as evidenced in Chapter 2. The problem of accessing mortgages is due to the stringent requirements needed to be met by the National Housing Fund.  This requirement as evidenced by some interviewees include; having a formal job, contributing a specific amount of the monthly wages in addition to the winding bureaucratic processes of accessing mortgages. This made accessing housing difficult by most people (Mrs Oyinbo; Dr Matthew)
For most interviewees who engaged with the house building process, limited access to funds impacted on their ability to produce quality house and delayed the completion of the house for a few years. Likewise, as it is found in other African countries, accessing funds for building purposes is problematic since low income groups cannot access funds. As argued by Yeboah, (2005), this is often due to their inability to provide collateral, as well as their reliance on informal forms of employment. 
Also, the practice and methods of giving loans by the financial institutions makes it very problematic for the low and middle-income earners to access loans, as most loans can be accessed by the high-income earners, this call for a re-evaluation of the conditions for accessing loans in the country (Olayiwole and Adeleye, 2005). This is why Makinde (2013) stated that appropriate mechanisms for providing loans to low-income earners should be developed, with eligibility criteria and low interest rates which must be realistic for the low-income earners’ ability to pay.
The importance of inadequate access to funds is summed up in the quote below:
people may also build low quality house when their economic status is low. What about those who have no jobs they will also build, what about those who are a low economic status will also build, so you don’t expect somebody whose economic status is low or somebody who is struggling and unemployed to build, they cannot be able to build a quality houses (Mr Idemba home owner).
It is interesting to note that only interviewees who built their own houses in the GRA did not consider finance as influencing the provision of quality housing (Mrs Bello and Mrs Edoba-Osas). This is due to their high-income status in addition to their abilities to access loans from both formal and informal sources of finance as established in Chapter 2. However, reasons cited by this interviewee is not applicable to all the residents in GRA especially those engaged in informal unskilled/skilled employment. This is because residents do not have such credit co-operatives to take loans from; building a house becomes a complicated process to engage with.  Since accessing loans from banks without any form of collateral or a formal job is especially difficult for the low income and middle-income earners as high interest rates and eligibility criteria makes it difficult to access such loans. 
Still, for residents who do acquire loans from their work places co-operatives, one can only take out a certain percentage of income per month, spread across 2/3 years of repayment schedule, as discussed in Chapter 2. Accordingly, for most residents in Amufi, funds for housing delivery was accessed through the cooperatives, hence, the amount that people can take out from the co-operatives at any given point in time is limited. Therefore, when such co-operatives are available to provide loans, they are not sufficient to cover the full cost of finishing the house, and may extend over a period as is illustrated below:
I took loans from my office co-operative which I have to repay in 3 years, we started precisely July 2008 and brought it to a habitable standard by September 2012; precisely 4 years. (Mrs Patricia).
The limited access to finance through the cooperatives only allows the would-be developer to engage in only some part of the work at a time and once such monies have been used up, the prospective house builder will have to wait a minimum of two or three years to finish payment before accessing another loan. This is similar to what obtains in Ghana where loans taken are paid over the course of three years (Yeboah, 2005). 
Uhm! The first thing is financial difficulty ooo!! Because it is not easy to just gather the money to build a house. So, along the line, you encounter financial difficulties. You may be building, you get to a stage they will tell you the cement is finished, and you don’t have funds, the work will stop until you are able to get more money to continue (Mrs Patricia).
The effect of inadequate access to finance are numerous, causing delays in completing the house, increases in the price of building materials, and opportunities for multiple (formal and informal) taxation. These all come to bear on the housing delivery processes and limit available funds which then makes people to build houses that are not quality. The impact of access to finance on quality housing delivery is summed up in the quote below:
Well, most of the time, the houses people build are usually not of very good quality because of the economic challenges that people have, they may tend to build what they feel their pockets can cover so at the end of the day when it comes out they are usually of poor quality (Mr Osazee).
[bookmark: _Toc488661509][bookmark: _Toc500773514][bookmark: _Toc501357712][bookmark: _Toc501641316][bookmark: _Toc507755491]8.4	Access to Building Materials 
Several reports have shown that access to building materials is problematic and impinges on quality of housing delivered, however the result of this study indicate that getting access to building materials is no longer problematic but that getting access to quality building material is problematic for house builders, because this problem derives its roots from the enthusiasm for imported goods which are of exorbitant prices and many are of inferior quality. 
Furthermore, in the past despite the extensive importation of building materials, the demands for house builders were still unmet and as a result there were great shortages (Udechukwu, 2008; Makinde, 2013 and Collier and Venables, 2014). Nevertheless, the effect of enthusiasm for imported goods has enhanced massive importation of building materials of different sorts into Nigeria and the country has become a key destination for many imported goods of diverse quality. Consequently, my findings reveal that for those interviewees engaged in housing delivery, obtaining building materials is not problematic, as the building materials are available. This evidenced below 
They are easy to get well it all depends on you, on the one you want, if you want the cheaper one you go for it, you want quality one you go for it. But for the availability there is (Mrs Obi-Davis).
Materials are not difficult is your money that makes things difficult... (Mrs Donald).
However, the problem therefore is not in the availability of building materials but the excessive cost of them, which is contingent on people’s financial power which, as argued in section 8.3, is highly limited for many people due to their engagement with informal employment. The categories of interviewees who emphasised this factor as being problematic are the low and middle-income earners domiciled in three case studies excluding the GRA. 
Some other interviewees noted that the entry of inferior building materials into the markets and the problem of distinguishing between fake (inferior materials) and quality materials poses a great difficulty especially when the house builder is a novice in this area. Consequently, the cost of purchasing these materials rises because of their inability to discern fake products from original products. Respondents therefore had to spend more than the budgeted funds in purchasing materials, this increased their overall cost and impacted on the quality and time spent in finishing the house. 
Emm, will I say yes, the cost of building materials is very high in Nigeria, very, very high. Most of the materials we use in Nigeria are imported; only few are produced here. As a result of that, the cost of importation will be added to the cost of production which will now increase the price of the materials. So, it affects a lot (Mr Jonathan).
There are so many fake materials in the market nowadays, when you ignorantly buy them and use them, you discover they don’t last and need replacing, making you to spend more (Mrs Osasere).
As noted, prices of building materials are unusually expensive in Benin City because of Nigeria’s high dependence on imported goods; over 60% of building material are imported (Makinde, 2013). Also, the failure of the government of Nigeria to stimulate the production of building materials locally to meet the building capacity of housing delivery has been notable (Collier and Venables, 2014; Makinde, 2013). Udechukwu, (2008) therefore argues that for the delivery of a single housing unit, building materials form 75% of the cost of building. Most houses produced in the case study areas use sandcrete blocks made from high proportion of cement (Mukhtar and Amirudin, 2016) and the cost of a bag of cement at present is N3,000. This is a high price for low and middle income residents, contributing to their difficulty in building quality houses. This is because of the high cost of building materials, the price of constructing a simple 3-bedroom house in Nigeria, according to Okonjo-Iweala (2014), is US$50,000 as against the cost of producing such houses in South Africa (US$ 36,000) and India (US$26,000). Also, as evidenced by these interviewees they had to buy low quality material to build since they cannot afford the quality ones which cost more. 
Because the materials to build are so expensive I was not able to go for quality materials I want and eventually I had to go for less quality materials in order to just have a place of your own (Mrs Ogbemudia).
This is why the inability of most interviewees to purchase quality building materials due to its high cost significantly impacts on the quality of housing produced by the different socio-economic groups in the case study area. However, as evidenced by Dr Matthew, Mrs Okojie, and Mr Ikun Francis, if building materials are locally sourced and provided at cheaper rate and of good quality and made available to house builders, housing cost can be reduced. This echoes similar findings from Yeboah (2005), Udechukwu, (2008), Makinde, (2013) and Mercer, (2014). The ability for people to produce more quality houses will therefore be enhanced with more attention given to the production of locally-developed materials so that people can avoid the costs of buying imported goods. 
For one interviewee, a home-owner in Amufi, the key inspiration for buying quality materials despite the high cost was to enable him to build a quality house. Mr Idemba spoke of personally sourcing quality materials to produce a quality house. Indeed, very strikingly for some of the interviewees, especially those who are high-income earners and some middle-income earners, irrespective of which case study they live in, the inflated cost of building materials was not a limitation to their building a quality home. Their goal was to build a quality house notwithstanding the high cost of the materials and the length of time it will take them to finish their quality house as evidenced below:
Because I always like quality, whatever I buy I make sure is quality and when I buy I go for the best no matter how expensive it is and how long it takes to finish the house (Dr Matthew).
Furthermore, another interviewee (Mrs Osasere) has not started building a house but observed the fluctuating prices in the cost of cement[footnoteRef:29], and the strike action embarked upon by tipper men[footnoteRef:30]. Due to the expensive prices of construction materials and the presence of inferior building materials, constructing a house with inferior building materials will not only result in issues of quality but may lead to weaknesses in the structural integrity of the building and this as explored in Chapter 6 relates to how interviewees define housing quality. This has been explored elsewhere by Ede, (2010, 32) who argued “that the causes of building collapse in Nigeria are; prohibitive cost of building materials, deficient foundations, inadequate steel reinforcement, poor materials and non-conformance with building codes…” In summary, the influx of inferior building materials from China and other parts of the world into the Nigerian markets, inability to distinguish good quality materials, high costs of building materials and instability in the rates of building materials are features that together impact the delivery of quality housing in Benin City.  [29:  News on TV indicated that the prices of cement have reduced when purchasing from stores there is no form of reduction. Recently there was the issue of sand where there was an argument as to who will collect money or not, the supply of sand was stopped, tipper people now went on strike. The effect on the house building process is that it will be halted as sand and granite are major building materials (interviewee, Mrs Osasere).]  [30:  drivers of trucks that deliver sand and granite to construction sites for building a house.] 

[bookmark: _Toc465761695][bookmark: _Toc488661510][bookmark: _Toc500773515][bookmark: _Toc501357713][bookmark: _Toc501641317][bookmark: _Toc507755492]8.5	Dishonest and Unskilled Workmen
There is already some literature that explores the poor practices of workmen engaged in small firms constructing industry as resulting from their lack of appropriate building skills, scarcity of skilled labour, were skilled shortages and inability to use innovative technologies were identified as hampering the effective delivery of quality housing (Collier and Venable, 2005; Olalusi and Otunola, 2012; Ayedun and Oluwatobi, 2011 and Makinde 2013). My findings highlight the importance of dishonest practices of workmen and their lack of building skills. As evidenced by Ede (2011), most artisans (80%) did not get certified technical training on the jobs executed by them and the effect of this on the production of quality housing in the different case studies is substantial. Irrespective of the neighbourhood, findings revealed similar outcomes as to how the dishonest practices of workmen and the use of unskilled men who promote themselves as skilled significantly inhibits the production of quality housing. Among factors constraining the production of quality houses, dishonest and unskilled workmen/builders were identified by many interviewees as a limitation to the delivery of a quality house. In this study, workmen are referred to those engaged by the prospective house owner to construct the houses. Some of the dishonest practices as identified by some respondents are illustrated below: 
And like I mentioned before, bad workmen who will want to cheat you: normally a bag of cement should give you about 40 pieces of block, but the block moulder will want to mould 50 pieces. This will obviously give you low quality blocks and building with such block will give you low quality building and would fall apart with time (Mrs Patricia).
Some of these contractors that probably these developers give these houses to construct, short-change them: they would give wrong estimates; use wrong sub-standard materials … meanwhile they make it look beautiful which is not.” (Meaning physically the house is beautiful but have been built with substandard materials (Mrs Oyinbo).
The magnitude of the structural fitness/ quality of any constructed house depends to a substantial extent on these artisans or workmen, because they construct these houses from start to finish.  It is interesting to note that most interviewees evidenced that workmen and artisans were dishonest, insatiable in their pursuit of high profits, and used the wrong proportion of materials when contracted to build a house, as well as engaging in inefficient monitoring. 
Another reason why the construction of poor quality housing has become a common phenomenon is that the house builders engage the services of ‘quacks’.[footnoteRef:31] This again is linked to the issue of finance and negligence on the part of the house builder.  For workmen to produce quality houses at any stage of the construction task, a great deal of expertise and competence is required (Ayininuola and Olalusi, 2004). Therefore, because the work men lack such skills and do not have adequate house construction knowledge, they fail to produce quality houses. This is supported by the quote from a resident of Uselu and Ugbowo neighbourhood below: [31:  ‘Quack’ is a term used to identify or classify people who have not acquired the right training or education to carry out a role
] 

It all depends on the knowledge of the builder and the people involved… some people use quacks, some people lack the knowledge of supervising a building construction: all they know is just let’s dig the ground, put some cement there, put some blocks there and form a shade over your head but they don’t talk about what it takes to have a good quality building… (Mr Osadolor, home owner).
Furthermore, the problematic practices that shape quality housing delivery include the dearth of proper inspection/monitoring of artisans on site, and the dishonest practices of workmen once the prospective house builder is not on the ground to monitor their activities. Interviewees alleged that they steal materials given to them to work, build too rapidly, use the wrong proportion of materials and in essence produce houses that are not only poor in quality but at the risk of collapse (Mrs Bello, Mrs Osasere). Hence, inadequate supervision and monitoring of the workers on building site is significant since poor quality housing is evidenced from such practices. Productivity of the artisans can be enhanced when monitored; the importance of good supervision cannot be exaggerated. In effect quality of houses delivered is compromised without such monitoring. 
[bookmark: _Toc465761700][bookmark: _Toc488661511][bookmark: _Toc500773516][bookmark: _Toc501357714][bookmark: _Toc501641318][bookmark: _Toc507755493]8.6	Building to Rent Out
Another reason why people build houses that are not quality is when they build houses for rental purposes and this has diverse implications on the quality of housing delivered in the case study areas.  As discussed in Chapter 2, the bulk of housing in Benin City is delivered by the informal (private) system, which accounts for more than 80% of houses delivered (Ogu and Ogbuozobe, 2001). Consequently, housing is mostly delivered by individuals. Although the problems discussed previously (such as access to finance, westernised building codes, and exorbitant prices of building materials) have also been discussed by other authors (Collier and Venable, 2013; Makinde, 2013 and Yeboah, 2005), this study finds that the role of building for rental has not been researched. Many interviewees in the three case studies excluding the GRA reveal that constructing a house to rent out is central to the high rate of poor quality housing delivered in Benin City. As one source, Mr. Okungbowa, explained:
Another reason could be, houses built for commercial purposes [rent] usually have lower quality than those built for personal use. More often than not, it’s not of the same quality as the house they would have built for themselves, if they were going to live in it (Mr Okungbowa).
Homeowners in GRA who had built several houses evidenced that building to rent out was not applicable to them as high-income earners. To them the problem experienced was after building the quality house they ability to rent out becomes difficult due to prohibitive cost of rents, since building quality house cost money. Another reason for the delivery of poor quality housing is the desire to spend less money by the house builder. This is reflected in the use of substandard building materials, employing unskilled artisans and workmen, and the use of building materials in an unstandardized way, which tends to constrain the quality of the houses produced.  
Similarly, as the quest to own a house is borne out of this desire to build more houses with limited funds, the quality of the house is compromised to produce more housing units with funds available (Mr Asekhame, Mrs Oyinbo and Mr Daniel). In conclusion, building to rent out constrained the delivery of quality housing, because as argued by Awonyo, (2009) the desire for profits by workmen in addition to house builders renting out and not living in those houses meant that they did not have incentives to build to a high quality as evidenced by some interviewees. Accordingly, the practices of landlords are central to understanding the poor quality of much housing in Benin City.
[bookmark: _Toc488661512][bookmark: _Toc500773517][bookmark: _Toc501357715][bookmark: _Toc501641319][bookmark: _Toc507755494]8.7	Access to Land
This finding also accords with the earlier observations, which showed that access to land is a limitation that shapes the production of quality housing as evidenced by interviewees in all the case studies. This is because, as argued in Chapter 7, most lands are delivered through informal mechanism while very few lands are provided through formal mechanisms (Rakodi, 2006, Marx, 2009). The inability of most people to access land through formal mechanisms is problematic. This is because the supply of land through formal institutions is restricted as land provided by the state is solely for the execution of state projects and this results in difficulties for ordinary people to acquire land from the state. Such difficulties include getting lands at high costs (Van Leeuwen and Van der Haar, 2016) in addition to complex bureaucratic practices of getting land titles (Udechukwu, 2008). As evidenced by the respondents, the cost of land is very high, and this means that it becomes inaccessible to the residents of low economic status who form the largest part of the population. This hinders their ability to buy a plot of land to deliver a quality house, and when houses are not being built, housing stock is depleted. This is evidenced in the quote below:
 Accessibility of land is a constraint, because if lands are made easy for people to acquire then housing delivery will gear up but when accessibility to parcels of land are made difficult for the individuals particularly when government has no land to allocate to people then it becomes difficult because you need to mop up large sums of money for you to acquire a parcel of land (Mr Oghosa, government representative)
Another reason is the issue of land, because people do not have access to lands because land is very expensive because people cannot afford enough land to build what they would have loved to build (Mrs Ogbemudia).
Another dimension to how access to land constrains the delivery of quality housing results from verifying the legitimacy of land before acquisition. This process as evidenced by several interviewees is very cumbersome and problematic. Reasons include concerns about the legitimacy of such lands, due to the fear of purchasing an already sold piece of land (as most lands are purchased informally from the traditional system), as one seller can sell one plot of land to two people or more (Akinyele, 2007). Also, sales of land to multiple buyers may result in land conflict, as evidenced by Rakodi (2006), if lands are not formally registered with the Ministry of Lands and Survey. Consequently, when registered and lodged, there is little statistical and legal documentation on this because there is no accurate data base of residents/lands in the city (Alagbe and Opoko, 2013). The issue of land conflict and absence of very little statistical documentation is due to the fact that most lands are informally acquired as discussed in Chapter 2 and 7 and as result land verification is problematic as evidenced by most interviewees.
To avoid such forms of land conflict, land buyers try to verify the legitimacy of the land they want to purchase. The only way of verifying the legitimacy of such lands is to keep probing, with the aim of proving ownership. Even with the purchase of land with deeds of transfer, sellers can still resell the same piece of land; all they need do is to go to any lawyer to prepare the deeds of transfer. As a result, the buying of such lands results in a lot of conflict. This multiple sale of land is done either by the individuals, families or the CDAs which results in conflicts over land by multiple land buyers and can result in land conflict between buyers (Mr Gift, Mrs Bello, Mr Esosa). Conflicts can prove very dangerous as all sorts of weapons such as machetes, guns and native medicines may be employed to fight others to be able to gain victory of such lands. This is especially the case when the land buyers are unwilling to compromise, land grabbers) are ready to fight it out should it have to involve bloodshed (Akinyele, 2007). Therefore, these practices will halt further development on such land, cause delays, may cause built structures to be demolished as well of huge sums of money wasted while trying to resolve issues of land conflict. This obviously influences the quality of housing produced. 
[bookmark: _Toc465761701][bookmark: _Toc488661513][bookmark: _Toc500773518][bookmark: _Toc501357716][bookmark: _Toc501641320][bookmark: _Toc507755495]8.8	Rushed Building Practices of House Builders
Another important finding that emerged from interviews was that rapid building practices constrained the quality of housing delivered in Amufi, Ibiwe and its environs and Uselu and Ugbowo neighbourhoods. Several interviewees explained the impact of rapid building practices on the production of poor quality housing. According to them, the prevalence of fear and uncertainty about future income, unhealthy relationships with landlords and the attempt to ward off the CDAs to prevent them from reselling their lands encouraged people to build excessively quickly, which further contributed to poor quality housing. This is explored in more detail below.
Fear and uncertainty about future income are reasons expressed by some respondents for building poor-quality houses in Uselu and Ugbowo, Ibiwe and its environs and Amufi in Benin City. This fear and uncertainty is borne out of peoples’ doubts about what the future holds for them and their abilities to sustain themselves in future times. Interviewees noted that the chances of building a house while still of working age is very slim considering the present economic recession within the country and the pegging of the minimum wage N18,500 ($38.5) as discussed in Chapter 5. As speculated by Mr Osazee, such money is not enough to cater for one person, let alone a family of four or more. Consequently, if they cannot afford to build a house during their active years of work, then after retirement, it becomes an impossible task. So, such fear and anxiety inform their rapid building practices which then leads to the production of poor quality houses. In contrast to these three districts, in GRA most respondents did not exhibit such fear and uncertainty in future income because of their high socio-economic status and did produce more quality houses. 
Relationships with landlords are a critical factor shaping quality housing construction. The landlord-tenant relationship is critical factor shaping housing construction in the neighbourhoods, because when people are renting a house the problems experienced with their landlords in their current place can affect the quality of houses they build elsewhere. People often rent when they are building elsewhere because, as argued in Chapter 5 some respondents currently lives as tenants while constructing their own houses somewhere else. 
Landlord-tenant problems identified by the respondents include the unnecessary restrictions and stipulations specified by landlords. These include constant complaints from the landlords about not having more than a given number of children so that the use of housing facilities will not be overstretched, restrictions placed on use of space within the compound and a lot of do’s and don’ts, and high rents. This problem is usually experienced more by those who reside in the FMIFY house which, as discussed in Chapter 5, is the dominant house type in Ibiwe and its environs and in parts of Uselu and Ugbowo. Some tenants indicated that undue pressure was exerted on them by their landlords with respect to using facilities provided in the house as the reason why they went on to build their own homes, regardless of the quality. Interviewees described restrictions placed on them in terms of constant harassment as to the use of spaces within the compound. Two respondents stated:

The landlords will tell you not to have many children so that you don’t fill the soakaway pit (sewage tank) will not be full on time, they will not allow your children to play in certain parts of the compound. When you think of this harassment, you just want to go and build your own house whether it is quality or not (Mrs Osasere)

Exactly, am not tossed to and fro, nobody will be restricting you where to go and where not to go, where to use and where not to use, even your children they would be harassing them, and this made me build a house that did not meet standard (Mr Esosa).
These are also widespread problems experienced by many tenants who share the same compound with landlords even while renting flats. High rents also place pressure on tenants, especially where they are required to pay upfront in the range of 6 months-1-year rents (Luginaah et al., 2010). This payment according to Centre on Housing Rights and Evictions (COHRE) and this practice of advance rents is not only apparent in Nigeria but also in other nations as Ghana, Kenya and Tanzania, as explained by Yeboah (2005). 
Tenants felt that the constant harassment by the landlord to not have above a certain number of children due to pressure placed on housing facilities in the house (septic tank getting filled very quickly) placed them under undue pressure (Mrs Osasere and Mrs Ighodalo). Hence, the tenants think these were pointless rules imposed on them by landlords and this made the tenants feel an absence of regard for their rights. Consequently, due to pressure mounted on the tenants, they engaged in rapid building of their own properties in order to be free from the requirements imposed on them by their landlords, with the result that the quality of housing produced is undermined.
Similarly, as speculated by many interviewees, a reason for building quickly is to enable the house builder to ward off any resale of their lands by the CDA, as discussed in previous section. Respondents noticed that after purchasing a piece of land, if no development is done on the land and no formal registration of the land is undertaken due to the high cost of getting approval and the bureaucratic processes of registering the land, people tend to build quickly in order to prevent their land from being taken away from them. This is similar to Ghana were people tend to construct houses very quickly to avoid land invasions and evictions by others (Yeboah 2005 and Mercer, 2014). 
[bookmark: _Toc465761704][bookmark: _Toc488661514][bookmark: _Toc500773519][bookmark: _Toc501357717][bookmark: _Toc501641321][bookmark: _Toc507755496]8.9	Lack of Awareness of the Prospective House Builder
In addition to the issues concerning poor building materials and incompetent workmen discussed above, this research success that house builders’ own lack of awareness about building processes is a major problem influencing quality housing delivery in the case studies. This study finds something different that a lack of awareness is perceived as an integral factor in the building of poor quality houses in Benin City by the person who intends to build as such residents tend to construct poor quality houses. 
Thus, in effect many of the interviewees in all neighbourhoods noted that the delivery of quality housing in the case studies is a function of illiteracy, misrepresentation, lack of awareness by the house builders and their inability to involve workers or artisans capable of doing the work. When the house builder lacks such information then production of poor quality houses is inevitable as evidenced below;
I think the principal thing is awareness and information at your disposal. Most of us in Nigeria we don’t usually go for window shopping, we don’t usually carry out feasibility studies; we just get ourselves engaged in a project (Prince Obazuaye).
Interestingly though, one interviewee Mr Ikun-Francis emphasised that even if a house builder has the necessary funds, not having the required knowledge or information of what is required to deliver a quality house impacts on the quality of housing constructed. Unless a client is very knowledgeable of the quality of product he wants and endeavour to enforce it, he will end up paying for the highest quality and obtaining the least. A much-diffused example is the case of steel reinforcement, where 11.5 mm diameter rods are easily traded for 12 mm diameter. This translates to a loss of 8% area of steel for every single rod adopted (Ede, 2011, 157). Hence the outcome of such practices of limited awareness of housebuilding processes compromises the use of quality building materials. This is because without complementary knowledge vis-a-vis the use of right building materials, such practices will produce outcomes of poor quality housing.  
[bookmark: _Toc465761713][bookmark: _Toc488661515][bookmark: _Toc500773520][bookmark: _Toc501357718] These responses highlight that quality housing delivery is not just about having bad workmen, lack of finance, and unaffordable materials. The house builders themselves are culpable in the poor quality of many houses and have a responsibility to learn more about the process of constructing a house in addition to knowing the quality materials that can be used in the construction processes.
[bookmark: _Toc507755497]8.10	Conclusion
[bookmark: _Toc477337040]This chapter has explored constraints to delivery of quality housing in Benin City. Research findings build on evidence from Chapter 7, which argued that formal and informal institutions such as rules from the state and non-state actors and the CDAs impact the quantity and quality of housing delivered in Benin City. In Chapter 8, I have added to this by exploring other processes impacting on the construction of quality housing, including the laissez-faire attitude of government, access to finance, problems of land acquisition, dishonest and unskilled workmen, building to rent out and lack of awareness of prospective house builders. There is existing literature that that looks at government policies, non-compliance to planning laws and building standards, paucity of funds, corrupt practices as discussed in Chapter 7. Likewise, some authors (Ajanlekoko, 2011; Ibem, Anosike, and Azuh, 2011; Makinde, 2013, and Collier and Venables, 2013) also highlighted problems such as the high prices of building materials, poor government policies, non-compliance to housing policies and difficulties in accessing loans from formal sources as explored in Chapter 2 as constraints to the delivery of housing.  However, it is it interesting to note that nobody has explored in detail the role of practices of dishonest and unskilled workmen, the effects of building exclusively to rent out, the drivers and consequences of overly rapid building processes, and the presence of inferior building materials in the market as factors which constrains the quality of housing produced in the various neighbourhoods. These are all factors which combine with the informal levies and bribes discussed in Chapter 7 to make the construction of quality housing extremely challenging. The final and concluding chapter brings the overall argument of the thesis together and shows how the objectives of the study has been met.


[bookmark: _Toc496698354][bookmark: _Toc488661516][bookmark: _Toc500773521][bookmark: _Toc501357719][bookmark: _Toc501641322][bookmark: _Toc507755498]CHAPTER NINE: CONCLUSION

[bookmark: _Toc507755499]9.1	Introduction
The problem of quality housing delivery in Nigeria has been investigated in diverse ways by other authors. While several studies have focused on housing delivery for either the low-income earners, middle income earners or slum housing, no study has explicitly investigated how informal institutions play a role in constraining quality housing delivery across different socio-economic classes. Consequently, my aim was to critically explore how formal and informal institutions constrain or enhance quality housing delivery in Benin City.  In order to do this, it was necessary to understand first what people’s idea of quality housing is and how access to infrastructure has impacted on their lived experiences. Having established this, the thesis then explored diverse institutions within and outside the state bureaucracy, questioning how they may impinge upon the delivery of housing and assessing how they impact specifically on the quality of housing delivered. Third, this thesis sought to comprehend how different rules or sets of institutions are practiced, and to establish when informal rules become socially embedded practical norms and how these then impede housing delivery in Benin City. Fourth, it worked to understand how the dark side of insurgent planning as a conceptual framing could be used to make sense of ‘informal impediments’ to housing delivery in Nigeria. Finally, part of the motivation for this study was to investigate whether the informal and formal processes of planning and collection of levies do merge into a ‘hybrid’ system, or are a case of institutional ‘multiplicity’ and to assess their impacts on quality housing delivery. This chapter provides a conclusion to this thesis by bringing together the analysis and summarising the overall contribution to the literature.
 To accomplish this investigation and in accordance with the aim, as stated in Chapter 1, the specific objectives are:
i. To explore people’s perception and experiences of quality housing 
ii. To understand how public and private infrastructural provision or its absence affects people’s experiences of housing quality.
iii. To explore how formal and informal institutions interact in the process of quality housing delivery in Benin City.
iv. To investigate how a mix of institutions and processes constrain and/ or enhance housing delivery and quality in Benin City. 

In answering these objectives, four case study areas were selected in Benin City, the state capital of Edo state, Nigeria. A qualitative method was used in undertaking 48 interviews with different actors involved in the delivery of quality housing. Of this total number, 23 interviews were conducted with tenant’s, 17 with home owners, 1 with a private estate developer, 5 with government officials and 2 with the CDAs. Semi-structured interviews were used to elicit information from all the respondents. In addition, direct observations were made to acquire diverse impressions of the physical and structural state of the houses as well as the types of houses dominant in the neighbourhoods and the use of photographs was employed to record information as observed. 
This study was steered by my primary overarching research objectives and questions and its findings are contingent on empirical analysis from earlier chapters (particularly Chapters 6, 7 and 8). The empirical chapters were informed by the fundamental research questions studied, as these empirical chapters each sought to address one or more of the research questions. Chapter 6 explored people’s perception and experiences of quality housing and its impact on their lived experiences, employing data collected from respondents through interviews and observation made in the diverse neighbourhoods investigated, supported by photography. Chapter 7 explored institutions for housing delivery in Benin City based on an analysis on interviews with the whole range of stakeholders. Chapter 8 also drew on interview material to investigate the full range of additional factors influencing quality housing delivery in Benin City. The thesis was theorised through concepts of institutional multiplicity, insurgent planning, informal institutions, practical norms  and corruption.
[bookmark: _Toc488661518][bookmark: _Toc496698356]The ensuing sections of Chapter 9 address the findings from the empirical chapters. Section 9.2 provides a summary of main findings of this research, analyses the most significant findings in Chapter 6, 7 and 8 and details how the study aim, and objectives were met, it also outlines the key arguments explaining conceptual advances made in this study. Section 9.3 explores the contributions to knowledge. Section 9.4 details limitations faced during fieldwork and Section 9.5 explores the recommendations for policy and practice, while it integrates the implications of the findings for policy and practice in African cities and Nigeria. Section 9.6 details future research directions. 


[bookmark: _Toc501357720][bookmark: _Toc501641323][bookmark: _Toc507755500]9.2	Summary of Main Findings of this Research 
1. To explore people’s perception and experiences of quality housing 
Chapter 6 explored the first objective above and the summary of the findings in this chapter demonstrate that people’s perception of quality housing is multifaceted.  The chapter reveals that there is no one universally accepted definition of housing quality as it varies from one case study area to another, and from person to person and, as anticipated, this finding corroborates the diversity of the definition of quality housing in various discourses in the global North and global South. What is shown in this chapter is that these dynamics appear to be quite different, in all or some of the neighbourhoods. There are some exceptions, for example in the case of GRA, and Amufi neighbourhood some dissimilarities existed in factors used in defining ‘quality housing’. In these cases, spaciousness, being beautiful, quality of material used for construction and being secure was distinctive from the other cases. 

However, this thesis evidences the diverse tensions that exist between normative definitions of quality housing by planning officials and subjective definitions by the different actors where perception of quality housing. As evidenced in Chapter 6 quality housing is based defined as one that is based on; infrastructure provision, user perceptions, whether the dwelling has been ‘self‐built’ and levels of household investment in the materials and finishing’s. As evidenced by a house builder who self-built his house, his house was quality although by observation of the house it did not meet the definition of quality as proposed in this thesis. Therefore, self-building a house as evidenced in this research does not always imply that the house is quality but that tensions exist between the normative and subjective definition of housing which therefore translates to the level of quality housing delivered by the people within the city. This indicates that the definition of quality is highly multifaceted and cannot be reduced to, for example, the kinds of issues highlighted in building regulations, or indeed single issues such as facilities or space alone or the parameter of erecting the house by oneself.  

2. To understand how public and private infrastructural provision or its absence affects people’s experiences of housing quality.
The impacts of the provision or absence of public and private infrastructure on people’s lived experiences was investigated. It was revealed that in Ibiwe and its environs the non-availability of such facilities impacted extensively on their lived experiences. It was found that most houses in Ibiwe and its environs, Ugbowo/Uselu and a few parts of Amufi did not have a toilet, bathroom and kitchen located within the houses and the type of toilet available was the pit toilets or aqua- privy which was sited outside the building. Similarly, the type of bathroom and kitchen available were the makeshift kitchen and bathroom and in some houses the people had to rely on defecating in surrounding bushes close to their houses. Findings also reveal that the presence of these types of facilities was dependent on the type of house dominant in these neighbourhoods namely the Face-me-i-face-you (FMIFY) and the courtyard house. While in GRA and Amufi, facilities like the toilet, kitchen and bathroom were provided thereby enhancing residents’ daily lives significantly. These findings echo similar observations and evidence in the wider literature (see Tipple 1987 and Afram and Korboe 2009). 

In terms of satisfaction derived from the provision of facilities in the house and its impact on their lived experiences this research shows that the lack of functional toilet/bathroom and kitchen within the house in each case study or the type of toilet available in the different neighbourhoods produced mixed level of satisfaction. For those in Ibiwe and its environs, parts of Uselu and Ugbowo and in a few places in Amufi the level of satisfaction produced very problematic outcomes for the residents in these neighbourhoods and impacted greatly on their lived experiences. This was because the non–provision, inadequacy of the facilities provided in addition to the type of facility (pit toilet, makeshift bathroom or kitchen) impacted their lived experiences. The diverse problematic outcomes on the residents in these neighbourhoods include impacts on health, privacy, security, gender relations, well-being, hygiene, nutrition – these make up lived experience. 

The research further revealed that adequacy and availability of these facilities is dependent on the type of housing. For those in GRA and most parts of Amufi, findings demonstrate high level of satisfaction from these facilities because the facilities were up to date and functional, which again is a function of the type of housing found in these neighbourhood (flats, bungalows and duplexes as explored in Chapter 5). This further corroborates Inah et al., (2014) that the level of satisfaction derived by individuals in their houses reflects how much the houses help in actualising their aims within the house, consequently the type of house, location of house and type of tenancy are reasons advanced by the residents for either their satisfaction or non-satisfaction with the facilities provided. The presence of poor facilities tells us about the relationship between housing quality and informal and formal institutions, and how quality housing delivery in such neighbourhoods is impacted upon by these institutions. Also, the presence of poor facilities or unavailability of facilities in some of the houses in Uselu and Ugbowo, Ibiwe and its environs potentially relates to the cost of materials used in the construction of the houses, the challenges of affordability which is impeded by the collection of diverse levies in addition to the barriers to housing choice. The barriers to housing choice stems from politics of such provision which is embedded in how housing is delivered in relation to the socio-economic status of the residents which determines what quality of housing is delivered in these neighbourhoods. 

This research found that access to infrastructure, like water, electricity and good transportation, was highly problematic not only in all the neighbourhoods but in Benin City and Nigeria at large.  The erratic nature of electricity supply, lack of access to water provision and very poor transport network (e.g. bad roads, proximity of houses to main roads in all the neighbourhoods except GRA) makes for challenging outcomes in relation to their lived experiences. Consequently, there is huge reliance on infrastructure provided through private mechanisms such as sinking of bore-hole, buying of water from private vendors, or from neighbours, use of generators or rechargeable lamps and candles which are all cost intensive for most people that lived in these case studies.  This further confirms similar findings (Gandy, 2006 and Trovalla and Trovalla, 2015) where infrastructure is accessed informally and one that is worsened by either a complete absence of infrastructure or one that is not functional in any way. Findings also reflected how their economic status influenced their ability to sink bore-holes, buy generators or otherwise and this evidences that a lack of access or minimal access to these facilities remarkably influenced their lived experiences within such neighbourhoods. This is because it encourages a backup lifestyle amongst the people (provide alternatives) (Trovalla and Trovalla, 2015), people experience huge amounts of traffic due to bad roads, it is cost intensive as they will have to pay to access these infrastructure, thereby making their lived experiences in such houses unsatisfactory. 

Moreover, the prominence of an inconsistent electricity supply, problematic nature of accessing water and poor quality of roads impacted on their lived experiences within these houses with differing outcomes in the diverse neighbourhoods. This challenge is predicated on the government's inability to provide water, constant electricity supply and efficient and good transport infrastructure for her citizens in Benin City. This supports wider critiques about the informalisation of key factors necessary for housing provision / occupation and living, and reveals the weakness and limitations of the formal reach of the state.

Furthermore, it was evidenced that the quality of housing delivered in Benin City varied particularly tenure, which was closely linked to the type of house produced. A clear majority of those who rent as ‘tenants’ considered their housing to be not of quality as they lacked either one or two infrastructural facilities or had none. Similarly, those renting noted that their houses were not high quality because of poor quality of materials used in constructing such houses, small sizes of the rooms, and lack of space for social activities. Therefore, poor quality houses were dominant in Ibiwe and its environs, Uselu and Ugbowo. In contrast, those who have built their own houses, irrespective of the neighbourhood in which they were located, it is argued here that their perceptions of the quality of their houses was generally high. Most home-owners affirmed that their houses are ‘quality’ because it was built by them, despite evidence through observation (relying on key characteristics identified by most residents), that houses did not particularly present as ‘quality’ because of the poor physical state of the houses and the lack of facilities within the homes. This echoes studies carried out by Ogu (2002) which noted that house tenures, especially ownership, may impact on the level of satisfaction derived from a building. Predisposed to similar quality of accommodation, home owners are more likely to experience a greater level of satisfaction with their housing units than those renting and corroborated by (Ogu, 2002). Especially in Benin City, where accommodation is provided through private mechanisms where people either self-build for personal use or for rental purpose, housing units provided for rental purposes are controlled by what they can afford. But for housing delivered for personal use, residents overall fulfilment with their accommodation or housing was adequate. Therefore, as evidenced by this research, self-built housing is actually self-managed housing where house builders are actually involved in managing the house building process from start to finish and not involved in the actual construction process of the house. 


As discussed in Chapter 6, the influx of the flats/bungalows or what is called a self-contained unit (a one bed house), was why there was a shift from the pit toilet to the water closet and from make-shift kitchen located outside the house to modern kitchens located within the house. Therefore, most homeowners had a toilet, bathroom and kitchen located within their houses and the type of toilet was the water system. The presence of these facilities in this type of house is documented in literature (Ibem 2012). The presence of these facilities had diverse outcomes on residents, the quality of their housing and resident’s satisfaction were enhanced with the availability of these facilities. This is because limited safety issues were posed as they could use such facilities at night without the risk of going out, also their health and emotional stability enhanced as the filth and environmental decay associated with the pit toilet and aqua privy was reduced to minimum. 
In conclusion, findings reveal that most houses were not deemed good enough quality by their occupants and because of the reasons analysed and discussed above, this impacted to a considerable extent on their lived experiences – especially for interviewees domiciled in Ibiwe and its environs, and very many parts of Uselu and Ugbowo, for whom the lived experience of their housing was predominantly negative. The impact on residents’ lived experiences include exposure to environmental hazards, health issues, security and undue pressure from landlords. In contrast, a sizeable number of the interviewees in GRA and Amufi neighbourhoods attested to the fact their houses were quality because of the presence of internal housing facilities, and impacts on their lived experiences were positive, such impacts include being relaxed and comfortable, good environmental quality and feeling of being safe.

3. To explore how formal and informal institutions interact in the process of quality housing delivery in Benin City.
In Chapter 7, the third research objective and question were addressed.  It located institutions and processes within and outside state bureaucracies and addressed house building processes through the collective analytical lens of institutional multiplicity, corruption, practical norms and insurgent planning. This accounted for a series of disconnections between the formal and informal systems which worked to constrain the quality of housing delivered in Benin City.
The thesis demonstrates that there are socially-embedded practical norms within and outside state bureaucracies including the payment by people of monies to the CDAs at every stage of the construction to be able to build their houses. Furthermore, monies that could be used to engage with formal processes of seeking and gaining planning permission and building good quality houses are instead used by people to pay the CDAs to prevent their houses from being destroyed, and to prevent themselves from being beaten up. Moreover, the various impacts that occur from the actions of the CDAs include delays in the finishing time of houses and continuous rise in costs of housing production. This impedes and slows down the process of building a house in addition to impeding the quality of housing produced.
Formal institutions and processes are shown to be problematic in the delivery of housing in Benin City. For example, the process of getting planning permission from the state was highly problematic (Makinde, 2013; Ikejiofor, 1988; Udechukwu, 2008). Each stage was beleaguered with problems such as delays in gaining documentation for plan approval, and delays in plan approval processes and the high cost of plan approval. These findings support the work of the other authors noted above. However, one striking finding evidenced by empirical data in Chapter 7, is that the process of plan approval/planning permission is also beset with other, less well documented dimensions of this problem. These include difficulties in the provision of tax certificates by potential house builders, and the production of floor plans drawn by certified professionals with covering letters to show proof of certification by the professionals to the housing parastatal which tend to increase the cost of housing construction. 
Together, the difficulty in accessing the tax certificate coupled with its very high cost, and the exorbitant cost of getting planning approval, impacted on the cost of housing delivery. This affected residents’ abilities and willingness to build quality houses. Also, despite all these costs, some residents sought the approval of formal planning permission. Reasons for engaging with plan approval for interviewees who did was to avoid any problem with the planning office such as; issues that may arise in the future with respect to government taking over such lands or other land issues. It was evident that despite the economic status (middle and low-income class) of those who self-built in Ibiwe and its environs, Uselu and Ugbowo and Amufi neighbourhoods, people still found the resources to make informal payments within the formal system to get planning permission. 
These informal payments were stimulated by the corrupt practices of public officials, who commonly demand bribes to facilitate visits to sites and approval of planning permit. This thesis found that corruption in the form of unwarranted fees for public services and levies and tolls as discussed in Chapter 3 (Blundo et al., 2006) led to bottlenecks, and that all these institutional bottlenecks in the formal system increase the cost of housing delivery, which consequently constrain the delivery of quality housing in all the case studies. In Chapter 7, it is therefore argued that the combination of both the corrupt practices of the formal system and the informal impediments within the informal system which work to constrain the delivery of quality housing in Benin City – something that most previous literature on the subject has largely ignored.
An analysis of informal processes through which land is acquired and house building regulated is vital in providing a nuanced understanding of quality housing delivery. Although there was evidence of similar processes of land acquisition and informal constraints to housebuilding described in some other literatures (Agbola, 1987; Udechukwu, 2008; Udoekanem et al., 2014; Ikejiofor, 1997, Ogu and Ogbuozobe, 2001; Oluwole and Opoko, 2013), some new insights were revealed and evidenced in this research. These related particularly to the multiple levies collected by the CDAs in all the case study areas.
There are marked variations in levies paid depending on the neighbourhood, proximity of land to main access road and the type of house to be constructed. The collection of levies by the CDAs at every stage of housing construction occurred irrespective of neighbourhood and socio-economic levels of house developers; yet differences between neighbourhoods were apparent, and analyses across the diverse neighbourhoods revealed that there were variations in amounts paid. The GRA neighbourhood accounted for highest levies paid. This impacted on the cost of housing delivery, created longer finishing times, in addition to insecurity of tenure which together constrains the quality of housing delivered in Benin City. However, residents in GRA could afford these levies more easily than other areas because of their high socio-economic status as discussed in Chapter 5. The impact of the levies paid was worse in poorer areas, even though the amount was lower. What is significant here is that it was not only the amount of the levy paid that matters but the relative cost of it in relation to resident’s income levels and standards of living. Much of the existing literature on poor housing quality and delivery in African cities blames western-derived planning laws, unskilled workers and high cost of building materials for planning/housing failures in Africa (see Ogunshakin and Olayiwola, 1992; Arimah and Adeagbo, 2000; Collier and Venables, 2013 and Makinde, 2013). This thesis illustrates that some of the main constraints in Nigeria lie in the (largely unresearched) issue of CDAs (elsewhere known as omo-onile communities) and their multiple collection of levies. This is one striking contribution to knowledge that this thesis makes which has not been previously researched. 

The decisive separation between the practices of the formal and informal institutions contributes to further challenges faced by people, and institutional multiplicity represents one of the primary challenges faced in the people’s struggle to build a house in Benin City. This is because there is limited interaction between the formal and informal institutions, in addition to the fact that the state was doing very little in terms of housing provision. This limited interaction between the formal and informal institutions reflects a clear case of institutional multiplicity as the two systems run largely parallel with limited intersection to each other and very little effort have been made to make them (formal and informal) system into one harmonised system. This non-engagement between the state and non-state actor’s paves way for CDAs to engage in illegal practices during the housebuilding process, and for these practices to persist largely unchecked, effectively resulting in a system of double taxation that drains the resources of house builders. 

Furthermore, although this thesis evidences a clear case of institutional multiplicity between the formal and informal system, because the CDAs were later hijacked by the youth as elaborated above, the youth became the dominant member in the different meetings still with the presence of the enigies.  Consequently, because of the alliance formed between the traditional leaders and the youth in the CDA, the CDA as an organisation or institution can be regard as a hybrid. Hybrid in the sense that they bring elders (who may have legitimacy as community development actors) together with (violent) youths - but this hybridity is different from the institutional multiplicity evident in terms of the parallel state and non-state systems for land allocation and planning permission. 

The thesis argues that these numerous levies collected are highly problematic, impacting as they do on the cost of building the house, causing delays in finishing times and overall impacting on the quality and quantity of housing delivered in Benin City. One key contribution to this thesis is how the concept of institutional multiplicity has been used to understand the influence of formal and informal institutions on housing delivery in Benin City.  In other bodies of literature, the concept of institutional multiplicity has been used to explore issues such as traditional leadership, violent conflict and cultural clashes (see Bose and Motwani, 2014; Goodfellow, and Lindemann, 2013 and Di John, 2008) but it has not been used to analyse housing delivery. In this thesis the theory of institutional multiplicity has provided an understanding of how two systems working in parallel directions constrain the production of quality housing in Benin City and therefore, provides a springboard for which other studies using these theories in housing research can be conducted.
The various non-state and ‘community-based’ practices in this thesis possess some of the qualities ascribed to bottom up or informal planning practices identified in many cities across the world. This thesis explored how this bottom up or informal practices can be labelled or understood as a form of insurgent planning and that they could be considered an effective way of building a city. Furthermore, such forms of planning have often been interpreted as liberating and transformative (Sandercock, 1999; Holsten, 1998). This thesis makes use of this concept, and in particular wider academic work which reveals that insurgent practices can be problematic and can display a ‘dark side’. This is a key finding of this thesis and recognition of a ‘dark side’ to informal or insurgent planning corroborates findings from (Meth 2010; Shrestha and Aranya, 2015) although arguably the ‘dark side’ of the actions of the CDAs in Benin City are more widespread and negatively impactful than practices detailed in Meth (2010). As discussed in Chapter 7, most land are accessed informally through the CDAs as the state plays a very limited role in the supply of land to the people for housing delivery. Therefore, this thesis argues that, although CDAs role in making land available for housing constitutes a case of insurgent planning that serve to address the housing crisis to an extent in diverse neighbourhoods, its dark side far outweighs its positive effects.
In making sense of this, the thesis introduced the concept of informal impediments, which is used here to categorise the collection of so many levies by CDAs before people can build their houses. As evidenced in this study, these informal impediments are the greatest constraint to quality housing delivery in all the neighbourhoods in Benin City, yet they have not formed the focus of other academic research and hence this argument is a major contribution to knowledge as no research has evidenced this finding.

Moreover, it is argued here that a failure to comply with the payments of these levies resulted in repressive violent practices by the CDAs, which were further associated with the financial exploitation of housing developers in all the case studies. This thesis makes the important case of detailing the specific negative impacts of these repressive practices, which include being beaten up, the forceful seizure of working tools from workmen, the dismantling of erected structures and, in very extreme cases, deaths. Also, these practices increased the cost of housing delivery for all the house builders irrespective of socioeconomic status, in addition to causing extensive delays which prolonged the completion time of the house. Similarly, funds acquired through years of hard work or loan acquisition were frequently wasted on the incessant demands made by the CDAs. Taken collectively these informal impediments directly constrained the quality of housing produced in Benin City. This chapter has made significant contribution to knowledge as no study has used the idea of insurgent planning (using informal impediments to express its dark side) in theorising the informal collection of levies and repressive insurgent violent processes in housing delivery. This provides a nuanced understanding of how informal institutions, which are often celebrated as filling a gap that the state has left open, can actually constrain and impede the production of quality housing.

4. [bookmark: _Toc488661521][bookmark: _Toc496698359]To investigate how a mix of institutions and processes constrain and/ or enhance housing delivery and quality in Benin City. 
Chapter 8 explored the fourth research question/objective. This chapter explored the other factors beyond the multiple levies that contributed to constraining quality housing delivery. The thesis argued that a range of additional and contextual factors impacted on the construction of quality housing in the different case study areas. These ranged from the laissez-faire attitude of government to the lack of access to finance, problem of land acquisition, dishonest and unskilled workmen, the dominant trend of building to rent out, rushed building practices of house builders, and a lack of awareness of the building processes on the part of house builders themselves. There is existing literature that looks at government policies, non-compliance to planning laws and building standards, paucity of funds, as discussed in Chapter 2. Several authors have highlighted similar problems such as very high prices of building materials, poor government policies, non-compliance to housing policies and difficulties in accessing loans from formal sources as explored in Chapter 2 as constraints to the delivery of housing.  What Chapter 8 adds to this literature is attention to other important but neglected issues. It thus highlights the practices of dishonest and unskilled workmen, building to rent out, rushed building processes and the presence of inferior building materials in the market, and how each of these constrains the quality of housing produced in the various neighbourhoods. Each of the main constraints to housing delivery discussed in Chapter 8 is summarized again briefly below.
Laissez-faire attitudes of Government are a constraint to quality housing delivery in Benin City. Findings in this thesis echo a growing body of literature that recognises how government institutions, planning laws and negligence by the government has significantly affected housing delivery processes in Nigeria. The thesis further reveals that the practices of the CDAs are facilitated by the absence of state engagement with the housing delivery system. Moreover, a lack of infrastructural provision caused by the laissez-faire attitude of the government increases the cost of quality housing delivery when house builders provide these infrastructural facilities for themselves, which is very cost intensive. It revealed that in a bid for the residents to provide these facilities for themselves, they incur more cost during the construction process and which for the low and middle-income earners constrains the quality of houses they build. This is representative in Ibiwe and its environs, Uselu and Ugbowo and some parts of Amufi neighbourhoods.  Hence, owing to the laissez-affaire attitude of the government the quality of housing constructed in the case studies, exclusive of the GRA, was highly impeded. 
This study echoes similar findings on low incomes and deficient access to finance as a constraint to the delivery of quality housing. It has shown that the convoluted bureaucratic processes involved in getting loans makes it problematic for those who are not formally employed to access such loans. This study revealed that instability of income, fear and uncertainty, stringent approaches for accessing loans all hinder the construction of quality housing in Benin City. Yet this thesis takes this argument further by extending an understanding of financial burden. It reveals that on top of these challenges, the collection of various levies by the CDAs impacted on the cost and time of completing the house which significantly affected the quality of housing delivered.

Access to building materials has been confirmed by several studies as constraining the delivery of quality housing in Nigeria in terms of prohibitive cost of building materials and shortage of building materials which echoes some similar findings discussed in this thesis. Nevertheless, this thesis reveals a new contribution to knowledge that access to building materials is not necessarily problematic but that the influx of inferior building materials in the market and the difficulty in differentiating quality from inferior material proves problematic to many house builders. Hence purchase of such inferior building materials are made and this consequently constrains the quality of housing produced. 

Access to land constrains the delivery of quality housing, which is related both to the lack of government provision of land for housing and to the role of CDAs in the entire process from land selling to housing completion. Difficulties range from getting lands at excessive cost, contested legitimacy of different people’s claims to land, and the resale of lands by the CDAs and individuals simultaneously, which can result in land conflicts that further impact on available funds and constrains the production of quality housing. 

The practices of dishonest and unskilled workmen constrained the quality of housing produced in the case study areas. Although there is some literature that explores lack of appropriate building skills, scarcity of skilled labour and inability of artisans to use innovative technologies which serves to hamper the effective delivery of quality housing. This study reveals that dishonest practices of workmen such as use of substandard building material, use of the wrong proportion of building materials and lack of skills hinders the quality of housing produced. However, it is not only the practices of workmen but also those of the house builders themselves that can undermine quality. For example, when building to rent out, house builders consciously built to a low level of quality in all the case studies. As housing is mainly delivered through informal mechanisms (self-built or through individuals who built one or two houses to rent out) prospective builders who will not be living in the houses they build but intend to rent it for economic reasons, compromise on quality and build poor quality houses. Using inferior building materials in addition to compromising proportion of building materials used, they construct houses that are not quality in these neighbourhoods. This issue was explored in Chapter 8. 

The speed of building is also an important issue, and one that relates both to house builder’s lack of finance and the threats they face from CDAs. Rapid building practices of house builders constrained the construction of quality housing in the three neighbourhoods in exclusion of GRA. This finding contributes to literature by evidencing that uncertainty in future income, unhealthy relationships with landlords and the threat of resale of land by the CDAs translated into the delivery of poor quality housing. Because residents seeking to build their own houses were harassed by their current landlords, feared losing their land and were uncertain of future income after retirement, they rapidly built their houses while compromising quality. The kinds of demands they face from landlords include upfront payment of rents, being told not to have more than certain number of children, and constraints on how space can be used within the compounds.
In addition to the other issues discussed above as constraints to quality housing delivery my research contributes to knowledge by demonstrating that house builders’ own lack of awareness about building processes is inimical to quality housing delivery; a lack of awareness of quality building materials and the inability of the prospective home to engage artisans who are capable and knowledgeable of constructing the house is problematic to the delivery of quality housing. This contributes to an explanation of why people produce poor quality houses in Benin City.

[bookmark: _Toc500773522][bookmark: _Toc501357721][bookmark: _Toc501641324][bookmark: _Toc488661523][bookmark: _Toc496698361][bookmark: _Toc507755501]9.3	Contributions to Knowledge
This thesis has contributed to wider debates in academic discourses of housing delivery in Nigeria and in Benin City. Instead of focussing on housing delivery for the poor or slum dwellers or high-income earners and middle-income earners, this study has focused on housing delivery for residents across all socio-economic classes and has theorised quality housing delivery through institutional multiplicity, corruption, practical norms and insurgent planning practices in all the case study areas for all the categories of people interviewed in this research. Institutional multiplicity and insurgent planning and corruption presented a dynamic context within which to investigate the complexity of how the formal and informal institutions for accessing and delivering housing influence the quantity and quality of housing produced in Benin City. The exploration of these theories enabled the analysis of housing delivery processes within and outside state bureaucracies whilst focus was based on the various case studies areas and diverse actors within these contexts.
The thesis makes an original contribution to knowledge by conceptualising the multiple levies collected by the CDAs as ‘informal impediments’.  These informal impediments are expressed as the dark side of insurgent planning where house builders are exposed to various violent repressive practices for flouting the socially embedded practical norms which therefore makes it challenging for people to build quality houses in Benin City. Although a range of factors have been evidenced by different scholars as impacting the delivery of quality housing in Nigeria and Benin City, this research has evidenced very significantly that the greatest constraint to quality housing delivery in Benin City are these informal impediments (including the numerous levies collected) by the informal institutions(CDAs) in the process of housebuilding. Likewise, corrupt practices of public officers through monies collected to engage in formal processes of plan approval posed constraints to the delivery of quality housing as it impacted on cost and timing of the residents in finishing the house. 

In terms of the definition of quality housing, some academic literature exists that have defined what quality housing is. An analysis of people’s perception in the case study areas reveals that the definition of quality housing is multifaceted in nature and cannot be limited to standards proffered by the state or on other factors raised by several authors. Such factors include aesthetics, sanitation, drainage and age of building, but that the definition of quality housing is based on how the individuals perceive and define it themselves. Therefore, this thesis contributes to knowledge by providing newer dimensions to which housing quality can be defined by which such factors can be explored for a more detailed analysis of quality housing. It also finds evidence that peoples’ perception of quality is closely linked to whether or not they built a house themselves.
With respect to housing and infrastructure access, the focus of this study on independent facilities within the house and access to infrastructure has provided a nuanced understanding of how the availability of independent facilities within the house and access to infrastructure are a major pre-requisite for positive levels of satisfaction derived from their houses and on its impact on their lived experiences within the diverse case study areas. This underlines the finding that quality housing is based on people’s perception and definitions of quality but also based on the provision of facilities and access to infrastructure which determines the quality of a house. Also, in terms of its empirical contribution, this thesis significantly extends the existing literature as there are very few studies of housing in Benin City, and no in-depth study has been done in Ibiwe and its environs, Amufi, Uselu and Ugbowo and GRA on how a presence or absence of these infrastructural facilities impacts on peoples lived experiences. 


Methodologically, this study has substantiated the efficacy of a qualitative method in exploring the influence of the formal and informal institutions in the delivery of housing in Benin City. Semi-structured interviews for the tenants, homeowners, government officials, private developers and the Community Development Associations (CDAs) provided an in-depth investigation of the kind of practices that exist whilst delivering housing. It contributed to knowledge generation by using a qualitative study method, as most of the research carried in Nigeria and Benin City on housing and urban issues are commonly quantitative in nature, thereby obscuring many of the complex, political and informal aspects revealed in this study. Furthermore, my positionality as an urban professional, a native speaker of the bini/ Edo language and having lived in Benin City for over 30 years in addition to being a house builder meant I could do research that an outsider might not be able to do. This afforded me the opportunity to engage more thoroughly with the study and somewhat reduced the difficulties of negotiating access within the different contexts and amongst interviewees.
 In conclusion therefore, this study emphasises that formal and informal institutions do constrain the quality of housing produced in Benin City and impact on the quantity of housing delivered within the diverse neighbourhoods and the effect of these institutions on the low and middle-income earners for housing delivery is particularly problematic.  The theories institutional multiplicity, corruption and insurgent planning practices have provided a platform for which an in-depth and more critical understanding was provided on quality housing delivery. Specifically, this study is different from so many other housing related studies as it has presented a unique contribution to knowledge by looking at the influence of the formal and informal in the production of housing in the case study areas. As noted above, no other study was found to have analysed the role of CDAs and their multiple collection of levies, conceptualised here as informal impediments, and analysed their impact on the process of delivering housing in Benin City precisely and in Nigeria at large. Also, methodological and theoretical contributions were made.
[bookmark: _Toc500773523][bookmark: _Toc501357722][bookmark: _Toc501641325][bookmark: _Toc507755502][bookmark: _Toc488661524][bookmark: _Toc496698362]9.4	Limitations or Challenges Faced  
This study explored the housing delivery process of diverse socio-economic groups in diverse neighbourhoods in Benin City, whilst taking into consideration the types of housing that is predominant in these areas. These neighbourhoods and the people in them cut across the low, middle and high-income earners, amongst the tenants and home owners, the government official, the Community Development Association and the private housing developers. Consequently, in engaging with this study various challenges were encountered: 
i. Difficulties were faced in conducting semi-structured interviewees as most interviewees were familiar with quantitative techniques which involved handing them forms to tick answers where applicable. They were unwilling to engage with the interviewing process for fear of implicating themselves when digital voice recorders were being used. 
ii. In this study it was intended that all the chairmen of the CDAs in the different neighbourhoods be included in the study, but this proved difficult as they were politically more powerful than the state although not legally recognised; these are powerful community leaders in the state and can be very violent. Therefore, I was only able to interview one of the chairmen with some other members of the CDA present. This is a limitation that could not be overcome but clearly impacts on the depth of understanding of CDA activities.  
iii. Getting policy documents for document analysis proved challenging as there was no ongoing housing initiatives in the state, hence no document was available for analysis.
iv. Getting more private housing developers to engage with this research was problematic because they were very few and their effect was not visible in the state as most housing was provided through self-built processes.
v. Because of time and economic limitations, this study only focussed on specific neighbourhoods within Benin City as explored in Chapter 5 of this thesis.
vi. House builders were not approached during the course of fieldwork by the researcher because their contribution to the study was not entirely clear. However, during the course of analysis, this category of actors became more relevant. The implications for not involving house builders for this research meant that their perceptions on how housing quality could not be ascertained. 
Therefore, relevant issues such as the impact of informal impediments on quality housing construction or house builders’ engagement with sub-standard construction practices could not be fully ascertained. Interviewing house builders could have provided an additional understanding of different perceptions on housing quality in the different neighbourhoods within Benin City. 
[bookmark: _Toc500773524][bookmark: _Toc501357723][bookmark: _Toc501641326][bookmark: _Toc507755503]9.5	Recommendations for Policy and Practice
Contingent on the above thoughts and considerations, the findings of this thesis can be used by policy makers to attempt to shape both formal and informal institutions that control and influence the housing delivery processes in Benin City. It is imperative for the formal systems to not only institute laws but make these institutions enforceable and practicable for the people. Although the government of Edo state has very recently taken a step in the direction of banning the activities of the CDAs by instituting laws to curb their activities, there needs to be sustained attention to how this law can be enforced. Hence, to ascertain the practical implications of this new law on the delivery of housing in Benin City, there is need for further policies specifically on its implementation and enforcement, as well as more efficient monitoring of the house building processes in Benin City. If properly implemented, the law has the potential to help remedy the housing crisis in Benin City in addition to improving the quality of housing delivered within the city.

[bookmark: _Toc500773525][bookmark: _Toc501357724][bookmark: _Toc501641327][bookmark: _Toc507755504]9.6	Future Research Directions
[bookmark: _Toc459991268]Based on the discussions explored above, it is recommended that priorities for future investigations should include how the recent ban on the activities of the informal system (Community Development Associations) are in reality impacting on the delivery of housing in Benin City. Especially studies of the new law should be explored as well as the implications of the law on diverse actors involved in the delivery of housing and on the quality of housing delivered in Benin City. Considering a current scarcity of research on CDAs, and these kinds of levies on house building in Nigeria more generally, there is need for more research in states and cities that have similar institutional challenges in the housebuilding processes. Also, there seems to be very few studies using qualitative method in the exploration of housing studies as most housing studies in the Nigerian context tended to use the quantitative method. To understand the complexities of housing delivery in the real world, and get a nuanced and in-depth understanding of people’s views and opinions on these processes, there is need to engage in more qualitative studies, not only in Benin City but in Delta, Lagos, Rivers, Bayelsa states which face similar challenges in housing delivery. 
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CBN				Central Bank of Nigeria
COHRE			Centre on Housing Rights and Evictions.
FGN				Federal Government of Nigeria
FHA				Federal Housing Authority
FMBN				Federal Mortgage Bank of Nigeria
FMIFY				Face-Me-I-Face-You House
FMWH			Federal Ministry of Works and Housing
FMWH			Federal Ministry of Works and Housing
LUA				Land Use Act
NHF				National Housing Fund
NHP				The National Housing Policy
NNPC 				Nigeria National Petroleum Corporation
NURPL			Nigeria Urban and Regional Planning Law
PHCN				Power Holding Corporation of Nigeria
PMB				Primary Mortgage Banks
PMIs				Primary Mortgage Institutions
PPP				Public Private Partnership
SES				Social Economic Status
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	S/N
	PSEUDONYM
	NATURE OF TENANCY
	CURRENT ACCOMMODATION/TYPE OF HOUSE
	LOCATION OF THE HOUSE
	SOCIO ECONOMIC STATUS
	OVERVIEW OF THE CASE STUDY

	1. 
	Mr Oviarome.S.
	Tenant
	Face-Me-I-Face-You (FMIFY)
	Ibiwe and Environs
	Low
	Located in the core of the city and slum areas, an area dominated by low income earners, high densities, poorly developed and unplanned residential area. Dominant house type is the face-me-I-face-you type, flats etc. a residential and commercial area



	2. 
	Mr Gift.O.
	Tenant
	FMIFY
	Ibiwe and Environs
	Low
	

	3. 
	Mrs Osasere.T.
	Tenant
	FMIFY
	Ibiwe and Environs
	Low
	

	4. 
	Mrs Bamidele
	Rent Free Occupiers
	Courtyard House
	Ibiwe and Environs
	Middle
	

	5. 
	Mr Osazee
	Tenant
	FMIFY
	Ibiwe and Environs
	Low
	

	6. 
	Mr. Osaretin.U.
	Inherited
	Multi-Storey of 2&3 Bed Flats
	Ibiwe and Environs 
	
	

	7. 
	Mrs Ighodalo
	Tenant
	FMIFY
	Uselu and Ugbowo
	Low
	Uselu/Ugbowo axis of Benin City; an area and located in the intermediate zone of the city. It is characterised by all income groups, but mainly the middle income group, different types of housing which are subject to mixed uses, medium population densities, and developing but planned residential area. Housing type varies from the conventional courtyard housing to the face-me-I-face-you type, flats etc.


	8. 
	Ms M. Jordan
	Tenant
	Courtyard
	Uselu and Ugbowo
	Low
	

	9. 
	Mr O. Goodwill
	Tenant
	Flat
	Uselu and Ugbowo
	Low
	

	10. 
	Mrs J. John
	Free Rent Occupier/ But Building Own House
	Multi-Storey of 6 Flats
	Uselu and   Ugbowo
	Middle
	

	11. 
	Mrs O. Okogie
	Rent Free Occupier  But Building Own House
	BDPA Housing Unit/ Bungalow With Boys quarters
	Uselu and Ugbowo
	Middle
	

	12. 
	Mr Jonathan. P.
	Tenant
	Twin Flat
	Uselu and Ugbowo
	Low
	

	13. 
	Mrs. O. Joseph
	Tenant
	Multi-storey 
	Uselu and Ugbowo
	Middle
	

	14. 
	Mrs. I. Ogbemudia
	Tenant But Building Own House
	Multi-storey Face-Me-I-Face-You
	Uselu and Ugbowo
	Low
	

	15. 
	Mr. Ikun-Francis
	Tenant 
	
	Uselu and Ugbowo
	Middle
	

	16. 
	Mr. Daniel
	Tenant
	Flat
	Amufi Community
	Middle
	Amufi community which is located at the periphery/ urban fringe zone of the city, developing, low densities and medium income earners. Dominant house type is the flat/bungalows.


	17. 
	Mr Asoro
	Tenant Building Own House
	Self-Contained
	Amufi Community
	Middle
	

	18. 
	Mr. O. Okungbowa 
	Rent Free Occupier
	Flat
	Amufi Community
	Middle
	

	19. 
	Mrs. O. Jakana
	Tenant
	Flat
	GRA
	Middle
	Government Reservation Area (GRA) an area for the elite. High income, low population density, highly developed and planned residential area; spreads from the core to the intermediate zone down to urban fringes. Dominant form of houses are the bungalows/flats and duplexes.


	20. 
	Mr Asekhame
	Tenant Building Own House
	Twin Flat
	GRA
	Middle
	

	21. 
	Mrs M. Donald
	Tenant Building Own House
	Multi-Storey of 4 Flats
	GRA
	Middle
	

	22. 
	Mrs Orijikafo.R.
	Tenant Building Own House
	A Twin Flat of 2 Rooms
	GRA
	Middle
	

	23. 
	Mr. S. Patagana
	Tenant Building Own House
	Twin Flat of 2 Bedrooms
	GRA
	Middle
	

	24. 
	Ms Mariam
	Rent Free Occupier Sisters /Late Father’s House
	Bungalows
	GRA
	Middle
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	S/N
	PSEUDONYM
	NATURE OF OCCUPANCY
	TYPE OF HOUSE
	DATE/TIME  INTERVIEW
	INCOME GROUP
	LOCATION OF RESIDENTS

	1. 
	Mrs Obi-Davis
	Home Owner
	Twin Flat
	24/9/2015

	Middle
	Ibiwe and environs

	2. 
	Mr. Osaretin.U.
	Home Owner
	Multi-Storey of 2&3 Bed Flats
	09/11/2015

	Middle
	Ibiwe and environs

	3. 
	Mr. Obazuaye.H.
	Home Owner
	Twin Flat
	26/10/2015

	Middle
	Ibiwe and environs

	4. 
	Mr Osadolor. W
	Home Owner
	1 Bedroom Apt
	13/10/2015

	Middle
	Uselu/Ugbowo

	5. 
	Mrs Oyinbo
	Home Owner
	Bungalow
	26/10/2015
	Middle
	Ugbowo/Uselu

	6. 
	Mrs Onojatamiri
	Home Owner (Purchased)
	Multi-Storey of 6, 3 Bed Flats
	09/11/2015
	High
	Ugbowo/Uselu

	7. 
	Mr. Paul
	Home Owner
	Flat
	24/10/2015
	Middle
	Amufi community

	8. 
	Mr Egboma
	Home Owner
	Twin 3 Bed Flat
	
	Middle
	Amufi community

	9. 
	Mr.Esosa
	Home Owner
	Flat
	24/10/2015
	Middle
	Amufi community

	10. 
	Mr Idemba
	Home Owner
	Twin Flat
	26/10/15
	Middle
	Amufi community 

	11. 
	Dr. Matthew 
	Home Owner
	Multi-Storey of 2 & 3 Bed Flats
	09/11/15
	Middle
	Amufi community

	12. 
	Mr Ndem
	Home Owner
	3 Bed Flat With Face-Me-I-Face-You & Boys Quarter
	19/12/15
	Low
	Amufi community

	13. 
	Mrs Patricia
	Home Owner
	4 Bed House
	19/12/15
	Middle
	Amufi community

	14. 
	Mrs Edoba-Osas 
	Home Owner
	Duplex
	24/10/2015
	High
	GRA

	15. 
	Mr. I. Ugata
	Home Owner
	Duplex
	26/10/2015
	High
	GRA

	16. 
	Mrs Bello
	Home Owner
	Twin Flat of 3&4 Bed Rooms
	09/11/2015
	Middle
	GRA

	17. 
	Mrs Apata
	Home Owner
	Bungalow of 6 Bedrooms
	16/11/2015
	High
	GRA
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	PSEUDONYM 
	FEDERAL/ STATE/ LOCAL
	ORGANISATION 
	TYPE OF WORK 
	DATE OF INTERVIEW 
	 PLACE OF INTERVIEW

	Mr Oghosa
	 F
	Federal Ministry of Housing and Urban Development
	Government parastatal involved in housing delivery matters
	19/11/2015

	 His office

	 Mr Bankole
	 S
	Ministry of Housing and Urban Development
	Government parastatal involved in housing delivery matters
	25/11/2015 

	 His office

	Mr. Idusogie
	 S
	Ministry of Housing and Urban Development
	Government parastatal involved in housing delivery matters
	20/11/2015

	 His office

	Mr Isowa
	 S
	Ministry of Housing and Urban Development
	Government parastatal involved in housing delivery matters
	20/11/2015

	 His office

	Mrs. Edebiri
	L
	Department of housing in Local Government Authority
	Government parastatal involved in housing delivery matters
	25/11/2015

	Her office
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Research Project Title
How do formal and informal institutions for delivery and accessing housing influence the production of quality housing in different sectors of Benin City
Invitation paragraph
You are invited to take part in a research project been conducted as part of my PhD programme. Please take time to read carefully the following information. Take time to decide whether or not you which to participate in this project.
What is the project’s purpose?
Nigeria has great housing shortage. Housing delivery and control by government over housing construction and development (i.e. planning) has been compromised. Therefore, most housing is acquired through a mix of formal and informal mechanisms which impact on cost, quality, location, timing and security.  The research seeks to understand and analyse what quality housing means to people, as well as examine amongst others how do formal/informal institutions constrain or enhance the production of quality housing in Benin City. Findings from this research will help in identifying inputs that will contribute to improvement in the production of more quality housing.
Why have I been chosen, and do I have to participate?
In this study interview will be conducted using residents and house developers within a total of 30-40 houses as well as 20 other people in planning offices within the state and traditional communities. You do not have to participate. It is up to you to decide if you will like to participate. If you decide to participate, you will be given a consent form to sign. You are however still free to withdraw at any point of the interview. If you decide to withdraw, then your responses to questions up to that point will be discarded unless you give me explicit permission to use them.



What does participation in this project involve?
No distinct planning is required for engaging in this research. Participation in this project will involve some 40 minutes to 1-hour interview and will be conducted at a date, place and time that are of convenience to you. You may withdraw from the interview at any point and you are under no obligation to provide reasons for withdrawal. 

Are there any risks to taking part?
There is no potential risk that I am aware of as a result of taking part in this research.

Will the interview be recorded?
If interviewee is happy with it, an audio recording of the interview may be made but with your consent first given. Furthermore, notes will be taken during the interview. The audio recordings made during the interview will be transcribed and used for research purposes only. The transcripts and recordings will be securely kept and except me, no other person will have access them.

Will my taking part in this project be kept confidential?
All information provided by you in the interviews will be strictly confidential. Except in the case where you have given clear consent for your name to be linked with the responses, your name will not be directly linked with responses in the final PhD thesis or in other publications. Your anonymity will be kept if you prefer not to have your responses linked with you. All audio recordings and transcript of the interview will be kept confidential and used for analysis and the writing of publications and the final PhD thesis. 

Who has ethically reviewed the project?
This research has been ethically reviewed and approved by the University of Sheffield Ethics Review Panel

Contact for further information
For further information, please contact:

Uyi Ezeanah (PhD Researcher)		
uezeanah1@sheffield.ac.uk
+447467391470 (UK)
+2347035912080 (NG)

Dr. Thomas Goodfellow (Project Supervisor)
t.goodfellow@sheffield.ac.uk   +44 114 222 6913
Dr. Paula J Meth 
 p.j.meth@sheffield.ac.uk +44 114 222 6912
Thank you for your time and willingness to participate in this research
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Title of Research Project: How do formal and informal institutions for delivery and accessing housing influence the production of quality housing in different sectors of Benin City

Name of Researcher: Uyi Ezeanah

Participant Identification Number for this project:	                                        Please tick box

1. I confirm that I have read and understand the information sheet dated…………. explaining the above research project and I have had the opportunity to ask questions about the project.

2. I understand that my participation is voluntary and that I am free to withdraw
at any time without giving any reason and without there being any negative
consequences. In addition, I am free to decline, should I not wish to answer any particular question or questions. 

3. I understand that my responses will be kept strictly confidential unless I give permission for my name to be identified with some specific responses and that complete anonymity cannot be assured.

4.    I agree for the data collected from me to be used in the PhD thesis, other 
        publications as well as in future research.

5. I agree to take part in the above research project.


________________________	________________         ____________________
Name of Participant	Date	Signature
(or legal representative)

_________________________	________________         ____________________
Name of Researcher	Date	Signature
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