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ABSTRACT

The provision of adequate housing for-ilmeome groups is a challenge in all countries of the
World. This challenge is more severe in developing countries. In Nigeria, there is currently a housir
deficit of more than 17 million dwellings. This comeh®mackground that globally up to 900
million people reside in slums. Furthermore, the United Nations projects that by 2025 about 1.€
billion people face affordable housing challenge. There is evidence in literature that in mos
countries housing problesian the increase annually. The annual increase of housing challenge in
Nigeria is attributed to high population growth, increasing urbanisation, and growing rate of poverty
among citizens. The increase in poverty sets the foundation for inequalityn bhigetesults in

spatial segregation, social exclusion, and rising crime rate. Consequeoiigidierisighis that

the United Nations set up a blueprint known as the Sustainable Development Goal (SDG) 2030 ftc
address global related challengesifisplty, Goal 11 calls for the creation of sustainable cities and
communities. A key part of creating sustainable communities is the provision of adequate housin
for the urban poor. As a contribution to this effort, this study investigates conteprporsion

of housing for lowncome groups in Nigeria with the aim of developing a framework for the
sustainable provision of lamcome housing in Abuja, Nigeria. The study adopted a qualitative
strategy with interviews employed as the data collectiorh®achoice of interview in this study is
informed by its aim to understand the nuances and intricaciesrafolme housing provision in
Abuja.The approach adopted in the study to uncover the challenges of housing provision in Nigeria
is an empiricatudy with three kestakeholdergolicymakershousing providers, and kavcome

groups. The study was completed in three phases: the exploratory study, main study, and validatic
The research employed content analysis in the first two phases df/thie 8ta exploratory study
(Phase 1), manual content analysis was used in analysing the data generated from 15 participa
However, NVivo 11 software was used at the main study (Phase Il) for content analysis of dat
generated from interviews with 3étggipants. Furthermore, an online survey was used at validation
(Phase lll) with 10 participants to construct the proposed framework.

To check the workability of the framework, it wesnallyvalidated with 10 housing stakeholders
drawn from policymakr and housing provider participargad he findings constitute the
framework The research established some dravmisrecommendatioras fundamental to an
adequate housing provision. The driversrecmmmendationsere each grouped into one of the

three pillars of sustainable development, namely, economic, environmental, and social componen
and form the overarching structure of the framework. Additionally, the validation enabled the study
to rank the level of importance of the drivers and allotla¢edesponsibility of action to
stakeholdersFurthermore, e study established the need for structure in policy sdesmn
implementationThe proposed framework primarily is a tool golicymakerdo support the
decisioamaking process of lewcome lousing provision.
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CHAPTER 1: INTRODUCTION, RATIONALE AND AIM
OF STUDY
1.0 Preface

Housing lowincome groups in decent conditions is an uphill battle in all countries of the world.
However, this is more severe in developing countries such as Nigeria. The growing housins
challenge in most developing countries is driven mainly by popgitatidh, urbanisation, and

weak planning and implementation (JABITAT, 2008; Payne and Majale, 2012). Okeyinka
(2014) argue that rapid urbanisation and population growth in developing countries contributes tc
an exponential rise of inadequate housinig. Chapter introduces the study through four parts.
Firstly, the study background and the problem statement are introduced. Secondly, the rationale f
the study, aims and objectives, as well as the scope and the limitation of the study are present
Thirdly, the methods and methodology used in conducting the study are briefly discussed. Thi
fourth part outlines the structure of the thesis.

1.1 Study background

Maslow's (1958) theory developed a pyramid of human need according to a hierarchical orde
Mag owds theory is a useful a(Rostan s2009)Ehe pyramid o | é
comprises of five levels grouped under three stages that consists of basic needs, psychological ne:
and selfulfilment needgPoston, 2009)At the bottom oft he tri angle is 0D
composes of physiological and security needs of a person. Housing is a basic human need a
according to Maslow its provision is a fundamental requirement for the accomplishment of a
personds secur inejowardethedattasmmeant ofithe rhighest seedowhich-is self
fulflment Fur t her mor e, homel essness or i nadequate
soci al exclusion and spatial segregationodo (
replete with pervasive housing crisis around the world. Brown (2003) argues that homelessness &
i nadequate housing are at 6crisisodo | evel gl
highlighted in figures released by the United Nations Huett@m®nts Programme, which
projects that up to 1.6 billion people around the world face affordable housing challenge by 202!

(United Nations Department of Economic and Social Affairs, 2018).

Aside from its significance as shelter to people, Bredenoald(2014) established that the
importance of the housing sector is underlined in its link to virtually all sectors of the economy of a

country. Furthermore, its significance to hutmwasnemphasised by international institutions such as



the United Natins Human Settlements Programme -(WABITAT) who define housing as a
fundamental human right of citizens, and this is recognised by more than 100 countries globall
(Gomez and Thiele, 2005). According tcRHBITAT (2016a), urbanisatievhich contributes to

the growing global housing criess contributed to a 9 percent increase in the global urban
population between 1995 and 2014. uease projecthat about 900 million inhabitants in
developing countries currently reside in slums (United NatiodsPDEEL9). These figures make

compelling the need for adequate and affordable housing, especially the urban poor.

According to Gilbert (2000), the housing challenge in developing countries can be directly attribute
to growing poverty levels, which have led to the use of substandard building materials, absence
requisite infrastructure, overcrowding, and inadecaatgation. Additionally, the growing
formation of slums and informal settlements is a product of rising housing affordability challenge
faced by the urban po®@ver the past few years, rapid economic growth and gradual demographic
changes have broughtoirsharper focus some of the continuing challenges posed by urbanisation in
developing countrieshis include a rise in the growth of large cities in developing countries due to
migration from rural to urban areas for economic opportunities. For examydaharan Africa
(SSA) i's regarded as the Worl dds fastest ur
population in SSA currently is approaching 500 million people, and this is projected to double ove
the next 25 years (Saghir and Sant@b8)2 The unprecedented levels of urbanishtoe
contributed to rising poverty and growth of slum settlements (Boquier,&ZOG®)mitantlythe

rising poverty levels and growth of urban slums are an accompanying consequence of the growit
housing chénge oflow-income groups in these countriesese are individuals whose earning is
lower than the average wage threshold in their respective countries. Additionally, the absence
comprehensive planning structure to sustainable housing provisioonalbates to creating

waves of suburban sprgwlith lowincome settlements emerging in city outskirts where basic
infrastructure (including transport systamigicking. Hence, the creation of slums asrnlceme
settlements as shderm fixes that enablelewn c o me gr oups secure oO6aff
proximity to cities. However, lotgym, the cost incurred by kimcome groups living in such
setttments could be as expensive as those within the cities when factors such as provision ¢
amenities including electricity, sewage system, transportation, and water are considered. Additiona
the security and wellbeing of inhabitants within such seteane an affront to human dignity
(Cobbinah et al., 2015).

Furthermore Jha (2007) observed that housing systems in developing countries are fraught witl

badly designed, poorly targeted, and inefficient government subsidies. Additional problems includ



failures in land markets, overwhelming informality, and a predominance of powerful vested interest
Jha (2007; p. 1) argued that the housing sector in developing countries is the most neglected sec
of the economy of these countries, stating thatihleee n o pl agued by unjus
The challenge of Ieimcome groups to decent housing is enormous and is not unique to the African
continent. For i nst armlatigesuccdss & housing pr&visiant for -low me r
income groups whecompared to Africa (Gilbert, 2004), thesmainsa huge housing deficit

within the region. According to Rolnik (2013), the withdrawal of government funding in South
America saw an increase in the housing deficit from 38 million units in 1990 to abiioh52 m
units by the year 2000. Additionally, the high cost of development land, and rising poverty level
continue to drive the urban poor to informal dwellings which exacerbates their living standard (Jhe
2007; Rolnik, 2013).

Across the African contingerhousing conditions are widely perce@edbysmal, even after
accounting for low incomes. This is because urban population growth is high and this puts
tremendous pressure on urban housing and land markets (MalpeZZiahd $296). According

to theWorld Bank Group (2015) housing in Africa is predominantly funded by the public sector
through a mix of meagre savings and borrowing. The consequence of this is an unsustainable mes
of housing provision that leaves most-Salbara African countries wiftowded dwellings, and

rising housing deficit in terms of both quality and quantity (World Bank Group, 2015).
Consequentl vy, to alleviate the continentds
expand access to higlgeiality housing toider sections of the population, are needed. In addition,
such policies must generate patterns of urban land use that are economically efficient

environmentallgustainabl@nd socially inclusive

1.2 Statement of the problem

As it is in most developirmpuntries, the housing challenge in Nigeria is significant. The housing
deficit in Nigeria is estimated at 17 million dwelling units (Rahimian et al., 2017). Shortly after it:
independence in 1960 until the end of the 1980s, housing in Nigeria wag awvideld through

the public sector with little impact (Olotuah, 2002). Studies have established that provision of forma
housing in Nigeria is limited and this inadequacy contributes to the rising cost of housing (Ikejiofor
2014; Ibem et al., 2011). Thesh for the introduction of free market policies to shelter provision

by the World Bank and International Monetary Fund to developing countries led to its adoption by
the Nigerian government at the beginning of the 1990s with much optimism. The driiteace o
enabling strategy to housing provision by the government was viewed as the solution to the growir

housing shortage. However, estimated figures of housing provision fre20119%irough the
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enabler approach shows that less than 100,000 houssngarritdelivered nationwide (Daniel,
2014a). This is an abysmal return and a major part of the reasons of the growing housing deficit

the country.

The result of this is that most dwellings in Nigeria are constructed through the informal sector with
mod owners relying on s¢lélp housing for their dwellings. In the case of those that cannot afford
ownership, most of them (up to 85 percent of the urban population) face an even greater challeng
to access affordable housig&InA and Finmark Trust, 201@ survey conducted by the financial
organisation O6Enhancing Financi al l nnovatiol
more than 40 percent of their earnings on rental accommodation (EFInA and Finmark Trust, 2010)
A history of provision bpublic sector detailed in Chapter three shows an abysmal return when
compared to the huge investments injected in public housing provision. Furthermore, Ikejiofor
(2014) suggests that the housing situation in Nigeria is worsening with current siteagmrerao

than it was a decade ago. This is largely due to limited housing supply that is not commensurate w
growing rates of urbanisation and population increase. Consequently, the contemporary housir
deficit of 17 million units is projected to regtire construction of 1 million dwelling units annually
(between 2018 and 2038) if the problem is to be overcome (Centre for Affordable Housing Financ
in Africa, 2018).

One of the major cities affected by this growing housing deficit is the camtahlitya (Alao,

2009; Umoh, 2012). Abubakar (2014) established that Abuja is the fastest growing city in Africa, ar
a major negative consequence of this rapid growth is the excessive ressomesitcial services,
particularly housing for the urbpoor. This is compounded by the sparse resources available in
tackling this challenge as well as the weak commitment from the government. An evidence of th
Abujads rapid urbanisation projects it lat 9
growth of its satellite towns and informal settlements (Abubakar and Doan, 2010). A study by
Roland Igbinoba Foundation for Housing and Urban Development (2017) established the housing
deficit in Abuja at about 4 8tfuggle Qvith prowsierl df i n g ¢
adequate and decent housing for its populace can be traced to its establishment in the latter parts
the 1980s and the early parts of the 1990s when the government decided to relocate its employe

from the former capital of Lag without sufficient dwellings for the employees (Morah, 1993).

According to Latessa (2014), the provision of developmental infrastructure and housing in Abuje
was primarily by the government until the early 2000s, with a few instances of indipicveteand
sector provision of dwellings. This is still the case with the provision of infrastructure almost entirely

by the government (Latessa, 2014). While the private sector is at the forefront of current efforts a
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housing provision in the city, theipply is beyond the reach of most people due to high costs

compared to the low income of most urban dwellers. For example, a study by Ikejiofor (2014)

established that the average cost of a typical formal private sector dwelling is US$ 30,000 (i
10,000,000). This is five times higher than the US$ 6000,000) average cost of dwelling

unit for lowincome groups set by the Federal Mortgage Bank of Nigeria (Ikejiofor, 2014).

A study conducted by Ukoje and Kanu (2014) on the challenges tQ poausgion by the private

sector in Abuja suggests that poor planning structure, and suboptimal supervision coupled with
weak operational structure is limiting the private sector from realising its full potential. These
impediments often come with bweatic delays in seeking developmental approvals for
developersrelocationspr compensations to beneficiaries. Furthermore, another reason for the
inability of the private sector to reduce t
housirg developers that is aided by an unstructured mode of provision (Ikejiofor 2014; p. 355). As ¢
final resortlow-income groups are relegated to the outskirts of the city where basic amenities are
lacking. Consequenttyp, alleviate the housing challengéoafincome groups in Abuja, debates

and policy initiatives must not only focus on an enabling approach but also on pluralist approache
that embrace the reality of the majority (Abubakar, Abibtgfore it isconsideringhis that this

study focuses aeveloping a framework for sustainable provision ehtmsne housing in Abuja.

The framework consists of drivers and from literatureeamgrical studywith key housing

stakeholders in Abuja.

1.3 Study rationale, aim and objectives

The rising populatn growth and glaring housing deficit in Nigerian cities like Abuja calls for
research on sustainable housing delivery process that could alleviate the challenges faced espec
by lowincome groups. The city of Abuja was selected due to its impastandeéiager i ads cC
Created because of the shortcomings of Lagos as a capital city, Abuja has become a hub
urbanisation with people migrating from all over the country to the city in search of economic
opportunities. This is putting pressurekeyn social serviceascludinghousing, resulting in the
growth of slums and squatter settlementstdtsgek a sustainable solution to housing provision in

the city that this research sets out.

Following an extensive literature review and an explostidgy the study aims to develop a
framework for the sustainable provision of-ittmeme housing in Abuja. The development of a
frameworktowards asustainable housing provision for -loeome groups in Abuja aims to

contribute t o brliondausinggefidilihegfeamewarld is devdelbpedrnthrbugh



engaging housing stakeholders on the challenges and solutiendort@whousing provision. The
framework is a todbr policymakerso addres the housing shortage in Abuja.developing the
framework, thestudy contributeto housing policy debaby accomplishing five objectives. The
accomplishment of each of the objectives contributes to the overarching construction of the
proposed framework. The research objectives are highlighted as follows:

i.  Objective 1:Evaluate the concept of housing provision and explore strategies of low

income housing provisiam selected countries
ii. Objective 2:Assess past and current strategies tmtmane housing in Nigeria.
lii.  Objective 3:1dentify the key stakeheld to housing delivery in Nigeria.
iv.  Objective 4:Evaluate contemporary situation of-lo@ome housing provision in Abuja.

v. Objective 5: Develop and validata framework for sustainable lawcome housing

provision in Abuja.

1.4 Scope antimitation of the research

During the study, both grey and academic literature was widely consulted. The grey literatur
includes government documents, reports, master plans, and policy instruments. Additionally, th
study relied on academic studies omihgpoliciescondition,and provision. This research focuses

on the barriers to housing provision for-loaome groups. While there may be numerous housing
stakeholder groups, the study is limited to the perception okelgtemusing stakeholder graup
presumed as fundamental to housing delivery. Thegg#ie@ymakershousing providers, and low
income groups. In the context of the study;itmeme groups refer to citizens earning between the
Nigerian minimum wage and wages not more than four tienesnimum wage (Federal Republic

of Nigeria, 2012). Invariably, they are employed in the public sector, private sectampopedf

as defined by the 2012 Nigerian National Housing Policy. Furthermore, formal partnerships in this
research refers tayaform of partnerships in housing provision driven by government. This implies
that formal partnerships are restricted to partnerships sanctioned by the government. However, th
study was limited in access tetaidate data from government and espetidlyederal Capital
Development Authority.



The study was conducted in three phases (exploratory study, main study, and aatdtti®n)

was conducted through five research objeciihesfirst two phaseghich achieved objectived 1
involved interactions with all the three stakeholder groups. However, the third phase (the
validation)aimed at accomplishing objectivavés conducted witpolicymakersand housing
providers. The lowncome groups were omgittand the reason for this is highlighted in Chapter 4

Furthermore,the r amewor k i s a imgementafion and yseih housingelikeeyr s 6

1.5 Study methodology

The study is situated within the realm of constructivist paradigm. It msgutélsat unearthing the
challenges impeding the provision of-ilee@me housing in Abuja requires the subjective
interpretation of key housing stakeholders. Consequently, the research relied primarily on qualitati
evaluation strategy with sesmmucturedinterviews employed as the data collection tool. This is
presumed suitable in uncovering the perception of the key housing stakeholders on barrier
impeding adequate housing provision. The study was accomplished through five objectives. Th
data colleatn and analysis used in the accomplishment of each objective relied on specific methods
In undertaking the five objectives, three methods of data collection were used. These are literatu
review, senstructured interviews, and survey that were condigtess three phases. While Phase

| covers of objectives 1, 2 and 3, Phase Il comprises of objective 4 and Phase lll tackles objective
Objective 1 evaluates the concept of housing provision and explores strategiascaméow
housing provision arouride world. The objective which focuses on reviewing the global context of
housing provision relied on both academic and grey literature. While the literature review stratec
includes topic search, keywords search and use of reference tools, quateat\analysis was

employed to analyse the data collated. This objective is presented in chapter 2.

The second objective assesses the past and current strategiesdm®Wwousing. The essence of

this objective is to provide a background on housingsjorown Nigeria including previously used
strategies and their accompanying outcomes. Both grey and academic literature were consulted wi
addressing this objective. Part of the grey literature used include documents from governmer
ministries and deparents, thinkanks, and international organisations. Additionally, it relied on a
similar literature review strategy used in the accomplishment of objective 1. Content analysis wi
used in analysing the data and is presented in chapter 3. The thiwe atigedifies the key
stakeholders to housing delivery in Nigeria. The essence of this is to condense the 15 stakeholds
identified by the Nigerian housing policy document to key groups of stakeholders in housing
delivery process. This is because thefathe study is to examine the phenomenon through the

varying perceptions of these stakeholders in the quest to develop a sustainable strategy to effect

7



provision. To achieve this, two methods of data collection were liseture review and
empircal study with 15 participants. Additionally, content analysis was used for data analysis and

presented in chapter 5.

The fourth objective evaluates contemporary situation -@idome housing provision in Abuja.

This aided in understanding the prokl&adevilling provision, the coping strategy by stakeholders
and the possible solution to an effective provision. This objective was accomplished using twc
methods of collecting dadditerature review and empirical study with 36 participants congisting o
policymakers, housing providers and-itmome groups representing the three key housing
stakeholder groups adopted. This stage used telephone interviews for the data collection. Conte
analysis was used to analysis the data with sbfiw@reemployedo manage the large amount of

data gathered at this stage. The findings of this objective are presented in chapters 6, 7, and 8. 1
fifth objective which is the overarching aim of the study develops and validates the framework fol
sustainable loimcomehousing provision in Abuja. The development of the framework relied on
empirical studies with the three stakeholder groups in housing delivery used in accomplishin
objective 4. Additionally, as a data collection tool itaused/eyo validate the findgs from the
empirical study with a group of the policymakers and housing providers who participated in the

study. This objective is presented in chapter 9.

1.6 Thesis structure

The thesis comprises of 10 Chapteiggire 11 presents the structure of thesis. Chapter 1 is an
introduction to the study. Firstly, it presents a background and justification for the study. The
Chapter highlights the global housing challenge and describes the situation in Nigeria. The Chapt
concludes by introducing the egsl objectivescopeand limitation of the study, and introducing
briefly the study methodology.
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Figurel.1:The thesis structure diagram

Chapter 2 reviews the place of housing on a continetween a welfare item and market good.

Furthermore, it discusses the two modes of housing pro¥idienprevious direct provision by

governments and the contemporary enabling approach to shelter. Additionally, the tripartite

concepts of sustainabdeviopment(economic, environmental, and social) were introduced with



argument that housing development should be economically viable, environmentally equitable ar
socially inclusive. The Chapter presents a conceptual framework of the study and concludes t
highlighting somselecte@xamples of housing provision and a review of some existing frameworks

for housing provision.

Chapter 3 discusses the factors impeding efforts at housing provision in developing countries lik
Nigeria. The impacts of urbanisatiord population growth is examined. Additionally, the Chapter
highlights the link between poverty and housing, arguing that inadequate housing plays a crucial rc
in rising inequality. Furthermore, this Chapter focuses on housing delivery in Nigeiraghtstr
provision through history. The capital city of Abuja which is the focus of the study is introduced.
The case for adequate housing in the city is discussed by examining government policies at
initiatives on housing delivery. The Chapter conchydesscussing some key concepts te low

income housing provision.

Chapter 4 presents the methodology and methods used in conducting the study. It details the stuc
research design and its guiding philosophy. Since the primary aim of the study isiétagedk a
understanding of the challenges of housing provision ehdome groups in Abuja, the
perceptions of three housing stakeholder groups are sought. Theskcyarakershousing
providers, and losmcome groups. The study is divided into tipteeses. Phase | conducts a
literature review on concept of housing provision, challenges and strategies used in provision arour
the world. The literature review highlights the history of provision in Nigeria and establishes a
research gap for this stuByurthermore, Phase | concludes by conducting an exploratory study to
explore current housing situation of -laeome groups which further add to the research gap
identified after the review of literature. Phase Il follows up on the exploratory stugy bindin
carrying out the main study on the barriers and solution 4aclomwe housing provision. The
findings of the main study contribute to the development of the framework which is the overarching
aim of the study. Furthermore, Phase Il validategahework wittpolicymakerand housing
provider participants. This Chapter provides

a data collection tool and details the process of seeking ethical approval and informed consent.

Chapter 5 discass the key stakeholders to housing provision in Nigeria. Afterwards, it presents the
exploratory study to assess the barriers tonémme housing in Nigeria. This was conducted
through faceo-face interviews with respondents. The findings of the @&xpjostudy highlight

the factors impeding housing provision forilm@@me groups in the city. Additionally, it highlights

the resulting effects of inadequate housing omtmae groups. The findings of the exploratory
study set the stage for the maudg that studied these barriers in detail.
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Chapter 6 presents the barriers and solution tindmme housing provision with lawcome
participants. This was conducted through telephone interviews. Furthermore, the interactions

provided an avenue to sdiedir perspective on the characteristics efriomme earners in Abuja.

Chapter 7 discusses the barriers and solution tmdome housing provision with another
stakeholder group, thpolicymakers Data was gathered through telephone interviews. The
interaction sought their perspective on characteristics -ofctmwe earnsr situation of formal

partnerships in loimcome housing provision, and an assessment of the housing stock.

Chapter 8 explores the position of the third stakeholder gtbapghousing providers. As was with
low-income earners ampblicymakersdata wasaghered through telephone interviews. Similarly,
their perspective on lewwcome earner characteristics, assessment of housing provision, and state of

formal partnerships in efforts at effective provision was sought after.

Chapter 9 outlines the processl@seloping the framework on sustainable provision ehdome

housing in Abuja. It discusses the constituents of the proposed framework under the tripartite
concepts of sustainability. The Chapter groups various drivers under the concepts olitgustainabi
Furthermore, idiscusses the implementation of the frameworlaldowhtes expected action to

stakeholderdAdditionallyit discusses their respective responsibilities.

Chapter 10 concludes the study by restating the objectives of the stundiyngpadseussiorand
highlighting further areas of future research. Furthermore, the Chapter discusses 10 assumptio

observed in the process of the study.
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CHAPTER 2 THE CONCEPT OF HOUSING
PROVISION AND ENABLING STRATEGY

2.0 Introduction

This Chapter sets out tachieve objective 1 which reviews the historical evolution of formal
housing delivery and highlights someitmeme housing provision strategies around the world.
The Chapter also presents the conceptual framework of the study. The Chapter commences &
reviewing arguments on the place of housing on a continuum between a welfare item and a
economic commodity. The case for both is replete in litersdteraiards, iteviews the concept of
housing provision that initially was dependent on direct prdwsgovernments but subsequently
changed to an enabling strategy approach because of the failure of the direct mode of provisio
especially in developing countréesd the push for capitalisithe enabling approach was
introduced with the aim of relieviggvernments of the responsibility of direct provision and
insteadfocuson creating an enabling environment for a private $ettbousing delivery. The
enabling approach focuses on three thédmesentralisation; participation; and empowerment. The
chapter discusses the tripartite concepts of sustaindbdignomic,environmentaland social
concepts, and outlines their respective indicators. Furthermore, it reviews some existing frameworl
for housing provision that set the basis for developingceptaal framework. After reviewing

some international examples by focusing on five countries across four continents, the Chapte

concludes by presenting the conceptual framework for the study.

2.1 Between a welfare item and an economic commadity

contextialising housing provision

For decades, there have been arguments on the role of housing in social services delivery (Patti
2013; Bengtsson, 2001). The argument manifests from contention on whether housing is :
mandatory social responsibility of govemt as part of the welfare state (Griggs and Kemp, 2012),

or it is a free market economic commodity (Ronald, 2013). These arguments intensified with th
development of neoliberalism that favours the adoption of the enabling strategy to housing
provisionRo | ni k, 2013; Dani el and Hunt , 2014) . L
process of opening up national economies to global actors such as multinational corporations and-

gl obal institutions such as the | MF and Worl
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Torgersen (07 ) identified health, soci al securit.y
welfare stat&Vithin these are four independent pillars, a link éastseeen themro highlight the

link housing has with the other pillars of welfare state, H@@gman and Chapman (2012)
noted that I mprovements in peopleds housing
health. Furthermore, in relation to health, Clark and Kearns (2012) have established tha
overcrowding, which is often a consequefideaolequate housing, leads to varying emotional
problems, poor social relations, and even developmental deficiencies in children. Additionally
Conley (2001) conducted a study that shows housing condition (home ownership and househol

overcrowding) impaxbn education attainment.

Kemeny (2001) argues that the origin of housing as a welfare item stemmed from severe housil
shortages experienced over the period of the two World Wars and the great economic depression
1929. On the other hand, the casehfmusing as an economic commodity is succinctly put by
Harloe (as cited in Bengtsson, 2001; p2258 ) who suggests that 0
provision for human needs, housing provides
Doling and Roald (2010) view housing as an #esetd welfare item. This view places housing as
both a welfare item and an economic good. In agreement, OECD (2001; p. 257) contends tha
housing 0é is at the same ti me defpubieghodas a
demanding state involvement 6. El aborating f
of both welfare recognition and economic commaodification. Furthermore, in agreeing with this
assertion, Lowe (2011) highlights why housing shewikWwed as both a welfare item and an
economic good. Lowe posits that situating it as a welfare item manifests from its prescription in the
Uni ver sal Human Rights Declaration as a Ohur
and their welbang. The 1948 Universal Declaration of Human Rights and some other international
treaties have recognised the provision of adequate housing as a right to an adequate standard
l'iving (United Nations Hi gh Commi s 9llom2) f or
argument for it as an economic commodity is portrayed by discussion on housing commonly
contextualised as oOthe housing market rather
private sector for its provision. The notion projectmgsimg as welfare item often cites it as a
human right of citizens (Gomez and Thiele, 2005). However, there are arguments that suggest the

is insufficient justification on the declaration of housing as a human right (King, 2000).

Despitethe link betweae housing and the other pillars of the welfare shketanajor difference
betweerthemis that housing requires a higher level of financial commitment and, in most countries,

its provision and distribution is through the private sector. In additiorg thesihtense capital
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requirement for housing, its provision is often subjected to cuts during economic downturns (Lowe,
2011). This prompted the labelling of housing under welfare state as a wobbly pillar (Torgerser
1987) . Tor ger s e addby commating @ to the stherhthireg Ipillars giding welfare
indicators. For instance, one indicator of t
municipal housing, it previously only targeted artisans and wtagmgndividuals and only
opened to middle class individuals post World War. Part of the challenges this created includ
pl acement <c¢classification 0é problems since
boundariesd6 and a change i ® depeamdent vnaothardactars S
unrelated to the welfare policy but impacting on the actual benefits of the subsidyséosend
Torgersen (1987; p. 119).

On the place of housing among the pillars of the welfare state, somerbseanctpave looked

at provision basedonthe EspiAhnder sonds wel fare state theor)
1998; Hoekstra, 2003). Espjig der sen (1990) theory on the 6
on how the state provides welfare services to citizens and in doioggosed three welfare state
regimes. These are sed@inocratic; corporatist; and liberal welfare state regimes. In the social
democratic system, welfare services are predominantly provided by the state. It involves a high le
of universal servicesoprded tomost ofthe citizens. A key characteristic of this system is a small
income margin difference between the <citize
actived role of state i n welf ademocsite systengrots pr
only does a wide income level difference exists between dititehalso forms the basis for
welfare policies that is implemented through social stratification. Furthermore, the liberal welfare
system involves very little stateerference. Instead, it relies primarily on the free market with
private sector organisations responsible for most of the welfare services. Kemeny (2006
characterized thesecommeei fwied dtair@en &,y sd ®timrs a tais

bet ween state,FigmmaZl)k et, and familyd (
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Figure2.1:Application of EspiigAnderson's welfare state theory to housing provision (Hoesktra, 2003)

While Decommodification is situated in sodfnocratic system and requires provision of
subsidies and regulation of pricing, stratification is part of corporatist welfare system that relies o
housing allocation subject to, among other things, theandass of citizens. Furthermore, the
arrangement between state, market and family is a characteristic of the liberal welfare system tha
implemented through the participation of stakeholders such as the private sector, institutions an
households. Tabl21 below provides a comparison between the three welfare systems. The figure
shows the link between the three systems and their respective drivers. The drivers are representec
dotted lines. For instance-ammmodification is primarily guided by tvovers. These are the
provision of subsidy and price control through pricé>png by governments. In a stratification
system, the primary indicator used in allocation of housing is the income class of citizens. This is |
ensure that the poor are tinain beneficiaries. Additionally, the arrangement between state, market

and family underlies contemporary approach through the enabling strategy to housing provisior
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Table2.1: Comparison of housing provision between the three welfare systems

Criterion Sociatdemocratic Corporatist Liberal
A D-eommaodification ALarge AQuite Il arge ALow
AstratificatiARel ativel y|]AHigh, mainly based o|AHi gh, basaddn mdome
AMi x of statftADominant Al mportant position fl|ADominant position of ma
family the state AConsiderabl e i nf Fprofi
organisations
AState regul {AStrong AFunctional, decentraARelatively ittle Stat g
government influence | solving policies levels)
AGener al ho|AGuaranteed/APreservation of thelADominant position for t
objectives high level of housin| society ASt at e o marginalgroupp or t s
quality APreferential treat me
AsSti mul ation of house
to take initiatives on the housing market
ASubsidi sati (AL ascalee productiol ASegmented subsi di es ; AMe destad subject subsidies
subsidies specific groups AFew production subsidie
ASubject s
large target groups
APrice sepricel ASt rong St al]AModerate state influAMake determination of h
regulation price setting and priq ASt at e regul ation of
regulation effects of the market
AHousing all (AAllocation[AState intervention t[|/AMarket determination of
of need ACertain groups may I ofthe housing stock
process ARegul at ed l ocation in
(reseved for lowincome groups
AOrganisati ofAStrictly s|AModerately strict sp/lANo strict spatial plann
provision Ast ate takegAPrivate actors (hougAPrivate actors (mainly
the production of newl] the initiative for the production of newly by for the production newly built houses
built houses houses

(Source: Hoekstra, 20@3 62)
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The combination of these three systems lays a foundation for effective housing policies tha
manifest on the need of the state to provide and guide corrective measures to housing delivery. Ti
arrangement enables the free marketakte ttontrol of housing provision and distribution
mechanism while the state intervenes by setting up the right institutional, legal, administrative, ar
economic parameters for an effective provision. Developed countries such as the United Kingdom
Germany Netherlands, and the United States embarked on setting up predefined criteria such a
economic status for access to state provided housing before the adoption of the enabling strateg
This |l ed to the varying | evch Wwee spetificadlyoneeanafor an
low-income groups. The need for government control in housing is mainly for two reasons; the high
importance of housing to people and the fact that provision of housing at decent price and quality
cannot be achieved in anegulated market (OECD, 2001).

In addition, Pjanic (1967) argues on the place of the housing economy and the dwelling condition i
the social economic systsuggesting thainse dwelling conditions are one of the basic elements

of social developmentsfing the latter as well as factors of its promotion offers a theoretical basis
to formulate a principled attitude for designing housing policy. In this context social development
implies all spheres of living standard and accompanying elements ésahéedtandard of living.

There are three spheres of social develogeativing, working and social conditions. The living
condition consists of personal and collective consumption, where personal consumption include
material goods consumed indiaitiu required for daily existence, while collective consumption
refers to items that cannot be produced individually but by the collective actioArstitutitins

and relies on the collective use of funds and services (such as dwetlingshoretheyargue

that a good economic development planning is often interwoven with an effective social planning
system where economic development promotes material factor and social planning promotes th

human factor.

Social development is dependent upon dbgree of economic development, secamomic

system, and methods of social develop(Ramic, 1967). Additionally, social development often
depends on the degree of economic development with both material and monetary funds require
for social developemt created through productiorhe economic development also decides the
need in the scope of social development and is influenced by the relationship between productio
and need. Thus, the higher the level of production the more likely the neechfmdmrduction
whether it is a personal daily consumption item or a collective consumption item like a dwelling

Furthermore, economic development drives social development and marks the process o
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industrialization which is accompanied by urbanisatibeseT developmental stages are

accompanied by changes in way of life and habit as well as the structure and level of requirements

2.1.1 Laisse#aire economics
The lasse#aire economics is referred to as neoliberalism or neo classical economid3l{und, 2

Steger and Roy (2010, p. 14) contend that neoliberal philosophy connotes a set of economic refor
policies that o0is concerned with the deregu
industry, and the privatization of staed enterprs e s 0 . Additionall vy, S
12) labels neoliberalism as a mode of governance that embraces the idearefjthatisglffree

market, with its associated values of competition aridtsedét, as the model for effective and
efficient government. According to Lund (2017; p4) the guiding principlesiseéZzare
economics asserts that:

I. Free exchange allows the division and specialisation of labour so that individuals car
concentrate on producing the good that they are most suitedt®®
ii. The state should confine itself to what only the state can do: maintaining law and order;
policing contracts and producing large infrastructure projects which it can never be in the
interest of any individual to construct
li.  Individuals are rational, siglferest maximisers so, if the state obeys thiesgthen the
mar ket O6hidden handd will promote everyon
Literature is replete with arguments for and against the suitabiligsefaiae economics in
housingpolicy provisiongHarloe, 1995; Pugh, 2001; Mallach, 1986). iEse#aire philosophy
hinges on establishing a housing market system that is friendly to the private sector. It relies on
profit driven market system of housing provision. The drisgugngtion of this philosophy with
regards to housing delivery suggests a direct relationship between liberty, property, and a prive
property market that is reflective of freedom (@&, 1996. This philosophy pushes for an
economic system that eslion demand and supply to determine the output and prices of housing
delivery. Mallach (1986) argues tlegd#aire philosophy has made deregulation a central theme
of public policy debates including housing. Applying this theory to housing psoggests that

housing should be viewed as an economic commodity rather than a welfare item.

This study argues against exclusive reliance on the neoliberal philosopimcamiwousing
provision. This is because the three guiding themes of nedtibglelegulation, liberalisation, and
privatisation) are core themes promoting free market provision system through whodmiew
housing provision cannot be achieved. While a huge deomanol-income groupsxists supply

throughlaisse#aire cannot satisfy this demand since the philosppinoes liberalisation and
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deregulationn the housing secto(Aalbers, 2006 The laissefaire theorists view housing as a
commodity without intrinsic merit such that the value of a housing isiexchange price that
should be determined by demand and supply (Harloe, 1995). Thus, the freedom of what to spend ¢
dwelling as well as preferences with regards to location and style should be the decision of &
individual. Proponentsf laissefaire economigssuch asCooper (203 argue that asset prices
everywhere are always at the correct prices with any rise in prices viewed as the housing mar
acknowledging changes in the market basics.

However, according to Lund (2018dezfaire econmics makes two exception to the rule that the
state O0should | eave to bebd. These two exce|]
accommodating the provision of income subsidy ténlmyme groups inrder to improve their

housing affordahiy (Lund, 2017). Murray (2006) argued that while neoliberalism should guide
services such as housing provision, governments should provide subsidies to protect the mo:
vulnerable groups from housing deprivation. In neoliberalism, proponents argueiricatrie
groups can climb the housing | adder through
income earners create an opportunity forinoame groups to fippostsvacated by those higher
income earners, and this continues down the ohalamand until the most vulnerable group
improves their housing situation (Rosenthal, 2014; Galster, 1996). While filtering provides som
help, studies have shohow little impact thikas. For instance, Rosenthal (2014) shows that it is
more effectiveniimproving the rental sector of laveome groups and far less effective in owner
occupier homes. Furthermore, the study shows that filtering success is determined by location wi
cases of filtering o0l ess pr omgpuices (Rakenihal, 20d4; e a s
p. 705).

LaisseZaire economics often argue that state intervention in social services like housing complicate
the system by creating more problems with less efficiency (Lund, 2017). Specifically, the targeting
subsidieand rent controls are discouraged. They argue that rent controls damages housing delive
system. Firstly, it discourages private housing developers interested in investing in new dwellings 1
rent. Secondly, rent controls are implemented by targetiig sfseas where lemcome groups

reside and this limits labour movement because thanémme groups will be reluctant to move

and in the process loss their protected status. Thirdly, rent controls leads to under investment i
property maintenance landlords and this ultimately leads to slumming.
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2.1.2 Marxists approach to housing

Ma r x ecanbniics argue that the relationship between citizens and social institutions is dictated b
the dominant production mode (Lund, 2017). This production modsed bn two classes: a
capitalist class which owns the means of production and a working class (who does not own capitz
and thus forced to work for the capitalists to surMaer x ideplog§ Believes that capitalism is
totally exploitative (Lund, 2017). According to Bhatti (2BmEDXisn view housing as a special
commodity in capitalist economics that serves the dual purpose of profit making and labour
production. Furthermore, Masts argue that housing distributes power within a society, exposes
inequalities, exhibits dwelling segregation and in the process reproduces wider social relatiol
(Dunl eavy and OO06Leary, 2014) . Accordinig to
between the capitalists and the labour class is the guiding foundation of ideological, legal, ar

political structures and when applied to housing generates some propositions.

Firstly, the exploitation of the labour class occurs at the productiobystegkerpaying workers

less than the market value of the houses they construct. Additionally, housing possesses a pecu
characteristic of an economic commodity, as it is expensive to produce when compared to th
worker earnings:or this reasorgpecihinstitutions are required to realise dwelling value. Secondly,
various factions exist on housing capital with varyingtsharinterests but similar letegm

interest that promotes capitalism. For instance, while institutional capital protectsnsosinigy

that workers are accommodated at a minimum cost, land capital tries to retain a high land value, a
devel opment <capital tries to access |l and <ch
capitalism which is its ability to generadefpi t s but at the same ti me
class in meeting a human need. Thus, housing in a market capitalist economy will not be affected
its use but by its investment value. As such, all materials and legal structure of housirigencluding

building, property rights, land, and labour are commodities.

Drainville (1994) established that the Marxist ideology identifies two key models the state can play
developing capitalism: the instrumental or arbiter model. The instrumental mesléhatrghe

state as a machine directly controlled by the ruling class and elites to protect their interest and ensi
the continuance of capitalism (Dunleavy and
disputes the notion that capitalistssatt s i n accordance with the
degree of neutrality from capitalism and acting in the interest of the working class (Lund, 2017). Thi

allows the involvement of the working class in policy enactment with the aim of impdsimg stabi
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policies that are not controlled by capital though could maintain some capitalist predominance i
economic | ife (Dunleavy and OdLeary, 2014).

2.1.3 Social constructivism

Social constructivism is a dimension of-pasternism thought process in hagspolicy debates
that specifically centres on owhat is the pr
housing problems are not obvious or ©6out the
notion of essentialism which aguimat the external world exists independent of human
representation of it. Instead, housing problems are constructed through investigation by defining .
problem and attaching causal notions to the problem. Burr (2015; p9) dorgqué¢ o wi t hi n
constuctionism there can be no such thing as an objéatt. All knowledge is derived from
looking at the world from some perspective or other and is in the service of some interest rathe
than otherso. The noti on o fisswdychalehgingctieemationr u c
that rational knowledge is based upon an objective and unbiased observation of the world
Consequentl| vy, the study 6assumesd that hous
interactions with different housing staltéér groups. The study views housing provision from a
social constructionist perspective by assesshHigctmwe housing provision in Abuja as@cess

In other words, it views the phenomenon as a process that involves various stages where housi
condtions evolves to housing problems and subsequently, housing policies emanates from th
causative notions associated with these problems.

To this, Fopp (2@) p. 159) contersdhat social constructionist philosophy relies on individuals as
respondents anckca or s who oOcreate their soci al wor |
definitions, explanation of causation and
constructionism embraces a logical skeptical approach that investigates claimg situadioss

and how it constitutes a housing problem as well as solution (Lund, 2017). Saraga (1998; p. 1¢
established that to systematically conduct an investigation on housing problem, a researcher shoi
consider five cittal questiond heseare:

I.  Who says so0?

ii.  What interest do they represent?
iii.  Why do they do this? (what assumptions are they making?)
Iv.  How do they justify their views?

v. What are the implications of their assumptions?
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During this study, all these criteria were followed. Filsyquesbtnsd6 who says so00
interest do they representd was t hpelicymakats on &
housing providers and lemcome groups. They were considered key housing stakeholders that are
vital to a sustainable housing provision. Sectinelguestiod® why do t hey say t
their respective experiences in dealing with the housbignprand processes in Abuja. Thirdly,
O6how do they justify their viewsd is evident
by the stakeholders and this is laid out in Chapters 5, 6, 7, and 8hé&agtlgstiord w htleet
implicatios o f t hei r farsisthencpre of daothsthe peblednsdevillinghousing

delivery and the solution to a sustainable proysisented in Chapteofthe thesis

2.1.4 Interdependence in housing systems

According to Shwartz and Seabrook (20¢8k@minant way of judging housing systems is by
assessing the connection of households to global financial markets. They contend that there are t\
objective dimensions relevant to political economy in housing systems. Firstly, the level of
homeownershipeflecting varying permutations of the staeketffamily components in welfare
regime | iterature. Secondl vy, the extent of
Driven by private equity, hedgpasamcd Mmmemds it o re
provision is taken over by finance and in th
2013). In seeking to understand this, the concept of financialisation and commaodification takes
dominant role in understang emerging trends in housing policies and markets. According to
Aalbers (2016; p.2) financialisation is defined as the increasing dominance of financial actor
markets, practices, measurements, and narratives at various scales, resulting in a structt
transformation of economi es, firms (includi
relation to housing this include financial actors, financial markets, financial practices, and financi
measurements (Fernandez and Aalbers, 2020). medlgitithe concept of financialisation focuses

less on congregating outcomes but instead seeks to understand processes through which hous
policies, markets, and practices evolve (Aalbers, 2016). Rolnik (2019) argue that housin
financialisation encoussj the dismantling of social and public housing policies, destabilising
security of tenure and rental arrangement and consequently the conversion of dwelling specifically
a financial asset. Housing is not just a sector affected by financialisatidnt isst central object

of this process (Aalbers, 2016).

Previous assumptions indicate that housing financialisation is perceived as a Global Nortl

phenomenon, however, recently it is emerging as a subject of debate in Global South housin
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discourse (Fernandez and Aalbers, 2020). Thus, debates on housalgsdithamdn developing
countries emerged from the notion that financialisation processes in housing delivery exists beyor
binary thinking (Aalbers et al., 2020). Fernandez and Aalbers (2020) argue that housin
financialisation is multifaceted and maynecessarily be global as it may be occurring alongside
nonHfinancialisation in other domain and this calls for caution in concluding that it exists everywhere
or nowhere. Financialisation is one of the five key concepts driving neoliberal philosopmgin h
delivery alongside commodification, privatisation, nsatieti and individuadation (Clapham,

2018). In the neoliberal context, the financialisation of housing led to its commodification.
Commodi fication pl aces hoaommodiy valaes formits finaneia o mi
status, rather than as a human right or a p
(Clapham, 2018; p. 4). According to Madden and Marcus (2016) housing commaodification arise
when a dwel functiog @Bkes psetedemae buerrite usefulness as a placdftthive.

role of the dwelling as an investment supersedes all other claims including need, tradition, righ
cultural habit, legpkecedentor the ethical and affective significance ohtime.The economic

system often operates on the notion of harmony between the lived form and the econemic value
form of housingHoweverpverwhelming evidence of the exploitation of housing space for profit
continues to clash with the need of individwalgse primary aim is to use housing for shelter
(Madden and Marcus, 2016). The notion of kggreamodified housing springs from its
commodification and includes other functions of housing in the commaodification process such as
material, social and legaidtions (Rogers et al., 2D1&dditionally the buildings materiality and

the land, the mechanical and human labour used in constructing and maintaining dwellings as well
designed policies and enacted laws, are all considered as processes of atonmidafidesign

policies and enacted laws providing the regulation botensrivate property market and tenancy

arrangements

Furthermore, Madden and Marcus (2016) highlighted three interconnected factors that reinforce
the hypeicommodification of dusing. Firstly, the concept of deregulation which eliminates all
forms of restrictions placed on housing delivery as a commodity. This includes the abolishing o
easing of control and regulations surrounding housing delivery. Some of these reglidgons inc
finance, land, and rent control. Secondly, housing continues to undergo financialisation through th
servicing and exchange of money and financial instruments. This has evolved real estate busin
from O6small scal e afnanae, frof profibaccdurautatipe thrgughablyeng, ¢ o
selling, financinggwning,and speculating. This transformation of residential estates to financial
assets is attributed as the defining component of housing financialisation (Fernandez and Aalbel
2020). Thirdly, the globalisation of housing ensures that a residential real estate may be placed in
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fixed location but be increasingly influenced by global economic networks. The increasing
globalisation of housing signals a disconnect of housing from iedsisd, with some housing
market appearing less responsive to local economic signals and more to global ones. Through t
combination of two el ements, housing consti
capital d. Wh i Isea bdlidi that markets are an leffeatieentdol far regulating the
distribution of housing and urban land through the most cogent allocation of resources, the secon
element develops experimental and innovative financial products that connects finalhce to bui
spaces (Rolnik, 2019). These two elements encouraged public policymakers to abandon the conc
of housing as a social good and of cities as public artefacts leading housing and urban policies
renegade their positi aschaaged fiom thedphilssophicabinclinations o
that housing is a need for individuals with less resources and resulted in it being perceived as |
longer a common good shared by the society (Rolnik, 2019). In its place a rent extractior
mechanism, financgdin motive, and wealth accumulation desire emerged. The consequence of this
is territori al di spossessions, creation of
segregation in cities.

In the neoliberal structure housing policies agiatsggl through existing social institutions such as
the state, corporations, and the family thr
that housing policy design in a country is predominantly shaped by ecfimamaiel,and
institutionalstructure surrounding it. In this context institutional structure extends beyond entities
responsible for the construction, distribution and managing of housing and include patterns of sociz
interaction between stakeholders (including consumers) repyebentousing regime (Clapham,
2018). Housing is not inseparable from conflicts over power, resources, autonomy, and agency al
is shaped by direct interest of housing providers in pursuit of profit. Additionally, it is shaped by
conflicts between classénstitutions, and the state, and used by these groups in struggles betweer
them (Madden and Marcus, 2016). Rolnik (2013) argues that the notion that neoliberalism has ma
housing a o6free mar ket 6 commodi te)andtthatahe states d e
has always played a predominant role in housing commodification and financialisation. An examp
of this iIis the stateds key role of i njecti |
financial sector. This ranges fromldods to banks, mortgage and insurance companies, the
nationalisation of bankrupted construction companies, and massive injection of public funds to
subsidise loncome housing (Rolnik, 2013). Furthermore, the fact that the originating catalyst of
the2 8 economic crisis emerged from housing n
merely | ocalised arenas in which broader or
(Rolnik, 2013; p. 1064).
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Fauvead (2020) established that housiagcialisation is a process that is primarily driven by
financial motive rather than provision of a dwelling since it relies on procedures that transform
housing into a financial commodity or asset. The shift from public provision to neoliberalism led to
commodi fication of housing, thus the role of
to aggressively deconstructing housing and urban policies and in the process deregulating monet
and financial markets (Rolnik, 2013). The slgftedr by policymakers as a measure that is an
undesirable necessity to lower public housing expenditure and with subsidy demand outpacin
subsidy supply it set the tone for a growing housing affordability challenge that is partly caused k
the state (Wijbgr 2020). The commodification of housing also led to the creation of new
speculative investment opportunities in real estate markets and the construction of mega projec
that targets large firms and corporations continue to influence housing affondabigiy(Rolnik,

2013).

This led to gentrification and displacement of residents which has become the default process ¢
urban remaking driven by the prospect of exploiting planetary rent gaps (Wetzstein, 2017). Th
consequence of this is that Jowome groups are pushed out to city fringes and confronted with
increased distance to places of economic opportunities (Wetzstein, 2017). Forrest and Hirayan
(2015) argue that the increasing housing affordability challenge has made access to housing a m
pronounced form of societal division with the exclusion of vulnerable groups. Furthermore,
Beswick et al., (2019) argue that it has created the peripherisalisationcomiewroups, the
residualisation of social tenures and the stigmatization of tepai@ and its tenants. The
increasing commodification of housing creates a decreasing affordability has become more critic
when compared to other houséated shortcomings such as health outcomes, energy efficiency and
climate change impact (Wetzstii,7). To counter the crises created by financialisation in housing
and particularly the impact on affordability, the United Nations (2017) proposed some policy
recommendations to shift the focus of financialisation from commodification of housing to re
emphasising the right to adequate housing as a universal human right. The recommendations cen
on integrating the argument that adequate housing is a fundamental human right and they hold ke
housing stakeholders such as governments, finasttatiors, and local authorities responsible
across the globe (Wijburg, 2020). However, their implementation guidelines remain vague and thi

subjected to diverse interpretation.
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2.2 Concept of housing provision

While a dwelling is a component of housing, hpusntompasses the development of an
environment that consists of dwellings, places of job opportunities, security, and infrastructure suc
as access roadaslectricity,and portable water. To contextualise this, Idrus and Ho (2008)
established that housiiggthe provision of shelter that comprises of physical structure, economic
opportunities, and social services. Alao (2009) argues that the provision of adequate housir
measures the developmental level of a country. Coolen (2006) contends thatdrousingyiant
component that is used in measuring the health of a nation. Consequently, inadequate housing dc
not only reflect poorly on the standard of living of a country but also on its economic development.
This makes housing provision a prime agehdh governments. For instance, in most developed
countries, planning for housing is often long term that also include the provision of infrastructure as
well as the maintenance of existing ones. The provision of decent and adequate housing impac

posiively on the economy, security, health, and quality of life of the people.

Such is the importance of housing that while betweentreeritry and early parts of thé'20
century most of the efforts to provision were made at governmental level, fiattertiparts of

the 20" to date there is change in shift on efforts at overcoming the housing challenge globally by
embracing the enabling approach. This is promoted through Western governments and internation.
organisations such as the United Natiohy,(the International Monetary Fund (IMF), the World
Bank and the UNHABITAT. The involvement of these international organisations was specifically
to intensify efforts and reach in developing countries where housing problems are acute (Danie
2014a). Soe of these programmes include the Agenda 21, the Millennium Development Goals
(MDG) and currently the Sustainable Development Goals (SDG) of the United Nations (Olugbenga
et al., 2017). However, before discussing these challenges in detail, thestxtominpgesents a
backdrop to the literature review by discussing two main forms of housing provision. The former
which is known as public or direct government provision, and the contemporary form of provision
which is known as t Buppordthis didcussiofjgure &pppovidesa h 0 .
timeline of the shift from direct housing provision to the enabling strategy.
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Figure2.2: Timeline of shift from direct housing provision to enasliategy (UNHABITAT, 2008)

2.2.1Direct government housing provision

In the early 20century, two distinct events changed the approach of Western governments to
housing provision. These events led to a significant rise in the direct provision gfkyousin
governments. Firstly, the First World War between 1914 and 1918 had a devastating effect on tt
housing sector with massive destruction recorded (Ronald, 2013). Secondly, the great econon
depression that was experienced in the early 1930s alssehack anegative impact on housing
provision due to rising unemployment and underemployment that negatively impacted on the
housing affordability of most people (Priemus and Dieleman, 1997). Another significant housing
deficit was experienced post World Wevhich started in 1939 and ended in 1945 (Ronald, 2013).
The scale of the destruction of housing and infrastructure during the first and second World Wars

made it difficult for quick replacement in the face of other competing demands.

It is also worthnoting that aside from these major events, some other factors played a part in
increasing the housing crisis in these Western countries. These include failing infrastructure, po
planning regimes, and lack of financing (Ronald, 2013). Initially thepce@rsvith varying

challenges that include low labour capacity, severe capital shortage, and huge infrastructure defis

(Priemus and Dieleman, 1997). According to Priemus and Dieleman (1997) aside from the dir
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housing shortage which was caused byses¢drousing destruction in the Second World War, the
intervention of governments into housing provision was as a result of the lack of interest on the par
of investors to venture into the housing construction projects. This led to emphasis on provision
with more on raising the housing quantity and much less on its quality (Boelhouwer, 2002). Thus
post Second World War period coincided with the provision of social housing across Westerr
Europe. For example, in the United Kingdom, efforts focused onresesisch as the imposition

of rent controls and the allocation of subsidies to councils (Priemus and Dieleman, 1997).

According to Marcus and Francis (1995), public housing history does not indicate the adoption of
single programme and modified over Bogeto address weaknesses slmattcomingsinstead,
various programmes at various times were irt
housingo. Some of these programmes 1 ncludec
Netherlands, Ausa and Sweden (Hills, 2007); land allocations and concessions on land prices ir
Mexico and Colombia (Gilbert, 2004); massive upgrading of decaying infrastructure in countrie
such as the United Kingdom and Germany (Priemus and Dieleman, 1997); dmeciarons

housing for loamcome groups and rent subsidies in countries like Chile and the United Kingdom
(Boelhouwer, 2002). The introduction of these programmes influenced the rate of pesdliction
alleviated the housing challenge of citizens. Arpkxahthe impact of such initiatives is the use of
subsidies by the Swedish government to promote (betweerbl#d massive social housing
scheme known as the 6one million dwelling p
within the Western Eapean countries, the provision of dwellings varied with some countries
providing these faster than others. For example, the provision of housing in the Netherlands rose t
an unprecedented level. This, however, was attributed to declining birth eategrainchnt drop

in average household size (Boelhouwer, 2002). The implication of this is building smaller an
affordable housing. However, the period between 1987 to 1990 saenikegemce of housing
shortages both in terms of quality and quantdytl@is led to the reappearance of government

intervention.

There were various forms of government intervention. For instance, the United States governmer
intervened in housing provision by providing funding to local authorities (Arnott, 2008). The
pionee laws on housing were promulgated during the Great Depression (between 1929 and 193z
to stimulate the American economy, and as is the case with Western Europe the period of the Fir:
and Second World Wars saw the intervention of government in housisgprprg?urdy and

Kwak, 2007). However, a high level of government intervention was only realized with the
promulgation of the United States Housing Act in 1937 (Hunt, 2005). Furthermore, in the case of
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Canada, government intervention in housing followedilar pattern to that of the United States
where o0a series of for mal |l egislative acts \
regulations to for state housing provisi oné
Canadian governmeunlike the United States and the Western European countries gave limited
emphasis to social housing, instead focusing more on policy agenda that favoured home ownerst

strategies.

According to Gilbert (2014) housing policy in most developing countries kept varying throughout
the Twentieth century until the 1980s. During this period, housing policies focused on respective
governments building houses for the p&ugh (1994) argueathurbanisation and population
growth in developing countries have led tehedif housing and mass squatter settlements. Keivani
and Werna (2001; p. 235) arguedpatt frordo a s mal | -irccdme hoesing dnd dractiwally

al | hi gher mostofoteleousiognfer snieldle and lewcome earners are provided
through the informal sector. Thus, a limited share eintmmne housing and almast higher

income housingg provided formally either through the public or private sector (Keivani and Werna,
2001).As a resultmost of thepopulation continued to rely on the informal sector for provision.
Keivani and Werna (2001) argue that instead of public provision ® n&duce on informal
housing provision it was oused to build on

i nfor mal sectordé (p. 218 the¢ abysmah retsirn oh@ublic hoasng ¢
delivery in most developing countries.ifstance, in Nigeria from independence in 1960 until the
adoption of enabling approach to housing in 1990s, direct housing provision under various
governments have not returned a success T at e
publichamsi ng o6accounted for only 2,000 dwelling
590). Even in cases where it had a modest success it was vieweteasetharid thus created
problems. For example, in Chile, Rojas and Green (1995; p. 48)adrgulelic housing focused

on increasing housing stock with little regard for quality. Hence, this resulted in the major loss o
agricultural land and contributedc r e at i n g-inconeaneighlbourhoadsy with no urban
amenitieséo.

Furthermore, the fare of public housing in developing countries was undermined by various
factors that include corruption, absence of infrastructure, and limited resources because of othe
competing demands. Subsequently direct government provision was deemed a®diij.l2@0&)

Thus, the limitations of direct government intervention led to the introduction of programmes such
as sites and services, slum upgrading, and land reforms (Rojas, 2001). The programmes focusec

other means of housing provision such ashekpifhousing in places where sites and services are
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provided. This led to some successes where, for instance, in the case of Brazil alone between 1¢
and 1986 up to threpiarters of all housing provided was throughhsklf housing (UN
HABITAT, 2011). Havever, with a rising cost in such programmes and the dismal performance of
direct housing provision in the developing countries, the development and transfer of enabling
approach to these countries was viewed as a solution to a sustained and adeguatevigiasi

222The O6enabling approachd to hous
The introduction and transfer to developing
shelterd is predicated on the failuresg of

approach to housing provision was developed by industrialised countries such as the United Stat
and the United Kingdom and transferred to developing countries through international agencies
such as the United Nations Centre for Human Settlemen®§amdl d Bank as part
Strategy for Shelter Provision (GSS)d (Rol ni
governments of direct housing provision, and instead enable such governmenissteffiodion
creatingng® &rwniabdnment for the provision of
of the enabling approach i s prLaissediag@dah8y hi n
2018).

However, while the idea was developed, there was no starmadungr developed for
implementing the enabling approach strategy (Mukhija, 2014; Pugh, 1994). In addition, this we
complicated with the existence of divergent challenges to housing situations among countries as w
as contrasting economic, semidturd and political differences. The notion of the enabling
approach is to addresses housing provision as a system, unlike direct government provision whi
addressed housing as the construction of dwellings and thus omitting vital components such &
suitabldocations and the construction of infrastructure (Hassan, 2011). F&BJNAT (2008)
recommended some 060dosd and 6dondotsd drafted
enabling strategydble 2.2)However, Mukhija (2014) and Pugh (19949 gest ed t he ¢
6dondtsd guides were without any forthright
similar reasons the enabling strategy continues to be subjected to varying understanding ar
interpretation (Pugh, 1994). ThisledlPug( 1 994) and Mukhija (2014)
and 0Dondtsd IS simplistic and I ts i mpl em
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Table2.2: T h e

60Dos 0

and 6Dondt s

0

in enabl er

approach

Instrument

Do

Dondt

Role of governments

Shift from the role of provider t
enabler

Withdraw completely from the shelter prog
or abrogate responsibility

Institutional
arrangements

Decentralise

Centralise authority and responsibility

Partnerships

Do ensure the full and eqy
participation of all the actors in t
shelter process

Dondt exclude

stakeholder groups

or

Legal framework

Create enabling legithmeworks
that recognise and protect the ri
to adequate and affordable hous

Condone restrictive, unjust and discriming
legislation

Regulatory frameworkg

Create  appropriate  regulat
frameworks and conduct regy
regulatory audits

Impose inappriate regular regulatory th
candét be enforced

Human resources

Prioritise human resour
development in the shelter secto

Discriminate in training and capacity buildi

Housing finance

Encourage and support alternat
housing finance systems

Imposerestrictive collateral arrangements

Urban planning an
provision of land

Promote efficient and access
land markets, and alternative ter
forms

Carry out forced evictions without due progq
and without providing adequate alternative]

Provision of
infrastructure an
services

Promote partnerships
infrastructure and servic
development, operation a

maintenance

Provide unaffordable infrastructure 4

services

Shelter production an
improvement

Facilitate and support thetiatives
of all the actors in the sheli
process, and in particular, wome

Demolish slum housing unless it is absol
necessary

Building materials an
construction
technologies

Promote the use of local read
available building materials ¢
constuction technologies

Impose inappropriate  building mate
specifications and construction standards

Labour

Support the use and capa
building of local labour an
contractors

Prevent the employment of local labour
contractors through restrictivenditions

Source: UNHABITAT (2008; p. 434)

t

(0]

h ot

The enabling approach to housing deploys the optimum potentials of all housing stakeholders for a

effective provision. Hence, as a principal stakeholder, thBABN'AT (2008)contendghat the

rol e of

t heir

t he

depl oyment

for

gover nment
t he

efficient

a ssoures ofmthea &ctors and fadlitate o

provi sior

is not only to promote the construction of new dwellings but also to encourage households to

improve their respeeé housing conditions in line with their subjective priorities and needs (UN

HABITAT, 2008). Contrary to contemporary perception of most governments in developing

countries such as Nigeria, the enabling approach does not absolve governments from housir
provision, as they are primarily responsible for the creation of requisite legal, institutional anc
regulatory environments, and importantly the provision of some vital components of housing

provision such as finance. Furthermore, the enabling approadiutamto a fair distribution of
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responsibilities among stakeholders, and it ensures a transparent and effective provision of housi

to all.
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However, the enabling approach to housing is not without its shortcomings. While these
shortcomings are exacerbdatey a lack of commitment and political will on the part of the

government, there are some challenges associated with the strategy itself and are enumerated thu

. The enabling approach focuses mainly on
factor of lowincome groups. As a result of this, it excludes other complementary housing
provision strategies from policy considerations and as such it fails to achieve the objective @
ensuring affordable housing to4omome groups (Hasan, 2014).

ii. It forced neoliberal policies on developing countries through Structural Adjustment
Programmes which destroyed, among other things, the local production, social relations, an
welfare provisions through the creation of commodity dependence (Harvey, 2006).

iii. It failed to address one of the major drivers to effective housing prévesioess to
housing mortgage in the open market (Daniel, 2014a).

Neverthelesgjlespitethese shortcomings, substantial evidence in litesagygestshe enabling
approach as a suitabieans to effective housing. For it to be effective Mukhija (2014) argues that it
may require centralisation as much as decentralisation; public intervention as much as privatisatic
new regulations as much as deregulation; and developmental plansiagabigt driven as much

as it is demand driven.

2.3 The three concepts of the enabling strategy to housing provision anc

sustainable development

Daniel (2014a) and the tHNABITAT (2008) established that the notion of enabling approach was
developed on tkee primary concepts afmplementation:decentralisation, participation, and
empowerment/partnerships (Figure 2.3). They are briefly discussed in theseexiosish

Enabling approach

L y y
[ Decentralisation ] [ Participation ] [ Empowerment ]

Figure2.3: The threeoncepts of the enabling strategy to shelter
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2.3.1 Decentralisation

Administrative decentralisation is the transfer of powers and responsibilities ofntkgdizipn

from central governments to local authorities. Miller (2002; p. 3) defines deaentralisata s t h
redefinition of structures, procedures and
According to UNHABITAT (2008; p. 41) the effective decentralisation of authority serves as a
catalyst that leads to:

I.  Stronger local authorities

ii. Improved urban governance and management

iii.  Improved policyand strategy formulation through increased public participation

Iv. Increased efficiency and responsiveness of urban housing and service delivery

v. Equity
Furthermore, decentralisation is a neffiective tool for measuring the performance of individuals
within a system such as politicians, and government officials making them directly responsible fc
their actions. This is unlike centralisation which instead aggregates the performanceraissystem,

making it difficult to apportion direct responsibility on individuals (Huther and Shah, 1998).

There are studies that established increased efficiency in public service delivery with a high level
decentralisation (see Huther and Shah, 1998; 20Ka0, For instance, in reaching this conclusion,
Hut her and Shah (1998) relied on compiling
income strength. In computing the governance index variables such a8 patizepation,
government origation, social development, and economic managdmeeranking is either high,
medium, or low. Most of theountrieson low governance index are in developing countries
including Nigeria. However, on the contrary, there are studies that refutesrtibis. a3sey

suggest that decentralised systems of government come with varying negative impacts (see Smc
2003; Treisman, 2000). This, they attribute to several factors within decentralised systems. F
instance, Treisman (2000) argued that the sysgaveofiment in a federalist system contributes to
rising levels of corruption in developing countries. Additionally, Smoke (2003) suggests tha
decentralisation lowers regional economic growth. In discussing decentralisation, Miller (2002) ar
Cohen and Rerson (1997) identified three types of decentraligatiooonstruction; delegation;

and devolution and their respective characteristics is sHaguréen4.
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Decentralisation

l
I I

Deconcentration Delegation Devolution
i l
7~ ~N 7~ N o N
Transfer of function to
an independent entity
Transfer of function to such as a Non- Transfer of function to
a branch of Governmental a branch of
government Organisation or a government
Private Sector
Organisation
- - . J A .
AN V3
Limited decsion-making Limited government Unlimited decision-
control control making ability

Figure2.4: Types otlecentralisation (Source: Cohen and Patterson, 1997)

Deconstruction entails the transfer of administrative function from central governments to local
authorities but limiting their decisimaking ability such that the final decision making is retained

by the central government (Bickerton, 2010). Thilseigv h a t currently exi st s
system where the local governments operate as the closest contact to the grassroots but yet mosi

the final decisiemaking comes from the central govemtni@aniel, 2014a).

Delegation on the other hand entails the development of partnerships by granting authority to Non
Governmental and international organisations to partake in activities and actions that affects th
state (Bradley and Kelley, 2008). Oitedelegation, in intervention projects, agencies lead the
action and decisiemaking processes while the host governments take a back seat to monitor the
implementation and are consulted along the implementation process. An example of delegation
obseved in the partnership between three organisations in India that resulted in promoting
community ownership of resettlements (Burra and Patel, 2001). In this arrangement the region:
government of Maharashtra (GOM) partnered with Indian Railways (IR);@oWwnmental
Organisations referred to as The Society for the Promotion of Area Resource Centres (SPARC) ar
two Community Based Organisatierte National Federation of Slum Dwellers (NSDF) and
Mahila Milan (MM). They signed an agreement that reGuddto provide land, IR to provide
funding for the construction of infrastructure and the NGO alongside the two CBOs were saddled
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with the responsibility of facilitating the resettlement of these communities by serving as the loat
facilitators which the ¢al communities used in building their houses. This arrangement worked
effectively with government serving as the enabler, handing over the mairtaEdgioto the

NGOs who took decision on vital elements such as choice of land, designs and sup#reision
construction of the houses (Payne and Majale, 2012).

Devolution is a form of decentralisation that involves ceding of action and responsibilities to local
authorities who are charged with both the political and administrative -desisnon (Millg

2002). Devolution is more common in South American countries which has the furthest level of
decentralisation among developing countries (Robinson, 2007). A good example of this form o
decentralisation is in Colombia with three phases of reformrtiraenoed in the 1970s through

the 1990s. The first phase targeted the strengthening of municipal councils by increasing the
powers to collect taxes and some level of control in the dewdimy on how to invest such

funds. The second phase centredt@mgthening the political and administrative systems and this
led to mayoral elections which was promoted as a vital component to participatory government
Furthermore, the third phase focused on creating a new constitution, enacting laws that increase
power and responsibility of | ocal authorit.i
services and social investment, providing additional resources for the same by increasing cent
government transfers to local governments gradually butasignifit y 6 ( F a g uléd6), 2 0C
The devolution of responsibilities to local authorities in Colombia paved the way for increase in
revenue generation and provision of social services such as water, health, and education (Robins
2007).

Fisman and Gat(2002) posits that the level of success of decentralisation is difficult to measure. To
support this argument Smoke contends that for instance, economists often use as a unit of meast
of Its success Othe per centlacgleuthorities ana ttheslis e x
demonstrated in the study by Smoke (2003). However, while both the level of autonomy and degre
of accountability are major determinants of the successes of decentralisation, the definition based
percentage of total expende fails to establish neither the level of autonomy nor the degree of

accountability enjoyed by the local authorities (Fisman and Gatti, 2002).

2.3.2 Patrticipation

Participation is another key component of an effective enabling strategy. One aihts¢ fore
proponents of participation, Arnstein (1969

defined this concept as 0¢€é t he-nodditizehsy axdiudedi o n
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from the political and economic processes, tobebdelr at el y i ncluded in tl
et al., (2013) asserts that the origin of participidies tawentieth century during the Post War

era and over the years its acceptance to both professionals and researchers continue to grc
Particimtion, community development, and empowerment are all intertwined concepts that
primarily aim at improving the quality of life of the citizenry (Tremblay and Gutberlet, 2012). Lane
(2005) established five reasons to justify the need for participatignitFFietps governments and
policymakersinderstand the preference of citizens. Secondly, it helps in improving the decision
making process since it incorporates local knowledge. Thirdly, it is viewed as a tool for promoting
justice and fairness, thusarporating groups of people that are from less privileged backgrounds
and often ignored by conventional systems. Fourthly, participation is a means through which bott
politicians and technocrats obtain legitimacy and validity on public decisionsohiastigprary
democratic processes have made it a requirement of the law. Nevertheless, these benefits
participation can only be achieved through transparency, accountability and trust betweel

stakeholders.

However, there are arguments that participatiores with high economic and social costs that
makes it less appealing in certain situations (Irvin and Stansbury, 2004). In agreement with thi
Lizarralde and Massyn (2008) established that the performancenodrimevhousing schemes is

not dependenvtn community participation and implementation of participation in such schemes is
often faulty, hence a need foekaluating some of its mechanisms. Arnstein (1969) developed the
most renowned model of citizen participation. This mbaglré &) is inform of a ladder with

eight rungs that was developed by evaluating the level of citizen participation in various
developmental programmes that includedpamgérty and urban renewal embarked upon by the

United States government.
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Citizen control

7—— Delegated power Citizen power

Partnership

5 Placation

4 Consultation T okaristi

3 Informing

Theraphy

——>Non-participation

1 Manipulation

Figure2.5: The ladder of citizen participation (Arnstein, 1969)

Neverthel ess, Chogui || (1996 a) argues that
developed countries and if applied todbretext of developing countries it provides a misleading
result especially in the context of social services such as housing and infrastructure. Some of t
factors attributed for its unsuitability is the existence of constraints such as motivatad, techni
ability, political freedom, and financial ability (Choguill, 1996a). Choguill posits that to apply the
participation ladder to social services in developing countries, the concepts and descriptions applit
need to be amended. The result of thisiwareed | adder and contrary
highest level of participation is 1 with 8 serving as the IBigese (&).

The varying | evels of participation are 0suj
high level of paricpat i on i n O6supmpanmrtidc iamnalt itohne rien i6n eng
there ar e three f or ms of participation:

Empowerment, which is at Level 1, is when government authorities transfer powisioaf de
making to local communities. Level 2astnershipand it entails a joint decisioraking on
developmental projects between local communities and planning authorities. At Level 3 is
conciliation and this is a form of participation that exists ggwarnment authorities conceive

developmental solutions that requires the ratification of local communities before implementation.
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1 Empowerment

2 Partnership Support

3 Congilliation

4 Dissimulation

5 Diplomacy ——————Manipulation
6 Informing

2 Conspiracy Rejection

= Self-management Neglect

Figure2.6: The ladder of citizen participation in developimtries (Choguill, 1996a)

Further mor e, Omani pul ati ond al so comprises
0di pl omacyad, and O6informingo. I n dissimul at
placed on committees that are mebbeustamps of government authorities. Diplomacy on Level

5 is usually a form of manipulation where government authorities lack genuine commitment for
initiated projects. Instead, the government authorities push for such initiatives with the motive of
pushing responsibilities to local communities including funding and even if they are involved, it is
often in a very I|limited capacity. Li kewi se
government authorities to notify local communities on devel@mprdjects without
consideration for compromisesncession® r f eedbacKk s. Additionally
6conspiracyd anigno patticipatibrobetaeert gowertnment lawehorgies and local
communities. In suclsituations, government authorities reject any form of help to those
communities, i nstead viewing them as nui san:i
O0s-mamagement 6 and i garticipagon. [The wifesenhce bewvegacton ani n o n
neglect is that while in both situations, government authorities abdicate their responsibilities o
solving the problems of local communities, in the case-pfaselfement, the local communities

take up such problems and are mostly unsudcessf
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2.3.3 Empowerment

The concept of decentralisation effected through citizen participation often leads to empowerment
Empowerment is a process through which citizens take over the control andndakisgion

issues related to them and their comnesn{Zimmerman and Rappaport, 1988). Cornwall and
Brock (2005positthat empowerment is a vital social capital and a driver to local development.
Kabeer (1999; p . 716) described empower ment
local communityinvolving mutual respect, critical reflection, caring, and group participation,
through which people lacking an equal share of valued resources gain greater access to and con

over those resources?o.

It is a crucial tool to poverty alleviation andedof fairnesgquity,and justice in public service
delivery. Often, systems that promote inequality overlook accountability and, in most cases, they a
centrally operated. Pettit (2012) highlighted the complementary interchangeability of empowermer
and participation. While on the one hand empowerment necessitates the development ani
promotion of opportunities to individuals for participation, participation involves the empowerment
of individuals that allow them to exercise their fundamental ridgjgtscentral essence of
participation is to develop broader and better decmwiking systems that is inclusive of all
stakeholders thereby increasing the chances of success and their capacity both individually a
collectively. Empowerment challenges iegistystems of power structure with the aim of

facilitating the emergence of better economic and political systems.

Speer et al. (2001; p. 4) suggested that empowerment is a vital driver of poverty reduction ar
should not be treated agarallel tooltgr owt h and devel opment o0¢

force that helps to create specificallyppmoor gr owt h and t hus, mor e
4) . Hurl bert and Gupta (2015) argued that it
the abil t vy t o ma k e strategic i fe choices acgq

empower ment as a process that gives <citizen
alternativesod6, hence, this | cogmtefacetfigufeZy hoi c e

Resources Agency Achievements
(Pre-conditions) (Process) (Outcomes)

Figure2.7: The cognate facets of power (Source: Kabeer, 1998)
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Within this context the first facet 6resour
amplify the possibility of alternatives. The access to such resources is governed by guidelines, wh
entrust authority on certain stakeholders to maksiaescion behalf of a collective group. An

example of such is a traditional rul er withi
i mplies defining goals and acting upon t he
implemented either infilually or collectively and it involves both tangible and intangibles that
include purpose, motivation, and meaning. W

either from a positive or negative angle.

In a study, Speer et al. (2001) establéshekl between empowerment and social inclusion through

a conceptual framewor k t hat was adapted f
Furthermore, Bennett (2002) framework which consists of a tripartite of people (actors); assets ar
capabilitiesn@tural, human, financighysicaland social capital); and institutions and organisations
(formal and informal) demonstrates this link between empowerment and social inclusion. The
framework used a triangle, pentagon, and rectangles to portray thts dfégonee 2B). The
triangle represents ©Opeopl ed, and because i
established social identity such as ethnicity, education level, and income class. In this case, 1
triangle is based on income class c¢ompisf elites, middle, and poor. The pentagon is used in
highlighting the assets and capabilities. Under this, the fiafamalal,and physical capital are
referred to as O6assetsd® while social tiamofd hun
assets and capabilities in various strategies leads to sustainable livelihoods. The three rectan
represent the institutions and organisations. These are civil societies; private sector; and pub

sector.

Country X: Poverty and Exclusionary Institutions

Socio-cultural institutions and codes of behaviour

Public Sector
Institutions

Private Sector
Institutions

Assets and
Capabilities

<: Civil Society

Institutions

Few assets or
capabillities
Poor and Socially
Excluded

Figure2.8: The tripartite elements of empowerment and social inclusion (Source: Bennett, 2002)
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Figure B demonstrates the high level of poverty because of an unequal distribution of resources i
an actofasseinstitution relationship. The figure shows an imaginary case of a country (X) that has
its elites controlling thetimasdribyowdht Wwhki
level of authority over government and private institutions. As such despite the poor making up
most of the population, yet they retain limited authority over deunmkomy and often must
operate within the confs of limited assets and capabilities allocated to them.

Country X: The process of transformation begins

Intervention at the Individual and Community Level: Empowerment

Public Sector
Institutions

Private Sector
Institutions

Assets and
Capabilities

"Enhancement of the
assets and capabilities of
poor men and women...

<: Civil Society

Institutions

Poor and Socially

, Excluded

Improved Services
and Access to

Livelihood Assets

Figure2.9: Beginning of transformation (Source: Bennett, 2002)

Country X: The process of transformation begins

Intervention at the Individual and Community Level: Empowerment

Public Sector
Institutions

Private Sector
Institutions

Assets and
Capabilities <: Civil Society
Institutions

“Enhancement of the
assets and capabilities of
poor men and women...

Mobilisation and Empowerment :

"to engage, influence, and hold
accountable the institutions that affect
them...”

Poor and Socially
Excluded

Improved Service:
and Access to
Livelihood Assets

Social Mobilisation

Figure2.10 Some form oémpowerment by intervention at community level (Source: Bennett, 2002)
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Bennet't proposed t wo f or ms of empower ment
empower ment 0. Liveli hood empower ment I nvol v
livelihood asset§ifure 2). On the other hand, mobilisation empowerment requires initiation by
external actors with the poor expected to follow up on the implementgare (2L0).
Mobilisation empowerment leverages on human and social capdal skilih and networks. The

benefits of mobilisation empowerment include capacity building analeedtanding.

Country X: Firmly on the Path to Sustainable Growth

Intervention at the system Level: Pro-poor Policy and Institutional Reform

Social Inclusion :

Pri Public Sector |™*Removal of Institutional barriers
rivate Sector Institutions | and the Enhancement of incentives
Institutions to increase access of diverse
individuals and groups to
development opportunities.”

Livelihood
Empowerment

Assets and

Capabilities — Civil Society
Institutions

Mobilisation Empowerment
Poor and Sociall

Excluded
(with secure livelihoods,

Wproved Services® voice and upward mobility)

and Access to
Liveihood Assets

Figure2.11: Path to sustainable growth (Source: Bennett, 2002)

Integratindivelihood and mobilisation empowerments results in social inclusion, a key objective of
empowermentHigure 2L1). This leads to an equal level of influence between the poor and the elites
on institutions and organisations. The resultant consequencielpisa sustainable means of

livelihood, social justice, and an effective enabling strategy for the provision of social service

including housing.

2.3.4 Tripartite concepts of sustainable development

It is established that sustainable development ergating the need of present citizens on the one
hand, whil e on the other hand preserving ci
2010; Visser and Brundtland, 2009). Oyebanji et al. (2017) suggests that the widely used Brundtle
defin ti on of sustainable devel opment promotes
concept of needs0d0 sets out -ihcomeg@grdupsaadsessure et f
this is realised. Furthermbirmemit d@t hens®dnarips
control human activities and resource use to ensure optimal benefit of future citizens and
generations to come. Holden et al. (2014) established that the Brundtland report identifies food
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energy, employment, health cavater supplysanitation,and housing as fundamental human
needs.

Several studies have established the existence of three fundamental concepts of sustaina
development; economienvironmentaland social (Blair et al., 2004; Bredenoord et al., 2014). In
agreement, Salama and Alshuwaikhat (2006) argue that the principle of affordable housing provisi
must originate from economic (costs of dwellings and associated infrastructure), environmental (us
and conservation of natural resources in the environpmedtsocial (cultural and spatial needs of
households) dimensions. However, this is not to omit some studies that acknowledges som
additional concepts of sustainability such as cultural (Soini and Birkeland, 2014), political (Ahma
2013), and institainal (Pfahl, 2005). However, in line with majority of studies reviewed, this study

adopts the three concepts of sustainable development discussed below.

2.3.4.1Economic sustainability

Economic sustainability focuses on social, natural, humamaanthde capital that should be

used in an efficient way to serve the need of present generation at the same time not degrading t
resources for use by future generations (SpangenbdygA266rding to Vos (2007) the primary
essence of economicsugtani | ity is ©066é to ensure that th
capitalé is undiminished for future generat.
(p. 337). Furthermqgr¥os (2007) contend that the importance of economic susitgimalout of

the need to provide compensation to future generation from possible destruction of nature due tc

economic growth.

Purvis et al. (2019) established that the origin of economic sustainability predates to post Secol
World War from efforts bpr e s en't day developed countries
developing countries. Furthermore, Purvis et al. (2019) contends that this paved the way for th
mantra Oeconomic developmentd which in turn
beomnc growt ho. Subsequentl vy, b6economic gro
(Spangenberg, 2004). However, Holden et al. (2014) disavowed the principle of economic growth .
a concept of sustainable development. This they argue is becagseattosm dor an economic

growth may be tantamount to an aspiration for better living standard that is beyond what might be
ecologically sustainable in the long run. Such arguments led to the suggestion that pursuir
economic growth to the detriment of kormental resources is tantamount to a situation where an

investor lives off their investment rather than on the returns of the investment. As such, sustainabl
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development involves the attainment of full developmental potentials of a nation without

jeopadising its capital assets (Robertson, 1999).

Holden et al. (2014) suggests that the 2008 financial global crises underline the importance of ti
economic dimension of sustainability and raises questions on measuring the sustainability c
developmental pyects purely on economic progress, referring to any efforts at viewing economic
sustainability on economic growth only as weak sustainability (Holden et al., 2014). As is in the ca
of developing countries such as Egypt, Brazil, Mexico, and China (8mwets landert, 2016),
contemporary housing policies in Nigeria favours housing provision by the private sector with the
objective of sti mul at recogomyFederaldgepablictohNigerif, 2042).g e r
This seems to be the prioritlgeadf the need to provide decent housing tcifmeme groups.

The ramification of such policy directisrthe constructiorof dwellings especially in the cities
through Publi@rivatePartnershipsoften erected considerably far away from the city cedtre a
economic opportunities, and with insufficient infrastructure such as transportation and social
amenitiegMuhammad et al., 201S)nets and van Lindert (2016) suggests that to achieve housing
programmes that are economically sustainable-toclanve goups, the choice of location is vital
because of the need to overcome barriers such as proximity to places of economic opportunities at
security. Furthermore, such locations should provide the prospects of developing the local econorr

through opportunitethat support the development of surrounding communities.

2.3.4.2Environmental sustainability

Various studies have established that the concept of sustainable development manifests fro
environmental degradation perspective, due to various humaasawiithin the society (Purvis et

al., 2019; Assefa and Frostell, 2007; Visser and Brundtland, 2009; Spangenberg, 2004; McKen;
2004). As such, while the initial objective of sustainable development was to maintain societies al
ensure thatonmeryt alrley 6eenmwytiai nabilityd, the s
concepts emanated from the notion that they are integral interrelated dimensions to sustainab
devel opment ( McKenzi e, 2004) . Corrobwablat i ng
development used to be more or less understood as social and economic development that shot
be environmentally sustainabl eo (p- 6) . O
environmental sustainability is paramount to an effective houswigiop because the
environment and housing are intertwined and impact on each other. In addition, this is necessal
because environmental sustainability 006seeks
raw materials used for human needsaadring that the sinks for human wastes are not exceeded,

toprevent harm to humans. 066 (Goodland, 1995;
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Williams and Dair (2007) highlight the need for environmental sustainability. They include the nee
to protect the natural environment and edity; minimise the extent of pollution on the
environment; and minimise the use of natural resources. Oyebanji et al. (2017) argue thi
requirement is borne out of the need to understand and accept that the environment and humanit
are two inextricablentities thatmustsupport each other to survive. As an example, in protecting
the natural environment, the provision of services such as housing should embrace the constructic
of sustainable drainage systems that protects against flooding, and monis® @ mitigate
against degradation (Oyebanji et al., 2017). Furthermore, in minimizing the use of natural resourc
remedial actions such as increasing the use of renewable energy sources, recycled and renew
materials, and conservation of energwydppting the use of materials with low energy input
(Williams and Dair, 2007). In addition, in minimizing against pollution, practical remedial actions
including the control of air pollution by providing good public transport systems, density control on
housing developments, and the construction of housing projects that requires minimum levels o

energy use Iis paramount.

Adopting effective environmentally sustainable development measures is beneficial to developir
countries such as Nigeria. Du PlessiB2f28uggests that its benefits can be appreciated when
considering thatlthoughconsumption of resources as well as the emittance of greenhouse gases ar:
considerably less when compared to developed countries, their impact is more far reaching
Consequely, the extent of environmental degradation experienced in developing countries has &
far more devastating thread and presents a more visible impact on settlements especially tho
inhibited by lowncome groups. Furthermore, since the informal sectougesodost of the

housing stock in developing countries, it is imperative to capitalise on some of the sustainabl
development concepts proffered by the informal sector such as building materials and space use (I
Plessis, 2002).

2.3.4.3Social sustainabyli

Some authorities have argued that social sustainability is the prime objective of efforts at sustainal
development (Griessler and Littig, 2005). Despite this, Assefa and Frostell (2007) contend that th
introduction of social dimension in sustaindblelopment discussions emerged from arguments
that the notion of sustainable development should not be viewed only from ecological perspectivi
but also from economic and social dimensions as interrelated composites. Holden et al. (201«
suggest that theverse nature of soetnltural and economic characteristics among countries make

it impossible to develop a single definition of social sustainability. As such, different authorities posi
different definitions. For instance, Griessler and Littig (2@ that social sustainability is a
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sustainable system that promotes fairness in opportunities and distribution of those opportunities
gender equity, effective citizen participation, political accountability, and provision of social service
such as sedty, education and health. Alhaddi (2015) argue that social sustainability is associate
with concepts such as O0soci al inclusiond, 0
(2007) suggest that social sustainability in housing delively ihe provision of housing that is
culturally adequate, integrating developmental projects within local context, provision of dwelling:
that are qualitative and liveable and the alignment of developments with the aim of conserving loc
culture and hddge.Oladapo and Oni (2018uggest that social equity such as fair practices to

human capital, labour, local communities are core concepts of social sustainability.

To demonstrate the importance and link of social sustainability to the environmamandime
Murphy (2012) proposed a conceptual framework linking it to environmental implgtioas (
212) . First, the concept of equity entails t
2012). This means that irrespective of social class such as gender, ethnicity, and race, all citiz
should be accorded equal opportunities to devilkip potentials. Policy directives for the
promotion of equity should focus on housing, basic amenities, and essentials like food and medicin
Secondly, advocacy on sustainability refers to the intensification of stakeholder awareness on guid
principles for sustainable development with emphasis on the challenges and remedial solutions. Th
can be achieved through print and electronic media advertisements, workshop and seminars, a

environmental campaigns.

Social diamension of sustainable

development
e

Figure2.12 The drivers of social sustainability (Source: Murphy, 2012)

Awareness for
sustainabiity

Thirdly, participation benefits both government and its citizens. Embarking on participatory
initiatives enhances the inclusion of individuals, groups and communities. tiakttghssion
paves the way for the promotion of citizen-lgilig, crime reduction, and increase in mutual trust

and support. In addition, Murphy argues that establishing a clear link between the social an

a7



environmental concepts enhances the easé&aijdinvhich itself is a fundamental requirement of
sustainable development. Furthermore, he suggests that approaches to social sustainability sho
not be limited to local and national contexts. Instead, they require the adoption of some regional
internaonal and intergenerational strategies. Nevertheless, there are argument in literature th:
established the limited coverage of social sustainability, its consequences are inadequate definit
and operationalization of the dimension (Bostrém, 2012, M@@t®). Hence, Bostrom (2012)
specifically calls for more emphasispbiicymakersin incorporating the social concept of
sustainability in policy prescriptions since previous studies have established the dearth of such

public projects.

2.4 Critique of some existing frameworks

Part of the literature review carried auting this studyinclude reviewing some existing
frameworks related to housing provision in developing countries. Iildtaineworks were
reviewedWhile the analysis of the frameworks for this study is not exhaustive, however, it captures
the main frameworks relatiedhousing deliverfhe criteria for selecting the reviewed frameworks
arethat they either specifically focus on developing countries or global perspective which indirectly
include developing countries (see Table 2.3). Thus, frameworks that afecusitberdeveloping
countries nor a global perspective were deemed unsuitable for review by the study. The reviews

frameworks are briefly discussed:

Zhou and Ronald (2017) conducted a study or
c hi nad ghlightscthe hyrid housing system applied in China that incorporates both
neoliberal traits on the one hand and maintenance of government regulatory control on the othel
The structure operates such that the central government pursues a neolibetabbgepdads

the role of the market while local governments continue to exert regulatory authority through the
control of urban planning, land supply, market intervention and fiscal revenue redistribution.
Through such arrangement the local governmeimsrat&ital role as an agent linking the state and
market in housing provision. Howevitrey argue thabver the years both central and local
governments in China have either minimised or withdrawn subsidy provision, this reduced the
expansion of publicousing and increased reliance on market actors to invest in public housing
projects. This caused massive shortage in public rental housing which targeséogroups.

Hence, to adapt to the market evolution a new framework for housing provisiovisedsatel

this included the state, market sector, local authorities (municipalities) and Finance and Constructic
Enterprises (FCEs). The FCEs are locally developed private entities used in achieving sta

stipulated objectives including the provisiorubfiprental housing (Zhou and Ronald, 2017). As a
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motivation to the FCEs, thegnalongside the public rental housing build profitable properties with
the profits from such invested into the construction of more public rental hdimnmain
shortcommg of the framework is that it is not aligned to the concept of sustainable development.

Additionally, though it highlighted some stakeholders, however, this is not comprehensive.

A study conducted bjana et al. (2016) asserts that accessibility inagteated in affordable
housing development for the urban poor, and that this leads to a failure of such schemes to attrax
the intended target group. Hence, they devel
accessible housing for developiagons | n doi ng so, they develop
potential areas for the development of affordable housing as part of rapid planning process in urba
areas of devel oping nationsao (p. 88) . The
conemporary spatial spread of slums and designating potential areas of affordable housin
devel opment . The framework aids in classify]
growth and distribution of slum settlements. However, the framewsrtofbe aligned with the

main sustainability concepts, and it also did not identify stakeholders nor allocate implementatio

responsibilities to them.

Mar zouk and Metaine (2014) de-nemeohouesidg peojectsf r a
in Egyg 0O . The framework argues t ha tincome hoasing r [
provision is the challenge associated with the high cost of construction. To counteract this, the'
developed a framework that integrates Building Information Model (BiM)heitaim of
promoting sustainable building construction by designing practical and measurable green building
construction and maintenance. The framework integrates the BIM with Generic Algorithms and
implemented through five features. These are (fifguaaterials extracted from the BIM model,

(i) allow different construction activities, (iii) store sustainable material details, (iv) develop ¢
Leadership in Energy and Environmental Design (LEED) material and resources calculator, and (\
automate tim schedule for le#wmcome housing buildings. However, there are some limitations
observed in the framework. First, it is technical and requires some expertise for implementatior
thus omitting some key housing stakeholders. Second, its scope is rémuwascbtae housing as

a project rather than a process. Third, social drivers -oiclowe housing which is a vital
sustainable development indicator is neglected.

Ol agunju (2014) devel oped 6a framewor Khef or
framework identified the themes of labour, design, finance, policy, and infrastructure as the mai
drivers of sustainable housing, thereby suggesting some input from government, developers, al

homeowners in a bid to make implementation successitdveéto the framework is observed to
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have some limitations. Firstly, while land is identified as major barrier to housing, the framework dit
not incorporate this as a major driver of housmstead,t is incorporated as a sdbver under

one of the fivemajor drivers policy. The omission of land as a major driver appears even more
shortsighted with the classification of finance and infrastructure as major drivers. It is thought that
the level of priority accorded to land in housing provision woukintiar to finance and
infrastructure (lkejiofor, 1998a; Jibril, 2006). Secondly, the stakeholders are not properly define
hence, some major stakeholders that hugely affect housing provision are omitted. Lastly, th

framework does not seem to align prigpeith the concepts of sustainability.

Ihuah ancEaton(2013) argued that a major problem that is driving housing shortage in Nigeria is a
lack of a proper posbnstruction management practice. Hence, to alienate the housing deficit they
proposed o0é a framework for t he hosgsing estmtesnima b | e
Ni ger i ad E@atbnh2018;hp. 91).dThey contend that contemporary planning does not
accommodate a maintenance plan for existing social housing dwellings. Furthermore, they note
that current planning processes has failed todaeenlihe tripartite concepts of sustainable
development. However, their framework has two major flaws; firstly, it has as with Oladapo (2001
only concentrated on one housing provision driver, and secondly there is no allocation of

responsibility to stalkelders on tasks that would ensure effective cost is adhered to.

The UNHABITAT (2012) developed a framework for housing provision by arguing that pursuing
adequate, affordable and sustainable housing should be a priority of all governments. This the
contend is to ameliorate challenges associated with population growth, high rate of urbanisatior
slumming, climate change, and economic hardship. Hence, in a line with developing sustainah
cities they developed ©06a p oThefragewdrk davelepaedsome f o
key principles for sustainable housing delivEmgse includdeadership and commitment,
institutional sustainable housing, multilateral collaboration, community participation, context
specific approaches, capacity buildimgncial mobilization, and indigenous-éost materials and
techniques. Furthermore, it adopted the conceptual model of social sustainability in housing
provided which was developed by Ancell and Thonrkmoecett (2008) (see Figure 2.13). While the
framework incorporated the economic, environmental, cultural, and social concepts of sustainabl
and highlights on the fundamental principles to sustainable policy delivery, it did not identify

stakeholders as well as their respective responsibilities.
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Ultimate need

Intermediary
need

Housing quality

Fundamental
need

Affordabiiity

Overal social sustainability

Figue 2.13 Conceptual model of social sustainability for housing development (Source: Ancell and-Famegison
2008)

|l bem and Azuh (2011) devel oped a Ooframewor
programmes in developing countriesad. This f
housing programmes by measuring some indicators based on five concepts of sustainabilit
economic, environmental, social, cultural, and technology. Sdhee paEframeters developed
include housing and neighbourhood quality, building types and construction techniques, water an
storm water system, land conservation, open spaces and green areas, housing affordability and
creation, access to social infrastine, dwelling privacy, and safety and security of neighbourhoods.
While the framework attempted incorporating the five concepts of sustainability, its three major
limitation are thad it focuses on public housing, it is limited to evaluating perforraaddedoes

not apportion any responsibility to stakeholders.

Pullen et al. (2010) identified the dearth of simultaneous analysis of affordability and sustainability
housing provision policy process. Hsestamable t h ¢
and affordabl e housingd whi ch t hrough som
6characteristicsd of affordable and sustaine
sustainability; economic, environmental, and socialndibatars developed include energy and

water efficiency, construction materials and methods, as well as adaptability and social acceptabil
However, the framework stopped at identifying only some performance indicators by establishin

characteristics affordability and sustainability. Furthermore, even in developing the indicators, it is
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only those that are associated with environmental sustainability that were primarily focused on, whi

others especially o0thoseée nrge ffluectthienrg dseovceil aolp nx
2010; p. 61).
Nair et al . (2005) oOintroduces a conceptual

perspective of beneficiaries supporting the development of effective policies to facilitate sustainab
anda f ordabl e habit to housingo6 (p. 4429). The
required in the realisation of sustainable and affordable housing. This was done through fou
concepts ofsustainabilitysociecultural needs, economic aspects, technological concerns, and
environmental aspects. The sacittural factors identified adaptability, equality, integration of
amenities/services, sk#lp beneficiary participation, and community participatiotneFmore,

the economic factors identified jpegquisites, shelter needs, and affordability. Furthermore, the
technological factors include feasibility, functionality, strength, and durability/reliability. Lastly, the
environmental factors are Ammewale resources, renewable resources, land conservation/proper
planning, healthy environment, infrastructure, and material efficiency. While the framework
proposes some policy measures on each of the four sustainability concepts, it failed to not onl
identify the key stakeholders to be involved but also to allocate responsibility to these stakeholder
Additionally, no review mechanism was developed to allow for periodic amendment subject chang
in need.

Ol adapoos (2001) 0f ramewo-c kstf ohousoisntg dmaanrag
management is a fundamental requirement in housing development for an effective provision
Oladapo (200Xontend that loveost housing is central to the amelioration of the housing situation

of the urban poorAdditionallythe studyargueshat the need for the framework is on the premise

that previous attention on cost management has largely centred on commercial/social developme
and infrastructure are carried out through formal systems which most housing stakel®lders ha
Il i mi t ed acces s -casohousinaevelapmentsndo aidt beoefit adequately from the
structured approach of cost management di sc
i mportant because 0i nf or mactorinche previsionwothbusingror h a s
lowi ncome popul ationo (p. 2) . Thus, t he fr ame
degree of risk to project organisational structure and management) that impacts on housin
development; economic/findaak technological/infrastructure, secidtural, legal, political, and
intellectual. The proposed cost management framework consists of strategy, design/tende

documentation, tender process, construction, and project evaluation. Its major limitatren, how
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is that it focuses largely on only one of the many drivers of sustainable pdoezsdn

management.

Ambrose (1991) di scussed O6the housing provi
arguing that esgocialist system transformations pegtly reflected from Western housing
experience. They also argue that the concept of neoliberal housing provision is flawed since housi
provision in developed economies continue to be regulated and subsidised. Thus, the analytic
framework was develapdéor comparison between different housing systems and to approach
contemporary universal inclination towards privatisation in a more analytical way. It views housin
provision as oO0a |inked sequence of ewemstsod |
are promotion, investment, construction, allocation, and subsequent management. Through thes
five processes, they argue that to commence the production of a housing unit, a person or agen
must initiate this. The processes involved in thdiamtiaclude taking consideration of local land

use, planning and zoning regulations. The investment requires raising finance for purchasing tt
various components of housing such as land, labour, and material. The construction stage comm
these variouhousing components to usable dwellings. Afterwards, allocation determines the
dwelling occupant and subsequent management lasting several years with activities such
renovation, conversion, and even physical destruction in the event of the dwelegtibeth@s

no longer fit for occupancy.

Across the five stages these processes are determined by actors and agencies that are either gro
as Oprivate sectord or Opublic s eDemooratidally The
Accountald actors and agencies (NDA) whil e the
Determined actors and agenci es ( Dgegking miohive ND /
include cooperatives, trade unions, employers, housing associationfualddyselfps. While the
primary motivation may have to do with capital accumulation other motives such as philanthropy
may equally exist. On the other hand, the DAs are individuals and agencies tasked with the over
coordination of the housing deliveryogass. This includes central governments and local
authorities. The major distinguishing charac
accountable to the electorate (Ambrose, 198#)limitation of the framework is that it is not
drivenby the concept of sustainable developnkemthermore, it is not based on empirical data,

but a conceptual framework termed O0Othe housi

In summary, the reviewed frameworks have been classified into two fundpougstab group

that assesses the performance of existing provision, and a group that provides overall guideline
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provision. While most of the frameworks focus on developing cowsunenf them looked at
housing provision from a global perspeciikie.main limitations from the frameworks are outlined

as follows:

I.  Some ofthe frameworks are developed with a view to industrialised countries; hence, they
may be difficult to implement within the context of developing countries such as Nigeria.
i. They are mstly evaluation frameworks aimed at rating housing programmes and
management techniques and are not looking at direct provision.
iii.  In all cases, they do not allocate responsibility to stakeholders to carry out action on sub
components of therlamework.
iv. Some ofthe frameworks do not align the frameworks along the tripartite concepts of
sustainable development.
v. None of the frameworks provided a review mechanism for assessmetoofiEuients
implementation.
Additionally, Table 2.3below showsghe contribution to knowledge of each of the reviewed
framework, the key themes and their respective limitations.
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Table2.3: Compilation of frameworks reviewed, their contribution to knowledge and limitations

Author (s) Date Study title Contribution to | Key indicators/themes Limitation
published knowledge
Zhou and| 2017 0The r e s u Showed a hybrid structy Key indicator: mainly focused 71 Did not look at provision from th
Ronald public housing of housing provision thg integration of neoliberal structure w point of tripartite concepts (
provision in China combines neoliber{ public provisin sustainable development
the Chongging structure and  regulat 71 Did not detail actors involved in t
pr ogr amme | public provision structure provision structure
Jana et al. 2016 O0Fr amewo r | Developed a methodolog Key themes: affordabilit@vailability Emphasis primarily on identificati
and locate affordabl for identifying suitabl{ accessibility; acceptability of suitable locations
and accessib| affordable and accessi Does not consider other maj
housing for| settlements for loswmcome drivers and sustainability concept
developing nationg groups
Empirical evidence
from Mumb
Marzouk  and 2014 OFr amewor |Integrates BIM in low| Key themes include concepts Focuses on loimcome housing as
Metawie sustainable low| income housing projects | sustainable development, optim projec rather a process
income housing lower costs and building alternatives, construction ¢ Social component of sustaina
projects and energy efficiency developmenteglected
Olagunju 2014 0A f r ame\ Policy strategy towar( Based on four sustainability indical Framework not properly aligned
sustainable  housir| housing provision (ecologyeconomy, political, cultural) concepts of sustainability, inst
delivery in Lagos , focused on some drivers
Nigeriad Key themes include: Labour; des Stakeholders not properly defir]
finance; policy; infrastructure . .
with keystakeholders omitted
Land which is a major driver
affordable housing in developi
countries is considered only a
subdriver while finance arn
infrastructure are considered ma
drivers
lhua and| 2013 0A fr ame w| Methodology for post Tripartite concepts of sustainabi Primary focus is on a single houg
Fortune sustainable construction/post (looking at the environment, t provision driverd postoccupancy
management of soci occupancy managem¢ economy, and society) evaluation
(public) housing practice . - No allocation of responsibilit
estates | Key theme N buildin stakeholders on tasksp ’
mantenance/management
Ibem and Azuh | 2011 O0Fr ame wor | Evaluation on impact q Four dimensions of sustainabi Limited to evaluation q
evaluating th¢ public housing based (¢ (cultural, social, economic, 4§ performance
sustainability 0| sustainability indicators | environmental/technologiga Does not apportion responsibility
public housing i . stakeholders
devel opin Key. . themes |ncluq ) o
housing/neighbourhood qualit Only asesses impact of provision
energy efficiency; housing dens
storm  water/waste  managem
technique; affordability; lan
conservation
UN-HABITAT 2012 O0Sust ai na| Policy strategies towar Key themes: Participatio No stakeholders were identified
for sustainable citie| sustainable housing delivg collaboration; finance; buildi pursuing implementation
A policyframework materials/construction techniqu No review mechanism to allow f
for developing commitment/leadership amendment
countries
Pullen et al. 2010 0Devel opi | Assessment tool fqg Sustainability concepts Does not cover housimgovision.
assessment affordable and sustainal indi
framework for| housing using performan Key themesncludegnergy efficiency gggsghonpes:rjzrtrgiigzﬁity mcd(;iitec
sustainable an indicators c?fns;ruﬁ!on materlag.sl. and methg however, emphasis focuses prim
affordablén o u s i afiordability, acceptability on environmental sustainability
Nair et al., 2005 0A c o n ({ Policy initiatives ol Four dimensions of sustainabi Though it incorporates concepts
framework for| strategies to an effecti| (sociecultural; economiq sustainability it failed to ident
sustainable an provision of sustainable al technological; environmental) stakeholders to  guide t
affordable  housin{ affordable housing . S implementation of the strategies
for the rural poor in K((jay tt2$T§;fénc§$?é ; pa:t_lmp?'il Hence no allocation oésponsibility
less deveped adaptabiiity, f?. ey, .unc |ona|| Y and no review mechanism to as
economies energy . © .|$:|ency, al implementation periodically
conservation/use; infrastructure
Oladapo 2001 0A f r ame \ Cost evaluation method | Key themes include: Planning; de Primary focus is on one indicat
cost management ( construction an¢ and tendering; construction; pdg of sustainable provisio® cost
low-c 0 st h o | maintenance of Ilewost| occupancy evaluation management
housing Does not look at drivers of housi
provision holistically
Ambrose 1991 0The h| Theoretically developed | Key themes include promotig Stakeholders only grouped as py
provision chain as | housing provision chaj investment; construction; allocati and private oOac
comparative model maintenance Looks at housing provision thoot

analytica

from the tripartite sustainal
development point of view
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2.5 Areview of selected international examples

A review of housing provision of five countries across four continents reveals diverging levels of
challenges arsliccess. The countries reviewed are Indonesia (Asia); Chile (South America); Mexic
(North America); South Africa and Ethiopia (Africa). The study selected these countries based ol
two reasons. Firstly, it attempted to ensure that there is a globahtegmessy drawing up

countries across different continents. Secondly, selected countries were reviewed on eithe

comparative population or economic strength to Nigeria.

Indonesia is the fourth most populous country in the world with a population o2 &bouitlion

people (Roser et al., 2013)0A2011, the housing deficit in Indonesia is estimated at more than 8
million dwelling units, this despite roansideringsome 5 million housing dwellings that are
substandard (Tunas and Darmoyono, 2014). &uliti, there are over 54,000 hectares of slum
across the country and an annual housing demand of 735,000 dwellings (Tunas and Darmoyon
2014). As a result of all these, there is an incessant housing affordability challenge. Thus, becaust
issues assact ed with housing affordability, t he c:
Kampungsd due to the spread of i nfor mal ur b
population residing in Kampung (a term used to describe infatthaients) signifying an
uncontrollable level of development within the city and its outskirts (Steinberg, 2007). In recognitior
of how powerful the phenomenon of urban Kampung had become, the government accepted it as
formal way of providing housingrfdowincome groups and introduced the Kampung

Improvement Programme (KIP).

Through the KIP, a participatory approach succeeded in providing basic amenities that include
access roads, drainages, power, and portable drinking water that caotitbedsty a healthy
environment within the Kampung communities (Minnery et al., 2013). The provision of these
amenities under the KIP programme provides a platform ftveelousing for the inhabitants.

The success of the KIP could be measured by its jmpidictmore than 70 percent (3.3 million

i nhabitants) of Jakartads wurban population
only per inhabitant (Werlin, 1999). In certain cases, as part of the KIP the government intervene
directly in housg programmes through provision of subsidy. An example of such schemes is the
Swadaya Housing Scheme which targetindowe groups earning not more than US$ 210
monthly, the scheme a$ 2012 was able to assist more than 160,00dome households
(Tunas and Darmoyono, 2014). In Chile, the embrace of neoliberal policies in housing has led t
wide success in its provision (Jirén, 2004). Prior to that and until 1977 housing provision in the

country was through a similar approach in most developingexyuihiat is, through the public
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sector with little success. According to Rojas and Green (19983 pth&2provision pr&977 was
through direct provision that included establishing savings and loans institutes and public housin

programmes.

Howeverfrom 1977 the government took a step back from direct provision and instead focused on
providing institutional support for the private sector in a bid to provide housing through the
6enabl er approacho. Mot i vat e datelsgctoratime governmerit a |
assumed a leading role in the provision of housing fardome groups by assigning the dwellings
directly. This was done upon the realisation that the desire docdave groups to become
homeowners is hampered by theiicaait purchasing power, thus the government introduced a
subsidy scheme with direct subsidies to thentmmne groups which is complemented with
financing from the private banks (Jiron, 2004). Since these subsidies were only targeted at lo
income groupgamiddle and highincome groups seek financing directly from the private banks. The
low-income subsidies were provided by an annual budgetary allocation to the Ministry of Housing
and Planning (MINVU) (Rojas and Greene, 1995). The eligibilityiocto@ househol ds o
on their ability to accumulate prior savings upon which points are allocated which is complemente
by home visits to establish the most deprived households. Thus, it is widely accepted as transpare
and honest (Rojas, 2001). Roja®1(R0utlined the following major benefits from the subsidy

programme:

I. It was able to reach families with genuine housing need and poverty, though it did not
capture the 006poorest decile of the incon

ii. ~ The minimum housing units (pragg®e and basic housing units) were cheap to construct

lii.  The subsidy scheme inspired households to save which as at 1995 about 1 million individu:

account holder savings generated up to US$ 500 million.

v. The subsidy scheme s udcGDORthrdughdhe hausingsectai ng t
However, Gilbert (2000) argues that there is a need for the reform of this programme to contenc
with contemporary realities as recent <chall
span due to lack of sustaabi | ity in the pr ocemastemegng 2) .
economies, Mexico is undergoing a pronounced housing shortage such that as at the year 20
estimates that not only does the country require the construction of 1.8 million dwslling un
also to embark on major improvements required on a further 2.5 million existing dwellings that are
in a deplorable condition (Fontenla and Gonzalez, 2009). Furthermore, the housing sector is set |
undergo further pressure due to projections biigxéco National Population Council (Conapo)

which reckons that between 2005 and 2021 the gross number of households would significantl
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increase from 26 million to 40 million with the addition of about 675,000 households on an averag

annually (Conapo,@®in Fontela and Gonzalez, 2009).

While a shift from public provision to the ¢
housing, the shift was also influenced by the North American Free Trade Agreement (NAFTA)
which brought an expeditious gtiovef northern cities and a rise in employment (Monkkonen,
2011). The impact of Mexicods neoliberal h ot
the establishment of two public housing funds in 1972; the Institute of the National Houking Fun
for Workers (INFONAVIT for private sector workers) and the National Housing Fund of the
Institute of Security and Social Services for State Workers (FOVISSSTE for public sector workers
this was a viewed as a turning point for social housing in MNBeeidenpord and Cabrera, 2014).
Particularly, INFONAVIT played a vital role in not only provision of mortgages but also in the
process of housing provision which was initially allocated to beneficiaries through a lottery syster
and subsequently through memnship of labour unions (Monkkonen, 2011). Additionally, the
creation of INFONAVIT and FOVISSSTE ensured that production of housing dwellings for both
low- and middleincome households significantly increased through the supply of plots of land for
selfhelp dwellings. The popularity of 4wfp housing in Mexico is wide as outlined in figures
released in 2008 which shows 74 percent of t
selfproduction. Out of this total séiklp housing producedyaut 62 percent are urban $edfp

housing, while up to 92 percent of rural dwellings arpreeliced (Bredenoord and Cabrera,
2014). However, this higher heovenership rate comes with an increase in segregation and
fragmentation in the urban landscai&ibuted to a continuous inadequate provision of

infrastructure and other social amenities (Harner et al., 2009).

Between 1972 and 2000, INFONAVIT was successful in funding more than 2 million dwelling units
(15 percent of all dwellings within thisqubr and with supplementary funding from FOVISSSTE

and other smaller funding bodies, government programmes provided about 36 percent of forma
housing in Mexico (Garcia, 2004 in Harner et al., 2009). It is worth mentioning that despite thes
successes, dfe was a period when INFONAVIT was almost bankrupt due to a decrease in
government revenue that coincided with increased construction costs (Monkkonen, 2011). Howeve
as part of measures to the near bankruptcy INFONAVIT experienced, various ref@asnerkci
introduced. These policies include an overhaul of lending policies, a focus on transparency, and ti
enactment of stringent policies on loan recovery (Puebla, 2002 in Monkkonen, 2011). These reforn
gave lowncome households a more comprehensiveass t o finance that

and mixed housing financed (Bredenoord and C
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Across the African continent and especiallySathara Africa (SSA), housing conditions are widely
perceived to be suboptimal, even after atioguior low incomes. The bulk of housing investment

in African countries are reliant on funding through government debt or domestic savings rather thar
from international capital markets, as is the case in developed economies. As a result, there is
shotage of housing. Most of the houses in the existing stock are often overcrovsiaddaub

in quality, thus leaving a huge backlog. Keivani and Werna (2001) argue that housing is mosit
provided in Africa through the informal sector with the formaitpriaarket contributing not more

20 percent of provision. The informal sector provision is through squatter settlements, informal
subdivisions, and informal rental housing. These informal means of provision exist because low
income groups cannot afford Bmg through the formal sector which are often deemed to be of

6high qualityd and designed and constructed

In the formal housing provision sector, there are varying level of challenges to housing experience
by African countries. For instance, due to years of apartheid planning and development, humal
settlements in South Africa are characterised by spatial separation of residential areas according
class and population groups, urban sprawl, a lack of accegsderbass in many instances, and
concentration of the poor on the urban periphery (Aigbavboa and Thwala, 2011). These factor:
have led to human settlements being inequitable, highly inefficient and unsustainable. Howeve
since the advent of its new demaay in 1994, addressing the huge housing chélleatiein

terms of quality of living conditions and quantity of the tbck s been t he gover
(Aigbavboa and Thwala, 2011). The South African government introduced in 1995 a nationa
housing programme that included subsidies tanlcewme households ensuring a piece of land, the
building of a basic house with the installation of sanitary and water services. The programm
resulted in the building of more than 1.5 million new housingoahitsen 1994 and 2003 (The
Fuller Center for Housing, 2014, Lizarralde and Massyn, 2008). Despite these, there still exists
huge housing shortage in South Africa. In 1997 the National Housing Department estimated the
number of families without adequatauding at 2.2 million. However, due to rapid informal
urbanisation and population growth, this figure increases by about 204,000 every year (The Full
Centre for Housing, 2014).

Ethiopia is the second most populous country in Africa, after NigeddABN'AT, 2010), and

as established in the second national population and housing census, the population of Ethiopia w
estimated to be over 53 million in October 1994 with 86.3 percent of the population residing in the
rural areas, while 13.7 percent webaru dwellers. Goytom (2015) put current estimates of

Et hiopiads population at over 96 million, w
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million peopl e. Addi s Ab astardiig housinguchallengg ansl ¢he t o
rapidly gowing Ethiopian capital has been unable to provide adequate and affordable housing.
particularly for its loimcome citizens (Shiferaw, 1998). There is a shortage of 400,000 housing units
in the city (Solomon, 2014). Thus, through a massive integratied lscheme launched in 20086,
known as the Integrated Housing Development Programme (IHDP), with a target to build 50,000
condominium units per annum (Goytom, 2015), the government attempted to reduce this deficit.
The condominiums were built through gowent financing and transferred by randomised
lotteries to Ethiopians who are residents of Addis Ababa at subsidised cé@t2812snore than
900,000 Addis Ababa residents registered for the scheme (Goytom, 2015). The programme hi
recorded successeattinclude the construction of 100,000 apartments and another 100,000 nearing
completion, creating job opportunities for more than 200,000 residents as well as converting som
dilapidated slum areas to attractive leaving and working areas (Solomd#o2éxdr). despite

this, Albelti (2001) observed thabsthouses in Ethiopia are below qualitative standard and lack
adequate space, and with the provision for water supply, electricity, and drainages very minimal.

There are several lessons observed fenglobal efforts at housing provision. Firstly, there is
evidence from strategies in developed countries (such as the United Kingdom and the United Stat
of America) suggests that despite promoting neoliberal strategies that primarily relies ta the priva
sector, governments continue to provide intervention in various forms of subsidy to alleviate the
housing challenges of lawecome groups (Whitehead, 2015). While the essence of neoliberal
strategies is to ease the burden on governments, it doesvethielgovernment from its primary
responsibility of ensuring access to decent housing for its citizens. Saegpitiyhe high
standard of living complemented with huge resource allocation to housing in those countries
housing provision remains lzaltenge in terms of adequate quantities (Griffith and Jefferys, 2013)
and housing affordability (Robinson et al., 2006; Stone, 2011).

Thirdly, evidence demonstrates successes in adopting unconventional methods in developir
countries. The success showrthiem case of Indonesia (Tunas and Darmoyono, 2014) required
flexible but practical strategies. The approach showed some encouraging results both in quanti
increase and lowering cost of construction. Fourthly, the success of the enabling strategy to hous
is dependent on commitment, flexibility, and institutional support provided by governments as
evident in the case of Chile. Additionally, as seen in the Chile case, policies require periodic revie\
Despite the success of the Chile subsidy schemgémevie outlived its usefulness amekds

review, especially to incorporate sustainability (Gilbert, 2000). Fifthgipddiusing is integral to

efforts at housing the urban poor. This is evident in the approach taken in Mexico, which through
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the prasision of housing finance; enabled the construction of 2 million dwellings perérd
However, another vital lesson from the strategy used in Mexico is that over reliance on governmet
funding could be detrimental to sustainable housing provisiadeag &vthe near bankruptcy of

one of the two major sources of finance.

2.6 TheUnitedNationsQustainabl®evelopmenGoals

The United Nations in 2015 adopted the Sustainable Development Goals (SDGs) which consists ¢
17 goals that can be achieved tinod69 targets and measured by about 100 international
indicator s. Referred to as the oblueprint fo
for both the present and future, the SDGs aims at global partnerships within and among countrie:
to among other things end poverty, reduce inequality, foster economic growth, control climate
change, and build sustainable communities and settlements (United Nations, 2015). Shortly after
adoption, debates on the contribution the built environmeldt c@ke to the SDGs commenced

in academic literature. Omer and Noguchi (2020; p.1) argue that action on tedéreG o the

tripartite concepts of sustainable development (economic, environmental, and social indicators) fc
the creatimabsl eofploaan estués.t aOpoku (2016 ; p, 1156
a vital role to play in the preservation of
through o0design, construction, and neaderdge me
goals, they are interrelated and either positively or negatively affect each other (Omer and Nogucl
2020).0ne ofthe Goals linked directly to the built environment is Goal 11. The Goal calls for an
urgent need to oOmakes ciindlews iamed, hsuarfaen, sred il I
year 2030 (United Nations, 2015; p. 24). The goal is accompanied with 10 targets that is measured
15 international indicators.

Furthermore, under Goal 11 the targets related diredtyusing provision for the urban poor
highlighs its expectationdJnited Nations, 20)5Firstly, ensuring access to safequateand
affordable housing and the provision of requisite services. Secondly, the provision of safe an
affordable public transportation system for the urban poor. Thirdly, the promotion of urbanisation
that is inclusive and participatory to integrate salsiaiplanning practices. Fourthly, the provision

of inclusive and safe public spaces in form of parks and outdoor areas for vulnerable group:
including the urban poor. Fifthly, the provision of social, environmental, and economic links
through infrastructe between urban, pemban, and rural areas to strengthen national, and sub
national planning structure. Lastly, support poor countries in the development of the local building

material industry and the promotion of sustainable and resilient buitdirgg ésc
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A primary indicatothat can be used in measuring these targets is the proportion of the urban poor
living in informal settlements, slums, and inadequate dwellings by the year 2030 (United Nation:
2015).Therefore the provision of adequate aftbrdable housing for the urban poor in Nigerian
cities like Abujavhich is a cardinal argument of this themmributes to the achievement of this

goal.

2.7 The key elements to sustainable housing provision

The key elements to sustainable housimgsmynfall into six major themes adapted frone

literature (Bredenoord et al., 2014; Warnock and Warnock, 2008, Choguill, 2007; Agunbiade et &
2013; Ogu and Ogbuozobe, 2001). They consist of planning; land; labour; infrastructure; finance
and builthg materials. Together they form the core elements required to dimmaioe/housing
provision. Furthermore, these elemems&re established by the LHNABITAT (2008) work
0enabling shelter strategies I n deenta ltoogpi ng

sustainable housing provision

POLICIES

Infrastructure(" )

Building Labour
materials

INSTITUTIONAL FRAMEWORK

LEGAL
FRAMEWORK
REGULATORY
FRAMEWORK

Figure2.14 Conceptual framework for housing development and improvemeRABINTAT, 2008)

The United Nations Human Settlements Programme (@@@8pped the key components to a
sustainable housing provisiéiig@re 2.14 They identified the importance of stakeholders, and

effective policies, they also established the need for developing legal, institutional and regulato
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frameworks. More impanmtly, they suggested five drivers that are fundamental to housing
provision and development. These drivers are land; infrastructure; finance; building materials
labour; and finance. In the case of Odunsi (2018) sustainable housing provision is dependent
providing seven drivers to whstaledé 6 a heal t hy housing deliver:
are authorisations; land; infrastructure; public facilities; labour; building materials; and financ
(Figure 2.16 . The term 06 awtpbardasion and tegulatiors ai all hausing relatedo
planning and implementation process. This irckelting up effective legaggulatory,and
institutional frameworks for an effective delivery. These regulations cover vital components such a

access tand,infrastructureand finance.

Building
materials

Public
facilities

Finance

Figure2.15 Healthy housing delivery system (Odunsi, 2018)

Furthermore, public facilities are secondary amenities such as recreational and educational facili
that make settlements habitable while also serving as places of economic opportunities. Th
proximity of public facilities to housing projects is fundi@iné their appeal to prospective
inhabitants. Consequently, from thiegglighted literatusethis study adopts six elements that it
establishes as critical to doeome housing provisiofrigure 2.16 These six elements include
groundwork; finance; land; infrastructure; building materials; and labour. Bheflyatiscussed

in thenextsection.
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Building
materials

Figure2.16 Proposed conceptual framework of tiseaech

2.7.1 Planning

Planning within the context of this research is what Odunsi (2018) refers to as authorisations, an
what the UNHABITAT (2008) refers to as legal, regulatory, and administrative framework for
implementation of housing policies. It is a fundamental cdhaepgtistainable housing provision

hi nges on. According to Wang et al . (2006, ¢
housing supply, affordability and quality, and the link between planning/housing policies and
broader areas of concengluding homelessness, the use of private dwellings, regeneration, market
renewal, and environment al i mpacto. Il n most
the level of planning. Often, planning for services such as housing reguaiesdisciplinary
structure that is periodically reviewed to address shortcomings. A major factor in determining the
success of planning is the need to base planning parameters on practical realities. Bredenoord ¢
Verkoren (2010) noted that a sustaghalsban planning occurs at two levels; at the city or
municipal level; and at the neighbourhood or project level. Planning at the city level include
developing the loAgrm vision of the city on housing provision and function of neighbourhoods,
landuse gucture, construction of infrastructure and public transport systems, as well as other basic
amenities. Furthermore, at the neighbourhood or project level, planning includes density and zonin

of dwellings, sustainable larsg systems, and provisionemfisity.
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Payne and Majale (2012) contends thatlang m pl anning of <city deve
of fewer resources on catching up with rapid growth and-poorlyed ser vi ces an
105). There is evidence that ywklhned cities kia a better chance of extending infrastructural
services to developing areas that incorporate the urban poor (Naidu, 2008). Furthermore, Payne a
Majale (2012) have established that dynamic planning reduces the need for additional costs in t
future whemver upgrading is required.

2.7.2 Land

Development land is a key element that drives housing provision. An unfettered access to secu
development land is generally established as a prerequisite for access to housing (Payne, 2(
Ikejiofor, 2005; Jibri 00 6) est abl i shed that ©o60the owner s
great economic and political power 66 (p. 5
highlighted by Odunsi (2018) who argue that it is the first step to housing pkKeisienal.

(2014) established that the cost of land is a key driver of the economic value and attractiveness o
site. They contend that lanske regulations drive the physical form of the cities, amenities available,
spatial patterns of physical develeptn and the housing/transportation cost of inhabitants.
Furthermore, Satterthwaite (2009) claims that often the tussle for decent shelter by the urban poor
66 éa str udeither geftimyriand oa which to build or getting tenure of land already
occupied. 606 (p. 301) . The stringent gui-del it
income groups. This is compounded by excessive regulations that impact negatively on housir
market inseveralvays. Some of these include an incremeheifinished house prices due to
charges incurred in form of fees, extending the time to complete the-mgsicton process

due to the imposition of minimum standards, all of which result in higher costs incurred by
developers and transferred to comstis (Monkkonen, 2013). These impediments continue to
influence the growth of informal or illegal land markets that contribute to the rise of slums, and to
|l and speculation (Desai and Loftus, 2013) . f
upgradingd | mprove t-memmehgooups,iadogtingcflexiold and practical o f
landuse regulations provide the poterfbaleasing the process of accessing land. Additionally,
removing impediments causing interferémiiés a cardinabbjective of the neoliberal strategy to
shelter provision (Jenkins, 2001).

2.7.3 Infrastructure

Infrastructure is a fundamental component of housing development, hence labelled a key element
affordable housing for leilwcome groups. According to Chdigyil996b), infrastructural
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development is a prerequisite to achieving healthy and sustainable environments. Infrastructure
identified as an important catalyst for economic growth with substantial contribution to Gross
Domestic Product (GDP) ofacountr ( Esf ahani and RamErez, 200 ¢
contend that research has affirmed the posif
the productivity of private input s, and t he
Sinivasu and Rao (2013) argue that many studies have established the positive impact infrastruct
development have on the quality of housing and level of economic development of a country. In
addition, the impact of infrastructure provision on humathteeal wetbeing is documented in
literature (Agénor and Neanidis, 2011). In fact, Srinivasu and Rao (2013) contends that in genet
ctinfrastructure has a direct relationship w
Il i feddo (relationshig )s.evidénh in sleveloped countries where higher investment in

infrastructure returns a higher level of affluence in those countries.

Choguill (1996b) identified two broad types of infrastrudtaoeial and physical infrastructure.
Social infastructure refers to essentials such as education, and health care. However, physic
infrastructur e, which forms the core of t hi
ranging from access roads, drainages and sewerage systems, seasceleducity and water
supply as well as amenities such as schools, hospitals, markets, and communal areas. In highligh
the essence of infrastructure provision, a survey conducted suggest that mortality rate of children
SubSaharan Africa is twies high in squatter settlements and slums with poor @xisoent
sanitation and sewage systems when compared to urban settlement with basic infrastructure (Ager
et al., 2008). Furthermore, cities in developing countries due to rapid urbanisatien toont
experience pressure on transport systems due to inadequate infrastructure (Amekudzi et al., 20C
This threatens the lotgrm planning and sustainability of those cities. Additionally, the SDGs
(Goal 11) as part of making cities sustainabfeeall t he pr ovi si on of 066ac
housing and basic servicesdo® iwictthuds megc iaalle q:
the need of those i n v uihcoregraupd (Enitedl Ndtieng, 2015 p. s é ¢
24).

2.7.4 Finance

Another key element to lemcome housing is the provision or access to housing finance. Warnock

and Warnock (2008; p . 240) argue that 006¢€éh
addressed before the markets can sustainably @ratideq uat e housi ngdo. Rer
an effective housing finance system is a prerequisite for the construction and maintenance of we

designed cities. The absence of a sustainable housing finance system as evident in most develoj
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countries foms the genesis of progressive mode of development on housing and infrastructure.
Often these progressive developments take long periods to complete and in the process for housir
schemes, they lead to slumming. In the context of this study, housimegréfexado all forms of
financing that is required for an adequate housing developmeimcliiesdevelopment finance

for infrastructure provision by government and private sector; development finance for housing
delivery by either/or government andvate housing providers; and development finance to
capitalise/recapitalise mortgagecrofinance,and other finance institutions for adequate and

sustainable access to housing mortgage and loansroptoe groups.

Establishing a vibrant housing nearkhrough the creation of lotgyrm mortgage system
contributes immensely to the GDP of a country. For instance, through effective housing market
structure, housing mortgages contribute 87 percent to the GDP of Denmark, 71 percent to United
States of Amera, and 70 percent to the United Kingdom (Nubi, 2010). In comparison, in
developing countries where housing finance is scarce, housing mortgage contribution to the GDP c¢
a country is paltry. For example, it contributes two percent in Brazil, threeipdrnoonesia
(Ferguson and Smets, 2010) and less than one percent in Nigeria (Nubi, 2010). Particularly in tl
case of Nigeria, this calls for restructuring and capitalisation of the mortgage institutions. Aside fron
strengthening the housing mortgagesn, emphasis should focus on microfinance institutions to
serve as backbone to a sustainable housing loan structurentmioev groups (Daphnis and
Ferguson, 2004, Vetrivel and Kumarmangalam, 2010). Specifically, Buckley and Kalarickal (20C
argued o the importance of microfinance institutions in the setting up of housing finance structure
that benefits lovncome families. As an example of its success, they sighted the case of a
microfinance institution in Bangladesh (Grameen Bank) whearedovegroups housing loans
account for the bankdés | argest asset portfol
income groups the option of improving the condition of their dwellings or incrementally
constructing those dwellings (Makinde, 2014).

2.7.5 Building materials

Literature has established that building materials are a fundamental componeincaondéow
housing (Adedeji, 2012; Taiwo and Adeboye, 2013). Furthermore, Bredenoord et al. (2014) contelr
that the cost of constructing a dwellindejsendent on the cost of building materials. Additionally,
Iwuagwu and lwuagwu Ben (2015) highlight the significance of building materials by arguing tha
access to local building materials could reduce housing cost by 60 percent. Furthermore, i
agreemenOlotuah (2002) noted that lowering the cost of building materials could significantly

influence the cost of constructing dwellings. Alibaba and Ozdeniz (2004) contend that the choice o
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building materials affects the sustainability of a constructient.pk@lidating this, Zhou et al.
(2009) affirmed that the choice of construction material in a building project plays a vital role in the

life cycle of the project.

In most developing countries, the construction sector relies on the importationnof imaitdrials

and that contributes to rising cost of building materials (Atolagbe, 2009). Furthermore, this impede
the growth of the local building industry. The reliance on imported building materials encourage:s
unsustainable practices by focusing ort-tdrom fixes rather than seeking kergn solution on

building materials requir@d construction industry. Studies like Ugochukwu and Chioma (2015)
established the preference of housing developers to imported materials is primarily due to the qual
of production. The perception is that locally produced materials are inferior when compared to
imported materials. Since, the success of the construction sector is dependent on the buildin
material market, the importance of its source and cost becomesupar&@oosequently,
improving the local production industry is fundamental to developing a sustainable building materie
market that can drive the provision of housing at affordable cost. In addition, improving the local
production industry creatdocal emloyment opportunities, and encourage local artisanship.
However, to maximise the impact of local building materials, there is a need for both regulations an
incentives to housing developers who as highlighted previously resist the use of local buildin

materials, instead preferring imported materials.

2.7.6 Labour

The construction of dwellings relies on both human and technological resources for them to be
built. The reliance of dwellings mostly on human labour for construction is most feeculiar
develping countriefike Nigeria. This is in part due to the limited level of the use of technology in
construction process. Hence, a sustainabl@dowe housing provision relies on both skilled and
unskilled labour for its delivery. It requires the semic@stellectual labour such as Architects,
Builders, Engineers, Planner and Surveyors; skilled labour such as carpenters, plumbers, brick lay
iron-benders, and painters; as well as unskilled labour such as labourers. These groups of hum
resourcesre indispensable to the process of housing construction, from planning to execution.
Labour is a vital part of construction and particularly housing because it plays an important role il

project cost and time overrun (Hiyassat et al., 2016).

2.8 Summary

This chapter accomplished Objectivef the study which evaluates the concept of housing

provision and explmestrategies of loimcome housing provision around the world. The chapter
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discuss#housing delivery by highlighting the origin and concept of housing provision which later
evolved to the adoption of the enabling strategy to housing provision. The appbdiach to

housing provision was first adopted by developed countries and this model was later transferred
developing countries through international institutions. The change of housing delivery from direct
provision to enabling strategy creates egluat the role of housing among the four pillars of the
welfare state. While in the context of direct provision housing can be viewed as a welfare item, tf
same commodity when viewed from the enabling strategy places housing provision as an econon
item whose performance is dictated by the free market. Situating a balance between these tw
oppositess still a subject of debate among housing researchers. The essence of shifting from direc
provision to the enabling strategy is primarily to remove thenbofrdhousing provision from
governments and curtail bureaucracy that often contribute to making the task more difficult.
However, the introduction of the enabling strategy failed to bring the desired outcome and this
failure can be viewed framio majorperspective Firstly, the transfer of the enabling strategy from
developed to developing countries was conducted without consideration of local contexts to wher
the approach is transferred. This led to the universal transfer of ideas which resultegsesmos

its dismal performance in developing countries especially in housing delivemgdomewgroups.
Evidence from literature suggests that on the positive side the adoption of the enabling strateg
resulted in the in the general increase diothging stock. However, this increase is at the detriment

of low-income groups to whom adequate housnwinelusive. As discussed in the next chapter,

this is the case in Nigeria where the housing stock continues to grow albeit most of these housing
beyond the reach of lewcome groupsThe reasomas discussed Phapterg(6, 7 and 8), being

that the philosophy of embracing the-fregket approach hascludedow-income groups from

the process.

Secondly, the nexus of the enabling approach tingqusevision argues against the reliance of
subsidy to housing delivery. The design of the enabling strategy is such that subsidy is on
systematically administered to-lo@ome groups with the aim of poverty alleviation and stimulating
development acssthe board. Thus, the introduction of programmes such asas#Bervices

were meant to target econoniycaliinerable groups but ended up either benefitting maitdle
higherincome earners or being sighted in remote locations that negatively iompteenousing
affordabiliyf low-income groups. This minimised the impact of the programme -Gmctone

groups. Hence, it became a bone of contention since the essence of subsidies is to enable lo

income groups afford minimum housing standard sdppfithe market.

Asidefrom these, the transfer of the enabling approach to developing countries is bedevilled with

political, institutional, legal, financial, regulatory, and attitudinal constraints. These constraints affe.
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the most critical componemthousing delivery including land, housing finance, and infrastructure.
Particularly in the case of Nigeria,ahidenceand effects of these constraints on adequate housing

are discussed in subsequent chapters.

Furthermore, some theoretical themesgaddrom discussions in this chapter. These include three
primary themes and 10 secondary themes associated to the primary themdscétsélysation
which transfers power and responsibilities of decision making of central governments to loca
auttorities is a component of the enabling philosophy. The notion behind this is to create better
planning,implementationand management of resources for optimal output. A central theme
associated with decentralisatiaeigolutievhich involves the cediof powers and responsibilities

from central governments to local authorities. Devolution often leads to two other theoretical
themes associated with this study. TaAeséureaucwuyeffectiven&sce devolution entails the
surrender of both poltal and administrative responsibilities to local authorities, this aids in
controlling excessive bureaucracy in housing delivery process and thus results in increasing t

effectiveness of the process by curtailing delays and making it more inclusive.

Ancther primary theme directly linked to the enabling philosopasti@patiomhis is not only a
fundamental component of the enabling strategy but also a cardinal goal of the 2030 United Nation
Sustainable Development Godlhe essence of participation housing delivery is to create
collaboratiposmmitmemdpartnershiadl of which leads Empowernedrihe housing stakeholders.

Thus, empowerment, a vital social capital and the third component of the enabling approach resul
from a combingon of decentralisation and participation. Additionally, it is an important tool that
drives fairnesd|exibilityof choices and the possibility of alternatives. Furtherchaiag the

literature review flexibility is highlighted as a reoccurring ith@mernational case studmwbere

some level of success in housing provision femtmywne groups asobserved. The flexibility is
reflected in the willingness of stakeholders to make adjustment to beigiladiorence
precedence demonstrates pihecticality of suggested solutions. In all cases used, to demonstrate
varying success, a common theme identified is the willingness of authorities and stakeholders
ensure that delivery is guided by adhering to regulations. This ensured enforasignsapdrv

control by authorities that keeps all housing providers in line with stipulated standards.

Lastly, where decentralisation, participation and empowerment are the guiding principles o
provision, the resultant effecttiansparendytransparensystem leverages on the strengths of all

the vital housing stakeholders. The next chapter examines the impact of urban and populatio
growth to housing provision in Nigeria and discusses through history the process of housing

provision in the country. Rhermore, through an analysis of different housing policies in Nigeria it
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sets the stage to discuss the challenges associated with highlighted themes as the study sot
answers through an empirical study with three key housing stakeholder groupsuentsubseq

chapters.
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CHAPTER 3: HOUSING PROVISION CHALLENGE IN
NIGERIA AND THE CASE OF ABUJA

3.0 Introduction

This Chapter attempts to achieve objective 2 of the study. The objective assesses previous stratec
of low-income housing provision in Nigeria. The Chapter commences by examining key variables
used to evaluate housing deficit in the context of a degetmpintry like Nigeria. These variables
include the impact of urbanisation, population growth, rising inequality and its relation to health anc
housing. Furthermore, the Chapter discusses the history of housing development in Nigeria an
highlights the N#onal Development Programmes (NDP) and their respective outcomes. In
addition, the origin and development of Abuja is presented highlighting the reasons behind the
government decision to relocate Ni getiativasbs ¢
employed during the early st algeistrodaction &flihe ] a 0 s
enabling approach saw a policy shift, and this led to the introd@intidiatives that leveraged on

this new approach to housing provision. One df suajor programmes introduced is the Mass
Housing Programme (MHP). The MHP is discussed and the reasons for the inability of the schem
to achievets targetobjectivein the city isunderlined. A major impediment to the MHP is the
constant policy flfilops that was partly influenced by challenges in the relocation/resettiement
policy of the government. The problexssociated wonstant policy changes are highlighted.

Furthermore, the land tenure system in Nigeria is discussed outlining how it effqrésied
sustainable housing delivery in the country. Discussion on access to land relates directly to housi
finance in Nigeria. Hence, the structure of the Federal Mortgage Bank of Nigeria (FMBN) the ape»
mortgage institution in Nigeria, is brieflgcdssed and this is followed by a description on the
subsidised mortgage system known as the National Housing Fund (NHF) Scheme. The reasons f
the abysmal performance of the NHF scheme is underlined. This set the basis to outline the reasol
behind Abuas growing housing deficit. -ifSameboasngent |
provision were presented. The Chapter concludes by underlying the research gap drawn fc

literature, setting the stage for a pilot study in Abuja.

3.1 The impact of urbasation on housing

Urbanisation is the increase in the number of people migrating from the rural to urban areas in
particular region. Cobbinah et al. (2015; p. 63) argues that
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OUrbanisation is a demographic, emmmdhhtogi cal , soci

concentrates population in urban areas and has the potential to either stimulate or retard

growth and development of these addasvns, cities, metropolis, mega cities, megalopolis,

-in both developed and developing countries. 0
The concept of urbanisation is vital in understanding the phenomena shaping contemporary urba
challenges (Cohen, 2006). Globally, urbanisation is a phenomenon that continues to be a
opportunity as well as a challenge. This impact could be viewed fevemtdgerspectives
including economic growth (Cervero, 2001; Alam et al., 2007), social services (Landau, 2005), hee
(Boadi et al., 2005) and environmental ramifications (Hardoy et al., 2013). Urbanisation itself is
phenomenon with potentials to @rithe economic growth of a country. In fact, urbanisation has
brought a drive in economic growth in developed countries with improved access to economic
opportunities and intra city connection (Opoko and Oluwatayo, 2014). On the edmteaityhas
alsobrough some success to developing courReelsly Anant (2011) argue that the continents of
Africa and Asia are in danger of the debilitating impacts of urbanisation. Particularly, Potts (2012
established that urbanisation is emerging faster-Bakein Africa than anywhere else in the
world. For instance, in the case of-Subh ar an Afri ca, current esti |
at 1.06 billion (United Nations Department of Economic and Social Affairs, 2019). Furthermore,
projections posit thdty 2025, the total population of the region will be about 1.4 billion people
with more than half of those living in cities (Cleland, 2013; United Nations Department of
Economic and Social Affairs, 2019). The increase in population will mainly be grzioo foir
economic opportunitiedespitethe introduction opolicies discouraging this in some developing
countries (Li and Piachaud, 2006). The rapid urbanisation in most African cities is evident in figure
related to urbanisation spanning g/saqperiod (from 2005 to 2010). Dukku (2017) highlighted the
population increase in some of the major cities in Africa. For instance, there is a population increas
of 1.8 million people in Lagos, 1.6 million in Kinshasa, and 1.2 million in Luanda (Dukku, 2017
Overall, due to urbanisation, there is an annual increase of about 22 million people to the Africal
urban population. This continues to cause concern with a debilitating impact on these countries wh
lack the wherewithal to manage it. In most cased, it e n | esaledeasd uln@amhageabte
ur bani sation patternsod6d6 (Reddy Anant, 2011;
drive monumental benefits in developing countries, most of what it has brought about is uncertainty
in economic pportunities that lead to a deterioration in living conduifotine urban poosuch as

the spread of slums, as well as transportation and security challenges (Bocquier, 2008).

The trend of change in urbanisation can be traced to the early 1950sh®d8B84, 30 percent
of the global population lived in urban areas. This has significantly increased in just over six decad
to 54 percent in 2014, and it is projected to reach 66 percent by the year 2050 (United Nation
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Human Settlement, 2016a). Accaydm Fekade (2000) such projections pits urbanisation against

the financial capacity and management of African cities. Fekade (2000; p. 144) noted that:

0Given existing urban management policies and pra

are illprepared to meet the explosive demand for shelter and liveable environmertin the 21

century. The current and high population growth rates, both natural and urban, will

aggravate the problemé (p.144).
Additionally, as highlighted by Fekade (2000) ooe anea where urbanisation effects have been
devastating is housing. Mukiibi (2012) argue that urbanisation continue to be a major facto
impeding efforts at access to decent housingnést of the citizenry. This is supported by
estimates that show arrease in housing demand to 600 percent in developing countries in the
past 50 years alone (Mukiibi, 2012). The complex problems with housing being associated wi
urbanisation in developing countries is well documented in literature (Boudreaux, B80S, Step
2010; Zhang, 2016). The consequence of these problems leaves most governments scrambling

initiatives to control the rising housing demand especially for the urban poor.

Mukiibi (2012) identified three major impacts of urbanisation on citigglopaey countries. First,

they make access to land darellingsconstruction difficult. This often results in the exponential

rise in cost of land that makes access todod middlencome groups insurmountable. Second,

due to growing population thesean increase in housing demand that often exceeds contemporary
housing delivery systems in these countries. Third, urbanisation contributes to the growing urba
poverty in cities of developing countries. Additionally, part of the driving factors\qhpraasiy

level are the reform programmes pursued by international agencies such as World Bank ar
International Monetary Fund. Urbanisation forces a significant number of the urban population to
seek accommodation on the outskirts of these cities,imfterderdeveloped settlements. The
impact of urbanisation globally is argued by th&lABITAT (2016b) that asf 2015 there is an
estimated 1.6 billion people live in inadequate housing globally with homelessness on the rise
every region of the worltlanrewaju (2012) argues that the ravaging impact of urbanisation is
enforced in the United Nations estimate that shows over 90 percent of slums wamdimide
developing countries. This leavemyfamilies living in inadequate accommodation. In me&s, cas

as a measure of their resilience in search for affordable housing, these settlements are built
precarious landscapes sites such as landfills, taashgr riverbanks (Desai, 20121 cases

where these settlements are not under imminent physical threads, thegcare uflegal and lack

access to basic infrastructure such as poater,and access roagdukiibi, 2012)

74



The challenges that are associated with urbanisatmi@esnin most Nigerian cities. Common
among them is the absence of city planning and practical solutions. This in turn leads to slummin
of cities that are an affront to inhabitants (Lanrewaju, Z&tf8gularly in the case of Nigeria, a

vital impedimet to an effective housing delivery is the lack of commitment from stakeholders and
especially the governmédtotuah and Bobadoye, 20085 an example of the lack of government
commitment, the latest National Housing Policy in Nigeria (Federal Rephigeria, 2012)
established that:

o(with)in the 2009 budgetary provision, the hous

N3.8 hillion (US$ 12,460,000). Out of this amount, N2.5 hillion (US$ 8,200,000) was for

personnel cost, thus, leaving only N1.Bhi{US$ 4,260,000) as capital provision for

housingdéd (p. 39).
To put this into context, at a conservative rate (established by the Federal Mortgage Bank c
Nigeria) of 2 million or US$ 12,500 (lkejiofor, 2014), the 2009 budgetary provision allocated to
housing can only provide about 650 new housing units in a country with a housing shortage of mor
than 17 million units (Enwurum et al., 2020). Kolo et al., (2014) argues that this figure is on the
increase with 8 million dwelling shortage in 1991 thatsecd to between 12 and 14 million by
2007. This raisequestion about the commitment of the government to housing delivery.
Furthermore, other factors impeding efforts at provision include corruption and the prescription of
policies topdown (lkejiofor, 2014; Olotuah and Aiyetan, 20IB)e resultant consequence as
indicated by United Nations projections is that by 2025 about 106 mililecoloe households in
most developing countries will face affordable housing challenge (Hall et al., 20183tically sta
would affect on¢hird of the global urban population (Woetzel, 2014). Consequently, since various
literature have established urbanisation and specifically the menace of urban sprawl (due
urbanisation) as one of the major challenges ifopiegecountries (see, Zhang, 2016; Mukiibi,
2012), there is a need for more attention at sustainable dbhttaamtrok the development of

urban settlements.

However, in searching for solutions to the housing challenges caused by urbanisatgit, Cartwri
(2015) argue that developing a generic solution to rapid urbanisation in Africa is an insurmountabl
task. Cartwright contend that this is further complicated with regional differences even within the
continent particularly that between North Africd #me rest of the continent. Nevertheless,
common initiatives on provision of social services such as housing is vital in mitigating the

challenges posed by urbanisation.
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3.2 Population growth and its pressure on housing

Another variable that drives urbanisation is population growth (Gonzalez and Ortega, 2013; Jud an
Wi nkl er, 2002) . Some of the major <challenge
rapid emergence of slums and abject living conditions fabeduioyan poowho seelousingn
urban centres (Aduwo et al ., 2016) . The Uni
established that global population currently stands at 7.6 billion (United Nations, 2017). This figurt
includes an increase ofeohillion people in the space of 12 years with Africa accounting for 17
percent of the overall global population. Furthermore, the United Nations (2017) projects that the
global population would reach 8.6 billion in 2030; 9.8 billion in 2050; andidAd.Bybilie year

2100 Table 3.1 The report established that Africa would account for more than half of this rise;
accounting for 1.3 billion of the projected total 2.2 billion increase. This would result in a massive
rise in Afr i c agilbalpopulationrfrond 1¥ pearcemn in 2007 tat 48 gercent in 2100.

A substantial amount of this population growth is projected to occur in nine countries. Out of this,
more than half of the countries are in Africa with Nigeria le@shitgd Nations, 2017 urrent
figures estimate Nigeriads population at 200
is projected to reach 800 million people by 2100 (Olowe, 2020). According to the United Nations
(2017) 0OéNigeri ads peoth lagesttin tbenworld,cisigrowiagnthel nyost t h
rapidlyéo, such that the population in Nige
shortly before 2050, at which point it woul d

Table3.1: Population growth comparison between continents

Region Population (millions)
2017 2030 2050 2100

World 7 550 8551 9772 11 184
Africa 1256 1704 2528 4 468
Asia 4 504 4 947 5 257 4780
Europe 742 739 716 653
Latin America and the Caribbean 646 718 780 712
Northern America 361 395 435 499
Oceania 41 48 57 72

(Source: United Nations, 2017)

According to Mulder (2006) the relationship between population and housing is such that
opopul ation change | eads to a changing deman
growth in the number of households, leads to the growth in housiagndgérd ( p . 402)

(2006) further argued that the relationship between housing and population is complex in a way thi

while population growth influences housing demand, housing also influences the number of peopl
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as well as households by either &ticaor detracting migrants. Furthermore, Myers et al. (2002)

argue that while many factors such as employment growth and housing market projections play &
important role in estimating future housing need, a fundamental driver to this is projection on
popul ati on growt h. Myers et al . (200 2; p . 57
universally adopted as the basis for esti mat

Aluko (2010) noted that the rapid population growth in Nigeria has created a varying level of
compleity in urban areas due to an esteetch on existing infrastructufidiis has resulted in
overcrowding, and a deterioration in housing condition. A study by Lanrewaju (2012) evaluated th
impact of urbanisation and population growth on environmentaledsigen in three Nigerian

cities, the study established in all three aabe=ct link between population growth and housing
inadequacy. Additionally, Buhaug and Urdal (2013) argue that without proper planning, rising
population growtthas the potentiab impede the ability of governments to provide basic services
that include housing, water, sanitation and even the enforcement of law and order. The absence
these services would seriously affect the quality of life of citizens. It could also eanmsgosom
security thread through the rise of violence and instability (Goldstone, 2002).

3.3 Poverty and housing: the effects of inequality

Literature is replete with evidence of the direct relationship between poverty and inadequate housit
(for instancesee Van Dam et al., 2003; Hallerdd and Larsson, 2008). This is caused by varyin
factors that includes the lack of basic amenities in communities and settlements (Anyanwu, 199°
The absence of this makes such communities unsafe both health wiserarsd ah decurity

(World Bank, 1993). Consequently,-ilttm@me groups are prone to extreme poor housing
outcomes. According to World Bank (1993; p. 27) such outcomes include:

i.  Higher than expected housing prices, coupled wiihdowes, force householdsitmble
up, and results in high level of overcrowding, low vacancy rates, and, under extreme
conditions, homelessness.

ii.  Housing of poor quality and, houses are constructed of impermanent, fire prone building
materials, or are old dilapidated, and underaimadt

iii. Residential infrastructure is lacking, water supply is unsafe or intermittent, and sewage
drainage, and garbage disposal arexistent.

iv.  Land tenure is insecure, households are threatened with eviction, and houses are subject

demolition.
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v. Housng is poorly located, either far away from economic opportunities or in unsafe

locations subject to floods and landslides.

The World Health Organisation (2004) outlines the strong negative relationship between one o
povertyos pr iomequéyy adlbdalthesmi nant s

0The soci al conditions in which people Iive power
Indeed, factors such as poverty, food insecurity, social exclusion and discrimination, poor

housing, unhealthy childhood conditions and losupational status are important

determinants of most of disease, death and health inequalities between and within countries.

To improve health for the worldds most vulnerabl
requires new strategies for action, whakle into account these social determinants of

healthodo (p. 1)

Furthermore, loviving standard is a major determinant of health inequality (World Health
Organisation, 2008). To further corroborate this, Dahlgren and Whitehead (2006) establish housin

as one of the key social components determining the health otilatipop Dahigren and
Whitehead (2006) explained this with a raikikeviayer that is illustratedHigure 3L.

Living and working

A conditions ™~

Health
care
services

and food
production

Age, sex, and
constitutional
factors

Figure3.1: The determinants of health (Dahlgren and Whitehead, 2006)

Thethreest ep | ayer model consists of o6individua
ogener-atosomi ©, cultural, and environment al
p. 20). The model links the three kelglidentifying that thieealth of an individual is determined

by howthei ndi vi dual 6s | ifestyle is ingrained in
which overall i's det er mi nesahomic\envitotmernpeens fo n 6 s

wealth Asia and fica are the two continents with the highest rate of poverty (Thirtle et al., 2003).
However, when compared to Africa there has been a sigpifagaess made in Asia at reducing
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poverty. For instance, China moved from a poverty rate of 62 percgréer® between 1992

and 2015. Meanwhile in Africa, and specificallp&dran Africa, the number of poor people has
increased by 67 percent between 1990 and 2015 and this is exacerbated by a failure in channel
growth into poverty reduction (Worldni8a2018). Furthermore, the grim picture of poverty rate in
SubSaharan Africa is highlighted in the World Bank (2018) poverty report:

Whereas the average poverty rate for other regions was below 13 percent as of 2015, it stood

at about 41 percent in Sgkharan Africa. Of the world's 28 poorest countries, 27 are in

SubSaharan Africa, all with poverty rate above 30 percent (p. 2)
The prevalence of poverty is often related to the high level of income inequality in developing
countries. Therefore, in thespapoverty was defined within the context of income; however, the
concept of recent definitioosnsidersndicators that include access to health, education, housing,
vulnerability, isolation, and social exclusion (World Health Organisation, 20&G$inDipouerty
trends in Nigeria paints a grim picture, with current projections indicating that Nigeria has the
highest percentage of poor people ahead of India with current figures putting the population in
extreme poverty at about 90 million people (Hdrai., 2018). Furthermore, the figures released by
the National Bureau of Statistics (2017) on income distribution attest to an increase in inequality ar
poverty. Figures from Gini Index established inequality in Nigeria at about 49 percent where abou
100 million people or 61 percent of the population are living below the poverty line (National
Bureau of Statistics, 2017). With up to a billion people currently living in slums around the world,
this is an evidence of the rapid growth of social exclisiome inequality, and poverty (World
Bank, 2018). Considerable evidence suggest that substandard housing conditions impede sev:
aspects of both children development and adult health (Tunstall et al., 2013). A study by de Millan
and Plavgo (2018) ddtshed multdimensional poverty (including inadequate housing) exist in all
SubSaharan African countries including Nigeria, with 64 percent of children living-in multi
dimensional povertyAccording toBradley and Putnick (2012) the World Health Osgaoms
suggest that annually, six health conditions cause 73 percent of about 10 million deaths amor
children aged below 5 years. Furthermore, out of these six health conditions, the primary caus
factor of four relates to poor housing (Bradley and Rugtiz?). Additionally, inadequate material
limits the ability to sufficiently tackle problems related to health and safety. The existence of suc
data in literature makes compelling the need for adequate housingiricorteavgroups to

ameliorate againstalthrelated problems associated to inadequate housing.
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3.4 Housing delivery in Nigeria

The Nigerian housing system has undergone various phases of development, from colonial period
date. While there is paucity of reliable data on the housingfstbekinformal sector in the
country, the history of formal housing delivery in Nigeria is well documented in literature. A
chronological arrangement of this is presenfeidume 2 (see Appendix 3.1 for additional details).
Shortly after independenge 1960 from Britain, the governmetd, develop social services
including housing introduced the National Development Plan (NDP). This is premised on a
planning system subjected to review every five(p@artona, 1990Housing as part of social
services is an integral component of the NDRally from independence in 1960 until 1985,
housing delivery was primarily through public sector. These provisions were through some of the
NDP phases. The first two NDPs (NDP | from 1962 to 1968 and NDP II from 1970 to 1974)
established the need foopision of housing as a priority of the government. However, both phases
failed to accommodate this on the schedule of social expenditure (Awotona, 1990). Daniel (201
highlights that NDP | outlined the plan of constructing about 24,000 dwelling unéseHdhe

plan failed to provide a financing plan, and this raised questions on the commitment of the
government. This NDP I | 283 wh a't
Million ( 1 = US$ 1.64) made in an anticipation of0®¢velling units as output (p. 87). Under
these phases of the NDP, government commitment was perceivetdroriz,and it was viewed

changed in Wi

asplacing a low priority aihe housing sector. For instance, an evidence of thevivof priority

accorded houginin comparison to other social services is indicalabla 3.2The table shows
t hat
least budget.

0town and country pl ann.i-comggbnenté allotiedtipeo n e r

Table3.2: Comparative expenditure of State Governments on selected items betw&@r41970

States Amount spent on| Amount spent on| Amount spent on| Town and Country

health ( million) education ( | agriculture (| Planning including
million) million) Housing ( million)

BenuePlateau 1.770 10.490 5.848 0.600

East Central 14.000 16.000 20.778 3.500

Kano 9.820 16.200 33.478 3.200

Lagos 5.000 7.618 6.000 1.000

Kwara 6.422 5.216 4.740 1.000

Mid-West 8.404 13.526 8.200 1.376

North-Central 6.082 18.284 6.438 4.200

North-Eastern 6.266 8.800 8.260 1.200

North-Western 8.556 14.830 7.964 0.400

Rivers 6.424 11.150 8.534 2.100

SouthEastern 3.400 8.428 15.310 4.000

Western 11.224 48.000 28.106 5.000

Total 87.362 179.542 142.894 27.576

Source: (Awotona, 1990)
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Figure3.2: Timeline of housing in Nigeria showing government programmes, laws enacted, agencies established,
schemes initiated, and their respective outcomes (Muhammad et al., 2015; Ibem et al., 2011; Ademiluyi, 2010; van Eerd
et al., 2008; Awotona, 1990)
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The Third National Development Plan (38@% commenced with a much higher level of
intervention by the government in public housing. This iddusleries of programmes and policy
frameworks aimed directly at influencing supple perioccoincided with the discovery of oil in
Nigeria that significantly increased government revenue (Awotona, 1990). However, Awotong
(1990) argued that despite the change of attitude and an increased attention from the governme
t he out come oOatlyi résolve thé acweuhoissinga prablem facing the mass of the
populationo (p. 19).

Three programmes wardshousing provision in the country characterised the Fourth National
Development Plan (1985b). Firstly, direct provision of 2,000 dwelling unitesdogovernment in

every state. Secondly, the government owned Federal Housing Authority (FHA) was set a target
construct 143,000 lesost dwelling units across the country. Thirdly, the introduction of the World
Bank pioneered programme to encourdfiséding by lowncome group$ sites and services
(Ademiluyi, 2010). Cumulatively, the outcomes of these programmes returned a 20 percent succe
rate of projected target (Ademiluyi, 2010; Ibem et al., 2011). Additionally, this period coincided witt
achange in government from military to a civilian government whose campaign promide include
the provision of housing for public workers (Daniel, 2014a). To keep tigewdtmpaign promise,

the newly returned civilian administration allocated 5.6 pargavernment total expenditure to
housing. This returned a success rate of about 25 percent of projectebeargderwhelming
performancevasattributed to corruption and spiralling cost of construction (Ilbem and Aduwo,
2013). In addition to thistess and services contributed to the development of about 25,000 plots of

land distributed across various states.

The Fifth National Development Plan (1:88% coincided with the return to military rule in the
country. This brought a change in the usuayéar plan, with the new regime adopting a-three
year plan. The thrgear plan was viewed as more suitable to the restraining economy at the time.
The restraining economic situation at that t
Structu al Adj ust ment Programme, a product of | M
work based on annual targets and projections (Daniel, 2014a). This did not yield any returns i

housing delivery as all housing projects were suspended.

Following the termination of public housing from 1986 to 1990, the National Housing Policy

(NHP) was created in 1991 to provide an institutional framework that ensures all Nigerians havi
access to decent dwellings at affordable cost by the year 20@0l&3dagl., 2005). This is in line

with the United Nations resolution for providing housing for all by the year 2000 (United Nations,

1988). In line with the 1991 NHP projection, a target of 700, 000 housing units were to be
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constructed on an annual bésisa period of 10 years through active participation of stakeholders
(Olayiwola et al., 2005). While there is no data on the stock constructed from this initiative, the
output was far insignificant when compared to initial target. Indeed, it wasctio¢ eifiel as a

result, it prompted the military regime in 1994 to make another policy chathge laddto an

embrae of public housing provision through the NHP of 1994/95. The 1994/95 NHP set a target
of constructing 121,000 dwelling units of varigusdgy across the country for all income groups
(Ikejiofor, 1999). Nevertheless, with a return of less than 1 percent, the effort turned out to be a

colossal failure (lkejiofor, 1999).

The return to democracy in 1999 brought yet another shift in goneappach to housing. The
civilian government embraced the enabler approach to housing delivery by promotiPriyRigblic
PartnershipgFederal Republic of Nigeria, 2012his included setting up the Real Estate
Developers Association of Nigeria (REDAn 2002the primary umbrella body of the organized
private sector. Additionally, the Building and Material Producers Association of Nigeria (BUMPA)
was set up in 2004. The objective of BUMPA was to mobilise small and medium local building
material producers todtpotentials in housing market and support in setting up of local building
materials industries (Federal Republic of Nigeria, 2012). Other efforts included the restructuring o
the secondary mortgage and bond markets, setting up of the Debt ManageredDNGE) loan

facility, ancda 100 Billion mortgageacked bond (Federal Republic of Nigeria, 2012). However,
despite these initiatives, contemporary housing deficit in Nigeria is estimated at 17 million dwellin
units (Kolo et al., 2014)The 2012 Natiohddousing Policy established that with an estimated
population of 150 million people, Nigeria requires at least an additional 720,000 housing units pe
annum to overcome this deficit (Federal Republic of Nigeria, 2012). This is based on projection
that pe 1,000 population about nine housing units must be constructed to replenish decaying
housing stock, at the same time meet the rising demand, and avert a further housing crisi
Consequently, at leasO trillion (about US$ 197 billion) is required tocovee this huge deficit
(Centre for Affordable Housing Finance, 2018)

3.5 Origin and development of the city of Abuja

Abuja is Nigeriads administrative capital al
Abuja is amongst the fastest growirggscin Africa (Myers, 2011), with an average annual

population growth of 9.3% (Akinniyi and Olanrewaju, 2015). Centrally located within the country
(seeFigure 3), Abuja has an area of about 8000 square kilometres (National Bureau of Statistics
2013).The creation of the city manifested from the recommendations of the Justice Akinola Aguda

Commi ttee. The committee examined the suitat
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to remain as the capital city of the nation (COHRE, 2008). Thettwmestablished four reasons
for recommending this relocation. These reasons are that

i.  The city of Lagos is incapable of functioning as both a federal capital and a state capital, du
to the problems of inadequate land space for development commengurtdtestatus as
the capital of Nigeria.

ii. Lagos is identified with predominantly one ethnic group. A new capital in a more central
| ocation would provide equal access to Ni

iii. A new capital is desirable that woudd Secure, ethnically neutral, centrally accessible,
comfortable and healthful, and possess adequate land natural resources to provide
promising base for urban development.

v. A new capital i's needed as a symbhol of Ni
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Figure3.3: The location of Abuja on the Map of Nigeria (Enedeh et al., 2015)
These recommendations formed the basis for the relocation of the capital city to Abuja.
Furthermore, the government argued that relocating the capital from Lagos to Abuja is fundamente

to economic growth of the country since Abu

access from all parts of the couri&ipubakar, 2014Additionally, the new capital would trigger
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employment opportunities to surrounding states. Consequently, following the recommendation of
the Aguda Committee the then military regime enacted Decree No 6 of 1976 that established Abu
as Niger i adSerritorg (FET). 3He deCraepat theasame time set up the Federal Capital
Development Authority (FCDA) as the government institution saddled with the responsibility of
planning and implementing the development of the FCT (FCDA as cited in Aliyu, 2016).

The composition of Abuja (se€igure 31) comprises of the Federal Capital Territory
Administration (FCTA) that is headed by a Federal Minister appointed by the President of the
Federal Republic of Nigeria. Under the FCTA are several departments and tup=ecies,
departments and agencies are run by the Federal Capital Development AuthorityT{feCDA).
modificationof Figure 3.4 allowed for the addition of state and local governments (represented with
dotted lines) to the structure tr&beir additions uséul in highlighting the general administrative
structure of Nigerid&urthermore, the FCT is made up of six emeacilsAbuja Municipal, Abaiji,

Bwari, Gwagwalada, Karshi, and Kuje area cokigeitd 3). The Federal Capital City (FCC), a

part of the Abuja Municipal Council hosts the seat of government, the Central Business District an
residential districts mostly for the affluent. The Federal Capital City (FCC) has an area of 250 squa

kilometres wit a proposed land use distribution as showabhte 3.3:

Federal Capital
erritory Administration
(FCTA) headed by the

FCT Minister

I
|
I Federal Capital
al Capit:
| State ] [ Devglopment ]

Government 7 (FCDA)
— —J ;
1

— Ml im—

I Local ‘ Area Councils
Government

- il [j

Figure3.4: Administrativestructure of Nigeria and the Federal Capital Territory (FCT) Abuja (adapted from van Eerd et
al., 2008)
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Table3.3: Proposed Land Use for FCC development

Land use type Land allocation (in hectares) | Percentage of total land
area
Services 891 3.49
Government Activity 500 1.96
Residential area 12,486 48.97
Infrastructure 1,840 7.22
Light industries 920 3.61
Commercial activities 561 2.20
Open spaces/recreatior] 8,300 32.55
facilities
Total 25,498 100
Source: International Planning Associates (as cited in Jibril, 2006)
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Figure3.5: Mapof Abuja showing the six Area Councils (Enedeh et al., 2015)

The proposed design of the Federal Capital City was to accommodate an overall population of 3.
million inhabitants. This development was scheduled in phases with the first phase planned fo
in 1986 to accommodate 150,000 inhabitants. The gqutaswl targeted

accommodating about 1.6 million inhabitants, and this was to be completed in the year 200(

completion

(International Planning Associates, as cited in Aliyu 2016). Additionally, the master plan made
provision for an anticipated population growth bey83.2 million inhabitants. Additional

i nhabitants beyond this number were to be a
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FCC area but within the remaining 7,750 square kilometres (COHRE, 2008; Ikejiofor, 1997).
Currently, the city has ungene four stages of development over the 250 square kilometre area of
the FCC, with each of the four stages divided into districts that were further subdivided into
neighbourhoods (Jibril and Garba, 2012). Developmental planning (in phases) was embraced fr
inception to depict an O0incremental model o
city in stages, in other words the development is such that one phase is completed after which tt
next phase commences (Ubani et al., 2014). The ddsigneof ci t y was based on
concept 0. While a neighbourhood accommodat e:
make up a district with a population of between 108 Z&D,000 inhabitants (Jibril, 2006).
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Figure3.6: Map of the Federal Capital Territory showing the four Phases of development (source: Enedeh et al., 2015)

Phase | comprised of five districts namely: Asokoro, Garki, Maitama, Wuse, and the Centra
Business District (CBDAIl these districts except the CBD are residential areas. Phase Il consisted
of 14 residential districts, and four sector areas. Phase Il consisted of 16 residential districts, fol
sector centres, an industrial layout, and a research institutastiseaPthase 1V comprised of 29
residential districts and 9 sector areas (van Eerd et al., 2008). Currently, of the four phases, compl
development only exists in Phase I. While development in Phase 1l is at an advanced stage, Pha
lll, and IV are athe early stages of developmé&mure 3). Furthermoregxcept forPhase |,
infrastructural development in the other phiasemimal.
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The residential districts were planned according to tmghiura and lowdensity areas. While the
high-density areas are characterised by the abundance -o$ehighildings and has a high
concentration of inhabitants, the {density areas are idaetifwith lowrise buildings as well as a

low concentration of inhabitants. Additionally, while the composition of the master plan indicates a
significant allocation to residential districts, the design and implementation of Abuja suggests
deliberate eff at benefitting the affluent while exploiting the urban poor. This is because there
vast infrastructure development especially within Phase | of the city where most of the affluent live
Whereas the satellite towns which span specifically acrosslliPhaselV are in abject need of

basic infrastructure. Furthermore, the satellite towns are located at far distances from the city centr
and places of economic opportunity without an effective public transport(Eyste2006)T his,

Ebo (2006) spelates, was intentional to keep-lomc o me groups ©66¢é at a

pollute the image of the cityodod (p. 32).

The challenge of housing in Abuja could be traced from its early stages of developmetiheWhile
Phase,Iprovision was made for the construction of dwellings for government emplmyeesy,

there was no planning made for the dwelling needs-imfdomve groups among whom are builders
constructing lte governmentemployeedwellings (Ebo, 2006). Ebo (2006) argue that further
evidence on the lack of priority accorded toineame housing in the city is evident in the
sequence of planning with the faatellite towns constructed only after the completion of Phase 1.
This was attributed to two major influences on the planning of Atwinial policies and the

penchant urge for modernism (Ebo, 2006).

3.6 Housing initiatives prior to enabling approach

Immediately after the creation of the capital city in 1976, attention focused on the masterplan desic
of the city. A United States based firm International Planning Associates was commissioned ti
develop the master plan in 19A8yu, 2016)Shortly atir the master plan was designed, attempt

on implementation commenced in earnest. A fundamental component of the mastdhelan
residential districts planned within both the city centre as well as along the city outskirts referred t
as O0sat &CAHRE, 200&)Qvev the course of the next two decades from 1979, public
housingwas aimetb serve as the main form of housing provision in th@itah, 1993)While

from 1991 to 1998 there was an initial attempt on housing provision througblihg @pproach,

it was not until the remergence of a democratic government in 199 &teatabling approach to

shelter strategies was fully embr@daettammad et al., 2015)
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Upon the embrace of the enabling strategy, the private sector became dngemainhousing
provision in the cittMuhammad et al., 201Bpwever, prior to that, attempts were mostly through
public provision. For instance, a public housing initiative in 1994 shortly after the official relocation
of the seat of government to & produced about 22,000 dwelling yikegiofor, 1999)More

than half of those dwellings (about 12,000) were constructed in-aedilnghdensity residential
districts to accommodate 100,000 government employees through sharing (Ikejiofor, 1999)
Furthermore, another public housseemavas initiated &m 2000 to 2003 where 22,000 dwelling

units were constructed in Phases | and Il of the Gwarimpa Housing Estate (Muhammad et al.
2015). Additionally, prior to these, public housing was developed in 11 districts including satellit
towns of Kubwa, Karu andyanya (Ukoha and Beamish, 1997). The dwellings constructed in
satellite towns were primarily for junior staffers of government parastatals (Ukoha and Beamist
1997). The Federal Housing Authority (FHA) constructed most of the dwellings, they ard in form o
one and twebedroom dwelling types of semidetached units, bungalows, anrthnmilylti

apartments (séegure 3 andFigure 3).

Figure3.7: Typical multfamily dwelling type in Lugbe, AbiBafrceAut hor 6 s expol®r at ory stud
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Figure3.8: Typical semiletached dwelling type at Kubwa, Alfsgai(ceAuthod s e x pl o,RMT)ory st udy

Ikejiofor (1999) argued that one of the major reasons foiltine & public housing in Nigeria is a
high | evel of s ufbisxidng@tti men 4 dlrloiugd PrPiree o
having a préixed price before construction was to keep the cost of constructing the dwellings low,
but this backfed because it failed to tackle the problems of high delivery cost thatl mxclude
unnecessary high design standard, material cost, and deceptive delivery structure. lkejiofor (19¢
established that such subsidies (up to 84 percent of the dwellingntobt)ted to the failure of

the 1994/95 National Housing Programme.

Further more, Latessa (2014; p . 257) attribut
66i s almost entirely the sol e pr ohherdlianceonf d ¢
the public sector for infrastructure provision continues to be a burden on the limited resources
available. For instance, Muhammad et al. (2015) establishecbth2@12sthe Federal Capital
Territory Administration had amassed an infrastructure deficit exceeding US$ 2.6 billion. This defic
alone, threatens the ability of the FCTA to provide adegfratructure, a key component of

housingn the city.

3.7 The Mass Housing Programme

As highlighted in the previous sects®eraprogrammes were attempted by the FCTA to drive
housing delivery in the city. The most prominent of those programmes is the Mass Housing
Programme (MHP) (Alao, 2009; Jibril and Garlig) 2 the year 2000, the FCDA introduced the
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MHP to increase the housing stock of the city and reduce the housing challenge faced by inhabitan
(Umoh, 2012)This coincided with the period when the government of Nigeria was intensifying
efforts at adojrig the enabling approach to shelter. Umoh (2012) argue that the MHP was centred
primarily on achieving three objectives: provision of affordable housing; provision of primary
infrastructure by government; and provision of secondary infrastructure iy denesliopers. The
underpinning guideline of the programme is PRbliatePartnership (PPP) scheni&bnoh,

2012) Under the MHP, housing developers were allocated parcels of development land at little o
no cost. In return, the housing developers fenahe construction of dwellings along with
secondary infrastructure linking the housing schemes with the government responsible for providin
primary infrastructure (Ukoje and Kanu, 2014). As a way of government retaining control of the
process, the hougin devel opers are only issued with 6L
practice of Righdf-Occupancy (Jibril and Garba, 2012). Additionally, the FCDA and housing
devel opers signed a 6Devel opment LoeodsionsoAgr e e
agreement between these two partners (Jibril, 2015). The DLA states the obligation of each partne
and some of these terms centre on the FCDA providing primary infrastructure (main access road:
sewer line, electricity from main grid, antemwine), while the housing developer provides
secondary infrastructure (secondary roads within housing schemes, drainages, electricity to dwellir
and facilities such as schools). Furthermore, the terms of the DLA stipulate that housing developel
mustcommence work within six months of allocation and completed within -getorgeeriod

while complying with Abuja building code (Ukoje and Kanu, 2014). Granting housing developers LI
means that the land title is retained by the FCDA. The FCDA onlyiastsng subscribers of a
housing developerds scheme upon completion
fees on a dwelling by a subscriber (Umoh, 2012). Further guidelines on how housing developers &

considered is highlighted in Appieed 3.2 and 3.3.

The Mass Housing Programme was conducted in three pWaiseBhase | commenced in 2000

and ended in 2003, Phasegéeratedrom 2004 to 2007, and Phase Il from 2008 to Z0dfun

the programme, the FCDA created a Mass Housingtiepato oversee the stages of MHP. The
primary responsibility of the Mass Housing Department is to supervise the development and ensur
that housing developers adhere to the Abuja Master Plan. In Phase I, 184 housing developers we
allocated about 261tectares development land across six residential districts (Jibril and Garba,
2012). A breakdown of the allocation is showalite 3.4However, after the completion of Phase

I, the Development Lease Term was changed before the commencement of Bhdse the

changed ter ms, housing developers must attali
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Size of
Size of lowest| Highest Size of Average

Total Total area| allocation Allocation Allocation
District Allocation | (Hectare) | (Hectare) (Hectare) (Hectare)
Wumba 46 478 5 40 10.39
Kafe 26 567 15 100 21.81
Galadimawa | 21 460 20 30 21.9
Dakwo 20 204 5 20 10.2
Lokogoma 61 731 5 100 11.98
Mbora 10 170 10 25 17
Total 184 2610

(Source: Ukojand Kanu, 2014)

In Phases Il and lll, development land ranging between 5 and 250 hectares were allocated in Z

districts as shown rable 3.5

Table3.5: Land allocation in the Mass Housing Programme Phase Il

SNo | District Size (Ha) | SNo | District Size (Ha) | SNo District | Size (Ha)
Karsana

1 Dakwo 568.5 9 Bunkoro 836.78 17 South 605.23
Karsana

2 Duboyi 336.29 10 Gwarimpa Il | 433.52 18 West 509.72

3 Dutse 540.94 11 Ido Gwari 627.41 19 Kodo 376.75

4 Gadua 481.66 12 Idu-Sabo 428.85 20 Nbora 537.13
Sabon

5 Galadimawa | 661.05 13 Kado 489.51 21 Gida 741.02

6 Lokogoma 800.4 14 Kafe 598.63 22 Wupa 284.02

7 Saraji 561.07 15 Karsana Eas| 765.81

Karsana
8 Wumba 591.94 16 North 915.47 Total 12,691.70

(Source: Ukoje and Kanu, 2014)

Despite these allocations, the MHP failed to address the growing housing deficit in the city. It

failure is attributed teeveraimpediments and some of these problems are highlighted next. Firstly,

Jibril and Garba (2012) argue that the commencemitre pfogramme was hastily carried out

without adequate planning and this resulted in wanton land allocations to developers without the

initial provision of the primary infrastructure by the government. Secondly, the programme was

riddled with inadequate mitoring and supervision by tREDA, and this allowed developers to

violate the implementation guidelines with impunity. Some of these infractions include cases whel
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plots of land were converted for other purposes other than what they were allogitegefand

Kanu, 2014). Thirdly, some government officials and their cronies used the scheme as a
opportunity for land grab. There are cases where developers were allocated land that is beyond t
maximum allocation stipulated by the prograguigelineand this set the precedence for failure

to comply with regulations guiding the scheme (Umoh, 2012). Fourthly, some of the developer:
instead of constructing dwellings and supporting facilities divided their alotatgingle plots

and sold themtothi vi dual s al ongside the prototype d
contractorsd in return built their respectiywv
had a poor operational structure with several incidences that includelidbmaltlens and cases of
allocations of nogxistent plots, bureaucratic delays in securing approvals, as well as delays i
relocation and resettlement of initial inhabitants affected by such allocations (Ukoje and Kanu
2014).

3.8 The policy and politic# resettiement

Government policies and implementation regarding the resettlement of inhabitants in Abuja has
played an important role in the implementation of the Abuja master plan especially on housing
provision in the city (Usman, 2006). As part ofrtifitcary degree No 6 of the 1976 establishing

Abuja as Nigeriads new capital, the governm
6indigenesd outside the Federal Capital Ter
(Usman 006; p. 2). I n the context of the decre
|l and area of Abuja prior to its creation and

complemented by some other minority tribes (COHRE, 20084 i t i onail mgi, g & mes &
mi grants and O6settlersd who have mostly relo
1976 (COHRE, 2008). However, over the course of the next three decades from the promulgatiot
of this policy in 1976t was to undergo changes four times wstiries of inconsistencies and

changes leading to the springing up and massive development of squatter settlements withi
ear marked areas for the devel opment oiftsint he ¢
the resettlement policy commenced in 1978 with the then government deeming compensation &
too expensive instead prioritising the allocation of funds on the development of the city at the
detriment of compensating and relocating the indigenes EQH68). Hence, the government

adjusted the resettlement policy by stating that inhaliterttaffected by the first phase of

resettlement, but (who) wish to move out of the territory may do so, but such people will have no
claims on the FCDAasthewha not been forced to | eavedd (|

the government adopted yet another policy of
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However, the integration failed because it did not incorporate the social and eneansiaf
livelihood of the indigenes (LeVan and Olubowale, 2014). For instance, the programme failed t
provide the indigenes who are predominantly farmers with farmlands. Furthermore, there were nt
programmes or efforts made at integrating nor transtptimase indigenes from predominantly
relying on farming (LeVan and Olubowale, 2014). The return of democracy in 1999 once again sa
the reinstatement of the initial policy of resettlement compensation to indigenes and this is the cas
to-date. However, theonstant policy somersaults and issues with resettlement and relocation

continue to be the major impediments to adequate housing-focdome groups.

Furthermore, part of the controversy of the resettlement programme was a massive eviction targete
at Ostrangersd in the 20000s. For instance,
oversaw the mass demolition of dwellings and busimessgs in about 49 settlements, in the
process affecting 800,000 inhabitants (van E
announced plans to destroy over 100,000 il I
Such incidencesded in the massive growth of the housing demand ahdowme groups. The
inconsistency in compensation policies coupled with the failure of government authorities in Abuje
to establish functional legal and administrative framework for the operatiaiopihaent control
continues to fuel the growth of informal settlements (COHRE, 2008). Tiespisethe

governmentds continued demol Tabla3®bn of i nf or ma

Table3.6: Demolishednformal settlements from 202807

S/IN | Settlement S/IN | Settlement
1 Aleita 17 Karmo

2 Area 10 near Federal Secretariat | 18 Karomagigi
3 Asokoro 19 Kpadun

4 Basaki Market 20 Kubwa

5 Chika 21 Kuchigoro
6 Dakibiu 22 Mabushi

7 Dantata Village 23 Nyanya

8 Durumi 14 24 Old Karimo
9 Galadimawa 25 Pimoiji

10 Gwagwa 26 Piwoyi

11 Gwarimpa 27 Pyakasa
12 Idu 28 Ruga

13 Jabi 1 (Jabi Yakubu) 29 Unguwar Mada
14 | Jabi 2 (Jabi Samuel) 30 Utako

15 Jiwa 31 Zhilu

16 Kado Life Camp

Source(COHRE, 2008)

There are various reasons that led to continuous animosity and confusion with the resettlemer
programme. First, at the creation of Abuja in 1976, the government estimated the figure of

inhabitants to be resettled at between 25,000 to pe@fleé. However, upon a survey conducted
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shortly afterwards the population of inhabitants to be resettled were established to be about 150,0(
people (Dawan, 1994). This meant that the financial compensation was much more than what th
government initiallgstimated and allocated. Second, from inception the government concentrated
on developing the city from scratch without much consideration for integrating the indigenous
population (van Eerd et al., 2008). This despite a survey conducted in 198§ theitcapirio 80

percent of the inhabitants stating their desire to remain in Abuja (van Eerd et al., 2008). Third, th
government did not adopt a bottp approach in seeking for a sustainable solution to
resettlement. Thus, instead of the governmemin&utt local communities in the process, policies
were prescribed tegipwn, and this failed to incorporate the primary source of livelihood of the
localsd farming (Usman, 2006). As such, farmlands and other important elements of the traditional
indigene welling such as granaries and animal shelter were not provided (Usman, 2006)
Furthermore, the scheme failed to incorporate the cultural housing arrangement of the inhabitant
as well as to consider the differences in the sizes of households wheg.alsaatiesult, similar

Omodernd housing was allocated regardless of

3.9 Land tenure system and the Land Use Act of 1978

In the context of Nigeria, land occupies a central importance as a daily commodity for multifarious
rea®ns by continuously influencing the social, economic, and environmental lives of communities
(Fabiyi, 1995). Furthermore, Fabiyi (1995:4). @8gued thabland is perhaps the single most
important natural resource in the sense that it affects evety aspeéc peopl eds | i f
housing provision. Berner (2001) contend that in housing provision, land supply and allocation i
integral to the understanding of urban povAdglitionally, Fabiyi (1995) established that land
often serves as a form ot&d security tmmostNigeriansOfficially, prior to independence in 1960

until 1978, Nigeria has primarily operated a dual Land Tenure System that comprises of English ar
Customary tenure systems (Daniel, 2014a). The fundamental difference betwsteméng and

English tenure systems is on the ownership. While a family or community owns the customary lanc
the English tenure system allows for individual ownership. However, there was a common
characteristic shared by these sy<i¢hesability to tnasfer ownership from one to another.

The Customary land systems between the Northern and Southern (Western and Eastern Province
regions of Nigeria had both similarities and differences. Their similarity was that they were bott
administered and supenrdis®y traditional rulers in their respective areas (Udoekanem et al., 2014).
However, their difference is that while the Northern region with an Islamic legal system had a
system of direct taxation of the citizens, the Southern regions resisted dioactrtaratolonial

rulers (Naanen, 2006) . Thus, revenue in the
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| ocal i mprovements paid into gener al revenue
system of government in Northern Nigewmaied considerably from that in the Southern region.
This is mainly from the difference in political organisations in these regions duringoibaigke

era (Naanen, 2006). The North had a system that was centralised whereas the system in the So
was decentralised (Naanen, 2006). The nature of the system in the North made it easier for th
introduction of the Land and Native Rights Ordinance (LNRO) of 1910. The LNRO stipulated that
oal l l ands i n Northern r egiowmofte Goeerndr dor thenusee r
and common benefits of the nativeso66 (Dani el
introduction of the Land Tenure Laws of 19
independence in 1960. Whildladse legislations were passed in the Northern region, it was not the
case in the Southern regions where it was met with stiff resistance with the continuous preference
Customary tenure systems, the result of which is the prevalence of communmajshipd ki
ownership (Oshio, 1990).

Fabiyi (1983) highlighted four reasons that point to the weaknesses of these land tenure systen
Firstly, none of the land policies could be applied to all parts of the country, and the existence o
different tenure systenmin different parts of the country was impeding the national economic
development. Secondly, coordination was needed in applying the land tenure system and tt
conflicting dual system made allocation, use and control challenging. Thirdly, the governmen
identified the importance of allocating agricultural land, providing them with security especially for
the customary land. Fourthly, conflicts from the customary landwemeigcreasingly impeding

the agricultural productivity of the country and economic empowerment of those at the rural areas
Fifthly, government often encountered serious difficulty in acquiring land for public projects from
communities. This challenge speadify surfaced in the acquisition of communal lands fandite
services schemes and resulted in significant delays. Lastly, the government identified the need
establish a working mechanism that resolves disputes and conflicts emanating fmm ahdcati
transactions in lantdence provision for arbitrationwas madeConsequently, these weaknesses
paved the way for the promulgation of the Land Use Act (LUA) No. 6 of 1978 (Udoekanem et al.,
2014), and the system of the land tenure in the Nordggam was to influence the LUA.

The Land Use Act (LUA) of 1978 is the contemporary land tenure system in Nigeria. Promulgatec
on 27 March 1978 by the then military regime, it replaced all other previous land tenure systems. /
alluded earlier the basistloé LUA was to overcome encumbrances encountered with the previous

land tenure systems. Thus, the Land Use Act of 1978 is:
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An Act to Vest all Land comprised in the territory of each State (except land vested in the

Federal Government or its agencies)ysmlehe Governor of the State, who would hold

such Land in the trust for the people and would henceforth be responsible for allocation of

land in all urban areas to individual residents in the State and to organisations for residential,

agriculture, comencial and other purposes while similar powers with respectudaon

areas are conferred on Local Governments. (Federal Government of Nigeria, 1978).
The LUA was promulgated on the recommendation of a Land Use Panel that was commissione
with the taslof finding an effective solution to continuing land problems in the country (Aluko,

2012). Agbola (1987; p.114) highlighted four primary objectives of the LUA. They include:

I.  to effect structural change in the system of land tenure
ii. to achieve fagtconomic and social transformation
lii. to negate economic inequality caused by the appropriation of rising land values by lanc
speculators
iv. to make land available easily and cheaply, to both the government and private individua
developers
Within the provisiom f t he LUA i s t h e-of-@Rndghistreplacéd alOpceviaup a n
forms of land title that existed before the promulgation of the LUA.-0R© s in two forms
either as a statutory or customary right (Daniel and Hunt, 2014). While stghitocan only be
granted by a governor (or at least with the consent of the governor) either in urbarrk@nnon
areas, customary rights apply strictly tounban lands and their rights are granted by Local
Government Authorities (Federal Governtrad Nigeria, 1978). In both cases consent is required
from the respective authorities prior to tr:;
transfer of possession, subl ease or ot mer wi s
support and against the Act after its promulgation (Agbosu, 1988, Agbola, 1987). For instance, fc
some it was viewed as the O6death knell d on
landownership to government (Agbosu, 1988). Howewehers it was viewed as a solution to the
incessant land challenges posqudiedingenure systems arguing that it empowers the citizens by
protecting a sacred commodity to all (Agbola, 1987).

Nevertheless, despite the LUA nationalising all Iavidenia, there is evidence of the continuous
existence of some form of communal tenure systems. For instance, a study by Ikejiofor (2006
established that in one of the major cities in Eastern Nigeria (Enugu) landownership is 80 percer
customary right; OL percent public sector; and 10 percent owned by private individuals.
Furthermore, a study by Williams (1992) in Western Nigeria established that majority of lanc
transactions are conducted outside government authorities. This suggests that evetumvjth the L

problems with access to land for housing continues to impede efforts at adequate provision. Thi
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excessive bureaucratic bottleneck in the LUA is demonstrated in a study by Egbu et al. (2008) whi
established that to develop a dwelling unit in an areanan individua requirel to navigate

through 32 different stages, and this takes a period of 381 days (see Appendix 3.4). In agreeme
Udoekanem et al. (2014) arguing against the LUA contend that it is a product of socialist policy the
is unsuitale for housing delivery due to its bureaucratic bottlenecks in allocations, registration, anc

processing of securing land title.

Otubu (2007) highlighted a salient | egal we
provision for the renewal of &nx pi red Certi fi cate of Occupanc
di scretion to decide or ot her wise if an oOe
expiration of the time stated on t hethedapdr t i f i
(p. 12). Furthermore, Udoekanem et al. (2014) argue that the LUA continues to impact negatively c
the cost of property registration in Nigeria. For instance, at 20 percent of the property value,
Udoekanem et al. (2014) established that it iageatis especially when compared to other
developing countries like Rwanda (0.2 percent), Egypt (0.7 percent), Ghana (1.2 percent), Kenya (:
percent) and 5.1 percent in Botswana. Agbola (1987) noted that from evidence in literature, on
positive attribw of the previous tenure system was an equal opportunity to all citizens when it
comes tdandaccess. This is contrary to the L&lA&n thouglone of its objectives is to ensure
Oeasier access to urban | anddd mpsAdgflthesk Bsues1 9 8
with the LUA is that middlend highincome earners are favoured in most cases when compared

to lowincome groups.

In addition, Daniel (2014b) outlined some major shortcoming identified by the 2006 National
Housing Policy on why thHeUA failed to fulfil the objective of making urban and rural land
available to citizens. To start with, enshrining it in the constitution of the Federal Republic of
Nigeria takes away the flexibility of making minor amendments whenever needed. Hertags, unles
detached from the constitution and treated separately as a law, amending it would be difficuli
Second, vesting all larek¢ept fodand belonging to the federal government) to state governors
impedes access to land due to bureaucratic bottlendoked earlier. Third, placing a restriction

that allows the acquisition of not more than half a hectare on private housing developers in urbal
areas is shoesighted.Fourth there are significant delays from the government in paying out
compensation® affected persons and ofrchcompensatiaarenot adequate.
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3.10 The National Housing Fund scheme

Aside from access to land, adequate access to housing finance is a fundamental requirement
housing provision (Federal Republic of Nigeria, 20h2).Federal Mortgage Bank of Nigeria
(FMBN) is the apex mortgage institution in Nigeria responsible for the mobilisation and
disbursement of mortgage finance to housing developers and individual mortgage subscribers. Ti
Federal Mortgage Bank of Nigeria wstablished by Degree No 7 in 1977 to stimulate the growth

of the housing sector in Nigeria through the provision of credit facilities to individuals (Atsiya,
2012). FMBN is a statevned institution whose ownership structure comprises of a 50 percent
stake belonging to the Federal Government of Nigeria, while 30 percent stake to the Central Ban
of Nigeria, with the Nigerian Social Insurance Trust Fund retaining a 20 percent stake (Federz
Government of Nigeria, 2011). Government attention to the gnatshtegy to housing surfaced

with the enactment of the 1991 National Housing Policy that creatediex tvanising finance
structure (Federal Republic of Nigeria, 2012). While the first tier comprises Primary Mortgage
Institutions (PMIs) who are respiis for direct disbursement of mortgages to subscribers, the
second tier has FMBN as the supervisor and regulator of the disbursements. Furthermore, th
regulation and supervision by FMBN is guided by the Mortgage Institutions Act (No. 53 of 1989)
legal ad administrative framework on the establishment and operation of PMIs (Federal
Government of Nigeria, 1993). However, the Banks and Other Financial Institutions Act of 1991
(BOFIA), was to transfer the licensing, supervision and regulation of the Riarigage
Institutions and Federal Mortgage Bank of Nigeria to the Central Bank of Nigeria (Federal Republi
of Nigeria, 2012). According to Nubi (2000) the mandate of FMBN includes:

I.  The provision of longerm credit facilities to mortgage institutionsigehNa
ii. To support the emergence and nurture the growth of mortgage institutions towards
financing housing provision in Nigeria

iii.  To mobilise funds from local and foreign investors to the housing sector

Ilv. To serve as a link between the housing sector angitheroarket

v. To create a practical secondary mortgage market

vi.  To mobilise and administer the National Housing Funding in accordance with its provision
Additionally, as part of the 1991 National Housing Policy, a strategy to develop a mechanism for th
provision of housing finance to middend lowincome groups led to the promulgation of the
National Housing Fund Law (Act No. 3 of 1992). PWC (2019) established that the National
Housing Fund Law created the National Housing Fund (NHF) whose principabaiacilgate
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the provision of affordable housing to all Nigerians. According to Federal Government of Nigeria
(1992) the objectives of the NHF is to:

i.  Facilitate and mobilise funding primarily for housing provision for all Nigerians at affordable
prices
ii. Ensure the continuous supply and distributions of loans to Nigeria primarily to build,
purchase and improve their dwellings
iii.  Provide incentives that attracts housing investment from capital markets
iv. Encourage the development of programmes towards ensuraigakffieechanism that
specifically targets lamcome housing
v. Provide effective policy control on fund and resource allocation between the housing sector
and other housing sectors of the economy
vi. Provide longerm loan facilities to Nigerian mortgagetor for access to contributors of
the Fund
The funding of the NHF comes from four sources: the mandatory contribution from individual
subscribers; 10 percent investment from commercial and merchant banks; 20 péfeesavirog
and 40 percent lifeufids from insurance companies; allocation from the federal government
(Federal Government of Nigeria, 1992). The framework for the mobilisation of FMBN funding is
shown inFigure ®. The modification in #afigure allowed for additional description on NHF
subscribers. Additionally, the funding to housing corporations and private developers is highlighte
in dotted lines indicating it as an outlier that is currently omitted from NHF fuiditey.the
operatonal structure of formal housing finance model is preseriigaiia 3L0. Furthermore, the
feature of the NHF is highlighted in Appendix 3.5 while Appendix 3.6 answers some of the most
frequently asked questions about the NHF.

The mobilisation of the NHBubscription of public and private sector workers is managed by
FMBN through outreach branches spread across eight regional offices located across the 36 states
Nigeria and the FCT (Federal Government of Nigeria, 20EIgtt&impt at decentralisatiisnon

the premise that a fundamental driver of the enabling strategy to housing provision is creating a
effective housing finance system {IABITAT, 2008). While the FMBN was created during an

era of direct housing provision, it was maintained andcteistdu with the introduction of the
enabling strategy in the country. Hence, the primary source of FMBN funding and by extensior
housing finance in the country is through subscriber subscriptions and annual allocations from th
government. The structurd bIHF is to provide adequate housing for Nigerians through
subsidised mortgages disbursed by the HABderal Government of Nigeria, 1992)
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ocal Private Institution
Investors:

ommercial Banks and

insurance companies

Trust Fund (NHTF)
at FMBN

Money suppled to house buiders
Housing Coprporations and Private
Estate Developers I
l through Estate Development Loan
EDL)

Figure3.9: The framework for mortgage housing finance targeting NHF subscribers (source: adapted from Daniel, 2014)

There are conditions for access to the NHF scheme from FMBN. The scheme is exclusive to
subscribers only and in terms of location of dwelling owmeatsh unrestricted to any part of the
country. Concerning the conditions for an ir
condition of any prospective beneficiary. There are two ways this is adbremelividuals that
areemployd in the for mal sector (either public
through registration with an accredited PMI. The PMI on behalf of the FMBN collects 2.5 percent
of the individual s basi c nyoanhsolice romdha enaployer a n
(Ogu and Ogbuozob2001) However, individuals employed in the informal sector subscribe to the
NHF through cooperatives where they deposit momthhgribuions, with the cooperatives
mobilising the funds on behalf of the BIM(Federal Government of Nigeria, 2011).

Second-tier
activities

—
(

Sources of Mortgage Mortgage is
funds orignators created
A

| Secondary Mortgage Market

Figure3.10 Operational structure of formal Nigerian housing finance model (source: Daniel, 2014)
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Federal Mortgage Bank
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(NHF) Scheme

Figure3.11: Route of NHF scheme contribution from individual subsci

The primary role ofooperative societies and PMIs is to serve as a link between an individual and
the FMBN in the NHF proces®©gu and Ogbuozobe (2001Yhrough these intermediaries,
dwellings are accessed by individuals subscribed to the NHF gebeenal Government of
Nigeria, 1992)For instance, an interested individual subscriber places a request to purchase
dwelling from a PMI (in the case of those working in the formal sector) or a cooperative society (for
those working in the informal sector). In turn, the PMlooperative society scouts on behalf of

the individual a dwelling from the real estate market upon which a mortgage is created (Figure 3.1.
While there are some criteria that prospective dwelling must satisfy, however, the most importar
criteria is that any prospective dwelling must have a secure land title with a Certificate of Occupant
(Federal Government of Nigeria, 2011).

Furthermore, for prospective buyers that are in the réghdidowincome groups, the unit cost of

the dwelling must notexcee mi I I i on (US$ 15, 000). Additi ol
is termed satisfactory once a prospective lmayeps the mortgage equity contribution. The
mortgage equity contribution of the mida@led lowincome housing range ob million (US$

15,000) is 10 percent. For loans @b million (US$ 30,000) and5 million (US$ 45,000) the
mortgage equity contributia20 percent and 30 percent respectively. The highest loan granted by
the scheme is15 million (US$ 45,000). Once a prospective buyer meets all requirements upon
checks, payment of the equity guarantees ownership of dwelling with FMBN paying of€¢he balan
to allow the subscriber take possession of the dwelling. In the caseinebrwav groups
particularly, an equity contribution of about US$ 1,500 is required on a dwelling that costs US!
15,000 with FMBN paying of the remaining US$ 13,500 to alloowdimedme household take

possession of the dwelling. Often, the loan tenure ranges between 25 and 30 years, however in |
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case of individuals that would reach retirement before this; the loan payment is spread in a way th
ensures payment is completefbigeretirement. A subscriber tlatessdbe fund is expected to
continue making the monthly contribution to the scheme until the complete repayment of the
mortgage. Once repayment is completed, the subscriber receives a refund of their subbcription wi
an additional two percent as interest (Federal Republic of Nigeria, 2012).

Subscribers could use two alternatives to ac
Estate Development Loan (EDL) granted to housing developers or cooperagéties aath the

express interest of constructing dwellings that mortgages are crefitpat ¢o8LQ).

employee

N
Housing Housing Cooperative
Developer Developer society

Public sector Private sector Informal sector
subscriber

Federal Mortgage Bank of
Nigeria (FMBN) National
Housing Fund (NHF)
Scheme

Figure3.12 Subscriber's access route to NHF funding

There are little differences though on how developers and cooperatives access the EDL. In the ca
of housing developers, there are some primary requirements. This include evidence of registratic
with the Corporate Affairs Commission; registration widdl Rstate Association of Nigeria
(REDAN); and registration with FMBN. Another requirement needed is that the prospective
developer must have a firm commitment from a group of interested subscribers to the NHF schemg
working in the formal sector (public ivate) and this often requires a collaboration between a
housing developer and a PMI to achieve. Once, these requirements are met, the housing develoy
approaches FMBN with their application for consideration through the PMI. Furthermore, the
responsibities of the housing developer on such schemes includes the acquisition of land for the
scheme, obtaining secure title documents for each plot that accommodates a dwelling, as well as
production of designs and layouts of the scheme. Additionafighémee must consist of varying
dwelling sizes to accommodate varying household sizes, this may be at different prices but fc
middle and lowincome housing schemes, they must not exceed the maximum thresthold of
million (US$ 15,000).
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In the case of co@patives, they follow similar conditions to the housing develpperromwho

should be the beneficiaries. The beneficiaries of cooperatives housing schemes must be the
members (informal sector subscribers). The cooperatives must be registeMBNviéind-one
similarity they share with housing developers is that the must also collaborate with a PMI registere
with FMBN to access the loan. Both the housing developers and cooperatives must recruit the
service of professionals in the construction indus ensure planning and building codes
requirement are met. Disbursement of the EDL is usually in three instalments. The three instalmen
coincide with three milestone stages of construdinglingthe substructure, the susdrmcture,

and the istallation of finishes. The subsidy to the scheme is reflected on its interest rates, where ti
either the housing developer or cooperative society it comes at an interest rate of 10 percent, whi
to the PMI it is granted at an interest rate of 4 perteniniturn providethisto subscribers &t

scheme at 6 percent interest rate. These arrangements were to provide a continuous and an effec
access to housing finance to both aspiring homeowners and housing developersdekpitever,

this structure, the scheme has failed with a dismal return of less than two percent access |
subscribersAdedokun et al., 20111

Furthermore, according to the Federal Republic of Nigeria (2012) the failure of the National
Housing Fundo provide adequat housing for middleand lowincome groups is attributed to
severafactors. Firstly, the operational modalities of FMBN and PMIs coupled with continuous
inconsistencies in government policies impeded the impact of the NHF. Secondly, major
contributors tahe Fund such as merchant banks and insurance companies failedipotmeget
commitments, and this was aided by the failure of government in erdongotignce Thirdly,

there was little commitment on the part of government at all levels to eoftttdgaontributtions

from workers. Fourthly, the government itself has continuously and consistently failed to meet its
annual contribution to FMBN. Fifthly, the cumbersome and bureaucratic bottlenecks is contributing
to rising cost of acquiring and tramghg land in most parts of the country. Sixthly, contributors
continue to encounter difficulty in accessing loans and mdaghtiesirom the Fund, and this is
attributed to insufficient funds. Additionally, the low income levels of most corgritador
subsequentlgninability to meet loan repayment terms contributes to the lack of sufficient funds in
the NHF scheme. Lastly, the cost of perfecting mortgages is very high and constraints to housin
finance is impeded by provisions of the LandAdseand this restricts access to secure legal title
(Federal Republic of Nigeria, 2012).
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3.11 Reasons behind the growing housing deficit in Abuja

As highlighted previously, Abuja was created out of the need to correct the mistakes and glarin
shortcoming of.agos as a capital city (LeVan and Olubowale, 2014). Part of these shortcomings
include the provision of adequate social services such as housing (Mptasmae9 2006). From

the literature reviewed there are various factors established as infpadiag) &fiequate housing
provision in Abuja. This study is of the view that theotdkd o f Abuj ads develo
throughproper evaluation and planning. This is demonstrated in the policy inconsistenssesl

in resettlement and relocatio of i nhabi tants at the time of /
in policies regarding resettlement impedes genuine effort at housing provision especially for th
urban poor. Incessant demolitions continue to increase the housing deficit. Tofethesidtthe

growth of informal settlements and slums that are detrimental to the health -bathgvef

inhabitants.

Furthermore, programmes created to address the housing deficit in Abuja like the Mass Housin
Programme (MHP) were riddled with rtegmo, corruption and loopholes that favoured the affluent

to the detriment of those that it primarily was creatailtfa lowincome groups. There was also
flagrant disregard for the guidelines on the implementation of the MHP. Firstly, supervision of th
schemes was suboptimal, and majority of the housing developers capitalised on it and construct
dwellings that are of poor qualitisman, 20065econdly, enforcement by government was lacking
and this made it easier for housing developers to negtextesy guidelines. For instance, the
MHP guidelines stipulate that in every scheme constructed, at least 30 percent of the dwellings mt
be for lowincome groups (Federal Capital Development Authority, 2000). However, this was
openly disregarded with ratevelopers instead constructing dwellings for middte high

income earners. Thirdly, the aim of the scheme was to provide rapid development through the
construction of dwellings and provision of infrastructure, this also failed with most of the scheme

constructed without basic infrastructure.

Away from the planning and implementation structure of the Federal Capital Territory, access tc
land and finance are inherent hindrances to efforts at effective housing provision. The Land Use Ac
is riddled wh too many bureaucratic bottlenecks that not only discourage investment in the sector
but also fail to embrace the inclusion ofilm@me groups. Furthermore, while the NHF scheme
sets out to support leimcome groups desire to be homeowners, access &chtbme when
compared to total number of subscribers is abyaadedokun et al., 201Bdditionally, there are
contradictions between the government guideline on the NHF and government national housing

policy programme. For instance, while the NHF linaed&ipulatethata subscribepay six percent
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interest rate to PMIs, the national housing policy though acknowledging that interest rates must b
single digit suggested that this rate is to be determined annually by the minister in charge of housir
This also include rate of lending from FMBN to a PMI, the maximum loan to an individual
subscriber, as well as the maximum period to repay the loan (Federal Republic of Nigeria, 2012;
65-66).

Additionally,the adoption of neoliberal policy in the houssegtor from international finance
agenciewvas on the premigehat adopting the o6free mar ket o
housing delivery by relieving the state of this responsibility. However, as argued [§20Aélbers
neoliberalism promotes its agenda both during economic booms and bursts, and an evidence of tf
can be seen in the state protection offeydtle housing sector during the 2008 financial crises
through injection of massive public funding anduiailAdditionally, lhe failureof previous

housing policies in Nigegan also be attributed to a failure to neither embrace-terongower
structure nor an ideology that drives provisiam embrace of either could have provided a
platform for the cotinuousevolution of housing provision process. For instance, while the-Esping
Anderson welfare typology provides a power structure, the Kemeny typology provides an ideologic:
structure towards the evolution of housing reforms (Stephens et al.,, 201&pdBmyies were

applied to variegated contexts in the Global North (Hoesktra, 2003; Kemeny, 2006)

3.12 Defining some concepts to lamcome housing provision

Housing policies are often confounded with terms and concepts that are unclear. The inheren
ambiguity in these concepts that are meant to guide implementation hinders efforts at provisior
(Bramley, 1994). Hence, the following section provides clarity on some useful concepts to low

income housing.

3.121 Housing affordability

Due to persistent corrns from governments and citizens, there is a consensus in housing studies
that affordability is a vital component in proffering sustainable policies (Bramley, 2012; Hulchansk
1995; Jewkes and Delgadillo, 2010; Ram and Needham, 2016; Robins@0&}t &louaing
affordability is an inherent relationship between a housing dwelling and a household, it relies on th
earning ability of a household, their savings agaswtiker factors such as access to finance in the
form of mortgage. While it has beeoubiquitous in enacting housing policies, it is yet to be fully

incorporated in policy documents in developing countries like Nigeria, this is attributed partly to the
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divergent views on how it should be measured (Bramley, 2012). Linneman and Mgf8#iugbe
p. 371) argued that:

Talk of housing affordability is plentiful, but a precise definition of housing
affordability is at best ambiguous

As such, despite wide debate on affordability in housing, the phenomenon invokes divergen
meaning in both literature and practice (Bredenoord et al., 2014; Bramley, 2012). The origin c
housing affordabilitgfates ta 1"@entury studies of household pets and in the commonly used
turnofthec ent ury expression one weekds pay for
Furthermore, Chaplin and Freeman (1999) observed that it has become a priority in housing
provision for lowincome groups from tHate 1980s. While a plethora of literature (Obi and Ubani,
2014; Bogdon and Can, 1997; Bramley, 2012) argue that the widely accepted definition of housii
affordability is that by Andrews (1998) which defines it as housing cost as a ratio of a househol

income not exceeding 30 percent. Nonetheless, Stone (2006) defines housing affordability as:

An expression of the social and material experiences of people, constituted as
households, in relation to their individual housing situatiffrdability

expresses the challenges each household faces in balancing the cost of its actual or
potential housing, on the one hand, and itsheasing expenditures, on the other,

within the constraints of its income (p. 151)

Bar ker (2004 fardalkisl| itthyadt odu g h't to be an [
sustainable housing provision. The mantra in most developing countries is the need for policy
planning to primarily target oaffor dabgltee hotl
a definition that is acceptable to housing stakeholders. As such, public policy with regards housir
affordability is usually facilitated through some certain indicators and normative standards throug
which conclusions are deduced. In discudsiegt 6 di ver se and i ncompat.
affordabilityd, Stone (2011) established t he
approachessedo defirehousing affordability) (Stone, 2011, p. 15). They are:

Categoricad a satement of ability or inability of households to pay for market housing, but
without a measurement foundation.

Relatived changes in the relationship between summary measures of house prices or costs an
household income

Subjectivé whatever individual heeholds are willing to or choose to spend
Family budged monetary standards based on aggregate housing expenditure patterns

Ratiod maximum acceptable housing cost/income ratio
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Vi.

Residuad normative standard of a minimum income required to medéitonsng needs at a

basic level after paying for housing

Housing affordability encompasses various components (Figur@t2ebells a contrast between

the purchase cost of a house referred twapi$al varialbled the cost of maintaining the house
which isreferred to as asccupational varisast often, while the ability of a household to purchase

a house depends on the costs of items such as infrastructure, land, building materials, labot
finance, profits, and interest rates, they are primarilyndetere d by a househ
requirement, savings, as well as the size and length of payments required to repay the lo:
(Bredenoord et al., 2014). There are also attendant costs attached to purchase drtithbpuse
include building maintenancedlan| e a s e, service cost s, i ntere

non-housing expenditure.

Material/ house input Material/house input
Land
Land/lease rates
Infrastructure
( Service costs )
Building materials
( Labour and profit ) Building maintenance

House House occupation
purchase cost cost

Housing

Finance
affordability
for

Down payment
requirement households

Ability to finance
purchase

Finance

Interest and loan
periods
Ability to
financially service

Service and debts Income and expenditure
assets
(Minus) (Minus)
( Outstanding debts ) E\Jon—housing expenditure)

Figure3.13 Basic components of housing affordability (source: Majale et al., as cited in Bredenoord et al. 2014)

However, in discussing the concept of housing affordability, the following three distinctive
approaches from Bredenoord et al. (2014) are adopted, this is not only based on their suitability |

application globally but also in espousiwgncome households. They are:
i.  The house expendituddo 6 income ratio

ii.  The residual income approach, and
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lii.  The incremental development approach

3.12.1.1 The house expenditd@edincome ratio

The housing expenditut@income ratio is not only the most widely recognised indicator, but also
the oldest in history (Stone, 2006) . It i s t
rent 0. 't i s based o mpaytfohheusingarcrelagiam iotheirancome,lsucht  h
that a household is deemed to have housing affordability problenthesheay more than a

certain percentage of its income to acquire adequate and suitable housing (HL&@Enski

Gl oball vy, comparison between a househol dos
measure of housing affordability. This method is extensively used in countries such as the Unite
States of America, the United Kingdom, Canaaisirala, and China. Despite criticism on its
Oarbitraryd and aSsamethanallthousebolds cart affardetddpaytab rmuch as 30
percent of their income on housing, #rgumenton its major advantage lies in its ease of
computation with fewariables useahdthe fact thasuchvariables are accessible (Mulliner et al.,
2013). According to Hulchanski (1995, p. 476), six ways in which the housing expenditure to incom
has been used are:

i.  Description of household expenditures
ii.  Analyses trends, cpares different household types
li.  Administration of public housing by defining eligibility criteria and subsidy levels
iv.  Definition of housing need for public policy purposes
v. Prediction of the ability of a household to pay the rent or mortgage

vi.  As part of theelection criteria in the decision to rent or provide a mortgage

3.12.1.2 Residual income approach

The residual income approach arose from arguments on limitations of theratiooapproach.

Stone (2006) argues that housing affordability can be losketkatalistically by assessing the
correlation between a househol dds i nhousinge, t
necessities. Obviously, such an ahoysingnaedlis i n
predominantly determinbdy v ari abl es such as the si-tlme of

i ncome. Referred to as Oshelter povertyd the
spend on housing after deducting 2001 ihteer nec
amount left for either rent or mortgage is insufficientraft@svingcost of norhousing essentials,

then a household has an affordability probf&teoneargued that for instance, comparing two
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different households who are on the same icbut different household sizes, the larger
household would be expected to spend more ofmaasing essentials compared to the smaller
household. Likewise, comparing two different households with the same sizes and composition bt
different postax incones, while both will be expected to spend similar amounts fhousing
essentials to achieve a comparable living standard, their spending on housing will certainly diffe
Thus, a household with a smaller family size or lowarapastome would affordgetter housing

than a household with a larger family size or that with a highxgosbme.

The strength of this approach is argued by Jewkes and Delgadillo (2010) who contends that usit
the residual income approach could ensure that householdsdwgtevith regards to income for
both housing and nemousing expenditure, thus safeguarding their financial stability. However,
critics of this approach argue that residual income approach comes with inherent problems, such ;
the measure of standard fmn-housing expenditure which contmteegenerate controversy. For
instance, in the United States,-hoousi ng expenditure i s b-ased
household budget published by the Burped®u of
Nonetheless, the BLS budget system was discontinued in 1981, the measurement standard was t
switched to the consumer price index as a measure-todusing expenditure, an indicator which
neglects changes in the market basket over time (Bogti@an, 1997). Furthermore, in the UK
the standards were based on the Bradshawos
minimum income guaranteed by the social security benefit system (Bramley, 2012). The argume
agai nst St o nyedpmack b sutcinody put pyoBogdontand Can (1997) who contend
that:

Philosophically, the shelter poverty measure focuses more attention on income than on housing

since it shows the general inability of certain households to purchase the bases nétitsgji
49)

Thus, these limitations contributedréstrictng the acceptance of the residual income approach

when compared to the housing to expenditure ratio.

3.12.1.3 Incremental development approach

Referred to in literature as progressive expansion or autoconstruction, the incremental developme
approach is adusing affordability system that entails the application of incremental finance through
small shorterm loans applied in sbliilt incremental housing practi@dsikhija, 2024 Fuelled by

the continuous absence of housing finance from government bt iof loans and mortgages

for the urban poor in developing countries, the incremental development approach is a system the
fits lowincome groups on small and irregular incomes such that it allows for flexibility in

expenditure patterns with regards the meagre income of the urban poor. Incremental
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devel opment approach accommodates the devel
finance, needs, time, and resources (Mukhija, 2014). This commonly starts with a single room 1
accommodate the famigybsequently expanding to accommodate for more rooms, and eventually

to whatmayaccommodatthe familyandserve as a means of additional income through renting.

There is criticism in literature on the incremental appbeaeause afs potential contoution to

rising urban sprawl (Burgess, 1982; Ward, 1982; Pugh, 1994; Caldeira, 2017). Neverthele
Bredenoord et al. (2014; p. 11) argue thatastrificismignores the notoh hat o0t he ur b
will be better helped with affordability measuresf that their ' iveli hood
approach helps in not only making home ownership affordable but also in increasing the supply ©
rental housing (Mukhija, 2014). Furthermore, while this is an idea often associatetheatndow
households irdeveloping countries, its effectiveness is strengthened in the application of such
practices in developed countries such as the United States (Mukhija, 2014; Mukhija and Monkkone
2006).

3.12.2 Affordablehousingn Nigeria

Globally, andspecificallyin Nigeria a common mantra used in housing provision is the term
o0affordabl e housi ng?o.,and atieast witHinghe comexnhod Migehess s u &
study argues thataften misguides stakeholders in housing deliveryrdResas established that

how a phenomenon is defined could affect the nature of both policy debates and resultant polic
outcomes (Goetz, 2008). Furthermore, literature indicates the existence of multiple definitions o
affordable housing (Nouwelant et 2015; Paris, 2007; Wallace, 1995). Paris (2007) established that
in discussions on oOaffordabl & inkiffevesti cougtbes ¢ o |
Wherasin Australia the terms refer to loast homes for first time buydrsEngland iprimarily

refers to social housing provided through-market provisions. Wallace (1995) recognised that
while there is no official definition of aff
housing costs in adequate housing should ot mor e t han 30 percent
786). This definitigrwh i ch 1 s r ef er r e d, is that ensbsaced Hy éhe Anrenichne o
Department of Housing and Urban Development (Nguyen, 2005). In India it refers to housing
withinrmsomeaféordability criteriond that cc
size, or dwelling cost to income (Gopalan and Venkataraman, 2015). Furthermore, In Australia,
refers to housing beneath a stipulated price range. Specifically, Nanvesant et al. (201p8.

79 defined it as O6housing that -tomodagegncompr i a:
households and priced so that-land moderatencome householdsnmeet their other essential

basic | i vi nty withoregardsdo. honte mwenership,i tree &JK government defines it as
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housing provided at level which the property mortgage repayment should be higher than what i
paid on renting in council housing, but lower than market levels (British Broadcastingo@orpora
2016).

However,as highlighted previouslgpsts alone do not determine what constitutes affordable
housing, because it is also defined by variables such as, accessibility, suitability, density, and adec
social services (Abernathy, 200Bg cas in Nigeria refers to a phenomenon that is vague and
highly subjective at best and may only be applicable to the few government provided dwellings thi
are sublet to employeésh e wi de use of 6affordabl e housi
schemes in igeria and particularly in Abuja leaves a notion that it is used more as a label for
marketing purpose by housing providensersuadingrospectivéouyers. Additionally, the use of

this term could be as a result of a group of stakeholders wrestlipgst® am intellectual structure

on a messy housing provision structure, or stakeholders crafting ideas to appeaketable

groupwho feel disenfranchised by the system to their housing plight (Weiss, 1989).

In any case, there are instances wherenpocsuld be argued as affordable due to provision
arrangements embedded(Burgess et al., 200%) the view of this stugdyhe rareform of
affordable housing in Nigeria is that which is provided by an employer (public or private) to an
employee at below market rates often in form of rental accommodation. Payment is often througt
monthly deductions froomae mp | oy e e 8 s @ thd naore yomman rfornr cd angual rent
payments iwgities like AbujaCommon examples of such housing dwellings are provided mainly for
public service employees such as military anthipigasy personnel, andsomecases noservice
employees such asademicians iboth public and privateniversities. Gurran et al. (2008) argue
that oftboenhddhowsing and affordable housing
varying meaning. While affordable housing is aimed at persons whoserggame them from
accessing housing on the open market (Burgess et al., 200633t loousing refers to non
subsidised housing providegsinglow-c o st mat eri al s, or oO0savings :
size or construct i 02008,spt h Wast importarfttiizce risr aanmajore t é
distinction between affordable housing and housing affordability. Downs (2004) establishes that th
difference is that affordable housing particularly targetsiclomve groups while housing
affordabiltyve i ghs ot he ability of al/|l i ncome group
t hey wa nThé inability. to disBnpuish between these terms rendiallenge besieging

housing policy process in Nigeria.

Consequently, affordable housing ought to be a term embraced in the cofaremtiatipn,and

implementation of housing policiesiriclude economically vulnerablegple Hencebecause of
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ambiguity surrounding the terina f f or da b | e 6 whhinuahs contgxt of this studyo i d e ¢
dissuade a loss of meaning to the primary talggti nc ome gr oups. Since 0
subjective and could refer to either a,laviddle, or highincome earner, the use of the term low
income groups isiewed as a panacea to ensuring the most economically vulnerable group is
considered in the quest for adequate hotciradi

3.123 Low-income groups

Generally, the Nigerian society is characterised by a high degree of income concentration such tt
the usual theoretical classification of income groups into ridgdle, and lowincome is hardly
applicable based on the perceptiomo$tNigerians. The harsh economic reality is that while the
high- and lowincome groups can be easily identified, the nndbdiene group is hardly discernible.

This might not be the cadmt is a strong indication of the difficult economic reality in
contemprary times in the country. Thus, with alwel of income per capita, the existence of a

high level of inequality directly results in a high proportion of the poor people.

The Nigerian National Housing Policy (NHP) 2012 identified three income gouipsg social
housingprovisiont h e 6 n o 0 -income, @md doyvenitldte wicome groups. The document

defines each of the groups as follows:

i. 0 N-mcome groups are defined as all persons whose income does not exceed the national average of 2
percenof the National Minimum wage (the minimum wage is currently N18,000 or US$ 60)

i. Thelowi ncome group is defined as al |l -imerosmems |vwhvoede |
not exceed the National Minimum wage (N433018,000.e.,US$ 1% US$ 60)

iii.  The loweimedium income group is defined as all persons whose annual income exceeds the National
Minimum wage, but does not exceed four times the National Minimum wage (&78,004.e.,US$ 6(®
US$ 236) 6

(Federal Republic of Nigeria, 201Z;§)

In understanding the attributes of Jmwome groups in Nigeria, a study conducted by a financial
sector development organisation in conjunction with some international donor agencies establishe
that lowincome groups work in both formal and infdrreectors of the economy, usually
undertaking multiple jobs in order to susta
generates a cumulative monthly average income ranging betweed INE)QDT0 (US$ 18USS$

131) (EFIA and Finmark Trust,12).

One way to establish a baseline foritmame groups issinginternational indicatersuch athe
international poverty line. Defining the phenomenon based on the international poverty line would

indicate looking at people earning at least a minadhWw8$ 3.20 a day. This is the case because
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Nigeria currently belongs to the middme countries who have an international poverty line set
at US$ 3.20 per day (equivalent to N30,000 monthly) (World Bank, 2018).

3.13Research gap and study contriouti

Over the course of the review of literature, it has been established that adequate housing for tf
urban poor continues to be a challenge for all governments. This is even more critical in developin
countries like Nigeria where competing demands sudinegtructure, education, health, and other

social services require similar attention from governments. This calls for the development of

strategies that are grounded in contemporary realities as well as sustainable practices.

The importance of adeqgeahousing is highlighted by Mukhtar and Amirudden (2016) who
established that as of 2016 the global population of people living in slums is about 1 billion and thi
will significantly grow by the year 2030 to at least 3 billion people who will reqogeahdusasic
infrastructure. The emphasis on-loeome groups who constitute most of the informal sector
comes on the background that at least 80 percent of the Nigerian population rely on the informa
sector for shelter, and this is often associate@bhbrrent living conditions, tenure insecurity, and
absence of requisite infrastructure (Muhktar and Amirudden, 2016). Furthermore, due to high
ur banisation rate with more than 50 percent
housing challgye is more pronounced in the urban areas (Mukhtar and Amirudden, 2016).

This comes on the background that developing countries like Nigeria are continuously impacted b
neoliberal practices that favours free mairketnprovision. Additionally, pastltae of housing

delivery in Nigeria is attributed to enactment of simplistic policiegetieatesigned toplown.

Aduwo et al., (2016) argue thatdogvn approach had guided previous housing delivery efforts by
governments in Nigeria, and this had failed br i dge the countryds holt
study by Shinyabola and Olayele (2019) highlights the existence of several housing provisic
strategies in literature but argue that a common limitation observed in most of them is the absenc
of empirical evidence. The study highlights turnkeysalere sitandservices, Publrivate
Partnerships, and joint finance/venture as effective strategies adopted by the private develope
(Shinyabola and Olayele, 2019). However, apart freands&xices all the strategies employed by
private developems the studyexcludesow-income groups. Even the satedservices strategy can

only accommodate a few lawome groups since it requires the participation of rahdidnigh

income earners. Becaus these and related challenges, in developing countries, Nigeria inclusive,
housing at the loomcome level is often provided informally. The informal sector provides this

housing in tandem with informal land subdivisions (Keivani and Werna, 200&ymbBtet
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Aalbers et al., (2020) established the dearth of empirical studies on the process of financialisation
housing in Global South countries arguing the importance of such studies could help in
understanding if housing financialisation shapessbiafged by housing policies and practices.
Aalbers et al., (2020) argue that this is vital in understanding the evolution process through whic
housing markets, policies and practices evolve. In addition, over the course of this study sever
housing provien frameworks were assessed. TWaeg mostly developed with a view to either
industrialised countries or to both industrialised and developing countries. fétetiuese
applicable to developing counttike Nigeriain relation to context, it may H#ficult to transfer

or implement. Furthermore, the few that maybe applicable to Nigeria have two major limitations.
First, they do not align with the concepts of sustainable development. Second, and mos
importantly, the provision drivers developed osdghframeworks are not driven by identified
stakeholders and the frameworks did not develop measurement and assessment indicators that co
be used to evaluate the performance of the frameworks to accommodate for their improvement
Additionally, the studipy Mukhtar and Amirudden (2016) discussed the inherent challenges in
housing delivery in Nigeria, however, the si
or field survey to coll ect dat a f r oo usrttahkeerlt
solutions to the housing problemsd couhatd be

involves interaction with relevant stakehalders

Furthermore, iterature suggests that the omission of vital stakeholders in the design and
implementation of housing policies continue to impede adequate provision. Highlighting the
importance of a major stakeholder group, Ogunbayo et al., (2016) argue that prgte hous
developers provide up to 90 percent of urban housing in Nigeria. This underscores their importanc
in housing delivery in Nigeria. To corroborate this, Shinyabola and Olayele (2019) argue the
because of the active role private housing developeiia playsing delivery in Nigeria often
employing various strategies, bridging the massive 17 million housing deficit in the country require
thar participationAdditionally a strategy that primarily targetsilosome groups is required if the
housing detit is to be suppressed since they constitute most of the population and with the highest
housing needince, the target is lamcome groupshis placeshemas an important stakeholder

in housing policy designEherefore the important roles of houg providers and leimcome

groups in housing delivery cannot be -ewgphasised. Additionally, on the other hand, the
importance of policy designers or policymakers who play the key role of drafting housing policie:
cannot be overlooked. Moreover, Clap(20i8; p. 164) argued that housing policy is any action
taken by any government or government agency to influence the processes or outcomes of housil
and this is made 0éthrough networks consi st
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hybrid orgpi zati onséso research aimed at policy

organi zationso.

Consequentjythis study argues that key housing delivery stakeholders can be grouped into thres
broad group of actors. These are the policy designerscgmpéiers (include states, international
agencies, local authorities, local and international financial entities), providers (public and priva
housing developers) and consumersifioeme groups). The adoption of the three broad groups is
integral to deeloping a sustainable provision framework that is participatory in Tiadueéore

through interaction with the three stakeholder grolissstudy makes a unique contribution to
knowledge in the following areas.

Firstly, since Keivani and Werna (2@0due that housing at the dmeome level is often provided
informally this study develops a framework that provides structure for formal provision. Secondly,
as an improvement to the frameworks reviewed, this study develops a participatory freahework t
is driven by sustainable development concept and whose implementation is systematic and i
assessment is outlined with each driver evaluated individually and responsibility on implementatic
allocated to key housing stakeholders. Thir@lgtudy erpirically contributes to filling the gap
highlighted by Aalbers et al., (2020) on the dearth of literature on process of financialisation o
housing in Global South countries and its impact on housing policies and practices. Fourthly
following up to Mukfar and Amirudden (2016) study which calls for stodikeselop solution to
housing delivery challenge in Nigeria through interaction with key stakeholders, this study fills the
gap by uncovering the barriers and solutions to housing delivery protadegts ¢hgaging three

key housing stakehol der s. Lastly, the study?o
and housing need. Myers (2011) has establ i s
percent (Myers, 201 putting enormougpressure on social services like housing. Additionally, the
city currently has a housing deficit of around 480,000 dwelling units (Roland Igbinoba Foundatior
for Housing and Urban Development, 2017). The construction of the framework is guided by the

variaus constituent outlined in Figure 3.14.
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Figure 3.14: Constituents of framework for sustainabiedome housing provision

3.14 Summary

This chapter provided historical context to housing provision in Niger@hdpter accomplishes
Objective 2which assesses past and current strategies to housing provision in Nigeria. The Chapte
outlined the factors thabntinue to influence rise of housing deficit in developing countries like
Nigeria. The pivotal role that urbanisation plays in thengrahallenge to provision of social
services in general and houssgnderlined. Other factors such as population growth, which
indirectly is also an attribute of urbanisation, is discussed by highlighting the projected populatio
explosion in Africa and the resulting pressure on social services. Afterwards, thet€hpptér a

to establish a link between poverty and housing provision. Literature has established that housir

determines the health and seling of a populatiorHHousingwithout basic amenities makes

communities and settlements inadequate in terms dfdadth and security.

Discussions in théhapter outlining the history of housing delivery in Nigaiiich shows a sub

optimal outcome from numerous national housing programmes that spans over four decades. Al
analysis of this suggeséverafactors rgsonsible for the dismal performance. First, there was an
instability in government wisleveramilitary regimes sandwiched between civilian administrations.
This may have contributed to both dismal outcomes and constant péefiogsflipith different

governments pursuing different agenda. Secondly, evidence from literature suggests that governme
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commitment to housing provision was minimal. A comparison to other social services affirms this.
Thirdly, the institutional and administrative frameworka pédde for the implementation of the
National Development Plans were too weak. Control of these processes were centralised within fe
agencies, and this resulted in the creation of bureaucratic bottlenecks that impeded effectiv
provision. Furthermore, éhbureaucratic challenges and centralised control resulted in the system
becoming corrupt and undermining outcome. Further evidence of weak institutional and
administrative structure in Nigerian housing delivery is highlightedcirallenges observed in
Abuja whose creation was primarily to oorrec
Lagos. The problems in Abuja were compoubgednstant policy fliflops with regards to access

to land and housing delivery. Initially, when the chpily was moved to Abuja government
concentrated on direct housing provision to cater for its mostlygarbicgpopulation. However,

the adoption of the enabling approach resulted in Abuja becoming one of the pacesetters where tt
freemarket philosdpy was fully embraced in the country. However, four major challenges derailed
its success. These problems remain intractable, the result of which is the aliemzdtoof thie

low-income groupwho resorts to thmformal sectofor housing.

Firstly, acess to laisdan inherent impediment to effective housing delivery. The cumbersome
process of land allocation creates bureaucratic bottlenecks that discourages investors, creates I
speculation, and encourages corruption. A major problem assodiadedest to land is attributed

to the Land Use Act. Enshrined in the constitution, the Act is a centralised tenure system whict
limits the powers of local authorities in the process of housing delivery. Additionally, despite the
Land Use Act vesting alhtls to government at federal and state levels, existing evidence suggests
that customary land systems (land ownership to individuals and communities) is still practicec
Often, individuals and communities impede housing dgreessdy refusing to cedessession

of such lands to government. Secondfsastructuremain underdeveloped with most part of the
cityods sat el | i-inceme groupsresidesmohexistent. Thiodly, assessing the
implementation of programmes such as the MHP suggestakregulatory arrangemehe
administrative structure of housing delivery. The supervision of housing programmes was
intermittent and an inability in adhering
Fourthly, the provision dfousig finances | i mi t ed wi th FMBN as the
finance for lowncome groups. On the one hand, government capitalisation of the FMBN is
inadequate, and, on other hand, FMBN is a regulated entity thus access to its funding sy individua
is subsidised and this may be deterrent to private inveswasrafiyemenn FMBN highlights

the difficulty in separating housing as an economic commodity from a welfare item.
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The next Chapter presents the methods and methodology adopted forythie disclisses the
ontological and epistemological assumptions underpinning the methods employed. The stud
methods are presented through the three stages of the study. Furthermore, sampling, data analy
and ethical approval process for the studyigitegited.
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CHAPTER 4. RESEARCH METHODOLOGY AND
METHODS

4.0 Introduction

This Chapter presents a synthesis of the research methodology and methods adopted in this Ph
study. The study is premised on a qualitative resparciach to enable a deep understanding of

the phenomenon through participants. The Chapter commences with discussion on the researc
design as well as the philosophical assumptions guiding the research process in general. This
followed by the argumerftsr situating the research within the realm of constructivism paradigm.
Furthermore, the case for interviews as a data collection method is succinctly put, with a detaile
method of sampling, the process of data collection which was preceded by seekiagiag

ethical approval and informed consent. The interviews which were phased in two stages ar
complemented with government documents and grey literature. The techniques used in data analy
and synthesis are demonstrated, after which the prodedsabienges to validity and reliability in
gualitative research are outlined including a demonstration of efforts made at mitigatingsagainst th
within the study. The methodological process of the study concluded with validation of the
framework develau and this involved the participation of 10 participants who had participated in

the previous stage of the study.

4.1 Research design

As explicated in |iterature, the term resea
Creswell et al., @7) contend that research is a scientific and systematic search for pertinent
information on a specific topic. Singh and Nath (2668&he research as the process of
systematically examining a phenomenon with the aim of seeking information fromwéé obser
phenomenon in other to proffer a more effective solution. According to Singh and Nath (2005; p.

10) the purposes of conducting research are:

I.  To gain familiarity with a phenomenon or to achieve new insights into it
ii.  To portray accurately the charadtesi®f a particular individusituationpr a group
iii.  To determine the frequency with which something occurs or with which it is associated with
something else
Iv.  To test hypothesis of a causal relationship between variables
For a researcher the conceptcd s ear ch design involves O0makin
for the choices ¢hea and ¥amownP@l®)e lBencé, $he precass of zesearch
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design in this study is guided by the 13. ve \
While the five W0s are O6Why?d6, O6What ?d6, 0Who

Why: This is the foremost personal question to the researcher in the research process. It is the ke
determinant of conducting research, as there are sufaenntal questions that guides it. These
guestions include the researchers professional background and aspiration, the knowledge gap in
study area, the purpose of the research, the potential impact of the study, the funding available fi
the study, ahthe access to data on the study area. According to Dawson (2009) a fundamental pal
of 6whyd in conducting a research for a wuni
research provides the opportunity to reach the required intellecaldstard if the research
woul d generate enough materi al to write dis
reflecting on the o6whyd could be aided by

researcher could develop useful ideas.

Wha: The O6whatd question seemingly comes aheart
ought to be the starting point of the research project. Specifically, it needs to be made as clear
possibleto guide the process of defining the study. Adequae ought to be given to avoid

dwelling on a research study that is either
guestion forms a philosophical concept with
each representirgdisciplin&knownas ontology and axiology (Duraatv, 2005). For instance, in

this study the research attempts to answer s
global trend of low ncome housing provi si ¢omdBlowincoméh a t |
housing in Abuj a?bb, and O6What woul d-incoomea st it

groups in Abuja?

Who: Thi s weighs in on the studyds potenti al [
of people researchers neéedontact for possible recruitment as participardsdsearch. For a

PhD dissertation that is time bound, it would be foolhardy to select a research topic that require
participants that are difficult to access. Additionally, this question deatsicaitipreblems in a
two-way interest such that it does not only cover participants that interest the researcher but als
participants who are interested in the study (Patel et al., 2003). Thus, as part of the proces
providing information sheet on theidt as well as seeking an informed consent are fundamental
parts of the procedure thaiust be addressé@ohn and Larson, 2007). This research recruited
three set ofparticipants:policymakers housing providers, and lmeome groups. This
classificatioms on the premise that these three groups constitute the key stakeholders involved in

the process of housing delivery, from policy formulation to construction of dwellings and
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subsequent consumers of the built dwellings. Whijgolisgmakersire resporisle for drafting
housing policies, the housing providers play an intermediary role of leveraging on the enacte
policies to produce housing dwellings, with thenosme groups perceived as the beneficiaries of

these built dwellings.

Where: The locatioof the study is very important, and it contribtaethe determination of a

suitable approach to the research. According
considered as a prerequisite for the development, and diffusion of taeitckmp®l and i nf or
(p. 1) . This study is situated in Abuj a, Ni

collected for both the exploratory study and the main study. The data collected from Abuja goe:
beyond that obtained from pagtents, it also includes grey literature obtained from government

agencies, local, and some international agencies operating in Abuja.

How: This deals with the process of the research design. It gives in details the procedure on ho
the study was structurdbe methods used, and the tools implored in data collection. According to
Newman and Covrig (2013) there are some researchers that are interested in study findings basec
how data was collected or analysed. In such studies it is common to findtemm indglic wording
addedtofan t he study title such as ©6historical (
analysis techniqued. Newman and Covrig (20:
techniques, especially of techniqudsinti@y specific types of data collection and processing, are

al so useful to tell readers how data was <col

Thus, the research design process serves as
(2014) contend thatsearch design is a logical structure connecting empirical data with a study
objective in order to deduce findings or conclusion. According to Hennink et al. (2011) a researcl
design cycle consists of four i nstiong; teviewikge d  t
research literature and incorporating theory; developing a conceptual framework for the study; an
selecting an appropriate main study approac/|
research approach (illustratedFigure4.l ) oinvolves the intersect
designs, and specific methodsdé (p. 5). The |
be referred to as the study master plan that proffers guidance on the stepsda#anting the
research. The research is divided into three phases; Phases | represents the exploratory study st
and while Phase Il is the main study stage, Phase Il is the validation stage.
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Philosophical ( —) Designs

: o s
Worldviews Quantitative (e.g.,

e Postpositivist Expirements)
o Constructivist Qualitative (e.g.,
¢ Transformative RESEARCH APPROACHES Ethnographies)
e Pragmatic e Quantitative Mixed methods (e.g.,
¢ Qualitative Explanatory Sequential)
o Mixed methods
Research Methods
¢ Questions

¢ Data Collection
¢ Data Analysis
e nterpretation
¢ Validation

Figured.1: A framework of researelthe intersection of philosophy, design and research methods (Creswell, 2014)

Phase | is the exploratory study stage that commenced with a broad literature review on th
phenomenon of losncome housing provision in Abuja, Nigeria. It concluded with analysing 15
faceto-face interviews that was conducted with participants in Alhgaresearch gap was
identified after the exploratory study, hence the commencement of Phase Il. Phase Il of the study i
the main study which commenced with the findings of the exploratory study and concluded with the
development of the framework for sirsable housing provision for laveome groups in Abuja.
Additionally, Phase Il is the validation of the findings from the main study with some of the
participants from the main study and subsequently the proposed framework for sustainable

provision of bw-income housing.
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Framework for Sustainable Housing Provision for Low-income Groups in Abuja, Nigeria
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Figure4.2: The study methodology

The combination of the three Phases (I, I, and Ill) of the study when combined produces the study
conceptual research flow (depicteéigure £). While the study established the need to revisit
definition of lowincome earners within current housing policy, the developed framework serves as a

structure for a sustainable {meome housing delivery.

4.2 Philosophical assumptions in research

Accao ding to Creswell (2014) , o0odespite the f a
research, they stildl i nfl uence t h@.Tipercancepti c e
of philosophy in reseabshraeferdeao®dotared adlp

research (Creswell, 2014). He further argued that in every research embracing philosophic
assumptions are normally othe first i1 deas il
t he r e gheaeticallperspective which guides in the formulation of the research problem, the
development of the research design, as well as the selection of data collection tools that wou

collectively contribute to the creation of knowledge. Furthermore, tieradd a philosophical
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assumption aids in ensuring oconsistency 1in
guestion; and provides grounding for research methods within an accepted epistemologice
paradigm, a procedure which differentiatecaaemic work from a lay knowledge by increasing
validityé (Proctor, 1998; p. 73)

For instance, in the case of this study, in deciding to conduct a researaticomevihousing in
Abuja, the studyods object i vedthdrenediassolstioniseel t I
to obtain knowledge from participants by exploring and understanding the meaning they attach t
the phenomenon of leimcome housing provision. Therefore, this study adopts a constructivist
approach and specifically, the usmtefview as a data collection tool with relevant stakeholders.

In this case due to their respective unique perspeptiregmakershousing providers, and low
income groups who play an integral part either as enablers, providers, or consummg iof hous
Abuja, are presumed relevant stakeholders for the study.

There are four forms of philosophical assumptions or theoretical knowledge widely accepted ir
literature; ontology, epistemology, axiology and methodology (Coffin, 2018; Guba and Lincoln,
199 ; Hennink et al ., 2011; Ber g, 2012; Cresw
these forms of knowledge play an implicit or (better) explicit role in how we do our research anc
before that, how we pl an hese four fopms of pralgsaphicdl h e

assumptions in qualitative studies are outlirieabie 4.1and subsequently discussed briefly.
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Table4.1: Philosophical assumptions with implications for practice

Assumption Questions Characteristics Implications for Practice
(Examples)
Ontological What is the nature ¢ Reality in multiple § Researchers reportifferent
reality? seen through man perspectives as them
views develop in the findings
Epistemology What counts al Subjective eviden( Researcher lies on quotes
knowledge? How aif from  participants| evidence from the participa
knowledge claim| researctre attempts collaborates, spend time
justified? What is th to lessen distang field with participants, an
relationship between tl between himself becomes an 0i
researcher and that beil herself and thg
researched? being researched
Axiology What is the role o Researcher Researcher openly discug
values? acknowledges th{ values that shape the narra
research is vahl( and includes his or her oy
laden and that bias( interpretation in conjunctio
are present with the interpretations ¢
participants
Methodologial What is the process ( Researcher us{ Researcher works wi
research? inductive logic| particulars  (details) befq

What is the language
research?

studies the topi
within its context

and uses an emergi

generalisations, describes
detail the context of the stug

and continually revise

design guestions from experiences
the field.
(source: Creswell, 2013; p. 21)
4.2.1 Ontology
The concept of ontology in research
characteristics; it embraces the concept
realitiesdé (Creswell, 2013; p. 20). I

reality (Grix, 2010). This allows for different areders to embrace different realities, the
participants studied as well as the audience reading a qualitative study. Ontology deals wi
contradicting simultaneous existence of knowledge and that of multiple realities. Creswell (201:
cont ends entehohmultipleerealities includes the use of multiple forms of evidence in

t hemes

ng the

actual
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Within the context of social science research, a researcher is ofteithfacgsasm of participants

with divergent realities on the same phenomenon. The awareness of a researcher to the existence
multiple realities helps in establishing a belief in the researcher that there could be a contradiction
their (the researchenyvn belief when compared to other peoples. Consequently, in the context of
this study some ontological assumptions were deduced. For instance, it is assumed that housing i
basic human need whose benefit to a household goes beyond just the praehisitar btit also
serves as oOa powerhouse for economic devel oj
et al., 2014, p. xxii), and that the group of people that are most vulnerable to decent housing are |o
income groups. Furthermore, based orx G010) argument that ontological assumptions are
based on either foundationalism or-Bmthdationalism, where foundationalism views reality to
exist independent of our knowledge of it, whilefamtidationalism views reality to exist depending

on ourknowledge of itAdditionally another ontological assumption of this study is the assumption
that the reality that the barriers associated wiiméowe housing in Abuja are tfased. On one

side, they are partly lying within the perception and Xipedesces of the primary stakeholders in
housing provision, whil e on the other si de,
perceptions and experiencéberefore situating the research within a compromise position
between these two realigedhances the likelihood of a robust outcahaprodu@sa framework

for sustainable provision of lamcome housing in Abuja.

4.2.2 Epistemology

According to Audi (1998), epi stemol ogy whi c
concerned with vo we know what we know, what justifies us in believing what we believe, and
what standards of evidence we should use in

(p- 1). Epistemology deals with the nature, scope, possibilities, and genefakruagisdge.

Furthermor e, it is o0a way of understanding
200 3; p. 3), and oprovides a philosophical b
|l egiti mate and adeqguat e6(2009)Goordends th& @fistemological 1
guestions include oOhow reality can be known

known; the characteristics, the principles, the assumptions that guide the process of knowing and ti
achievement of findisgand the possibility that process being shared and repeated by others in
order to assess the quality of t he resear
epi stemol ogy, knowledge is known bywsgaesshembl i
construction of knowl edge is through partic
contends that it makes the conduct of the st
and work éethese ar endiempdratnan tn gc owhtad x ttsh ef gra r
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Specifically, within the context of social sciences two common epistemological views are th
objectivist and subjectivist epistemologies. The objectivist epistemology views reality as existir
independet of our perceptions and experiences. Gray (2009) contend that objectivist perspective
which is closely linked to positivism 0exis
through the rigorous pr oc es bjestivismsdoes aohitvofei ¢
the dismissal of subjectivity: we can study emotional perspectives (qualities, frames of mind, ar
convictions) of individuals, though it must be done equitably (Gray, Th@d8fore because the
objectivist perspective vieaality to exist independent of people, any discovery conducted outside
the context of O6scientificd method cannot be

linked to objectivism is positivism.

Divergent to this view is the subjedtie@stemologyt views reality as not existing in an external
worl d but rat her is a subjectds <creation f
constructed not di scovered, ésubjects const
reldion to the same phenomendrherefore multiple, contradictory but equally valid account of
the world existoé (Gray, 2009; p. 20). A theo
which is also known as constructivism. Thus, this repeaithitself within some epistemological
stances that are stated as follows; the stuc
objective truth; the study would establish the truth by drawing from the perceptions and experience
of paricipants drawn from three stakeholder groups in housing provision; that the views of the
study participants would be dissimilar, this because individual experiences vary with respect to the
respective roles in housing provision. Hence, empirical iedoroat both exploratory study and

main study stages were conducted with interviews. The schedule of interview for the three groups

stakeholders vary to reflect their roles in housing provision.

4.2.3 Methodology

Research methodology is not atrumsent or a method, rather it is the process of thinking and
designing a research aimed at studying a social phenomenon (Corbin and StraGf&en2008).
6met hodol ogyd i s i nt er amatn dffereridtee methasladody fram t h
methodsNoor (2008) contends that oOomethodol ogy i
paradigm or theoretical framework while the method refers to systematic modes, procedures ¢
tools used for coll ecti on an doddogyabduld e referredf d
to as the set of rules followed by a researcher to conduct a particular piece of research. The proce
is guided by the study research questions {[&ak{H6), the methods and tools used for data
collection (Creswell, 2014h & s et t i ng and at mosphere of t
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relationship between a researcher and the participants (Rubin, 2012), as well as the process of

analysis and synthesis of the data collected[éS20E6).

Since all data collection nmeth has the potential for some form of bias, a researcher must be
guided by some methodological concepts in deciding the method to use. In understanding an
assessing the situation of fomm c ome housi ng i n Abujshauctured hi s
inteniews as the most appropriate method of data collection. The use of interview is on the premis:
that it would offer the researcher the opportunity to gain insight from key housing stakeholders on
the phenomenon of leimcome housing in Abuja with regardstsoprovision, challenges and
mitigating factors. This was conducted by interacthgpth with participants with the aid of a
guestion guide (question schedule pages), with their responses eliciting further questions in tt
pursuit of additional insigimto the phenomenon (Rubin, 2012).

For instance, while interview was used for both stages of the study (exploratory and main study
two forms of interview were used. At the exploratory study stagefeem® interview was used,
however due to the clalge of time management encountered during the exploratorgnstudy
capitalising on the wide network of participants established during and after the exploratory stud
stage, telephone interview was used for the main study. This ensured a betteageneentan

which is important especially since the main study involved a higher number of participants.

4.3 Research methodologies

As alluded previously, research methodologies refer to designs and procedures for conductir
research that includes theoretical underpinnings, data collection methods, analysing the data a
interpretation of the findings (Schw&trea and Yanow, 2013hefle are broadly three research
methodsguantitative, qualitative, and mixed methods (Creswell, 2014). The approaches applied i
each of the methods is highlightedable 4.2:

Table4.2: The three common research methods

Quantitative Quialitative Mixed Methods
Experimental designs Narrative research Convergent
Non-experimental Phenomenology Explanatory sequential
designs, such as survey: Grounded theory Exploratory sequential
Ethnographies Transformative,
Case study embedded, or mulphase

(Source: Creswell, 2014)
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4.3.1 Quantitative methods

Quantitative research methods rely on numerical data that is analysed through mathematic
met hods, primarily statistics (Yilmaz, 2013)
essentially about collecting numerical data to explaircalgapthenomenon, particularly questions

seeming i mmedi ately suited to being answer
establishes that in a quantitative research
introduction, literatr e and t heory, met hods, resul ts, i
qguantitative research reality is constructed when researchers objectively study a phenomenon

placing a distance between themselves and the phenomenon studied (Yilmaz, 2013).

4.32 Qualitative methods

Qualitative methods explore attitudes, behaviour and experiences (Dawson, 2009; p. 14), it descrik
a phenomenon from the point of view of participants. In qualitative research data collected is in &
norrquantitative form and is prarily in the form of texts such as focus group or interview
transcripts, documents such as reports, photographs, video recordings, social media post
documenting an individual 6s experiences or
(Sald§a, 2Q.6).

4.3.3 Mixed methods

Mixed method research uses a mixture of both quantitative and qualitative methods of researc
inquiry. According to Creswell (2014) mixed methods integrates quantitative and qualitative methoc
€ ousing di st i melve plilessghigahassumplioas andntteegretidal frameworks.

The core assumption of a combination of qualitative and quantitative approaches provides a mor
compl ete understanding of a research probl e

conparative synopsis of the three methedeesented ifable 4.3:
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Table4.3: Comparison between quantitative, qualitative and mixed methods

Qualitative research Quantitative research Mixed Methods
Objective To gain a detailel To quantify data an| To quantify data and al
understanding of underlyif extrapolate results to | attain a detailed understand
reasons, beliefs, motivation | broader population of underlying reason
perceptions, @motives
Purpose To understand why? Hov To measure, count, quant To measure a phenomenon
What is the process? What | a problem. To understand the why? Ho
the influences or contexts? | How much? How often] When? Where?
What proportion?
Relationships in data
Data Data are words (called text| Data are numbers (¢ Data is both in words an
data) numerical data numerical form
Study Small number of participar] Large sample ¢ Small number of participan
population or interviewees, selectl representative cases or interviewees
purposely (nonandomly) Large sample of representa
Referred to as participandr | Referred to as participants| cases
interviewees subjects
Data In-depth interviewg Population surveys, opini¢ Both open and ende
collection observation, grougiscussiong polls, exit interviews guestions
method Emerging predeterming
approaches
Analysis Analysis is interpretive Analysis is statistical Develops a rationale f
mixing
Analysis is both statistical g
intepretive
Outcome To develop an initig To identify  prevalencq Integrates the data at differe
understanding, to identify al averages, and patterns | stages
explain behaviour, beliefs | data. To generalise to | Develops an understanding
actions broader population identifying beliefs and action
Identify averages, generalig
broader population

Source: (Hennink et al., 2011; Creswell, 2014)

Stake (1995) argue that there are three fundamental differences that exists between quantitative «
gualitative research; Othe distinction betw
inquiry; the distinction between personal and impersomdbrdhe researcher; and a distinction
bet ween knowledge discovered and knowl edge c
been a significant amount of argument in social sciences surrounding the suitability of one of th
research methods ave t he ot her including debates on wl
there is no consensus on which method is preferred in conducting a research with both method
having their specific strengths and weaknesses (Dawson, 2009). However, fungemereadly,

to the choice of inquiry are the ontological and epistemological beliefs of the reHeanretoee

the credence of a study is dependent on factors such as the research design, tools and methods U
in data collection, ethics, credibilityhad data, and rigour. Assessing rigour in a research ensures
that a study is valid and reliable, this is achieved through ensuring; credibility, transferability
dependability, and reliability (Carr, 1994). While credibility affirms the findings to, be true

transferability involves the ability to replicate the study in other similar settings, its dependability
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ensures that the methodological procedure is evidently explained, and its confirmability indicate
that the study findings are constructed from tiadysis and synthesis of the data collected.
Furthermore, the choice of a research met hooc
which is briefly explained.

4.4 Research paradigms

Paradigms are theoretical frameworks through which a resebsemees reality. They refer to

both the framework and techniques employed in collecting and analysing data in a researc
According to (Braun and Cl arke, 2013; p . 4)
practices shared by a research comimt y é 0 0 . Despite the existen
common paradigms used in research are the positivist and the interpretivist painaspondy

applies the interpretivist paradigm.

4.41 Constructivist (interpretivist) paradigm

This paradigm, lwch is also known as the interpretivist, allows for the subjective understanding of
an observerds world through an individual 6s
ability of an individual (the researcher) to construct meaningnteyaction with participants.
Influenced by hermeneutics (study of meaning in literary texts) and phenomenology (subjectiv
study of a phenomenon), soci al constructivis

reality is seen by multiple pkn and these multiple people interpret events differently leaving

mul tiple perspectives of an incidentdé (Mack,
participants is based on their subjvaiedtandve p
mul tipleéleading the researcher to | ook for
i nto a few <categories or i dpesitivast approach, s&idl) .

constructivism could develop a theory by inductivebrajerg a pattern or meaning from data
collected. Additionally, this paradigm is common to qualitative research inquiry often conductec
throughoperended questions that elicits participa

This research is situated within a social congistigiaradigm as it attempts to unearth the
challenges impeding the provision of-lowc o me housing i n Abuj a. T
suitable through idepth discussion with participafisus it employs the subjective views of the
policymakersvho are responsible for designing housing policies, housing providers who are
responsible for the delivery of housing under thdibexal paradigm, and the lowwome earners

who are the supposed consumers of the housing.
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The essence of adopting interpretivism in this study is to view the issues and challenges associa
with lowincome housing provision in Abuja through the lens of three most important groups of
stakeholderd policy designers, implementors (housing ms)idnd the consumers @dioome

groups). This stanceliasedon the notion that interpretivism adopts a relativist ontology which
argues that a phenomenon (in this caséntmwne housing in Abuja) is challenged by issues that
can be viewed from muligpperspectives (Pham, 2018). This allows for the collection of multiple
realities from diverse group of respondents (Creswell, 2014). However, this approach does not con
without its shortcomings. Firstly, the essence of interpretivism is to seekhdsptivhite its
findings provide richness and insight from the study participants, the findings cannot be generalise
and applied to everyone (Al harahsheh and Pi
subjective and can differ considering rdiffen t individual sé6 (Al har ah:
Thus, the inability to generalise stems from its research method which relies on smaller sample th
is not representative of the entire population (Mack, 2010). Secondly, interfoetisesom the
experience of respondents and meaning from these expearnapproach that might ignore
insightinto contextual sensitivities (Silverman, 2010). Thirdly, data analysis and interpretation art
often complex and cumbersome (Saldana, 20k prdtessequires a considerable amount of
time to conduct a robust study. To corrobor
road, with elusive data on one side and stri
against these, theaudy through its four research process stages (data collection, data analysis, dat
synthesis, and result construction) ensured rigour by following four approaches established t
increase reliability and validity. These approaches which are establisigeaolyGhristine (2010)

are detailed in sections 4.9 and 4.13 which discusses validity and data synthesis.

Furthermore,hte study adopts Esptdgnderson housing welfare typology. The choice of focus on
EspingAnder sonds housi ng aibhlyfg twd reagons. Firstly, itshappscatisrtiru d y
housing policy discourse is wide ranging spawning several variation typologies (Hoesktra, 20C
Kemeny, 2006). Secondly, Esgingd er sond s typology under s cc
construction of inteclass alliances that produces different outcomes with different distributional
structure (Kemeny, 2006; Stephens et al., 2015). The study before adoptifgnEdpeng s o n 0
wel fare typology contemplated appl yi sgitee mer
forthest udy since it reflects societal ideol og
dualist ownership system and a unitary rental arrangement (Stephens et al., 2015). From the revi
of literature, the Nigerian housing dejivier hardly driven by ideology, rather it is more power
structure driven. Thus, the adoption of Espinderson welfare typology in this study to
understand the power structure and stakehol d
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4.5 Rationaledr choosing qualitative method

The study adopts a pragmatic philosophical perspective in its methodology. The pragmatic
worldview argues that emphasis is not exclusive to either positivist or interpretivist but should be
value laden and addresses reahlsdei issues (lhuah and Eaton, 2013). Furthermore, Creswell
(2014) posits that the pragmatic perspective investigates within the context of occurrence the soci
historical and political context of a phenomena and often relies on multiple strat@giessight

to the phenomenon. The adoption of this perspeativeya qualitative strategy is to understand

the problems associated with -laeome housing provision in Abuja in other to propose the
requisite changes that leads to a sustainable prdéeisibis economically vulnerable group. The
choice of lowincome groups as the focus of the study is based on two reasons. Firstly, the study
adopted the humanist ideology which allows vulnerable groups to voice out their challenges il
seeking solutiom tproblems affecting them, thus constructing reality through their perspective and
in the process empowering them (Cresweld).28&condly, a focus on an effective provision of
housing for lowncome groups contributes immensely to reducing the largiaghdeficit in

Nigeria sincelowncome groups constitutes up to 70 p
for Affordable Housing Finance in Africa, 2018).

Qualitative approach is suitable whenisot he
required to study a phenomenon by interacting with individuals ortgrgajsinsight knowledge

on the phenomenon (Creswell, 2014; p. 44). He further argued that such phenomena are be
studied by collecting data in a natural setting that is setwsitioth the place and participants
under study, with the ofinal written report
reflexivity of the researcher, a complex description and interpretation of the problem, and its
contribution to thedlier at ur e or a <cal l for changed (p.
gualitative research approach is to fathom the elucidation of human action by evoking ingraine:
attributes of social concepts or human experience (Denzin and Lincoln, 20itafiv&ual
researchers rely on paepthirespompsesnbasgcs on pdycefdtiontoy |
experiences on a phenomenon, however, because it relies on a few participants in comparison tc
population it cannot be genesadtle. This study is Igied on Patton (2015) argument that the real
world is subject to change, thus, the study contends that contemporary phenomesinoonfidow
housing in Abuja can be changed through research which espouses sustainable provisio
Furthermore, the premise d@uating this research within the context of qualitative approach is on

Robson and McCartan (2016; p. 19) features of a qualitative research which include:
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I.  Accounts and findings are presented verbally, or in othaunmarical form. There is little
or nouse of numerical data or statistical analysis
ii.  An inductive logic is used starting with data collection from which theoretical ideas and
concepts emerge
iii. A focus on meanings
iv.  Contexts are seen as important. There is need to understand phenomena ingheir setti
v. Situations are described from the perspective of those involved
vi. The design of the research emerges as the research is carried out and is flexible througha
the whole process
vii.  The existence and importance of the values of researchers and othersractepted
viii.  Objectivity is not valued. It is seen as distancing the researcher from participants
iXx. Openness and receptivity of the researcher is valued
X.  The generalisability of findings is not a major concern
xi. It takes place in natural settings. Artificiakédbry settings are rarely used.
xii.  Both the personal commitment and reflexivity-#sedfeness) of the researcher are valued.
xiii.  Itis usually small scale in terms of numbers of persons or situations researched.

xiv.  The social world is viewed as a creation qfebple involved.

Fundamentally, in a qualitative method of inquiry, in studying a phenomenon a researcher ma
either observe from close range by being engrossed in the milieu and complexities of the soci
0 t 1© u ditlmte themselves at a distancetwithe ai m of taking an 6obj
overcome by the process (Hoyle et al., 2002). Thus, this research seeks to understand the comp
situation, and challenges of 4oeome housing in Abuja through an interactive relationship with

partigpants with an aim of obtaining firgtnd experiences on the phenomenon.

Besides, the study argues that adequate provisionitedave groups would be in line with the
United Nations Sustainable Development Goal of making cities and human settielosws i

: 2013) b
which is currently estimated at 17 million (Kolo et al., 2014). Additionally, the choice of qualitative

saferesiientand sustainable (Hal/l et al

approach is in line with the aim loé tstudy which is not to proffer a single solution tarloeme
housing, but to contribute to the debate on a sustainable housing provision (Braun, 2013).
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4.6 The insider/outsider dichotomy

As a first step, it is vital for a researcher reflexivity todgkesance of their identities in their study

and how this may affect the development of partnership with their participants as well as its effec
on the research process and outcomes (Wallerstein and Duran, 2008). This study hinges on t
insideroutside dichotomy in defining the position of power in the conduct of the researdh. This
basedn thepremise¢ hat t he researcher i s of t,giventiperes un
role as the investigator asking the questions (Mullings, 1990 dylessimes that the fieldwork
0is an arena for intersubjective interaction
emerge from the interaction between the researcher and the participants aheveba@al and

political situation waih  t he i nteraction occurso6 (Kusow,
research, the interaction with the participants calls for the needaffes@lity by the researcher

and to reflect the representationseveraidentities especially since ddfe stakeholders were
interviewed.

There are debates on how a researcher conducting data collection may gain insight to privilege
vulnerable, or balanced viewpoiRyge( and Campbell, 201&rguments exists on the advantages

of both O6insiderdd and Ooutsiderd® researcher

possess the advantage of being familiar with the group and this aids in gaining a better insight |
their opinions (His- Collins, 1990). On the contrary, outsiders are more likely to possess a higher
degree of objectivity in their study and this comes with a better ability to study a phenomenor

without distorting the meaning from participants (Mullings, 1999).

Insteadof holding the insider ideology which understates the flexibility provided by connection,
context, and trust in overcoming this contrast (Mullings, 1999), the study embraces the pos
structural views of power which relies on the multiplicity of posiyiqisatith, 2006). Thus, the
researcher embradbe position of both an insider and an outsider. The role of the researcher as an
insideremerge$rom his experience of living in the study city and years of practice as an architect
involved with housing projects. On the other hand, thes e a moleasam puisglederives from

him neither being a lewmcome earner with experience on housing challetige artynor being

involved in policy process. However, a connection between the researcher and the jgaisipants
exist. This is based on the similarity of the researcher with the participants in terms of nationality
culture,and language. This easedess to the participants and a more nuanced understanding of
the phenomenqgrwhich gavan additional credence to the data obtained. The connection between
the researcher and the participants played a vital role in the process of data collecimplé;or ex
most of the interviews conducted with the-iltsome group was in Hausa (one of the major three

136



|l anguages in Nigeria) and the Nigerian pidg
these languages allowed for the recruitment of a padeof participants who do not speak
English. Kerstetter (2012) established that a researcher is likely to occupy different positions withi
their study as this is determined by the context of a specific research project. Furthermore
Kerstetter (2012) guest h a t mul tidi mensional spaces wher .
background, and relationship to their study participants influences their position within that space i
referred to as -Gemd200) conedthatetesnotnmon HHereseaachets to
occupy a Ospace betweend i n theibynotedtthatdda e s .
researcher is neither fully an insider nor an outsider in a study, instead they take on either of the
positions depending on theusttion, the respondents they are interacting with and the familiarity to

social and cultural norms.

Issues surrounding subjectivity and positiomagtgplete in literature (Sharma,204c Farlane,

2010; Jazeel, B)XKusek and Smiley, 2014). Adddity, researchers are increasingly becoming
aware of how the politics of research affects the geographical and institutional positioning of
academics, especially the case of researchers based in the Global North studying Global Sot
(Giwa 2015. This esearch acknowledges its multiple identities through the field (Couture and
Zaidi, 2012). In this context, the field refers to the study area which covers both the exploratory an
main study phases of the r es e aofession, agd, bhne stausi n ¢
(Elwood and Martin, 2000). These identities were used in navigating the sphere of the dat
collection process. Furthermore, as highlighted previously, the researcher embraced an inbetween
position to navigate the data collecpoocessFor instance, as an insider, participdumtsgthe

study often nder ef er ences such as o0you know the <cul
peopl e want 6. On the contrary, as an outsi de
you come fromdé or oover there you dondt h a
bet weend in this study is to use the inside¢
phenomenon and at the same time and an outsider position that reskexetier bias in data

collection and analysis.

4.7 Data collection tool: interview

The choice of data collection tools is a fundamental part of a robust research. Selecting a
appropriate tool ensures that data is collected in a systematic, smentibissistent way (Harrell

and Bradl ey, 20009) . However, selecting a da
methodology that fits the research questions. The choice of interview as a data collection tool in th
study is informed by i@im to understand the nuances and intricacies bedevillimgdove
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housing provision in Abuja. The interview i
and a participant that is aimed at extracting their experiences and perceptionamneaqrhe
(Kval e, 1996) . |t all ows for data to be co
phenomena by asking questions and gently pr
meaning or generate interpretation (Patton, 2015)exdeepts from an interview between a
researcher and a participant is referred to

strengths and weaknesses of interview which are highligrabtkid.4:

Tabled.4: The strengths and limitations of qualitative interviews

Strengths Limitations

Rich and detailed data about indivi¢ Time consuming for researchers to orga

experiences and perspectives conduct and transcribe

Flexible you can probe and ask unplan| Lack of breadth because of smaller sample
guestions (compared to quantitative survey data)

Smaller samples: you often need only a numt Not necessarily ideal for sensitive issues:
interviews to generate adequate data people feel more comfortable disclosing sen;
information in a group setting or in anonym

survey

Ideal for sensitive issues: a skilled interviewg Time consuming for participants: an intery

get people to talk about sensitive issues often takes at least an hour to complete

Accessibility: can be used to collect data | Lack of anonymity: may be -pfitting to some

vulnerable groups such as children, and p{pat i ci pant s, especi al
with learning abilities engaged in research
Researcher control over the data prod|{ No t necessarily 0 e mg

increases the likelihood of generating useful g participants have less control over the
prodiwced (compared to qualitative survey and ¢

interviews)

Source: (Braun and Clarke, 2013; p. 80)

In using interview to collect data, the data collection process is adapted from Kvale (2015) an
illustrated inFigure 4.3 Firstly, the study commenced watlcomprehensive literature review.
Secondly, the research design was developed after a review of literature. Thirdly, data was collec
in two phases of the exploratory and main study stages. Fourthly, at both stages, the data collect
was transcribecerbatim by the researcher. Subsequently, at the fifth stage the data was analysed
two forms. While content analysis was used at the exploratory study stage, the software NVivo 1
was used for the analysis at the main study stage. After both stagdgsief #re findings

generated were verified and discussed.

138



|

Themes (Literature)

L
J 1

Research Design

i

Data collection
(Interview)

I

Transcription

I

Data Analysis

L

J

Verify (test and
vaidate)

Report findings

|

Figure4.3: The study data collection process (source: Kvale, 2015)

Borrowing from Kvale (1996) argument that 0
world and their l i f e, why not talk to them
understand the world of lemcome housing in Abuja, there a needdiverse with housing
stakeholders either providing housing or being provided houses. Hence, the research sought tf
experiences and perceptions of-ilememe earners on their housing, ranging from current
challenges to a way forward, angalicymakersnd housing providers on their challenges and

possible solutions that ensure a sustainable housing provision.

While there are three types of interviews; the structured, tfetrgetured, and the unstructured,

the semstructured interview was selectedtis study. The sersiructured interview is the most
common type of interview used for qualitative researchstBarhired interviews enlist the use of

a list of guide questions and allows the participant to raise issues that the research may not ha
anticipated (Braun and Clarke, 2013). Hence, an interview guide was prepared in the form of son
scheduled question depending on the stakeholder group (see interview schedules in Chapters 5;¢
and 8). However, this was not strictly adhered to duengtirviews both in the order the
guestions were asked and on the precise wording of the question. This is to ensure that the intervie
flow is not interrupted, and this flexibility allowed participants to bring to light related issues that are

importantto them which the researcher had not anticipated. Furthermotgpésaf the semi
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structured interviews were used at the two stages of the study. Wialea&acaterviews were
employed at the exploratory study stage, telephone interviews werededopiiog the main study
stage. The substitution of faodace interviews at the main study stage is in part to the challenges

experienced at the exploratory study with access to participants.

A fundamental part of the preparatory process that deterthensuccess of qualitative research
interviews is designing and piloting the interview questions (Braun and Clarke, 2013). Designing tt
interview question for both the exploratory and main study stages involved an iterative process th:
required repeadly modifying the questions (and its wordings) in line with the study research
objectiveso make the questions concs@mpleand clearAt both stages of the study the interview
guestions were piloted with two participants that are more experiengaceddmthe researcher

in conducting research. These participants are not only researchers but also double up
policymakerdy providing consultancy to the government on housing policy and implementation.
Piloting the interview led to some modificatiogle to the question schedule, this is mainly to
make clear the questions and avoid instances of contextual difference in understanding between t

researcher and participant with regards to meaning within a question.

While Braun and Clarke (2013) arg¢juetsvirtual mode of interviews such as telephone, or through
the internet are a o6differentdo ty-mméaceafdnotnt er
as substitutes, a plethora of literature has espoused its potential as a maiatidatégoobMehich

include reduced cost, flexibility in scheduling, increased access to participants that are geographic
spread, and increased researcher safety (Sturges and Hanrahan, 2004, Cachia and Millward, 2
Novick, 2008). Furthermore, Allen X2Pand Lechuga (2012) argue that the telephone interview
offers the researcher the opportunity to take notes without distracting the participant. Despite thes
compelling arguments, there is an apparent bias against telephone interviews in literature c
gualitative studies (Novick, 2008). An example of this is documented in Chapple (1999) initia
scepticism in the quality of data collected through telephone interviews. However, after conductin
the telephone interviewseyfound the data rich. Some of tancerns raised in literature against
telephone interview are a problem with est
inability to detect visual cues, and possibly the loss of circumstantial data (Drabble et al., 2016).
look at these caerns within the context of this study does not indicate how any of them could
have affected the quality of the data obtained. This is because firstly, the study had taken time
period of nine months and extensive network of contacts) to not onlglestatttct with most of

the participants but also to maintain some form of discussion on the phenomenon. Secondly, th

adoption of interviewas stri ctly on the need to establi
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responses only. Lastly, while the atesefhphysical presence may have deprived the data collection
of observing participants while they respond, its impact was presumed to be minimal since thi

primary essence of the use of interview in this cevasixt primarily collect verbal data.

Thestdy uses interviews as a data collection
(Warren, 2001). This required the researcher to ask questions, listen to the responses and wh
needed follovup with further probe. The study presumes thigetsuitable in uncovering the
phenomenon. For instance, through this the study sets out to uncover answers to questions such
what the situation and challenges ofitm@me groups to decent housing in Abuja is, what are the
problems impeding housingopiders from targeting lewcome groups, and what do policy
makers need to do to improve the housing situation -@féawe groups in Abuja.

While the study uses interviews with participants as its primary mode of data collection, this i
complementedybsecondary data collection tools such as government document and literature that
includes academic literature on the subject (Creswell, 2013). Thus, aside from interviews conduct
the research relied on secondary source of information that includengoteocuments such as

the latest Nigerian National Housing Policy (Federal Republic of Nigeria, 2012), the Urban Renew:
Development Plan, the Vision 2020 Master Plan, The National Infrastructure Master Plan, and the
current Abuja Master Plan (the 2006jA Master Plards a reminderhti s r esear ch 06 a
the best participants to explain the phenomenon ofntmme housing in Abuja are the
policymakergwho enacts policies for lamcome housing provision in Abuja), the housing
providers (whonby the contemporary ndiberal policies that Nigeria practices are primarily
responsible for loamcome housing provision in Abuja), and-ilmmeme groups (who are the
supposed consumers of the houses). Consequently, the stuayl dali@dh form of iterview
transcripts from participants on their perceptions on the situation and the challengesamhiw
housing in Abuja with the aim of developing a synthesised elucidation of the phetmmenon

proffer a sustainable solution

4.8 Sampling method anides

An integral part of any qualitative research encompasses the selection of data sample (Braun &
Clarke, 2013). Hence, sampling in qualitative studies does not need to be a statistical representat
of the population. It is often guided by the rebeguwestions, the amount of data required, and the

process of recruiting participants. Most importantly what is required is an appropriate sample
suitable to a studyods research questions and
analys a phenomenon (Morse et al ., 2002) . Patt
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sample size in qualitative inquirybo. Furthe
single agreed sample size, instead it is primarily deterntireedlbljty to sufficiently generate data

to answer a studyods research questions (Bake
participant (Braun and Clarke, 2013). Nonetheless, Creswell (2013) contends that a qualitati
inquiry recrits between-80 participants. There is also a proposition made by Adler and Adler (as

cited in Baker et al ., 2012; p.9) that a qu
which i s deemed as 0medi umaetratingzbeybnd a weryfsmalli n g
number of people without i mposing the hardsh

However, Bryman (2016) argued that because of difficulty in deciding the study sample in qualitatiy
research, the study should be guided by theifajldive factors: attaining saturation; relying on the
minimum sample size required; the theoretical underpinnings; the heterogeneity of the stud
population; and the scope and depth of the research questions. A plethora of literature establishe
the casdor saturation as a guiding concept in deciding the sample size (Byrne, 2004; Gibbs et al
2007). This is because while there is no agreement on the numerical sample size, when a san
becomes too large, often, the data generated becomes monoton@verdndlly, redundant
(Byrne, 2004). In this study, data saturation implies that there is sufficient information obtained suc
that any further data collected from relevant cases does not add any new insight to the study (Law
al., 1998).

Consequentlyhis study relegton two authorities in deciding the number of participants to recruit

for data collection. While it relied on the factors outlined by Bryman (2016), it is also guided by
Creswell (2013) in deciding the number of participants. Hencedihevas conducted ohrée

different sample sizes with each representing one of the three stages of the research. Arrangi
participants into three groups of stakeholders aided in tailoring interviews questions to suit eac
stakeholder group. For instanadile policymakersaand housing providers were asked similar
guestions relating to housing policy and provision, questionsitcdove grouped focused more

on their respective housing situations and its effects on theif lives. st udy ds choli
purposeful sampling is on the presumption that those involved in formulating policies, providers of
housing and people who experience challenge with housing could best describe inherent challenc
associated with affordable housing foritmeme groupssawell as the impact and effects on their
livelihood. Since the study sets out to assess current situatioAngbiog housing and seek
remedy, engaging a deliberate and selected sample of participants fromstiaisethoésker group

with varying expmnces on the phenomeness deemed suitable.
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At the exploratory study stage since the essente explore the phenomenon the study recruited

a smaller number of participants; 15 in tofablj6ymakerss housing providers, and 4 dmwome
earners)The profile of the participants is outlined in Chapter 5. However, because of the depth
required at the main study stage, the research recruited a larger number, a total of 36 participants
policymakers12 housing providers, and 11-loeome earners) were recruited. Furthermore, at
validation stage, 10 participants were recruitgub(siymakerand four housing providers). Most

of the participants in the exploratory study were also involved iaith&undy. Additionallgllthe
participants at the validation stage were involved in the main study. The respective profiles of th
stakehol der groups are outlined in Chapters
which outlines padipants involved in the validation stage is presented in Chapter 9.

4.8.1 Purposive sampling

The purposive sampling approach, which is al
choice of participants in a study owing to some distinct tehistas that makes the participant
suitable for the study. According to Patton (2002) purposive sampling involves the selection o
0 i nf o rriomacasesofer study-the pt hé ( p. 230) . |l n t h-+ich con
cases0O0 | mpdricigasts taeploedxte snegar ch wi th o6a great d
i mportance to the purpose of the inquiryo (
stance of this study, pur posef uleofparticpantsisg t €
guided by the need foontributon to the research by providing insight to the provision of low
income housing. The decision to recruit participants based on the nature of their involvement on the
phenomenon (either as providers arsconers) is aimed at providing depth to the study. There is a
wide acceptance of purposeful sampling in qualitative studies (Creswell, 2014; Bryman, 2016; Cle
et al., 2014). Nevertheless, despite this acceptance there are criticism to its biak @oves an
2010) . However, Tongco (2007) argue that pu

weakness of an O6inherent biasd is an |1I mport a

Braun and Clarke (2013) identified five common sampthgiques that can be conducted
through purposiveamplingconvenience sampling, snowballing, stratification, theoretical sampling,
and criterion sampling. Additionally, the primary essence is on selecting a sampling technique th
guides the pragmaticdatheoretical underpinning and applied in a flexible way that justifies the
wider context of a research desiguring this study botlsnowballingand stratification sampling
were used in recruiting parti crgfpeanrtasl.0 9 nso wab
used in recruiting participants in a research by askinly m@talitedoarticipants to recommend

other individuals with experience and credibility on the phenomenon under study (Beauchemin an

143



Gonzale#z-errer, 2011). For snowlba to be effective the researdeeequirel to develop a social
understanding of the phenomenon under investigation, then further recruiting of participants is
made ofrom a series of referrals within a gi
and Gonzaleferrer, 2011, p. 37).

During the study, snowballing was effective especially in reqooitoygnakersvith a couple of

those recruited during the exploratory study stage suggesting others. This, however, was not usec
recruiting housing rpviders and lowncome earners because the two groups had respective
facilitators. A member of Real Estate Developers Association of Nigeria (REDAN), the foremost
government recognised private sector organisation that is responsible for housing relatet
developments in Nigeria served as the primary facilitator in helping recruit housing providers.
Furthermore, the heantome$chemesdacilvated tAelracruitnénsef lbwve w
income earners. Additionally, since the study used threentdiffiengps of stakeholders, the
sampling had to partly adopt stratification. Stratification technique in qualitative studies ensures thi
odiversity is incorporated into the sampl ebd
study that could mekt leverage on the potentials of stratification is when phenomenal variation in
both the nature and type of participant experience is required. The assumption of the study is the
the nature and type knowledge gdoéicymakewon lowincome housing praion in Abuja will

likely vary from that of a housing provider and most certainly fromrectone earner.

4.8.2 Sampling lowncome earner participants

The selection of participants was based on the three categories of employees found in Abuja. the
arethe public sector, the private sector, and thersglioyed. The definition of public and private
sector employees follows Adetola et al. (2011) who define public sector employees as thos
employed in the various economic sectors owned and operateddnyotls levels of government
including federal, state, local, and their agencies. On the other hand, private sector employees :
those employed by business organisations and enterprises owned and operated by individuals
group of individuals with thmurpose of profit making. A further criterion is that participants are
expected to fall within a certain {mwome range. This earning range falls between the monthly
mi ni mum wage of $60 and $300. The badational f or
Housing Policy dneddinimd oinn coodmet hger odul po weesr t hos
minimum wage but not exceeding four times the national minimum wage (Federal Republic o
Nigeria, 2012). The minimum monthly wage currently standsuat $50Finally, participants

must have lived in Abuja for a minimum of 5 years. Potential participants were identified through

those who participated in the exploratory s
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additional participantsom a lowincome housing scheme in Abuja, with the head of a scheme who

served as a participant, also serving as the contact in recruiting participants.

4.8.3 Samplingpolicymakeparticipants

The study participants for tipeo | 1 ¢ ygroakveere sdiesal from both retired and currently
serving government officers responsible for housing provision in Abuja. Also selected in this groug
are practicing professionals as well as researchers that have consulted for the government on pol
making, as were megentatives of international agencies in Nigeria who often contribute to housing
policy debates. For those active in government service, they must have served in housing poli
debates for at least seven years, and same criterion applies to theaptigatg professionals. It

is presumed that the seven yeassifficient for them to have baewolved with at least a cycle of
Nigeriads housing policy process, which is
considerable time that wduhave given participants a significant amount of experience to be
conversant with the intricacies of hougiaticy and deliveriyn Nigeria. Those that have retired

must have retired for no more than two years; this is to maimacendknowledge ofhe
phenomenon. Participants were recruited th
contacts gained through years of practice as an architect in Abuja. Furthermore, while most of th
participants were identified at the initial stage, an additenal wer e recrui ted tF
with the initially identified participants referring the researcher to other potential participants with
whom they have worked in previous housing policy formulation processes. Faugier and Sargea
(1997) establishd t hat snowball sampling is used o0to
consequently sampling frames ar policymakerare aadi |
special group of people that are not commonly available. It is widety as®essing vulnerable
groups, however, it is also used to access people who do not suffer from stigmatisation but rathe
6enjoy the status of soci al elitesd (Noy,

policymakerfor the study.

4.8.4 Sampling housing provider participants

This group consists of both government and private housing providers. The main recruitment
criterion for this stage of the study was fc
in providing housing allings in Abuja. However, because there are hardly any of these providers
involved in housing provision for lemcome groups (the study found only one-ilmome

housing provider), participants were selected regardless of the income class theiargelt®emes t
The five years is presumed to be substantial in amassing experience in the field, especially for the
in the private sector. Some of the particip
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network and contacts gained through ydgrsactice as an architect in Abuja. A further group of
participants were identified in the initial stage of the study, while others were recruited at the 201
Abuja Housing Conference, a thdeg international conference attended by the researcher. As is
the case with the other two groups, interview with the housing providers was preceded by initiatin
contact through emails and in some felipwphone calls. Afterwards the participant information

sheet was sent out to potential interviewees, and intimves were agreed.

4.9 Reliability and validity

Loosemore and Tan (2000; p . 757) argue that
systematic distortions of researcherThus,éheul t s
notion of reliability and validity are a procedure in a research that establishes credence in th
findings of a study (Thomas and Magilvy, 2011). Golafshani (2003; p. 604) argue that in qualitati\
research reliability amsd woaltihdinteyssoame goanmnc:
(2017; p. 257) noted that validity and reliability should be the focus of qualitative researcher ii
odesigning a study, analysing results, and |
estabBhed that in qualitative studies there is no single accepted criterion in assessing the quality o
study owing to the diverse 0¢é range of phi.l
informing qualitative r ese&(d9%5 argué that tb ensurehrigourmo r
in a qualitative study there is a need to me

sefconsci ous research design, data collection

However, King and Clstine (2010; p. 160) posits that despite the existence of these evaluation

methods, a researcher ought to consider from the following four varying approaches:

I.  The use of independent coders and expert panels

ii. Participant feedbacks

iii.  Triangulation, and

Iv.  The provision of thick description and audit trails
This study underwent all these four processes.afittse exploratory and main study phases of the
research, to enhance reliability in the process, a colleague of the rese@atimen @aseparate
coding of the transcripts. The essence of this multiple but separate coding on the same data is
reduce the chances of misinterpretation of emerging themes. Second, before the commencement
interview at both stages of the studypailticipants were offered the choice of reviewing the
transcripts of their interaction with the researcher to cross check that they were not misinterpretec

At the exploratory stage, four participants (thoieymakerand one housing provider) accepted
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this and reviewed the transcripts. Additionally, at the main study stage six participants (thre
policymakers and three housing providers) accepted and reviewed the transcripts. In both cases
the participants were satisfied with the transcript cameémo amendment was needed. Third, the
study underwent the process of data and methodological triangulation to enhance credibility of th
findings and ensure rigour in the process (see sectiorFdutil).the presentation of sampling

and results in b the exploratory study (Chapter 5) and main study (Chapters 6, 7, and 8) is guidec
with a thick description and audit trail of the process.

Furthermoreas part of effort to counter bias in the research, Loosemore and Tan (2000) argue that
it is esserdi for researchers to maximise the occupational diversity of their participants to reduce
incidence of occupational bias. The recruitment of three varying housing stakeholder groups reduc
the likelihood of occupational bias in the study with each dtitebmup likely to view the
phenomenon from a different point of view. Additionally, to counter expectancy bias, prior contact
with participants was established to establish rapport that aided in eroding possible preconceive
flawed impression from paipants and this aided the researcher to understand, modify and make
adjustment on flawed perceptions (Loosemore and Tan, 2000). Thus, to help navigataghis path,

highlighted previousin exploratory study (Chapter 5) was conducted.

Additionally, acknel edgi ng the existence of Kant ds phi
provides additional clarity on this study?os
process (Kitcher, 1980). A priori is an epistemological predicate whichhatgke®vledge is
derived from theoretical deductions while posteriori is knowledge based on evidence such a
observations, experience, or data (Mc Ginn, 1975). According to Kitcher (1980) a priori is innate
knowledge that is independent of all expesence T hus, t he proposal
independent of experience if any experience which would enable us to acquire the concepts involv:
would enable us to have the knowledged (p. 5
can be rootedh naturalistic epistemology. Furthermore, philosophers including Kant argued that
analytic truths can be known a priori and that some analytic truths involves concepts which coul
only be acquired if we were to have a particular kind of experiendagApisiyo the context of

this study allows for the reflection on the overall experience of the researcher who acquirec
knowledge on the barriers impeding-ilmm@me housing delivery in Abuja empirically. The
knowledge acquired and the results may bencéd by the researcher experience because at the
time of generating the findings the researcher was engaged in a process of reasoning that

independent of the researcherds emotion (Kit
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4.10 Literature review process

The review of literataris an essential partaobbbust research (Seurargd Gold, 20102 Literature

review refines a research study and provides a pathway for a successful research outcome (Banc
et al., 208). Furthermore, Shaw (2010) asghat it often guides a researcher in identifying what
previous studies have found about the topic of interest. This also guides a researcher to develc
specific research questions on the phenomenon of interest. Xiao and Watson (2017) posit that tr
advanement of knowledge must be on prior existing knowledge. Thus, after conducting a literature
review, a researcher establishes what already exists in literature and can identify what may be wc

researching.

As part of the literature review, Objectivesid 2 of this study assess the concept of housing
provision, strategies to lamcome housing provision around the world and current and past
strategies to lomcome housing provision in Nigeria. Thus, the literature review relied on a
document content alyais to accomplish these objectives. The methodology used in conducting this
review had five criteria briefly outlined. Firstly, the study developed a literature review inclusior
criterion. This criterion focused on studies in housing policy planningpiardentation. It covers

vital areas of housitigpancialisationrgommodification, policy provision and implementation. The
subject area was not restricted to architecture but instead focused on other fields such as urb:z
planning, geography, and econemk&s such, it is a multidisciplinary research, however, it is
situated within the built environment. Additionally, only studies conducted in English were included
in the literature documents. Secondly, a literature identification criterion was déwelmoky

to Xiao and Watson (2017) there are three major litesaun@esand they include electronic
databases, backward sourcing, and forward sourcing. Additionally, Shaw (2010) establisht
referencing tools and topics/keywords as useful paranatsrstudy applied all these parameters

in the conduct of the literature review. Thirdly, a criterion for inclusion wakesselection

criteria for documents used was based on its relevance with regards to its content on housin
provision in developingountries and Nigeria. Consequently, the relevance of a document to
housing provision in developing countries and Nigeria as well as currency are considered vital fc
the study. On its currency, studies from the year 2000 and beyond were consideiatedpprop

the study. The year 2000 is highlighted as a milestone year in the global context in setting up of tl
Millennium Development Goals (Tsalis et al., 2020). Furthermore, particularly to Nigeria, the returr
to democratic administration from militagye in 1999 resulted in the wider adoption of the
enabling approach to housing in the country (Federal Republic of Nigeria, 2012).
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Fourthly, the final phase involved sorting documents for use in the review and this was conducted i
three stages. The dyumajorly relied on journal articles for the review. This is because they are
deemed highyuality research documents since they have undergonRevieser process.
Additionally, some conference papers, Nigerian government documents, internationtbrorganisa
document s, thesi s, and Dlded herddyodeimenéeés we
documents that do not fit into the other four categories but deemed relevant in the review process
The literature documents are classified thus: jouticlkdsa(JA), conference papers (CP), thesis
(TH), Nigerian government documents (GD), international organisation documents (IOD), and
others (O). As highlighted previously, the process of sorting documents to be used in the reviey
was conducted in thremagesThe first stage produced 118 documents, with 69 (JA), 15 (CP), 7
(TH), 9 (IOD), 6 (GD), and 5 (O). At this stage the selection criteria are the currency of document
and its relevance to housing provision and or implementation. At the second dsiagmerfit

sorting, they were reduced to 90 documents with 61 (JA), 12 (CP), 6 (TH), 3 (IOD), 4 (GD), and 4
(O). This stage involved a closer look at documents selected at the previous stage and this involve
guality control that considered the relevafe@e document to the study interest. The final stage
distilled documents with situation, challenges, drivers to housing provision. This comprises of a tote
of 82 documents with 56 (JA), 10 (CP), 5 (TH), 4 (GD), 3 (IOD), and 4 (O), and is presented in
Appendix 4.1.

Manual content analysis was used in analysing the documents, this involved identifying themes a
observing their frequency in tex&eMmler 205). In applying content analysddersonet al.,

(20@) established that there are five types$ that a researcher can select from. This study
adopts one of these units thematic unit oranit of meanimgis is also one of the most common

units of content analysis used in conducting resdardbrgonet al., 208). According to Chi
(A997p. 46) in content analysis, a unit of mea
t o p The @ading adopted Elo and Kyngas (2008) strategy of inductive content analysis which
included oO0Oopen <coding, c r e a}. The glocurantsevgre reade s
through, and themes were generated. After completing a document, themes generated wer
transferred to a coding sheet to generate categories. In line with Elo and Kyngas (2008) the stut
developed subategories, generic categorand the main category (Figure 4.4). The transferred
themes from each of the documents are thecaelgories are assembled under the generic

categories.
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Figure4.4: Construction frorliterature of key elements to sustainable housing

The essence of developing categories is to enable a coherent means of discussing a phenomeno
the process of knowledge construction (Cavanagh, 1997). Some ct#hegsuies include land
tenure, LandUse Act, mortgage, interest rates, provision of amenities, poor transportation, material
importation, building material cost,-tbgwn, low affordability, lack of skilled manpower, and lack

of political will.

The literature reviewed highlights both thellenges and opportunities in housing delivery in
developing countries and Nigeria. As a reminder these were discussed in Chapters 2 and 3 of t
thesis, and the key challenges grouped in to the six key elements adopted by the study

constructing the émework.

4.11 Data collection process

The first phase of the interviews was conducted during the exploratory study. At this stage, the stuc

set out to explore the contemporary situation ocfrlomme housing in Abuja. The research which
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aimed to interaawith nine participants, recruited five participants each from the three groups of
policy makers, housing providers anditmeome earners. Aside from relying on facilitators in
recruiting participants, the background of the researcher as a practitew) srchbuja was

equally useful, especially vatlicymakerand housing providers. As a member of the Nigerian

I nstitute of Architects, the researcher thr
forum where built environment professionals meet to interact and discuss issues related to the bu
envronment) hd an established professional network. This also gave access to some -other built
environment professionals and associations such as REDAN. Furthermore, review of literature the
includes grey and academic literature also aided in recruiibnuapts; however this was more
beneficial at the field work stage of the study that required a much larger pool of participants (3¢

participants).

The exploratory study commenced with contacting participants through emails and phone call
(details on th criteria that guided the selection of participants is discussed in the sampling section)
Upon establishing contact, the research information sheet and consent forms were sent out to &
participants that have emails as part of the ethical protocd. thhvslid not have emails the
documents were sent through WhatsApp. Afterwards, the researcher travelled to Abuja to conduc
faceto-face interviews. The exploratory study was conductedfhmerto 19July 2017. During

the planning of the explorayostudy contact was also made with some government offices in Abuja
that were identified as a source of grey literature. They were also contacted, and reguls
communication was established prior to the commencement of the exploratory study. Some of thes
offices include the Federal Capital Development Authority (FCDA), a government nynistry in
charge of the development of Abuja, the Federal Housing Authority (FHA), a partially
commercialised government agency that is responsible for developing NatamgFRtogramme
proposals as well as their execution, and the Federal Ministry of Power, Works, and Housin
( FMPW&H) , the principal ministry responsi bl
supervision of its implementation. According to theareh plan, the researcher was to spend three
weeks for the exploratory study interviews, during this time available and related documents fror
government offices on this phenomenon were to be obtained. However, becachediiliag of
severalhe inerviews (all at the request of the participants) the exploratory study had to be extendec
to a period of six weeks. While this may be viewed as negative with regards to time management
the overall study, it benefitted the research. Firstly, it prévedexsearcher more time in efforts at
accessing grey literature which despite the prior established contact was more challenging a
required more time due to cumbersome bureaucratic processes. It also gave the researcher

opportunity to discoverandtaée nd t he O6Abuja Housing Showd,
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on housing that brings together diverse range of stakeholders that include rgselocgheisers

housing providerspanufacturerand international organisations. The tHegeconfemece (17 &

19" July 2017) which dught together housing stakeholders disclissues, and trends in the
housing sector. The conference availed the researcher an avenue to network with participants, t
later proved to be very vital in recruiting np@icipants for the second phase of the sthdy

main study.

Aside from access to grey literature and the opportunity to network with stakeholders the time dela
experienceduringt he expl oratory study al so ioldctiooence
While interviews were still used at the main study stage, it was changed -foefacéade
telephone interviews. This was done not only to save time and cost but majorly because it was ma
suited to some of the participants, especiallypaheymakersand the housing providers.
Furthermore, it was assumed suitable since regular contacts has been established with participe
andensured that the main study was concluded within the time plan. A similar ethical protocol to
that at the exploraty stage was observed at the main study stage. The research information shee
and consent forms were sent to respective email addresses and in some cases through WhatsA
However, hard copies of these documents were also offered to each participanotTdngy to

make sure that participants who did not provide an email address accessed the documents but a
to ensure that all participants (except those that specifically asked for soft copies only) were nc
inconvenienced with the need to print acan back filled consent forms. Most of the telephone
interviews were conducted with mobile phone to counter the likelihood of interruptions with
internet connection, however five of those interviews were conducted using WhatsApp and one
with Skype. Fourfdhose participants selected interview times while they were not in Nigeria, as
such WhatsApp and Skype served as a suitable medium to interact. The other person however w
in Nigeria but opted to use WhatsApp. The telephone interviews lasted beameedO4finutes.

The main study was conducted within a period of eight weeks. It commentédaoch52018

and was completed ori® May 2018. At both the exploratory and main study stages of data
collection, a tape recorder was used in recording théeinggrthese interviews were later

transcribed.

4.12 Data analysis

In qualitative research method data analysis is one of the most important and challenging aspects
the process. Thorne (2000) has established
and mysterious of all the phases of a qualitative @roject( p . 68) . 't invol ve

process of maki ng meoagernenatg nelv knowtedge lorea phen@nenord a t
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There are two main data analgpjsroachesleductive and inductive approaches (Thomas, 2006).
This study applied an inctive approach in analysing the data. The research relied on textual (non
numeric) data at both stages of the study. This is a form of inductive method. The inductive
approach also referred to as an apwpnsowtaréd t he
or theories on the data and then uses these
p. 429). The study adopted Burnard et al . (2

(a) condensing raw data into a brief, supnfoamat; (b) establishing clear links between

the evaluation or research objectives and the summary findings derived from the raw data
and(c) developing a framework of the underlying structure of experiences or processes that
are evident in the raw d§ta 238).

The textual data are excerpts of the interviews with participants which were audio recorded witl
their consent. Preliminary data analysis commenced during transcription of the interview, thi
involved reading the interview transchippeatedlyo identify initial themes. The interviews were
transcribed verbatim and were analysed in th
the process of analysing the data the researcher continuously kept on refining the intierpretation
gainmore insight on the phenomenon (Basit, 2608hermore, two data analysis tools were used

for the first two phases of the study. During the exploratory study phase, in analysing the data th
research employed manual content analysis. However, antistudyastage a research software
NVivo 11 was used as a tool for the content analisish and Shannon (2005) define content
analysis in qualitative studies as a techni ¢
the systematic classification of coding anc
analysis is us&danalysing written, verbal, electronic, or visual data (Elo and Kyngas, 2008). In the
exploratory study, manuaintent analysis was used in developing codes and themes from the
interview transcriptd.he researcher employed conventional content amaéyhisd (Hsieh and
Shannon, 2005) , that also included managing
Hsieh and Shannon (2005; p . 1279) establish
describe a phenomemeahéds awvodi df usnngr @esea& on

rather allowing the emergence of 0é categor.i

In all the exploratory study designed to interview 12 stakeholders with fouinobhogvgroup,
policymakersand lousing providers each. To achieve this, 18 participants were contacted, and 15
participants were interviewed. Afterwards all the interviews, which were recorded, were transcribe
by the researcher. The transcripts were thenaotresised with the audio émtiews, to ensure
accuracy. The transcripts were read multiple times and notes were made on possible theme

Afterwards, the interview transcripts were coded thoroughly. The codes generated were then printe
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in a tabular forngut,and arranged in a clesof similar and relating themes. The 15 interviews (see
Chapter 5 for profile of participants) generated sufficient data on the situation, and prevailing issue

with housing provision in Abuja.

The process of data coding was done mostly by identifsfregiic word from the data that is
perceived to have captured an important concept. In most cases a specific word from the data ust
as a theme while in other cases a word or phrase that is perceived to best describe the concep
used as the emergingeitie. For instance, in the exploratory study, a fundamental problem the
participants identified is that laweome housing in Abuja is undefined. Hence, in this case the
word oO6undefinedd was highlighted as varousode.
labels that serves as categories were developed. This labels contextually reflects a collection of sc
rel ated codes t o form I mportant concepts.
accommodatingd were growpead wvWmpdeorm!|l @amsatedgbr
cluster emerges by arranging codes into linked and related concepts. The study developed thr
categories of Oprobl emsad, 60resul tant effect
exploratory study findingeésChapter 5).

During the main study phase because of the amount of data collected (which is larger compared
that at the exploratory phase), the research employed a qualitative data analysis software (CAQD/
NVivo in analysing the interview transeriftiterature has established the existence of several
CAQDAS for qualitative data analysis (Thomas, 2006YaS&@a6). According to Bazeley and
Jackson (2013; p . 2) , NVivo aids in managin
examining It e meaning of wh at I s recordedo. Addi
CAQDAS softwareds such as NVivo potentially
2013). Thus, data analysis of the main study commenced in a similaspaitiertne exploratory

study drepeatedly reading all the transcripts. This was followed by importing all the interview
transcripts onto NVivo and arranging them in three separate folders with each representing :
stakeholder group. The analysis of the idatansistent with the strategy prescribed by Renner
TaylorPowell (2003). First, before importing in to NVivo the data was read carefully and multiple
timesto be familiar with the content. This aided in sorting and classifying the data into categories
with each category having a separate heading. The classification was made according to the rese
guestions. The classification upon importation to NVivo was followed by coding of themes and sub
themes. The coding was done by highlighting segments.of bexst, through coding in NVivo the
response of each stakeholder group was analysed separately, and the findings aggregated.

themes and stihemes identified concepts, patterns, and connections across and within categories
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This aided in assessing tloenparative importance of varying themes as well as their underlying
differences. In NVivo, the themes and-sube mes are referred to as
nodesd. The various categories of noidstwly gene

stage (see Chapters 6, 7, and 8).

4.13 Data synthesis

As previously highlightediata collection in this study was conducted in three Phases. Each of the
three Phases is purposely designed to contribukee toverarching aim of the research. The
synthesis of the data collected enabled the integration of different themes and concepts drawn fro
interaction with the three groups of stakeholders to create new knowledge which in this case is tf
framework. However, the data collected maybe misashatrd/or misrepresented in the process

of integrating the themes and concepts, especially since it is from different group of stakeholder
whose perception may vafp reduce this fallibility, the research was subjected to triangulation.
Natow (2019; pl1 6 0) argue t hat triangul ati on i n r
met hodol ogi cal resources or practicesod. The
the use of multiple points of observation to determine a location (Merriamsdaid2016). Briggs

et al . (2012) contend that triangulation ref
order to determine the accuracy of informat.i
p. 74) claim that triangulation emhans t he attai nment of oOricher,
the results of the researcho. Thur mond (201
researcher bias, and a view through multiple perspectives in research can be achieved throu
tri angul ation. However, Nobl e and Heale (20
mitigate problems in a chosen research met h
68). Fusch et al. (2018) identified four types of triangulation.afbedaa triangulation (which

relies on peopletime, and space); investigator triangulation (relies on different independent
investigators); theory triangulation (viewed through various theoretical lens); and methodologicse

triangulation (viewed within lbetween methods).

This study uses mix ofdata and methodological triangulations. While the use of data triangulation
allows for the assessment of multiple perspectives from participants, the application of
methodological triangulation enabled the sisaby documents that include grey and academic
literature on the phenomenon, and direct observation of the housing situation in Abuja to
compl ement the use of interviews. Natow (201
draw from multipledata sources by gathering data from different time periods, locations, or

perspectivesé including interviewing people
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amounts of poweréed (p.161). Il n usi regthadanga tr
stakeholders with varying perspectives ofinlcame housing provision in Abuja. Data collection
from these three stakehol der groups Oérepre
commonalities within adhetals@0b8). Thisrwadsiconduetedsoyeetlrdei v
phases with findings of Phase | informing Phase Il, and Phase Il validating the findings of Phase Il
Furthermore, as part of methodological triangulation, multiple sourcing of data was used in the
study. This includes a direct observation of-leeome schemes, mass housing schemes, and the
National Housing Policy pilot schemes in Abuja during the exploratory study and the reliance or
grey literature. In the case of Nigeria, some of the grey literativelyhrelied on include the 2012
National Housing Policy, the Vision 2020 Masterplan, the annual abstract of statistics, the urba
renewal policy, and the state of the Abuja housing market. Furthermore, grey literature from
international organisations n&mehe United Nations 2017 World population prospects and state

of World, The UN\HABI TAT8s state of African cities, a
Africa among other documents. A compiled list of documents consulted is attached in Appendix
4.2 Furthermore, pictures of lamcome housing schemes in Kubwa and Lugbe taken during the
exploratory study in June 2017 are presented in Chapter 3 and Appendix 3.7 to visually illustrate t
housing situation. Additionally, the account of the groupstmigemts which forms the findings

was verified in Phase 1l through a validation process to affirm that their understanding is correctly
reflected in the researcherds interpretatio

validity and relmlity in the research.

4.14 Framework validation

As part of ensuring rigour and reliability in the research, the proposed framework constructec
underwent validation. The study adopted an internal validation approach. Barbour (2001) argue
that internal alidity is valuable in research conducted with participants to proffer change of a
phenomenon. Furthermore, Eriksson and Kovalainen (2008; p.292) note that validity in qualitative
research aims to oOprovide the esseapthowith
The use of internal validation (which means validation with participants that were involved in the
study) is based on five reasons. Firstly, it was important for the study to rely on respondents the
have participated in the studhd already conversant with the research. Thus, relying on external
participants (that is individuals that were not part of the study) could have presented the challenge
sufficient understanding of context and intricacies within that context. Seeondlyg external
participants and engaging them to sufficient understanding would have been time consuming ar
considering the concerns raised on understanding the study context, it was deemed not worth:
Thirdly, an important point of the study is tegaent the study findings to the participants. The
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internal validation provided an avenue for the study to present its findings to respondents tha
participated in its construction. Fourthly, since the study is qualitative and embodies some elemen
of subgctivity, its essence is not to seek a generalisation of the findings. Lastly, the diverse pool ¢
respondents with rich experience in housing policy and implementation experience in Abuja wa

deemed sufficient in developing a robust framework.

However, itis equally important to state that-loeaome groups who were integral in the
construction of the framework were not part of the validation. Their exclusion is based on t
reasons. First, most of the interviews conducted with thedome group partgants was itwo

local languageConverting the proposed frameworkhoselanguagefor their assessment and
converting back to English language for incorporation without the risk of losing contextual meaning
was deemed high and coupled with the time required to conduct this, it was deemed an unworth
exercise. Secondly, the validatich@framework was conducted online througiinaeyand this

was convenient for policymakers and housing providers. On the other hamchrfevgroups

access to the internet is quite limited and this mode of validation would have been a huge challenc
While their input in the validation would have added value to it, however, the highlighted limitations
could not have equally been overlooked. Hence, as part of areas of future study in section 10.5,

validation exercise with lemcome groups is sugtges

Accordingly housing providers apolicymakersvere engaged at Phase 1l of the study to validate

the findings from the empirical study conducted with the three stakeholder groups. Validation wa:
conducted to ascertain if participants agree withéhe e ar cher s i nterpretal
proposed framework. The validation was conducted through a combination of excel survey througt
email andollowed up with phone calls. The participants were given the option of either excel
survey throughneail or an interviewer administered survey used previously at the main study stage
Initially, 14 participants were approached for the validation. Out of this number, seven each of
policymakerand housing providers make up the 14. They were all squaragpexcel document

to fill with a question schedule (see Table 9.4). Further details on the process of amdidation

presented in Chapter 9.

4.14.1Thought process of validation and excel document description

I n developing the nfdr abhteemoamme ntdhaet | @drsidov ewesrode
discussed previously, the drivers and recommendations were grouped into six themes that a
termed Okey el ementsad. While the key el eme
recommendations arengeated from empirical interactions with participants during the main study.

The key elements, drivers, and recommendations were arranged in an Excel document (st
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Appendi x 9. 4). The Excel document attached

b6economic constituents?o, environment al cCons¢
constituentd, Oenvir ocomstduertia i sc cancsctointpuaenni tedd, ba
6driver so, O0recomme mdlatbisdrmk@®&,hod direirveareque Ir @z

parts of the developed framework consists of:

The 6framework guided is a guide that gi v
main concepts of sustainability as well as a breakdown sth&abblder group. This sheet
required no further action from participants.

The O6economic constituentsd enumerates t
lowi ncome housing under each O6key el ementd
The 6environment al constituents?ad enumer
0recommendaitnonm® housiommg under each Oke:
action from participants.

The O0soci al constituentsdo enundatatoes ot h e

i ncome housing under each O0key el ement 0.

4.14.2Tasks carried out by participants

Participants were required to carry out two tasks on each driver. Furthermore, another require

response on tifeamework overall. The tasks required in each case is described thus;

Task 1: Participants answered questions attached to each driver by indicating the level c

relevance it has to successfulitm@me housing delivery in Abuja. In carrying out this task

a driverods relevance could be high, medi u
critical 6 t o ntchoemes uhcocuessisn go fprlooww si on, it
and termed | ow if it I smpluntcetd drni ttihcea |l @d r

column by selecting from a list on the elfopyn menu on the arrow to the right.

Task 2: Participants were required to indicate along each driver the most relevant stakehold
expected tact This was done by clickingrfra list on the dredown menu on the arrow

to the right in the 6stakehol dlewn menelgtui r e
which gave the option of selecting the most relevant stakeholder that would be required to
acton a corresponding driver.

Task 3: Participants were required to provide response to the questions attached in Tabl
9.4.
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The stakeholders are the Federal government, the legislature, local authority, financial institution
private/government housing providers, professional ddasiseciations, lowcome earners.
Finally, a Oparticipant comment®& col umn was
additional rowsvere provided within each driver component in case weeseadditional drivers

that participants felt haddreomitted.

4.15 Ethical approval and participants informed consent

The process of conducting a research genere
phenomenon for the benefit of others and participants right to privacy. According to Orb et al
(2001), only through an appropriate ethical
(p. 93). History suggests that the need for ethical procedure in research originated from cases
human right violations meted out on the pretext of condustientific research. For example, Orb

et al. (2001), established that between 1932 and 1972 in an American study on syphilis, more th
400 patrticipants without their consent veknengthe study deliberately left untreated. Such and
other similar casg@rompted the need for honesty and transparency from researchers in carrying out

a research study.

In the United Kingdom there is a legal obligation on the researcher to notify participants how both
information collected from and about them will besedili Furthermore, in any research study the
Data Protection Act of 2018 mandates seeking participants consent and providing them protectiol
through anonymity (legislation.gov.uk, 2018). Ethical issues in qualitative research approach vari
from those in gantitative research. For example, since qualitative research focuses on exploring th
perceptions and experiences of participants in their natural environment, there is often the concej
of power and relationship between a researcher and participanés. thierinvolvement of a
participant must depend on their preparedness to share their experience with the researcher. Sir
gualitative research is often reliant one way or the other on people, it necessitates the obligato

need of seeking approvals frimstitutional review boards (Guba and Lincoln, 1994).

An Institutional Review Board (IRB) ethics procedure incorporates the mandate not to do harm;
evade deception; provide adequate information on the research; negotiate with participants o
informed cons#; and ensure that interaction with participants is private and confidential (Tracy,
2010). Through a good ethical procedure, a participant is informed tisenithghthe research
including the fact that their participation is entirely voluntangellaas the potential benefits and
consequences of the study. A robust ethical procedure adds more credibility to the data collecte

hence a failure to obtain consent or obtain
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(Carr, 1994). Thus,ishstudy in compliance with both the Data Protection Act of 2018 and the
University of Sheffield guideline on conducting research sought ethical approval before all the

collection of data stages.

4.15.1 Obtaining university ethics approval

The ethical apprv a | of this study was obtained in ac
the commencement of data collection. The ethical approval of the study was issusdgastwo

the exploratory study and the main study. After an extensive litevigurdeéore the exploratory
study,it was decided that the study would first embark on an exploratory study to explore the
phenomenon on the 6fieldd and the findings
provide an irdepth study of the phenonmn. Furthermore, due to the nature of the issue studied
interview was decided as the studyds pri mat
exploratory study the research could not anticipate the outcome, the researcher sought ethic
approvalfor the exploratory study only. This is to provide flexibility in possibly amending the
research design subject to the outcomes (including lessons) from the exploratory study (se
Appendix 4.3 for the exploratory study ethics approval). After the exyplstiady, as planned the
findings formed the basis for the main study. At this stage all the major decisions on how to procee
with the research through to completion were made. Consequently, the second ethical approval w
sought, and the approval obtdimevered the study till it was completed (see Appendix 4.4 for the

main study ethics approval).

4.15.2nformed consent

In this study the process of obtaining informed consent from the participants commenced through
initial contact and establishmentagiport with participants. Afterwards each participant was sent
copies of the research information sheet and informed consent forms through either email or
WhatsApp. Furthermore, for the exploratory study, at thetiiesearcher briefed the participant
again (before the commencement of each interview) and provided hard copies of both the researc
information sheet and consent forms. At the main study stage where telephone interview was use
the researcher soughetchoice of the participants to be provided with hard copies, and those that
obliged to this were provided. This was for a few of the participants (mostly-itrerioav
earners), with a majority preferring the soft copies. Furthermore, for all teiejgnoesvs the
researcher commenced each session by once again giving the participant background informati
about the study, this is to double check and ensure enhanced transparency. Majority of th
participants at the exploratory study participate@ imém study so continuously recapping on the
background of the study was important to ensure that they understood the difédnerarghe
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exploratory study and the main study. In some instances, participants would raise some questio
about the studynd in all cases the researcher continuously answered those questions to

participantsd satisfaction. Samples of the i

4.16 Details on study objectives and methods used
The study was accomplished through fivectitaes. Each objective reliedspecificnethods for

its data collection and analysis. Across the five objectives, three methods of literature review, ser
structured interviews, and survey were used across the three phases of the study forodata collecti
Additionally, qualitative content analysis was used for the analysis of the data collected. Th

characteristics, data sources, and analysis of each objective is described in the following sections:

4.16.10Dbjective Bvaluate the concept of housingvmsion and explore strategies of

low-income housing provision around the world.

Data source and charactefisticebjective focused on the global context of housing delivery. The
data used in achieving objective 1 comprises of qualitative data obtained from both grey ani
academic literature. The fundamental aim of this objective is to contextualise teeofatiiena

study by setting the scene on the position of housing between an economic commodity and
welfare item from a philosophical point of view. The concept of housing provision was discussec
through the two modes of provision: the prior direct pooviahd the contemporary enabling
approach to provision. Furthermore, the tripartite concepts of sustainable development were
assessed as well as a critique of some frameworks for housing provision. Additionally, in explorir
strategies used in lamcome lousing provision around the world, five countries across four
continents were evaluated. This eventually set the stage for developing the conceptual framework

this study and eventually setting sight on Objective 2.

Data collection method and afddissisbjective was achieved through extensive literature review.
The strategy for the review of literature includes the use of topics and keywords, timeframe, source
language, backward and forward sourcing, and the use of referenciettdglpréseted in

Chapter 2). Furthermore, qualitative content analysis was used in the analysis of all the literatu

sources to achieve this objective. This objective is presented in Chapter 2.

4.16.20Dbjective Rssess past and current strategies tmémme hasing in Nigeria.

Data source and charactéhicbjective centred on housing delivery in Nigeria. Qualitative data
from a combination of grey and academic literaturanafsed taccomplish the objective. The
aim of the objective is to evaluateising provision in Nigeria through a historical context. In a
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similar way to the evolution of the housing provision concept from direct to enabling strategy as
detailed in Chapter 2, housing provision in Nigeria underwent an evolution from dirext pyovisi
government to contemporary enabling approach that is reliant on the private sector. Factors the
contributed to the suboptimal return in housing provision such as poor planning and
implementation, urbanisation, population growth, and inequalitgiseresed. Additionally, to
provide context on the choice of study location, the origin of Abuja was discussed, as well as th
various housing initiatives introduced to alleviate the housing challenge with little impact. Soms
concepts that are vital in @mstanding the history of housing in Nigeria were also discussed. These
include the LUA, the NHF, housing affordability, andih@ame groups.

Data collection and andlgssobjective was achieved through extensive literature review. The
strategy fothe review of literature includes the use of topics and keywords, timeframe, sources,
language, backward and forward sourcing, and the use of reference tools (detailed presented
Chapter 2). Additionally, it relied on grey literature from governmess,offiink thanks, and
international organisations (see Appendix 4.2). The data was analysed using content analysis. -
objective is presented in Chapter 3.

4.16.30bjective identify the key stakeholders to housing delivery in Nigeria

Data sourcedarharacterisiitss objective centred on identifying the key stakeholders that are vital
to housing delivery in Nigeria. This objective set out to identify and group the stakeholders in
housing delivery in Nigeria. The 2012 National Housing Politffadelb stakeholders in housing
delivery (Federal Republic of Nigeria, 2012). However, this was deemed too broad for the study t
cover considering a number of those stakeholders are not directly involved in housing delivery bt
indirectly in policies #t contribute to the development of the housing sector. The identification and
grouping of the key stakeholders availed the opportunity to examine different perceptions of the
housing stakeholders on the housing problems and a sustainable way to anlcdiagoate

housing provision.

Data collection and analysistudy relied on two methods to achieve this objective; the review of
literature and an empirical study with participants. Main literature relied on is the Nigerian Nationa
Housing Policy 02012. The studglusteredhe stakeholders into three groups that are integral to
housing provision. These gpelicymakershousing providers, and lmweome groups. The
grouping of stakeholders into these three categories allowed for the recruitment of participants witl
wide ranging knowledge on housing delivery process but with the possibility of different realities
Additionally, the three groups guided the categorisation of participants at the main study anc

subsequently in the development of the framework for sustainable housing provision. The data we
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analysed ugy qualitative content analysis. At both the literatwieweand exploratory study,
manual content analysis was used. This objective is presented in Chapter 5.

4.16.40bjective Bvaluate contemporary situation of-loeome housing provision

in Abuja

Data source and charactéh&icbjective set out explore in detail the barriers and solution to
low-income housing provision in Abuja. The accomplishment of Objective 3 and the findings of the
exploratory study set the precedence for the main study (Objective 4). The data used to accompli
this objectie is from excerpts of sestructured interviews with 36 participants (13 policymakers,
12 housing providers, and 11-iloeome earners). Firstly, the interview attempted to understand
who lowincome earners are. Secondly, it evaluated formal partnierdbiggrcome housing
delivery in Abuja. Thirdly, it assdgbe state of loancome housing provision in Abuja. Fourthly,

it discussi#the barriers impeding lemcome housing provision in Abuja. Lastly, it established the

drivers to a sustainable praonis

Data collection and anatysishieve Objective 4, the study relied on literature and interview with the
three stakeholder groups in housing provision. This phase of the study was conducted throug|
telephone interviews in place of fexface inérviews. Sturges and Hanrahan (2004) argue that
telephone interviews provide a research with a reduced cost and flexibility in scheduling
Furthermore, since the researcher had established a rapponbstitbf the participants, the
telephone interview waleemed suitable for this phase the study. An interview guide was used in
conducting the telephone interviews, and the data collected provided a ground for an extensiv

discussion of the phenomenon. The findings of Objective 4 are presented in Cliapted<36,

4.16.40bjective Bevelop and validate the framework for sustainablexdome

housing provision in Abuja

Data source and charactéhids the overarching aim of the study with all preceding objectives
geared towards it. This objeetaims to develop a framework for the sustainable provision of low
income housing in Abuja. The development of the framework relied on empirical studies with three
stakeholder groups in housing delivery (the policy makers, housing providers,nzoddow
groups). The framework components include key elements, drivers, recommendations, drive
relevance, and stakeholders required to take action. This objective is achieved through an empiris

study (discussed in Chapters 6,7, and 8) and is present@tendha

Data collection and andlyssshieve this objective, all the three phases of the study were relied

upon. As a reminder, Phases | comprises of literature review and exploratory study; Phase Il is tl
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main study: and Phase Il the validation. &tpmoratory and main study stages were both semi
structured interviews with participants from the three stakeholder groups. Manual qualitative
content analysis was employed at the literature review and exploratory study (15 participants) stac
However,while qualitative content analysis was employed at the main study phase, it relied or
NVivo 11 software to manage and process the large amount data gathered (36 interviews) at tt
stage. Furthermore, a survey was used in conducting an internal vatfidatis involved 10

respondents who all participated at the main study.

4.17 Summary

This Chapter outlined the philosophical assumptions, methodology, methods, and data collectio
tools employed in the study. The Chapter commenced with a brief dismudstoooncept of
research design, then an explanation of the various research methods in the social scienc
Furthermore, it highlights the philosophical viewpoint adopted and argued on the choice of
gualitative method as well as the premise for itsi@eléddditionally, the Chapter discussed the
primary choice of data collection in both stages of the research, the process of sampling an
recruiting participants, ethical process, data analysis and synthesis, the process of developing
framework, andconcluded with how validation was carried out in the process of refining the
framework. The data and analysis of both the first and second stages of the research in present
chronologically in succeeding Chapters (Chapters 5, 6, 7, and 8). As prebe@kdpiter, this

study adopts a pragmatic philosophical perspective in its methodological approach. This is on th
assumption that value laden outcome addressing real life issues such as in this case the hous
challenge of loamcome groups is essahto bridging the housing deficit in Nigeria. According to
Creswell (2014) the pragmatic perspective allows for investigation into a phenomenon using multip
strategies. In doing so a humanist ideology was adopted and this is aimed at giving mupsrable g

a voice to be a part of what directly affdedm and actively participdia the construction of a
framework for an effective housing provision. This was conducted by adopting an interpretivist len:
which argues that a phenomenon can be viesradhfultiple perspectives (Pham, 2018). Thus, the
involvement of lowncome groups as a housing stakeholder group provides a unique perspective in
uncovering the challenges bedevilling housing provision. Other housing stakeholder perspective
presumed vitdbr the studyvere policymakers and housing providers who are policy designers and

dwelling providers in housing delivery.

However, the adoption of this research lens comes with some shortcomings and details on hov
these shortcomings were navigated autlined in sections 4.9 and 4.13. Furthermore, the

ontological assumption of this study is-fae®d and is drawn from Grix (2010) foundationalism
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and antfoundationalism. In this context, the study assumes that the barriers associated with low
income hosing in Abuja are both independent of our knowledge and partly lying within the
perception and lived experiences of policymakers, housing providers,-iandnmewgroups.
Additionally, the study embraces a subjective epistemology aligning to thevistdem®t This
views reality as not existing in an externa

with the worl dodo that results in the construc

The next Chapter presents the findings of an exploratory study condédiejh iwith the three
stakeholder groups of policymakers, housing providers, anddave groups.
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CHAPTER 5: CURRENT LOW-INCOME HOUSING
PROVISION IN ABUJA: AN EXPLORATORY STUDY

5.0 Introduction

This Chapter presents exploratory study conducted in Abuja to understand the situation of low
income housing provision in Nigeria. The Chapter accomplishes objective 3 which identifies the
stakeholders in housing delivery in Nigeria. Additionally, the Chapter exploresidheo$ikona

income housing provision in Abuja. The Chapter is divided into five parts. The first part highlights
the objective of the exploratory study. The second part identifies the stakeholders in housing
provision and groupthem into policy designersnplementers, and beneficiaries. The third and
fourth parts highlights the data collection and analysis respectively. Finally, the fifth part discusse

the four major findings from the exploratory study.

5.1 Exploratory study objective

The essence of the exploratory study was to identify housing stakeholders through literature revie
and establish the grouping of the key stakeholders in Nigerian housing delivery. The explorator
study follows the grouping of these stakeholders to @slaation and particularly the challenges
associated to housing delivery. This is one of the main objectives of the PhD research. In achievir
this objective, the study recruited 15 participants, and this inclpdécgmakersfive housing

providersand four lowincome earners.

5.2 The key stakeholders in loveome housing provision

According to Phillips et al. (2003) , the tel
and hence evokes praise or scorn from a wide variety of scliblarpana ct i t i oner s o
and Vergragt (2008jgue thaa stakeholder can be defined as any person with an interest at stake
on a subject or problem that can either affect the person or can be affected by the person
Furthermore, Schmeer (2001;)pc®dntendt h a't stakehol der s 0 e ar
organisations) with a vested i nterest in t
individuals, or organisations who may gain or lose from housing delivery process with an interes
(stake) inthe procesBenneworth and Jongblo281(. A stakeholder slightly varies from an actor

in the sense that an actor plays a central role in both identifying a problem and suggesting a solutic
However, a stakeholder could be passive without playiotivarr@e despite being affected by a
probl em. Mohl asedi and Nkado (1997; p . 634)
groups involved in a housing scheme at any t
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In the context of this stly, a stakeholder is any individual or group of individuals that either
impacts on or are impacted by housing provision process in Nigeria. The 2012 Nigerian Nationa
Housing Policy which highlights the need for collaboration among stakeholders in housing
provision identified the following as key stakeholders in housing provision (Federal Republic of
Nigeria, 2012; p. 90):

Federal Ministry of Land, Housing and Urban Development (FMLHUD)

i.  Federal Capital Territory Administration (FCTA)

ii. Federal Housinguthority (FHA)

iii.  Federal Mortgage Bank of Nigeria (FMBN)

iv.  Central Bank of Nigeria (CBN)

v. Securities and Exchange Commission (SEC)

vi.  Standards Organisation of Nigeria (SON)

vii.  Nigerian Building and Roads Research Institute (NBRRI)
viii.  Professional Regulatory BodietheBuilt Environment

ix. Federal Government Staff Housing Loans Board (FGSHLB)

X.  State Governments

xi.  Local Governments

xii.  Local Communities
xiii.  Private Sector
xiv.  Multilateral Agencies
Since housing is both a service as weelpeduc{Mohlasedi and Nkado, 1997), itoftelies on a
wide variety of stakeholders as identified by the Nigerian National housing policy (Federal Republ
of Nigeria, 2012). Hence, this study grouped the stakeholders based on services they provide. WF
these services overlap and may req@reuibport of other stakeholders there must be leadership in
acting For housing to be a service and a product it requires guidelines or policies guiding provision
execution of these guidelines or policies, and the consumptiompafdinet These guideles or
policies are the responsibility pdlicymakersconverting these policies to dwellings is the
responsibility of housing providers who ceitlder ben the public or private sector. Furthermore,
asa produchousing is a consumption item, heneectmtral role of the consumer and in this case
dlow-income groups. This is also in agreement with Ojoko et al. (2016) who argue that housing
delivery in Nigeria can be grouped in to thr
execuwatnar KPol i cy beneficiarieso. Under this
whereas the housing providers are the policy executors and the citizens referred to as the poli
beneficiaries. Consequently, this study adopts the threakiegyplgers gsolicymakershousing
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providers, and loimcome groups. Thus, the list of stakeholders identified in the 2012 National
Housing Policy guided in the merger of the various stakeholddtesetthree broad group$ie
details of the groupirage shown in Figures-18.

Part of Freeman (2010) work titled O06Strateg
how to deal with various stakeholders representing various interests within an organisation. It als
laid the foundation for the development of the stakehdideryt which outlines interconnected
relationships between stakeholders in a capitalist organisational system (Fontaine et al., 200
Applying Freemands stakehol der approach to
government to takéhe leadrole and in conjunction with various stakeholders outlined in the
National Housing Policy (NHI designingpousing policies that improves the housing situation of

the urban poor. The government (the primary policymaker) must be responsible in managing
relationships and collaborations among stakeholders towards an effective housing provision the

significantly reduces Nigeriads current hous

5.2.1 Policymakers

Policymakerare people responsible for the formulation or amendment of policies (Ojoko et al.,
2016). In the case of Nigepalicymakerat either the national, state, or local level include senior
political appointees of the government (such as ministers,| palitisars, and technical assistants)

or civil servants with expertise or knowledge in the area of interest. Often, professionals and retire
officials with expertise in the area of interest may also geolieyasakersAccording to European
Commission(2017) a good poliegaking process is dynamic from problem identification stage
through to evaluation of programmes emanating from policy prescriptions. Furthermore, the
European Commission (2017) established five steps in a policy process. The ifirshestep
identification of the problem. Secondly, based on objectives and assessment of options, some poli
options are drawn for further analysis. Thirdly, the policy options drawn in the second stage ar
subjected to further analysis including consulktlegant stakeholders who either affect or are
affected by the outcomes. Afterwards, the favoured policy directions are selected. Fourthly, subje
to monitoring, the policies selected in stage three are implemented. Usually, as part of monitoring
the peformance of the programme or project is tracked, measurpr@ghessand assessing the
pitfalls. Lastly, the policy recommendation is evaluated against the programme or project to ascerte
its success or otherwise. This study adagtsymakerdrom those outlined in the National
Housing Policy. In the 2012 Nigerian National Housing Policgpliogmakersnclude Federal
Ministry of Land, Housing and urban Development (FMLHUD); Federal Capital Territory
Administration (FCTA); Central Bank of Nige(CBN); Federal Mortgage Bank of Nigeria
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(FMBN); Nigerian Mortgage Refinance Company (NMRC); Securities and Exchange Commissiol
(SEC); Standards Organisation of Nigeria (SON); Nigerian Building and Roads Research Institut
(NBRRI); Federal Government $tdbusing Loans Board (FGSHLB); State Governments; Local
Governments; Multilateral Agencies (Federal Republic of Nigeria, 20p2)icyhmkersap for

the study is shown in Figure 5.1.

POLICY-MAKERS

Private sector
e.g Shelter Afrique

. /

Financial institutions : Ministries, Departments and
e.g Central Bank of Nigeria Agencies (MDA’s) Researchers

Professionals/
consuitants

and Federal Mortgage Bank e.g Federal Capital Territory
of Nigeria wthority, Ministry of Hou:

Retired
govemment
officials

Figures.1:P o | i c ypardckpant niag

5.2.2 Housing providers

According to Keivani and Werna (2001) conventional housing provision in developing countries is
primarily through the public, cooperative, and private sector. Furthermore, the adoption of
neoliberal paties by these countriptacesthe private sector as the major housing provider.
However, there are numerawsdencehowing the continued dual role governments in developing
countries play as enablers and providers (Mohladesi and Nkado, 1997;2Ré&fAdfddespite ith

however the private sector continues to play the major role in the housing provision contributing
up to 60 percent of the total housing stock (Keivani and Werna, 2001). Furthermore, Keivani anc
Werna (2001) suggests five modes obtprigector housing provision. The individual owner
occupier formal private housing is a form of housing provision that involves an owner
commissioning an architect to design the dwelling and subsequently engaging builders to constrt
it. The common meard finance in individual owner occupier housiregpersonal savings or

assets, and loan from friends or family members.

The commercial private housing development is a form of housing provision where the private
sector produces housesmeasse. This isugported by sustained government commitment that

ensures the provision of finance, and incentives to developers. Such housing schemes cut across
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three income strata with the Righd mediurincome housing providing some form of subsidy t
low-incomegroups. Another form of private sector housing provision is a joint venture between
landowners and smadflale developers. The arrangement under such a system entails landowner:
engaging developers who lack sufficient fin@nparchas land and invest ithe construction.
Such developers often do not have access to
venture housing provision is that the landowners provide land as theiwbdettye developers

provide the finance uséat the constration Upon completion the apartments are shared between

the landowners and the developers whose share is the return on their investment.

Additionally, private housing is provided through a dev&lopenunity cooperation. In such
systems, developers amg-income groupsely onan arrangement where the developer constructs
cheap affordable housing that enablesrnoeme groups to pay in stages. Such arrangement also
allows the developer to negotiate on behalf of thentmme groups witimterestedbarks andact

as guarantors to extend the credit facilitiesosktbw-income groupsherebyallowing them to
repay in stages. Lastly, the PuriicatePartnership venture is a leading mode of housing provision
in developing countries (lbem, 2010). Th&tesy allows for the government to provide
development land and other incentives to developers. In return the dev&lapees the
constructin of the dwellings and upats completionthe majority are sold at open market prices
while a minority is sold aegulated prices to lamcome groups. The housing providers are
grouped into private sector providers; government housing providers (such as the Federal Housir

Authority); professional regulatory bodies; and housing associations (Figure 5.2).

HOUSING
PROVIDERS

From From
Government Private sector

Providers of housing
finance:

e.g Nigerian Mortgage

Refinance Company

Agencies (MDA’s)
e.g Federal Mort; Bark
¢ of Ngerga > e.g Federal Capital Territory

Providers of housing finance Ministries, Departments and
wthority, Ministry of

A4

fouskg UG professionsie Real Estate Developers
Assodcation of e.g Nigerian Institute As: tion of
Nigeria of Architects

Figureb.2: Housing providers participant map
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5.2.3 End-users (lovincome groups)

Mohlasedi and Nkado (1997) argue thatusats are essential stakeholders imkmne housing
provision. As such, involving themhousing provision makes housing delivery a pesgied
initiative. Furthermore, their involvement gives the process a better chance at a satisfactor
outcome. The importance of emskrs in housing provision processes is underlined by the
promotion d participation by international funding agencies such as the World Bank and the United
Nations (Mohlasedi and Nkado, 1997:HIABITAT, 2008). Aside from encouraging participation
theinternational agencipgomoteprogrammes whose implementataoa primaly driven bylow-

income groups. Such programmes include sites and services, upgrade of urban informal settleme
(Bredenoord et al.,, 2014). Othman (2007; p. 88) suggests that a sustainable housing provisi
O0requires -usfet e cptairviraugheup the lifeoynld of thdr project. Additionally,
Mohlasedi and Nkado (1997) suggests that ensuring the involvemenusdr andhousing
provision process is empowering and promotegebafice and social inclusivity. Theilmeme

groups are pulolisector employees; private sector employeesnpéded; and local communities
(Figure 5.3).

END-USERS
(LOW-INCOME
GROUPS)

| Self-employed '

Government Private sector
employees employees

Figureb.3: Low-income groups participant map

5.3 Methodology and data collection

After an extensive literature review on housing in Abuja, three groups of stakeholders were
identified as the most important stakeholders from whom relevant data could be collected to
accomplish the research objectiVée exploratory study research peds illustrated in Figure
5.4.The researchers then designed the interviews questions, tailored to each stakeholder group. T
stakeholders were identified through the current enabler approach in Nigeria. Thus, to explore th
phenomenon from multiple mpectives the three groups of stakeholders created are: (i)
policymakers(ii) housing providers and lavwome groups (or end users). While this study
appreciates the existence of further stakeholders that could be having influence on housin

provision for lomi ncome groups i n Abuj a, It f @oruses
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st akehol deassses that they tepresent the three key aspects of housing delivery. As &
result, the study assuntlest interrogating theslereegroupsis suitable to exploring lamcome

housing provision in Abuja

Research o5,
Design jectives
d « Situation of low-income

housing provision in
Abuja
« Assess barriers to low-

Data
collection

Literature
Review

6 policy-makers; 5
Providers;
4 Low-income Eamers]

1 Real Estate
Consultant

—

Data analysis, Interview E:mcrs to onv-
synthess transcripts J ;o o °“S'n 9

Abuja

Figure5.4: Exploratory study research design

Thus, thethree groups constitute the unit of assessinmémme housing provision. Furthermore,

the relationship between these stakeholder groups is expected to produce varyingasutcomes
observed during the exploratory stMiifiilean effective collaboratiortweenpolicymakerand

housing providers produces an enabling structure for housing provision, some limited collaboratiol
between housing providers and-loeome groups demonstrates housing provision through a mix

of limited mortgage and loans (FiguBs. 5Additionally, collaboration betwexnicymakerand

low-income groups produces gwfp housing throudhmited loaraccess.
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Figure5.5: Relationship between the three stakeholder groups

As highlighted in Chapteythe exploratory study used puipesampling to recruit participant

The studyds ivedawodlingé omtlie presumption ghat those involved in formulating
polices, providers of housing and people who experience unavailability of affordable housing coul
best describe inherent challenges associated with affordable housiAngdomewroups and the

impact and effects on their livelihood. Since the study sétsamsess current situation of-low
income housing, engaging a deliberate and selected sample of respondents from the thre
stakeholder groups with-dlepth knowledge on the phenomepoovides the best chandable

51, Table 5.2andTable 5.3hows tle profile of the lovincome earners, housing providers, and
policymakersWhile lowi ncome respondents ar e golioymakerds e d
with o0PMOG, and housing providers wgdolicymakersiP o .
were selged from both retired and currently serving government officers responsible for housing in
Abuja. Also selected in this group were practicing and retired professionals that have consulted f
the government on policy making, as were representativesrational agencies in Nigeria and
active researchers in housing policies and implementation.

Table5.l:Low-i ncome earnersé profile

Respondent Job/background Years lived in Abuja
LIG1 Electrician 19

LIG2 Clerical Assistant 17

LIG3 Cleaner 13

LIG4 Admin Officer 8
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Tableb.2: Policymakerprofile

Respondent Job/background Experienced (in years)
PM1 Architect 35

PM2 Economist 7

PM3 EstateSurveyor/researcher 10

PM4 Architect/Planner/Researcher 12

PM5 Civil Engineer 25

PM6 Architect/urban planner 42
Tables3:Housing providersd profile

Respondent Job/background Experience (in years)
HP1 Architect 30

HP2 Economist 35

HP3 Architect 36

HP4 Urban planner 9

HP5 Architect 16

For the housing providers, respondents were selected from both government and private sectc
providers. As for endsers, respondents were selected based on those employed by either the
government or private sector and with a salary range that is abowattilg minimum wage
(US$60) but not more than US$300. All the potential respondents were identified through a contac
person. For thpolicymakersa retired director in a government agency served as the contact, while
for providers a Real Estate Develaps Associati on of Ni geri a
government 6s officially recognised wumbrell a
housing development in Nigeria, facilitated contacts. Furthermore, potential respondents from low
income group were identified from a lemcome housing scheme in Abuja, the head of which

scheme served as the contact in recruitingppémme respondents.

The study was preceded by initiating contact with respondents through emails. After initial contac
establisha interview times were arranged. In total 15 interviews were condudtedydgssix
policymakersfive housing providers and four {meome earners. Of the gwlicymakerswo

were retired, two were active government employees while two wera@eaetivchers from
professional bodies. The five housing providers were made up of two government housing
providers, two from private housing providers and one retired government employee. The four low
income earners are represented by three people &gnvate sector and one person from the
public sector. Two separate question schedules were prepared; please see Table 5.4 and Table 5.

the schedule of the respective interview questions. While Table 5.4 is the question schedule of loy
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income earnergable 5.5 is the question schedule of housing providgsliagthakersThe 15
interviews generated sufficient data on prevailing issues affecting housing provisiocéondow

groups in Abuja.

Table5.4: Low-income groups interview schedule

Could you please tell us about yourself?

For how long have you worked in Abuja?

Do you own the house you live in?

How satisfied are you with the house?

Could you describe how this aféagbur livelihood?

Who to you is a loomcome earner?

What is your assessment of-loeome housing in Abuja?

NogahMwdhE

Table5.5: Policymakerand Housing Providers interview schedule

Could you please tell us about your background?

For how long have you worked on housing provision?

Who to you is a loimcome earner?

How is lowincome housing provided in Abuja?

What is your assessment of-loeome housing provision in Abuja?

How effective are PublRrivate Partnerships in kiacome housing provision in Abuja?

o0k wdE

5.4 Analysis of the data

The study adopted an emergent content analysis coding approach. According to Stemler (2001)
emergent coding O0Oécategories are established
(p. 2). In coding the interview transcripts, the data was initially examinezkandned by reading
through the transcripts seveiialesafter which someategories of themes emerged. This was
followed by comparison of the emerging themes between the researcher and an independel
colleague. Furthermore, some reconciliation and adjustments were made on the emerging them
and subsequently the interview twapts were coded. This is to reduce the effect of bias and
support robustness in the analysis of the data. Themes emerging from the exploratory study a
presented immable 5.6In addition, a separate housing researcher and a real estate expert were
congilted in validating the findings. Only similar questions asked across all three groups were code

for themes and interconnections.
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Table5.6: Exploratory study themes

THEME PARTICIPANT RESPONSE PARTICIPANT

Difficult Low-income is a very difficult enterprise PM1

Difficult In Abuja and even in the whole of Nigeria it is a very diff PM3
process

Unappealing The private sector will not touch it PM4

Unprofitable The private sectaavoids it even with whatever the incent| HP1
because they will not make profit

Unprofitable The houses have to be subsidised after being produced PM1

In-demand You are providing housing to that sector of the population PM3
has more demand

In-dermand You have more people in the {mwome bracket in Nigeria thy PM6
middle and higincome earners

Unappealing There is no incentive HP3

Unappealing The private sector has no incentive to participate iméome| PM1
housing

Inadequate If you look at what is allocated to housing development,| HP5
nothing to write home about

Difficult There is a lot of talk about lemcome housing, but it is vg HP2
difficult

Unsatisfactory Low-income housing is still very poor LIG2

In-demand Thishas a high demand in Abuja because it is a civil service| HP3

In-demand This makeslow ncome housing in Ab|PM1
supply is low

Land/finance The low supply is associated with difficulty in accessing la] PM2
finance

Unsdisfactory In Abuja is such that the location, the facility and what hay PM4
there leaves much to be desired

Outskirts The location is often not |HP4
livelihood

Unsatisfactory | will want to say that thmpact of lowincome housing in Abu| LIG2
is dismal

Unsatisfactory The performance is below expectation LIG4

Unsatisfactory Real ly, itdés bamtgmehobstgle i s | LIG1

Land Because of the high val uense PM2
except if its direct from the government

Outskirts The lowincome earners live on the outskirts HP1

Unsatisfied Even there they are not content HP4

Impeded by land an The low supply is associated with land and finance HP2

finance

Unsatisfactory There is a gross shortage of housing fofifroame groups i PM2
Abuja

Land and financ{ The reasons are outlined in constraints to access to land § PM4

constraints documents

Undefined What is called loimcome here iambiguous HP3

Undefined House of 10 million naira could be a very high price to | HP1
people, whereas to others it is a very low price

Low affordability We realised that government workers from lexvEscannot tak{ HP2
a loan of 5 million naira becautdee income determine
affordability

Undefined The problem of lovincome housing especially in places like 4 PM3
which is an urban centre is that there are wrong definitions ¢
low-income is

Undefined It is undefined, we do not know whasit HP3

Requires cleg For example, a standard {meome is when you are earning Al HP2

definition C, D, or E income from #, we need such clarification

Outskirts A category of staff from sdgvel 510, they are still not livih HP5
within the immediate surrounding of Abuja

Outskirts Most of them come from Nassarawa state far down to | HP4
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because we have not actually given them that accommodatil

Away from city Il tds pr ovfiomthalcityf ar away LIG4

Outskirts Itds not as i f Gwagwal ada i|HP5
have to come from as far away from the houses

Inadequate No, no they are not enough PM3

Inadequate What is constructed in Gwagwalada is fomthae of Abuja wq HP5
are doing 60 housing units. 60 houses are just not enough

Bad | think lowi ncome housing situati|PM1
bad

Unrealistic I'td6s al most i mpossible to hPM

Un-accommodative | | think many people have said it in the past that Abujg HP3
planned to be a city for the rich

Un-accommodative | There was no real provision for ordinary people in Abuja do| HP5
even bus stops when you look around there are harabl bag)
stops

Un-accommodative || t 6 s not really a city thaj|HP5
people

Outskirts The bulk of the masses leave outside of town LIG2

Outskirts They commute into town to work and then go back to| PM2
outskirts at the end of the day

Undefined One of the most fundament all HP4
when we talk of affordable housing

Undefined Some argue that affordable housing is housing that is afford HP1
you or anybody else

Need to define We need to define affordabl|HP
yet

Unplanned There is no particular structure yet to the best of my knowleq HP2

Unstructured There is no provision structure, it is just a free market kingf HP2
thing

Outskirts Low-income earners go to the outskirts in search of ch HP1
accommodation

High  transportatiorl The resultant effect of living in outskirts is longer travq LIG3

cost distances and higher cost of transportation

Lack of infrastricture | These locations lack basic facilities PM3

Unaffordable There are houses but you will not get it when you want b{ LIG3
the landlord will always require that you pay the annug
complete

Low affordability Generally, the salary is lowisitery difficult for a tenant to fq LIG2
instance raise the complete rent of a house

Difficult It is not easy LIG1

Outskirts That is the reason why people are forced to go to the outs| LIG1
search of accommodation

Land The first thingpeople talk about is access to land LIG2

Land There is need for easy access to land for housing developm| LIG4

Land control In southern part of Nigeria land is still controlled culturally PM5

Land control It is communities the communities that owns lands HP1

Land Even government find it a little bit difficult to access land HP4

Land There is the need to address the complex nature of land issy HP2

High land cost Without addressing the lais$ue, the cost of housing cost | PM2
always be high

Low affordability The issue is anything done has to consider our low afforq HP5
level

Low affordability The economic reality of Nigeria seems to be dwindling t PM6
extent that the greateroportion of the populous cannot affg
its own housing

Low affordability There is low affordability and that proportion seem tq HP2
increasing

Low affordability Efforts must be made to reverse or at least retard the elen PM4
affordability, whit is dwindling

Rising population With Boko Haram, with so many crises here and there the { PM3
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population is still increasing

Inadequate The rate at which we provide new housing units to meet thi PM4
at formal level, is tdosignificant as compared to demand

5.5 Exploratory study findings

The barriers to housing provision of diomome groups, which akeyobjective of the study, is
derived from a cluster of four exclusive themes. The cluster consistsirafpdoshousing is
undefined within contemporary reality, provision is impeded by problems with access to land an
finance, the economic reality in Nigeria makes housing unaffordable to majority of the population
and the perception that Abuja is not an inclustye hence unaccommodating to-ioeome

earners (Figure 5.6). The most compelling outcome of the study is the perceptiomtwahéow
groups are undefined, this despite the 2012 Nigerian National Housing Policy definition of low

income groups whidomerespondents argue fall well short of current economic reality.

Contemporary situation of low-income
housing in Abuja, Nigeria
I
U
- e o
| errect |
Barriers - —>I (Reality) ¢

Figureb.6: Emerging themes from exploratory study

5.5.1 Low-income group is undefined within contemporary reality

The study established that there is a consensus that current housing situatioooofdogroups

is grossly inadequate, devoid of any structure, provided on the same level as thatafdniddle
highincome houses; and it is offered through the freketndihe study found a stark contrast
between what policy stipulates in defining the income group and the contemporary reality in Abuje

Low-income groups are defined by the housing policy as people whose annual income is not high
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than the national minim wage of 18,000 or US$112.5 (Federal Republic of Nigeria, 2012). Most
respondents dismissed this definition as inadequate, attributing inadequate provision to a lack ¢
clear understanding and definition of who ainocame earner is within the studgaarciting the

wide level of unaffordability not taken into context within current policy definition. In the words of
a government housing provider:

ét he pr obdneome hodsingl essentially in places like Abuja which is an urban

centre is that thewre wrong definitions of what lemcome is, it is undefined, we do not

know what it isé (HP1)
A study by Chime (2016) shows that few Nigerian civil servants-¢onpdejfed persons at the
lower rung of the income strata) can afford loansamillion (L6$ 14,000) and above. The study
showed that most Nigerian civil servants, an estimate80%0%f government employees, could
hardly afford to buy houses abovemillion (US$ 14,000) that is even on the assumption that they
can assess mortgage through Nh&éonal Housing Fund (NHF). The challenge is even more
glaring, if one notes that Nigeria which operates a federal system consisting of the federal, state a
local governments though stipulates a minimum wage that should be the dewedsdtialleer,
this is hardly implemented as often State and Local Governments workers earn less than what
obtainable at the Federal Level.

5.5.2 A low level of affordability exgsh Abuja
The study found out that there exist allewel of affordability in Alja This is largely due to the

absence of economic opportunities even as the city experiences unprecedented levels of migratic
Lowi ncome groupds search for housing iIs not |

part of private developersh&affordability level is echoed in the words of a respondent:

The salary is small we are just managing and struggling, you can see things are difficult, we

try to manage and survive but yet ités not easyé
The lack of economic opportunities is edhimethe arguments of most respondents. This, the
respondents noted is a major hindrance to any effort at effective housing provision for the urban
poor. In making a case on the high level of importance to economic opportunities for citizens, a
comparisonwas made by policymakerto other vital factors such as housing finance and
infrastructure. Thpolicymakenoted that:

There are a lot of things involved in housing delivery; finance, technology, management,
government and its implementation policy, all those put together are not as important as
what that particular beneficiary could afford to save for housing (PM4)
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Perhap, a driving reason for the respondents attributing the problem to economic opportunities is
the lowl ev el of affordability that exist in Nig
6affordabilityd wa s f r e g u e mndérlyning ithe tlelevel fofa n g e «
affordability existing, the economic reality on ground is summed up by a housing provider that:

Most Nigerians in any case can hardly afford houses that are more thar2tllion

($4,200 or $5,200) (HP5)
The low level of feordability is forcing a large number of the population to search for
accommodation informally in Abuja. In the cases ohelplf housing lowncome earners
experience a growing incapability to afford basic services such as cost of obtaining building pla
from professionals (Keivani and Werna, 2001). All these eventually resulisconievgroups
resorting to informal housing and slum settlements as the only means to housing in urban areas a
cities, such as Abuja. Furthermore, Chime (2016) argoeshiw-income groups find housing
unaffordable even in the informal market that is expected to cost less when compared to the forme
market. When probed further on this, all the respondents agreed that the economic reality or
ground is impeded by lowatiability. A respondent noted that:

It is not easyé because generally, the salary is
complete rent for the houseé and that is the rea
outskirts in search of acconaation. (LIG1)
There is a consensus that the issue ismmgdy the day. Since current policy favours provision
through enablingpproachand since this is driven by the private setisisafe to say that the best
hope of t hi s gsingia enbraly resting aaléhelp lowsinghandunot the private
sector This is becausa study by lIkejiofor (2014) established that despite the monthly minimum
wage increase in 2011 fror8,000 (US$50) t018,000 (US$ 112.5), houses prodbgethe
private sectothrough the Public Private Partnerships (PPP) at present fall far beyond what middle
and lowincome families can afford. A simple analysis shows tha8&00 (US$ 112.5) per
month, it will take 46 years to save enough money for the cliFpgsbduced housing unit if
the entire salary is utilised for nothing else but that purpose. Thus, it is logical to conclude that this
not only unaffordable to thggoup,but it is also unrealistic since government service allows for a
maximum 35yer sd servi ce, in some cases this is e
when employed, since the Nigerian civil service law mandates retmemest workersipon
reaching the age of 60.

However it is important to note thah April 2019the Nigerian President signed into law the

Minimum Wage Repeal and Enactment Act 2019 that raised the minimum wade3 000 to
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30,000. However, two things are observed. Firstly, there is still no evidence that implementatio
has taken off in most statof the country. Secondly, with the US$ currently exchanging at about
360 (or US$83 as the minimum wage), and with rising inflation it is hard to see how this will

improve life of lowncome groups.

5.5.3 Provision is impeded by access to land andé&nan

The study found out that housing provision is impeded by a lack of land and finaagee@his

with previous studies (lkejiofor, 1998Db; Ikejiofor, 2014; Ibem, 2010; Adedeji and Olotuah, 2012).
study byAdedeji and Olotuah (2012) established théemhas faced by lamcome groups in
accessing housing finance. These challenges include-lkhellaf accessibility to loans and
mortgages, the high level of bureaucracy involved and an inability to penetrate the informal secto
Furthermore, atudy by Ikejiofor (1998a) highlights that bureaucracy, nepotism, and corruption
shroud the process of land allocation in Abuja such that in most cases small housing developer
and lowincome earners often seek land allocation bumnswecessful. Fuhmore, both Ibem

(2010) and lkejiofor (2014) argued on the challenges of access to land and finammteelow
housing provision. Ibem (2010) established that among other challenges the lack of access to la
and finance has limited the access ofrfloeme earners to housing to only 8.2 pergsrd.result,

land is considered difficult and complex to aecelhis is made more complex by the Land Use
Decree. While the Land Use Act nationalised land with the aim of making it more accessible to th
population, it ended up making it less so. A further problem with the Land Use Act is nepotism and
corruption. This means that private developers areuséible toobtaincertificate of occupancy
because the system is neitbghfightnor transparent (GERE, 2008; Ikejiofor, 1998; van Eerd et

al., 2008). In the words of a housing provider:

égovernment ought to attend to issues to ease | an
provide for it but then very few get it (HP2)
In Nigeria, while land title isa primary requirement to obtain any form of housing finance,
bureaucracies and costs in processing titles is a major obstacle to housing provision-for the lov
income groups. Consequently, due to numerous lapses in the land use act, land is obtained mu
eaier in the informal market, and it is common fofilawc o me groups to obt ai
indigenes. Indigenes selling land illegally may not be unconnected with the Eaknibat of
them are farmersyho faces constant threat of lamahfcscation by Federal Capital City (FCC)
authoritieCOHRE, 2008)As a result, they indulge in illegal land sales to strangers as an alternative

source of income generatidiespondent affirmed this when narrating his experience:
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ébot h | an ddsformy tywolthouseh lagst them from the indigenes, | did not follow

due process to get them. You can say they were obtained through an illegal way because | do

not have certificate of occupancy. (LIG2)
Furthermore, indigene households who have the geivlehaving additional land uses it as a
supplementary source of income at the same time alleviating the housing neiedigénes by
renting out such land for them to temporarily build on. This déspégng illegal in Abuja to
informally rent lagh or build without approval (COHRE, 2008). The challenge to accessing land is
highlighted by a lomcome earnexho said

€éin my opinion | and i s maeveethodgltdstaofluidhg t o access
materials is also highé (LI G4)
Additionaly, the lack of finance (both housing finance for developers and mortgages for offtakers)
is significantly impeding lemcome housing provision in Abuja. Even in situations where
individuals havebtainedtheir land titles, the financial institutions ebgueto provide finance are
not forthcoming. The weak existing housing f
weak economic state. As such, the few that succeed in building rely on personal savings ar
informal arrangements such as familyribotions, and gift from friends. The rexistence of
mortgages hasccording to a participdetl tomost people developiagmentalitghatselfbuilding
without a bank loan is a thing of immense pfide poor state of housing mortgage in Nigeria is
established bydedokun et al. (201Who arguehat of all government employees contributing to
the NHF scheme, a paltry 1.30% benefitted as against 98.70% contributors that are yet to benefi
The abysmal performance of NHF leaves most government esglog&éduting to scheme
preferring to opt out if given the choice.

5.5.4 Abuja is unaccommodating to {owwome earners

Noted by participants as a major hindrance to housing provision-iocdove groups in Abuja is
an argument that Abuja is-accommodting to lowincome groupsSomeparticipants made
compelling arguments on their perception of Abuja being unaccommodatirgdoroevgroups.

For instance, a housing provider suggested that:

€itds not really a city tdhaaytpeopla manppe@le concei ved
have said it in the past that Abuja was planned to be a city for the rich, it seems there was no
real provision for ordinary people in Abuja down to even bus stops, when you look around
there are hardly natural bus stops. (HP5)
This is backed blterature which argudéisat authorities in Abuja promulgates policiesateat
unsympathetiand puts further hardship on lewwcome groupshroughwanton demolition of

informal settlements, harassment of their informal businesses and diverting housing schemes me:
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for such groups to high#ercome earners (BBC News, 2007). Perhaps, this chédabse ahe

g ov er n metmporfray Abaija as desirable eétcity (Ikejiofor, 1998b). A study by Morah
(1993) established that Abuja authorities of¢
housing for elites than it being ingrained in local culture that makes use of locallynateariatlde

and closer to the reach of lown c o me gr oups. This is also ref
former minister who argued that it is not a city forilmame groups (BBC News, 2007). The
reason for this perception is summed by a responkiesad:

The notion that Abuja is meant for mediamd highincome earners is held, first, by many

low-income groups and poor people who feel excluded from enjoying the basics; adequate

housing, clean water, constant electricity, schools, and heafthndees within Abuja

(PM3)
Furthermore, the perception of Abuja being an elite city is simply confirming that the Federal
Capital Territory authorities have failed in planning for a cityshtbatd accommodate the

population without leaving any out.

5.6 Summary

This exploratory study set out to achieve one of the objectives of the PhD research. Identifying the
key stakeholders in housing provision accomplished objective 3. Additionally, the exploratory stud
assessed current situation of-ilmeome housig in Abuja. The findings of the exploratory study
established thatespitethe 2012 Nigerian National Housing Policy definitiorjnomme groups

remain undefined based on contemporary realities in housing prBuigloermore, barriers to
low-income lousing provision in Nigeria were assessed. This was achieved by analysing the
responses of all the 15 respondentgotitymakershousing providers, and lawcome groups.

While the most compelling of the findings suggests that an inability to defmcenosvearners is
impeding efforts at lesmcome housing provision, another finding indicates that adequate provision
is hindered by the lack of access to land and finance. Additionally, the study also established that t
economic reality in Nigeria pairtd a lowlevel of affordability fuelled by an unprecedented level of
migration to cities like Abuja which puts added pressure on the &waitbleeconomic
opportunities. This is further compounded by the absence of control/regulatory mechanism to
regulate the high profit returns desire of most housing providers. Furthermore a&fawjadwto

be unaccommodating to lémcome groups, where in most cases planning regimes often neglect to

incorporate the needs of kimcome groups in master plamnsl lousing schemes

While all these findings suggest a diverse need of collaborative efforts from various housin

stakeholders such as local authoritiespahdymakersthis study argues that without properly
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defining lowincome earners it will be diffictdtproffer policies and solutions that targets them. A
failure to define loncome groups within contemporary Nigerian economic context will continue
to affect provision as it does not only impact on how policies are made but defining it will also guide
housing providers and financial institutions on how to target this group. Similarly, since governmen
policyexertsa profound impact on the operation of the housing market, a clear definition will aid in
not only shorterm provision but also in settirygets and loAgrm plans through strategic

development planning.

The next Chapter is the first of three Chapters that conducted the main study with the three
stakeholder groups golicymaketshousing providers, and kaweome groups. The Chapter
through interviews studied current partnerships, and barriers-itecdow housing provision
through the lens of leimcome groups. Additionally, the Chapter discusses the solution to
contemporary housing provisicimallengeand forms part of the framework to sustainable housing

provision developed which is the central aitmeo$tudy.
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CHAPTER 6: THE VIEW OF LOW -INCOME GROUPS
ON BARRIERS AND SOLUTIONS TO HOUSING
PROVISION

6.0 Introduction

This is the first of three Chapters that discuss the results of the main study. The main study
emanated from the gap identifiediterature on housing provision as well as from the findings of
the exploratory study. While the literature reviewed identified the problems in planning and
implementation, the exploratory study established that ticéome group is undefined within
contemporary housing reality in Nigeria. Additionally, a fundamental impediment to housing
provision that emerged from the exploratory study is that the current housing delivery system ir
Nigeria is unstructured. Consequently, this Chapter sétsachieve objectives Bhe objective
assesses the current situadioa barriers to adequéde-income housing provision. The Chapter is
divided into seven parts. The first part presents the profile of the -iticdowe participants
interacted with durintpe main study. The second part discusses the characteristicsaufniwwy
earners as perceived by the participants. While the third part assesses current situation of lo
income housing provision, the fourth part discusses formal partnershipsnoorosv housing
delivery in the city, highlighting its impact on provision. The barriers impedrapfoe housing
delivery are discussed in part five before a discussion on the solution to sustainable provision in pe
six. The themes generated from theidra/enablers constitute the drivers that are synthesised in
part seven as the first step to accomplishing objective 5 which is the development of a framewor

for sustainable lomcome housing provision.

6.1 Methodology and interview schedule

Data wagollected from interviews with lemcome groups for analysis to achieve object{ges 4

interview question schedule in Table 6.1). Thus, the researcher perused through the eleve

interviews tcestablishmain themes based on each question askbd irterview schedule. The

main themesare definition (of lowincome household), assessment (ofinoame housing

provision), government partnerships (in-iltm@eme housing provision), barriers hindering

provision and solution to an effective provision.

Fourmain attributes were identified and groupe
I.  Employment type

ii. Years lived (experience)
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li.  Housing support

iv.  Education level
This was done using one of the query tools in NVivo 11 known as the matrix query. The matrix
query provides visual illustoas that allows the viewing of the intersection between coded themes
in a structured grid pattern. Particularly in this case, matrix query was used to compare responses
low-income group when asked to define aim@mame earner. The following factorsenanalysed
from the data: characteristics of-loeome earners, assessment ofifcame housing provision,
formal partnerships in lewvcome housing provision, barriers, and solution to adequate provision.
Similarly, the same method was used in agatlysidata collected from policymaker and housing
provider participants. However, in the case cirlomme group participants four main attributes
drawn from the profile of participants were compared against four distinct characteristics by the
participats. The characteristics identified by the participants eindome earnerare earning
ability, housing type, job type, and population size. Furthermore, the four attributes are employmer
type (whether governmeself or private sector employed); gdaved (that is the number of years
the participants have lived in Abuja); education level (whether theyskiledjrskilled or are

educated formally), and housing support (whether they receive housing support or not).

Table6.1: Low-income groups question schedule

Are you a government employee, privatselfemployed?

For how long have you lived/worked in Abuja?

How would you describe a kinmcome household in Nigeria?

Please tell us about your accommodation? Does it meet your need?

Do you receive any form of housing support from your employer? Please explain?
What are your challenges to housing accommodation?

What is your opinion about housing affordability ofit@ane earners in Abuja?

© N o o~ w D PRE

How would you describe current formal partnerships in housing provision-facdme earners

What is the impact of these partnerships on housing provision?

9. How successful is PubkeivatePartnerships in loimcome housing delivaryAbuja?

10. What specific issues seem to hinder PRbliatePartnerships in loimcome housing delivery
Abuja? How could these problems be solved?

11. What other suggestions do you h&atdould aid in alleviating the housing challenge ahtmme

growps in Abuja?

6.2 Profile of lowincome participants

The lowincome group stakeholder group was identified as one of the three crucial stakeholdet
groups who constitute most of the @rs@rs of housing in Abuja, hence the focus on this group is

due to the crucial role as consumers in housing delivery. In all, 11 participants were recruited in the
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study. There were three employees from public sector, five employees from the private sector ar
three persons are seifiployed. These lemcome earners haireed in Abuja fom period The

participant with the least number of years living in Abuja is six years while the longest is 19 yeatr
The years lived in Abuja was used as the length of their experience of seeking accommodation in t
city. Their respegt profile is presented in Table 6.2 below. Furthermore, the results from the data

collected are presented in subsequent section

Table6.2: Profile of interview participants

Participant | Job title Employer Length of period in Abuja (years)
LIG1 Electrician Seltemployed 19
LIG2 Project supervisor Private sector 10
LIG3 Cleaner Private sector 13
LIG4 Entrepreneur Selfemployed 8
LIG5 Admin officer Government 11
LIG6 Carpenter Privatesector 10
LIG7 Clerical assistant Private sector 18
LIG8 Mechanic Selfemployed 16
LIGY Project supervisor Private sector 6
LIG10 Surveyor Government 5
LIG11 Admin officer Government 8

6.3 Defining a lowincome earner

A major finding from the exploratory study is thatilmeme earners are not defined in Nigerian
housing provision. This in spite of the existence of a definition in the current National Housing
Policy document (Federal Republic of Nigeria, 2012). Tthey that existing definition is not
realistic to current economic situation in the country. Furthermore, it is important to note that
current housing policy used is that adopted since 2012. This further make arguments on it
unsuitability to current reglitHence, this study attempted to understand the perception of
participants on who are lemcome earners. Thus, from the data collected, four distinct
characteristics were used by the participants in highlighting the characteristiégscoméow
earnersThese characteristics are earning ability, job type, house type and population size. Whil
earning ability describes the earning capacity of an individual, job type refers to the most commo
type of jobs thaéngagekw-income earners. Furthermore, hdype refers to poor or inadequate
housing which is often associated withitmeme earners. Additionally, population reilsdes to

the argument that the definition be based on the percentage of the population thahesenkw
earners. Consequenthe four main attributes of employment type, years lived in Abuja, education

l evel, and housing support were aggregated
form of employment, whether they are employed in the public sector, privat®rseetbr
employed. The years lived determines the experience of a participant in seeking accommodation
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the city. This is grouped into those that lived in the city between 3 to 6 years, 7 to 10 years, an
those that lived in the cltgyondlO years.

Furthermore, education level refers to the level of education attained by a participant. The educatic
level is either unskilled, skilled, or formally educated. Additionally, the fourth attribute is the level o
housing support enjoyed by a participanthThbeu si ng support i s either
6somewhat 8 which means there is some form of
not receive any form of housing support. The data shows a range of importance attached to each
thes characteristics. For exampl e, correl at|
characteristics of®6.0tshggestd tdae daining abilityasnniost impoetant inF i
defining a lowncome earner. This is closely followed byymd with participants associating-low
income earners with menial jobs. While diefinbased on population may have appeared less
when compared to earning ability, it is a very important characteristic with participants perceivin
that lowincome groups ostitutesthe majorityof the population in Abuja. In affirming the

importance of whatn individuagarns, a participant (government employee) noted:

The way | look at it is that it is based on what you earn; your income will primarily
determine whetheoy are a lovincome household in Nigeria or not. (LIG5)
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Figure6.1: Coded reference count of responses oiiloame earner characteristics based on employment type

While this iIs the case when each of the othe
instance, about 0 e d u c gutei6.8 demohstrates la dvarymg level rofd i ¢

importance attached based on level of skill. The figure showsgkiledmparticipants attach more
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importance to earning compared to the skilled and participants with a degree, while surprising|
those formallgducated attach the least importance to earning. Highlighting their response, a skillec
participant noted that:

Low-income earners are people that always struggle to meet their rent duesorinipw
ability and a high cost of living. (LIG6)
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Figure6.2: Coded reference count of responses ofirloeme earner characteristics based on education level

When ©6years | ivedd is correlated ag®Biist th
observed that those that have lived in Abuja for more than 10 years attach more significance to tr

earning ability of a person. A participant who has been living in Abuja for about 18 years noted:

Low-income earners are government employees eaidrtimum 18,000 wage and those
in private sector who hardly get even the minimum wage paid by government but are instead

paid at best 15,000, with others payin@2,000 and some even payii@,000. (LIG10)
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Figure6.3: Coded reference count of responses oiiloame earner characteristics based on number of years lived in
Abuja

A further comparison, based on financial support received either in form of housing allowance (tc
rent) or housing loans (to purchase) from their employers, revealed that earning is still perceived
the most important characteristic in defining a@rloewne earner with those that receive no form of
support generating the highest number of references as indicated éh4-ithiseis highlighted in

the response of a participant who said that:

€ a -ihconwe earner for me in Abuja are people like sesfitiiough some of those

are paid quite well, | would say-lo@ome earners are those doing menial jobs like cleaners,
gardeners, and security; in a nutshell they are people that earn very little and do not have
enough to take care of their needs. (LIG3)

Thus, earning ability as an individual is the predominant feature suggested bydbmdow
participant as the main characteristic in crafting the definition eihadove earner.
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Figure6.4: Coded reference count of responses ofirloeme earner characteristics based on level of hewsrogt

6.4 Assessing loimcome housing in Abuja

In assessing leiwcome housing in Abuja, the primary themes that emeogegdrticipants are
performancestatusand support. While performance refers to their views on housing provision for
low-income group by both the government and private sector, status is a description of their
respective housing situatiolsvhether they own their accommodation, were rentingece
accommodated by other means. Furthermore, support assesses the dssistantdhey
individually receive from their employers or government in the case of-émeplesgiéd. In
assessing performance, participants discussed about the comevighehbbth the government

and private sector. In disdoss about commitment, thgrimarymotive behind commitment is
highlighted. It was suggested that the motive is primarily borne out of corruption or the desire for
large profit margins. Furthermoire,assessing the performance the resultant output which is the

current situation of lomcome housing in Abuja was established.

ACorrelabnofd6 per f or manced® against 0 eodmdicatgsrihatmost t y p
participants were moreenested in talking about the effect witieimsthat lowincome housing

is unaffordable, mostly found on the outskirts where they are -guldity. Their desire to talk

more about this may be related to the huge impact this has on their qualitfFaf ilistance, a

lack of basic amenity causes a huge financial burden on their meagre earnings as they are force
spend considerably on basic amenities such aseleatecityand transportation. From the data,

their responses point more to thehallenge imccesng rental housingvhich they argue s+
affordable They also highlighted tH#ficulties associated with living on the outskirts. Additionally,

a few of the participants mentioned thedoslity of such housddoweverthe low fregency of
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responsen the lowgualitymay be an indication that they are more concerned with provision in
terms of quantity and less with the quality of the housing protbeddvel of unaffordabilityss

highlighted by a participant who noted that:

| have heard that the least the private developers can build for is Hhouitlion, you see
a lowincome earner cannot afford that, if for instance you have somebody 41009,

30,000 which is even way above the minimum wage in Nigeria, then Yaike rh@Q
years paying in instalments without completing. (LIG3)
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Figure6.5: Coded reference count of responses on performance against employment type

Neverthelesshose employed by the private sector were more interested in discussing about the
output when compared to those that are government employssteoployed. This may be
because they are ra@dversely affected by this problem since they receive less housing support
when compared to those employed by the government. Probing further as depicted6if§ Figure
the data shows the private sector eyggs are concerned mostly with thaffordable nature of

their housing; as such, in their quest for affordable housing tloégraferced to the outskirts,

which aranostlyin deplorable conditions. A private sector participant noted that:
éf or -acorhecemrner it is very difficult to get a house even to rent. As such what is
best is for the lowncome earners to seek accommodation far away from the city, to the

rural parts of Abuja. You must go very far away from the city; at the rural araadigdu c
rental housing at affordable rate. (LIG7)
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Figure6.6: Coded reference count of responses on output against employment type

A query of Operformanced a g ab6i7suggestsdhatgarticipants o n
that are formally educated are more concerned with the failure in providimgroevhousing,

with more emphasis on the output, whereas the skilled participants pointed out the profit driven
interest of the private providexsd the perception of this being a producpobr commitment

from the government. Seeking profit in real estate development is not peculiar to only developers i
Abuja or even Nigeri a. For example, a wetudy
seeks to minimise development cost and maximise development teveaxiesise development
returns or profitdo (p. 25) . Whil e the busini
area of asset formation capable of yielding a sdurdae investment over a short period of time,

it is perceived as a venture that encourages laundering of public funds from the coffers of

government. This view is shared by a participant who said:

Since | came to Abuja 19 years ago, there are houses #téitunder lock and key, they

are just there to rot, a few of those houses are bought by the rich who are buying to amend
or demolishing them to rebuild, and some are bought and just kept empty. Up to 80 percent
of those houses are there, and theys#t building new ones. This is simply because they
used stolen money to build; they are monies they cannot take to the bank to save. (LIG1)
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Figure6.7: Coded reference count of responses on performance against education level

A further inquiry on the output is shown in FiguBlssues most important to participants are the
challenge of housing being-affordable, and that the mastaf f or dabl ed housin
group of people is only available on the fringes or outskirts of the city, where these options are

devoid of the most basic infrastructure, hence a detriment to achieving a decent quality of life. /
participant noted:

What is currently available is just the most basic of accommodation that is located far away
from economic opportunities which to be honest does not meet my need. (LIG10)
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Figure6.8: Coded reference count of responses on output against education level of participants
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Comparing furthegcorrelabn of6 per f or manced® against the O0yescs
period of stay adparticipant in Abuja the less likely they are to find accommodation affordable (see
Figure 6.9 This may be a pointer that the lack of housing provision-wfdome arners in Abuja

may be a phenomenon that is worsening over time and, among other factors a primary contributo

is the absence of a clear government polibgwrio mitigate this growing challenge
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Figure6.9: Coded reference count of responses on performance against years lived

Additionally, the result from the assessment ailnlcmme housing provision reveals an interesting
point of view. Those employed in theblpu sector are less likely to attribute the problem of
provision to government commitment. This may ltkale beeraused by the fact thedveral
public housing programmes were initiated dul
most of the beneficiaries sdich housingchemes emerging from the public sector. Furthermore,
corruption is established as the primary driver of the them®t i ved t hat | mpede
of government. However, the inability of public sector employees to highlight this as a major
impediment may be connected to a reluctance in acknowledging the high level of corruption in the
Nigerian public sectarhich is established by several studies (Osoba, 1996; Oulwaniyi, 2011).

6.5 Formal partnerships in lemcome housing delivery

An evaluation of formal partnerships and collaboration imé@mme housing was conducted to
establish the key actors that constitutes housing stakeholders. Within the context of this researc
formal partnerships refer to any form of collaboration betiwee government and housing

providers in Abuja. The need to identify the key actors would assist in understanding the efforts th:
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process makes at embracing relevant stakehemdedentify those omitted in housing delivery
process. In discussson formal partnerships with government, three themes emerged. The study
established the naxistence of partnerships, with current arrangemestyinformalandthat

theyare quite costly and generally unsatisfactorgtddhyedid not uncover majpartneships on

housing delivery targetilayw-income groupdf such effortavere toexist, government employees
would have bedhe most likely beneficiargacethis is the only grougaptured irexistindimited

official housing data Abuja Participantaoted that discussions on formal partnerships in housing
provision are often ideas on paper that at best are drafted in policy designs. Furthermore, most ¢
the participanterere apprehensive of government motives on formal partnership as echoed by one
paticipant who said that:

I may not have a total idea of what the government is doing but based on my experience

and what | am seeing on ground it isexstent, | do not think there is any strong plan by

either this government or previous governmentanfprousing programme either in the

Federal Capital Territoriye(,Abuja) or even outside main Abuja for the common man, and

honestly| do not think there will be any in the near future. (LIG5)
There are arguments in existing literature that the édilgwgernments in developing countries to
offer effective solution to the acute housing deficits is due to a limited knowledge in the processe
involved in housing production (Keivani and Werna, 2001; Agunbiade et al., 2013). The form of
informal partnetgps that mostly exist are those geared towards ownership, they are arranged eithe
on an individual basis between aitfmeme earner and a housing provider or at bestdome
earnersaassemblas a grouplike a cooperative though less formal) forch partnership with
housing provider In suchpartnerships, because they cannot afford to purchase finished houses,
they usuallypurchase parcels &nd from the developewho had obtained such lands from
government for the purposes bfiildng mass housing?urchasing such land from housing
developers enableket lowincome earnerso selfbuild incrementallyln another form of
arrangement, due to loopholes in the mass housing scheme, a developer without adequate finar
may obtain a land alltion for mass housing. They, then seek financingdoyiang either
individually between the developer apdoapective homleuyer or between the developer and a
group ofprospectivuyers. In either case a part of the totalafdbe dwelling (floan individual)
or dwellings (for a group of peopig)agreed as initiphymentand this isdeposited with the
devel ope-of. Afferwardssdliseqkert paymertie madén instalmentsubject to prior
agreementntil completion The challengeith this arrangemers that oftenthe instrumental
payments lack bankabkuritythatprotecs the partnership. Thusecause ahe perceived risk in
suchpartnership arrangemgnpayment plans are mostly stemned. Developers seek for the

shortest possible time to recoup their investments, which is Ussmlligan 181onths. While this
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short repayment peri od theapyospécive Homea buysidnosflyc o n s i
exposeshemto financial challenges since they are dealing withrtten of meeting other non
housing needsA common way low-income groups accumulate savingsyisetting up thrift
collection groups among themselves. In such cases they agrezabontributors, usually with

prior arrangement on the ordercoflection among members. Tduatributions are collateither

weekly omonthly and availed to memba&rghe order oprecommencement arrangemeérttis
continues untih full cycle is completed. A thrift collection group could be among colleagues in an

office, longterm ceinhabitants, or individuals sharing a place of worship.

Furthermore,to understand the varying perceptions of governmselit,and private sector
empl oyees, oOpartnershipsd wa®1Q} [The tahshalvs thag ai n s
private sector employdgghlighted moréhe unsatisfactory natud existingpartnerships. While

this may further strengthen ttiaimon the norexistence of formal partnerships, it may also be an
indication that they are less interesteplartnerships and more in expressing their plight on the

chall enges i n accessing housing. This is ech

Even if there are partnerships, it is obvious to see that they are not enough to make a

positive impact orhe housing need of lemwcome earners. Looking for accommodation

that is affordable even outside the city is becoming more difficult to us every year. (LIG9)
The lack of partnership in housing provision may be explained by evidence in literature whicl
sug@sts that housing in developing countries is substantively provided through the informal sectol
In fact, Keivani and Werna (2001) established that there is a consensus in literatstéotlvat
income housing in developing countries is provided thtbaghformal sector. The government
provides less than 10% of the total housing stock, thiseinmudingtock provided prior to the
adoption of the enabling approach. In the case of Nigeria and Abuja in particular, shere are
partnershipprogrammesuch as the Federal Integrated Staff Housing Programme (FISH), and the
Family Home Funds (FHPlowever, this study could not access any data on these programmes,
and this may be related to the fact that the programmes are only recently introducetheOne of
most visibldormal governmentow-income housing in Abuja ksown asthe National Housing
Programme (NHP) which is under the Federal Ministry of PWeks, and Housing. A
participant who works with the FMPWH and is involved in the dlaéifedtha the scheme is
more of a pilot project than housingreasse with Abuja allocated only 60 units out of a total of
2,736 units proposed in the 2016 schameerthelesevensuch schemes are rarely affordable to

low-income earners because of their inflettes.
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Figure6.10 Coded reference count of responses on partnerships against employment type

6.6 Barriers to lowncome housing

The theme 06bar r impedismdntsaafteeingt housisg pmvisiont for demcome

earners. Figuré.1ldepicts a graphical representation of the coded barriers associated with low
i ncome housing provision. The verti caadthisaxi s
signifies theumber of times or frequenthe barriewas mentioned lparticipantsThe frequency

is plotted against the identified barriers from the interview transcripts. Participants identified 10 ke
barriers and of this, the five barriers with the highest nurmibefeences are land, nepotism,
building materialsiinance,and transportation. The other five barriers are security, planning,
corruption, infrastructureand migration. Furthermore, the néxe subsections discussthe

major barriers suggested bhytigipants.
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Figure6.11: Barriers affecting leimcome provision in Abuja

6.6.1 Land

From the response, land is perceived as the biggest obstacied¢onmvhousing. Thegrees

with existing literature (Ibem, 2010; Adedeji, 2012; Ikejiofor, 2014) most of who argue that land is
difficult to access, due severafactors, most notablecause ahe Land Use Act of 1978 which

vests all lands in the hand of governmfena reminder, le in the Federal Capital City (FCC) the
Minister is the custodian of all lands, in the remaining 36 states of Nigeria access to land is at tl
discretionof the state governors. lkejiofor (2005) argues that commodification of land and

individualisation of titles is a product of urbanisation and the evolution of a free market economy.

Most participants noted that often access to land is infformal andmainlp ugh t he G061 noc
are locals formally recognised as the original owners of all lands pridbtgahe enactment of

the Land Use Act in 1978. It has been established that in Abuja, legally designated indigenes L
their protected status émtero | s @ &6 agr eement with recently a
Ol ubowal e, 2014) . This is beneficial t o bc
mostly farmers whose farmlands are often confiscated by government for deadlppojents.

Under the Land Use Act, whenever the government decides to take over lands belonging to th
0indigenesd they are entitled to compensatic
i nstances wh es fer beiwean® and X ryeass or eompensation (Jibril, 2006).
Consequently, in such casedhe event ofjovernment takg over such lands, the economic
impact on the indigenes is severe. They struggle to meet their needs since farming is their me
source of livelihoodn some cases t hey rely on a symbiotic re

which they sell land informally to the strangers to generate indoree. 6 st r anger-s0 wl
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income earners purchase such lands because it is an affordable niecane afar e | andd
they can keep a close relationship with the indigenes. A participant who built his house fromr

purchase of such land gave an insight into how the arrangement works:

| live in my personal house, but the house does not have dewmelappreval from the

government before its construction because the land | bought was illegally obtained as | do

not have a Certificate of Occupancy. | was sold the land by the indigenes because of the

good relationship | have living with them. This way dévthe government come to

demolish, the indigenes will intervene and claim ownership of the house and they will be

compensated, so | do not have anything to lose even if the house is demolished. (LIG7)
In cases where lands are not obtained threwgfindigenes, they are primarily bought and sold
through the informal sector, this is the case even with naiddlBighincome earners. Worryingly,
aside land, the state of informality in virtually atirseaftlife is observed to have become the main
conduct in urban centres in Nigeria (Ikejiofor, 2014). There is no doubt that without efforts at
correcting this through incorporating the informal sector in policy planning, overcoming the

challenge would @& unattainable objective.

6.6.2 Nepotism

Nepotism is perceived to be a major hindrance tmémmne housing in Abuja. This appears to be

a culture ingrained manyfacets of the Nigerian system. It does not only relate to the allocation of
employmenbr award of contracts, but a factor also observed in housing of the urban poor, a

concern echoed by a participant, who succinctly put it:

whatever we do in this country, we consider personality, we consider who is he/her related

to, from where did he ohs come from, let me call it sentiment. Nigeria has too much of

sentiment and it is affecting everything we do; it is seriously affecting us. When they want to

build, the Yoruba man wants to bring in mostly Yoruba people either they are qualified or

not,amd when they want to sell al so they give speci

happens in all tribes, the I gbo does it, the Haus
Participantsd view of this as an aliterestdlobothe al
government and housing providers in the formulation and implementation of policies on low
income housingThey clainthat policy directions are mostly guided by specific interests and
constantly changing with change of governnfemttiermore, gch interests are primarily due to
persistent corruption and examples are seen in allocations of government land and housing delive
and, on the part of the developers, a sheer attempt at cutting corners in return for maximum profit

(Ikejiofor,2014).

6.6.3 Building materials

Building material cost is a barrier some participants identified as affecting housing provision. Ir

200



agreement, Ogunsemi (2010) argued that a main factor impeding delivery of housing is buildin
material which accounts fqr to 60% of a building cost. The importance of building materials cost
to participant may be connected to their individual experiences gained in purchasing these materi

to selfbuild. The importance of building materials is noted by a participanidithatsa

Some of the issues impeding provision are a lack of transparency, endemic corruption

shroud in the process, cost of documentation and most importantly the high cost of

construction materials which is also contributing to thetantiard level afonstruction

by the private developedgLIG9)
However, some argumeatsribute a major problem associated to building matetiesinstead
of using locally sourced materidigeriansprefer to uselegant and expensive building materials
which ae primarily imported (Obi and Ubani, 2014). The impamnt of suctbuilding materials
usually subjected to foreign exchdhgguations,and thismake their pring unpredictable. A
remedy to this would becalisingnostbuilding materials in Niggrencouraging locptoduction,
andenacting effective policies that protect investors, ensure the ease of business, and promotes t
use of locally produced materials. Furthermore, because building standards affect cost, it is pertine
to lower costs ta minimum, and particularly at the lower end of the housing market, it is
paramount to enforce only the basicstandard that ensure that it is safe and consumable
Featuresuch as aesthetiadich raiss housing costan be overlookesb thathousing can be

produced at a lower cost.

6.6.4 Finance

Finance is a principal barrier associated with all forms of housing delivery globally (Gilbert, 200~
Ball, 2016; Palancioglu and Cete, 2014). Its case witicdowe housing and most especially in
developing countries is well established in literatengré¢Gor Affordable Housing and Finance,
2016; Fontenla and Gonzalez, 2089)highlighted previousharflowrincome earners, the usual
source of funds is through personal savings, thrifts, or financial gifts from family .iverkbts

and Amirudden2016) established that up to 80 percent of dwellings in Nigeria rely on informal
finance structureA form of longterm informal individual or group savings for housing
devel opment is known as O6Asusud, 0 E s,warsdund , a |
some cases, this involves the rotation of savings among association members as loans (Mukhtar ¢
Amiruddeen, 2016).

Additionally] kej i of or (2014) argue that ooften ti me
and mat er i 238).In this studg articipantg hpghlighted the difficulty in accessing loans

and credit facilities even to those employe
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securitydo. The problem of funding is highlig

There are quite many issues hinderingnilomme housing delivery, but the most important

problem affecting us is the unavailability of finance and credit facilities to those of us

aspiring to own a house. (LIG6)
Thepoor statef housing mortgage miga contribubry factor as claimed by some particigants
the creation of a mentality amgreppleseltbuild without relying on any form of housing loan
from a bankis a thing of prideThe poor performance of mortgage in Nigerian housing market is
affirmed in the abysmal performance of the National Housing Fund (NHF); the sole government
backed mortgage system which was established in 1992 to provide housing finance to governme
employees. The NHF, since its inception, has provided mortgage to €% tbfits total
contributors (Adedokun et al., 2011).

6.6.5 Transportation

Transportation is viewed by participants as a challenge they face every day in Abuja. This is beca
low-income settlementge mostlgituated far away from the cBubthemeghatemergdfrom
thisthemear e O6transport cost 0, 60di stanced and o0
between a location and the cost of commuting associated with the location. Apart from the
transportation cost leimcome groups incur, tHengdistance results in spending considerable
amount of time daily commuting to and from their respective places of empldehertjucing

their productivity. This is very common in Abuja where traffic ggdiezk daily occurrence. This

is echoedby a participant who said:

€ the biggest challenge | have is the distance |
this takes the chunk of my monthly income just to cover the cost of transportation. (LIG9)

A study by Lucas (2011) established that transportation problem experiencettbméearners

has been a persistent problem in developing countries where public transport is not only privatel
operated but also unregulated. In agreement, Femi (20b2) id f i ed i nher ent ch
transportation system and argued that it impacts negatively on the living standard of the cit
inhabitants. Contrary to inherent transportation problem in developing countries, there are
government backed mass urliEansport systems in developed countries. The result of this
adequate provision is that there is ease movement for the poor and at the same time enhances |
quality of the environment. Lucas (2011) argues that transportation problem leads to sSoaial exclus

and should be seen as a social policy problem (p. 1320).
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6.7 Solution to lowincome housing

The response of participants on the solution to an effective provision can be grouped into 11
themes (see Figudeld. However, from these, participants ifiedtfive main themes as vital to an

effective provision. These include housing finance, land, policy, transportation, and infrastructure
Furthermore, based on the frequency of references, the two main themes participants would pref

to see solved areetiissues of housing finance and land for development.
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Figure6.12 Solution to lowincome housing provision in Abuja

Housing finance is viewed as a primary requirement in mitigating the challewgecome
housing provision. While discussing the virtuakr@mtence of mortgage system in the country that
would provide housing loans, participants emphasised the importance of establishing one and i

target composition. This is highlighted in ¢ine ©f a participant who noted that:

There is basically no mortgage system in Nigeria

our challenge in getting affordable housing there should be a good mortgage system put in

place not only to take care of govemtm@anployees but also those in the private sector

because it is where majority of the population are, and it is where the bone of contention

isé (LI G4)
The prominence of l and in participantsdo re
provision. Pdicipants unanimously agreed that the most likely source of anlowo me e ar n
access to land is not only informal but also illeg#hirough undocumented parcels of land. The

uncertainty around such is that:
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Depending on your luck you could buitdl live on it for 5 days or 50 years before it is

demolished (LIGS8).
This points more to a survival instinct rather than a developmental target. Participants alsc
emphasised the challenge of transportatiod feltencommuting towvorkplacesvhen discussg
barriers impedingrovision. Asuch,thisemerged as an important themadequatbousing for
low-income groups. While infrastructure is often cited in literature as a prerequisiadoniew
housing (Gooding, 2016), it may be surprising tothmatté is nota priority for participants. This
may be understandable considering,stiraeparts of Abuja including areas housing micaie
highincome earners are siill the process of development witmwnbuildingsemergingeven
thoughinfrastruatireis limited.This may explain thgarticipants apparent need to access dwellings
devoid of basic amenitiesdditionally, the perception oficipantsregarding implementable
policies were grouped intoduth e mes of &6i ni ti atnicveadd, nCampn w:
show direct provision,e.,ideas that are either used in the past by the government, small sized
buildings which are borrowed initiatives from otlatext(which lowersinfrastructurecost)or
building incrementallyncremental building is one tife most common initiative used by -low
income groups in buildingpuses (Keivani and Werna, 20&Llythermore, the theme financial
incentive suggesthe provision of subsidy to both lewcome eaners and building material
suppliers through tax waivers. This approach highlighted the importance of interest from
governmenand privatgroviders Furthermore, it calls fthe needo engag low-income groups
representatigein policy formulation anahculcating the culture of control and disciphéch
ensures the right target group benefits from effeatidepractical policies. For instance, in

discussing about initiatives, a participant noted that:

Providers willing to invest in building houseddin-income earners either for rental or sell

need to indulge more in building single room apartments, you can build many of those on a

small parcel of land with shared facilities such as toilets and kitchen, that way the rent or

selling price will befafdable (LIG8)
Furthermore, isolating the theme policy and probing against some certain attributes of the
participants availed some interesting findin
having the highest number of referencesaitidgc that participants attach more importance to
suitable approaches and effective initiatives and less to financial incentive (subsidy). This ma
appear surprising looking at therenteconomic situation of leincome earners. However, this
perceptionrmay be because participants see a more effective solution in designing implementable
policies through effective approaches and initiatives, and less through the provision of subsidy

which had been attempted in the past without success.
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Figure6.13 Subthemes under policy

6.8 Synthesis of findings/ preliminary framework |
As shown in Tables 6.3 and 6.4 not all themes discussed by participants waseggyateyd

underbarriers and solutioRi r st , al l the themes wunder Obarr
columns representing each of the three Sustainable Development Indicators (SDI) are added acrc
all the barriers. This allows for the mapping of a barrier to a corresponding Sidbhaflgdfor

every barrier, it corresponds to at least one SDI and at maximum could correspond to all three
SDI s. The same was appl i eAfterwards, ™rging themhseunders u 1
barriers and solution aid@eddeveloping a comprehemsframeworlas this ensurdtiat the study

did not omit awg vitaldriver.Therefore, a combination of barriers and solution is pregeitizdle

6.5.

Table6.3: Low-income groups themes on barriers to housing provision aligned to the SDIs

SUSTAINABLE DEVELOPMENT INDICATOR
BARRIERS Economic Environmental Social

Building materials

Corruption

Finance

Infrastructure

Security

Land

Migration

Nepotism

Planning

Transportation
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Table6.4: Low-income groups themes on solution to housing provision aligned to the SDIs

SUSTAINABLE DEVELOPMENT INDICATOR
SOLUTION Economic Environmental | Social

Culture change

Direct provision

Engage representatives

Government commitment

Incremental development

Smalisized buildings

Housing finance

Infrastructure

Land

Policy

Transportation

Table6.5: Combined themes of enablers from-ioeome groups aligned to the SDIs

SUSTAINABLE DEVELOPMENT INDICATOR
ENABLERS Economic Environmental Social

Building materials

Corruption

Finance

Infrastructure

Security

Land

Jobcreation

Decentralisation

Transportation

Culture change

Direct provision

Engage representatives

Government commitment

Incremental development

Small sized buildings

As part of the conceptual framework of the stindyresearch redien six fundamental themes for
housing provision which in this context are referred to as key eldseatseminderhe six
themesareplanning(or groundwork); land; labour; finance; building materials; and infrastructure. By
combining the two set of themes, similar themes such as land, infrastructure, arwdhfaiance
emergedanultiple timesvere subsequently combined. Similtidythemed ¢ wilr e changed
an affinity to large space use which impeolesingprovision since land is difficult to access. The

t heme Oomigrationd was replaced with &6job cre
economic opportunities in bAu j a . Additionally, t he t heme
decentralisation whose essence is to promote transparency in a process (Olken, 2007). Two then

of infrastructure and land were discussed when highlighting the barriers to sustainable provisior
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The themes were discussedsbmeparticipants who emphasised their challenges economically,
socially, and environmentally. While these themes were discussed in Sections 6.6 and 6.7 in detail
is important to briefly highlight them in contektrespedve SDEk discussed. For instande,
discussionen barriers to infrastructure, from an economic point of view, they highlighted the need
for requisite infrastructure such as access roads, electricity, and waistani€erthe lack of

access roads thparticipants argue contributes to the negative impact of traffic congestion they
experience when commuting framere they reside places of economic opportunities. This they
emphasised reduces productivity since a signémanntof time is spent comuting. However,

the lack of access road is not the only factor contributing to traffic congestion. As highlighted in the
previous section, attributed to this as well is the problem of inadequate public transport system i
the city. This suggests that ghevision of a good public transport systemital in reducing the

housing challenge faced by-loeome groups in Abuja.

Table6.6: Low-income groups economic components

KEY ELEMENTS DRIVERS RECOMMENDATIONS
FINANCE Housing finance | Provide mortgage and loans to-loeome earners
LABOUR Job creation Create job opportunities across the country to re

economic migration amdiminate casual employm¢
to improve job security, increased wages throt
uniform wage structure across public and pr

sector
PLANNING Incremental Adopt and encourage incremental developmer
development selthelp lowincome settlements to ipase

affordability level

Direct provision | Housing provision through government hous
providers at below market rates

Commitment Increase government commitment through impre
budgetary allocation on lmcome housing
BUILDING Pricecontrol Introduce price control to control high buildi
MATERIALS material cost
LAND Land access Provide farmlands accessible to-ilts@ome groups

and access to secure land title teifmame groups
for selfhelp housing

INFRASTRUCTURE Amenities Provideaccess roads and other social ameniti
low-income settlements to boost economic activit

Transportation | Provide good public transport system to b
economic activities

Similarly, in discussions on the solution to an effective provision,akamedfgrominentlywith
discussions reflecting on all the three pillars of sustainable development (Table 6.4). However,
surprising theme that emerged is the adoption of-speall buildings highlighted by the
participants who underscoreshignefits. Economically, they suggested that it is cheaper to build
small since material consumption is reduced when compared to expansive construction

Environmentally, they argl#mat building small protects the environment by accumulating savings
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in both material consumption and activities from application. Socially, there were suggestions the
this could aid in a culture change that currently encourages the construction of expansive building
irrespective of social status. A further breakdown of thresh&ccording to the SDIs is presented

in Tables 6.6, 6.7, and 6.8.

Table6.7: Low-income groups environmental components

KEY ELEMENTS DRIVERS RECOMMENDATIONS

FINANCE - -

LABOUR - -

PLANNING - -

BUILDING MATERIALS - -

LAND Land use Provide physically viable land for -Ig
income groups to embrace -$alip
housing

INFRASTRUCTURE Energy conservation ar Provide waste disposal and encouragy

waste disposal use of sustainable and alternate sour

energy in the design of kmcome

settlements
Table6.8: Low-income groups social components
KEY ELEMENTS DRIVERS RECOMMENDATIONS
FINANCE - -
LABOUR - -
PLANNING Corruption Eliminate corruption and nepotism in houg
delivery process
Decentralisation Decentralise housing delivery process to re
nepotism in allocation of land, dwellings, and a
to mortgag
Culture change Adapt flexibility on space use to discourage the
for large parcel of land
Engage representatives | Engage representatives of-iloaome groups sug
as the traditional institution in decision making
Government commitmen{ Increase  government commitment  thro
improved budgetary allocation on -loasome
housing
Incremental developmeni Encourage  dwelling  construction  throg
incremental development
Smalisized buildings Encourage the adoption of snsafled buildings t
save cost
Security Improve security infrastructure within {meome
schemes to protect life and property
BUILDING - -
MATERIALS
LAND Location Provide land for lovincome housing schemes
location at close proximity to the city
INFRASTRUCTURE| Provide social amenities | Provide Secondary amenities such as hospitals
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Thesewerecombinel to constuct preliminary framework 1. It is labell@eliminary framework |
because it s set of finding witbne ofthe threehousing stakeholdgroups recruited in the study.

The drivers emeed from a combination of these themescross eactdriver there is a
corresponding recommendation that pasdmd® suggested as required in improving housing
delivery. In all, preliminary framework | comprises of 22 drivers and 22 recommendations. A furthel
breakdown in Tables 6.7, 6.8, and 6.9 shows the respective drivers and recommendations in each
the threepillars of sustainable development. The economic component consists of 10 drivers with
10 recommendations. While the environmental component consists of three drivers with three

recommendations, the social constituent comprise of nine drivers withonmmeeredations.

6.9 Summary

This chapter accomplishes Objectives 4 of the study. As a reminder, Ohjediget4@valuate

the contemporary situation of lkaveome housing in Abuja. The Chapter presented the empirical
study with one of the three groups of participdntse lowincome group. To achieve this
objective, some themes that emerged from problems highbghtesl exploratory study and
considered integral to effective -loaome housing weferther investigatedt the main study.

Firstly, the perception of participants is sought on defining-iaclome earner. Earning ability
prominently featured as a characteristic of entmmne earner. Secondly, the state cinoame

housing provision in Abuja was assk#se a resultthe themes operformans&atysandsupport
emerged. Performance highlights theléeel of commitment from government and suggests that
the profitmaking motivation of private developers results in the marginalisationirafoloe

groups. Thirdlyformal partnersmpl®wincome housing delivery were evaluated. The essence of
thisis mainly to give an insight to the levedalfaboratioetween key housing stakeholders in Abuja

and thecommitmenft government to the phenomenonorirresponses of the participants, the
study claims that formal partnerships are ideas in policy designs that remain unimplemented. A mo
common form of partnership observed is an informal one that involves an individual or group of
individuals with a deleper where payments are made @egyeriodupon attaining agreed
milestones. Additionally, lamcome groups rely on locals referred to as indigenes in accessing land
to build houses. Such lands are mostly undocumented but attractive because thexteardyprot

law with compensations paid by government in cases where houses built are demolished. In su

cases, the indigenes claim the compensation on behalf of-iindigreme lowncome homeowner.

Fourthly, the barriers impeding adequate housing pnowss discussed. Part of the problems
associated to adequate housing for thenloame earners is the challenge of transportation. The
direct relationship between transportationhenuging affordahilibuja is highlighted by the low
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income earnerfarticipants argue that because housing around the city centre is beyond the reac
of low-income groups, they resort to outskirts where accommodation cost is lower. However, the
cost of commuting fromsuch settlements toworkplacesaffect their housing fafdability.
Furthermore, analysis of the data collected suggests tiratoloe earners find it difficult to

access housing mortgage.

Fifthly, the solution to a sustainable provision is highlighted, and this contributes to the constructior
of the propose framework. The solution focuses mostly on economic and social drivers. This
includes the creation of job opportunities to lift more people out of poverty, and government
investment in infrastructure around-ioaome settlements. On the social drivemicpants call

for a culture change in how housing provision is approached. This includes tackling of corruption
encouraging participatitimoughstakeholdeengagemerand emboldening the adoption of small

sized buildings to reduce land use and myitdaterial cost.

The next Chapter is the second of three Chapters that exardeyh ithe barriers to lewwcome
housing, the definition of a lamcome earner, and assessment cfrlo@me housing provision
with another group of participants. The @apchoes the perceptionpafiicymakerg housing

provision in Nigeria.
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CHAPTER 7: THE POLICYMAKERSO OUTLOOK C
LOW-INCOME HOUSING PROVISION

7.0 Introduction

This Chapter discusses the main field study involving interviewslieitmakersThis Chapter is

the second of the three Chapters discussing the main studykeytihousing stakeholder group
Discussions presented in this Chapter contributes to objectives 4. As a reminder objective -
evaluates current situation ofmaome housing provision in Abuja. The Chapter is structured into
seven sections. The first section details the profile efuthe participants. A discussion on the
important characteristics highlighted by participants in definingnedove earner is presented in

the second section. This is followed by the third section which evaluates formal partnerships in low
income housg delivery in Abuja. Afterwards, a situational assessmentiocoloe housing in

Abuja is highlighted in section four. The barriers impeding housing provision as well as the possibl
solution to an adequate provision are discussed in sections fiveTdralGhapter is concluded by

presenting preliminary framework Il which contributes to objective 5.

7.1 Profile ofpolicymakeparticipants

Thepolicymakegroup comprises of participants that are either directly or indirectly involved in the
process opolicy formulation. The process of housing policy formulation in Nigeria is primarily
driven by the government, often provideadershipand relying on expert contributions from the
private sector and international agencies such as the Internatiotoay Mand (IMF), the World

Bank and pan African organisations such as Shelter Afrique. The participants were grouped int
public sector, privatector,and international organisation. In all 13 participants were interviewed
and out ofthese seven paipantswere from the public sector and four from the private sector
who serve as consultants. Additionally, two are representatives of international organisations |
Nigeria that provide expertise in the design of financial policies in housing preeiJiahlés7.1).

A further classification of the discipline of the participants shows that three of 13 participants are
from the finance sector, seven from design and planning, and two are researchers. In this conte
the term o6f i nanafkodsing that cntrsls atl finareldtes aspeetd Howsing

del i very. The o6design and planningd group
pl anning of housing delivery. Lastl ynvwltehe o0r

studies on housing poligidsancialisationrand implementation for the purpose of developing
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better housing policy desigiTheir respective years of experience varies with the minimum

experience of seven years and the maximum of 42 years.

Table7.1: Profile ofpolicymakeparticipants

Participant | Sector Specialization Discipline classification | Experience (years)
PM1 International Finance consultant | Finance

organization
PM2 Private sector Mortgage regulator | Finance 10
PM3 Government Civil engineer Design/planning 17
PM4 Government Surveyor Design/planning 11
PM5 Government Finance regulator | Finance 7
PM6 Private sector Architect Design/planning 35
PM7 Government Architect Design/planning 32
PM8 Government Civil engineer Design/ planning 15
PM9 Government Researcher Research 12
PM10 Government Researcher Research 10
PM11 Private sector Urban planner Design/ planning 11
PM12 Private sector Architect Design/planning 42
PM13 International Consultant Finance 7

organization economist

The study was preceded by initiating contact through emails and in some few cases through phol
calls,with the information sheet sent after @titigcontact. The interview times were subsequently
arranged. Telephone interviews were used and a totalimfed/iews were conducted. The
composition of the participants (see TallJeare seven government employees, four private sector
consultants and two persons working with international organisations in Abuja. The predominance
of government employees time composition reflects the prime rdie government plays in
housing policy formulation. The telephone interviews lasted between 40 and 120 mirakés (see
7.2for details of the questions asked). The 13 interviews form the basis of the analgtsl cond
andpresented isubsequent sections.
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Table7.2: Policymakequestion schedule

1) Can you please tell us your background?

2) How long have you been involved in housing policy making?

3) In your opinion, who should be stakeholders in housing policy?

4) How would you describe a lawcome household in Nigeria?

5) What is your opinion about housing affordability foil@eme earners in Abuja?

6) How would you describe current policies oritmeme housing provision?

7 Is there any room for improvement? Can you please explain?

8) What approach would be deemed appropriate in enacting policiesrfootog/housing?
9) What formal partnerships exists currently iidoame housing deliveryAbuja?

10) What is the impact of these partnerships on housing provision?

11) How would you describe the performance of housing providers in Abuja?

12) What are the economic barriers affectingomme housing provision?

13) What are the social barriaffecting lomincome housing provision?

14) What are the environmental barriers affectingniosme housing provision?

15) Aside these, what other major factors affectitmmme housing provision in Abuja?

16) What do you understand by sde@lsing provision?

17) What role can social housing play towards adequate housing provisieméontevearners in Abuja?
18) What other suggestions do you have that could improuectmwe housing provision in Abuja?

Based on the profile of the parii pant s &, three main attribute

three attributes of a participants are:

a) The sector they are employed in (either public sector employees, private sector consultant
or persons working for international organisations)

b) Theirexperience in housing delivery (years a participant has been involved in housing polic
making)

c) The background or discipline of the participant (area of specialization of participant)

The sector signifies whether a participant is government employeel, sect@ employed or
employed by an international organisation in Nigeria. Furthermore, experience dwells on the
number of years a participaavebeen involved with housing poliogking debate. Lastly, area of
discipline shows the background of a @paints. For ease of analysis, the area of discipline is

grouped into design and developnfemnceand research.

7.2 Defining a lowincome household

In defining a lowncome household, while thelicymakersuggested an income range for low

income earners, there is a reluctance in its adoption as the only criteria in establishing a definitio
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This is because of a problem the participants associated with a major indicator requiréd for this
access to relilbdata. The problem of reliable data is corroborated by Dabalen et al. (2001) who
found it difficultto obtain data related to labour market in Nig&righermore, the problem

associated to data acasdsghlighted byublic employee who said

It is quite difficult to define a leimcome household because one has to consider that we

do not have that reliable data to | ook at it ecor
Not-withstanding, participants identified some distinct characteristics associdbedinvzdme
households. Tiseare an extremely lowarning ability, a small dwellingsually a single room that
shares basic facilities such as kitchens and conveniences, fending on menia bsnahdt
this is the situation ofmost people In defining what constitutes a lavcome household,
participants unanimously emphasised the earning ability. This is not surprising considering that |
Nigeria, direct incoms the most commovariables used in classifying an income group. While the
nationalminimum wage is 18,000 monthly, participants view it to be inadequate to sustain a
househol dds -loosingrieedg corecurrdntlyn blowever, there was no consensus on a
precise amount that should constitute either the minimum wage or the ngaminmamount of
a lowincome household. Interestingly, because othhkenge witlaccessingeliable data, a
participant preferred twe definel based on a common international indicatus participant who
is also a researclaegued that

Lookingat a lowincome household in Abuja we should go by the international standard,

and that means we will be talking about a household that earns an income of about US$2 a

day (PM9)
The response by PM9 may not be unconnected with his background as axpesgarchwersant
with processes of housing policy formulabegyond NigeriaT h e p ar tonnedtignaant s 0
international agencies may have influeticeid line of thought to reflect the World Bank
international poverty thresholeverthelesshere vere suggestions on an income range using the
| ocal currency. Thus, most participantsd res

100,000. A participant workiwgh an international organisation noted that:

| can confidently say thaista household whose income level are bel®®,000 and that

is a combination of either the husband working or a combination of the husband and wife's

gross income. (PM13)
Furthermore, a look at these characteristics against the three attributes reveals some interest
findings. For i nstance, correlating 6area o

the frequency of r e s pimportaet sharactemstcmidefihingjoeomes 6 | s
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households, and this characteristic is most important to housing finance participants. Furthermore
the correlabn of 0 ex peri enced against 6definitiond ali
participats behold earning to be the most important characteristic in definigrdowe

households.

7.3 Evaluating formal partnerships indioaome housing delivery

Discussing formal partnerships in-lo@ome housing provision, participants point to theeagist

of various partnerships, some of them lo@allya few ofthem with internationapartners
However, thee they suggeate mostly operating on a small scalenahceliant on government
support.As a resultthe output (dwellings providad)insigificant when compared to demand
Furthermore, because of difficutliyaccessing land, these schemesaséylocated in areas of

Abuja without basic infrastructure. On the existence of partnerships in Abuja, a participant claime
that:

Formally thereare no partnerships in lemcome housing, however, informally there are
very effective partnerships (PM11)

This is corroborated by a participant who established that:

There are a lot of partnerships, but they are not formally recognised. For instarace, the
some housing cooperative entities that attempt to do partnerships locally within their
organisations. They exist both in some government organisations and the private sector,
however, those in government organisations are not backed by the gowestendrithey

are based on internal local arrangements, so they are usually on a small scale. (PM2)

This, while revealing the absence of government support, may also be an indication of the potenti
benefits organisations see from such arrangements.fldsida lack of government support,
participants attributed the low level of formal partnerships in housing to a high level of corruption,
which makes partnerships expensindexploitatiorbecaus@vestorsareprimarily motivated by

profit making This appears to be common in partnerséugh assh er e one partyaos
while the other party, referred to as the investor, provides the fimdingh arrangementbere

are speculations that landownerstiemexploited by investors whodmce the housing schemes.

Participants identified the need to involve key stakeholders in housing provision. The stakeholder
include government, housing providers, financial investors, built environment professionals,
legislators, international finaraggencies, housing associations, the traditistidtion,and end

users. Furthermore, participants emphasised specifically the importance of the traditional institutio
in housing provision. They argue that the traditional institution which has &esteinte since

precolonial era and respectgdyrassroot levebuldrepreseniow-income groupsMoreover, they
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play a key role in informal land transactions, especially in the Northern part of Nigeria, where Abuj
is located.nformallyt he traditi onal i nstitutions are r ¢
The district headnay supervise landransactionsand this is effective in avoiding disputes
However, it is important to point out that, while this is a common practitseeffettivejt is not
recognised withitme provision of the Land Use Act.

In discussinson key actors in housing delivery, the research scrutinisedotliementevel of

the stakeholders by probitige participants. The participants unanimousheddhat some of the
keystakeholderbke the traditional institution, housing associations andsensl (the citizens) are
usually not involved in the process. Additionally, there are suggestions that housing developers ftc
are mostly ignored. This isetltlearest indication yet that housing delivery in Nigeria is still

approached tedown. This is echoed in the response of a participant who noted that:

In housing delivery, especially at the policy formulation (level) not all stakeholders are
involved. Specifically, the citizens who are the consumers and even the housing providers to
some extents are not involved in the proégfsvi3)
The responses suggest that the process is mostly carried out by the government with littl

consultation.

7.4 Assessing loimcome housing in Abuja

The primary t hemes t hat emer ged from partd.i
6i nadequated, 0aduwntcokmner tesad,neamsd .06 dNhiitlse |6caw er ¢
either the government aorhe housi ng providers, 6commenda
housing providers in increasidguja housing stockNevertheless, they argue that most ef th

housedy the private developene notaffordable. This stance is noted by a participant:

The private housing providers through the mass housing policy have improved the housing

stock in Abuja, however, it has not been beneficial imd¢ome earners due to the high

cost of the houses relative to their ear@rig§$/16)
However, the three most impent themes based on the frequency of responses are that the
delivery omits losncome earners, provision is inadequate andhdome groups only find
affordable housing on the outskirts. Participants argue that the housing delivery system neglects lo
income groups, which is not peculiar to Abuja but is the case nati@ewtte for Affordable
Housing Finance, 201&nd the consequence of which is an annual growth in the housing deficit

participant affirmed that:

216



Current policies and programmesndb address the problems of {mgome housing in

Nigeria Abuja,andall over Nigeria in gened&PM10)
Seeking housing option in the city outskirts continue to encourage the growth of slums and absenc
of basic infrastructure for lemcome groupsAs was during discuss®omwith lowincome
participants (see Chapter 6), gudicymakersaffirmed that lowincome housingchemesare
predominantly located in places that are often far from their workftaatsr negative aspect of

such places is that they pogentiahubsfor crime and insecurity. A participant said:

Because housing is expensive in Abujanystmove out of the city towards the outskirts

before you start seeing people living in laugebers, they live in slums, in vilbige

settings, they are living where there are no defined building codes, places that lagk security.

(PM5)
Similarly, they corroborated the assertions made {iyctowe earners on the poor state basic
amenities sih as access roadiectricityand sewerage. This fhaicymakersuggest contributes

to increasingpw-level of security in such settlements.

7.5 Barriers to lowncome housing delivery

The barriers affecting lamcome housing delivery in Abuja istregrto the accomplishment of
objective 4. Some of the barriers are clustered around main themes that are common te certain su
t hemes. For exampl e, the barrier 6economyd
the following subthemes arouretonomic challenges (such as the recent recession and low
economic productivity), heavy reliance on imports (and consequently foreign exchange), rate c
inflation, interest rates (which is above 20%), unemployment and a lack of job security, low
affordablity, low wagesand a weak parity purchasing powe€Correléion of barriers to low

income housing delivery in Abuja against the participants (Figieows the varying level of

prevalence of theshallenges

Participants identified 19 barriers, ahdhis the ten major barriers with the highest number of
references are the state of the economy, process of policy formulation, housing finance, culture
commitment of stakeholders, land, spiralling cost of building materials, prdrastgctureand

corruption.
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Figure7.1: Challenges affecting kimcome housing delivery in Abuja

Furthermore, economic state of the country (Pugh, 2001), corruption (Bakare, 2011), land (Ikejiofol
2005), Planning, (Murdoch, 2000), infrastructure (Button, 2006), cost of building materials (Adedej
2012), and housing finance (Nubi, 2@p¥ewith previous studies. Though less important as
perceived by p a rbutiirdereptiaghyt sv@ banrierss mitigatinge against the
phenomenon are stakeholders continuously working in isolation, and the fact that often local
requirements are not consetein planning and construction. A close observation shows some
relationship across the different barriers. For instance, being import dependent is directly related t
the high cost of building materials (Wells et al., 1998), and the unavailabiisgrattofe is likely

to make provision of public transportation more challenging (Button, 2006). The issues associate
with land, finance, and building materials cost have been observed to benaedingents
identified by lowncome earnerés a reminde low-income earners emphasiseldck of tenure
security, rednceon savings and fam#ypportto raise finance due bonited mortgage facilities,

and the challenge dafising cost of building materials. However, while thentmme earners
concentragd on thdack ofmortgage facilitiepplicymakersquallyemphasiskthe lack of housing

finance to developer§hey argue that the limited access to finance is a contributoryofétogor

high interest rates charged by commercial baméarsand thigesults in spiralling cost of houses

in the city. A participant established that:

Housing loans currently in Nigeria are obtained at 20 to 25 percent interest rates. What that
means ishe value of a house will have to double evBryears because that is what an
individual is paying for, it is difficult, it is unrealistic, and it is not sustainable. (PM1)
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Figure7.2: Clustered suthemes around economic challenges to housing provision

Challenges related to the economy is identified as one of the major barriers faogdow
housing provision in Abuja (Figuwt).Some participantrgue that he e c o nleveipfé s |
productivity are amortfe factors affecting housing programmedditionallyt he countr y o
level of unemployment and a lack of job securityi@nedas greatechallengebased on the

frequency of participatd r esponse. Il n arguing on the stat

There is a high rate of unemployment or uadgloyment, a lot of those employed do

not have secured jobs and are working in the informal sector and we operate such that

there is a nointegration of the informal economy into formal housing provision, meaning

exclusion of income base of those people from access to structured finance. (PM8)
Howeverduring the interactiom participant made a fascinating admissiosuipgésts anability
of authorities to capitalise onitiatives that could dost finandng The participant P5,

acknowledged that:

We are yet to fully draw on the potential of the capital market in funding housing projects, |

feel if we are fully able éxplore and maximise the potentials of the capital market where

you can have larger amount of funds, where you can have long term funds, it would impact

positively. (PM5)
The process of policy formulation is observed by participants to be an integnal pnpleding
efforts at reducing housing deficit in Nigeria witAraame housing in particular suffering neglect
right from policy enactment. Participants admitted that the process hardly mivohtes
stakeholdersSpecificallythere was a unanio® agreement that consumers argroup of

stakeholdemostly excluded when policy debates are carried out. A government policymaker
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admitted that:

Most of these policies are from -hpwn, in my experience enacting housing policies we

have never been taskto go to the grassrodts interact with lowncome earners and

come up with policies based on findings from our interaction with them. (PM7)
This agrees with Powell (2015) who argue that hgusiiegmakersdesign policies without
adequate considematn o f other key stakehol der s. Thi s
the complex web of social interdependencies in which individuals and groups negotiate the housir
systemé (Powel |, 2015; p . 3 21) .oliciesuwad ase foumb r e |,
to be a form of barrier. Most participants agree that there are good ideas in the 2012 Nationa
Housing Policy, however, a significant part of it remain implemented. A look at the proposed
strategies to provision of lemcome housi in the 2012 National Housing Policy specifically
noted that consideration will be given to the following areas (Federal Republic of Nigeria, 2012,
79):

I.  Ownership schemes, including cooperative ownerships schemes
ii. Rental schemes
lii.  Coownership schemes
iv.  Encouragement of private sector involvement through fRiblatePartnerships (PPP)
v. Encouragement of PubRublicPartnerships (PBb-P)
vi. Home improvement schemes
vii.  Use of planning approvals to mandate the private housing developers and government to se
asde a stipulated percentage of their developments for social housing
viii. Resettlement schemes
iXx.  On-site upgrading
X.  Building in stages or extendable units
Xi.  Slum upgrading
xii. ~ The incorporation of micrenterprises in housing scheme with a view to generating
employment opportunities and enhancing the ability of the beneficiaries to repay their loans
at reasonable periods with less strain.
However, ofall thesestrategts evidencsuggesthatimplementation remain a hurdfethe case
of Abuja, one of the rgitegies adopted is thesettlement schemes where, according to the
Federal Capital Development Authority (FCDA), there are three resettieneamésnamely
Apo, Galuwai/Shere, and Wasa schemes (Federal Capital Development Authority, 2018). The
most noéble of these three is the Apo Resettlement Scheme that was allocated to indigenes. Even
though the indigenes are predominantlyincame earners, the criteria of allocation were not
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made on the basis that they areitmeme earners. Additionalyiddle and highncome earner
indigenes can equally benefit from the scheme. Howevardigeme lowncome groups cannot
benefit from the scheme. Further mor e, t hose
suchscheme and most of them sold theiedwl i ngs t o 0 dtb distamtgvdlages® a n
wheretheycontinue to carry out their farming occupation. While the discernible large number of
empty housing estates found within the city of Abuja is an evidence ofPfudibc
Partnershipst is hard to consider that a succbhssause¢hey are beyond the reach of most

people.

The |l ack of I mpl ementation of policies part
them being wimplementable policies because thay be strategies withoan institutional
framework for implementationhi could be the reason why in the 2012 National Housing
Policy, the governmend nesdomat ggpyupadthe ©Ohe
housing in both urban and rural areas (Federal Repullgedf, 2012). This group comprises

of people earning betweed,500 and 18,000 (US$18S$50)Nevertheless, it is unsurprising

thatthese strategies were enumerated without any details on how they would be achieved.

A lack of commitment from government and housing stakeholders is identified as an inherent
barrier affecting loimcome housing provision. As shown in Figure 7.3 sevehesuds of
participantsd r espons e sThevahallenges patdigpantés rased ara the u r
absence of an effective regulation, a lack of continuity in policy (mostly due to successive changes
government), a lack of government irgetion (through funding), a lack of political will, an over

reliance on the private sector, a weak enabling environment and stakeholders working in isolation.
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Figure7.3: Clustered suthemes around the tine ‘commitment’

While a weak enabling environment and anrrel@nce on the private sector in housing provision
was emphasised by participants in the findings, one of the most etrikimypesis that
stakeholders work in isolation. Tdhglicatesnitiatives that cdd have beeavoided iideaswvere
shared througbollaborative efforts. A participant noted that:

The stakeholders are involved in one way or the other, but the problem is they are not

working together, you have a situation where each of the stakeholders are working in their

separate spaces, they are working in isolation, they are not relatingthereachthe end

product lacks synchronisation. (PM5)
An interesting barrier identified from the |
composed of peopl e 0 ssetwithregaedp tbo acoess tahowsingtahdeaidesiremi
for ownership raising the question of what

participant acknowledged that:

There is a social perception that-logome housing is sibandard, that it is housing that
is not friendly to Nigerian cufe and that is making it less acceptable. (PM1)

Wit h regar ds -setdindgrirgoeffdrie d provieionnwhile some of the participants
attributed as a challenge the phenomenon dfisleling with personal savings which is perceived
as a thingf pride and mark of accomplishment across cultures in Nigeria, an interesting point on

this was raised by a participant who claimed that:

Within Nigeria there is usually resistance from people to live in flats. They would rather
want to have their own c@munds in a single unit, and with the current trend of land
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becoming smaller, that misdt needs to change. There is a need for people to know that

decent accommodation can be found in flats. (PM13)
The trend across the globe and especially in devetopedhees is to build dwelling units smaller
to reduce infrastructure costs. Building small does not only require the internal components to b
smaller but also entails reducing outdoor spaces. For instance, in the UK houses are often bui
sharing party Wa and each dwelling allocated a small space outdoor primarily for vehicular parking
anda garden or utility area usually located at the rear end of the dwelling. In caseshwhere
cannot be provided it is common to have the garden/utility area iofftbetdwelling unit with
the adjacent road service the dual purpose of both access and vehicular parking area. This can
replicated in Abuja with compact but security conscious designs due to a much higher demand fc
security. This is vital becausesamising is the only sustainable way of providing affordable low

income housing in Abuja.

Planning is viewed by participants as a challenge the city of Abuja faces. Themes emerging from t

are O0city planningé, Omaesa®Bdr pland, and O6exi
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Figure7.4: Clustered suthemes around the theme 'planning’

Thesust heme O6city planningd dwells on the pl an
are an integral part of the Abuja master plan intended to acconmuxtid@-income earners in

the city. However, settlements located in the satedlite aire disjointed with unplanned dwellings
constructed without basic amenitiks access roads, sewage, and refuse disposéCOHRRE,

2008) On the master plan, participants avowed thawtne itis currenly implementedt is
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contributing to the growingousing deficit in Abujd@ hey attributebureaucracies associated with
the process of land title and a failure to impose the zoning system enstirenethsterplan as
contributory factorsFurthermorethere were claims that a bid toenfore the master plan,
building approvals and construction becomese expensive due to the attachment of high
building codes and regulation. A participant noted that:

You have a situation where the master plan itself makes land to Isvexples
government sets some unreasonably high building regulations, they make the possibility of
achieving lovincome housing to be very low or even unlikely. (PM11)

The resultant impact ¢hisi s r ef |l ected i n partiyoftheamasterd as
plan to capture the satellite towns has contriboitbé spread of informal settlemefttss worth

noting that a barrier identified by participé@swas during the exploratory stiglyhe lack of a

clear definition of who a lenvcome earner is imousing policy desigr€hapter 5). The
continuous emphasis on this challenge signifies its importdmecamportance of this is
underscored by PM9 who highlighted its efierovision:

Our inability to define a leimcome earner andhat constitutes losmcome housing is
hindering efforts to provide it (PM9)
This further affirms thadefining a lowncome earner within Nigerian housing delivery in relation

to current economic realities is paramount to an adequate housing provision.

7.6 Solution to lowincome housing in Abujapalicymakdr s Vv i e w

Since the aim of objective 5 is to develop a framework for sustainable housing provision, the stud
sought the perception of participants on solution to the challenge of housingriconosgroups

in Abuja. As illustrated in Figur®, farticipants outlined some drivers as key to assuaging the
problem. These include approach, initiatives, commitment, control, funding (housing finance),
infrastructure, land, protecting {owome housing adlations in thenasterplanbuilding materials

(local manufacture), subsidy, and transportation.
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Figure?.5: Drivers of lowincome housing provision
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Figure7.6: Subthemes around 'approach to provision'

Regarding the approach, participants identified five themes which include the need for advocacy,
bottomup approach, embracing the informal sector, and engaging communities. The three theme
with the highest number of references are the need for a-optipproachsollaborationand a

need to embrace the informal sector (Figus®e The need for a bottomp approach may be
furtherevidence of its neglantgovernment policy formulatigmmocessThe bottoraup approach

is also referred to as the participatory approach and is widely recognised globally as the most suita
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approach to seeking solution to housing provision (Choguill, 1996b; Hamdi and Greenstreet, 198
Nour, 2011; Lizarralde and $dgn, 2008). In arguing for a botigpnapproach, a participant noted
that:

It will be most appropriate approach in enacting housing policies in Nigeria, through which

people from the grassroots will have a voice, they will be included and involved in the

process. It is my belief that such an approach can be able to addressrieweeds in

housing (PM4)
They argue that through the bottaomapproach ingenious ideas could be hatched and they could
be replicated beyond Abuja and across the country, Assimaej a 0 s diverasity
represerdtion o f N i opudticultered $he clamour for a bottarp approach is expressed in
parti ci p a nhatkdystaehaldarsnia hdusing deliveeed tocollaborateHousing is
beyond a single discipline aeduires a muldisciplinary approach and the search for a lasting
solution to its delivery can only be achieved when professionals and other stakeholders wor

together. This argument is articulated by a participant who said:

The housing policy is nosingle policy, instead it is a policy withpligies. Hence, when

formulating we ought to talk about multiple stakeholders; government bureaucrats,

legislators, landowners, financiers, professionalssensdof the houses and even more.

(PM9)
Furthernore, participants observed that the government needs to embrace the informal secto
through creative ideas that would improve such settlements. Participants admitted that the inform
sectorcontinues tahrive when compared to the formal sector desmtertbrmous challenges it
faces. They argue thhis is the case in spite of the fact tital components to housing delivery
such as land and finance are mostly accessed through the informal sector. A participant report

that:

Up to 80 percent of ourolising is in the informal sector due to the inability of the formal
sector to keep up with our needs, that is a very large portion. For that we need to look at the
informal sector, and that is why my works with the government is primarily on the logic that
whatever it is that has 80 percent of people cannot be dismissed. (PM11)

This is affirmed by Dovey (2012) who argue that the formal and informal sectors can operate ir
tandem towards a better housing delivepyactical evidence of incorporation ofittiermal with

the formal sector is seen in the Katchi Abadi Improvement and Regularisation Programme
(KAIRP), an informal scheme with a population of two million people in Karachi city of Pakistan
where about 90 percent of the settlement have been narkegularisation by the government
(Hasan, 2014)Yhis method can be adopted in Absgdellite towns wheigovernment could

encourag low-income groupsn the informal sector tmvolve planning authorities wha turn
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easestringent planning regulatoohycarryng out layout surveys to ensure that dwellings are built

in line with the layout of the ar&ach grve could be taken up as some form of subsidy, which
would serve as an incentive to theilm@me groupandan avenue to engage the government. A
similar approach could be takeapprovingdwelling design plartsat should primarilgnsurehis
compliesonly with minimum health and safety requirements. Such steps might appear little in the
beginning but coulgradually play a major role in changing how the informal sector builds, making
regularisation easier. Additionahypugh such approadbm~-income groupsouldbe encouraged

to work with instead of working at crpsspose with the government.

Commitmehis another main theme perceived as a foremost requirement in addresging®w
housing delivery. Stifbemes (see Figure 7.7) were grouped into political will, stakeholder
commitment, comprehensive policies, and a better product delivery systese,®a#ed on the
frequency of reference, participants view goverspreate sector commitment, comprehensive

policy and political will, as the most important factors that require commitment from stakeholders.
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Figure7.7: Clustered suthemes around ‘commitment’

The lack of political will is a reoccurring theme with participants stressing how politicians capitalis
on this. For instance, at least one participant claimebtdidsitate ondusing deficit drawsost

attention during election campaigns:

There is a need for political will from the side of the government to takedove
housing as critical. | think it has always been a case of polgigatilig; politicians use it
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as parbf their promises when seeking for election, once they are elected it becomes an issue

they do not even want to talk about. (PM2)
Severaauthors have reported the importance of political will as a driver of policies (Tsebelis, 2009
Feng, 2001 The needor a governmertrivate sector commitment is found to be the most
important factor participants expect if the situation is to improve. On a joint commitment from the
government and private sector, the role between thshowidbe such that the governme
provides leadership through an effective enabling sy3teism wouldallow the government to
monitor and regulate the process instead of acting as both an enabler and a provider. To suppc

this a participant suggested that:

The government ought take the initiative and lead the effort of bringing all relevant

stakeholders together to draft these policies, afterwards provide the guidance, on which the

private sector would follow and see that those ideas are brought to fruition. (PM5)
Furthermore, @rticipantsunderscoredthe needfor policiesto be drafed through active
collaborationamongstakeholders. A key challenge to-itmeme housing delivery in Abuja is
perceived to be a lack of implementation of policies; if this were to be reversesl,npaic

connect with contemporary reality. A participant said:

Policies are meant to connect with realities on the ground and address these problems, if
they do not then the problem cannot be solved (PM1)

The collaboration between stakeholders shouldebfrdt step to formulating effective policies.

This is because collaboration would provide a platform for participation that gives the process
credibility, diverse ideas amthetter chancat implementabl@olicies The need for initiatives to
stimulatethe housing sector is perceived as a needed boost by participanisconievhousing
provision. They argue that globallythrivinghousingsystem is built omitiatives that impacts
positively on macreconomy, planning and production. Furthermtirere is emphasis that
consideration should always be given to local needs. Participants argue that often, creative ideas
borrowed from developed countries but fail when implemented because they are nolosaited to
context. They suggested the foilm initiatives: sustainable solutions (such that they can be
replicated); embracing sksa&tled buildings (to counter land costs); embarking on rental and mass
housing; providing both housing and infrastructure incrementally; economic empowerment througf
skill acquisition programmes; direct provision by the govermmdmgcindocaldesign creation

of cooperatives; and burd verticallyto lower the cost of infrastructure. Based on reference
frequency the most important initiatives are economic empemt, direct provision, incremental

development, creation of cooperatives and seeking sustainable solutions.
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Additionally, as part of a viable solupanmticipants suggest the need for economic empowerment
of the urban pooto counter the thread of umarolled migratiomnd this camitigae against the

growing housing deficit. A participant noted that:

What is important is to economically empower people, once they are empowered, they will

prosper because Nigerians are quite inventive with littlecessolhen they will have

access to decent accommodation, and affordability will kick in because if accommodation is

decent the question of illness will be minimised, so instead of spending most of their

resources on treatment, housing will be accommoddtat builds in confidence, it

empowers people. (PM12)
There were arguments that the current enabler approach does not suit developing countries lik
Nigeriaespeciallyn lowincome housing delivery. This is because the provision-mictone
housing isot appealing to the private sector due to the low level of profit, compared to the high
risk involved in its provision. Developers prefer to recover their investments within short term,
hence lowncome groups find housing developer schemes beyondajbeiility. Thus, some
participants suggested the need for the government to be directly involved in housing provision. Th
government is viewed as the only investor that could absorb some of thgsoosited tand
and infrastructuréAdditionally, gvernment camccommodate a flexible payment system that is

suitable to lovincome groups. A retired government policymaker noted that:

It is only the government that can drive anything to do witimémme housing, | do not

belong to that class that thithe private sector will ever do it, it is just a farce, look at the

UK for example you have the council housing, it is driven by the government. (PM6)
Interestinglysomeparticiparg recognise the need to establish housing cooperatiiesgides
with Keivani and Wern#&00) and Birchall (2004) who argue that housingpoperativesn
developing countries are fundamental in targeting the urba@ paoticipant succinctly proposes
the case for cooperatives as follows:

We can establisbooperatives both in government and private sector, through which

members can access plots of land directly, or through loans obtained from the cooperatives,

through cooperatives people can acquire and own properties. (PM11)
This statemerttighlights the @entials ohousing cooperatives transforminghe housing sector.
Currently up to 80 percent of the housing delivery in Nigeria emanates from the informal sector tha
consists primarily of levand middlencome earners (lkejiofor, 2014). Establisbauperatives
and encouragingw-income group tgoin suchcooperativesatild helpin easingaccesso credit
facilities. It ould also serve as a medium for engaging them inhdluisingpolicy process.
Moreover, since obtaining reliable data on housihigeria has long been a major challenge

(Aluko, 2010), establesthcooperatives coulik a source of reliable datehousing.
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Because neither the government nor the private sector can provide adequate funding, participan
argue thahousingdevelopmerst could beapproachedncrementallyfEmbracing thigeduces the
pressure on thimited resources availalite the housing sectowhile at the same time it allows
proper structure and planning to evolve. For instance, development of new dwellingriayeuts c
allowed to commence through flexible planning that allows for the construction of dwellings in
gradual phases. The provision of infrastructure can also be carried out in gradual phases. Developi
the infrastructure could commence with provisionetiflaid but untarred roads that would allow
people access to their dwellings. Overtime the roads could be tarred as the settlement grows. T

argument for incremental development is outlined by a participant who suggested that:

€ 1 nst e advery biganddmbitiogs palicy to implement, implementation should
be approached in phases. Let us approach housing by doing the basics gradually, we start
small and build on it, such that we can build houses and infrastructure incrementally (PM11)

Globally the application of subsidy in housing is a widely practiced initiative aimed at ensuring
housing affordability especially to-loeome groups (Aldrich et al., 1995; Gilbert, 2004; Pugh,
2001; Huchzermeyer, 2008)this study participants advocated fbe introduction of subsidy to

both housing providers and limcome households. This, they argue, is the common practice in
similar emerging economies like Malaysia and China. While subsidy to housing providers could ma
low-income housing appealingcansumersit would also increase ithaffordability. They argue

that such subsidies to housing providers could be in the form of incentives such as tax waivers, ar
waivers on costs attached to land title, while feinttmme groups it could be in fioem of direct

subsidy whiclmay not entirelgome from the government kalsofrom the highincome earners

with government serving as the supervising regulator. In such an arrangement, apart from th
financial relief to the leimcome groups, it also gsvthem the opportunity to live in the same
neighbourhood with the highcome earners and thus closer to therkplacesA participant

noted that:

In some economies housing providers involved imlmyme housing benefit from some

subsidy from the gorament, such that where they lose money the government makes up

for it. The lack of such in Nigeria is an issue (PM2)
The provision of housing dwellingisoutresidential units that are available, accessible, and located
within areas of economic advaatdgontrol is another theme identified by participants as important
to lowrincome housing provision. They recognised that even with effective policies and other major
ingredients such as land and housing finance, once control is absent, the systeta faibdsd

observed in interactions with laveome groups, the few housing prograntargeting them are
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of ten 6 hi | aand lighdconte parners. Asisluah, particularly referring tméowe
housing, a participant affirmed that:

For it tobe successful it must be heavily regulated, and it should be targeted at empowering
people and not spoon feeding them for i feéif y
emerging economies like China you have a situation where government have absolute
control ofland and can determine how houses are built as well as their selling prices. (PM2)
This is confirmed in the literature. For example, Ikejiofor (2014) established that failed housing
programmes are associated with difficulties in targeting beneficiatiesmbBre, Obiadi et al.
(2017) contends that one of the three main factors impeding government efforts in providing
housing for lowncome groups in Abuja is an inability to differentiate between income groups and
programmes meant for this group. Thiscecy in the system often leads to middid high
income earners taking advantagewincome housing schemes, to the detriment of the intended

target group.

7.7 Synthesis of findings/ preliminary framework Il

Preliminary framework Il presents the drivers and recommendations-itcolow housing
provision based on the perceptiompolicymakerdn a similar way to Table 6.8, Tables 7.3 and 7.4
present separately themes f-income houbirg provisianrim i er
Abuja.

Table7.3: Policymakets t hemes on barriers to housing provision al

SUSTAINABLE DEVELOPMENT INDICATOR
BARRIERS Economic Environmental Social

Bureaucracy

Commitment

Corruption

Culture

Building material cost

Economic situation

Housing finance

Infrastructure

Land

Local considerations

Manpower

Motivation (incentive to housing providers)

Planning

Policy process

Poor quality

Investor security

Transportation

Unclear definition

Wrong target (Lack of project precedents)
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Table7.4: Policymakes t h e solation tmhousing provision aligned to the SDIs

SUSTAINABLE DEVELOPMENT INDICATOR
SOLUTION Economic Environmental Social

Approach

Better economy

Building materials

Commitment

Control

Government funding

Housing finance

Infrastructure

Initiatives

Land

Masterplan (Appropriate design)

Reliable data

Subsidy

Transportation

As presented previously in Figure 7.1ptlieymakersdentified 19 themes when discussing the
barriers to lowncome housing provision. Some of these barriers were discussed by participants
across more than one of the sustainable development indicators. The themes identified as challent

when discussinggh barri ers and solution are mapped ar
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Table7.5: Combined themes fropolicymakes response on the barriers and solution aligned to the SDIs

ENABLERS SUSTAINABLE DEVELOPMENT INDICATOR
Economic Environmental Social

Bureaucracy

Commitment

Corruption

Culture

Building material

Economic situation

Housingfinance

Infrastructure

Land

Local wealth generation

Manpower

Financial incentives

Investor security

Transportation

Unclear definition

Project precedents

Approach/policy process

Material efficiency

Localise building materials production

Control

Government funding

Initiatives

Appropriate design

Reliable data

Subsidy

Furthermore, the economic components, environmental components, and social components ar
presented separately in Tables 7.6, 7.7, and 7.8. A breakdown based on their responses highlights
economic barriers (Table 7.6), three environmental barrieesVaband 11 social barriers (Table

7.7). Land is identified as the only driver discussed pglityanakersacross the three pillars of

SDI. Nevertheless, the effect of some themes on housing delivery were discussed from multipl
perspectives. One ofich is building materighiswas di scussed under ©66Db
Omateri al efficiencyd, and o6l ocal buil ding
economic and environmental perspectives. For instance, on one hand, disciksi@tsmrmic
challenges associated with building materials centred on the high cost of building materials attributc
to dependence on importation, rising cost due to inflation, and fluctuation of the foreign exchange
(particularly the US$As a result participants highlighted the solution on access to building
materials. They argue that economically, domesticating building materials comes with multipl

benefit that include the creation of job opportunities, reducing reliance on importation, and
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consequdty lower cost of such materials. Furthermore, environmentally, the discussion centred on
the need for increased material efficiency in construction. Particularly, discussions highlighte
incidences of material wastage on construction site with arguahénisthot onlys a waste of
resources but also contributes to environm@ntdllemsespecially within locations with poor

waste disposal structure. It is observed that three themes emerged in relation to building materials.

Table7.6: Policymakersconomic components

KEY ELEMENTS DRIVERS RECOMMENDATIONS
FINANCE Government funding | Increase government funding in direct hou
provision under the National Housing Programn
Housing finance Recapitalise mortgage institutions to incr
beneficiary access and provide financial incent
investors

Local considerations | Create economic opportunities in rural area
increase local wealth generation for local authol

Financial incentive Encourage housing developers through provisi
financial incentives

LABOUR Job creation Improve the current economic situation by cre:
employment opportunities
PLANNING Project precedents Encourage pilot projects to test viability of hou

projects by saving costs ldegn and embrac
housing providers interested primary inif@ene
housing as agents of change

Unclear definition Develop a definition of Iaimcome earner reflecti
of current economic reality

Investor security Provide security on investor funding to encou
foreign investors

Subsidy Provide subsidy t@oth housing developers a

low-income beneficiaries

BUILDING MATERIALS | Building material cost| Control building material cost through price ¢
that discourages unilateral pricing by buil
material retailers

Local building materig Localse building material production for 19

production income housing projects to create jobs and re
building material cost
LAND Land use Decentralise the process of obtaining secure
tenure to ease the process
INFRASTRUCTURE Infrastructure Invest in the development of infrastructure
investment generate investment in housing sector
Transportation Invest and develop the public transport system
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Table7.7: Policymakersnvironmental components

KEY ELEMENTS DRIVERS RECOMMENDATIONS

FINANCE - -

LABOUR - -

PLANNING Appropriate design | Promote sustainable designs that takes advant
natural environment

BUILDING Material efficiency Reduce materialastages on in construction sites

MATERIALS promote sustainable use of building materials

LAND Land use Control construction activities such as quarry m
to protect land

INFRASTRUCTURE - -

Table7.8: Policymakersocial components

KEY ELEMENTS DRIVERS RECOMMENDATIONS
FINANCE - -
LABOUR Manpower Improve the training of artisans through skill acquig
programmes
PLANNING Bureaucracy Decentralise publigervices such as housing to incr
efficiency
Commitment Improved commitment of all housing stakeholders
Corruption Eliminate corruption in housing delivery
Culture Continuous awareness to stakeholders on sustg
provision strategies
Approach/policy Promote the adoption of a mix of bottamp and top
process down approaches in housing policy design
Control Enforce master plan implementation
Initiatives Encourage selfelp housing through incremen
development
Reliable data Pronote research and encourage data gathering cul
BUILDING - -
MATERIALS
LAND Advocacy on land us{ Encourage the construction of compact dwelling
reduce land use
INFRASTRUCTURE Provision of amenitie| Provide amenities such as access roads, schodg
hospitals in lovincome schemes

Local building material productiemergedrom suggestions on measures that could improve the
current economic situation. Furthermore, themes targeting a better esibuatioic are increasing
investor security tattractmore investments in the housing seetod local wealth generation that
can improve local authoritiessenue generatioAn increased local revenue generation gives local
authorities the leveragedaitocate more funds to housing delivery. Furthermore, two thiameés

and planning were discussed across all the three pillars of sustainable development.
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7.8 Summary
This Chapter presented an empirical study with thé i c ystakekodder roup. A total of 13

policymakeparticipants took part in theterviews The Chapter accomplishebjectives 4 which

was set t@valuate the contemporary situation ofifmeme housing in Abuja. In a similar way to

the previous chapter, thes that emerged from problems highlighted at the exploratory study and
considered integral to effective 4a@ome housing were analysed from discussions with the
policymakersThe policymakerhad a fascinating perception on who aih@ame earner is in
Nigerian housing context. Majority of the participants argue that it is difficult to defimeanimy

earner in current context attributing this challenge to a lack of adequate and reliable data. Th
reaffirms the argument highlighted by particidrite exploratory study on absence of definition

and raises questions on suitability of contemporary approach to provision. The argument on the
difficulty to define comes on the background of participants acknowledging the current minimum
wage (N18,000kdnadequate to cater for the housing andhnasing needs of an individual.
Notwithstanding, participants argue that suitable definition must take cognisance of earning prowe:s
of citizens and should reflect contemporary context and guided by ingligdtaas international

poverty line and Purchasing Power Parity.

Assessing formal partnerships iniloeome housing delivery suggests the existence of partnerships
though at an informal level. This corroborates the perceptioniotmwe groups who confied

informal partnerahipngements between private developers and aspiring homeowners. Furthermore
it supports arguments that a weak level of commitment from government in driiogHoev
housing provision exist. Additionally, the study establitla¢dexisting housing provision
arrangement is approachtegdownand this often results in neglect of key stakeholders in the
process. The assessment of provision in Abuja highlighted theme® suah asd au§kirta,t eadn d
@mits lelwcome ezué . The theme inadequate argues that
low-income earners omitted from the target group and this results in the creatiemazfnhawv

settlements on the outskirts of the city.

Severalbarriers impeding effective housing provision were highlighted, these include housing
finance, land, infrastructure, cost and availability of building materials and planning approach
Furthermore, participants attribute the problem to the over reliagoeeoiment on the private

sector and a weak administrative structure. In underlining the problems assticiateding

finance, while a lack of housing mortgage penetration amomgdow earners was raised,
emphasis was laid more on limited acodssusing finance by developers attributing this to poor

investor secuhityh interest rates, and rising inflation. Interestingly, participants also discussed the
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lack of collaboratiomousing policy designs and implementation with stakeholdensgworki
isolation, resulting in suboptimal output. There were also suggestions jlispmakersn the

need to change thminesetof low-income earners aamsocial perception that views {meome

housing as a stdtandard product as well as their teesi® to multfamily accommodation
arrangementg®articipants established tf@ta sustainable provision there is need for government

to increase its commitment to lowome housing provision. Furthermore, efforts must
concentrate on the provision afusing finance, including the introduction of targeted subsidies in
policy designs. Additionalyttom-up approach is considered as integral to a sustainable provision.
Specifically, this requires bottampapproach that consultslalystakeholders, pioy designs that
embraces the informal sector, and awareness programmes aimed at enlightening the housi

stakeholders through workshops and seminars.

The next Chapter is the last of three Chapters examinimicdome housing provision in Abuja.
The Chafer discusses the perception of housing providers on the sihati@nsand the way to

an effectual housing delivery.
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CHAPTER 8: HOUSI NG PROVI DERS
ON LOW -INCOME HOUSING IN ABUJA

8.0 Introduction

This Chapter discusses thain study with the third and final stakeholder grahp housing
providers. This consists of both government and private housing providers. Discussions presente
in this Chapter cdnbutes toobjective 4. The Chapter is structured into seven seEtistlg, the

profile of the participants is presented. Secondly, a discussion on the characteristics the participat
identified in defining a leincome household follows. Thirdly, the perception of housing providers
aboutformal partnerships in lemwcone housing provision in Abuja is examined. Furthermore, the
fourth sections deliberate the state of formal partnerships @ncéome housing provision in

Abuja. The fifth and sixth parts examines the barriers and solution-itcdm& housing
provision. Alditionally, a synthesis of the drivers and recommendations under enablers produce:s
preliminary framework |11 which adds te the

income housingd is presented.

8.1 Profile of housing provider participants

The third and final stakeholder group is the housing providers. This group constitutes participants
who are government and private housing providers in Abuja. Nigeria, as is the case in mos
developing countries, has a policy approach that enablescth@aliision of social services by the
government, including housing (Daniel, 2014a). Thus, because of the enabler approach, global
housing providers, and especially those in the private sector, play an integral role in housin
provision Shinyabola an®layele, 2039 While the government drives the process of policy
formulation in housing provision, the housing providers are saddled with the responsibility of
effectively providing dwelling units for inhabitants. However, despite this enabling bpgheach
Nigerian government, there are still some instances when the governmental departments play
active role in housing provision, such as the Federal Ministry of Rémres,and Housing
(FMPWH) and the Federal Housing Authority (FHA). Accordinget@®12 National Housing

Policy, the FMPWH which prior to a name change in 2015 was known as the Federal Ministry o
Lands, Housing and Urban Development i s task
delivery and maintenance of a conducivedivi envi ronment 6 f or Ni ger |
Nigeria, 2012; p. 22). To ensure adequate provision of housing the imiesbonsibldor the
formulation of Ni geriads housing policy. Ad

coordnating the activities of all other public and private sector organisations in the housing sectol
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(Federal Republic of Nigeria, 2012). Similarly, the FHA is a housing agency that is owned by th
Federal Government of Nigeria and supervised by the FMPWHFRvararg.ng). Part of the
responsibilities of the FHA is the preparation of National Housing Programme proposals and the
execution of such programmes on behalf of the government (Federal Republic of Nigeria, 2012
Thus, the pool otfcompnisesof pth thappvatéd ang @ublit seator gooaiaers.

In total, 12 interviews were conducted through telephone (see Table 8.1 for the profile of
participants).

TableBl:Housing providersd profile

Participant | Sector Experience (Years) Background
HP1 Private 9 Entrepreneur
HP2 Government 36 Architect
HP3 Private 7 Quantity Survey
HP4 Government 30 Architect
HP5 Government 9 Architect
HP6 Private 5 History

HP7 Private 25 Entrepreneur
HP8 Private 16 Architect
HP9 Government 30 Architect
HP10 Private 10 Civil engineer
HP11 Private 15 Civil engineer
HP12 Private 35 Economics

The participants consist of five architects, two civil engineers, one quantity surveyor, one economis
one historian, and two participants who ventured into housing provision as entrepreneurs. Of these
seven are in the private sector with the otheinfppeblic sector. Furthermore, all participants were

involved in the provision of housing dwellings in Abuja, except one who worked as a governmen
provider but has retired recently. The predominance of private sector is aimed to reflect their role a
a ke driverto housing provision. The telephone interviews lasted between 40 and 90 minutes. The

interview schedule for housing providers is presentat|m8.2:
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Table8.2: Housing providers question schedule

1) Can you please tell us your background?

2) How long have you been involved in housing development?

3) Inyour opinion, who should be stakeholders in housing policy?

4) How would you describe a lawcome household in Nigeria?

5) What is your opinion about housing affordability forifmeme earners in Abuja?

6) How would you describe current policies orifmeme housing provision?

7) Is there any room for improvement? Can you please explain?

8) What approach would be deerapgdropriate in enacting policies for-loeome housing?

9) What formal partnerships exists currently iArloame housing delivery in Abuja?

10) What is the impact of these partnerships on housing provision?

11) How would you describe the performance of goverresesntabler of housing in Abuja?

12) What are the economic barriers affectingdoame housing provision?

13) What are the social barriers affectingimmame housing provision?

14) What are the environmental barriers affectingnlomme housing provision?

15) Aside tlese, what other major factors affectsitmeme housing provision in Abuja?

16) What do you understand by social housing provision?

17) What role can social housing play towards adequate housing provisieiméoniewearners in Abuj
18) What other suggest®do you have that could improve-losome housing provision in Abuja?

Three main attributes aided in grouping the housing providers. Each of thissdtasbiwe sub

attributes attached and this was followed in presenting their profile (Table 8.1). These are:

a) Sector (the provider participant is either from the government or private sector)
b) Experience (years the participant has been involved in houdgnoeve
c) Background (participant di scipline eithel

either a notbuilding related discipline or an unknown background)

8.2 Defining lowincome households

Participants were asked to describe their tadeirsy of what a le#mcome household was (see
interview schedule). Based on the frequency of response, they identified three main characteristics
a lowincome household in Abuja; those that are economically vulnerable, those with a low earning
abilityand most ofthe population (see FiguBel). While the economically vulnerable and those
with lowearning ability may appear similar, they are deliberately separated. This is because thc
with a lowearning ability are in permanent employmenthitpaltryearning Howeverthose

tagged as economically vulnerable mayaeaonsiderable amoubtit do not have joBecurity
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hence their source of income was unreliable. Expatiating on the economically vulnerable

characteristics, a retired goverrtrpeovider described a laemcome household as thus:

A low-income household is one that has a cumulative income that is insufficient to provide
the basic needs of the family on a regular/sustainable basis (HP2)
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FigureB8.1: Housing providers grouping of kimcome groups

A private participant offered a different definition of aitcame householdnd basedit on
mortgage contributiofhe participanbbserved that:

A lowincome household is one that could afford a mortgage repayment not exceeding
20,000 monthly. This to me are the people that aitedome earners (HP6)

The definition given by HP6 magflectt h e p a r badckgraunm.aHP6 & @art of the only
formally recognised housing provider engaged strictly-inclmwe housing provision in Abuja.
Furthermore, because their scheme is open to both those in formal and informal employment, thei
target is less on the pescearning of a household and more on their ability to keephup
monthly predetermineghortgage repaymenfTheir payment plan targets a fixed sum of about

6,000 (US$20) for those without a fixed monthly earning and for those with a fixed monthly
earnng; the developer deducts 30 percent of monthly earning. Homvdescribing a loymcome

householda private developer HP3 said:

In Abuja, and Nigeria in general, more or less the fimiddiee class has disappeared.
What we have are people who aréhé high earning bracket and everybody else that is
more or less as a lemcome earner, and the majority are in therio@me class. (HP3)
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HP3ds argument is that t he ortualyeimitatetkeenadieo mi ¢
income clasdeaving a small portion of the higbome class and the majority left asinmame
earners. This is a similar arguntetiiat made blgoth thepolicymakerand lowincome groups. A

similar look at the characteristics against the frequency of régppageipants indicates varying

degree of importance attached to each charac
frequency of cases coded is viewed as the mo
most of the pou | at i on) considered mor e i mportant

vul ner abl eo.

8.3 Formal partnerships in lemcome housing in Abuja

In discussing about the formal partnerships existing #mdome housing, participants were
divided inclassifygn it as-e&i shent dnon e xi82jWhileghose ithatf o r n
suggest it is neexistent based their argument on the fact that they perceive partnerships as mere
rhetoric written on paper, those that made the case for its exisfernoally used physical

evidence of schemes constructed through partnerships.
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Figure8.2: Status of formal partnerships in housing provision

Aside from partnerships within unions and informal cooperatives, an example of an informal
partnershignighlighted by participants is tdacussed in the preceding Chapter with policymakers
wherea private developandlocal landownergartners to devgb housing schemeBhe existence

of such schemes is underlined by HP11:
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there are some pockets of informal partnerships, an example of this is partnerships between

local landowners and private housing developers. (HP11)
Another similar form opartnership involves a private developer mobilising a small group of
individuals (usually | ess than 10), where t|l
development, the small group of individuals through their individual savingty do abdbilise
capital partnewith the developer to finance the schémeonjunction witlthe beneficiaries, the
developer draws up plans on both construction timelines and how the offtakers can make paymen
According to garticipantthe payment igsually in @ instalments and througat arrangement
the developer can make some profit. In both cases, the housing provider usuallfetatkaadhe
in some casefjere are accusations from beneficiaries of exploitation by the housing providers.
When probed tainderstand the key acttosbe involvedn lowincome housing delivery, some of
the participants were not specific, instead preferring to proffer a rdieathse by HP8, who
said:

| think for it to be effective we need to get a brgmttsum of people as stakeholders

involved in policy as much as possible, it should not just be builders or developers. (HP8)
However, when probed further participants identified the following stakeholders as fundamental tc
effective housing provision; gowment, housing developers, financial regulators, professional
bodies, associations, trade unions, legislators, judiciary, landowners, researcharse@dnend
some cases, participants acknowledged that there might be other stakeholders thahawght n
been mentioned\evertheless participant argued that there is a need for caution in identifying
those that represent an important sector or trade within the housing value chain. Furthermore, ir
scrutinising the level of involvement of the stallers, it became obvious that while some are
hardly consulted, there is a certain group that is ofhitiecendusers. This is highlighted by HP9
and corroborated by HP3:

Unfortunately, the primary stakeholders, the targeteuserslare usuallft out of any
policy making process because their opinions are hardly sought after (HP9)

The homeowners are not included, we do not have any platform currently that seem to

consider them in making these policies. (HP3)
This may be interpreted as afurthepr oof t hat g o v edownmEastarlp(2008 p p r
argues that often insisting on-tiggvn approach poses negative consequences and setting out a
bottomup agenda gives a better chance at achieving positive impact. Furthermore, Muraya (200
demonstrated that considerable success could be achievedngoroev housing provision in
developing countries through a bottopapproach. However, Green et al. (2014) contends that a

mix of bottomup withtop-downapproach with the aim of attainingabak provides a platform to
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accomplishing better outcome. This is because while lupttermuld ensure that participation is

reflected at local level, tdpwn would deal with issues such as policy designs.

8.4 Assessment of leimcome housing provision

The pri mary t heme 0assessment Bengeesner adie sl mad
unaffordabl ed; 6out skirtso,; 6PS empl oyees
empl oyees,; and O6LI G excl yundoend @arnersaffara8.3n@veralf f or
mostparticipants rated gover nmmemneheusipgeas dismal.ma n
This is coupled with scarce availability ofihmeme housing in Abuja. In addition, it is

compounded with current efforts in housing daliexcluding loomcome groups especially those

employed in the private sector and their only option is to seek housing on the outskirts of Abuja.

Thisagreesvith responses of both lemcome groups and policy makers.

500
450
400
350
300
250
200
150
100
50
0

&

(uwnjo)) Z

Housing providers

Y (Coding references count)

Dismal
Outskirts
Scarse

Unaffordable

Excludes low-income earners
Excludes private sector employees

X (Row)

Figure8.3: Themes associated to 'assessment of provision'

While emphasizing the poor performance of government, HP9 also highlighted the importance of

governmersd responsibility:

Government in Nigeria has not performed creditably in enabling housing provision. In any
developing economy such as Nigeria, the mowig lowincome housing is a cardinal
social responsibility of the government. (HP9)

They affirmed that formally, the major mode of housing delivery in Abuja is througRrRabdic
Partnerships. However, it has been established that housing plovidgil the PublPrivate
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Partnerships is often beyond the reach ofifoeme groups in Abuja (Ikejiofor, 2014). The
exclusion of lovincome groups from the PPP schemes and its effect is underlined by a private

housing provider who said:

There is the Puibl Private Partnerships (PPP), there is also the(Rgtdte and Transfer,
these are all existing partnerships but unfortunately because they are not aimed at the poor,
they do not seem to address the issue d@hlmyme housing delivery. (HP10)
As highighted bypolicymakerslowincome housing provision is primarily through the informal

sector. The most organised of those informal partnerships operate:

€ in the form of cooperative societies and union
between title holders and developers. (HP4)
Another important point raised by a participant is that contemporary ettdudeow-income
groups in the private sector. Both draft policies and practical sfgarido focus olow-income
groups in the falic sectoeven thouglhey are the minority when compared to those in the private
sector. An evidence of this is clear in the access to mortgage facilities as portrayed by HP1 wt
established that:

The reality is that even the few mortgage opportuaitakable are strictly for people
working in the public sector, private employees are excluded when the majority of the
population is in the private sector (HP1)

Because of all these, housing in Abuja is expensive and unaffontiaistigpémple living inthe
city. The situation is compounded further by thddwel of affordability due to the unavailability
of jobs and the meagre wages paid withiavdiéablgob opportunities. On this HP11 said:

in Abuja the situation is that there is a very low dé\affordability as such housing is

scarcely available for laveome earners. (HP11)
Thus, as emphasised by bgblicymakersand lowincome groups, the housing providers
highlighted the poor state of settlements on the outskirts (as well as theartdisit@ncity) where

low-income groups reside.

8.5 Barriers impeding leimcome housing provision in Abuja

The study identifiedeverabarriers that are impeding the provision ofitmeme housing. As

were in the case of both lavcome groups amublicymakersthe housing providers were engaged

on the challenges hindering the provision eilceme housing in Abuja. Participants identified 23
barriers out of which this study identified the following 10 barriers as the most important ones

impeding adeqtmprovision. This is because on the one hand they have the highest frequency of
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occurrence, while, on the other hand some of the other barriers termed less important are somewh
related to the most important ones. The most important barriers are famahdey affordability,
low-income is undefined, approach, building materials, infrastructure, bureaucracy, corruption
mind-set of citizens, importation and over reliance on the private sector§Bjgéathermore,
identified but deemed less in artpnce are poor policies, absence of commitment, low wages, and
culture. The key barriers are bri eificonye isdi s c
undefinedd iIis deemed very iIimportant buty not

during the exploratory study and discussed in detail (see section 5.3.1).
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Figure8.4: Barriers to lowincome housing provision

8.5.1 Housing finance

As established by both the lomwome groups angolicymakersmajor challenges with this
phenomenon are challenges associated with finance, land, and infrastructure. Furthermore, tt
challenge associated to housing finance gensratzdthemes. In adtion to this, as were with
low-income groups and especipthficymakersthe current state of the housing finance sector in
terms of both demand and supply is viewed as a major hindrancentmhog housing. The
response of participants on housing finance is clustered into sevleam&sh They are
development fundingaff housing providers); equity contribution; inflation; interest rates; lack of

subsidy; mortgage; and tax (Figuse
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Figure8.5: Barriers associated with access to housing finance

Those issues associated with housing finance were discussed more broadly within this group
participants, which could be an indication of their susceptibility to negative effects associated wit
the phenomenon. The sthiemes highlighted by participantsler housing finance are at the
middle of all issues related to finance, such as access to funds, interest ratestgayesnd
equity contributionand inflation. There was more emphasis on responses to challenges providers
face with developmernih&nceandhighinterest rates they contend with. For example, participants
complained about the plight of offtakers in accessing mortgage and raising the equity contributiol
t er med a.sThe &libkepge selating to developmémanteis outlined byHP7 who
established that:
éNi gerian banks do not provide uptodatti ng t o housi
documentation such as |l and title and detail ed ma
finance the offtakers at high interest rates with short term loans (HP7)
Corroborating the argument, there were suggestions that an integral isgmtadii¢im is dailure
to have a grasp of the potentials of capital market with regards to housing provision. This wa:

succinctly put by HP8 who said:
| think the financial sector needs to be far more developed than it currently is, there isn't
sufficient understanding it there is little or no support at all from the banks to developers

that seem to go into the sector, there is no support whatsoever with regards to funding.
(HP8)

While the failure of the financial sector and especially commercial banks in Nigavideto p

finance for housing development couldobeause olimited willingness of those institutions to
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explore the potentials of the capital market as alluded byheRP8luctancenay be out of fear
issuingoansthatbecomesione performingA study byAdeyemi (2011) on reasons for bank failure

in Nigeria identified one of the major problems ispsrsforming loansThe studyargued that

those at the helm of affagsmetimegbuse their position by granting unsecured credit facilities to
people they have close relationship with. This is supported by Kargi (2011) who in assessing tt
credit risk of Nigerian Banks and its impact on their performance established that the non

pefformance of credit portfolios largely contributdmtksfinancial distress.

Another barrier attached to the challenge of accessing development finance is cost of interest rate
Participants highlighted the negative impact interest rates are hatiedinoited sources of
development finance unanimously affigthat the interest ratassociated to credit facilites a

maj or obstacl e f urt he rdevelompmpeatdinamc@he prebkera With pighr s 6
interest rates is highlightedHiyl.:

In Nigeria there is no any financial institution that provides development finance to a

housing developer at less than 15 percent (HP1)
It is established in literature that a high interest rate is usually associated with negative impact «
investmerg in Nigeria (Ayadi et al., 2008; Onwumere et al., 2012; Akomolafe et al., 2015).
Onwumere et al. (2012) contends that rise in interest rates has decreased investments arguing t
|l i beralisation of I nterest rat es memt 61 e(npd.i n
Furthermore, the response from HP1 on the negative impact of interest rate is corroborated by HP’

who established that:

all of them would say they are looking towards their banks to give them mortgages, where
the interest rates are tootkhi§ you cannot get housing finance at
rateéit is only in Nigeria that you wil!/| paying
with such you are doomed to fail. (HP7)
However, some scholars have a contrary view to this. Thenterest rate as a less effective
policy tool. For instance, a study by Painter and Redfearn (2002) on the impact of interest rate t
60l onug@d home ownership established that whil
run, longterm thisinfluence tends to fade. Furthermore, Kim and Min (2011) argued that low
interest rates that were administered following the Asian financial crisis succeeded in raising housi
prices. In addition, Enyioko (2012) argue that adoption of interest ratenpdigsrian banking
system may not in the letegm be a tool that promotes financial staliityioko (2012argued
that ensuring interest rates are market driv@ndpsa better chance at sustainable access and
stability. Another indication of issuelated to interest rates on housing in Nigeria is demonstrated
in the Feder al Mortgage Bank of Nigeriads (F
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of Estate Development Loans (EDL) to housing developers. These loans were designed to b
acessed by the housing developers at 10 percent interest ratepituling to a participant this
wassuspended in 2011. The suspension i s uncol

ability to keep up with subsidising it.

The lack of mortgage fatods to beneficiaries is highlighted by participants as a major challenge.
This is also emphasised by both ghkcymakerand lowincome groups. Furthermore, diverse
literature discussed the underlining issues encumbering access to mortgage #ildatiregr de
effects (Adedeji, 2012; Akinwunmi, 2009; Daniel, 2014b, Ukway et al., 2012). Importantly, the
situation $ aggravated because banks can only providdeshotbans which are not suitable for
housing procurement. The lack of mortgage fadsitieghlighted by H9 who noted that:

There is an abject lack of mortgage facilities, which is hindering any chaneedbméow
earners have at accessing housing. (HP9)

Participants highlighted the immense challenge both housing developers antaodiviolutrs
to the National Housing Fund experience in trying to access funding. The challenge in accessir
funding is highlighted by HP3 who affirmed that:

éthe NHF is not readily availabl everitualyever ybody, i
only the patient few accesses it maybe after some few years of submitting their application.
(HP3)

While the contributions of subscribers have been a major source of the NHF funds, it is important
to note that the reason for delays echoed byidHRat there is a paltry return in contributor funds
compared to its potentials. Thigy not beunconnected to thelaim by some participartsat

mostof private organisatioasndgovernment organisations do keep up with thecontributons

to the fund. Awotona (1990) established that while insurance congranegected tmvest

about 6 percent of their investible funds in mortgages, commercial banks invest less than 2 percel
and merchant banks contributes 5 percent of total lending. Thed Bankr of Nigeria (CBN) is to

serve as the overseeing institution in ensuring that all investments by icgrstititions as
stipulated in the NHF act are made. However, some participants claim that the CBN has failed tc
compel contributing instituions especially commercial banks, merchant banks, and insurance

companies to meet up their quota of required investment funds.

Additionally, Ogu and Ogbuozobe (2001) established that FMBN is inadequately funded compare
to the billions of US dollars exded on largely elusive public housing schemes. For instance,
between 1977 and 1991, the FMBN granted loans to less than 9,000 people in the countr

Meanwhile, between 1979 and 1986, ofil@ billion was available for mortgage loans while
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outstanding apihtions for mortgage funds totallel6 billion. Additional evidence on the dismal
performance of mortgage for housing in Nigeria is highlighted in the measly return of less thar
100,000 transactions between 1960 and 2009 (Daniel, 2014b).

One of the criteria for accessing mortgage
required to initiatdhousingtransaction. Specifically, the FMBN mortgage comes with varying
percentage of equity contribution depending on the mortgjage the highest beind.5 million.
Since the equity contribution is expect-ed t ¢
earning ability ainost ofthe citizens, raising equity contributions is a huge task to most mortgage
subscribers.

8.5.2 Land

As highlighted previously,cantentious issue in housing provision in Nigeria is the difficulty in
accessingecure land titld his is a challenge also noted by botipaheymakerand lowincome

groups. Often, access to unencumbered land &oa obstruction to housing provision by the
private sector in Nigeria (Ogu and Ogbuozobe, 2001), and over the years the main impediment t
accessing development land has been the Land Use Act of 1978 (Akeju, 2007; Aluko, 2012
Furthermore, Mabogunje (2)Imaintained that the land use act has impeded the growth of an
effective housing market in Nigeria, leading to land speculation, and disjointed system of physic
planning in towns and cities. As a result of the speculation land has become very expensiv
especiabpyptsa ©Bhle Abuj a. I n highlighting t
noted that it has succeeded in raising the cost of land in not only the city but even within its

immediate environments. HP12 further commented on thesesgeature of land in the city:

Abuja is an expensive area in terms of land, in terms of living costs, it's much higher than

other parts of the country, a land that you can get in Abuja, | mean 1000 square meter land

that can be obtained forl00,000 irsome cities, in Abuja you are talking of millions of

naira (HP12)
Thus,because addome clamour for amendment to the act, an attempt was made at reforming land
use situation in Nigeria. In 2009 a Presidential Technical Committee on land reform wabk set up w
seven terms of reference; one of which was to make recommendations on an effective, simple, al
sustainable land administration system in Nigénige Mabogunje (2010) affirmed the need for a

sustainable land system prompted setting up of the ceeymétfurther states that:

éthe appreciation of the need for I and reform hai
as the country embarked on a major housing provision reform through mortgage financing.
(p. 9)
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Mabogunje (2010) contends that precedingnestirations had expressed reservations on the
process of mortgage access under the Land Use Act, arguing that it impedes effort at developing
sustainable housing market in Nigekabogunje (2010)rther argued that while the Land Use

Act is a problen, its implementation has significantly contributed to its deficiency. For instance, a
key part of the Act is the setting up of the land use allocation committee in all the 36 states o
Nigeria to aid in providing some form of decentralisation in denialomg. However, in many

states this has not been implemented and it has conttungeeding efforts at housing delivery
(Mabogunje, 2010). Since land is directly connected to housingHnoaigteitle documents, this
challenge continues to lingaside this challengearticipants also point to the cumbersome and
repeated nature of documentation that is costly and time consuming. A participant stated that:

you have to do reertification again because they will tell you waiting for a year to get

approvals for your drawings to commence that the land approval you were issued had

el apsed and thatdéds is not only time consuming but
Furthermore, the cumbersome nature of documentation in housing development was highlighted i
the World Bank6és 2017 report on ease of do
countries (World Bank, 2017). Such statistics hardly encourage nbvastrtal sectorsike

housing.

8.5.3 Low affordability

Low affordability is identified as a challenge impedinghdome housing in Abuja. This is
consistent with the findings in the study onitmeme groups despite Abuja being viewed as an
elite dy (see section 5.3.2). However, the challenge of low level of affordability exists in Abuja a:
affirmed by HP11, and even though corroborating this HP5 contends that it is not peculiar to Abuja

alone but across the country:

in Abuja the situation is thdtere is a very low level of affordability as such housing is
scarcely available for lawvcome earners. (HP11)

Because affordability is low in Nigeria in general and particularly in Abuja realistically it is

difficult to say you can achieve your houséagl ras a loimcome household and still be

able to meet your other needs. (HP5)
Overall, the low level of affordability can be attributed to two major impediments; the state of
Ni geriads economy which i s assocwages pedpletaan a |
in most sectors of the economy. The existence oflavelof affordability established in this study
agreesvith that by Ndubueze (2009) on urban housing affordability problem in Nigeria. The study

established the existence of a Iégylel of affordability challenge with three out of every five
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households experiencing housing affordability problem. Furthermore, Akinyode (2016) highlightec
the lowlevel of affordability in Nigeria resulting in a growing povertyhatferceshousehdls to

live in dwellings that are substandard both in terms of quality of construction and availability of
infrastructure. The high level of affordability problems in developing countries like Nigeria is not
related to housing alone but also to itemsasioledicinesvhichremain highly unaffordable even

though most of the supplies are generic versions (Steinbrook, 2007).

8.5.4 Approach to provision

Participants identified approach by stakeholders and govemtaekling lowincome housing as

a stumblig block to provision. A range of issues were raised by participants to underscore the
prevalence of this negative approach, including a lack of appropriate legal frame, previous effor
neglecting the informal sectthie desire to build dwellings withgtarspaces both indoor and
outdoor, topdown policy enactmenta lack of collaboratiometweenstakeholders, reliance on
expensive construction styles (largely due to resistance to modern alternative construction metho
the enactment of stiff laws and Itmig codes that makes lowome housing expensive, an
inability to proffer compact design solutions that imitbwering the cost of infrastructure, and
governmerd 8 di rect d provision through contractors

prices (Figur8.9.
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Figure8.6:Subt hemes associated with 6édapproach to provision

Explaining how direct provision results in increased costs of dwellings, HP7 said:
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A problem even in that is they are contracting it out and because contractors are motivated

by profit, the prices of the houses are still not within an affordable level for a majority of

citizens; (HP7)
The housing providerar gue t hat g topvoeision thwuygh éostractbiis daes two
things First, i t divides the governmentds attention
contractors are engagedithe contractareawarded at inflated rates it makes it difficult for private
developers t@ompete with tbsecontractoran purchasinduilding materials.e€ond, sce the
contractors are motivated by a quest for profit, both the cost incurred due to the inflated contract
awards and contractor s pendoders This madestigeicost adh r e
housng beyond the means of most peoplee filure of direct provision by government was
confirmedin astudy by Tipple (1994) on housing provision inSaiara Africa which established
t hat direct pdreoqwiastieo nr ewsaso nasne 66 itma it s gr owi n
by policymakersthe housing providers also acknowledged as a constraint the absence of
collaboration among stakeholders. Atwesing provideradmitted that most stakeholders preferred

to work in isolation. The culture of working in isolation is evident in the response of HP12:

stakehol ders have been involved but then they ha
work togetheréworking individuwawbrktpgetdeoes pr oduce
one result reinforces another, and eventually you get a more accommodating, a more
holistic, a more impacting relationship that produces a much better result. (HP12)
This point to the fact that the key challenges to adequate housingnpheviseyond tangible
barriers such as access to lmfidistructureand financeBecauseven if thosetangible barriers are

assembled, thrautilisation cannot guarantee success if stakeholders continue to work in isolation.

8.5.5 Bureaucracy

Bureaucracys an impediment to housing provision in Nigeria and is documented in literature
(Morah, 193 lkejiofor, 2005). Participants discussed the level of impact it has on housing
provision. They argued that it significantly add the overall cosvf housingdelivery HP3

established that for a business to be sustainable, all bureaucratic costs incurred are built back into

total cost of a dwelling unit and transfetoetthie eneliser. HP3noted that:

when you know there is no guarantee likentitlatfinance, you have to struggle for it, you

also incur significant cost with approval processes, then you have no choice but to build to
content with increasing prices and interest rates, you also have to spend so much on
marketing which adds to yowdna@nistrative cost, your cost rises daily, in the endt is

the off taker that face the burden of all of these. (HP3)
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There are some necessary government processes such as building approvals and registration
property that contribute® lengthening approval processes, resulting in delays with huge cost

implications to housing providers that impacts on the cost oshowseusers (Makinde, 2014).

8.5.6 Corruption

Usl aner (2010) argued oOocorruption represent.
poorer 6 ( e studypdrticipahts notédhthat corruption debilitates efforts at housing
provision in Abja. While it is a phenomenon experienced globally, it is more severe in developing
countries such as Nigeria. It is a major problem affecting the economic growth of Nigeria (Ogbeidi
2012). It is a phenomenon that has bedevilled the country for decatlas 1886; Tignor, 1993).

The deepooted system of corruption in multiple sectors is echoed in the response of HP4:

éanot her maj or -neomd lousingaafref cermuptionnirg land allacation,
planning approvals, and even access to funds (HP4)

The perception that corruption is an inherent culture in Nigeria was reflected in Smith (2007)
argument that Ot he Nigerian factor suggests
endemic that it d eParticipass disdussetiowndadgootea corruptipn. 8)
impedes planning and implementation processes. Thigtades forms, including paying for land
allocations, access to finance, and housing providers paying to be awarded contracts for tr
construction of dwellings. iBhalsacontributego the rise of housing cost that is often transferred

to the consumer.

8.5.7 Mind-set of citizens

Participants expressed that the msietdof citizens causssmeconcern in efforts at proffering
sustainable solutions to the provision of afflolel housing in Abuja, arguing that people ought to
differentiate theihousingneed androm desire. For instance, in a situation where a household
seeksto purchase of a house, an ideal demand should constitute what the household could
financially affordThis is further compounded by a strong desire for home ownership among

citizensashighlighted in the response of HP4:

The penchant for home ownership. Everyone wants to be a landlord living privately in a
fenced bungalow. (HP2)

Accordingto Tipple (2005 t her e i's an assumption that o0o0owr
a dwelling is conceptualised as a major financial asset which stores equity which can be liquidate:
and when neededd6 (p. 417) . The Woral up toBé nk

percent of households own the homes they live in, with the other 33 percent on various other
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occupancy status. In agreement, Ferguson et al. (2014) established that there is substantial evide
indicating that ownership of a secure tenuresmolcth more importance to people in developing
countries than in developed countries. Furthermore, there is generally a predilection for home
ownership among the poor in developing countries for both their social and economic status
(Hasan, 2014). Closéhked to mineset is culture which is also an attributed barrier impeding low

i ncome housing provision in Abuj a. This is |
ethnic groups (Daramola and Aina, 2(Bdg¢ause of mudthnicity, here isdifference in design
preference within ethnic regions. While the Northern part of the country favours a conservative
private oriented dwelling, the Southern and Eastern parts of the country is more receptive to the
modern serprivate setting. The realdf this may not be unrelated to the evolution of housing
forms in the various regions of the country
economic and cul tural backgroundd (Agbool a

preferencés succinctly emphasised by HP7:

for instance, in Northern part of Nigeria including Abuja, if as a developer you construct a
scheme made of seddtached houses most people will run away from it because everyone
wants their house demarcated alone with gpace for outdoor activities, we have those
issues her&(HP7)

To understand the difference in the design preference, a study conducted by Rikko and Gwata
(2011) identi fied four di fferent t rredhdic t i on
compsition. Agboola and Zango (2014) argued,
current expertiseo. The four di stinct ar chi
Eastern region, and the Western region (Rikko and Gwatau,VZBilel)lslam influences the
building form in the Northern region with the integration of courtyards, the housing form of the
Mi ddl e Belt region is influenced by O6extern
architectural form of an Easterrubimg form is distinct with the dwelling units rectangular in form
and often without external windows. Furthermore, housing form of Western region is rectilinear in
shape with courtyards (Rikko and Gwatau, 2011).

8.5.8 Building materials

Accesstb ui | di ng materials is a stumbling bl ock
housing. Adedeji (2012) established that building materials are the most important component ¢
housing construction. The participants identified that buildireyiatgatsuch as cement whose
major raw materials are found locally are too expensive. The negative impact building materia
make on housing provision is echoed in the comment made by HP5:
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Personally, | feel the biggest problem affecting efforts at atdndabing is the cost of the

building material§.(HP5)
Thereason for the high cost of building mateewas thoseroduced locally related tdhe poor
state of infrastructure. Oyedepo (20drues that while the economic growth of a country is
dependent on its ability to provide critical infrastructure such as power supply, its supply in Nigeriz
is epilepticwhen compared to demand. It is epileptic and besieged with challenges in both
genertion and transmission (Okafor, 2008). Okafor (2008) established that while the Nigerian
economy requires about 10,000 Mega Watts for an uninterrupted power supply, less than 3,000 M
is currently generated. This failmnpedeghe growth of thendustriesn the countrybecause to
survivethey musgenerate their source of power (Okafor, 2017). This in turn reduces production
capacity and increases the cost of produatlaf,which igransferred to the consumé&herefore
there can be no significargs d el o p ment al growth to a countr:
power supplyrurthermore, another reason established by participants is the heavy reliance or

imported materials. The effects importing these materials causes is detailed by HP5:

Like | saidearlier, the major economic challenge is the cost of building materials, most of

these materials are imported and if they are imported, that means their cost is determined by

exchange rates, so as long as we are importing, the cost of these builditsy wilbter

continue to be high. (HP5)
It is important to point out that the import of building materials is Mitabeverto limit this
protect and enhance the production and patronage of local bombtemgals, factorsuch as
current erratipower spply experiencetiustbe addressed. This is essential to avoid rising cost of
building materialsecause asupplyshortaggAkanni et al., 2014). In addition, since the building
industry is a major consumer of building materials, adopting local bakginglsrcould decrease

energy consumption more than conventional building materials (Morel et al., 2001).

8.5.9 Infrastructure

As observed biiousing provideysnfrastructure is viewed as a major obstacle hindering housing
provision for lonincome groups Abuja. While the primary infrastructure are social services such
as schools, hospitals and communal areas for recreation, secondary infrastructure are services s
as access roads and sewage systems. The distinction between these two formstofenisastr
highlighted because their provision is often divided between the government and housing provider:
While primary infrastructure is the responsibility of the government, secondary infrastructure is the
responsibility of housing providers (Fedeeglublic of Nigeria, 2012). Participants argued that the
provision of infrastructure is central to the development of all sectors and especially housing. The

also affirmed that one of their main priorities is to encourage government to take up its
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responiility of providing both the primary and secondary infrastructure along and within

settlements. On the secondary infrastructure, HP9 made clear where the responsibility lies:

the provision of infrastructure which is essentially a municipal functibriasksty and
not considered by the government as an important ingredient in bringing down the cost of
housing. (HP9)
Currently, theeommonpractice is housing providgn®vide infrastructure within theschemes,
the cost of which is borne Ipptential buyers in such schemes. The consequence of this is that

dwellings are produced at a much higher cost.

8.6 Solution to lowincome housing in Abuja

The housing provider responses on how to adequately providedow housing in Abuja can be
subdivided into 12 main themes: approach; commitment; control; data; effective policies; enabling
environment; finance; infrastructure; initiatives; land; leadership; local production; and policy
implementation. Furthermore, themes with the highest numbespminses from responses
(highest frequency) are finance, approach, commitment, land, control, infrastructure, and initiative
(Figure8.?). Thereforethese seven themes with the highest frequency were termed as the most vita

to lowincome housing provisi and thus discussed in the following section.
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Figure8.7: Solution to a sustainable {m@ome housing provision

8.6.1 Housing finance
For housing providerspbsing finance may be the most important barrier in mitigating against low

income housing. In the context of this study, housing finance constitutes both development finance
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for housing providers and mortgage facilities for housing consuneisas€&hforproviding

housing finance is echoed in the comments made by HP6 that:

If we are to sort the issue of housing finance, it ought to be tackled from two perspectives;

provide development funding and also provide mortgage funding. (HP6)
The negative impact mubk by an inadequate housing finance in developing countries and
particularly Nigeria is widely established in literature (Bardhan and Edelstein, 2008; Renaud, 20(
Warnock and Warnock, 2008; Centre for Affordable Housing Finance in Africa, 201&n&articip
argue that the provision of letegm development finance at {mterest rates is fundamental to
reducing the housing deficit. Furthermore, access ttelomgunding can only be attained under a
conducive environment where the government proidegulatory framework that incentivise
financial institutions, whaccording to the housing providemsrently consider the housing sector a

highrisk venture. The need for governmental development finance is outlined by HP3:

the efforts of the governmie should be channelled at providing support in form of

financing strictly for housing, this takes us back to project financing for housing providers, if

the developer has access to financing readily available at good rate then we can provide

affordable hosing (HP3)
The various modes of financing suggestelddingthe provision of intervention fund by the
Central Bank of Nigeria as was the case implored by the government in financing the agricultur:
and education sectors. Furthermore, the settingaupasfstruction barikke the Nigerian Bank of
Industry, with regulations aimed at giving appropriate incentives to financial institutions, especiall

commercial and merchant banks, to providetemgdevelopment finance.

Another important part of housing finance that needs urgent reform is the mortgage sector.
Participants argue that there are huge potentials in the mortgage sector requiring immedia
attention. More importantly, housing mortgage provision needs to gd begent arrangement

which targets only public sector employebsstead,it should target all leimcome groups
including private sector and sstiployed individuals that currently accesses housing through the
informal sector. This is noted by HP9 \ahgued that:

Policies should provide for a strategic move for government to set up large funding

mechanism that would provide mortgage financing targetediatdove groups both in

the public and private sectors with a particular aim at raisingaheébéity index (HP9)
l n most devel oping countries, mo r thyg adgdd ef icnl aa
leaving the urban poor marginalised and unable to afford commercially produced dwellings

(Ferguson et al., 2014). Thus, injectidoraling can revitalise the mortgage sector and specifically
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that could be done by recapitalising and reforming the Federal Mortgage Bank of Nigeria to serv
both the public and private sector-iosome group$Primary Mortgage Institutions (PMI) &srv

the formal sector, while MieFanance Institutions (MFI) supp®the informal sector. Participants

also outlined the importance of provision of government subsidy to both housing providers and the
beneficiaries. While to the housing providers it cordd as an incentive to embrace a housing
class overlooked because of a perceived high level of risk in investment return, to the beneficiaris
the subsidies could raise their level of affordability in access to housing. The subsidy to housir
developers atdd come in various forms such as tax breaks and waivers, provision of secondary
infrastructure within a developerds scheme,
planning permit costs incurred in the documentation process. A suggestiadyoinsebsive was

offered by HP6:

For example, the issue of ground rent which most developers have to pay if not completely

waived should significantly be subsidised to encourage-thedim& cadre in joining the

affordable housing train (HP6)
Furthermoe, as part of a subsidy incentive HP6 also pointed out the need for tax waivers as ar
incentive that draw the interest of housing providers. In making the case for tax concessions an

waivers, HP6 contends that:

To make this sector appealing to develdbergovernment will need to waive a lot of those

taxes, so as to reduce the heavy cost incurred by developers (HP6)
Participants also argued that subsidy for housing developers alone may not be sufficient, hence t
need for subsidy to beneficiaries akfarebptimal impact. The case for subsidy to beneficiaries is

emphasized by HP4:

Low-incomegroups cannot afford adequate housing unless there is an intervention from the

government in form of subsidies either directly or indirectly (HP4)
The provision ofsubsidy could be targeted on both front; incentives tandowe housing
providers and direct grants to @rseérs in the form of either grantmns,or both. The fact that
low-income housing is often dependent on funding even in developed couritieg migointer
that its provision without any form of subsidy is an improbable task. Furthermore, the provision of
subsidy in housing could trigger a ripple effect on various sectors of the economy. This could spill
chain of development that starts witiproving lowincome groups housing situation. In turn, it
could improve their productivity and in the long run reduce the cost of housing which is often a

product of increased demand from its consumers.
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8.6.2 Approach to provision
The way housing deliyeis approached is perceived to be integral to adequate provision. Thus, the
centr al t heme Oapproachd consi sts of 6dec

6coll abor&8iond (Figure
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FigureB.8: Subthemes of 'approach to provision'

8.6.2.1 Decentralisation

Some of the participants identified decentralisation as an important concept in housing provision
They argue that the current system concentrates powsreofgein government, which results

in sidelining the interest ohost ofthe population. Daniel (2014a) established that decentralisation

is one of the three fundamental components required in an effective enabling strategy. The impa
of decentralis@in is underlined in the services of international agencies such as the International
Monetary Fund (IMF) whickiews decentralisation as a vital tool in dispensing aid and loans
(UNDP, 2007 in Daniel, 2014a). The impact decentralisation could made lgy $1d5:

éif services and decision making are decentralis:
expensive, because the interest of the common man would be protected (HP5)

Additionally, decentralisation or pluralism as it is also known encouragéstédyoamd effective
management (Cohen and Peterson, 1997). Since, Nigeria practices federalism which is modelled

the sharing of administrative responsibility (Daniel, 2014a), introducing decentralisation in the
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process of housing delivery may naaménsurmountable task though it could face stiff resistance

by some sections of the government who might be afraid of losing their grip on power.

8.6.2.2 Embrace informal sector

Another approach identified in overcoming the huge housing deficit is the need to embrace the
informal sector in policy formulation. This view is also shared ylityenakersvho established
that up to 80 percent of infbrma sctar. AHssich,ithe grewing g |
housing deficit they contend with is partly
policy planning. The importance and reason for embracing the informal sector is emphasised b
HP8:

Obviously, therenust be somewhere they are staying and there must be something they are

doing to provide shelter for themselves, whether this shelter meets acceptable international

standard is a completely different thing, but | think we need to recognise that people are

doing this (HP8)
There are arguments in literature that incorporating the informal incremental model of housing
development by the urban poor would lead to a sustainable and practical housing policy (Berne
2001). Furthermore, Keivani and Werna (2001¢rmbrthat in developing countries, due to high
cost associated with formal housing;ifmeme groups rely on the informal sector for housing
provision. As a result, if efforts are made at incorporating the informal sector it would inject
practical solutits and, in the process, replace the present status quo which appears to be working &

cross purpose with the formal sector.

8.6.2.3 Collaboration

With the process of policy formulation and implementations perceived as a vital component to
adequate housing provision fordowome groups, participants identified three linked components
that are crucial tthis: a bottomup approach, consultation, acollaboration. They contend that
embracing a bottomp approach would give all stakeholders and especially-tisersral platform

to proffer practical solutions. The current policy process favoursi@mo@pproach as affirmed

by a government policykeat who established thit their knowledge¢here had never been a
housing policy that engaged -esdrs. The need for a bottam approach was highlighted by a

government housing provider:

The ideal approach is to largely involve the targeteasersdi policy formulation by
getting sufficient information on their true situation both financially and their affordability
standing at all times. (HP9)

This is substantiated by HP8 who asserts that:
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We need to involve the people who are supposed to be sheneos of these houses, we

should involve them a lot more. | think where we need to start is by putting the ordinary

man in the middle of our planning, this is something that we have not done in Nigeria

unfortunately, we have not looked critically atdimemon man (HP8)
The bottomup approach is associated vg#rticipationand is crucial to effective kinmcome
housing since endsers are best suited to make seemly decision on their housing needs (Lizarrald
and Massyn, 2008). Indeed, it has been gstabthat the concept of community participation has
been in existence for decades in the rural development processes (Nour, 2011). However, i
practicability in developing countries is often doubted because of various constraints such as limite
availabity of financial resources at grassroot level, and a lack of expertise at local level on the are
of interest (Tosun, 2000; Li, 2006). This notion coultkbausé¢ her e i s no agr ec
approach to the engagement of stakeholders in a parycpatess since sogioliticoeconomic
contexts vary between locations (Davidson et al., 2007). Furthermore, while Davidson et al. (200
demonstrated a varying level of challenges to community particthati@iso establishedts
successes in dey@hg countries in a comparative study ongisaster reconstruction projects in
five developingcountries Specifically, what is most important to a successful community
participation is the need for dynamic planning that outlines both a@hdriongterm goals
expected of a process. It also needs to clearly identify and define all stakeholders in the process
providing clarity on their roles. Additionally, a review and feedback mechanism should be
incorporated to track implementation. In carryingttust a key component of the participatory
process is consultation among stakeholders. A participant outlines the benefits in consulting
stakeholders:

There is room for improvement if people engage themselves on the real issues and proffer

solutions to thse real issues. There is always room for engagement and once people get

themselves engaged and look at the results at the end, then there could be solution to it.

(HP12)
The need for consultation was also highlightegpdbgymakerswho noted that currently
stakeholders work isolation,and this has resulted in pulling and interpreting existing policies in
different ways and often work at cross purpose with each dileer cGnhsultation paves the way
for the process of collaboration which (Czischke, 2018) is the norm and an integral part of a
paradigm shift in public participation towards public service delivery in developed capitalist
economies (Czischke, 2018). Untikbe developed world, the process of collaboration is generally
new in developing countribke Ni ger i a. There is stildl S 0me
perception on collaboration with the elites often less receptive because they peacehad @rae
to their authority.
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8.6.3 Commitment

To develop a mechanism that offers effective policies @mclomve housing (and implementation),

there is a need for commitment from the government. The commitment needs to be sustained suc
that there shdd be continuity in government policies which would be a major shift from the
normal circle. This should be incorporated in a policy and legisldtedhational levesince
successive governments have discontinued policies enacted by previousitedsjnistly to
introduce new policies and processes to supersede previous ones. HP1 suggests there is a neec

commitment on the part of the government:

There should be seriousness on the side of the government, when they make the promise of
providingImi | I i on houses, they shoul d -bethhhoddre to it éif
the country, I think investing in agriculture and
require serious government commitment (HP1)
However, four participants noted thia¢re are some elements of commitment from the present
administration to ease housing provision by creating a model that encourages every stal
government to provide development l&orchousing projectand ensuring th#éte cost of land is

not includedThis is confirmed by HP7 and corroborated by HP8:

The present government has some interest in housing, there are attempts through
encouraging state governments to provide lands for housing (HP7)

| think there is goodwill at the very top right from theigesmcy there is an intention to

begin to solve these problems and there is a certain level of political will right at the top, this
administration has shown a recognition that something different needs to be done to be able
to address the housing problgi®8)

~

However, current governmentds approach of p
approach that has been attempted by previous administrations without much success. While
deprives the government of a major source of revenue, ivalsoogim for violation in form of

hoarding and land speculation for financial gains.

8.6.4 Land

As alluded bypolicymakerand lowincome groups, the housing providers argued that an effective
land allocation system in Abuja would facilitate housingiqmolas lowincome groups. In the
context of Nigeria, the importance of | and t
evidence that has accumulated over the years on the importance of secure access to land &
housing to livelihood strate¢g s of poor wurban househol dso (1 k
of land to housing provision for lemcome groups in Abuja is underlined by HP10 and
corroborated by HP12:
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We need the government to provide morensumbered land for developersy ale need
the government to ease the process of land title (HP10)

The cost of the land has to be subsidised by government in terms of providing these lands at

extremely low prices to both developers and individuals interested in housing development

(HP12)
At least two of the housing providers argued that they prefer accessing land informally and g
through the process of regularising to access legal title. Their reason is that often direct governme

land comes with encumbrances and in most cases thenlarsdare not compensated.

8.6.5 Control

Control is identified as one of the important components negating effortarabloe housing

provision in Abuja. Participants identified three key areas where control is required. These are:
include housing devel oper gddupavsionets egulate qualitg. v e |
Additionally, it identifies the need to regulate the selling prices of the dwellings. It further identifies
the needo target the right beneficiaries. Lastly, it recognises the need for control over the cost of
building materials. The access for housing developers to housing finance ought to be closel
monitored with payments in instalments subject to reaching initially laid out milestones. The reaso

for a need to control the hoanceiispygbydHBA” el oper s

éof course, we know some of wus (housing developer

case with everything that is monitored, it will be abused. So, funding should be released in

parts based on targets, this monitors what theodevéd doing, so with monitoring we can

get there. (HP7)
Aside from the development finance, there is also the need for proper regulatory mechanisn
particularly with supervision to dissuade s
large pofit. Since the cost of building materials is a major cause for concern, some participants
contend that there is urgent need for both control of pricing and regulations on minimum standards
of building materials because often substandard materials élondrket and impede efforts at

affordable housing losigrm. On regulating selling prices of the dwellings, a private developer said:

éin term of regul ations you shouldn6t just wake
houses should be disposed aigh lkost, let it be such as attempted in Lagos where in a
certain place you cannot sell above a certain price, there must be some regulation on that,
you should not just come up with anything and expect it to sail through (HP11)
The need to control and tdate beneficiaries who accessihmame schemes is paramount to
safeguard against abuse as was the case in previous programmes that ended in the hands

politicians and their cronies (lkejiofor, 1996b). On this HP3 contend that:
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If we provide for instare a social housing scheme wherénioame households will access

dwellings based on need, people should be allocated houses strictly on requirement,

otherwise it will end up like previous attempts that failed. (HP3)
The process of control can be vieweamf two concepts; primary and secondary control
(Heckhausen and Schulz, 1995). Heckhausen and Schulz (1995) theory of control establishes tl

while:

oprimary <control refers is directed at the exter
change the worl fit the needs and desires of an individual, secondary control is targeted

at internal processes and serves to minimise losses in, maintain, and expand existing levels of

primary controldé (p. 248).

Consequently, both forms of control are requiredsrnnstance, with primary control targeting the
huge housing deficit by leveraging on the secondary control that cuts problems associated with la

of planning, bureaucratic delays, and wastages.

8.6.6 Infrastructure

Infrastructure is established as ar@geisite to lovincome housing in Abuja. The provision of
infrastructure as underlined by all participants is a fundamental challenge in Abuja. Although it i
established that Phase | is the most developed in terms of infrastructure provision, Phases Il,
and IV have considerably high level of infrastructure development. This is in contrast with the five
suburban districts and other satellite settlements that lack adequate infrastructure. As a result of t
shortage of infrastructure, the governmentt r oduced a programme <cal
allocates land to private investors who, in turn, provide infrastructure, and subsequently recoup
their investment by dividing the allocated development areas into commercial parcels of lanc
However, theoprogramme failed because it was fraught with fraud and turned out to be just a
scheme to grab land by some elites. The housing providers conceded that what ertkeed from
land swap programmes for the government to provide primary infrastructure to the development
land allocated, with the developer expected to provide all secondary infrastructure within theil
housingscheme. However, it was also noted that this approach contributeddcettseng cost of

the dwellings. At least, three of the private developers emphasised the huge impact this has ¢

housing cost, hence the case for the provision of infrastructure by the government was stressed:

One major need in housing provision in Almijdne provision of infrastructure within the

estates because there is no point building an area and it becomes a slum, and if infrastructure
is not provided within it will become a slum. The provision of infrastructure is another area
that has really madiee cost of housing high. If the primary infrastructure is provided by
government to open up land and provide access roads, electricity then people can go on and
build their houses (HP12)
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Aside from the direct impact it has on housing, the provisioregfiatd infrastructure has the

potential to enhance the prospects of a country attracting foreign direct investment (Asiedu, 2002).

8.6.7 Initiatives

The theme 06initi atthievmeeds ,c onnasmesltys oO6onia sftoeurrp | saunbd
devé opment 8 and Oadvocacydd. Il nitiatives are
effective housing policies. They contendgbhtymakersught to observe global trends in-low
income housing with the aim of adapting best practicesltcaldontexts. For instance, a private
housing provider argued that the key to an effective policy requires an effective master plan, an ar
where Abuj ads dbedause atansistent distostions to the origimadsterplan
Furthermorethe provideremphasised that its major weakness lies in its failure to anticipate and
comprehensive plan for lemcome groups. For examplee participantargued that a simple
evidence of this failure could be seen in the inability of the city planmiogide bus terminals

even thougthit is common knowledge that most {owome groups use commercial transportation

to commuteThus, to draft an effective housing policy in Abuja:

Town planners need revisit the Abuja master plan and make apexyisitn for low

income groups not just in terms of housing but other basic services such as transportation.

Without incorporating losmcome groups, most people would be leaving in desperate

conditions that is detrimental to their health anebely HP10)
The Abuja master plan places much more emphasis on economic planning ahead of physic
planning which significantly diminishes its effectiveness with some residential zones largel
converted to commercial zones. Aside from the revision ahdBterfan there were also
suggestions for the need to advocate and subsequently enforce the use of alternative buildir
materials. The inability to embrace alternative building materials is attributed to a culture of
resistance to change (from the widely use@rt hollow blocks) and which has led to wide scale
infrastructure decay. Additionally, three participants suggested embracing an incremental model su
that planning, and development be carried out in incremental phases. They pointed out that housin
financeand infrastructure can all be developed and accumulated incrementally, with the benefit:
viewed from multiple angles; easing the financial burden on the government and increasing th

ability of the beneficiary to pay for such schemes. On thistpeag,noted thus:

We need to devise some measures in terms of develogi@mentallyhousing,

infrastructure and even finance. One coul d desigr
In a similar way the beneficiary could access finance only gadhtgphase of the
developmen® (HP4)

266



While this may sound reasonable there are authorities that argue against its susta#teinility long
For instance, Ubani et al. (2014) argue that incremental planning encourages short term plannit

and decentralisguioducts, bweveliit often becomes fragmented.

8.7 Synthesis of findings/ preliminary framework Il

The perception of housing providers to constituent drivers and recommendations produces
preliminary framework Ill. As previously presented in the preyniiamnework$or low-income

groups angbolicymakershe themes discussed by the housing providers are presented separately ir
Tables 8.3 and 8.4.

Table8.3: Housing providers themes on barriers to housing provision aligned to the SDIs

SUSTAINABLE DEVELOPMENT INDICATOR
BARRIERS Economic Environmental | Social

Approach

Building material

Bureaucracy

Commitment

Corruption

Culture

Data

Housing finance

Foreign exchange and inflation

Poor city planning

Importation and tax

Infrastructure

Lack of initiatives

Land

Low affordability

Low wages

Low-income undefined

Migration

Oil dependence

Mindset of people

Poor policy implementation

Poor policies

Private sector reliance
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Table8.4: Housing providers themes on solution to housing provision aligned to the SDIs

SUSTAINABLE DEVELOPMENT
SOLUTION INDICATOR

Economic Environmental | Social
Approach
Commitment
Control

Effective policies

Appropriate design planning

Housing finance

Infrastructure

Initiatives

Land

Local ownership

Local production

Policy implementation

While 23 themes were identified as barriers, 12 themes were enlisted under the solution. Combini
these produces Oenablersd which i s presentec
discussed by participants across more than one of thmahlis development indicators. The

barriers include building materials, poor city planning, infrastructure, land, poor policies, and poo

policy implementation.
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Table8.5: Combined themes from housing providers response on the barriers and solution aligned to the SDIs

SUSTAINABLE DEVELOPMENT INDICATOR
ENABLERS Economic Environmental Social

Approach

Building material

Bureaucracy

Commitment

Corruption

Culture

Access to data

Incentives

Housing finance

Foreign exchange and inflation

Infrastructure

Land

Low affordability

Low wages

Low-income undefined

Migration

Mindset of people

Policydesign

Control

Appropriate planning

Local wealth generation

Local production

Improved policy implementation

FurthermoreTables 8.6, 8.7, and 8.8 presents separate grouping of economic, environmental, an
socialcomponentsas discussed by the housing providers. They were arranged according to key
elements, drivers, and recommendations. In all 29 drivers produced 34 remtionsieldurther
breakdown in Tables 8.6, 8.7 and 8.8 shows the respective drivers and recommedeatanis

of the three pillars of sustainable development. The economic components consist of 12 driver:
with 17 recommendations (Table 8.6). Thea@magntal components consist of five drivers with

five recommendations (Table 8.7). Additionally, the social constituents comprise of 12 drivers witl

12 recommendations (Table 8.8).
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Table8.6: Housing providers economic components

KEY ELEMENTS DRIVERS

RECOMMENDATIONS

FINANCE Housing finance

Provide adequate access to beneficiary mortgage

Develop and capitalise microfinance institution
increase theiability to provide funding required
low-income groups

Maintain singldigit interest rates to ensure t
housing loans remain attractive to housing prov
and control inflation through viable economic pol
to ensure that cost of building nmis remain low

Revise beneficiary equity contribution by elimin
low-income groups equity contribution and introdu
cap figure that excludes equity contribution

Increase effort at raising development finance
access by housipgpviders

LABOUR Underemployment

Raise lowncome group wages

Create employment

Reduce migration by creating employn
opportunities in both urban and rural areas

PLANNING Low affordability

Reduce low affordability by increasing removing €
contibution in lowincome housing schemes, ¢
adopt rental payment on monthly basis in line
monthly salary payment

Low-income undefined

Develop a practical definition of liwcome groups
that takes cognisance of relevant economic varial

Local wealth generatiof

Improve local revenue generation by investing
other sectors such as farming to reduce depende
oil

Incentives

Introduce tax breaks to housing developerg
incentive, provide beneficiary grants/loans as su
and abolis VAT on lowincome housing as ¢
incentive to housing providers and-loaome groups

Commitment

There is a need for an increased government fu
through budgetary allocations to housing

BUILDING
MATERIALS

Foreign exchange

Reduce material importatito curb foreign exchang
demand

Local production

Domicile production of building materials &
encourage the use of local materials to signifi

reduce dependence on importation.

LAND Land use

Improve access to land title to make housing de
cheaper, faster and more accessible

INFRASTRUCTURE Transportation

amenities

an

Provide primary infrastructure

Improve public transportation system

The perception of housing provigarticipants mostly focuses on drivers related to finance, land,

and policy designs. However, some emphasis was placed on approach, infrastructure, and buildi

materials. As highlighted in section 8.6,

importation. Specifically, access to foreign exchange as well as concerns on inflation and intere
rates were attributed to raising cost of building materials. This further edftesiggortance

of localising the production of building materel$ighlighted by the housing providers and

discagmiobuilding materials emphasised more on
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policymakersn the precedingChapter. Three themes relating to policy emergesk ifblude,

O0poor policiesd, O6policy i mplementationd and

Table8.7: Housing providers environmental components

KEY ELEMENTS DRIVERS RECOMMENDATIONS

FINANCE - -

LABOUR

PLANNING Master plann Adhere to master plan provisions and its implemen
implementation guidelines to proteenvironment
Appropriate Control dwelling plan designs to dissuade emergel
planning slums
Policies on Enact environmental centred focuses on protection
environmental land degradation and pollution against activities su
protection mining

BUILDING Material use Promote sustainable material use

MATERIALS

LAND Land use Provide physically viable land for other economic act

such as farming
INFRASTRUCTURE - -

While they are related, they distinctly vary. Poor city planning embodies the implementation of th
city masteplan,and thisas argued by some participa#sontribubry to the creation of slums

around the cityThere are perceptions that violationsoiicyimplementation and particularly the

poor attention accorded infrastructureistricts accommodiad) low-income groups contributes to

the housing challenge. Furthermore, poor polindisatepoliciesdesigned withoustakeholder
consultationAdditionally, a weak structure for policy implementetitsts Thisderails continuity

in implementation.
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Table8.8: Housing providers social components

KEY ELEMENTS DRIVERS RECOMMENDATIONS
FINANCE Housing finance Create and develop housing cooperatives to targ
informal sector
LABOUR - -
PLANNING Approach Embrace collaboration and bottap approach in
housing policy design process
Bureaucracy Adoptdecentralisation in housing delivery process
Corruption Eliminate corruption in public service delivery

improving the working condition of public employee

Mind-set of people Discourage the affinity of people to expansive dwe
throughadvocacy and awareness

Access to data Develop a comprehensive housing data bank thg
be used in policy designs

Appropriate planning| Control the creation of slums by protecting ag
master plan infringement

Control Provide regulatory controlsnda enforcements i
implementation of projects
Culture Consult to localise housing solution for w
acceptance among cultures
Improved policy, Provide feedback mechanism on projects impler
implementation for review of its success
BUILDING MATERIALS | - -
LAND Access to land Avoid sighting housing development in reni
locations
INFRASTRUCTURE Provide amenities Provide amenities such as electricity and water

In discussions with the housing providers, uthé&tavith policymakerssubsidy did not emerge as

a main themednstead,it emerged as a stiieme associated housing finance. However, the
theme O6incentived emer ge dediohietatyes fhat subsididsvp ant s
income housingAdditionally,the introduction of tax breaks to housing providers, grants to
beneficiaries artie abolishing of Value Added Taex low-income housingchemeto lower cost

also relates to subsidy psian Only one themé land emerged across the three pillars of
sustainable development. Economically, its value iiedimk to housing financsince access to
formal finance depesdn secure tenure. Environmentally, there claims that housinggpects

for the urban poor isostlysitedin unsuitable terrains. From a social perspective, participants argue
that the dearth of basic amenities exidbmincome schemes. Furthermaechlocations are
mostly far fromworkplaces andeprived ofjood public transport systenmefefore,tie provision

of theseas argued by participants is integral in redsmomy segregation.
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8.8 Summary

This Chapter presented an empirical study emémme housing provision in Abuja with the third
stakeholdegroup - the housing providers. In the context of the study the housing providers
comprises of both government and private housing providers and are identfiethjas
stakeholder in housing delivery. Twelve housing providers were interviewed: fooregbve
housing providers and eight private housing providers. The Chapter contributes to Objective 4 of
the study. This objective evaluates the contemporary situatiorirdolow housing in Abuja.
Discussions in the chapter centres on defining-mdome earner, partnerships on {oeome

housing provision, assessment of provision, barriers, and solution to a sustainable provision.

The housing providers identified three characteristics ofiactome household. Thiscludes
individuals with a low eang ability,comprisingof public and private sector workforce. Another
group is individuals who may karninga considerable amoubut without job security.

Di scussions on for mal p armoie x @ )S $ leimxli €5 & gse Thenr faot ren
implies thatvhencompared to level of neddrmal partnership is nesxistent in current housing
deliveryprocesexceptinformally between housing providers anduseds. A common form of

this partnership is between landowners and privatepaselhis corroborates the perception of
policymakerand lowincome earners. The housing providers acknowledged PPPs as the major
form of formal partnership existing but argue tigtis oftenbeyond the reach of lemwcome

groups.

In assessing leincome housing provision, the housing providers used terms sligingscarce
unaffordabtitskirfgorivate sector excladdtbwincome groups exclilteectonsensus among the
housing providers is that government performance hasabgsmal. Tie agrees with the
perceptionof policymakerand lowincome earners. Some fascinating insights unraialieg
discussions on barriers impeding effective provision. The problem of housing finance focused or
impediments that include lack ofigaerm facilities, exorbitant interest rates, bureaucracy which
prolongs documentation processes, and inflation. Furthermore, a low level of affordability is
highlighted as a major problem affectingitmeme groups access to housing. This is attritouted

a low level of production in the country and a poor wage structure in most sectors of the economy
They also echoed the perceptiongpaicymakersand lowincome groups that contemporary
provision centres on a tajpwn approach guided biff plannit@wsand building codedot to

mention thereliance on expensive construction styles,residtance to stakeholder collaboration
Additionally, apenchant for homeowmerdtigeria is highlighted as another probigiich

contributes taaisingnfragructure and land costs.
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Consequently, to overcome these barriers, the housing proffeled some recommendations
Firstly, a sustainable approach to provision must be centledemtralisation of semicecing the
informal sedtopolicy degns, and collaboration between housing stakediolgedicy desigrsnd
implementation. Arguments for the embrace of the informal sector calls for updnafbngal
settlements and adapting ideas fsaohthatcouldlower building cost. Additiongliparticipation

must bean integral part of policy designs through which information on important aspects
factored. Secondly, as highlightedpblycymaketsthe housing providers calls for government
commitment to housing delivery. This commitmergas from provision dadffective legal framework
that protesinvestor® an administrative framework that guides sustainable provision. Additionally,
provision targets set by authorities muspursued vigorouslgnd where thsetargets are not
achieed, lessonsould belearnt, and adjustments made to deter reoccurrence. Teagdlgtory
contromust be embedded in housing delivery. Furthermore, provision stamdaidstarget
minimum building startdagdiard against high cost. This can be implemented through adequate
supervisiorof housing projects to ensure that providers do not compromise starmasiinof

high profit. Additionally, the cost of building materials must be controlled to pgtacst
incessant price hikes. In loweome rental schemes control on pricing is required to protect against
unilateral increase by landfordikewise, in refib-own lowincome schemes control aids in

protecting against speculation.

The next Chapter syresises the findings and develops a framework for sustainable provision of
low-income housing. Thisachieved by merging preliminary frameworks I, Il, apdeldlentedh

chapters 6, 7, and 8.
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CHAPTER 9: DEVELOPING THE FRAMEWORK FOR
SUSTAINABLE PROVISION OF LOW-INCOME
HOUSING

9.0 Introduction

This Chapter discusses the processes followed by the research to develop a framework fc
sustainable provision of lemcome housing in Abuja, Nigeria. The Chapter accoesoligbctive

5. As a reminderbgective 5 develops a framework for the sustainable provisionintdove

housing. The Chapter is structured in togmes The first part briefly discusses the justification

for developing the framework. The second part reviews the proposed franyedetdiling the
process of its construction. The framework construction draws from three preliminary frameworks
that emanated from the main study with participants on the perceptionsinioioes group,
policymaketsand housing providers. The thirdtgaghlights the constituents of the proposed
framework with subections briefly discussing the drivers under the tripartite pillars of sustainable
development. The fourth part presents the process of validation followed to develop the final
framework. Th fifth part concludes the Chapter by discussing the responsibilities of the
stakeholders in the implementation of the framework.

9.1 Premise for a sustainable framework

The premise of a framework for provision of-ile@ome housing in Abuja emanated from
reviewed literature (Chapters 2 and 3) and the exploratory study conducted at the early stage of t
research (see Chapter 5). Particularly, housing provider participants at the exploratory study argu
that lowincome housing in Nigeria and particularBtiuja is devoid of structure for its provision.

This was corroborated by literature which established that the process of housing provision ir
Nigeria is hindered by a poor structure of delivery (Ikejiofor, 2014). Hence, this study argues that fc
low-income housing provision in Abtigabesuccedal, a structure for its provisineededr his

justifies theneed for dramework.Frameworks are comprehensively collocated tools that help in
providing focus and logic, they also serve as devices fraatimjegnd interpreting information
(Harris et al ., 2009) . Further more, because
normative, and subjective nature (Rotmans, 2006), within the context of this research sustainab

housing provision intigs housing delivery that is affordedateessiblend replicable.
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9.2 The proposed framework

This study argues that a sustainablénloame housing provision in Abuja provides a foundation
for bridging Nigeriads rising housing defici
dwellings for lowincome groups. Instead, it provides latfgem to develop sustainable
communities, sociafuity,and justice, and promote the health and wellbeing of the urban poor. As
guidance for implementation, drivers are highlighted and accompanied with recommendations
Implementors would need to focus the vital drivers that determine the ability ofihlmeme

groups to access affordable housing. The drivers are grouped into economic, environmental, ar
social indicators. The proposed framework was developed from empirical interactions with
participarg through three phases of the study: the exploratory study the main study, and the
validation phases. The three phases alongside an extensive literature review provided the basis
constituent drivers and recommendations highlighted in the framewardnddygual structure of

the framework which is guided by a combination of 4Rs (remedy, recommendations, responsibility
and review) is depicted in Figure 9.1. First, remedy consists of vital drivers constructed on the thre
concepts of sustainable develeptd economic, environmental, and social components. Second,
recommendations are accompanying sets of recommendations attached to each of the highlight
driver for implementation. Third, becausehefneed to guide implementation and track input,
respansibility outlines housing stakeholders responsible for the implementation of each driver.
Fourth, review assesses the implementation of each driver and determines its success or otherw
adjustments where required and feedback from stakeholderslyPtiradramework is a tool for

p ol i c yastiarknehe dedign and implementation of housing foermoame groups in Nigeria.
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Remedy (Sustainabiity concept)
Economic
Environmental
Sodial

Responsbility (stakeholder action)
Policy-makers (government and aliied partners)

The 4 R’s to Sustainable
Housing for Low-income
Groups

Recommendations
Policy action
Implementation practices

Review (assessment)
Successful
Unsuccessful

Figured.l: The 4Rsd guiding the cirammewawkpt ual structure of pro

9.3 Constituents of the framework

The following section details the various levels and components of the proposed framework. The
proposed framework consists of three parts.
consists of keyelemes , dri vers, and the recommendati on
UN-HABITAT (2008) framework on an effective structure for housing proaisibaynthesis of
literature The six themes include planning (or groundwork); land; labour; findalicg; tmaterials;

and infrastructure. Further mor e, 6drivers?o
comprises of ©6responsibilityd and it consi st
in taking act i ondghs thehmportdnce o aedriverrtoethe esucaess ofehousing
provision,while the stakeholder required to lead in taking action identifies the most important
stakeholder in taking action on the driver. Additionally, Part Il consists of the review which is a
periodic assessment that rates action on a driver either successful or unsuccessful. The framew
drivers are developed from an empirical study with three key stakeholder groups in housing
provision discussed in Chapters 6, 7, and 8. The barrieraiiadssdiscussed by the three groups
generatd the drivers and recommendations to an adequate and sustainable provision. Thus, a
illustrated in Figure 9.2 the framework draws from discussion wHhcdove groups,
policymaketsand housingroviders. Additionally, as highlighted in the conceptual framework of
the study and subsequently in participaespective question schedule, the tripartite pillars of

sustainable development guided the question structure.
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Figure9.2: Construction process of framework from participants responses

The framework drivers are constructed from the themes attdeswdsto adequate housing
provision. The themes are mapped in the three empirical Chaptdrs péttiitipants (see Tables
6.5, 7.5, and 8.5)he perception of participants on wisaessentiab ameliorate the challenge

forms the crux of the recommendations.
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Figure9.3: Assembling preliminary fin@work I, II, and I

To assemble the framework, preliminary frameworks I, I, and Il developed in Chapters 6, 7, and ¢
respectively were merged. Thi's i s done by
constituent 0, 6environment alogetbeo rFertinstances rhe 6 é

6economi c ¢ on gncame graumgdlid/makdtsant oesind poowiders ambined

to produce theoverallf r amewor kds ©O6economic constituent ¢
recommendations are combined in the process (see Appendices 9.1, 9.2 and 9.3). Similarly, t
process is applied in the constructsbnt wdntt
Therefore the framework is constructed by separately combining the drivers and recommendations
of the three stakeholder groups based orthite® conceptsf sustainable development. For
instance, the drivers and recommendations drawn onotm@mec constituent of lowmcome

groups, policymakets and housing providers aassembledo generate the final economic
component of theframework I n a similar way the ©o6envir
constituentd ar e stiomabyetgsypmaedsislusteaedieFogore @3d. Add
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