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ABSTRACT

The context of this research study is provision of affordable housing for Nigerians especially for the low income households. Housing is the provision of shelter; an abode to live in. Shelter should be adequate, affordable and decent. Adequate in that there are enough good quality rental and owner occupier housing units for low income families. Affordable in that total housing costs are affordable to those that have low income. Decent in that it provides a foundation for good physical and mental health, personal development and fulfillment of life objectives. Affordable housing is however a major problem here in Makurdi. Informal settlements and slums have continued to grow and a large percentage of the urban population lives here. The slums are characterized by congested tin roofed and mud houses. There is also poor infrastructure with regards to sewerage system, electricity, clean water and access roads. The overall demand for housing according to a UN Habitat survey is 150,000 housing units as compared to 35,000 housing units being delivered in the market. The supply shortage has left private developers focusing on highest return market segments which are the upper income class. It has been cited that the housing problem cannot be solved starting at the bottom because the poor will still be overshadowed. Houses meant for the lower end could still be snapped up by individuals in the higher income class thereby distorting prices and displacing the target market. The solution would be for the government and socially motivated entrepreneurs to offer homes for the bottom end of the market while commercial players and maximum profit driven entrepreneurs take care of the upper income segment (Macharia, 2011). The research study focused on the challenges faced by housing developers in the low income market. Challenges identified included the high cost of land in urban areas, the complicated land acquisition process, high transaction costs, outdated planning and building regulations, and the lack of adequate infrastructure.

CHAPTER ONE

INTRODUCTION
1.1 Background Information
Housing has a central importance to quality of life with considerable economic, social, cultural and personal significance. Though a country’s national prosperity is usually measured in economic terms, increasing wealth is of diminished value unless all can share its benefits and if the growing wealth is not used to redress growing social deficiencies, one of which is housing (Erguden, 2001). Housing plays a huge role in revitalizing economic growth in any country, with shelter being among key indicators of development (Ireri, 2010).  The universal declaration of human rights gives one of the basic human rights as the right to a decent standard of living, central to which is the access to adequate housing (United Nations, The Human Rights – article 25, 1948). Housing as a basic human right demands that urban dwellers should have access to decent housing, defined as one that provides a foundation for, rather than being a barrier to, good physical and mental health, personal development and the fulfillment of life objectives (Seedhouse, 1986). The focus of this research is housing for low income households or what is commonly known as affordable housing. Affordable housing is a term used to describe dwelling units whose total housing costs are deemed “affordable” to those that have a median income. A median income refers to the average pay scale level of the majority people in a population which is often low. Although the term “affordable housing” is often applied to rental housing that is within the financial means of those in the lower income ranges of a geographical area, the concept is applicable to both renters and purchasers in all income ranges (http://www.answers.com). Low-income housing is aimed at individuals without enough income to provide adequate housing for themselves and/or their families. These families are usually unable to purchase a home because they fail to qualify for a mortgage. Most families choose to rent based on their income and family situation; unfortunately, there may not be enough rental housing or enough good-quality rental housing for low-income families (http://www.ehow.com).
1.2 Statement of the Problem
Provision of adequate, affordable and decent housing for low income households is clearly in short supply. The players in this industry are too few and there seems to be a minimal interest of other private sector housing developers to provide low income housing units. These private sector developers as by their success in the middle and high income housing markets, implies that they may have the capacity and skill set to supply the low-income housing required to alleviate, at least partly, the housing shortfall in the country (Hassanali, 2009). But they have shied away from the low income market mainly because the profitability margins are lower as compared to housing developments for the other markets.
There are also many other factors affecting the supply of housing from private sector housing developers prominent of which is the cost of production and the opportunity cost to the developer’s finite funds in either providing middle income housing or high income segment housing or low income housing. The developers have to consider the rate of return to their investment and how fast they’ll realize this. But these are not the only factors affecting the supply of low income housing and the other factors should also be put into consideration. Provision of low cost housing to the increasing number of lower and middle income classes in the country has also been hugely affected by the cost of land and inadequate infrastructure (Bonyo, 2010).
The problem that this research seeks to address is that of the shortage in housing supply for low income households and the challenges faced by both existing and potential developers in this market. Issues to be addressed in this research study include the factors affecting low income housing supply, the motivating factor to existing developers in venturing into this market and the housing models they have adopted in their projects.
1.3 Research Objectives
The purpose of this study is to research on the factors affecting housing development for the low income market. It seeks to achieve the following objectives:
To identify the motivation behind existent players in the industry whether profit, social or other.
To analyze the housing model that has been adopted here in Makurdi by existing housing developers for the low income market.
To examine the challenges faced by housing developers in the low income market and hindrances to their efforts.
1.4      Research Questions
The research aims to answer the following key questions:
What is  the  motivation behind existing players  of housing development  in the  low income market?
What are  the  housing  development  models  that  have  been  adopted  in  Makurdi  for affordable housing projects?
What are the challenges faced by the developers in the low income housing market?
1.5      Importance of this research study
This research study will be of benefit to the following key stakeholders in the housing industry: Housing Social Enterprises.
1.6
Scope of the study

This study will identify the motivation behind existent players in the industry whether profit, social or other. The study will also  analyze the housing model that has been adopted here in Makurdi by existing housing developers for the low income market. Lastly, the study will  examine the challenges faced by housing developers in the low income market and hindrances to their efforts. Hence the study will be delimited to Makurdi, Benue State.

1.7
Limitation of the study

In the course of carrying out this study, the researcher experienced some constraints, which included time constraints, financial constraints, language barriers, and the attitude of the respondents.
In addition, there was the element of researcher bias. Here, the researcher possessed some biases that may have been reflected in the way the data was collected, the type of people interviewed or sampled, and how the data gathered was interpreted thereafter. The potential for all this to influence the findings and conclusions could not be downplayed. 
More so, the findings of this study are limited to the sample population in the study area, hence they may not be suitable for use in comparison to other companies and locations.

CHAPTER TWO

REVIEW OF LITERATURE

INTRODUCTION

Our focus in this chapter is to critically examine relevant literature that would assist in explaining the research problem and furthermore recognize the efforts of scholars who had previously contributed immensely to similar research. The chapter intends to deepen the understanding of the study and close the perceived gaps.

Precisely, the chapter will be considered in three sub-headings:

Conceptual Framework

Theoretical Framework

2.1
CONCEPTUAL FRAMEWORK

The National Housing Policy in Nigeria 
A number of programmes and policies have been articulated and presented in a bid to meet the housing challenges facing the built milieu in Nigeria. In this light, the first national policy on housing in Nigeria was launched in 1991 with the aim of providing housing for all Nigerians by the year 2000. The policy encountered major obstacles in the implementation process, and failed to achieve the expected effect on the social environment to provide decent housing for all in the target year of 2000. This is due to the deficiencies of the Primary Mortgage Institution (PMI) and the lack of access to land and the affordability of mortgage loans etc. as evidenced in the housing delivery programmes embarked upon by the government of Nigeria from the pre-independence era till the year 2000 which was a massive failure [Sengupta2009]. Given the significance of housing in the national economy and because of the inability of previous policies and programmes to efficiently resolve the logjam of housing problems in the country, there was need to practically review the 1991 National Housing Policy. “The draft policy was subjected to critical comments and inputs and the New National Housing Policy was published in the year 2006”. Therefore, the new National Housing Policy objectives amongst others are: 
• Develop and sustain the political will of the government for the provision of housing for Nigerians. 
• Provide adequate incentives and an enabling environment for greater private sector (formal and informal) participation in the provision of housing. 
• Strengthen all existing public institutions involved in the housing delivery at the federal level. 
• Encourage and promote active participation of other tiers of government in housing delivery. 
• Make land for housing development easily accessible and affordable. 
The 2006 housing policy did not live up to expectation because the imperfections of the 1978 land-use act on land administration process nationwide, this could not provide a panacea for the cost of housing construction amongst others as land was very expensive to buy. Again, a bid was made to revise the 2002 national housing policy in September 2011, with important evidences affecting the housing sector. The reason for revisiting the previous policy was to enable a revitalization of the housing sector to enable it to serve as a panacea for effective socio-economic development.(National Housing Policy (NHP) [Ukoje2014], therefore, in 2012, a new national policy on housing was enacted to meet the challenges of housing delivery through more public private-partnership, encourage active participation of all the three tiers of government in the provision of housing, to reduce the cost of producing houses by promoting the use of locally made building materials and also to improve the quantity and quality of rural housing, amongst others [Oni1989]. As assessed in this chapter, the impact of the national housing policy and the government’s resolve to provide housing for the Nigerian society traverse the numerous housing programmes implemented by the government. Here, various development programs have been launched under the NHP to provide housing that meets various income levels, from the lowest to the highest income levels. However, from the previous debates [Ukoje2014], it can be seen that there has been little success in achieving these policy goals. This is because of the diverse challenges faced, reasons for failure include; production costs, government changes, political influence, corruption, and shortage of skilled workers. 
History of public housing programmes in Nigeria 
This section examines the trajectory of different housing initiatives in Nigeria and that despite these laudable programmes public housing delivery is beset with a number of challenges with has compromised the quality and quantity of housing delivered in Nigeria. The international urban housing situations of the bulk of urban dwellers have continued to wane in both measurable and qualitative footings. (United Nations Human Settlement Programme [UN-habita, 2006] this trend has been bothersome and has continued to stimulate and contest ideas around different housing provision approaches over the last four decades, for periods discussed below. The involvement of the public sector in housing in Nigeria has been more of policy formulation than housing delivery. Below is step by step account on efforts by the government to provide housing in Nigeria. 
The pre-independence era marked the first effort towards housing delivery in Nigeria. This marked the beginning of the Government Residential areas known as GRAs, where houses were built to provide adequate comfort for the residents as the “housing forms and spatial patterns of the GRAs reflected the English nostalgia for the garden city”. However, following the pre-independence era is the Post-independence Housing Era, 1960-1972. In this era, there was no marked difference in the provision of housing during the pre-independence era which was characterized by colonial government. In the Post-independence Housing Era, 1960-1972 [Ukwayi2012] housing units in the government reservation areas (GRA) formally occupied by the colonialist became the abode of the new Nigerian administrative and political elites without any form of objection by these elites [UN-habita, 2006]. In the post –Independence era, the National Development plans were proposed which are discussed below: 
The First National Development Plan (1962-1968) was launched to cater for the provision of 61,000 housing units, of which only a total number of 500 housing units were constructed by the Federal Government, which ended as a result of the civil war. Consequently, the second national development plan was initiated in (1971-1974) to cater for 59,000 low-cost housing again 7,080 housing units were built. Reasons offered for the failure are insufficient planning and formation, insufficient funding, errors in execution, under-pricing and costing etc [Ukwayi2012]. 
In order to provide housing to cater for the need of the Nigerian populace the Third National Development Plan (1975-1980) was launched. Here 202,000 lowcost housing units principally for the low income groups were to be provided, in all 28,000 housing units were delivered [Ukwayi2012]. This then gave rise to the Fourth National Development Plan (1981-1985) which was embarked upon by the Civilian government. Only 23.6% of the initially intended 160,000 housing units were built [Waziri 2013] as a result of corruption, politicization and uncooperative attitude of state executives. Following the post –Independence era is the Post Second Republic till present, it was characterized by the following periods. Military Governments (1986-1999) and Civilian Governments (1999-to date). The military government embarked on housing delivery efforts of delivering 121,000 housing units across the federation, 5,500 units were delivered, which was brought to a halt by an inauguration of a democratically elected government [28]. Following the election of a democratically elected administration in May 1999, the Federal Ministry of Works and Housing (FMWH) and several state governments indicated their willingness to participate in housing programs. 
As a result, in 1999, the National Housing and Urban Development Policy was established to provide an additional 10,271 housing units through a public-private partnership and 4,440 housing units were provided under a public-private partnership [Waziri 2013]. Following the inauguration of a new civilian government on May 29, 2011, a variety of housing interventions/programs were implemented in the federal capital area, with a focus on public-private partnerships (PPPs), with the goal of providing:

• 208 housing units under the prototype plan. 
• 20,009 housing units through Federal Housing Authority (FHA) 
• To provide through mortgages provided by Federal Mortgage Bank of Nigeria (FMBN), a total of 43, 934 housing units 
• To provide through estate development loans provided by FMBN a total of 7510 housing units. (FMWH, 2014). 
The Nigerian Government again set out to remedy the challenges of housing delivery within different states in the country by engaging with PPP (Public-Private Partnership) or through Federal Housing Corporations (FHA). Here, deliveries were made of some prototype housing programmes at the state and federal level respectively where 10 completed luxury town houses in Lagos State were provided by public-private partnership and 2&3 bedroom bungalows in Kaduna State were built by Federal Housing Authority (FHA) amongst others. In spite of the government efforts in this direction, to deliver on intended number of housing units, the problem of housing delivery remain insurmountable as unimpressive results have been recorded in the provision of housing in Nigeria, despite huge allocations of money to the housing sector in the National Development Plans as discussed earlier. 

Challenges of different types of housing delivery in Nigeria 
In Nigeria, the delivery of housing is provided by both formal and informal sectors, houses provided by both the public and private sector are regarded as formal sector housing while those built or delivered by individuals, co-operatives, families or through community development efforts that to not comply to official building standards are referred to as informal sector housing In Nigeria, according to [Environment,1987] the majority of housing provision is executed by the private sector. Here 90% houses delivered are by individuals (self-built) and this signifies a high proportion of housing units produced by individuals. However, housing delivered by organized formal private sector, as well as the state (real estate developers) are insignificant. In Nigeria, many households in the urban areas are characterized by a mix of mix of middle-income earners and low-income earners. The range of socio-economic classes present in cities echoes the diversity of housing types delivered within Nigeria cities. This means that people with middle income to the lower income earners live in rented, informal low quality houses, while high income earners occupy luxury owner-occupied housing [Environment,1987]. This implies that notwithstanding all efforts made by the Nigeria populace at providing housing through private mechanisms, housing delivery in qualitative and quantitative terms remains a mirage and this is aggravated by the presence official standards that are alien to Nigerian culture . Housing development in some Nigeria states; Edo, Lagos, Delta, Bayelsa, and Imo is limited by local practices which further worsens the engagement of individuals in the process of housing delivery. This is because of certain demands made by the Community Development Association (CDA) in form of levies. These levies are all informal payments demanded by the (CDAs) from housing developers before they can commence building in addition to other formal payments made to the appropriate official agency to obtain building permits. Ezeanah [2018] showed that large sums of money are collected from house builders before they are allowed to build houses, hence posing a great challenge to housing delivery within Edo and some other Nigeria states.  Moreover, the rental type of housing categorized as public and private is a type of house delivered in Nigeria and 80% of households in Nigeria live in the private rental houses [Agbola,1988]. This type of housing is plagued with various issues such as issues of finance, poor building materials, and demands for high levies, bureaucratic bottlenecks, extensive importation of building materials and this accounts for housing shortages within the Nigeria shortages [Aribigbola,200]. Consequently, in Nigeria despite efforts made at delivering housing through both the formal and informal sector, the housing deficit in Nigeria is huge as there is still a housing shortfall of approximately 16 million.  While the private initiatives enabled more houses to be delivered, these private initiatives were limited by local practices that worsened the engagement of some individuals in Nigeria with the house building processes, thereby limiting the quantity of housing delivered within Nigeria. Therefore, housing delivered are 
usually not enough to meet with the demands of housing in Nigeria with a shortfall of approximately 16 million housing units. 

An Overview on Housing Finance 
King (2009) defined housing finance as what allows for production and consumption of housing. Housing Finance is a major factor that determines the quality and tenure of housing consumption, overall financial portfolio of the public, stability and effectiveness of the financial system (Diamond and Lea, 1992). 
Struyk and Turner (1986) and Stephens (2002) argued that housing finance plays an important role in shaping a country’s wider housing system and the housing system takes important social and economic consequences. It stands to reason that development of a viable housing finance system could positively impact on housing policy directions; hence the position of scholars on housing finance varies depending on the aspect of housing. Omirin (1998) examined land accessibility and low income housing in metropolitan Lagos and based on her analysis of house builder’s behavior of selected low income earners of Lagos, she posited that it is wrong to continue to rank land accessibility as the greatest constraint of house builders. She stated that lack of finance and escalating cost take precedence over land accessibility.  Ismail et al. (2015) conducted a study on housing financing facility and affordability level of Bumiputera within Iskandar Malaysia, and discovered that Bumiputera middle income can afford to buy and own a house below RM250, 000 with monthly installments under RM1, 000. In addition their findings revealed that the middle income has a desire to buy a house, but they restricted their study to affordability level. In addition, they discovered that the loan application will be rejected. Based on findings of their study, they concluded that the existing housing finance strategy should be changed to ensure that the financing should be done comprehensively to all levels of society. Thus, the prospective buyer will apply the house financing according to their affordability and the government should play a leading role because they have the ultimate authority to change the existing system. Finally the study recommends that Federal and State Ministries of Housing as well as Local Government should do a lot of planning and enforcement of housing projects in a comprehensive way including setting appropriate prices for the middleincome group as a matter of fact. Malpass and Murie (1991) depict the need for housing finance. They asserted that in order to build a house, a builder brings together land, labor and materials using borrowed money to finance housing project. They further made distinction between development finance and consumption finance. The former refers to money, which is needed to pay for the initial construction of housing whereas the latter refers to the ways in which households meet the cost of buying or renting. What consumers need is some method of spreading the cost of housing over a long period, thereby reducing cost to an affordable proportion of regular income in terms of housing affordability. 
The relationship between savings and down payment had been studied by Mayer and Engelhardt (1996). They used survey data in US to explore housing affordability for first-time buyers by looking at how buyers financed their homes. They found that first-time home buyers relied on gifts from relatives rather than on their own savings in accumulating the down payment. They equally discovered that consistent increases in house prices had a significant effect on down payment accumulation. Government-provided assistance for the first home buyers is another way to help with the down-payment problems. Similarly, Li and Yi (2007) examined the housing finance system in Guangzhou and found that the main source of money facilitating home purchases is the nationwide mandatory Housing Provident Fund (HPF). However, only about 20 percent of home purchased were financed by the HPF and personal savings. They found out that parental support was the most important sources of funding for home purchase. Access to mortgage finance has played a relatively minor role in China’s drive towards home ownership. According to Rakhodi (1991), finance for house construction and purchase is in very limited supply in the third world. The formal sector housing finance is only available to small portion of urban population. Bichi (2002) differentiated between housing affordability and housing finance affordability. Housing affordability is generally an issue of absolute povertyhouseholds that cannot afford minimum housing standard available and require assistance. Housing finance affordability describes the problem of low and moderate income groups with regard to high cost of housing finance. Also, a study by Gibb and Whitehead (2007) suggested that there are three sources of finance for house ownership: the individual household’s own available resources; borrowing from others and therefore paying later; or contributions from others, notably through government taxation and subsidy. In addition, Adedeji, and Olotuah (2012) examined accessibility of lowincome earners to housing finance in Nigeria. He uncovered that the level of accessibility of low-income earners to housing finance in Nigeria is still very low despite the intermediation of private developers and cooperative societies in sourcing housing finance. The study further shows that funds obtained from credit societies for housing are often insufficient due to high cost of building materials and labor for construction. However, in spite of these intermediation efforts of private developers and cooperative societies in providing finance for housing, accessibility level to housing finance by the low-income earners is still very low. The study recommends that access to housing finance will enhance their chances of putting up houses that meet their needs and which are built in accordance to their economic state. 

Housing And Sustainable Development  
Housing is often narrowly defined as buildings, dwellings or places of abode. However, housing is much broader and complex than a house in which people live [Kabir,2001]. It also involves the provision of essential amenities and infrastructural facilities towards achieving comfortable living in the built environment [Kabir,2001]. It is a process of providing safe, functional, and affordable shelter while reflecting the socio-economic, cultural aspirations and preferences of individuals and families within the community. Housing is, therefore, a critical component in the social and economic rubric of nations. It has a profound influence on health, efficiency, social behaviour, satisfaction and general welfare of a community. As observed by [Waziri 2013], housing links the physical development of a city, with its social and economic attributes. The concept of sustainable development is premised on the principle of economic and social development. It seeks to achieve a balance between human activities and nature without jeopardizing social and economic systems for future generations. It refers to the ability of the “natural environment” to sustain the physical, social and economic activities, for the overall human development [Vehbi,2010]. It is a multidimensional process that links environmental protection with economically, socially and culturally sound development. Therefore, the concept of housing is closely related to the concept of sustainability in the context of socio cultural, economic, and environmental concerns. The underlying idea behind the concept of sustainable housing is the achievement of sustainable development. Since the prime objective of sustainable development is to meet the needs of the present generation without jeopardizing the needs of future generation [UN-habita, 2006], incorporating the principles of sustainability into housing policies will ensure the achievement of sustainable development. Housing programmes that are devoid of sustainability criteria might result in adverse consequences. Sustainable housing delivery has formed part of the major discussion in several global conventions. They include the 1992 Rio-de-Janeiro summit on environment and development, the 1996 Habitat Summit in Istanbul, the United Nations Millennium Development Goals (MDG) Summit 2000 in New York, and the 2005 La Havana Summit. These global efforts culminated into the United Nation Habitat “Agenda 21”. The primary objective of the Agenda is the provision and delivery of adequate, safe, secure, accessible, affordable and sanitary housing as a fundamental human right [UN-habita, 2006]. 
Housing Provision During The Colonial Period 
Before the advent of the colonial rule in the 20th Century, a communal system of housing delivery was prevalent in most Nigerian communities. Individuals and families build houses through collective efforts of peer groups under the authority of community leaders. During the colonial period, one of the policies of the colonial administration to housing in Nigeria is the redevelopment of decaying ‘core’ areas and the renewal of ‘slums’ areas. In line with policy, the colonial government embarked on slum clearance and upgrading of central Lagos― the then federal capital city. The program had to its credit the development of Apapa and Victoria Island as high and low-density residential areas respectively. The renewal/upgrading policy also resulted in the construction of of Ebute
Metta housing scheme, which provided housing units to the federal civil servants through payroll deduction system. 
The colonial administration also established the Nigerian Building Society (NBS) in 1956 with the aim of extending housing opportunities to include those outside the public sector. The NBS are similar to mortgage bankers in the British system of housing provision. Similarly, during the 1952 - 1960, the administrative structure of Nigeria comprises of three semi-autonomous regions. Each of these regional governments established respective Housing Corporations charged with the responsibility of developing estates and providing mortgages for the people to build their houses. 
However, inadequate finance and problem of rehousing the displaced persons are cited as some of the drawbacks that confronted the redevelopment project. In addition, the housing programs did not make any improvement on the housing situation of the urban poor [Ekwueme1980] as it benefited only a few civil servants. As observed by [Ukoje2014], the housing programs provided houses only for expatriates and some selected indigenous staff such as the Railways and the Armed Forces.
Housing Provision After Independence 
After independence, the Federal Housing Authority (FHA) was established under Decree No. 40 of 1973. The authority was charged with the responsibility of making proposals for housing programs and implementing those approved by the government. The FHA constructed several housing estates under the National Housing Program. The program was implemented in phases in line with National Development Plans (NDPs) for the country. For instance, the Festival Town and Ipaja Town in Lagos were constructed under the 1975 - 1980 National Housing Program. The 1981 - 1985 National Housing Program was designed to provide 350 medium and high-income housing units in each of the states of the federation Online(2011).
On the other hand, the 1986 – 1993 phase of the NHP experienced so many abandoned housing projects that resulted from the past failed programs. For this reason, the period was tagged "a period of consolidation". Emphasis during the period, therefore, shifted from new programs to completion of the suspended housing schemes. On the other hand, the 1994-1995 National Housing Program was designed to provide 121,000 houses nationwide, for all income groups. The FHA also developed the first ever federal low-cost housing estates in the then 19 state capitals. The low-cost housing estates served as the first significant government effort at providing affordable housing to Nigerian citizens on long-term mortgage repayment system. 

Affordable Housing Scheme 
Another dimension of the housing problem in Nigeria is that of affordability. In 2003, it was discovered that although houses were available, they were not affordable as most of them were high-priced. In line with the suggestion made by [Mabogunje(2002)], the federal government made some institutional and legislative reforms. The reform provided for the establishment of Federal Ministry of Housing and Urban Development. 
The policy trust of the period 2003 – 2004 recognized the ability of the private sector in the delivery of affordable houses on a sustainable basis. Accordingly, several affordable housing schemes were implemented in conjunction with the new ministry. In some cases, selected developers were given some concession by the government with the aim of providing affordable housing. 

Factors Responsible for High Housing Pricing Trends 

There are several factors responsible for high house prices. These include land allocation costs, the high cost of funding, the high cost of building materials (cement and steel), logistical challenges and the dearth of skilled artisans. The price of land is beyond the reach of most individuals and even where government partners with developers, the land allocation costs and charges make it impossible to deliver the housing units at an affordable price for the low-income market. The site and services land acquisition programme in Lagos State has not been as effective as planned. House prices in Nigeria are also a function of location of the property. Both sales and rental prices are higher in urban areas than rural areas. This is why most low-income housing is located in suburbs of major cities. However, as the cities expand, these suburbs soon become part of the cities. In the past 10 years, values of properties have generally been on the increase (15 % a year for both sales and rental) until 2008 and early 2009 when prices in the middle- and upper-income segment fell by 30 to 40 % depending on the location. Since then, they have stabilized around the crashed prices38 A major problem of Housing in Nigeria, has been with ownership right under the Land Use Act 1978 with ownership of all Land to the Governor of each State39 and is a substantial deterrent to housing and Housing investment in Nigeria. In actual fact, this right of occupancy is endorsed with a Certificate of Occupancy issued to the recipient.

Appreciating this problem, both public and private sector developers make effort through various activities to bridge the gap between housing supply and demands but the cost of building materials, deficiency of housing finance arrangement, stringent loan conditions from mortgage banks, government policies among other problems have affected housing significantly in Nigeria (Raji 2008; Bichi, 1997, Daramola 2004). These include: 
Unavailability of Land for Housing: 

The relatively small size of the land resource base coupled with its historical and current pattern of ownership presents a serious constraint to housing. At every focus group discussion held in the various communities, the high price of land was identified as one of the major constraint to housing production. Therefore, land availability problem appears to be critical and deserving of special consideration. In particular, the various policy makers will need to address the challenge of improving the supply of affordable housing given a small. Consistent with the draft Land Use Policy, specific strategies and action plans relating to government’s acquisition of available lands within communities will need to be examined in order to create housing land banks and consequentially focus on the needs of their residents. The acquisition of lands within communities for residential purposes should also be viewed within the sociological context of maintaining the community’s cultural base (Jibrin,2010) .

High Cost of Infrastructure: 

Another deterrent to housing production by both the private and public sectors is the high investment cost of land infrastructure particularly where the development is distant from existing infrastructure. The developer fully bears the high investment cost of provision of water and road infrastructure to a new site, without future benefits for connections made off these infrastructures to other sites by other individuals or developers. This high cost of infrastructure significantly influences the final price of the serviced land and ultimately, the cost of housing to the consumer. Therefore, there is a need to firstly re-examine the high initial cost of land infrastructure cost and secondly to develop a common approach for the provision of utilities to housing developments. The cost of infrastructure accounts for about 25–30 % of housing expenditures. It is a main factor in the delivery of inexpensive housing. Authority has ignored this area and developers now deliver same, thus increasing the cost of houses. This is obvious in many gated residential communities across the populace, where the contractor provides autonomous electrical energy, water treatment plant, sewage plants, access roads to the estate, etc(Ibrahim,2012)
Increasing Rural- Urban Migration: 

Rural–urban drift has not only placed a significant strain on the supply of housing, but has also resulted in severe traffic management problems. Indeed, the expressed demand for multi-family (apartment) housing in city is significant. Therefore, the recent proposals by central government to undertake renewal of some cities must be integrated within the proposed housing policy insofar as the housing aspects are concerned. At the macroeconomic level, a major challenge is the needed to promote economic development policies that will reduce the rate of urbanisation by providing more employment opportunities in rural areas (Keivani,2001). 
Inadequate Finance Mechanisms for Low-Income Housing: 

While a review of the housing credit sector indicates a reasonable supply of financial institutions, access by low-income households appears to be limited. In particular, households in the poorest income excluded from the formal credit sector. This is partly due to inflexible eligibility criteria for borrowing which involve steady income streams and land security. Therefore, appropriate mechanisms for financing low-income households must be leveraged, with particular emphasis on more realistic eligibility criteria and lower interest rates. Additionally, the institutional mechanism for administering low-interest finance to low-income households should be revisited. Given the fact that housing is one of the key basic human rights, attention is required with respect to the housing needs of the most vulnerable. While some housing assistance is provided through the government housing incentives, the mechanism for accessing these incentives remains largely unstructured. As a result, the benefits could be unintentionally diverted to higher-income groups. Therefore, it is important that clear incentive regimes be developed to specifically target low-income households. In that regard, there is a need for strategies and action plans to gather information on the socio-economic characteristics and geographic distribution of the poorest income quintile. More importantly, the specific allocation of funds through the annual national budgeting system is required for a focused approach to affordable housing for low-income households(Abubakar,2012) . 
Cumbersome Regulatory Approval Process: 

The lengthy and complicated regulatory approval process hinders efficiency within the housing delivery system. While certain measures instituted by the government are necessary, they tend to lengthen the regulatory process for obtaining planning approvals for land sub-division. In particular, the extensive delay caused by government referral  agencies with respect to planning approvals has serious cost implications for private developers and ultimately, adversely affects in the final price to housing consumers Waziri (2013) . 
Limited Private Sector Involvement: 

The analysis of the housing situation has confirmed that private sector involvement has always been minimal, particularly in the production of low-income housing. There is also an absence of public–private sector partnerships in housing delivery. This situation exists despite several efforts by government, particularly in the form of fiscal incentives. The relatively high cost of undeveloped land, strict requirements and the cumbersome regulatory approval process are some of the deterrents posited for the low level of private sector involvement. Therefore, strategies should be developed to promote increased involvement of the private sector as well as to address the issue of public–private sector partnerships in the provision of housing with particular attention to lowincome groups ( Ebie,2004)
Policy and Regulatory Tasks: 

The Land Use Act of 1978 has become hindrance to making land accessible for housing. This issue has been responsible for the lengthy administrative procedure of securing the Certificate of Occupancy, the document that confers ownership of the land to the individual from the government. Also, the Act has not assured security of title, and cost remains prohibitive, while access to titled and registered land is problematic and burdensome. 
Taxes and Fees: 

The levy problem on housing provision and development in Nigeria is huge. Value added tax (VAT), which is deducted at numerous stages of the building approval, adds as much as 30 % to the total cost of a house. This is exclusive of filing fees and stamp duties. This eventually places the sales price of the item beyond the reach of low-income recipients. The levies and taxes paid on the from the foundation of the building construction to the conclusion of the building very high Waziri (2013).
Property Registration and Building Approval: 

Registering property and building approval is generally slow, burdensome and expensive. However, there has been some improvement since 2008 when the new reforms had led to a reduction in the time required to complete the process from 274 to 80 days. 
Financial Sector Tasks: 

The insufficient resources and capital base of most primary mortgages limits their ability to deliver needed finance to meet housing demand56 

Capital Challenges: 

Finance is a major task in the Nigerian housing provision. Housing provision is characterized by high interest rates, which are a reflection of the source of funds which is mostly short tenured (30, 60 and 90 days). Housing finance where present is structured as variable rate mortgages. Funding tasks lead to affordability issues. Consequently, there is a gap between the price of houses and the earnings of end users. 
Inaccessibility of Secondary Market: 

There is no well-organized secondary mortgage market linked to capital markets and institutional investors. This puts enormous burden on primary mortgage institutions or housing finance institutions to carry the mortgage loans to maturity. Presently, outstanding mortgage loans remain unpaid no matter the tenure. This confines the inability of the primary mortgage institutions to create more loans. 

2.2
THEORETICAL FRAMEWORK
Bid Rent Theory

The origin of this approach is quiet old. Indeed, Von Thunen 1826, created his original model of agricultural land use, which stands as a cornerstone of land use theory, using this approach. But surprising, the approach is closely related to the duality approach of modern microeconomics. Consequently, by employing it, one can develop modern land use theory in a manner that is not only intuitive. The bid rent theory is based on microeconomic theory and was basically developed in the context of urban land uses and urban land values. The bid rent function in the theory explains the relation between urban land uses and urban land values. In a very simplified view, households and companies make a trade off between land price, transportation costs and the amount of land they use. This output in a convex land price curve with the highest land prices close to the city centre. The derivation of agricultural and rural land values in the bid rent theory owes more to Von Thunen’s theory than the work of Alonso. The crop that produces the maximum revenue at a particular location will be able to make the highest bid and then will be cultivated on that parcel. The land is sold to households, or firms in case their bid is higher than the bid of agriculture; this situation which defines the limits of the city.The bid rent theory does not directly end with an operational model of land use and land prices. It relies strongly on an analysis of the market, market prices and bids actors. In reality, however, the land market is not transparent and market information is often hard to get. However, other values than the market price for land can exist, like social land value or non-revealed values as a result of zoning restrictions. Other methods, like the hedonic pricing method which values the various amenities of a parcel of land for an actor, can be used to actually choose land prices.

CHAPTER THREE

RESEARCH METHODOLOGY

3.1
INTRODUCTION

In this chapter, we described the research procedure for this study. A research methodology is a research process adopted or employed to systematically and scientifically present the results of a study to the research audience viz. a vis, the study beneficiaries.
3.2
RESEARCH DESIGN

Research designs are perceived to be an overall strategy adopted by the researcher whereby different components of the study are integrated in a logical manner to effectively address a research problem. In this study, the researcher employed the survey research design. This is due to the nature of the study whereby the opinion and views of people are sampled. According to Singleton & Straits, (2009), Survey research can use quantitative research strategies (e.g., using questionnaires with numerically rated items), qualitative research strategies (e.g., using open-ended questions), or both strategies (i.e., mixed methods). As it is often used to describe and explore human behaviour, surveys are therefore frequently used in social and psychological research.
3.3
POPULATION OF THE STUDY


According to Udoyen (2019), a study population is a group of elements or individuals as the case may be, who share similar characteristics. These similar features can include location, gender, age, sex or specific interest. The emphasis on study population is that it constitute of individuals or elements that are homogeneous in description. 

This study was carried out to examine an evaluation of the challenges to providing affordable housing in Nigeria using Makurdi, Benue State  as a case study. Residents of Makurdi  form the population of the study.
3.4
SAMPLE SIZE DETERMINATION

A study sample is simply a systematic selected part of a population that infers its result on the population. In essence, it is that part of a whole that represents the whole and its members share characteristics in like similitude (Udoyen, 2019). In this study, the researcher adopted the convenient sampling method to determine the sample size. 
3.5
SAMPLE SIZE SELECTION TECHNIQUE AND PROCEDURE

According to Nwana (2005), sampling techniques are procedures adopted to systematically select the chosen sample in a specified away under controls. This research work adopted the convenience sampling technique in selecting the respondents from the total population.

In this study, the researcher adopted the convenient sampling method to determine the sample size. Out of all the entire population of Residents of Makurdi , the researcher conveniently eighty (80) participant as the sample size for this study. According to Torty (2021), a sample of convenience is the terminology used to describe a sample in which elements have been selected from the target population on the basis of their accessibility or convenience to the researcher.
3.6 
RESEARCH INSTRUMENT AND ADMINISTRATION

The research instrument used in this study is the questionnaire. A survey containing series of questions were administered to the enrolled participants. The questionnaire was divided into two sections, the first section enquired about the responses demographic or personal data while the second sections were in line with the study objectives, aimed at providing answers to the research questions. Participants were required to respond by placing a tick at the appropriate column. The questionnaire was personally administered by the researcher.
3.7
METHOD OF DATA COLLECTION

Two methods of data collection which are primary source and secondary source were used to collect data. The primary sources was the use of questionnaires, while the secondary sources include textbooks, internet, journals, published and unpublished articles and government publications.
3.8
METHOD OF DATA ANALYSIS

The responses were analyzed using the frequency  tables, which provided answers to the research questions. 

3.9
VALIDITY OF THE STUDY

Validity referred here is the degree or extent to which an instrument actually measures what is intended to measure. An instrument is valid to the extent that is tailored to achieve the research objectives. The researcher constructed the questionnaire for the study and submitted to the project supervisor who used his intellectual knowledge to critically, analytically and logically examine the instruments relevance of the contents and statements and then made the instrument valid for the study.
3.10
RELIABILITY OF THE STUDY

The reliability of the research instrument was determined. The Pearson Correlation Coefficient was used to determine the reliability of the instrument. A co-efficient value of 0.68 indicated that the research instrument was relatively reliable. According to (Taber, 2017) the range of a reasonable reliability is between 0.67 and 0.87.
3.11
ETHICAL CONSIDERATION

he study was approved by the Project Committee of the Department.  Informed consent was obtained from all study participants before they were enrolled in the study. Permission was sought from the relevant authorities to carry out the study. Date to visit the place of study for questionnaire distribution was put in place in advance.

CHAPTER FOUR

DATA PRESENTATION AND ANALYSIS

INTRODUCTION

This chapter presents the analysis of data derived through the questionnaire and key informant interview administered on the respondents in the study area. The analysis and interpretation were derived from the findings of the study. The data analysis depicts the simple frequency and percentage of the respondents as well as interpretation of the information gathered. A total of eighty (80) questionnaires were administered to respondents of which only seventy-seven (77) were returned and validated. This was due to irregular, incomplete and inappropriate responses to some questionnaire. For this study a total of 77 was validated for the analysis.

4.1
DATA PRESENTATION
Table 4.1: Demographic profile of the respondents

	Demographic information
	Frequency
	percent

	Gender

Male
	
	

	
	42
	54.5%

	Female
	35
	45.5%

	Age
	
	

	20-25
	15
	19.5%

	25-30
	19
	24.7%

	31-35
	23
	29.9%

	36+
	20
	25.9%

	Marital Status
	
	

	Single 
	10
	12.9%

	Married
	64
	83.1%

	Separated
	0
	0%

	Widowed
	3
	3.9%

	Education Level
	
	g

	WAEC
	17
	22%

	BS.c
	35
	45.45%

	MS.c
	25
	32.46%

	MBA
	00
	0%


Source: Field Survey, 2021

4.2
DESCRIPTIVE ANALYSIS

Question 1: What is  the  motivation behind existing players  of housing development  in the  low income market

Table 4.3
respondent on question 1

	Options
	Yes
	No
	Total %

	to generate positive spillover effects
	77

(100%)
	00
	77

(100%)

	increasing demand for local jobs and businesses
	77

(100%)
	00
	77

(100%)

	raising property values
	77

(100%)
	00
	77

(100%)


Field Survey, 2021

From the responses obtained as expressed in the table above, all the respondents constituting 100% said yes in all the options provided. There was no record of no.

Question2:Whaare  the  housing  development  models  that  have  been  adopted  in  Makurdi  for affordable housing projects?

Table 4.4
Respondent on question 2

	Options
	Yes
	No
	Total %

	 Land and infrastructure
	77

(100%)
	00
	77

(100%)

	Housing allocation
	77

(100%)
	00
	77

(100%)

	Monitoring and review
	77

(100%)
	00
	77

(100%)


Field Survey, 2021

From the responses obtained as expressed in the table above, all the respondents constituting 100% said yes in all the options provided. There was no record of no.

Question3:  What are the challenges faced by the developers in the low income housing market?

Table 4.5:
Respondent on question 3

	Options
	Yes
	No
	Total %

	land-use regulations
	77

(100%)
	00
	77

(100%)

	cost are key factors
	77

(100%)
	00
	77

(100%)

	density restrictions which makes it hard or impossible to navigate the local landscape
	77

(100%)
	00
	77

(100%)


Field Survey, 2021

From the responses obtained as expressed in the table above, all the respondents constituting 100% said yes in all the options provided. There was no record of no.

CHAPTER FIVE

SUMMARY, CONCLUSION AND RECOMMENDATION

5.1
SUMMARY

In this study, our focus was on class size and teacher’s effectiveness in secondary schools using selected secondary schools in Ado Ekiti  as a case study. The study specifically was aimed at highlighting the relationship between large class size and the  quality of teaching, learning and assessment,  find out if large class size distract the teacher from been effective,  identify if class size enables the teacher to know the strength and weakness of each student, and  evaluate if class size  helps a teacher keep good discipline or manage the class.  A total of 30 responses were validated from the enrolled participants where all respondent are drawn from teachers from the selected secondary schools.

5.2
CONCLUSION

Based on the finding of this study, the following conclusions were made:

The motivation behind  housing development players is to generate positive spillover effects, increasing demand for local jobs and businesses and raising property values.

The challenges of  housing are land-use regulations, cost are key factors and density restrictions which makes it hard or impossible to navigate the local landscape.

5.3
RECOMMENDATION

Based on the responses obtained, the researcher proffers the following recommendations:

There is also the need to reposition the building industry by employing cost-effective building materials and low-cost technology.

The government must desire to provide adequate affordable housing to its citizens more especially the urban poor.
Another long term housing arrangement is for the government to arrange for mortgage facilities to provide affordable housing for its citizens depending on some parameters like income levels and working age of employees.
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APPENDIXE

QUESTIONNAIRE

PLEASE TICK [√] YOUR MOST PREFERRED CHOICE(S) ON A QUESTION.

SECTION A

PERSONAL INFORMATION
Gender

Male ( )

Female ( )

Age

20-25 ( )

25-30 ( )

31-35 ( )

36+ ( )

Marital Status

Single  ( )

Married ( )

Separated ( )

Widowed ( )

Education Level

WAEC ( )

BS.c  ( )

MS.c ( )

MBA ( )

SECTION B

Question 1: What is  the  motivation behind existing players  of housing development  in the  low income market

	Options
	Yes
	No

	to generate positive spillover effects
	
	

	increasing demand for local jobs and businesses
	
	

	raising property values
	
	


Question2:Whatare  the  housing  development  models  that  have  been  adopted  in  Makurdi  for affordable housing projects?

	Options
	Yes
	No

	 Land and infrastructure
	
	

	Housing allocation
	
	

	Monitoring and review
	
	


Question3:  What are the challenges faced by the developers in the low income housing market?

	Options
	Yes
	No

	land-use regulations
	
	

	cost are key factors
	
	

	density restrictions which makes it hard or impossible to navigate the local landscape
	
	


