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ABSTRACT

Nigeria faces a tremendous shortfall in housing provision, especially in its urban areas. Consequently, Public – Private Partnership in housing provision has been adopted as a means of addressing this problem. Several previous studies have focused on the role of government agencies in the government – provider approach to housing, but adequate attention has not been given to the role of government agencies in public – private partnerships in housing. This work attempts to fill this gap in literature by examining the role of government agencies in public – private partnerships in housing. A study of thirteen (13) government agencies in six selected Nigerian cities with more emphasis on the Imo State Housing Corporation was undertaken. The findings indicate that though the agencies tended to focus on the provision of access to land and the regulatory frameworks for housing development, the majority of Nigerians have not benefited from this arrangement. The work recommends that government agencies should also be involved in providing basic amenities and subsidies to ensure that public – private partnership housing serves the interest of most Nigerians. 

CHAPTER ONE

INTRODUCTION

1.1
BACKGROUND OF THE STUDY

Housing has been universally recognized as one of the most essential necessities of human life and is a major economic asset in every nation. Adequate housing provides the foundation for stable communities and social inclusion (Oladapo, 2006). Gilbertson, et al (2008) observed that there is a significant association between housing conditions and physical and mental health of an individual. People’s right to shelter is thus a basic one and the provision of decent housing to all requiring them should be the hallmark of ever civilized society and one of the criteria for gauging development.  

Housing delivery is a highly contentious and politicized issue that is of great concern to administrators, scholars and the public in Nigeria.

In the last few decades, the influx of people into urban areas, the natural population increase and inadequate responses by the government have contributed to the worsening housing situation in this country, to the extent that economic development and the welfare of the citizens are adversely affected. (Akinmoladan and Oluwoye, 2007; Ademilyi and Raji, 2008). These problems have became more critical in the cities, where huge housing supply deficits, dilapidated housing conditions, high cost of housing as well as proliferation of slums and squatter settlements exist (Iyagba and Asunmo, 1997; Adedey, 2006; Un- HABITAT, 2006; 2006d, Daramola, 2006).


As a result, a large majority of urban residents, particularly the low income earners who constitute about 50% of Nigeria’s 140 million people (Oxford police management, 2004) are forced to live in conditions that constitute an affront to human dignity (Alkali, 2005;Coker, et al 2007; UNFPA, 2007; Aribigbola, 2008).


However, the provision of adequate housing in Nigeria and other developing nations alike still remains one of the most intractable challenges facing human and national development. Previous attempts by all stakeholders including government agencies, planners in solving the housing problems have yielded little or no success.


In recognition of the fact that either the public or the private sector are able to address this problem individually, current efforts in addressing the housing situation in Nigeria are mostly based on collaborative efforts (National Economic Empowerment and Development strategy, 2004 Mabogunje, 2003). Public private partnerships (PPPS) are among the most common forms of such collaborative efforts (Emerole, 2002; Ikekpeazu, 2004; Owei, 2007; AMCHUD, 2005: 13). 

Thus, this work is comprised of five chapters. Chapter one is made up of the background of the study, the statement of problems, aims and objectives of the study, the research question, hypothesis, significance of the study, scope of the study, the study area and the definition of terms. In chapter two available literature relating to the study were critically reviewed. Thereafter, follows with an outline of the research methodology in chapter three. Data were collected, collated, analyzed and presented in chapter four. Finally, findings, implications, conclusion and recommendation were drawn in chapter five. 

OVERVIEW OF IMO STATE, NIGERIA

Imo state is one of the 36 states of Nigeria and lies in the south east of Nigeria, Owerri is its capital and largest city. Its other major cities are Orlu and Okigwe. It occupies the area between the lower river Niger and the upper and middle Imo River. Imo State is bordered by Abia State in the East, River Niger and Delta State to the west, Anambra state in the North and Rivers state to the south. The state lies within latitudes 404s1N and 7015

And longitude 60501E and 70251E with an area of around 5, 100sq km. the economy of the state depends primarily on agriculture and commerce. The state has several natural resources including crude oil, natural gas, lead, calcium carbonate and zinc.


The profitable flora includes Iroko, mahogany, Obeche, Bamboo, rubber tree and oil palm. Additionally, white clay, fine sand and limestone are found in the state. Imo state major towns include Isu, Okigwe, Ogute, Orlu, Atta Ikeduru, Akokwa, Mbaise, Mbaitolo, Mbieri, Oheyi/ Egbeme, Orodo, Nkwere, Ubuhe, Ngor Okpala, Omuma, Mgbidi, Awo-oma mma, Izombe, ORSU and Mbano. Imo river being the river in the state, drains through Abia state, where it is joined by Aba River from the North, and Akwa Ibom state in the Atlantic ocean. The rainy season begins in April and lasts until October annual rainfall varying from 1,500mm to 2,200mm (60 to 50 inches) with an average annual temperature above 200c (68. 00F) creates an annual relative humidity of 75%, it has a high population density, the soil has been degraded and much of the native vegetation has   disappeared. This deforestation has triggered soil erosion which is compounded by heavy seasonal rainfall that has led to the destruction of houses and roads.

1.2
STATEMENT OF THE PROBLEM

Housing finance constitutes one of the major pillars of housing delivery.

Indeed, without a well organized and efficient housing finance mechanism, the goal of a housing development policy will be largely unattainable.


Housing finance has been recognized as an important, almost indispensable factor in the housing delivery system. This is because only the very few in any nation can afford a major renovation of the house. Most other people must have to finance their building and maintenance through loans, personal savings, assistance from relatives or friends and gifts. Introduction of public private partnerships (PPPs) in housing delivery is to enhance the productivity of the housing sector, increase housing affordability and improve access to basic infrastructure and social services.  Although PPPs have been adopted in addressing housing provision challenges in Nigeria, the extent to which government is responding to its changing role and the emphasis on collaborations in housing provisions have not been adequately addressed.

As a result, a large majority of urban residents, particularly the low-income earners who constitute about 50% of Nigerians over 140 million people are forced to live in conditions that constitute an affront to human dignity. The influx of people into urban areas, the natural population increase and inadequate response by the government have contributed to the worsening housing situation in this country to the extent that economic development and the welfare of the citizens are adversely affected. These problems have become more critical in the cities, where huge housing supply deficits, dilapidated housing conditions, high cost of housing as well as settlements exists. It is in light of these that this work is undertaken to carry out an assessment of the role of government agencies in public private partnership in housing delivery in Nigeria

1.3
OBJECTIVES OF THE STUDY     

The aim of this study is to assess the role of government agencies in the public- private partnership in housing delivery in Nigeria. These will be achieved by the following objective which includes:

To identify the different types of public private partnership arrangements in use.

To examine the relevance of public private partnership.

To examine the roles of government agencies in public private partnership in housing delivering.

To identify the actors and their roles in public private partnership in housing provision.

To identify the problems/ challenges faced by government agencies in public private partnership in housing provision and prefer solution.

1.4
RESEARCH QUESTIONS

At the end of the study, the following questions would have been answered;

What are the lasting solutions to housing problems in Nigeria?

What roles do government agencies play in public private partnership in housing delivery?

What are the different types of public private partnership arrangements in use?

What is the relevance of public private partnership in housing delivery?

Who are the principle actors and their roles in public private partnership in housing delivery?

What are the problems/ challenges face by government agencies in public private partnership in housing provision?

1.5
RESEARCH HYPOTHESIS

The following hypotheses were formulated for this research:

H0: Government agencies do not play a vital role in public private partnership in housing provision.

HA: Government agencies have a vital role to play in public -private partnership in housing provisions

1.6
SIGNIFICANCE OF THE STUDY

The result of this study will educate the general public on the role of government agencies in public- private partnership and how it can be used as the instruments of development in housing delivery.


The findings will sensitizes the stakeholders in building construction and real estate for effective collaboration with the public and private sector to ensure speedy financing and delivery of housing units all over the country noting that public−private partnership has facilitated development in housing delivery and maintenance in other advanced countries of the world.

This research will also serve as a resource base to other scholars and researchers interested in carrying out further research in this field subsequently, to provide new explanation to the topic.

The result of this study will assist in finding enduring solutions to the housing problem in Nigeria.

1.7
SCOPE OF THE STUDY/ DELIMITATION

This study on the role of government agencies in public – private partnership in housing delivery in Nigeria will cover the involvement of the government agencies in the provision and maintenance of housing development. The focus will be the role of Imo State Housing Corporation in the framework of housing delivery in Imo State.

1.8
DEFINITION OF TERMS 

Public- Private Partnership (PPPs), Housing, Assessment, Role.


PUBLIC- PRIVATE PARTNERSHIP (PPPS): have been defined in various ways (Osbume, 2000: Xie and Stough, 2002; Warner and Sullivan, 2004; Rein et al; 2005; Tomlinson, 2005; Pessoa, 2006; Mazous et al; 2008). In its simplest form, Fiszbein and lowden (1999: 164) defined public-private partnership as “the pooling of resources (Financial, human, technical and intangible such as information and political support) from public and private sources to achieve a commonly agreed goal”. 


It has also been defined as collaborative effort among public, private and third sector organizations based on mutual trust, a division of labour and a comparative advantage in the sharing of responsibilities, risks and benefits (Brinkerhoff and Brinkerhoff 2004; Tomlisan, 2005; Selstery and parker, 2005, Un-Habitat, 2006b, shelter Afriqure, 2008).

HOUSING: According to Oxford Advanced Leaner’s Dictionary of current English, housing has been defined as “houses, flats, etc; accommodation or providing accommodation for people.

ASSESSMENT: it has been defined as “a carefully considered opinion or judgment or the action of assessing somebody/ something (Oxford Advanced learners dictionary).

ROLE: It is defined as “a function that a person or thing typically has or is expected to have”.

SLUMS: Slum is defined as a house or a neighborhood that is in a poor condition and that is generally considered unsafe and not nice to live or be in.

URBAN SETTLEMENT: This is a concentrated settlement that constitutes or is the part of an urban area. It is an area with high density of human-created structures.

CHAPTER TWO

LITERATURE REVIEW
2.1
CONCEPTUAL REVIEW

Concept of Housing 

Housing is defined as the process of providing safe, comfortable, attractive, functional, affordable and identifiable shelter in a proper setting within a neighbourhood, supported by continuous maintenance of the built environment for the daily living activities of individuals/families within the community while reflecting their socio-economic, cultural aspirations and preferences (National Housing Policy, 2012). The World Health Organization (WHO) describes “housing as residential environment which includes the physical structure used for shelter, all necessary services, facilities, equipment and devices needed or desired for the physical and mental health and social wellbeing of the family and individuals”. A house also provides the physical framework in which human, social, economic, and cultural resources are realized, enriched, and integrated. In the traditional African society, in particular, housing is, in fact, one of the greatly cherished material properties (Ademiluyi, 2010). Housing has been a driver of economic growth throughout the world and there is no reason why it cannot do the same in Africa (Giddings, 2007). Failure to look into issues in the delivery of affordable housing and improved urban service delivery will not only lead to the creation of slums and worsen the standard of living for the majority of Africa‟s urban dwellers, it will also deter the region‟s plans to create the broad-based economic growth required to lower poverty (Giddings, 2007).
Meaning of Partnership 
A partner means a shares (with person, in or of things), persons associated with others in business of which he shares risks and profits (Oxford, 1964). Partnership on the other hand, means the state of being a partner in a contract between people engaged in any business (Chambers, 1983). Partnership among all actors within the country from public, private, voluntary, non-governmental organizations and individuals are essential to housing delivery (Osibogun, 2003). During the past decade, rapidly changing politically and economic forces have created an environment in which many public and private sector leaders have discovered a strong mutual interest in exploring new ways to form and sustain partnerships (Donna, 2006). 

As many states and communities are learning, partnerships can effectively bring together a wide range of contributors, including governments, business, philanthropies, families and service providers, to expand and improve housing delivery and other services for any society. In today’s global environment, it is widely recognized that building partnerships is indispensable to realizing the enabling approach for promoting sustainable development. This can also be widely achieved if the private sector is party to the arrangements. The private sector is seen here as ‘a basic organizing principle for economic activity where private ownership is an important factor, where markets and competition drive production and where private initiatives and risk-taking set activities in motion (DAC, 1995; cited in Lindahl, 2005).

Omole (2009), asserted that housing is essential and comprises of vital services and facilities, which constitutes the physical environment that connects individuals with the community in which they evolve. Therefore, environmental amenities like waste disposal, water supply, road access and location services inferred by the distinct links between required economic and social infrastructure like education, health and recreation are all parts of the package of services designated as housing (Aribigbola, 2001). The National Technical Working Group on Housing (2009), describes the meaningful influence housing plays in the economy as it accounts for a substantial part of the manufacturing activity of a country, through its linkages to land markets, furniture, materials used for building, labour markets and its relationship with financial markets. 

The Urban Housing Scene in Nigeria 
Urbanization in Africa has not yet brought the economic development and degree of prosperity that might have been expected (Giddings, 2007). Inadequate education and physical infrastructure, combined with poor governance, have constrained the efficient use of productive resources, and the industrial development that might have come with it (UN-HABITAT, 2012). Housing is a key component of urban development. Improved housing is not only a desirable goal in its own right, but it also contributes to economic growth, social development, improved governance and enhanced security and stability (Giddings, 2007). The crisis in the housing sector of the developing world has various dimensions, which range from absolute housing units shortages, to the emergence and proliferation of the slums/squatter settlements, the rising cost of housing rent, and the growing inability of the average citizen to own their own houses or procure decent accommodation of their taste in the housing market (Ademiluyi, 2010).

Ibem (2009), opined that one of the major problems developing countries are faced with, is the issue of inadequate provision of housing and infrastructure for the growing urban population. According to Giddings (2007), African governments‟ efforts to provide shelter for the increasing urban population hasn‟t yielded much result, very little new housing is actually being built or improved by the formal sector and most of it that is built remains unaffordable to the great majority of the poor. Since the urban areas is regarded as the engine of growth which propels national economic development (Akhmat and Bochun, 2010), the effects and problems generating from these population growth have obviously constituted critical challenges to sustainable housing and urban development (Jiboye, 2011). Giddings (2007), estimates that Zambia has 74% of urban dwellers living in slums; in Nigeria, 80%; in Sudan, 85.7%; in Tanzania, 92.1%; in Madagascar 92.9%; and in Ethiopia, a staggering 99.4%. The Kibera slum in Nairobi has more than half a million people packed into 225 hectares (2,000 people per hectare) 

The proportion of the Nigerian population living in urban centers has therefore increased phenomenally over the years; while only 7% of Nigerians lived in urban centers in the 1930s, and 10 percent in 1950, by 1970, 1980 and 1990, 20 percent, 27 percent and 35% lived in the cities respectively (Jiboye, 2011). Over 40% of Nigerians now live in urban centers of varying sizes (Okupe, 2002). Olotuah (2002), estimated that about 2.3 million urban housing units are below standard, only 33% of houses are considered to be physically sound, and 44% and 19% require minor and major repairs respectively to bring them to normative and structural standards. It is the right of every individual to have decent housing yet a greater number of Nigerians live in poor housing conditions. The reality of this development is that the urban house forms in Nigeria is occupied by extended family living with many inconveniences, while spatial congestion and infrastructures overloads cause problems in living comfort (Awotona and Ogunshakin, 1994; Jiboye, 2011). According to Jiboye (2011), the issue of inadequate housing can be attributed to rapid urbanization and lack of policy implementation witnessed in major cities across the country which is the case of the study area, Imo State.

Public Private Partnership in Housing in Nigeria 

The Council for Public Private Partnership (2003) in Canada defines PPP as a „cooperative venture between the public and private sectors, built on the expertise of each partner, that best meets clearly defined public needs through the appropriate allocation of resources, risks and rewards‟. Public Private Partnership (PPP) may also be defined as a contractual agreement between the government and the private sector for the delivery of goods and services normally provided by the government with both party sharing in the risks and rewards inherent in the delivery of the goods or service which include financial risks and responsibilities (World Bank, 2015) . In simple terms, public private partnership means the cooperation of the government and the private sector where each party contributes her quota to the delivery of goods and services. 

In housing provision, PPP has gained currency in recent times on the premise that it promotes multi-stakeholders‟ participation; enhances productivity of the public- sector housing and reduces housing affordability challenges (UN-HABITAT, 2006b; Shelter 13 Afrique, 2008). Based on the agreement, PPP in housing according to the enablement, the private sector plays the role of physical construction, funding, implementation and in some cases the management of the disposal. Government’s role on the other hand is by setting the goals, supervision and monitoring, standardization and provision of legal, institutional, economic policy frameworks (Abdullahi and Aziz 2010; Sengupta, 2007 and Tipple; Tecco, 2008). Akintoye et al., (2006) observed that the delivery of adequate housing through PPP with a functioning housing market is more effective than through the public agencies or the non-profit non-governmental agencies. According to Sengupta (2006), in developing countries PPP in housing are still emerging and its utilization is dependent on the economic strength, dominant political environment and housing tradition of a particular city. In Africa, cities are growing at an exceptional rate and there is rising pressure on government to house the people and provide infrastructure facilities, but in large part governments are unable to match demand with concurrent provision of adequate housing and infrastructure (Ajanlekoko, 2001; Ukoje and Kanu, 2014). The need for PPP in housing became necessary due to the inability of the government to meet up with the rising demands of housing caused by rapid urbanization in cities. The principal motive for government‟s formulation of housing programmes and policies is to improve on existing housing conditions of the people thereby enhancing the quality of life. 

The involvement of the private sector in the provision of housing in Nigeria dates back to the early 1990s which was introduced in the 1991 National housing policy (NHP) (Ukoje and Kanu, 2014). The government embarked on a plan which entailed encouraging direct public housing provision and simultaneous stimulation of the private sector housing to improve housing delivery (Abdullahi and Aziz, 2010). The private sector was encouraged to play a more effective role in housing provision while government intervened through direct public housing provision. A more market driven strategy was adopted in the year 2000 in housing delivery and infrastructure development in Nigeria, stressing its role as that of enabler and regulator, rather than a provider (Ukoje and Kanu, 2014).
REVIEW OF PAST PUBLIC HOUSING DELIVERY STRATEGIES IN NIGERIA 
The early years of colonial administration in Nigeria saw government involvement in the construction of official residences for expatriates and senior indigenous staff in Government Reserved Areas (GRAs) through the Public Works Department (PWD) (Ogbazi, 1992; Omole 2001). The outbreak of bubonic plague in Lagos in the 1920s led to the first slum clearance and settlement upgrading programme by the Lagos Executive Development Board (LEDB) (Chukwujekwu, 2005; Aribigbola, 2008). Agbola and Jinadu (1997) indicated that between 1973 and 1995 about 36 other cases of slum clearance were reported in urban areas in Nigeria, including the widely publicised demolition of Maroko, Lagos, in 1990. Although the aim of slum clearance was to upgrade blighted areas in the cities (Nwaka, 2005), Agbola and Jinadu (1997) and Umeh (2004) contended that the strategy failed to provide decent and affordable housing to Nigerians. This was due to the non-availability of land in locations that were acceptable to displaced persons as well as the lack of adequate funds to resettle them (UN-HABITAT, 2006a). 

In 1958, two years before independence, the defunct regional governments, namely, Western, Eastern, Northern and Mid-Western Regions, established Housing Corporations to construct and manage housing estates as well as grant soft loans to individuals wishing to build their own houses. Regrettably, these agencies were unable to extend their services to the low-income group due to the lack of commitment to low-cost housing (Federal Republic of Nigeria, 1991). By establishing the Federal Housing Authority (FHA), Federal Ministry of Environment Housing and Urban Development (FMEHUD), Ministry of Works and Housing, State Housing Corporations and Federal Mortgage Bank of Nigeria (FMGN) in the 1970s, Nigeria was set to witness massive government involvement in housing construction. The first government-assisted self-help housing programme took off in the then newly created states of Bauchi, Benue, Gongola, Imo, Niger, Ogun and Ondo as well as in Lagos in the mid 1970s. With the assistance of the World Bank, the scheme succeeded in providing serviced plots, soft loans and technical assistance to few low-income earners toward owning houses in the eight states’ capitals, but it could not be extended to other states for logistic and funding constraints on the part of the government (UN-HABITAT, 2006a; 2006c). 

Further attempts to address the housing needs of Nigerians resulted in the launching of the National Low-Cost Housing Scheme in 1975. In the Third National Development Plan (1975–1980), for instance, about 2.6 billion Naira (US$2.6 billion) was earmarked for the construction of 202,000 housing units across the country. About 24% of the 202,000 housing units were constructed at the expiration of that development plan (Gana, 2002; Mustapha, 2002), while many of the uncompleted housing units were abandoned. Consequently, the dream of homeownership by many Nigerians could not be realised through that scheme (Onibokun, 1985; Akinmoladun and Oluwoye, 2007). 

The failure of the National Low-Cost Housing Scheme led to the initiation of the National Site-and-Services Programme. The programme was intended to make serviced plots available to housing developers without many encumbrances (Onibokun,1985; UN-HABITAT, 2006a). Under the supervision of the Ministry of Works and Housing, Federal Housing Authority (FHA) and other related agencies, the programme recorded initial success in seven states, namely, Lagos, Kano, Imo, Kwara, Ondo, Rivers and Imo, as well as in the Federal Capital Territory of Abuja. However, Ajanlekoko (2001) noted that between 1986 and 1991 about 85 million Naira (US$21.25 million) was spent in providing 20,000 serviced plots in 20 states of the federation. The majority of beneficiaries were the middle- and high-income earners who could afford the high cost and who met the requirements for allocation of the serviced plots (Mba, 1992; Oruwari, 2006). 

As is true for many developing countries, government involvement in public housing provisions should ensure equity and affordability (Olotuah, 2000; Erguden, 2001; UN-HABITAT, 2006a). However, in the last few decades, the Nigerian government agencies have provided an insufficient number of low-quality and expensive housing units for few middle- and high-income earners (Awotona, 1990; Ogu, 1999; Ogu and Ogbuozobe, 2001; Kabir, 2004) and, thus, did not benefit a good proportion of the low-income people in the country (Onibokun, 1990; Mba, 1992; UN-HABITAT, 2006e; Oruwari, 2006). The challenges of poor funding, bureaucracy, the politicisation of housing programmes and the lack of proper organisation and transparency in the management of housing programmes accounted for the minimal successes recorded by the housing schemes (Onibokun, 1985; Mustapha, 2002).

CONCEPTUAL FRAMEWORK 
The basic features of PPPs are a collaboration among public, private and third sectors in joint decision-making, resource commitment, sharing of responsibilities, risks and benefits, a division of labour and comparative advantages as well as interdependence (Miraftab, 2004; Adams et al., 2006; Abd Aziz et al., 2007). Some authors (Hammami, et al., 2006; Baud and Post 2006; Yamamoto, 2007) have suggested that PPPs consist of networks of heterogeneous interdependent actors involved in governance and socio-economic development. Others (Lovin, 1999; Pierre and Peters, 2000; Brinkerhoff and Brinkerhoff, 2004) have viewed PPPs as values, processes and institutions adopted in addressing intricate societal challenges. Institutions in this context relate to a system of interacting and interdependent organisations designed by people for the purpose of collaborations within established norms, rules and constitutions (Kickert et al., 1997; Klijn and Koppenjan, 2000; Kumar, 2004). They are known to play significant roles in the progress, development and stability of a society (North, 1990; Coase, 1998). In housing provisions, for instance, institutions have been identified as vital components in the formulation, implementation and monitoring of housing policies and programmes (UNCHS, 1996; Federal Republic of Nigeria, 1991; Ikekpeazu, 2004; UN-HABITAT, 2006a), while in community development Madu and Umebali (1993), Osaghae (1998); Akinola (2007) and Ibem (2009) have demonstrated the role of indigenous institutions (e.g., town unions, age grades, social-cultural organisations) in capital and community mobilisation in Nigeria. Also, the roles and consequences of the interactions among institutions generated in diverse settings have been linked to the formation, composition and socio-economic characteristics of institutions (Ostrom, 2005; Akinola, 2007). Hence, Sanyal and Mukhija (2000) and Klijn and Teisman (2002) have suggested that the structure and socio-economic characteristics of institutions and the contextual situations in which they operate determine the outcome of their interactions within a system. 

Generally, PPPs are based on contractual agreements between the partners (Hepburn et al., 1997; Patel, 2007). However, the implementation and outcome of PPP projects are influenced by a number of factors. These include the composition, aim and objectives of the PPPs, the roles of the partners and the political, economic, socio-cultural, technological and other contextual situations within the operational area of the PPPs (Rein et al., 2005; UN-HABITAT, 2006b; Hammami et al., 2006). Therefore, Abd Aziz et al., (2007:160) contended that “national political, socio-economic, cultural and institutional contexts should be taken into consideration in analysing Public-Private Partnerships”.

In light of the foregoing, a conceptual framework for assessing the role of government agencies in PPP housing in Nigeria is proposed. This framework (see Figure 1) proposes that an assessment of the role of government agencies in PPP housing involves adequate knowledge on the composition and characteristics of the PPPs, the context of the situation in which they operate and the outcome of PPP housing provision schemes. Based on this, the conceptual framework of this study is organised into three basic components. These include the form and structure of the PPPs (e.g., the number of partners, the socio-economic and organisational characteristics of the partners, the types and objectives of the PPPs), the contextual and intervening factors that influence the operation of the PPPs in public housing provisions (e.g., economic, political, organisational, institutional and operational factors and the targeted population) and the outcome of PPP housing provision schemes (the quantity and characteristics of the provided housing and the socio-economic characteristics of the beneficiaries). Each of these components comprises a number of variables that seek to explain the various aspects of the framework as derived from the review of literature. In adopting this conceptual framework, this study proposes that it is the interaction among these variables that influences the design, implementation and outcome of PPP housing provisions as well as the role of government agencies in such PPPs in Nigeria. Hence, this framework guided the research design, data collection, data analysis and interpretation of the findings in this study.

[image: image1.emf]
Figure I. Conceptual framework for assessing the role of government agencies in PPP housing in Nigeria.

Principal Actors in Public-Private Partnerships in Housing Delivery 
The principal actors identified in the PPP housing provision in this study included three categories of organisations, namely, federal and state governments as well as private sector organisations. The Federal Ministry of Environment Housing and Urban Development (FMEHUD), the Federal Housing Authority (FHA) and the Federal Mortgage Bank of Nigeria (FMBN) formed the first category of organisations. The second category were the state government agencies comprised of Housing and Property Development Corporations and Primary Mortgage Institutions (PMIs), while the last category were the private sector organisations, including commercial private housing developers, building contractors and housing financing institutions (e.g., private Primary Mortgage Institutions and commercial banks). The last category of organisations formed the bulk of membership of the Real Estate Developers Association of Nigeria (REDAN). The study could not identify any evidence linking local government authorities and third sector organisations [e.g., Community-Based Organisations (CBOs)] with PPP housing provisions in the study area. Consequently, they are conspicuously absent in the PPP institutional framework, as illustrated in Figure 2.

[image: image2.emf]
Figure 2. Typical institutional framework for PPP housing in Nigeria 

Notes: 

SHPDC = State Housing and Property Development Corporations 

FHA = Federal Housing Authority 

FMHUD = Federal Ministry of Housing & Urban Development 

FMBN = Federal Mortgage Bank of Nigeria 

REDAN = Real Estate Developers Association of Nigeria 

PMI = Private Sector-owned Primary Mortgage Institutions 

SPMI = State Government-owned Primary Mortgage Institutions

Public-Private Partnership Housing Provision Schemes 
Two different types of PPP housing provision schemes, namely, site-and-services and turnkey schemes, were identified in the study. The former was a mortgage-based housing scheme involving the Federal Ministry of Environment Housing and Urban Development and a private organisation (HFT Ventures PLC). The scheme provided about 2,000 serviced plots of a minimum size of 900 square metres each at Ikorodu, Lagos Megacity. In contrast, the latter was a complete housing delivery scheme with government agencies, commercial private housing developers and some housing finance institutions as partners. It involved land acquisition, housing construction and the provision of infrastructure and social services as well as the marketing of completed housing units. Of the 3,078 housing units of different typologies provided through the turnkey housing schemes, the available records indicated that about 53.05% of the units were targeted at the high-income group, 38.83% were aimed at the middle-income class, while only 8.12% of the units were meant for the low-income group. 

The serviced plots and housing units provided in each of the schemes were acquired by the public through down payments, instalment payments and mortgage arrangements. Whereas the serviced plots in Ikorodu were sold at an average cost of between 0.5 million Naira (US$3,333) and 1.5 million Naira (US$10,000) per plot, two-bedroom terraces and detached three-bedroom bungalows in the GCDC-Sparklight Housing Estate were sold to interested subscribers at costs of 3.45 million Naira (US$23,000) and 6.5 million Naira (US$43,333), respectively. 

Like in most PPP projects in other countries, the PPP housing provision schemes were implemented based on the interim guidelines developed by government agencies and the Memorandum of Understanding (MOU) and Development Lease Agreements (DLAs) signed by the partners. Whereas the MOU identified the partners, their roles, the type of PPP, the equity holdings and the benefits of each partner as well as the conditions and types of houses to be provided, the DLAs indicated the commitments of the government to provide land and other assistance to private developers for the purpose of developing public housing schemes in specified location(s).

THE ROLE OF GOVERNMENT AGENCIES IN PUBLIC-PRIVATE PARTNERSHIP HOUSING PROVISIONS IN IMO STATE
The framework for undertaking PPP housing provision schemes in Nigeria is based on the negotiated roles for each partner organisation, as indicated in the MOU and DLAs for each housing scheme. In the site-and-services scheme, the FMEHUD provided the land, while the HFT venture sub-divided the plots, provided access roads, power and water supplies to the sites and allocated the plots to subscribers to build houses according to their tastes. 

Prior to the commencement of the turnkey housing provision schemes, the Partnerships and Business Development Committee (PBDC) of the Federal Ministry of Environment Housing and Urban Development (FMEHUD) advertised for the expression of interest from private developers, screened and selected competent applicants, negotiated the conditions for the operation of the partnerships and subsequently signed MOU and DLAs with the successful ones. At the implementation stage, the FMEHUD provided land as its equity contribution and this usually attracted a payment of 20% of the assessed value of the land given to the federal government by the private developers. In view of the criticisms on the quality of public housing in the country, the PBDC monitored the quality of housing and the overall performance of the private developers to ensure that decent and quality housing were provided. 

The state government agencies, in contrast, adopted the joint venture approach to the PPP housing provision. The agencies provided land and in some cases basic infrastructure for housing development. For instance, at the Ehimiri Housing Estate in Umuahia, the Abia State Housing and Property Development Corporation (ABSHPDC) in addition to providing the land and some basic infrastructure (e.g., road and utilities) was also involved in the allocation of the housing units to qualified civil servants and members of the public. Elsewhere, state-run Housing and Property Development Companies collaborated with private organisations and a regional housing finance institution (Shelter Afrique) to provide housing in Lagos, Port Harcourt and Uyo. While Shelter Afrique provided part of the funding and project management structure for the schemes under loan agreement, the respective state government agencies provided land for private housing developers to develop and provide counterpart funding for the schemes. A total of 493 housing units were provided through such PPP arrangements in the three cities.

Generally, the private housing developers played specific roles in the turnkey PPP housing provision schemes. They were basically involved in project viability studies, the design and provision of funds for the implementation of the schemes and the provision of basic amenities, when such amenities were not provided by the government. Independent building contractor(s) were also engaged by private developers for the construction of buildings and infrastructure for which the private developer was not a contractor. To ensure that there was a margin of profit for the partners, the marketing of completed housing was a joint responsibility of the partners, especially in the joint venture housing schemes. The sharing of the accrued profits was according to the percentages of equity holdings of the partners, as negotiated and indicated in the MOUs and DLAs. 

Housing finance institutions such as the Federal Mortgage Bank of Nigeria (FMBN), state government Primary Mortgage Institutions (e.g., Akwa Saving and Loans, Gateway saving and Loans Limited), Private Mortgage Institutions (PMIs) (e.g., Union Saving and Loans) and some commercial banks also played vital roles in providing the private developers access to the housing finances and individual mortgage facilities needed to acquire the serviced plots and completed housing units provided in the PPP housing provision schemes.

RELEVANCE OF PPA IN IMO STATE

The partnership is a form of leasehold agreement between the Imo State Government and its agencies, and the private housing developers, many of whom belong to the Real Estate Developers Association of Nigeria (REDAN) (Kanu, 2012; Ukoje and Kanu, 2014). Furthermore (Ukoje and Kanu, 2014) identified the goals of the Imo State Government in involving private sector in the mass housing delivery to be: 

i. To foster the participation of the private sector in housing delivery through favorable policies 

ii. To bridge the gap between supply and demand of the housing stock within the city of Imo state and its environs. 

iii. To reduce government’s participation in the provision of housing for the teeming population 

The goal of the private partners is to deliver decent housing at an affordable cost to the populace and generate sufficient returns in investment.

PUBLIC PRIVATE PARTNERSHIP (PPP) IN DIFFERENT ARRANGEMENTS 
Several classifications have been proposed by scholars to conceptualize and categorize public private partnership. These may be based on the terms of the nature of activity (Mitchell-Weaver and Manning, 1990, UNAIDS, 1997). Some view PPP as a tool of governance or management; some believe PPP to be a development strategy (Khanom, 2010). PPP is also seen as a financial arrangement that enables the public sector to make use of private finance capital in a way that enhances the potentials of both the public sector and the private sector (Hodge, 2007, Weihe, 2006).  By virtue of the definitions and the characteristics of the public and private sectors, it can be stated that public private arrangements are fostered when governments and inter-governmental agencies interface with the private sector to tap into resources for technical expertise (Nishtar, 2004). The following sections explore how PPP is viewed in practice. 

1. PPP as Tool for Financial Arrangements  

Various factors explain the increased recourse to PPP. Aside from the fact that privately financed capital spending is off balance sheet (Spackman, 2002) the most common claim among practitioners and politicians is that it relieves strained government budgets (Sanusi, 2012). The argument is that it frees up government resources that can be spent on other projects with higher social return (Engel et al., 2008). In return, the private sector benefits from the investment through service charges from the public body or revenues from the project, resulting in an appropriate profit on capital invested (Khanom, 2010, Sanusi, 2012, EIB, 2004, ADB, 2008). Governments’ limited financial capacity therefore drives a desire to mobilise private sector capital for infrastructure investment. Well-thought-out, a PPP may be able to mobilise previously untapped resources from the local, regional, or international private sector, which is seeking investment opportunities.  

This arrangement also gives smaller private companies the ability to participate in largescale projects (and to access long-term finance) in a way that would have been challenging in conventional private sector procurements. This opening up of the market generates competitive pressure that ultimately works to the benefit of the public sector (EIB, 2004). With an arrangement of PPP called a “concession,” a concessionaire invests its own funds (known as “equity”) and borrows additional funds (known as “debt”) to pay for construction of for example an affordable housing project. The concessionaire maintains and operates the project for a specified period and expects to be repaid for its investment in the project over the period of the concession.  

Although a single company may bid on and develop a project, it is usual that several companies form a consortium to develop the project. In order to make a clear separation between the members of the PPP consortium and the project itself, a Special Purpose Vehicle (SPV) or project company known as the “concessionaire” is created after the public sector has awarded the project. The members of the consortium then become the shareholders of the SPV and their liability is limited to the amount of shared capital they have invested in the new company (DOT, 2012). Private finance serves as one of the main mechanisms for extending the role to the private sector into the supply of public services. Financing a project through a public private partnership could allow a project to be completed earlier and according to Spackman (2002), private financing has produced better-defined contracts, better contract management, and design innovation. At the strategic level, it broadens the horizons of public procurement, and effectively commits contractors to long-term contracts.  

It is important to note that PPPs are a financing tool, not a new source of funding. Project funding is still derived from the public entity or directly from the users of the facility, who will pay the private party for its services in the PPP project. It is true that PPPs often involve direct revenue streams (such as tolls), therefore helping to better match the benefits and costs of the use of a facility and shift the funding burden from the government to the users. In addition, if the public entity pays periodic disbursements to the private party for post-construction services (i.e. availability payments); the public organisation gets a piece of infrastructure, while paying for it over time, relieving some of the pressure on the annual budget. Thus, PPP should be a tool for better risk and cost allocation, and not merely a way to fill in budget gaps (Gomez-Ibanez, 2003, OECD, 2011, Gilroy et al., 2007).  

The government’s power to tax reduces the likelihood that it will default on its obligations, and investors are therefore prepared to lend to the government at close to the risk-free interest rate, even on finance risky projects. The government also has the ability to forcibly spread risk across taxpayers, while financial markets have to be provided with an incentive to accept risk. This may put the private sector at more of a disadvantage as far as large and very risky projects are concerned. The scope for the private sector to spread risk also will be somewhat limited in countries with less developed financial markets. The private sector may in some cases obtain lower borrowing costs than the government, for example, when there are serious concerns about government liquidity and/or solvency and for foreign partners of many developing country governments (Cangiano et al., 2006). However, since the private sector is a more efficient user of funds than the government, a reduction in government borrowing matched by an increase in private sector borrowing should contribute to a more efficient allocation of resources and higher economic growth. This is why government borrowing, which crowds out private sector investments, is considered undesirable (Koo, 2011). 

2. PPP as Tool of Governance or Management 

Public private partnership as a governance tool has been around for a few years in the domestic affairs of highly industrialised states (Börzel and Risse, 2002). Authors such as Börzel & Risse (2002), Teiseman and Klijn (2002), Weihe (2006) and Khanom (2010) have regarded public private partnership as a tool of governance – as a significant solution to a whole variety of problems of governance (Reinicke and Deng, 2000). According to Peter and Pierre (1998), in theories of governance there are strong notions that the public sector has become isolated from and out of touch with the rest of society. While private sectors companies, under severe pressure from market competition, have developed sophisticated models of management and resource allocation, public bureaucracy has long remained insulated from economic pressures. They opined that public service has been organisationally slack; had widespread inefficiency; been economically complacent; had an obsession with due process and been indifferent to people’s needs (Peters and Pierre, 1998). Moreover, a major rationale and catalyst for increased private sector participation in public service provisions has been provided by the poor performance and mismanagement that characterises most publicly owned and operated utilities (Shambaugh, 1999).  

(Linder and Rosenau, 2000) defined public private partnership from a public management perspective as “the formation of cooperative relationships between government, profitmaking firms, and non-profit private organisations to fulfil a policy function”. This arrangement tends to focus on the organisational aspect of the relationship, such as cooperation and collaboration (Khanom, 2010). The use of collaboration leads to a blending of public sector and private sector resources. These arrangement permit the mutual leveraging of resources and the blending of public and private attributes in ways that might not be possible in more conventional structural arrangements (Peter and Pierre, 1998) or permit each side to use resources that would not be at its disposal were it to remain on its own (Peters, 1998). For example, government may be able to evade some procedural requirements that might restrict its operations, while the private sector may gain government approval and funds for projects that might be difficult to bring to realisation without those resources. 

The principal policy imperative of any government seeking PPP is the increasing emphasis on improving the efficiency and quality of public services and the most important driver for PPP development is the increasing recognition of the role that the private sector can play in achieving these objectives of improved quantity and quality of public services. PPP offers the opportunity to capture private sector efficiencies and introduce appropriate risk sharing mechanisms between the public and private sector (EIB, 2004). This has encouraged many governments, as well as the Nigerian government, to ensure that an appropriate regulatory environment, and legal framework, designed to support the increased involvement of the private sector in public service delivery is put in place.  

To date, the introduction of PPP has largely been evaluated through conceptual frameworks that emphasise either the administrative, managerial, financial or technical dimensions of this reform strategy (Flinders, 2005). The fundamental difference between the roles of the public sector and the private sector is that governments respond to national interests and concerns, while private corporations are driven by the imperatives of profit maximization. 

3. PPP as Tool of Development Process 

According to USAID (on PPP), partnership members share resources, risks and rewards in pursuit of a development objective that can be better achieved working together. This arrangement achieves its development objective by leveraging significant resources, applying proven development expertise, and working jointly with new and existing partners, often using innovative approaches (USAID, 2002). Partnership in development collaboration pursues objectives in diverse fields – e.g. employment creation, education, health, environmental protection and housing. The private sector normally contributes technological and organisational competence as well as access to markets and its own specific dynamism, whereas the public sector brings in complementary expertise.  Therefore, the housing sector has the potential to generate employment, increase productivity, raise standards of living and alleviate poverty. It also has the capacity to reduce crime rates, insurgencies, militancy, and terrorism and substantially address wealth distribution as well as security concerns (NHP, 2012). 

PPP can be used not only in the creation of physical assets and services, but also to meet wider environmental and social goals. In terms of environmental sustainability, PPP has the potential to realise broad positive impacts such as reducing carbon emissions, promoting energy efficiency, creating green jobs and promoting new thinking about infrastructure needs for the future (e.g., adaptive or ecological infrastructure). These and other investments show huge potential for PPP to trigger positive externalities in the communities in which they operate (Turley and Semple, 2013). PPP facilitates the exchange of skills between the public and private sector to improve the efficiency of resource allocation and the quality of public services. PPP programmes are, therefore seen as an effective mechanism in delivering a long-term, sustainable approach to improve public services through investment, appropriate allocation of risks and rewards. The focus here is to achieve successful PPPs that deliver on social objectives such as poverty alleviation, nation- building, and protection of the weak and vulnerable groups. For PPP to be leveraged for environmental, social and economic sustainability, good governance and political will are key, both in terms of the overall policy framework for PPP and from contracting parties at individual project level.   

(Law, 1988) has argued that partnerships are seen as an approach to the solution of urban decline rather than as a specific policy measure. On a socio-political level, they represent an attempt to increase private sector involvement in the development and implementation of urban policy. Although the desires for common ground and mutual dependence are strong forces within partnerships, the values and views that partners hold are not necessarily equable. In other words, inputs from partners will not always match-up (Alter and Hage., 1993) also argue that collaborative action depends on the perceived need for collaboration and the organisations’ willingness to collaborate. These concepts have shown what could be learnt from existing theory and approach for public private partnership arrangement. 

CHALLENGES FACED BY GOVERNMENT AGENCIES IN THE PROVISION OF HOUSING UNDER THE PUBLIC PRIVATE PARTNERSHIP ARRANGEMENT IN IMO STATE

Public private partnership in the provision of housing and infrastructure has yielded success in developed countries with active participation from the government and the organized private sector. In developing countries, the inability of the public sector to meet up with the increasing demands of housing and infrastructure has also led to the participation of the organized private sector (Kihato, 2009). African countries during the past several years have begun to significantly revamp their housing policies to support a much greater role for the private sector in housing construction (Giddings, 2007). The success of the partnership depends greatly on the participation of the both parties. The challenges are given below: 

Poor participation by the government 
Government‟s poor participation is one the challenges facing this arrangement, the partnership between the government and organized private sector actively started in the year 2000 (Ibrahim and Kwankur, 2012). According to Abdullahi and Aziz (2010), part of the hindrance experienced in the course of implementation was the inability of government to fulfil its agreement of providing the primary infrastructure due to the funding constraints. It was further noted that many plots in districts allocated under the PPP arrangement for more than ten years are without infrastructure. Ibrahim and Kwankur (2012), stated that government did not keep to its own side of the bargain by failing to provide primary infrastructure to most of this districts as agreed in the development lease agreement signed by the two parties. This clearly demonstrates half-hearted commitment by Government, and may be responsible for the low rate of mobilization and development by the private partners within that section of the mass housing sites (Ukoje and Kanu, 2014). 

Inadequate planning 

The issue of delay in detailed land use, detailed engineering design and site development plan by development control department in districts brought about poor performance (Ibrahim and Kwankur, 2012). As earlier stated the PPP arrangement in Imo State commenced in the year 2000. The detailed policy document which was to guide development was not ready until 2009, long after the program commenced (Ukoje and Kanu, 2014). Since there was no plan and standards to adhere to, it led to serious violation of the master plan. Ibrahim and Kwankur (2012), stated that developers were obligated to submit details of their intended design drawings to the development control department for vetting, approval and final issuance of development permit. On the other hand, the development control department is expected to vet drawings and grant setting out approvals on site before any developer could commence real development. Unfortunately, the agencies responsible for enforcement allowed the private developers commence development without prior approvals of their developments (Abdullahi and Aziz, 2010). The department of engineering services realized the effect such development would cause in terms of integrating primary and secondary infrastructure in the long run and removed illegal structures. 

Finance constraints 
A major limitation to providing decent, affordable housing, almost generally recognized by both the public and the private sectors, is the lack of proper financing and an operational means to provide basic infrastructure to potentially well located sites, to create serviced sites for housing construction and to upgrade slum areas (Giddings, 2007). Funding as one of the factor amongst the most important factors to inadequate infrastructures provision has become a major hindrance to infrastructural and other projects development in Nigeria for decades (Odenyinka and Yusuf, 1997; Ayodele and Alabi, 2011; Aloku, 2008; Ihuah and Benebo, 2014). The work of Abdullahi and Aziz (2010), emphasized on the insincerity and fraudulent practice that characterized the National Housing Trust Fund (NHTF) loan window to Primary Mortgage Institutions (PMIs) and estate development window to the organized private sector developers offered by the Federal Mortgage Bank of Nigeria (FMBN). This laudable step was targeted at attracting massive participation of both developers and house buyers in mass housing delivery in the country. The loan attracted an interest rate of 10% per annum (p.a), half of the prevailing rate in the private financial institution and was for housing development, excluding the cost of infrastructure provision. The outcome of this scheme shows that only few developers accessed the loan, some diverted the loan to other uses and others could not service the loan. For many banks, building societies, and mortgage companies, the discrepancy between the short term nature of their deposits and the longer term nature of mortgage lending, in addition with the unavailability of longer term sources of finance, remain limitations (Giddings, 2007). Ukoje and Kanu asserted that majority of the developers find it difficult to access loans due to high interest rates and other stiff requirement which the loan attracts.

Poor monitoring and supervision 

The PPP arrangement started in a hurry without poor planning therefore it was difficult monitoring and supervising the activities of developers. Ukoje and Kanu (2014), asserted that the decisions were made as the need for it arises and the committee originally saddled with the responsibility of monitoring the OPS construction work was ineffective. The development lease agreement that the developers were made to sign before the beginning of the project completely was abandoned and disregarded, which normally should have acted as guide, standardization and moderator of the projects between the parties of the contract (Abdullahi and Aziz, 2010). 

High cost of construction and building materials 

The final cost of housing development is dependent on the cost of materials and the construction meaning the higher the cost costs, the higher the cost of purchase of housing units and vice-versa (Ajanlekoko, 2001). This is attributed to the high standards and technologies which are mostly imported (Ukoje and Kanu, 2014). Most of the buildings constructed by developers focuses on medium and high costs leaving very few units or none to low income earners (Abdullahi and Aziz, 2010). The authorities of Imo State criticized such extensive low density developments that were not commensurate with values of land in the city, considering the high cost of infrastructure provision in the city (Imo State, 2020).

Negative effect on the affordability of the housing units 
The final cost of housing and infrastructure development is dependent on the cost of materials and construction meaning the higher the these costs, the higher the cost of purchase of housing units (Ukoje and Kanu, 2014). Akeju (2007), stated that infrastructure accounts for thirty percent of housing cost, this has caused the low provision of infrastructure for housing by developers. 

Inconsistency in government policies 

The PPP housing scheme has witnessed changes in policies as regards the provision of housing and infrastructure (Abdullahi and Aziz, 2010). These policies includes the change of land use, finance mechanisms and incentives in the cost of building materials. 

Delayed detailed land use and site development plans 

As part of the guidelines to control the development of infrastructure in estates, the Imo State provides detailed site development plans (Ibrahim and kwankur, 2012). Abdullahi and Aziz (2010), stated that most of the detailed land use and development plans weren‟t ready from the inception of the scheme before developers moved to site and started construction. This resulted in demolition due to change in land use and obstruction.

Risk of low returns on investment 

Ibem et al., (2011) stated that high cost of providing infrastructure in housing estates has affected the affordability of houses. Leadership News (2015), reported that houses with adequate infrastructure in Imo State stay on the market for long due to the high price attached to them and developers fear that their investment won‟t yield the expected interest. 

Increasing demands due to rapid urbanization 
Kihato (2009), identified the rapid growth of population in urban areas in Africa as one of factors affecting the provision of housing infrastructure by the government and the private sector. The population of Imo State has over years been growing steadily as several censuses had revealed. In 1991 and 2006 National Population Commission (NPC) census the population of Imo State was estimated to be 378,671 and 1,406,239 respectively (Abdullahi and Aziz, 2010). 

Lack of technical professionals 

Umoh, (2012) opined that the PPP housing scheme has not been successful in terms of quality and quantity of housing and infrastructure provided. The Imo State (2008), noted that Development Control Department had to embark on demolishing of many houses and instructed the re-construction of infrastructure due to poor coordination, supervision and workmanship on the side of the developers. In the work of Rufai (2010), it was affirmed that lack of technical professionals led to low quality of jobs provided in the scheme. 

Delays by subcontractors 

Construction works in estates under the PPP scheme are subcontracted due to tight time schedules and lack of well trained professionals to handle big time jobs been carried out (Rufai, 2010). The use of subcontractors bring about delays in the completion time as scheduled (Wakirwa, 2006; Rufai). 

High infrastructure standards 

Developers have blamed the high cost of housing units on the high standards put in place for provision of infrastructure by the Imo State. According to Abdulahi and Aziz (2010), one of the objectives of the PPP housing scheme was to provide comfortable housing and living conditions for low income group in Imo State. Furthermore, it was stated that the cost of providing quality housing and infrastructure increased the price of housing units.

PRACTICES TO ENHANCE THE PROVISION OF HOUSING IN THE PPP HOUSING SCHEME 

Based on previous studies the research identified important practices that would enhance the provision of housing estates under the PPP arrangement. Giddings (2007), stated that access to funds would enhance the private sector’s participation is housing and infrastructural development in developing countries. According to Kanu (2012), government needs to fashion out a way to provide intervention funds to serious private sector estate developers. Kihato (2007), also added that the private sector is attracted more towards long term loans with low interest rates. The work of Abdullahi and Aziz (2010) identified poor commitment of the government in the provision of primary infrastructure to districts under the PPP scheme. This is in agreement with Kanu (2014), who opined that early provision of primary infrastructure in districts would motivate developers in providing secondary infrastructure in estates. Ibrahim and Kwankur (2012), identified the importance of providing detailed site development plan for districts as well as timely approval of developers‟ plan before developers commence work. This has become essential due to problems of linking primary and secondary infrastructure. According to Ibem (2010), subsidies on construction materials is needed to ensure the goals of the PPP scheme is achieved. Kanu (2012) asserted that granting incentives like tax waivers on imported construction materials and equipment to developers involved in the PPP scheme is key to the success of the project. According to Akeji (2007) and Ibem (2010), consistency in housing policies would provide an enabling environment for businesses thereby attracting investors in housing and its needed infrastructure. Kanu (2014), stressed the need for the cooperation between developers and regulatory bodies involved in the delivery of infrastructure in the PPP scheme in Imo State. 

Developers are required to provide infrastructure to the housing estate with high standards. Ibem (2010), opined that the revision of these standards and procedures would encourage the use of cost effective materials and local materials in construction by developers. This would reduce the cost of building materials and reduce the final cost of the housing units in the estates. Rufai (2010), stated the importance of proper planning and monitoring of works by all stakeholders involved in the PPP scheme so as to achieve the desired results. One key feature of PPP is sharing of responsibilities, risks and benefits (UN-HABITAT, 2006b; Shelter Afrique, 2008). Akeji (2007), opined that appropriate risk sharing between parties in housing and infrastructure delivery is important. Developers involved in PPP housing scheme are to provide houses and all necessary infrastructure before selling it to individuals (Ibrahim and Kwankur, 2012). The generation of funds from off-takers by developers to provide infrastructure in estates can be encouraged if the process can be carefully monitored by the government to ensure the developers meets all obligations.

2.3
EMPIRICAL FRAMEWORK

Research studies carried out on the application of PPPs in efficient public service delivery have been a subject of debates (Bovaird, 2004; Mazouz et al., 2008). Whereas Bantley (1996), Ong and Lenard (2002), Miraftab (2004), Adams et al., (2006) and Brown et al., (2006) have emphasised the benefits of PPPs, in contrast, Marava and Getimis (2002), Scott (2004), Bovaird (2004) and Tomlinson (2005) have argued that PPPs are another form of privatisation and an avenue for governments to abdicate their responsibilities to the markets. However, recent developments have indicated that the inability of the public sector to independently meet the increasing demand for better public service delivery (Carrol and Steanne, 2000; Warner and Sullivan, 2004; Birner and Wittmer, 2006) has provoked the search for an alternative service delivery approach in PPPs (Hammami, et al., 2006; Patel, 2007). Consequently, several studies on the application of various types of PPPs (Hepburn et al., 1997; Brown et al., 2006) in aid to developing countries (Hulme and Edwards, 1997), urban infrastructure provisions (Bantley, 1996; Marava and Getimis, 2002; Harris, 2004; Pessoa, 2006; World Bank, 2006), poverty eradication (Rom, 1999), prison management (Patel, 2007), environmental protection (Nwangi, 2000; Forsyth, 2003), urban renewal (Osborne and Johnson, 2003), waste management (Ahmed and Ali, 2004; Ferguson, 2006) and urban economic development (Xie and Stough, 2002; Rein et al., 2005) in different countries abound in the literature. 

Several research studies (Wylde, 1986; Payne, 1999; Ong and Lenard, 2002; Otiso, 2003; Kinyungu, 2004; Susilawati et al., 2005; Abd Aziz and Hanif, 2006; UN-HABITAT, 2006b; Brown et al., 2006; Abd Aziz et al., 2007; Manda, 2007) have also been done on PPP housing. Evidence (Payne, 1999) has shown that in Egypt, India, Pakistan, South Africa and the UK, a wide range of PPP arrangements have been used in providing many households access to land and housing. That study specifically noted that formal PPPs have only made modest contributions to improving accessibility of the low-income group to land, while informal partnerships in Egypt, Pakistan and other countries have recorded remarkable success in housing provisions for the low-income group. In other countries like Malaysia, Zimbabwe and Malawi, Ong and Lenard (2002), Kinyungu (2004) and Manda (2007) have respectively demonstrated that PPPs involving the state, markets and citizens have made homeownership possible among low-income people. Similarly, a study of the UN-HABITAT (2006b) indicated that PPPs between the government and Civil Society Organisations (CBOs) have been the most successful in providing housing for the low-income group and thus they provide the key to enabling housing among the urban poor. However, Abd Aziz and Hanif (2006) and Abd Aziz et al., (2007) have indicated that the provision of housing for low-income people in Malaysia was basically through state–market partnerships. 

On the role of government agencies in PPP housing provisions, the housing sector has traditionally been viewed as collaborations between interdependent actors in the public, private and third sectors (Erguden, 2001; Ogu, 2001; Sengupta and Tipple, 2007). Therefore, the enablement approach to housing posits that the public sector should act as the enabler or facilitator of the housing process by providing an enabling environment for optimum performance of the other actors (UNCHS, 1992; Ogu, 2001; Mukhija, 2004; Smith, 2006). This implies the facilitation of access to land, finance, infrastructure and basic services, the removal of restrictive legislations, the introduction of realistic building and land-use regulations as well as the strengthening of the institutional framework that engenders multi-sectoral participation in housing delivery (UN-HABITAT, 2006a). Therefore, research studies (Payne, 1999; Ong and Lenard, 2002; Otiso, 2003; Kinyungu, 2004; UN-HABITAT, 2006b) have demonstrated that public agencies have played some aspects of the enabler’s role in initiating housing provision schemes, providing an appropriate policy framework and incentives as well as the provision of basic services in PPP housing schemes. In Malaysia, Zimbabwe and Malawi, for example, Ong and Lenard (2002), Kinyungu (2004) and Manda (2007) have shown how governments used incentives such as faster plan approvals, lower land premiums, infrastructure cost subsidisation, the relaxation of housing standards and concession from financial contributions to utility authorities as well as tax relief to encourage private sector involvement in low-income housing. 

Further evidences (UN-HABITAT, 2006b; Manda, 2007; Abd Aziz et al., 2007) have also shown that factors such as (1) public sector assistance in the supply of land,(2) strong and competent third sector organisations for community mobilisation and mediatory functions, (3) entrenchment of the principle of popular participation, (4) the presence of favourable macro-level economic, political and socio-cultural climates, (5) the availability of potentials for cost recovery and the margin of profit for private sector partners as well as (6) the identification of shared objectives in the PPPs have all contributed to the success of PPP housing projects in various countries. This suggests that the outcome of PPP housing provisions may be influenced by the composition and objectives of the PPPs, the roles of the partners and the contextual and intervening variables within the operational environment of the PPPs.

2.4
CHAPTER SUMMARY 
In this review the researcher has sampled the opinions and views of several authors on scholars on the assessment of the role of government agencies in public private partnership in housing delivery in Nigeria. The works of scholars who conducted empirical studies have been reviewed also. The chapter has made clear that Government agencies have a role to play public -private partnership in housing provisions.
The basic features of PPPs are a collaboration among public, private and third sectors in joint decision-making, resource commitment, sharing of responsibilities, risks and benefits, a division of labour and comparative advantages as well as interdependence.

Nevertheless, the literature reviewed showed that not much research work has been conducted to determine the influence of omo detergent television commercials on consumer’s patronage of the product. This shows a gap in literature hence, justifying the conduct of this study. 

In this chapter also, the researcher has been able to review some literatures assessing the role of government agencies in public private partnership in housing delivery in Nigeria. This chapter is thus fulfilled the conceptual, theoretical and empirical requirements.

CHAPTER THREE

RESEARCH METHODOLOGY

3.1
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.

3.2
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 constitutes of individuals or elements that are homogeneous in description. For the population, the research focuses on 50 employees of Imo State Housing Corporation as a sample for the purpose of this research.  

3.3
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). The researcher also used judgmental sampling techniques for the study.  Judgmental sampling is a non-probability sampling technique where the researcher selects units to be sampled based on their knowledge and professional judgment.

3.4
Sample size selection technique 

A random sampling technique was used for the purpose of this research to choose our sample respondents. 

3.5
Sources of Data Collection

The instrument used here is questionnaires- which comprises of carefully worded question, designed to gather information from the respondents. The research questions were stated in a simple way for respondents’ answers.

Personal interview on the other hand were used as complements especially in situations where it is impossible to obtain information through the questionnaire. It is hoped that this would not introduce bias in the responses.

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.

3.6
Validity and Reliability 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 and data from annual report of Imo State Housing Corporation for the study and submitted to the project supervisor who used her 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.

To maximize the reliability of the instrument used for the research ensured that question were not ambiguous in presenting it to respondents as to give them the impression of different meaning or constructed in a manner likely to communicate different meaning that could generate inaccurate and inconsistent responses when instrument is repeatedly objectivity with no leading question as to answer desired. Also, the instruments are reliable because secondary data instrument is highly reliable because it helps to provide more facts about the assessment of the role of government agencies in public private partnership in housing delivery in Nigeria.

3.7
Method of Data Presentation and Analysis

Under this arrangement, a simple percentage approach will be employed to analyze the questionnaire for the purpose of simplicity. The table and percentage method data analysis is used to analyze the questionnaires, the formular for it is: 


A%
=
a x 100 



n     1    

Where 
n
=
total number of response to a question 



a
=
number of respondents ticking a particular Answer 



A%
=
“a” expressed as a percentage of N 

Analysis and interpretation were done using 5 likert scale have followed respectively in the tables below: SA= Strongly Agreed, A= Agreed, D= Disagree, SD= Strongly Disagree, U=Uncertain.

The hypothesis test were conducted using the Pearson Correlation. SPSS v.23

CHAPTER FOUR

DATA PRESENTATION AND ANALYSIS 

4.1
INTRODUCTION

This chapter analyses the responses from the study participants and tests the hypotheses formulated for this study.

4.2
Demographic Data

Table 4.1: Demographic information of respondents

	Details
	Frequency
	Percentage

	Gender
	
	

	Male
	31
	62

	Female
	19
	38

	Age
	
	

	18-25
	5
	10

	26-35
	35
	70

	36+
	10
	20

	Qualification
	
	

	Waec
	8
	16

	Bachelor’s degree
	10
	20

	Msc/MBA
	30
	60

	Ph.D
	2
	4

	Marital Status
	
	

	Single
	18
	36

	Married
	32
	64

	Total
	50
	100


4.3
Analysis of Research Question

Question 1: PPP as tool for financial arrangement, governance or management and development process are among the different types of ppp arrangement in use in Imo State.

Table 4.2:  Respondent on question 1

	Options
	Frequency
	Percentage

	Strongly Agreed
	40
	80

	Agreed
	10
	10

	Strongly Disagreed
	0
	

	Disagreed
	0
	

	Uncertain
	0
	

	Total
	50
	100


Field Survey, 2020

From the responses obtained as expressed in the table above, 80% strongly agreed that PPP as tool for financial arrangement, governance or management and development process are among the different types of ppp arrangement in use in Imo State, 20% agreed.

Question 2: Provision of land, road, financial incentives and basic utilities are part of the roles government agencies play in PPP.

Table 4.3:  Respondent on Question 2

	Options
	Frequency
	Percentage

	Strongly Agreed
	50
	100

	Agreed
	0
	

	Strongly Disagreed
	0
	

	Disagreed
	0
	

	Uncertain
	0
	

	Total
	50
	100


Field Survey, 2020

From the responses obtained as expressed in the table above, 100% strongly agreed Provision of land, road, financial incentives and basic utilities are part of the roles government agencies play in PPP.

Question 3: Government agencies have a vital role to play in PPP in housing provisions.

Table 4.4:  respondent on question 3
	Options
	Frequency
	Percentage

	Strongly Agreed
	50
	100

	Agreed
	0
	0

	Strongly Disagreed
	0
	0

	Disagreed
	0
	0

	Uncertain
	0
	0

	Total
	50
	100


Field Survey, 2020

From the responses obtained as expressed in the table above, 100% strongly agreed that Government agencies have a vital role to play in PPP in housing provisions.

Based on the responses we can conclude that Government agencies have a vital role to play in PPP in housing provisions. 

This result was further subjected to a hypothesis test.

Question 4: Lack of technical professionals, delays by sub-contractors, inconsistency in government policies, lack of fund, poor planning and poor monitoring and supervision are among the problems faced by government agencies in PPP in housing provision.
Table 4.5:  Respondent on question 4
	Options
	Frequency
	Percentage

	Strongly Agreed
	31
	90

	Agreed
	8
	4

	Strongly Disagreed
	5
	5

	Disagreed
	1
	1

	Uncertain
	0
	0

	Total
	50
	100


Field Survey, 2020

From the responses obtained as expressed in the table above, 90% strongly agreed that Lack of technical professionals, delays by subcontrators, inconsistency in government policies, lack of fund, poor planning and poor monitoring and supervision are among the problems faced by government agencies in PPP in housing provision, 4 agreed, 5 strongly disagreed, 1 disagreed and 0 were uncertain. 

Question 5: Access to fund, proper planning, monitoring, quick delivery and having adequate technical professionals will help solve the challenges faced by government agencies in PPP in housing provision.

Table 4.6:  Respondent on question 5
	Options
	Frequency
	Percentage

	Strongly Agreed
	40
	90

	Agreed
	4
	4

	Strongly Disagreed
	5
	5

	Disagreed
	1
	1

	Uncertain
	0
	0

	Total
	50
	100


Field Survey, 2020

From the responses obtained as expressed in the table above, 90% strongly agreed that Access to fund, proper planning, monitoring, quick delivery and having adequate technical professionals will help solve the challenges faced by government agencies in PPP in housing provision, 4 agreed, 5 strongly disagreed, 1 disagreed and 0 were uncertain. 

4.3
RESEARCH HYPOTHESES

Hypothesis 1 

H0: Government agencies (GA) do not play a vital role in public private partnership(PPP) in housing provision.

HA: Government agencies (GA) have a role to play in public -private partnership (PPP) in housing provisions

Level of significance: 0.05

Decision Rule: 

In taking decision for “r”, the following riles shall be observed;

If the value of “r” tabulated is greater than “r” calculated, accept the alternative hypothesis (H1) and. reject the null hypothesis (H0).

If the “r” calculated is greater than the “r” tabulated, accept the null hypothesis (H0) while the alternative hypothesis is rejected

	Table 1: Correlations

	
	
	(GA) have a vital role to play in (PPP) in housing provisions
	(GA) have a vital role to play in (PPP) in housing provisions

	 (GA) have a vital role to play in (PPP) in housing provisions
	Pearson Correlation
	1
	.249**

	
	Sig. (2-tailed)
	
	.000

	
	N
	50
	50

	(GA) have a vital role to play in (PPP) in housing provisions
	Pearson Correlation
	.849**
	1

	
	Sig. (2-tailed)
	.000
	

	
	N
	50
	50

	**. Correlation is significant at the 0.05 level (2 tailed).
	


Conclusions based on the decision rule:

Since the p-value (0.000) is less than the level of significance, we reject the null hypothesis and conclude that  (GA) have a vital role to play in (PPP) in housing provisions
CHAPTER FIVE

SUMMARY, CONCLUSION AND RECOMMENDATION

5.1
SUMMARY

In this study, our focus was to examine the assessment of the role of government agencies in public private partnership in housing delivery in Nigeria. (a case study of Imo State Housing Corporation). Carefully, the researcher selected Imo State as the place of study. The study specifically was aimed at assessing the role of government agencies in public private partnership in housing delivery in Nigeria.

The study adopted the survey research design and randomly enrolled participants in the study. A total of 50 responses were validated from the enrolled participants where all respondent are active employees of Imo State Housing Corporation. The findings revealed that Government agencies have a vital role to play in PPP in housing provisions.

5.2
CONCLUSION

The findings from this study have indicated that PPP housing provisions in Imo State are basically aimed at reducing the level of public sector involvement in the design, implementation, funding and management of public housing provisions. This is in view of the declining government resources. Consequently, public agencies have taken advantage of government access to land to attract the financial resources, managerial competence and technical know-how of the private sector in providing housing for the citizens. This formal PPP has thus far produced a relatively low quantity of affordable housing for the low-income people of Nigeria. For the PPPs to make any significant impact in addressing the housing needs of a majority of Nigerians, more attention should be given to increasing the share of low-income housing to reflect the socio-economic context of urban areas in this country, in which the majority of people are low-income earners.

5.3
RECOMMENDATION

Therefore, this work makes the following recommendations. 

(i) Governments in Nigeria need to go beyond the provision of land and the policy framework to granting incentives (e.g., import duty wavers on imported building materials and construction equipment and tax relief) to commercial private housing developers involved in PPP housing provisions for low-income people as well as contributing to the provision of basic infrastructure. The introduction of realistic building regulations and the removal of restrictive legislations such as the Land Use Acts of 1978 should be considered. These may provide an enabling environment for the provision of low-cost housing under PPP arrangements. 

(ii) Partners in PPP housing provisions may consider converting some percentages of their equity holdings and profits into the provision of low-income housing as part of their social responsibilities. The constraints in the procurement of building materials and housing finance can be addressed by encouraging the participation of the Building Materials Manufacturers and Suppliers Association of Nigeria (BMMSAN) and financial institutions in PPP housing provision schemes as key partners.

(iii) Core (incremental) housing should be introduced into the PPP housing provision schemes to enable low-income people to have access to basic housing units, which they can improve upon improvement of their economic status. Acquisition of the core housing should be based on long-term mortgage arrangements. 

(iv) Other type of PPPs involving government agencies, philanthropic organisations and third sector organisations should be initiated to specifically cater to the housing needs of low-income people. Therefore, the establishment of an umbrella organisation for all third sector organisations will facilitate this. Similarly, the establishment of the Social Housing Trust Fund (SHTF) for the mobilisation of funds from multinational philanthropic organisations and others may provide financial resources for the provision of housing for low-income people in Nigerian cities.
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QUESTIONNAIRE

PLEASE TICK [√] YOUR MOST PREFERRED CHOICE AND AVOID TICKING TWICE ON A QUESTION

SECTION A

PERSONAL INFORMATION

Gender

Male [  ]
Female [  ]

Age 

18-25
[  ]

25-35
[  ]

36 and above [  ]

Educational level

WAEC
[  ]

BSC/HND
[  ]

MSC/PGDE
[  ]

PHD

[  ]

Others……………………………………………….. (please indicate)

Marital Status

Single
[  ]

Married [  ]

Separated [  ]

Widowed [  ]

Duration of Service

0-2 years [  ]

2-5 years [  ]

5 and above [  ]

Section B

1. PPP as tool for financial arrangement, governance or management and development process are among the different types of ppp arrangement in use in Imo State.

Strongly agreed
[  ]

Agreed


[  ]

Disagreed

[  ]

Strongly Disagreed  [  ]

Uncertain 

[  ]

2. Provision of land, road, financial incentives and basic utilities are part of the roles government agencies play in PPP.

a.
Strongly agreed

[  ]

b.
Agreed


[  ]

c.
Disagreed


[  ]

d.
Strongly Disagreed  
[  ]

e.
Uncertain 


[  ]

3. Government agencies have a vital role to play in PPP in housing provisions.

a.
Strongly agreed

[  ]

b.
Agreed


[  ]

c.
Disagreed


[  ]

d.
Strongly Disagreed  
[  ]

e.
Uncertain 


[  ]

4. Lack of technical professionals, delays by subcontrators, inconsistency in government policies, lack of fund, poor planning and poor monitoring and supervision are among the problems faced by government agencies in PPP in housing provision.

a.
Strongly agreed

[  ]

b.
Agreed


[  ]

c.
Disagreed


[  ]

d.
Strongly Disagreed  
[  ]

e.
Uncertain 


[  ]

5. Access to fund, proper planning, monitoring, quick delivery and having adequate technical professionals will help solve the challenges faced by government agencies in PPP in housing provision.

a.
Strongly agreed

[  ]

b.
Agreed


[  ]

c.
Disagreed


[  ]

d.
Strongly Disagreed  
[  ]

e.
Uncertain 


[  ]

