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Abstract

This thesis examines the notion of the enabling approach within the context of
housing provision in Jos, Nigeria. The research analyses how the notion of
enabling has been deployed and why it has failed to provide solutions to formal
housing problems in Nigeria and other developing economies. This study takes
the form of a three-step analysis; it follows the sequence of the policy
implementations. Firstly, it examined the notion of enabling in respect to the
debt crisis that occurred during the 1980s and the measures taken (SAPs) by
the IMF to aid Nigeria's recovery. This aspect was scrutinised and findings
agreed with previous research in showing that the conditionality imposed by the
IMF further crippled the economy of Nigeria thereby interfering with social
services systems. This study also concurs with previous studies in confirming
that the implementation of SAPs in countries affected by debt crisis, rather than
bringing about recovery, was instead the beginning of a transition to neo-
liberalism, which obstructed attempts to provide formal housing.

Secondly, the notion of enabling was scrutinised in respect to the rise of
neoliberalism and the reforms implemented in Nigeria as a consequence.
Primary and secondary source material was employed to examine the
- underlying premises of neoliberalism. The findings show that the neoliberal
policy reforms prescribed by the IMF and the World Bank for Nigeria did not
deliver their promise - economic growth and national development. For the
Nigerian housing sub-sector, the neoliberal reform programme left fewer results
than it had promised for the subsidised mortgage system.

Thirdly, the notion of enabling was examined in relation to the transfer of
administrative techniques from the World Bank, the UNDP and the UN-
HABITAT, to Nigeria. The assumptions of this policy transfer were empirically
examined in respect to the provision of new housing and the improvement of
slum conditions in Jos. The study reveals that the strategy emanating was
unsuitable for addressing the issues affecting the provision of new housing. It
was, however, suitable for the administration of slum improvement projects. But
this had the consequence of side-lining the existing bureaucratic system in Jos
and of limiting the participation of domestic financial institutions in Nigeria.

For Nigeria, the novelty of this research lies in the approach adopted to
investigate the overall effect of the socioeconomic and political development
process on housing policy outcomes in Jos. Through this, the complexities
surrounding housing provision were uncovered and the variables influencing
housing provision in Jos were identified. A distinction was drawn between the
variables: those that result from enduring legacies of national development
process and those that originate from the local setting in Jos.

Overall therefore, this study demonstrates that the implementation of public
policy founded on foreign -ideas that are coercively imposed leads to
unsustainable policy strategies. This was confirmed in respect to housing policy
and practice in Jos: ambiguities in the city's housing provision strategy created
difficulty for implementers, uncertainties and nsk for local private investors and
mistrust on the part of beneficiaries.
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CHAPTER ONE

GENERAL BACKGROUND AND RATIONALE FOR THE RESEARCH

1.1 INTRODUCTION

Nigeria is one of many developing countries that has undertaken neoliberal
reforms to- counter the effect of debt crisis. The reforms in Nigeria were
prescribed by the International Monetary Fund (IMF) and the World Bank, on
the assumption that economic liberalisation, deregulation and privatisation
would enhance the role of the private sector and equally promote growth and
development. The current housing policy statement in Nigeria and the notion of
enabling originated from this line of thinking: it was assumed that neoliberal
reforms would lead to growth and stability in the financial system, and that
government would introduce and enforce appropriate legislation to compel
private finance institutions to contribute in the financing of subsidised mortgage
housing. This has not occurred; on the contrary, the neoliberal reform
programme in Nigeria has brought fewer results than the reform promised the

economy and the subsidised housing system.

The neoliberal agenda was born out of the debt crisis that ravaged developing
countries, including Nigeria, throughout the 1980s. The solution prescribed by
the IMF and the World Bank for all the countries that were affected by the debt
crisis was the Structural Adjustment Programme (SAP). SAP was founded on
four key objectives: one is liberalisation - the promotion of the free movement of
capital and the opening of national markets to international competition. The
second is the privatisation of public services and companies. The third is the
deregulation of labour relations and the cutting of public spending. The last is
the improvement of competitiveness. To achieve these objectives, the IMF and
World Bank decided to impose the same measures (conditionality) on all
countries that were in need of loans to cushion the scourge of the debt crises:
first, the borrowing countries were made to pursue government deficit through
the reduction of public spending on social services including health care,
education, pensions, and housing among others. The second was an upward



review of interest rates. The third was the liberalisation of foreign exchange
rules and trade. The fourth was the scaling down of public enterprises through
privatisation. The last was the deregulation of the national economy (Stiglitz,
2002 and Jauch, 2012).

In theory, SAP and its conditionality were meant to help countries return to
economic stability after the debt crisis. In practice, however, the opposite was
the case (Jauch, 2012) and dozens of developing countries that have followed
the IMF and the World Bank policy prescriptions found themselves worse off
than they were before (Stiglitz, 2002). The IMF and World Bank have been
widely criticised for prescribing such policies. Furthermore, the manner in which
Structural Adjustment Policies (SAPs) were implemented has been indicted on
the grounds that they were not democratically decided upon by the debtor
countries but imposed by the IMF and the World Bank (Stiglitz, 2002; Locker,
2000). Such policy transfer is coercive rather than voluntary (Dolowitz and
Marsh, 1996). This often undermines the sovereignty of the nation that is
compelled to accept a foreign proposal because it does not have the freedom to
choose between altenatives or the opportunity to make an informed decision
(Evans, 2009). Most often, the consequence is a policy failure (Dolowitz and
Marsh, 2000 p. 5); and this is the most important critique that has been
advanced in regard to the IMF/World Bank SAPs and the neoliberal agenda
(Evans, 2009; Stilitz, 2002; Dolowitz and March, 1996).

The enabling approach was born out of the crippling effect of SAP conditionality.
Ideologically, the idea of enabling is flawed because its theoretical footing -
neoliberalism - is faulty. It is faulty in the sense that it interfered with national
economic development and social services systems in developing countries
over the last three decades (Stiglitz, 2002). In addition, the neoliberal agenda
has generated an anti-neoliberal policies movement (Green and Griffith, 2002 p.
50-51). As result of this political reaction, the World Bank and Aid agencies
have begun to refine the policies they push in developing countries. More
recently, a notion of enabling which is based on decentralisation, participation
and empowerment has been deployed in the developing countries; this has

been undertaken to ensure that public services are run in an accountable,



transparent and efficient manner (UN-HABITAT, 2004; Keivani and Werna,
2001; Cohen and Peterson, 1997).

This thesis examines the notion of the enabling approach within the context of
housing provision. Since its introduction in Nigeria in February 1991, the
enabling approach for housing has been unsatisfactory in addressing the supply
of formal housing nationally. This study examines why this housing approach is
not yielding the desired results. First of all, a critique of globalisation and
~ neoliberal policy transfer is presented. Next, the thesis undertakes an analytical
assessment of the theoretical drivers of the ‘enabling' housing approach in the
Nigerian context. Focus then turns to the city of Jos in north-central Nigeria

where local institutional arrangements are explored through case studies.

The field study was conducted in Jos, a city situated on the Jos Plateau, which
serves as the administrative capital and commercial centre of Plateau State,
one of the thirty-six states of the Federal Republic of Nigeria. The population of
Jos was estimated at 736,016 in 2006 (The National Population Commission of
Nigeria, 2006). The field study location is made up of two Local Government
Areas/Councils (Jos North and South LGAs/LGCs) with a land area of 801km?
(Government of Plateau State, 2008). These two LGAs/LGCs are jointly
referred to as 'the City of Jos' for the purpose of this study and are among the
17 LGAs/LGCs that make ub Plateau State (Government of Plateau State,
2008). A map of Nigeria showing the location of Jos is available on Appendix |
in page 302.

Historically, the city on which this study centres is relatively new when
compared with other cities in the north and south of the country, some of which
are over 1000 years old (Dung-Gwom, 2008). Jos was originally established in
1905 as a tin mining and transportation camp and its early history was closely
linked to the prosperity of the tin mining industry (Falola, 2013; Missen, 2002).
The city of Jos is 4000 feet above sea level and lies close to the geographical
centre of Nigeria. It is about 288km away from Abuja, the nation's capital; it is
linked by road, rail and air to the rest of the country. It has an equitable climate
averaging 22°C (75°F) daily. Average humidity is 60 percent and the average
annual rainfall is 1400 mm (56"). The land form of Jos is characterised by
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the application of the enabling strategy within housing provision in a local

context, that of Jos.

It is agreed (Adedokun ef al, 2011; Dung-Gwom, 2001, 2007a, 2008, & 2009;
Wapwera, Parsa and Egbu, 2011 and Wapwera et al., 2011) that the present
housing system does not adequately address housing supply constraints; it
rather réproduces past failures at both national and local level, as can be seen
in Jos. Prior to a consideration of the evidence supporting such an assertion, an
explanation of Nigeria's housing problems is necessary so as to bring into focus

the national and local dimensions of the housing problems found in Jos.

1.2 NIGERIA'S HOUSING PROBLEM

Access to housing for the majority of Nigerians is attainable by self-build/help as
opposed to buying a house on the formal market. Thus, informal sector
solutions predominate over formal ones. Attempts by government to provide
formal housing are not impressive. Consequently, a prevailing deficit of between
12 - 17 million formal housing units has been estimated (Pepple, 2012a; FGN-
Housing Sector Reforms, 2006). This overwhelming shortage is growing
regardless of which policies, strategies, and actions the government has
pursued since independence. A UN projection indicates a need to provide
500,000 units per annum for the next 40 years (UN-HABITAT, 2008) in order to

overcome the shortage of adequate housing.

Owing to the limited supply of formal housing, rents in urban areas have
become expensive. Evidence indicates that 85 percent of the urban population
who rent properties spend over 40 percent of their income on rent (EFlinA and
FinMark Trust, 2010). The shortage of adequate housing is manifested in poor
housing conditions, an aspect that will be elaborated upon in chapter four.
Poverty is also a hindrance to accessing good housing in Nigeria. Specifically,
poverty that arises from unemployment is an issue of concern. The
unemployment rate in 2010 was 17.7 percent among males, 24.9 percent
among females and 21.1 for the population as a whole (FGN-NBS, 2010).
Studies have documented low wages (lbem, 2010 and Onyika, 2007) and wage
disparities (Aminu, 2008 and Fajana 2007) as constraining factors to accessing
adequate housing. In 2010, 55 percent of Nigerians lived below the national

7
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(US$25,161) to N4.48m (US$ 28,903) to cover additional costs incurred. This
scenario was common in cities where anticipated government capital subsidies

were not provided.

The foreclosure laws in Nigeria are weak; it takes an average of 7-10 years to
adjudicate on foreclosure through the existing judicial system (Ogunsola, 2012).
This is one reason why the formal housing sector, which constitutes about 15
percent of the housing market, is insufficient to meet demand. Securing
reasonably priced land under the present land tenure system is a constraint to
individuals and developers (Dada 2010, Owei & Ede 2008 and Amidu 2006).
This problem restricts opportunity for low and moderate income families to
access adequate housing. The World Bank (2009) reported that 80 percent of
Nigerians live in informal housing, in structures of varying degrees of
permanence on land over which they have no ownership rights. Most of the land
in Nigeria, an estimated 65 to 70 percent, is still held under customary title and
unless a piece of land has statutory title (that is, a certificate of occupancy
issued under the Land Use - LUA - Act 1978), it can never serve as collateral
for credit in Nigeria (EFInA and FinMark Trust, 2010). Evidently, the enabling
approach seems to have been devised and imported with little or no regard to

the legal systems in operation in developing countries.

The LUA 1978 (Part IV section 21) restricts customary land holders from
alienating any part of their property by assignment, mortgage, transfer of
possession or subleasing without the consent of the Governor or the approval of
local government authorities in the case of rural areas. The process of seeking
consent and obtaining statutory title often takes too long to finalise. The World
Bank in its 2011 Doing Business report ranked Nigeria 133 out of 183
economies as regards the ease with which property can be registered; this
involves 8 procedures, has 34 day duration, and costs 22.2 percent of the
property value (The World Bank Doing Business Report, 2012).

In summary, Nigeria is experiencing economic and administrative problems
which are constraining national development. In regard to urban development,
there are problems of rising urbanisation, an expansion of slum housing
conditions, increases in the demand for new housing against an insufficient

9
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with some states for the provision of 6,000 housing units in eight states namely:
Kaduna, Gombe, Benue, Anambra, Cross-River, Osun, Bayelsa and Lagos
(Pepple, 2012b p.7). Though the requirements for the partnerships have not
been established, the state government in Jos along with 27 others are not
involved. In like manner, the recent housing supply progress of the Federal
Ministry of Lands, Housing and Urban Development resulted in a Public-Private
Partnership (PPP) that actualised 17,267 housing units in 10 States, namely:
Adamawa, Cross-River, Delta, Edo, Enugu, Katsina, Kogi, Lagos, Nassarawa
and Ogun (Pepple, 2012b p.8). The requisites for the PPP could not be

ascertained, but apparently the arrangement did not benefit the residents of Jos.

Thirdly, the state government authorities have long admitted that private sector
participation in housing development in Jos has been low owing to the absence
of sound policies and incentives to invest in housing development. This is a
factor discouraging private investment in housing provision in the city of Jos
(Government of Plateau State, 2005 p. 72). To corroborate this, the World Bank,
in its 'Doing Business' report for 2010, ranked Jos, the capital city of Plateau
State, as 20" out of 37 states as regards the enforcing of contracts; 13" out of
37 in the area of registering property; 24" out of 37 in dealing with construction
permits and 4™ out of 37 in regard to ‘starting a business. Plateau State was
placed in 15™ position out of 37 states in the overall sub-national ranking (The
World Bank Doing Business Report, 2012). These positionings need to be
addressed by the local authorities in Jos if the business environment is to be
made attractive for small and medium scale house building companies so that
they actively participate in increasing the supply of housing. However, this has
to be matched with a supply of low interest finance from the FMBN and

development subsidies from local authorities in Jos.

Fourthly, from the inception of the enabling housing approach in 1991 to
December 2011, fewer than 500 housing units were funded through the
subsidised credit system in Jos (FGN-FMBN, 2011f). The population in Jos is
increasing, and has grown from 510,300 in 1991 (Geohive, 2012) to 736,016 in
2006 (FGN-NPC, 2006). This is creating more demand for housing, yet the
formal housing supply is not keeping pace with this demand. The arrangement

13



proposed for organising the provision of housing within the enabling housing
policy framework is further explained on page 122. Essentially, the national
housing policy (FGN-NHP, 2006 p.23-26) requires local authorities (policy
makers, state government agencies and local government councils) to improve
the supply of new housing through partnership arrangements between
government agencies, private developers, and FMBN and NHF subscribers. It
also requires local authorities to put in place arrangements that will help slum
dwellers to move out of such conditions. In Jos these aspirations remain largely
unfulfilled.

3) Growth of Slum Settlements

The housing situation in Jos is not just a matter of supply shortage but also of a
growing stock of substandard housing. The high level of inadequate housing is
‘considered to be a serious indictment of housing policy. Indeed, it is an
indication of policy failure (Spicker, 2004; Balchin and Rhoden, 2002). Due to
the shortage of formal housing many people in Jos rely on informal mechanisms

which are mostly connected to self-help and self-build approaches.

The informal housing system is dominant but much of its stock is substandard.
As of 2006, 53 percent of 148, 897 households were using well water sources
for domestic use in Jos. This source of water is mostly associated with informal
housing. Safe water sources in Jos are available from pipes carrying water
inside dwellings (17 percent); pipes carrying water outside dwellings (11 percent)
and boreholes (2 percent) which together constitute 30 percent of total water
sources. Other sources of supply are of lower quality than well water and are
less safe for domestic use. The types of toilet facilities are similarly of concem
in Jos. In 2006, 81,454 households (representing 53 percent of 148,897) were
using pit toilet facilities while 27 percent (41,767) of households had a water
closet. As of 2006, about 13 percent (20,108) of households were still
defecating around the open fields (FGN-National Housing Census, 2006).

In Jos, the problem of informal housing is compounded by lack of road,
drainage, water and electricity infrastructure. This is because it is uneconomical

to provide such infrastructure on an individual basis or through informal

14
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Jos Iess than 50 percent of roads were found to be tarred, less than one
percent had street light coverage, the remaining areas had an insufficient water
supply and a sporadic electricity supply. The state government acknowledged
that the effect of these infrastructural deficiencies in the face of ever increasing
population is responsible for the development of slums (Government of Plateau
State, 2005 p.25).

4) Land Supply

The problem of land supply in Jos is partly caused by natural constraints (such
as rocky terrain) which limits the supply of land that can be effectively used for
housing within the current technological and economic limits of small and
medium scale estate development companies and self-builders. Land supply is
also affected by issues such as the politics of control between kinship groups
and government; a distorted land market énd failure to formalise informal land
(Umezulike, 2011; Otubu, 2007); poor planning; ineffective development control
(Dung-Gwom, 2007a); and delays in private developers obtaining planning
permission (Dung-Gwom, 2001). Similarly, around Jos, there are numerous
mining ponds and lakes resulting from the mining activities which began some
hundred years ago. In 1990, it was estimated that 316 square kilometres of land
have been damaged around the city, and that this now requires reclamation
(Alexander, 1990 p. 44).

Unregulated tin mining is still continuing (Mallo, 2012) and civil society
organisations (Environmental Right Action, Friends of the Earth Nigeria, League
of Human Rights and Community Based NGO Forum) have observed that most
of the flat lands around Jos are affected by tin mining. The affected areas have
become waste land, with stagnant ponds where mosquitoes breed, threatening
the health of the local population; some areas are hazardous due to the
presence of radioactive materials (Wapwera, et al, 201ﬁ, NGO News Africa,
2009; Raufu, 1999). The reclamation of open mine ponds in Jos has been
-rather slow. Where attempts have been made, domestic waste has been used
~ to refill ponds (Mallo, 2012 p. 32) and this has not been undertaken in an
organised and pragmatic manner. In farming communities, some mining ponds

that contain water are used for dry season irrigation agriculture (Dung-Gwom,

16



2007b, while others have become death traps for those people unlucky enough

to fall in and become trapped (Adiuku-Brown, 1999).

In the urban areas of Jos, un-reclaimed mining poﬁds create a shortage of land
for housing development (Wapwera, et al, 2011) and with increasing
urbanisation coupled with challenges in accessing reasonably priced land, the
poor, low and some medium income people are pushed to build houses around
open mining ponds (figure 1). The housing policy (FGN-NHP, 2006 and
provisions of LUA 1978 [Part | section 2(1) and Part Il section 5(1) & 6(1)] has
placed the responsibility for providing land for housing on state government and
LGCs in Jos. These policy provisions have evidentially not solved the problems

of access to land for low income housing supply in Jos.

1.3 PURPOSE OF STUDY

The enabling approach for housing holds promises that are appropriate for
tackling constraints to housing provision in Jos and other locations. The
approach is reactive in that it offers opportunities for the supply of low-income
housing to meet present and future demand. The approach is also reactive in
the sense that it offers corrective solutions to existing slum conditions whereby
affected residents could move out of slum housing. These progressive
proposals remain largely unfulfilled in Jos and other locations across Nigeria.
The purpose of this research is to examine the underlying characteristic of the
enabling approach in the context of housing provision. The study is undertaken
with a view to uncovering the variables that influence housing provision on the
basis of the enabling a.pproach.

1.4 AIM, OBJECTIVE AND RESEARCH QUESTIONS

The aim of this thesis is to examine the notion of the enabling approach within
the context of housing provision in Nigeria. The objective is to analyse how the
‘notion of enabling has been deployed and why it has failed to provide solutions
to housing problems in the city of Jos. The aim and objective are addressed by
means of four research questions, which are derived from the research

questions map illustrated in figure 2.
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1 How does the globalisation of liberalism impact on economic and socio-

political development in Nigeria?

2 In what ways do neoliberal reforms enable the provision of subsidised
housing in Nigeria?

3 To what extent does the local state provide subsidies and support for

housing provision in Jos?
4 Does the local state organise this 'enabling’ provision of new housing and

the improvement of slum conditions in Jos?
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