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CHAPTER ONE
1.0 Introduction
1.1 Background to the Study
In the beginning, mortgage was just a conveyance of land for a fee. The buyer paid the seller a set rate, with no interest, and the seller would sign over the land to the buyer. According to Clayton (2007), the classical form of real estate debt is the mortgage, a loan secured by real property as collateral. The word mortgage, Clayton added comes from two Middle English words (which are actually French in origin): “mort” referred to death or dying while “gage” means an obligation or commitment. Hence mortgage was a “dying commitment” that is, a commitment that was not permanent but had a finite lifetime.
During the medieval period, land was the direct source of most wealth, as a pledge of real property was the guarantee to secure mortgage. This old arrangement in the view of (Barker, 2006) was however very lopsided in that the seller of the property, or the lender who was holding the deed to the land, had absolute power over it and could do whatever they liked, which included selling it, not allowing payment, refusing payoff, and other issues which caused major problems for the buyer, who held no ground at all. According to Onibokun (1985) and Nubi (2002), habitable housing contributes to the health, efficiency, social behaviour and general welfare of the populace. Apart from providing man with shelter and security, housing plays a major role in serving as an asset (Poole, 2003; Alhashimi and Dwyer, 2004).
For a typical house-owner, the house is a major asset in his portfolio and for many household, the purchase of a house represents the largest (and often only) lifelong investment and a store of wealth (Goodman, 1989; Malpezzi, 1999; Bundick and SellonJr, 2007). Furthermore, Bardhan and Edelstein (2008) argued that housing represent a large proportion of a household’s expenditure and takes up a substantial part of lifetime income. The provision of housing services depends mostly upon a well-functioning housing finance system. The consideration of acquiring a house is driven by the cost of acquisition and various government economic policies which could be fiscal or monetary (Giussani and Hadjimatheou, 1991) and even depending on the economic system adopted in a country.
Housing is one of the three basic needs of mankind and it is the most important for the physical survival of man after the provisions of food. Decent housing is one of the basic needs of every individual, the family and the community in general. As a pre-requisite to the survival of man, it ranks second only to food. It is also one of the best indicators of a person’s standard of living and his place in the society. The house an individual lives in is a symbol of his status, a measure of this achievement and social acceptance, an expression of his personality and the barometer that seems to indicate in a large measure, the way the individual perceives himself and how he is perceived by the larger society. It is the measure of all the good (or bad) things in life that will come to him and his family (Agboola, 1995).
The current savings culture in Nigeria is geared towards immediate short term needs based on composite saving pattern (Soludo, 2007), hence financial institutions need to develop attractive long term savings products that will be consistent with long term mortgage finance nature. It has also been revealed that one of the major challenges facing housing financing system in Nigeria is the mismatch which currently exists between sources and application of fund in the sector.
With the financial sector reform in 2004, primary mortgage in Nigeria has improved in terms of availability, institutional framework and competition. The housing sector has also seen the debut of institutional property developers with complementary mortgage backups. But the absence of effective secondary mortgage to keep refinancing mortgage raises the question of sustainability of progress in the sector.
The Central Bank of Nigeria (CBN) has further observed that the amount of investible funds available to the existing primary mortgage institutions was a mere N36.7 billion, and only N22 billion or 60% of this amount stand a reasonable chance of being channeled for mortgage loans origination. Furthermore, the supply of credit by the Federal Mortgage Bank of Nigeria (FMBN) was grossly inadequate to meet the growing demand. As at end September 2000, FMBN mobilized a total of N5.8 billion from 1.8 million contributors to the National Housing Fund (NHF) while it granted N375 million loans to 631 contributors through 20 PMIs for the construction of houses. Overall, there is evidence of declining activities in housing finance generally (Sanusi, 2003).
With an estimated population of 170 million, Nigeria’s housing deficit is glaring, particularly in the urban centres. The FMBN estimates the housing deficit at 16 million housing units, requiring over N56 trillion to finance at a conservative N3.5 million per unit. This means that, Nigeria needs to produce about 800,000 housing units annually for the next 20 years, in order to close her housing gap (Suleiman, 2014). Data from the Federal Housing Authority (FHA) shows that it has built only 30,000 housing units between 1973 and 2006. It is therefore obvious that there is a critical housing gap in Nigeria. This puts into perspective the market for mortgage finance in the country and the immense potential for mortgage banking. Despite this huge potential, the Nigerian Mortgage Banking Industry remains relatively underdeveloped and has failed to contribute significantly to closing the country’s housing deficit. One of the main reasons for this is that the industry lacks the financial capacity to meet the country’s mortgage requirements. The Nigerian mortgage banking industry has a remarkable developmental impact, both in terms of providing affordable housing and in promoting economic development. However, mortgage penetration remains low, standing at less than 1% of GDP in 2010. This level of penetration is lower than estimated rates in other select emerging markets and continues to provide opportunities for growth for current and potential players (Agusto, 2011).
According to Global Findex (2014), between 2011 and 2014, access to finance grew from 30 percent to 44 percent. The increase has been driven by growth in payments; however there has been a significant lag in the impact on access to bank loans – two percent in 2011 to five percent in 2014. Mortgage finance is still a small percentage of Nigeria’s GDP, at 0.58 percent – in comparison to the UK (80 percent), USA (77 percent), and South Africa (31 percent). It is clear that the mortgage finance industry in Nigeria is still in its infancy, primarily targeting middle income earners and largely excluding low income earners. The Federal and State government are consciously trying to bridge this gap through initiatives and funds – focusing on affordable and mass housing schemes, and to improve accessibility to mortgage finance (Centre for Affordable Housing Finance, 2016).A major area of concern has been mortgage financing, which has often been fingered as one of the most formidable constraints in the housing sector. It is based on this that this study was carried out to address the issue.


1.2 Statement of the Problem
The contributions of primary mortgage institutions’ investments to the growth and development of an economy cannot be over-emphasized (Adeolu& Hassan, 2018). Because, housing is one of the basic needs of man, since from the ancient days till now, that is why human beings always seek for an abode from the rural settings to the urban areas (Adeolu& Hassan,2018). Thus, real estate development seems to have constituted a major or significant part of economic growth; because, one of the major indices of standard of living is shelter. However, the ownership of comfortable accommodation or housing facilities increases health and the wellbeing of the citizenry. Thus, government in Nigeria at all levels have made frantic efforts by designing programs and policies to provide housing facilities or shelter to the Nigerian populace yet the problem of housing deficit is still insurmountable (Oyelowu&Dumson, 2018).The study by Shuaribu and Aliyu (2018) stated that the role of the PMIs in solving this problem as obtainable in other countries of the world is paramount. However, these institutions are confronted with a number of problems such as paucity of funds, regulatory policy rigidity, bureaucratic bottlenecks in administration, and poor savings among others. This aside, these firms have diverted their operational focus and scope from the provision of facilities for house development to other ventures. This makes it difficult for them to make funds available at more favorable terms and conditions for development and or purchases of housing units. These have impeded their smooth operations, performance and their contributions to real estate development in the country (Shuaribu & Aliyu, 2018).
This corroborates the work of Udeji and Efiong (2018) which reveals that the Nigerian economy is still struggling under the shackles of under-development as a result of political and economic instability, infrastructural inadequacy and inconsistency government policies. The most unfortunate thing is that the rich build mansions only for those who can afford such expenses (Oyelowu & Dumson, 2018). Study by Agbada and Ekakitie – Emonena (2017) showed that even available hotels that may serve as alternatives to those who can afford them are always booked in advance for periods ranging from months to years just for one particular person to hang up for reasons best known to them. It is worthy to state that residential accommodation goes for bait especially for the young jobless female graduates who move into towns newly. In some cases, houses are found in environments with very high security risk, unkempt and very untidy places with no basic infrastructural facilities such as roads, electricity and portable water, among others. This is why housing provision deserves special attention. It is one of the most important basic needs of mankind, and exerts serious impacts on productivity, as decent houses significantly increase worker’s health, wellbeing and growth (Ogedengbe & Adesopo, 2018).
1.3 Objectives of the Study
The aim of this study is to examine the effect of mortgage financing on economic growth in Nigeria. Specifically, the objectives of the study include to;
1. To determine the relationship between financial development and mortgage finance in Nigeria
2. To determine the impact of mortgage finance on economic growth in Nigeria
3. To examine the long-run relationship between mortgage finance and economic growth in Nigeria
1.4 Research Question
The following research questions are formulated to guide this research:
1. What is the relationship between financial development and mortgage finance in Nigeria?
2. What is the impact of mortgage finance on economic growth in Nigeria?
3. What is the nature of the long-run relationship between mortgage finance and economic growth in Nigeria?
1.5 Research Hypothesis
H01: Mortgage financing has no significant impact on economic growth in Nigeria.
H02: There is no long-run relationship between mortgage finance and economic growth in Nigeria.
1.6 Significance of the Study
The outcome of this study would contribute to the existing body of knowledge. Because, though there are a few studies on mortgage financing and economic growth in the African context, there is dearth of evidence using data on the Nigerian economy. The outcome of the study would therefore serve as a reference material for subsequent researchers and would provide a basis for further research in this area.
It is the hope that the result of this study will be beneficial to both internal and external parties to improve on the GDP contribution by the real estate sector industry and also improve on mortgage credit and investment for housing development, and economic growth and development. Since shelter is one of the basic necessities of life as the housing sector plays a very critical role in a country’s prosperity and directly affects not only the well- being of the citizenry but also the general performance of other sectors of the economy, findings of this study will be useful for policy making and implementation.
Also, the government and its agencies will somehow benefit from this study because the study will highlight the need from its findings if necessary for the government to formulate more favorable guidelines and policies as the sector demands and this will sustain the operations of Nigerian housing sector.
1.7	 Scope and Limitation of the Study
The study is designed to examine the effect of mortgage financing on economic growth in Nigeria. The study covers the period from 1993 to 2019. The variables used were Gross Domestic Product per capita (GDPpc), broad money supply per capita as a measures of financial depth (M2PC), interest rate as a proxy for macroeconomic instability (INTR), Stock exchange market capitalization (SEMC) and aggregate housing finance by both banking and non-banking institutions (HFBI).
In the course of this study, the researcher encountered some limitations. There was paucity of data relevant to the completion of this work, hence, the researcher had to make use of secondary data sources that were verified and approved for use such as the National Bulleting of Statistics, the Central Bank of Nigeria and the individual bank reports. Also, the researcher faced time constraints and had to combine the research with other academic activities and coursework. Also, the study considered four independent variables without considering other proxies that determine mortgage financing, hence, the result may be different if other variables were to be added.

1.8 	Definition of Terms
Mortgage Financing: Refers to finance for people and companies to buy property from financial institutions such as banks, federal credit agencies and mortgage brokers among others.
Finance: is the study and discipline of money, currency and capital assets. It is related to but distinct from economics, which is the study of the production, distribution, and consumption of goods and services. Based on the scope of financial activities in financial systems, the discipline can be divided into personal, corporate, and public finance.
1.9	 Plan of the Study
This research project comprises of five chapters. Chapter one of this project deals with introduction chapter (Background of the study) statement of the problem, objectives of the study, significance of the study, research hypothesis, scope and limitation of the study, organization of the study, definition of terms and the references of the chapter one.
Chapter two of this project majorly deals with literature review of the project that comprises of the author review on the topic of the project i.e. introduction, theoretical framework, references.
Chapter three of this project contains the methodology of research, introduction, sample and population of the study, sources of data, method of data analysis, research problems and references.
Chapter four deals with data presentation/analysis and interpretation of findings i.e. introduction, brief history of case study, presentation of data, analysis of data, testing of hypothesis, summary of the chapter and references.
Chapter five which is the last chapter of this project deals with summary of findings, conclusion, recommendations and references/bibliography.


CHAPTER TWO
2.0	Literature
2.1	Conceptual Review 
Mortgage finance is a major factor determining the quality and tenure of housing consumption, the overall financial portfolio of the public and the stability and effectiveness of the financial system. A well-functioning mortgage market is considered by Jaffee and Renaud (1996), to have large external benefits to the domiciled national economy like contribution to economic growth and improved standards of living. With the absence of a well-functioning housing finance system, a market-based provision of housing would therefore be lacking.
Like stock exchange market, Mortgage market is divided into primary and secondary market. According to Ojo (2009), Primary Mortgage Market is a market where all the mortgage loans are originated. The market is a place where the mortgage originators and as well as the borrowers come together to set the mortgage deal and negotiate the terms and conditions regarding that deal. The credit unions, mortgage brokers, banks and mortgage bankers among others are the part of primary mortgage market. The development of a primary mortgage market depends upon macroeconomic stability of the nation. However, primary mortgage market plays an important role behind the development of a successful secondary mortgage market. The secondary mortgage market on its part, loans and servicing rights are traded between the mortgage securitizers, mortgage originators and investors.
Secondary Mortgage Market (SMM) owning to the shortfall of Primary Mortgage Institutions (PMIs), the introduction of Secondary Mortgage Market (SMM) may solve the problems that have impeded the operational functions of PMIs. For housing finance to be successful, continuous flow of funds must be guaranteed. SMMs are a mean to an end. The end is to increase the flow of funds housing. Therefore, a secondary market provides the means to accomplish this end by bringing together the originators of mortgage loans with the ultimate investors. It does this by developing new instruments and institutions that can lower the risks of mortgage lending for originators and provided them with new funding outlets. The mechanism of capital mobilization through mortgage securitization as found in advanced economies like the US, Germany, France, Italy, and others will serve as a potent driver of real estate growth and housing finance in Nigeria. Similar examples are obtainable in Asia, where the National Housing Fund thrives on, not only the deposit subscriptions, but also on housing bonds issued by the Housing Bank to finance housing development programmes (Ojo, 2009).
According to Lea (1999), a successful secondary market is based on effective management of the basic functions and risks involved in mortgage lending regardless of the institutional entities involved or what separation of functions existing in the market. Lea is also of the view, that the degree of competition in the primary market may have a major bearing on the readiness of lenders to participate in a secondary market.
The quality of mortgages produced by the primary market becomes much more important in a secondary mortgage market. The SMM separates the act of making mortgage loans from the act of holding mortgage loans. The mortgage holding function is the strategic focus for dealing with the risks of mortgage lending (Jaffee and Renaud, 1996). According to them, the basic principle of SMM is to tap capital market investor as the long-term source for the mortgage market, thus mitigating risks of interest rate and credit risk. The bond market can be a veritable sector to further strengthen the SMM in Nigeria. 
Altman and Saunders (1998) highlighted the array of information on various borrowers’ details to include their character (reputation), capital (leverage), capacity (volatility of earnings) and collateral. However, Mints (2006) limited the borrowers required information to “the three C’s of lending” which are collateral factor, capacity factor and credit factor, which are all relevant to lending in both since house purchases typically involve household borrowing, house prices are likely to be strongly driven by credit conditions and household leverage.
Wolswijk (2005) analyzed some fiscal aspects of mortgage debt in the EU. It first describes the main fiscal instruments that governments use to affect mortgage-financed home- ownership. A study of 15 European Union (EU) countries using pool regression analysis found that the growth of outstanding mortgages as a percentage of GDP was positively affected by deregulation measures across the financial sector, as well as by stock market growth. Other variables like household income and inflation are less significant. He concluded that the role of structural fiscal measures in reducing housing market volatility is highlighted.
Okidim and Ellah (2013) examined the enhancement of economic growth through mortgage financing and capitalization. The study used time series data between 1992 to 2010 and the data were analyzed using ordinary least square (OLS) regression analyses and t-test. The result from the t-test showed that there was no significant relationship between mortgage finance and economic growth in Nigeria. The study therefore recommends that there should be proper application of mortgage financing because a mortgage lending which is not well coordinated will destabilize the economic growth
Role of Mortgage Finance Institution in the Nigerian Economy
It is an obvious fact that the primary mortgage banks play a unique role in the Nigeria economy. For there is no economy that can develop without good housing system; it is also a fact that in Nigeria, there is shortage of housing; to curb this problem of shortage of housing and the need for real estate, the government of Nigeria decided to establish the mortgage finance institution. Some of the key roles of the mortgage finance institution to the Nigerian economy are:
I. To Mobilize Funds to Support Credible Housing System: The mortgage institution has the key role of providing credible housing system, it is a fact that there are not enough houses for people to dwell, hence, the reason why the mortgage finance institution was established and licensed to carry out this function as to curb the massive rural- urban drifts, many Nigerians are moving away from rural areas to urban centers because of the good housing facilities in the urban centers.
II. They are Licensed to Accept Savings and other Deposits from Members of the General Public: The mortgage institution are the banks mainly licensed for the sole purpose of providing housing system; hence, they accepts deposits and savings from any member of the public who desires to own their houses and persons or group of persons who desire to have real estate the mortgage institutions have been empowered to provide enough housing system for Nigerians.
III. Provision of Loans to those who want to Build Residential Houses: The mortgage finance institution are out to provide loans to those who seek to build residential houses, as to enhance economic growth if there is enough housing facilities. This will have positive impact on the Nigerian economy because it is when people are comfortable that is when they can contribute positively to the Nigerian economy.
IV. Housing Finance: The mortgage finance institutions are empowered to provide housing finance to the general public; housing finance refers to the mobilization of funds by both private and public sector towards the purchase, improvement, building of houses, renovation, construction as well as real estates. They provide the financial services that is needed for those who which to have their own houses.
V. The Mortgage Finance Institution are Specialized Finance Institution that Provide Funds for Housing Development in Nigeria: The mortgage finance institution were established specifically for providing housing development in Nigeria. They were established to increase the housing system in Nigeria through the provision of finance to those who which to have real estate.
Mortgage Banking Sector Reforms
The Central Bank of Nigeria came up with reform agenda to strengthen, the mortgage banking sectors and the aim of this reform agenda is to make the mortgage banking sector to be more viable. Some of the reform agenda are:
· The Recapitalization of Primary Mortgage Institution
The recapitalization of the PMIs is one major agenda in the reforms of the mortgage banking sector. Looking at the number of PMIs that become distressed as a result of poor management, from 278 PMIs in 1996 to 81 in 2009 this shows that there was a problem in the mortgage banking sector that needs urgent attention. The PMIs at inception were expected to have a capital base of N5million that was later increased to N30million. In 2013 the national primary mortgage institution are expected to have a capital base of N5billion while the state primary mortgage institutions are to have a capital base of N2.5 billion (Nzotta, 2014).
· Mergers and Acquisition
The PMIs were encouraged to get into mergers and acquisition especially those who do not have the capital base needed for recapitalization, the aim of mergers and acquisition in this sub sector is to strength the PMIs, to make them remain in business and to be more viable. It is only when they are viable that is when the trust and confidence the public has for the PMIs will be restored, hence, the CBN under the leadership of Prof. Charles Soludo at that time carried out the reform.
· Conducive Environment for all Operators
The CBN was interested in creating a conducive environment for all operators of PMIs, which include a level playing field for all, this is another reason why the reform was carried out.
· 	To ensure professional ethics in PMIS: The CBN carried out the reforms as to ensure strict adherence to professional ethnics; in other to minimize fraud in the system, hence, the need for promotion of professionalism in that sub sector.
· The Redefining of Mortgage Banking
The CBN was able to redefine the mortgage business to include lending tourism, furniture and fittings, estate management and development.
· 	Mortgage Insurance: The Reform Include the Inclusion of Mortgage Insurance, Mortgage Insurance was included as to provide coverage for any financial risk that may happen to the owners of mortgage loans. Since the owners of mortgage loans are not free from risk, hence, the need for mortgage insurance.
· Repositioning of National Housing Fund and the Transformation of the NHF to a Trust
This is one of the CBN reform agendum to re-arrange, monitor and overhaul the NHF. So that it can achieve its purpose.
· 	The overhauling of the FMIs: The reforms seeks to overhaul, rearrange and reposition the FMIs so that its customers can be able to get loans from FMBN, this simply means that the reforms seek to make fund from FMBN to be easily accessible by FMIs clients.
· To Reposition, Restructure the Process, Procedure and to Improve Credit Disbursement of the FMBN
The reform seeks to put the FMBN in a better position to disburse credit.
· The Reforms also involves the Establishment of Secondary Mortgage that will provide Mortgage Loans
The establishment of secondary mortgage institutions to give credit facilities that will encourage housing system. These are some of the reform that CBN carried out on mortgage banking sector. Names of some mortgage finance institutions are:
i. FBN Mortgages
ii. Platinum Mortgage Bank Ltd.
iii. Abbey Mortgage Bank Plc.
2.2	Theoretical Review
Here we will be looking at some theoretical literature that is relevant to our study.
It is an obvious fact that every government will want to provide houses for its increasing population and the Nigerian government is not an exception; mortgage institutions are in for front of these agenda of the government to increase the number of houses in the country, it is a fact that the Nigeria government has made housing a part of his agenda; however, the increase level of urbanization, the high mobility rate from rural areas to urban centres and the need to have enough houses so as to enhance economic growth as lead to the high demand for housing facilities, the demand for housing facilities is growing by the day in Nigeria because housing is an essential need. Hence, the government is also seeing housing as a need and that is why the government is interested in the provision of housing finance. It should be noted that the mortgage finance institutions was established by the federal government of Nigeria due to urgent need for housing facilities, and to improve the efficiency of public and private sectors in housing delivery. in accordance with the housing policy that has to do with housing policy of 1990. (Nzotta, 2014). The problem of housing is a major problem in Nigeria and the need to finance housing in Nigeria has been on the mind of every government that comes to power in Nigeria. Many Nigeria still live in slump; hence, adequate housing demands great attention because the need for housing is growing by the day, mortgage banking was established by the federal government to assist in financing housing in other to reduce housing problems faced in Nigeria, hence, a federal government established the Federal Mortgage Bank of Nigeria (FMBN) 1977. Mortgage finance institutions or Primary Mortgage Institutions (PMIS) came into the Nigeria financial system in 1990 as a result of the mortgage Institution Decree No 53 of 1989 that was promulgated. 
The sole aim of these PMIS is to raise loans for members of the public who desire to build their houses. They are involved in purchase and extension of houses, constructions, building, improvement, real estates and they also accept deposits from the public.From CBN report in (2002) the number of primary mortgage banks still in operation was 80 as compare to 23 in 1991; 145 in 1992 and 279 in 1994; 2005 it was 90 and in 2010 the PMIs in operation was 81. The drop in the number of PMIs that was operational was as a result of the fact that most of the banks became distressed and as a result of this most of the PMIs closed down due to this ugly situation in the mortgage institution, their license was revoked; in order to regulate and monitor the system, as to ensure soundness in the PMIs, hence, there was the disbursement of the national housing fund (NHF) to the PMIs. The National Housing Fund was established by the National Housing Fund Decree No. 3 of 1992. The sole reason for the fund was the mobilization of funds for the provision of affordable houses for Nigerian. In 2013 the capital base of national primary mortgage institution was N5 billion, while the capital base of the state primary mortgage institutions was N2.5 billion. This was done in other to make mortgage institution to be more viable and to reduce the incidence of distress in these mortgage institutions.
Those who could not meet up with the paid-up capital were expected to either go into mergers and acquisition or quiet the business.
2.3	Empirical Review
Here we will be looking at some empirical studies that is relevant to our study.
Evolution of the Federal Mortgage Bank of Nigeria
The Nigerian Building Society (NBS) was the first mortgage institution in 1956 to carry out housing financing, it operated as a joint venture between Common Wealth Development Corporation, the Federal Government and the Eastern Nigeria Government in the following proportions 60%, 31%, 9%. The federal government established the federal mortgage bank of Nigeria. The FMBN was established by decree No. 7 of 1977, this action follows the dissolution of NBS; the FMBN took over the assets and liabilities of NBS the NBS had a capital of N3.25m. The FMBN had a capital N20million when it was established in 1977According to Ezirim, C.B (2005) The FMBN was backed by law to license and regulate primary mortgage institutions that were in Nigeria and was expected to act as an apex regulatory authority for the mortgage finance industry.
(i) The Federal Mortgage Finance (FMF) was created out of FMBN in 1993. The FMF was now responsible for the financing of FMBN; the FMBN was to supervise FMF. The FMBN is under the supervision of the bank due to the 1997 amendment to CBN degree No. 24 of 1991.
(ii) The Federal Mortgage Bank of Nigeria was repositioned and two institutions were carved out of it and they are:
(iii) The Federal Mortgage Bank (FMB).
(iv) The Federal Mortgage Finance (FMF).
The supervision, control and regulation of PMIs, that was formally under the power of FMBN was transferred to CBN precisely in 1998. The mortgage institution Decree No. 53 of 1989 was review that same year by a committee that was set up to review its activities and to align it with BOFID in order to have a better supervision, control and regulation (CBN report 1999). The Federal Mortgage Bank currently has the powers to control, supervise and monitor the PMIs.
The Dutch firm of Bereuschodmore Bosboom, a management consultant was hired by the federal government to supervise the bank for three years period from 1997 to 1980 with the exit of the firm in 1980 the management of the FMBN became indigenous. The share capital was raised to N150 million jointly contributed by the federal government and CBN in a 60% and 40% proportion. FMBN had a national outlook with branches all over the state. The federal government appointed the chairman and members of the board of directors. The FMBN operates as a means for increasing the mobilization of long term funds and the increase of mortgage lending services to the general public in Nigeria. The FMBN started the management of the National Housing Fund (NHF) established by Act No. 3 of 1992.
The Federal Mortgage Bank of Nigeria (FMBN) has been restructured into a Federal Government-Sponsored Enterprise (FGSE) that is focusing on secondary mortgage and capital market operations.
2.4	Research Gap
Limited Studies on the Direct Economic Impact of Mortgage Financing in Nigeria
· Gap: While there are studies on housing deficits and mortgage markets, there is limited empirical research that directly links mortgage financing to broader economic indicators such as GDP, job creation, and national economic growth in the context of Nigeria.
· Relevance: Your research could fill this gap by quantifying how GTCO’s mortgage financing activities influence the Nigerian economy, particularly focusing on key economic metrics.
Insufficient Focus on Commercial Banks in Mortgage Financing
· Gap: A majority of the existing studies on mortgage financing in Nigeria focus on government institutions like the Federal Mortgage Bank of Nigeria (FMBN) or state-backed initiatives. The role of commercial banks, such as GTCO, in shaping the mortgage market has not been extensively studied.
· Relevance: Exploring how a leading commercial bank contributes to the mortgage sector could offer fresh insights into the private sector's role in housing finance.
The Socioeconomic Effects of Mortgage Financing in Nigeria
· Gap: There is a need for more research on the broader social and economic implications of mortgage financing, such as its role in wealth creation, access to homeownership, and poverty alleviation. Most studies primarily examine housing development from a financial or construction perspective, without considering long-term socioeconomic impacts.
· Relevance: Your research could examine how mortgage access improves living standards, fosters wealth accumulation, and contributes to the reduction of poverty.
Challenges and Barriers to Mortgage Financing in Nigeria
· Gap: While there is literature on the challenges faced by the mortgage industry in Nigeria, there is limited detailed analysis of the specific challenges faced by commercial banks in offering mortgage products. Factors like high-interest rates, inflation, regulatory hurdles, and low-income earners’ limited access to credit remain under-explored.
· Relevance: Your research could explore these challenges from GTCO's perspective and offer recommendations to improve mortgage accessibility.
 Lack of Comparative Studies on Mortgage Products and Services
· Gap: Most existing studies do not compare mortgage financing products from different banks. A detailed comparative analysis of GTCO's mortgage products with those of other major players in the Nigerian market is scarce.
· Relevance: A case study of GTCO could help bridge this gap by evaluating the efficiency, affordability, and accessibility of their mortgage products compared to competitors.

CHAPTER THREE
RESEARCH METHODOLOGY
3.0 Introduction
	This chapter present the methodology used to carry out the study. Research methodology is define as operational framework within which the facts are placed so that their meaning may be seen more clearly. The task that follows the definition of the research problem is the preparation of the design. The methodology of this research include the research design, population of the study, sample size and sampling technique, research instruments, validity and reliability of instrument, data collection method and method of data analysis. 
3.1 Research Design 
Osuala (2019) argues that the research is simply the process of arriving at dependable solution to a problem and systematic collection, analysis and interpretation of data while Oboze(2016) posits that research is a process of finding out the solution to problem. The research method used in this research was the survey method, this because the survey  research is the best method to study a population too large to observe directly for either descriptive, exploratory, explanatory studies. Carefully sampling of respondents and structure questionnaires provide data in the same form from all respondents. Survey is vital   means of eliciting response from respondents.
	According to Ohaja (2018:10) survey make generalization concerning his population of interest, the method is provided to be the most convenient and effective method of the discipline.
3.2 Population of the Study
	Population refers to animate and inanimate things which the study is forced, it could be class town, local government areas, states, nation or person. The researcher is interested in getting information from the study (Nnajehigo 2001:67). According to polit&Hugler (1999:37) population is an aggregate or totality of all objects, subjects or members that conforms a set of specification, the population of this study is the Staff of Guarantee Holding Company GTCO.

3.3 Sample Size and Sampling Technique
	Sample size is the act of choosing the number of observation or replicates to include in a statistical sample .sample size used in a study is usually determined based on the cost, time or convenience of collecting the data and the need for it to offer sufficient statistical power. Sample size is the selection of some members or element from the population for actual investigation or study. The selection is necessitated by the impracticability of studying the entire population in most cases. Bamidele (2002)as cited in oloyede&Adejare(2012), defines sampling as the selection of a part to represent a whole.
	This means the exact number of respondents which the researcher studies out the entire population for the fact that is practically impossible to reach out the whole staff Staff of Guarantee Holding Company (GTCO). for this study and for time and more money constraints among others, 100 staff of the company were selected  as respondents (sample)for this study.
	Sampling technique is the technique is  the method  used by the researcher to his/her prospective respondents. Sample random probability sampling technique and purposive sampling technique were used in selecting the 100 respondents as every member of the population has equal enhance of being selected for the study. The selection of respondents was by probability only and no area was deliberately omitted.
3.4 Research Instrument
	Research instrument is a tool is used to collect, measure and analyze data related to your research interests. Research instruments are systematic tools which are designed in order  to help the researcher collect his/her topic on interest for instance, questionnaire, interview, focus group or any device used by the researcher to collect the information in measuring a given phenomenon and the main instrument used for this study is questionnaire.
	Questionnaire is an instrument used to collect data or obtained information from respondents about their perception, opinion on research topic usually survey study and other research instrument are interview, observation, focus discussion groups. The main reason for chosen  questionnaire is to obtain supplementary information related to the listener and the second section based on the information and opinion of the population about the subject of matter which is “mortgage financing and it impact on Nigeria economy (a case study of guarantee holding company (GTCO)”
3.5 Validity and Reliability of Instrument
	Mugenda and Mugenda (2003) asserted that the accuracy of data to be collected largely depend on the data collection instrument in terms of validity and reliability. Validity as noted by Robinson (2002) is the degree to which result obtained from the analysis of the data actually represent the phenomenon under the study. Validity is ensured by having objectives questions including in the questionnaire and this is achieve by pre-testing the instrument to be used and change any ambiguous, awkward or offensive questions and techniques as emphasized by (cooper and Schunder) reliability on the other hand refers to a measure of the degree to which research instruments yield consistent results (Mugenda and Mugenda 2003)
3.6 Data Collection Method
	Data collection method are techniques and procedure used to gather information for a research purpose. The data is collected through the administration of questionnaire from the respondents of kwara state polytechnic students Ilorin, the instrument are used to elicit demographic data and data for specific questions for this study. To ensure accurate data collection, the questionnaire was distributed directly by the researcher to the respondents of Staff of Guarantee Holding Company (GTCO).
3.7 Method of Data Analysis
	Data was analyzed using descriptive and inferential statistical and same percentage and this enable the researched to make possible prediction about the study. The descriptive statistical tools help researcher to describe the data and determine the extent to be used and the findings were presented using tables and percentage. Data analysis used percentage, tabulation, means and other central tendencies. The table were used to summarize response for further analysis and facilitate comparison.
3.8	Model Specification 
Model Specification On the basis of the theoretical framework adopted from the work of Renaud (2004), Vector Autoregressive (VAR) Model has been adopted to examine the relationship between the mortgage finance and economic growth. The VAR equation is explicitly represented as: t
Founded three decades ago by a group of young, vibrant and dynamic professionals determined to transform traditional banking, Guaranty Trust has been on a mission to make financial services accessible to all Africans in ways that truly serve people’s needs and help businesses thrive. Headquartered in Lagos, Guaranty Trust has banking subsidiaries in Nigeria, Cote D'Ivoire, Gambia, Ghana, Liberia, Kenya, Rwanda, Tanzania, Uganda, Sierra Leone and the United Kingdom. The Bank currently employs over 12,000 professionals and has Total assets and Shareholders’ Funds of ₦4.993trillion and ₦837.2billion respectively.
Since commencing operations in February 1991, Guaranty Trust has maintained an unbroken streak of year-on-year growth and a consistent lead in driving the digitization of financial services in Nigeria thanks to its strong service culture, efficient management, world-class corporate governance standards and bias for innovation.
At the end of 2020, alongside leading the industry in innovation and service delivery, Guaranty Trust was the most profitable banking group in Nigeria with best in class Return on Equity and other key financial metrics. In April 2021, the reorganization of Guaranty Trust Bank Plc to a financial holding company, Guaranty Trust Group Holding Company Plc (GTCo Plc), was completed as part of the company's strategy to position for future growth and deliver benefits beyond banking to the people, communities and businesses who depend on the value we create to thrive.


CHAPTER FOUR
4.1	Data Presentation and Analysis
	In this chapter, the researcher presented the data obtained. The presentation involved the tabular form of analysis to show the number of questionnaires distributed and returned. The questionnaires were presented in two sections, the demographic and basic question relevant for the study. A total of 100 questionnaires were administered for the study out of which 100 were duly answered and return back, this represent 100% of total returned data.
4.2 	Data Presentation 
Section A
The section entails the respondent profile
TABLE 1: Age distribution of the respondent 
	Age range 
	Respondents 
	Percentage 

	15- 20 
	40
	40%

	21-25
	22
	22%

	26-30 
	23
	23%

	31 and above
	15
	15%

	Total
	100
	100%


  Source: Research field work, 2024	
From the above table 1, shows that 40 respondents representing 40% are within the age range of 15 – 20, 22 respondents representing 22% were within the age range of 21 – 25 and 23 respondent representing 23% within 26 – 30 and 15 representing 15% were between the age range of 31 and above. 15 – 25 is the highest number of age range and it shows that this age range is the most.
Table 2:  Gender distribution of the respondent
	Gender  
	Respondents 
	Percentage 

	Male
	37
	37%

	Female 
	63
	63%

	Total
	100
	100%


Source: Research field work, 2024
From the above table 2, 37 respondents representing 37% were male while 63 representing 63% respondent are female. This shows that the highest respondent is female which has the highest percentage. This helps to know the difference between the attitudinal of one gender and the other. 
Table 3: Marital Status of Respondents 
	Options
	Respondents
	Percentage 

	Single
	36
	36%

	Married
	33
	33%

	Others
	31
	31%

	Total
	100
	100%


  Source: research field work, 2024
		From the above table 36, respondent representing 36% are single, 33 respondents representing 33% are married. The respondent who are single are the highest. The above information shows that most of the respondents are single since it has the highest percentage.
Table 4: Years of experience of Respondents 
	Option
	Respondents
	Percentage

	 5years
	25
	25%

	10years
	70
	70%

	15 and above 
	5
	5%

	Total
	100
	100%


Source: research field work, 2024
From the above table 3, 25 respondent representing 25% had 5years experience, 70 respondent representing 70% had 10years while, 5 representing 5% 15 and above. This shows that the highest number of respondents is 5years . 
Table: 5: Level of the Respondents 
	Options
	Respondents 
	Percentage 

	Junior staff
	30
	30%

	Senior Staff
	30
	30%

	Director 
	20
	20%

	Security/Cleaner 
	20
	20%

	Total
	100
	100%


Source: research field work, 2024
	From the above table 30 respondent representing 30% are Junior Staff, 30 respondents representing. 30% are Senior Staff and 20 respondent representing 20% are of other Director while 20 respondent representing 20% are of Security/Cleaner. This shows that the highest range are Junior and Senior Staff. 
Section B
Table 1: 
Do you think the monetary value of the property you got the mortgage for has been appreciated??
	Options
	Respondents
	Percentage 

	Yes
	90
	90%

	No
	10
	10%

	Total
	100 
	100%


Source: research field work, 2024
	From the above table, it shows that 90 respondents representing 90% agree Android phone help in  sharing lecture materials among classmate while 10 did not agree. This shows that the monetary value of the property you got the mortgage for has been appreciated 
Table 2: 
When you faced difficulties in making the payment for your mortgage, did you speak with a professional housing counselor?
	Options
	Respondents
	Percentage 

	Yes
	80
	80%

	No
	20
	200%

	Total
	100 
	100%


Source: research field work, 2024
	From the above table, it shows that 80 respondents representing 80% agree  while 20 did not agree. This shows that When they faced difficulties in making the payment for their mortgage they speak with a professional housing counselor. 
Table 3: 
Do you agree with the statement that you got the best mortgage deal?
	Options
	Respondents
	Percentage 

	Yes
	65
	80%

	No
	35
	200%

	Total
	100 
	100%


Source: research field work, 2024
	From the above table, it shows that 65 respondents representing 65% agree with the statement that you got the best mortgage deal while 35 did not agree. 

Table 4: 
Mortgage is the best solution when buying a home?
	Options
	Respondents
	Percentage 

	Yes
	75
	75%

	No
	25
	25%

	Total
	100 
	100%


Source: research field work, 2024
	From the above table, it shows that 75 respondents representing 75% agree Mortgage is the best solution when buying a home.  While 25 did not agree. This shows Mortgage is the best solution when buying a home. 
Table 5:
Is housing problem Reason for getting a mortgage loan?
	Options
	Respondents
	Percentage 

	Strongly Agree
	45
	45%

	Agree
	30
	30%

	Neutral
	20 
	20%

	Disagree
	5
	5%

	Strongly Disagree
	0
	0

	Total
	100
	100%


Source: research field work, 2023
From the above table 45 respondent representing 45% says strongly agree while 30 respondents representing 30% says agree, 20 respondent representing 20 is neutral , while 3 respondent representing 5 % says its disagree. This means that housing problem Reason for getting a mortgage loan.
Table 6:
Is it possible to buy a home with down payment less than 10% 
	Options
	Respondents
	Percentage 

	Yes
	60
	50%

	No
	12
	12%

	Total
	100
	100%


Source: research field work, 2024
	From the above table 50 respondents representing 50% strongly agree that its possible to buy a house with down payment less than 10% while 12 respondents representing 12% are agreed, 20 respondent representing 20% is neutral and 10 respondent representing 10% is disagrees. While 8 respondent representing 8% are strongly disagree. So this shows that that its possible to buy a house with down payment less than 10%.
Table 7:
Mortgage finance is most affected by Interest rate
	Options
	Respondents
	Percentage 

	Strongly Agree
	50
	50%

	Agree
	25
	25%

	Neutral
	7
	7%

	Disagree
	10
	10%

	Strongly Disagree 
	8
	8%

	Total
	100
	100%


Source: research field work, 2024
	From the above table 50 respondents representing 50% strongly agree that agree that mortgage finance is strongly affect by interest rate, 25 respondents representing 25%  agree, 7 respondents representing 7% are neutral while 10 respondent representing 10% disagree and 8 respondent representing 8% are strongly disagree. This means that agree that mortgage finance is strongly affect by interest rate since large percentage of the respondents are strongly agree.


Table 8:
Mortgage finance is easy to collect for all Citizen
	Options
	Respondents
	Percentage 

	Strongly Agree
	35
	35%

	Agree
	40
	40%

	Neutral
	13
	13%

	Disagree
	5
	5%

	Strongly Disagree 
	7
	7%

	Total
	100
	100%


Source: research field work, 2024
 	From the above table 35 respondent representing 35% strongly agree that mortgage finance is easy to collect for all citizen, 40 respondent representing 40% agree while 13 respondents representing 13% were neutral and 5 respondent representing 5% are disagree while 7 respondent representing 7% were strongly disagree. This shows that mortgage finance is easy to collect for all citizen since large percentage of the respondent agree. 
Table 9:
Mortgage financing help many citizen to become house owner 
	Options
	Respondents
	Percentage 

	Strongly Agree
	40
	40

	Agree
	30
	30%

	Neutral
	13
	13%

	Disagree
	5
	5%

	Strongly Disagree 
	7
	7%

	Total
	100
	100%


Source: research field work, 2024
 	From the above table 40 respondents representing 40% strongly agree that Mortgage financing help many citizen to become house owner, 30 respondents representing 30% agree and 13 respondent representing 13% are neutral, and 5 respondent representing 5% while 7 respondents representing 7%. So this means Mortgage financing help many citizen to become house owner. 



Table 10:
Mortgage finance help you and your family to leave your rentage apartment 
	Options
	Respondents
	Percentage 

	Strongly Agree
	40
	40%

	Agree
	38
	38%

	Neutral
	14
	14%

	Disagree
	5
	5%

	Strongly Disagree 
	3
	3%

	Total
	100
	100%


Source: research field work, 2024
	From the above table 40 respondent representing 40% strongly agree that Mortgage finance help you and your family to leave your rentage apartment, 38 respondent representing 38% agree while 14 respondent representing 14% were neutral and 5 respondents representing 5% are disagree while 3 respondent representing 3% were strongly disagree. So this mean that Mortgage finance help you and your family to leave your rentage apartment since large percentages of the respondents strongly agree.

4.3	Discussion of Findings 
The purpose of this study is to examine the “Mortgage financing and its impact on Nigeria Economy”. The result obtained from the statistical analysis of this study data were presented in this chapter to answer the research question raised in this study. Percentage and frequency statistical tool was used.
Definite questions were asked in the questionnaire to generate answers to each of the questions posed in this study. 100 questionnaires were administered to the respondent and all the copies of the questionnaire were returned. 
This study found out that Mortgage Financing and its Impact on Nigeria Economy a case study of GTCO. Information on table section show high percentage of respondent who agree to the fact that mortgage financing help in Development of Nigeria Economy. 
From the findings in this study, I get to discover that Android phone help in  mortgage financing help in Development of Nigeria Economy.
Table 1, shows that 40 respondents representing 40% are within the age range of 15 – 20, 22 respondents representing 22% were within the age range of 21 – 25 and 23 respondent representing 23% within 26 – 30 and 15 representing 15% were between the age range of 31 and above. 15 – 25 is the highest number of age range and it shows that this age range is the most.
Table 2, shows that 37 respondents representing 37% were male while 63 representing 63% respondent are female. This shows that the highest respondent is female which has the highest percentage. This helps to know the difference between the attitudinal of one gender and the other.
Table 3 _ 25 respondent representing 25% Level Senior lecturer 1, 70 respondent representing 70% had Junior Lecture while, 5 representing 5% had Director. This shows that the highest number of respondents is Security/Cleaner 2 while the rest are.
Table 4 shows that 36, respondent representing 36% are single, 33 respondents representing 33% are married. The respondent who are single are the highest. The above information shows that most of the respondents are single since it has the highest percentage


CHAPTER FIVE
5.0 Summary, Conclusion and Recommendation
5.1 Summary
This study was conducted to examine the effect of mortgage financing on economic growth in Nigeria. The study was divided into five chapters. The first chapter discussed the background issues, which led to developing three objectives and formulating hypotheses for the research with a scope covering 1993 to 2019. The review of conceptual literature and empirical studies on mortgage financing and economic growth was carried out. The theoretical framework that underpinned the study was also discussed. Ex-post facto research design was used in measuring the relationship among the variables of the study. Data was collected from secondary source through the annual reports. The result of the descriptive statistics, and co-integration were presented, analyzed and discussed in chapter four. Finally, the chapter discussed the findings of the research in light of previous studies and highlighted the policy implications of the findings.
5.2 Conclusion
The development of financial sector serves as an important factor in financing housing demand through the mortgage channel. The housing provisions has its direct impact on the standard of living of individuals and as a catalyst for augmenting labour productivity is expected in turn influence economic growth in a positive way. A chain of economic prosperity is expected to set in where an improvement in the general level of economic activity induces the supply of finance necessary for meeting the demand for housing by both individuals and corporate bodies.
Findings from the study shows that there is a causal link between the financial market and mortgage financing through long term financing channel of the stock exchange market. However, no evidence to suggest that the level of financial development was responsible for the observed causal links either in part or in full. This is because findings from the GCBEW test could not support the existence of a causal link between broad money supply and stock exchange market capitalization. Rather than boost financial transaction, the level of financial development was observed to be an important source of macroeconomic instability. Surprisingly, macroeconomic instability does not have any observable significant influence on either aggregate housing finance or economic growth. It equally does not influence the level of financial development and stock exchange market activities in a meaningful way. However, the impact of financial market activities on mortgage financing was positive and significant in the short run, but negative and insignificant in the long run. This dynamic relationship might be due to the under develop nature of the financial system. In addition, findings from the study lend support to the causal link between mortgage finance and economic growth. Mortgage finance was found to be a significant determinant of increasing pattern of economic growth over a long period of time.
5.3	Recommendation
Based on the findings of this study, the following are recommended;
The Nigerian government should intensify effort aimed at consolidating the level of financial re-structuring in the non- banking sector to which mortgage bank belongs.
Fiscal and monetary policy measures aimed at increasing the number of mortgage bank operators should be put in place to enhance the efficiency and effectiveness of mortgage banking in Nigeria. This will in turn increase the supply of housing to meet the growing need of the people and ultimately drive the economy towards rapid growth. Such consolidation should also be consciously geared towards repositioning the banking sector as one of the effective channels for housing finance. This could be in the form of central bank stipulation for commercial banks to set aside certain proportion of their total assets to finance housing demands.
Government could provide enabling environment by adopting counter cyclical measures for stabilizing the economy in order to make the mortgage business attractive to the private sector.
The Central Bank of Nigeria needs to re-strategize and explore relevant mechanisms for collecting quantitative information on housing finance from all formal financial institutions in Nigeria. This will enable policy makers, practitioners and researchers to effectively evaluate the impact of such finance on a number of household, firms and government performance indicators.
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