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ABSTRACT
Urbanization is a major driver of demographic and socio-economic change in Nigeria, with significant 
implications for housing demand and supply. This study examines the impact of urbanization on housing provision within Ilorin Metropolis, focusing on the interplay between rapid population growth, migration patterns, and the capacity of the housing sector to meet demand. Primary data were obtained through questionnaires administered to residents, real estate developers, and government housing agencies, complemented by secondary data from official housing and urban planning records. The findings reveal that sustained urban expansion in Ilorin has outpaced housing supply, resulting in rising rents, overcrowding, informal settlements, and increased pressure on existing infrastructure. Contributing factors include limited access to affordable land, inadequate mortgage facilities, high construction costs, and weak enforcement of urban planning regulations. The study concludes that without strategic interventions, the housing deficit in Ilorin will deepen, undermining residents’ quality of life and urban sustainability. It recommends the adoption of integrated housing policies, public-private partnerships in 
housing delivery, improved access to housing finance, and strengthened urban governance as critical measures
 for addressing the demand–supply imbalance.
















CHAPTER ONE



Introduction

1.I Background of the Study

Urbanization refers to the population shift from rural areas to urban centers, as well as the corresponding increase in the number of people living in cities. This phenomenon is a global trend that has become particularly prominent in developing countries. As cities expand, urbanization brings about significant social,economic,and infrastructural changes. In many parts of the world,including Nigeria, urbanization is closely linked with population growth,industrialization, and improvements in living standards, which often lead to increased demand for housing.

In recent decades, Nigeria has experienced rapid urbanization,with major cities such as Lagos, Abuja, Kano, and Ilorin becoming focal points for economic activities and migration. Ilorin, the capital of Kwara State, has seen a steady increase in its population due to factors like migration for education, employment,and improved living conditions. Consequently, urbanization in Ilorin has led to an increasing demand for housing. However, this growth in demand has not been matched by an adequate increase in housing supply, thus presenting chalenges related to housing accessibility, affordability, and quality.

Urbanization in Ilorin presents a unique case due to its historical and cultural significance, its relatively recent population growth, and its strategic location as a political,administrative,and commercial hub within the North-Central region of Nigeria. As the population continues to swell, the city faces mounting challenges in terms of urban planning, infrastructure, and, crucially, housing provision.

1.2 Statement of the Problem

The rapid urbanization of llorin has placed significant pressure on the city's housing market. Despite the increase in demand for housing,the supply of affordable and quality homes has remained insufficient. This has led to an increase in informal housing developments, the proliferation of slums,overcrowding,and the creation of new informal settlements in the outskirts of the city.
The mismatch between housing demand and supply in llorin has far-reaching consequences. Many residents, especially the low-income groups. find themselves living in inadequate housing conditions that lack proper sanitation.security.and basic amenities.The challenges faced by the housing sector are not only an economic issue but also a social one. as inadequate housing has been liked to poor health outcomes,low quality of life,and social unrest.

This study seeks to examine the effects of urbanization on housing demand and supply in Ilorin Metropolis, investigating the factors contributing to the housing deficit. the role of government policies, and the potential solutions to address the housing challenges brought about by urbanization.

1.3 Objectives of the Study

The main objective of this study is to assess the impact of urbanization on housing demand and supply in llorin Metropolis. Specifically, the study aims to:

1. To identify the trends of urbanization in Ilorin and their effects on housing demand.

2.To examine the supply of housing in Ilorin in relation to the growing urban population.

3. Investigate the factors contributing to the housing deficit in the metropolis.

4. Assess the role of government policies and interventions in addressing housing challenges.

5.Propose recommendations to improve the housing situation in Ilorin in the context of ongoing urbanization.

1.4 Research Questions

In order to address the objectives of this study, the following research questions have been formulated:

1. What are the key factors driving urbanization in Ilorin?

2.How has urbanization affected housing demand in Ilorin?

3. To what extent has the supply of housing kept pace with the growing demand in Ilorin?




CHAPTER TWO
LITERATURE REVIEW
2.0 	Introduction
The aim of this chapter is to review literature on the concepts and significance of housing.      The review of literature also captured past government interventions in housing demand and supply in Nigeria.
2.1	 The Concepts and Significance of Housing
Housing has an essential role in economic development of each country, and the biggest fixed asset of households (European Commission, 2005).
Demand for affordable housing in Nigeria is large and growing in the face of a sizable deficit and there is a dearth of existing interventions to support closing this gap (The World Bank, 2016). According to the above report housing deficit has been estimated at up to 17 million, and is growing at about 20 percent a year and estimates of output in the formal housing sector range from no more than 100,000 per year to an optimistic 200,000 per year, which covers only a fraction of the at least 700,000 units required per year to keep up with growing population and urban migration. Further, most new housing production caters to upper income households, leaving an acute housing shortage for middle and lower income households. The greatest need for affordable housing is lower income households in urban areas. Almost 50% of the Nigerian population lives in cities and about 80% of this urban population lives in substandard conditions (The World Bank, 2016).
While the macroeconomic conditions in Nigeria are the most important impediment to affordable housing, there are significant market failures impacting the supply and demand for housing that also need to be addressed. Among the biggest constraints include access to land (due to slow title verification, high cost of registration and lengthy process of achieving governor's consent to property transfer), lack of infrastructure and service difficulties with construction permitting, high cost of development finance, high construction costs, and lack of skilled labour. On the demand side, major constraints include access to end user financing, lack of disposable income for housing, and the cost and time of foreclosing (KPMG Mortgage Industry Overview, 2015).



2.2 	World Bank Report (2018) on Previous and Current Efforts to Support the
Housing Ecosystem
The Government of Nigeria, in partnership with the World Bank and other development partners, has taken significant strides to unlock housing constraints, and is currently deepening these efforts. Unlocking the potential in the housing market requires multiple and interrelated market functions to work effectively: (a) conducive macro policies that provide for stable and low inflation, (b) access to long-term finance, (c) reduced cost to business transactions in land registration and foreclosure, and (d) good quality and efficient building and construction. The on-going World Bank Nigeria Housing Finance Program (US$300 million, FY14) adopts a programmatic approach to address the core constraints to expanding housing finance and seeks to enable the sector to reach its full potential.
The World Bank-financed Housing Finance Development Program (NHFP, approved in FY14) outlined a phased approach to tackling housing finance constraints with the first phase aiming to increase access to housing finance by deepening primary and secondary mortgage markets. The project has three main components and a technical assistance component: Establishment of the mortgage refinance company. The Nigeria Mortgage Refinance Company (NMRC) was created in 2013 as a partnership between private financial institutions, development finance institutions, and the ministry of finance. It has issued standard corporate bonds into the capital markets and also has a Sukuk issue under preparation. The sole objective of NMRC is to provide long term market based financing to mortgage lenders. Establishment of a mortgage guarantee product. This product is targeted at lower income borrowers.
Introduction of Housing Microfinance (HMF). This component aims to support the development and piloting of new and or emerging formal HM products and to demonstrate a sustainable business case for these activities. The NHFP provides a critical platform for scaling up the mortgage market in a sustainable way by leveraging capital markets. The Housing Finance Project has registered some successes, but also faces challenges related to difficult macro-economic environment and limited supply of housing for mortgages. This program has registered early successes mainly in addressing the long-term finance constraint by the establishment of the Nigeria Mortgage Refinancing Company (NMRC), which completed its first bond issue in July 2015 and second issue in May 2018.
It is now working on underwriting standards for informal incomes and Islamic finance. NMRC has involved in multiple initiatives such as these at both Federal and State level and has taken on a catalytic role for change in the housing sector. The main challenge it has faced since establishment has been the contraction in the economy from 2016 to 2017 which had a marked effect on the housing market and the flow of new mortgage loans. At the same time, domestic housing production has underperformed due to high interest rates but also weak developer sector, limiting the production of mortgages that could be refinanced by NMRC. 
Progress towards development of mortgage guarantee product and piloting housing microfinance have been delayed and are currently underway. It is expected that the feasibility assessment and business plan for the mortgage guarantee product and initial piloting of housing microfinance loans will be achieved by the project closing at the end of 2018..
There has also been donor support to developing the construction sector in Nigeria. The German International Cooperation (GIZ) has been supporting training and stakeholder engagements within the sector for years. GIZ has a technical training program that invites experts from Germany to provide technical inputs to the sector to lower construction costs and improve quality. In June 2016, GIZ, in close collaboration with the Federal Ministry of Power, Works and Housing (FMPWH), organized the first Affordable Housing Summit.
2.3 	Family Homes Fund
The genesis of the FHF initiative, according to Project Information Document/Integrated Safeguards Data Sheet of the World Bank on the Nigeria Affordable Housing Project in 2018, stems from recognition that the housing sector appears unable to deliver affordable homes at significant scale, and most housing production is targeted to high income earners. Government run housing programs have largely failed to fill this gap due to unsustainable financing mechanisms (heavy subsidies), lack of transparency, and failure to leverage market mechanisms. FMF has requested IDA funding up to US$250 million, or around 10 percent of fund target.
Statistics on housing show that Nigeria, with an estimated population of 190 million people, has housing deficit of 17 million units. The World Bank (2016), projected that it would cost the country about N59.5 trillion to address the deficit. About 108 million Nigerians are estimated to be homeless, based on an average family of six people per housing unit. While Nigeria needs to build about 700,000 housing units every year to bridge the housing gap, the country barely builds 100,000 such units per year.
Many Nigerians today are denied this right to standard housing. A situation where some Nigerians live under bridges because they have no place to lay their heads is unacceptable. It is interesting that China, with a huge population of over 1.3 billion people, makes deliberate efforts to ensure that all its citizens are provided with adequate shelter. It is a sad commentary on governance in Nigeria that virtually all our successive governments made promises to solve the nation's housing problem but failed to do so. Good housing is necessary for good health and sanitation. It goes a long way in raising the living standard of the people. Nigeria should borrow a leaf from other developed countries on how they tackled their housing deficits. Government should stop paying lip service to the problem.
One of the factors strongly militating against mass housing for Nigerians is the lack of an adequate mortgage finance system. Statistics show that Nigeria's mortgage finance industry (as a share of Gross Domestic Product (GDP)) is gravely low at 0.5 per cent when compared with other countries such as UK (80 per cent), US (77 per cent), South Africa (31 per cent), and Ghana (2 per cent).. To resolve the nation's housing challenge, bank loans for housing should be single digit, with longer tenors. Government should also prioritize the construction of affordable housing units for the masses. There is also the need to embrace the Public Private Partnership (PPP) model in solving this problem.
2.4	 Housing Demand in Nigeria
Recent studies have shown that housing delivery is a high contentious and politicized issue that is of great concern to administrators, scholars and the public in Nigeria (Sule, 2001). Because of this there have been various government policies that has had effect on the case study area.

2.4.1	 Housing Demand Policies
Housing delivery system in Nigeria is a combination of various inter-linkage components such as land, infrastructures, building materials, building regulations policies end more importantly the finance component. It has been observed that rapid population and poor economic growth have compounded the problems of inadequate housing in Nigeria. These housing inadequacies, particularly for the low income group, have been complicated by high rate of population growth, real estate values, influx or rural immigrants, deplorable urban and infrastructures and lack of implementation of planning policies (Ukwayi, Eja, Ojong, &Otus 2012)
2.4.2 	Fundamentals and Analysis of Housing Classification
Economic literature draws special attention to the concept "housing", however. There is no common definition. The researchers explain the concept "housing" differently. For example, Smith (1776) defines the housing as a commodity;
Webster's dictionary as one of the explanation for concept "housing" gives the following: housing means dwellings provided for people. Macmillan Dictionary defined "housing as buildings for people to live in.
Similar definition for the concept "housing is provided in Business Dictionary as building or building structure complying with requirements of laws and regulations and where the individuals with their families may live.
Researching the housing stock as an element of regional socio-economic development Sidelska (2014) uses the concept "housing" as real estate to most groups housing means shelter but to others it means more as it serves as one of the best indicators of a person's standard of living and his or her place in the society (Nubi, 2008).
(Helilane. 2016) explained further that every apartment in relation to the person who lives there is characterized by such aspects as physical protection (for example, the roof protects against rain, cold, etc.), psychological protection (for example, can hide from other people. status (for example, use of the apartment shows social status of the household, but location and characteristics of the housing serve as a reference point for social status of persons who live in the housing), production (this is a very important aspect today because of the fact that work from home, There are several reference values by which it can be characterized, i.e.:
1. ﻿﻿﻿Inexpensive relative to production costs: Which means that the rent for the apartment is determined according to its expenses and the planned profit from rent? The rent is determined by market prices, without taking into account the income of the apartment's tenant.
2. ﻿﻿﻿Inexpensive relative to household income: This means that by determining the rent for the apartment the income of the household is taken into account. In this case, one and the same apartment can be cheaper for one household, but expensive - for the other, depending on the household's income.
2.4.2 	Housing Classification
There are several types of housing classifications. The housing according to Henilane (2016) is classified by the housing type, size, housing amenities, location, group of population living in the housing, type of ownership rights, construction period of the housing, energy efficiency indicators; construction materials used in the exterior wall of the housing and by other features The developed types of classification of housing, by classifying them according to the different characteristics, are only some of the main classifications of housing and could be supplemented by other classifications. Housing classifications could be useful for developing housing policy and implementing it, as well as for housing statistics.
Table 1: Housing Classification
	S/N
	Type of
	housing classification Characteristics

	1.
	By housing type
	Bungalow, 
Semi-detached, 
Detached,


	2.
	By housing size	
	One room
One-room apartment
Two-room apartment
Three-room apartment and more
Family house
Other


	3.
	By housing amenities	
	Housing with all amenities.
Housing with part of amenities
Housing without amenities


	4.
	By housing location
	By housing location
Housing in a city
Housing in rural territory

	5.
	By group of population living in housing 
Any resident
	Persons with low-income or other social group at risk

	6.
	By type of housing ownership rights
	State-owned housing
Municipality-owned housing
Natural person's owned housing
Legal person's owned housing
Other	


	7.
	By construction period of the housing
	Housing build before World War II
Housing built from 1945 to 1990
Housing built from 1990 until now


	8.
	By energy efficiency indicators of the housing
	Minimum regulatory energy performance level housing allowed for new buildings
Minimum regulatory energy performance level allowed for reconstructed or renovated buildings
Almost zero energy consumption housing
Other

	9.
	By construction materials used in the exterior wall of the housing  		
	Brick wall
Wood
Brick/panel
Reinforced concrete / concrete
Lightweight concrete
Wood/masonry
Other




Source: Henilane (2025)
2.2.4 	Housing Policy Objectives
It is important to ensure certain tangible and intangible needs in the life of each individual.
Provision of housing is one of the most important tangible needs of an individual besides food and clothing. Housing policy is related to state intervention in housing market.
Researcher Lund (2006) in his research points out that there are a lot of housing policy systems, however, each of them contains: regulatory procedures according to which the housing problems are identified; 
i. Analysis of causes of housing problems; 
ii. Ways of how and why the state should intervene in the housing market.
Donner (2000) in her research characterizes the housing policy in a narrow sense as physical human shelter, whereas in broader sense it includes all other aspects that are essential for adequate or optimal living conditions. Provision of minimum housing standard is contribution in the welfare of the whole society. The basic issue of housing policy, which is discussed a lot among politicians, is whether the state should intervene in the housing market in order to influence the housing situation for a particular part of the society.
Donner (1995) analyses sub-objectives of the housing policy not as the only rational and social housing policy objectives, but as instruments which may serve for achieving the main aim of the housing policy, i.e.:
1. To extend the sector of housing owners. The main benefits of the implementation of this    objective are:
i. Accumulation/bequest of capital: Residents are more likely keen to invest the capital in housing property than to rent housing, as they want to leave their property to next generation. At the same time there are risks of mortgage loan repayment and of price fluctuations in the housing market.
ii. Protection against unforeseen circumstances: After the repayment of the mortgage loan, the repayment and the costs of housing for the housing owners reduce, because they should cover only housing maintenance costs.
iii. Conservation of capital/capital gains. Real estate ensures the option to invest it in deposits for a fixed period and to receive interest.
2. To replace private housing rental sector with public (social) rental sector: With regard to this sub-objective there are lots of discussions among the politicians, and one should agree with the view expressed by (Donner, 1995) that housing market is not conceivable without private housing rental market. The state has to ensure adequate housing consumption and intervene in the housing market as little as possible.
3. To expand the supply of new housing construction: New housing construction is market-oriented instrument of housing policy, at the same time it should be taken into account that low-income households need additional subsidies for ensuring availability of new housing.	
4. To redistribute the supply of existing housing in a more efficient way: In the redistribution of housing there is difference between public and private rental market for low- income households and in this in certain cases happens mostly through the regulatory framework.
5. ﻿﻿﻿To improve the existing housing standard by the construction of new housing
6. ﻿﻿﻿To decrease housing expenditure against the household income level: This objective is related to the availability of housing for each household, and includes the decrease of housing expenditure and increase of housing income.
7. To improve housing conditions for households by covering their basic needs: The main task of the housing policy in Nigeria is to ensure that the state governments in cooperation with other sectors look for new possibilities of attracting financial resources for housing sector in long-term, as well as to ensure the support through different services or financial instruments for direct social risk groups or groups at risk (for example, people with low-income, pensioners, large families, students, young families).
2.5 	National Development Planning in Nigeria
The importance of development to the growth and sustenance of any and every country cannot be overemphasized. The ideal government tries to achieve a commendable and favorable level of development so much that her citizens appreciate the Country they live in as well as the President body heading them.
National Development Planning in Nigeria according to Sherif (2018) can be divided into three different phases according to the time in which they took place and the manner of the development planning involved in each phase. These phases include:
1. ﻿﻿﻿The Era of Fixed Medium-Term Planning (1962-1985)
2. ﻿﻿﻿The Era of Rolling Plan (1990-1998)
3. ﻿﻿﻿The New Democratic Dispensation (1999 till date)
2.5.1	 The Era of Fixed Medium-Term Planning (1962-1985)
This phase played host to four plans that were all a success, namely:
1. The First National Development Plan (1962-1968):
 which provided for capital expenditure reaching 2.2billion Naira. Owing to the Nigerian civil war which began during this time, this plan was further implemented from 1969 through to 1970. The NMB (National Manpower Board) of 1962 is a significant scheme for employment promotion recorded at this time. Obiekeze and Obi (2004), confirms this report by mentioning that the plan which was expected to last for six years had a proposed total investment expenditure of about N2, 132million. The public sector investment expenditure was put at NI, 352.3million and the remaining investment expenditure of N780million was to be made by the private sector. Osifo-Whiskey (1987) quoting Okigbo mentioned thus: "In it (1962-68 plan) each region's list of programmes is like the others. There was no attempt, at the centre, to plan the development centrally so that each region could optimize...in a truly national economy". The plan was not national, it rested disproportionately on public sector contributions, it conceived the role of the private sector as marginal, thus it failed to harness the private sector's contribution to national development. However, many industries were established and the contribution of industrial sector to GDP rose from 5% in 1960 to 8% in 1970.
2. The Second National Development Plan (1970-1974):
 	Which provided a capital expenditure of up to3 billion Naira and attempted to correct and improve on some of the mistakes of the First National Development Plan? Having emerged from a devastating civil war the plan had the following objectives as captured by Ugwu (2009):
i. The reconstruction of facilities damaged by the war or fallen in despair.
ii. The rehabilitation and resettlement of persons displaced by the war.
iii. The rehabilitation and resettlement of demobilized armed forces personnel
iv. The establishment of an efficient administrative service, and an appropriate economic infrastructure, especially in the new states.
v. The achievement of a rate of growth of per capita output sufficiently high to bring about a doubling of real income per head before 1985.
vi. Creation of job opportunities
vii. The production of high level of intermediate manpower
viii. The promotion of balanced development between the urban and rural areas
ix. The rapid improvement in the level and quality of social services provided for the welfare of the people.
3. The Third National Development Plan (1975-1980):
 This had a total capital expenditure of about 30 billion Naira. The national purposes stated in the Second National Development plan were reaffirmed as they can be said to be long term in nature. The objectives include: Increase in per capita income; even distribution of income; reduction in the level of unemployment; increasing the supply of high level manpower, diversification of the economy; balanced development and indigenization of economic activities. The initial total expenditure for this plan was put at N30 billion over five years a figure which was later revised and placed at about 60 billion Naira in 1980" (Osifo-Whiskey, 1987).
4. The Forth National Development Plan (1981-1985):
 liaiva and Usman (2000) submitted that this was launched simply to consolidate the Third National Development Plan with much more commitment to petroleum resources. The industrial policy objectives of this plan were: promotion of export oriented industries; enhancement of local value-added through the development of small and medium scale industries; local sourcing of inputs: improving the efficiency of government owned enterprises and acquisition of technological skills. Other broad objectives included: increasing real income for all Nigerians; reduction in unemployment; power generation and supply; refinancing and rescheduling the trade debts to pave way for international transactions for only selected import; increasing food production and raw material to meet the needs of the growing population; increasing the production of livestock and fish to meet domestic need and to make surplus for export; development of technology for greater self reliance; and to increase or strengthen the country's foreign exchange earnings. The plan projected a capital expenditure of about 82 billion Naira and aimed at improving the living conditions of the people.
Out of this amount, the public sector was to account for N70.5 billion, while the share of the private sector stood at N11.5 billion. The planned investment was expected to generate an annual GDP growth of 7.2%. The manufacturing sector had a projected average growth rate of 15% for the plan period. The rate of growth was supposed to make a significant increase in the standard of living of the average citizen at the end of the plan period, Ibietan and Oghator (2013).
25.2	 The Era of Rolling Plan (1990-1998): 
This phase covered three plans, namely:
1. The First National Rolling Plan which lasted throughout 1990-1992. A key feats plan was a deliberate attempt to strengthen the programmes be National Directorate of Employment
2. The Second National Rolling Plan which throughout 1993-1995 Which attempted to tackle severable observable monetary well as the increase amongst other things.
3. The Third National Rolling Plan which lasted Gill 1998 generation.
2.5.3 	The New Democratic Dispensation (1999 till date)
Following an end to the military rule which the Country had experienced, the maides development plan introduced by the new administration involved the implementation four-year medium-term plan document (Sherif, 2018)
2.6 	Stages of Development Planning in Nigeria
The stages involved in the preparation of development plans in Nigeria are as follows:
1. Information gathering
2. Issues paper
3. Draft plan
4. Independence Examination
5. The Adopted Plan
Despite the various phases of development planning the Country has been through, there has not been much progress by way of development to be recorded anywhere. So what then could be the problem?
2.6.1	 Problem of Development Planning in Nigeria
1. Poor Means of Data Gathering: To achieve a sustainable development and formulation of good workable development plan, the importance of a well collected and categorized census cannot be overemphasized. It is not uncommon in Nigeria for the figures gathered during a census round to be manipulated in order to suit some political agenda or the other. Aside this, the inadequacy in manpower and necessary equipments hampers effective performance of department involved. This is one of the problems facing development planning in Nigeria.
2. Appointment of New Officials: After each appointment, a new set of officials are usually brought in to replace those of the previous government. In several cases, these new officials may be from different political parties from their predecessors and as such, development projects may be stopped or hose planned may not be started. This poses a major problem to the development plan
3. Problem of Internal and External Conflicts between the Various Levels of Government: Where there is a conflict amongst the different tiers of governments, namely, the federal, state and local government, relating to planning objectives are not being able to reach a consensus, the development plans suffers as does the Country it is meant for.
4. Poor Availability of information: A large number of people are not being able to understand the development plans being put in place as well as the objectives behind the plans and this is largely due to the unavailability of adequate information. These plans and their aim and objectives are not properly disseminated to the public and this leads to lack of sufficient contribution from them.
5. Corruption: This is one major problem this Country is facing. Statistics put Nigeria as one of the most corrupt Countries in the World, a phenomenon that has cost the Country in many ways than one. Most of the personnel handling the development plans are self-serving. When the fund necessary for these development plans keep winding up missing, the Country cannot help but remain static.
6. Planning Institutions are Largely Inadequate: The National Planning Commission and a host of others stakeholders are set and are charge of providing inputs at a sectorial capacity, but it is sad that most of the stakeholders lack adequate training with which they can handle development planning adequately and information required for the proper formulation of a development plan is lacking
2.7 	Possible Solutions to the Problems of Development Planning in Nigeria
1. Better Control of Resources: There should be encouragement of human capital development. The optimum use of human capital resources will do the economy some much needed good. Once these are put in place there will be positive development in the Country.
2. Discipline as Relates to Planning: A rule should be put in place to ensure previously approved projects are completed before new ones are started, regardless of the entry of a new set of government officials.
3. Efficient Data Collection: A very good development plan will heavily rely on the availability of accurate and efficient data. This data will go a long way at ensuring and determining the economic needs of the masses as well as the national requirements.
4. Mass Education as Relates to The Issue of Development Plans: There is need to disseminate the right information and at the right time with respect to the development plans being considered as well as the objectives which they hoped to achieve and means by which feedback as to the effectiveness of the plan is to be received. Every stakeholders need to be carried along.
5. Proper Management of Finances: Financial crimes such as money laundering are prevalent in the Country and need to be properly checked. Financial resources allocated to development plans should be closely monitored so as to make sure they are not diverted to private pockets.
2.7	 Housing Delivery Strategies
Housing delivery strategies are means by which the goals of housing are achieved. In other words it entails the set of construction and management arrangements made to have housing production. Such arrangements include mode of finance, construction arrangements and partnerships aimed at having effective housing delivery. The various strategies will be discussed in the following headings.
2.4.1	 Housing Development Finance
Finance is a field that is concerned with the allocation (investment) of assets and liabilities over space and time, often under conditions of risk or uncertainty. Finance can also be defined as the art of money management. Participants in the market aim to price assets based on their risk level, fundamental value, and their expected rate of return. Finance can be split into three sub-categories: public finance, corporate finance and personal finance (Staff, Investopedia, 2003).
Public finance is the study of the role of the government in the economy (Gruber, 2005) It is the branch of economics which assesses the government revenue and government expenditure of the public authorities and the adjustment of one or the other to achieve desirable effects and avoid undesirable ones (Jain, 1974). The purview of public finance is considered to be threefold: governmental effects on (1) efficient allocation of resources, (2) distribution of income, and (3) macroeconomic stabilization.
The proper role of government provides a starting point for the analysis of public finance. In theory, under certain circumstances, private markets will allocate goods and services among individuals efficiently (in the sense that no waste occurs and that individual tastes are matching with the economy's productive abilities). If private markets were able to provide efficient outcomes and if the distribution of income were socially acceptable, then there would be little or no scope for government. In many cases, however, conditions for private market efficiency are violated. For example, if many people can enjoy the same good (the moment that good was produced and sold, it starts to give its utility to every one for free) at the same time (non-rival, non-excludable consumption), then private markets may supply too little of that good. National defense is one example of non-rival consumption or of a public good (Tresch, 2008).
2.4.3.1	 Funding
· Mandatory contribution of 2.5% of monthly income of Nigerians earning =N-3000 and above per annum.
· Commercial and Merchant Banks to invest 10% of their loans and advances portfolio.
· Insurance Companies are mandated to invest 20% of non-life and 40% life funds in the housing sector with 50% of these directly in the funds.
· Financial contributions of the Federal Government.
2.4.3.2 	Benefits
· Housing loan of up to 90% of the cost of the house.
· Interest on loans remains fixed throughout the life of the mortgage at 6% p.a.
· ﻿Long period of repayment of up to 30 years.
· Contributions can serve as additional old age security.
· Up to N15 million can be borrowed.
· Refunds with 2% interest on retirement.
· Loan repayment is about the same as a typical monthly rent.
· ﻿Every contributor has: a lifetime registration number, a passbook for personal recording of contributions and the account statement.
2.4.3.3	 Eligibility
· ﻿Registration via NHF 1 (employer) and NHF 2 (employee) forms
· ﻿Deducted monthly contributions remitted to FMBN promptly (At least 6 months contributions should be made)
· Passbook to be updated by employer and is transferable from one employment to the other.
· Yearly statement of cumulative contributions plus accrued interest
· Apply through any accredited Primary Mortgage Bank(PMB)
· Applicant must provide satisfactory evidence of regular income.
2.4.3.4 	Procedure for Registration
All Nigerians in employment, whether self-employed or in paid employment, are required by the NHF Act No.3 of 1992 to contribute 2.5% of their basic salary/income to the fund.
The Procedure for registration is as follows:
1. The Federal Mortgage Bank of Nigeria (FMBN) will supply Employer Registration Form (NHF1) to employers.
2. Employers will complete form NHF1 and return to the nearest branch of the Federal Mortgage bank of Nigeria.
3. Federal Mortgage Bank of Nigeria will register the Employer and issue an employer's registration number.
4. Federal Mortgage Bank of Nigeria will issue form NHF2 to employers for completion by employees or directly to self employed or individual.
5. Employee will complete the form NHF2 and return to the employer. 
6. The employer or self-employed individuals will return completed form NHF2 to Federal Mortgage Bank of Nigeria. 
7. Federal Mortgage Bank of Nigeria will register Employees on Form NHF2 and allocate employees participation number to each employee/self-employed individual.
8. Federal Mortgage Bank will issue a passbook to each of the registered employees where the monthly deduction of his/her 2.5% basic salary will be posted by the employer
9. At this point, an employee is now a registered participant of the National Housing Fund.
10. ﻿Employer will commence deduction of contributions at source. Such deductions/contributions are remitted to Federal Mortgage Bank of Nigeria with schedule of payment indicating the amount contributed by each employee and the period covered.
11. Self-employed contributors will also commence monthly remittances of contributions to FMBN. 
12. Federal Mortgage Bank of Nigeria will accept contributions and issue receipts for payments.
2.4.4.1 	Estate Development Loan (EDL)
The EDL is granted by FMBN to Private Developers, State Housing Corporations and Housing Cooperatives at 10% interest and repayable within 24 months, subject to revision, for residential housing estate development only, for ownership by NHTF contributors on mortgage basis. The price of such houses must not be more than N15million.
2.4.4.2 	Cooperative Housing Development Loan (CHDL)
The CHDL can be accessed by a Cooperative Society that has acquired a parcel of land to develop houses for allocation to its members. It carries the same conditions as the EDL.
2.6 	Pension Fund
Pension Reform Act (PRA) 2014. The Pension Reform Act (PRA) 2014 provides for the establishment of a contributory pension scheme for any employment in the Federal Republic of Nigeria. It stipulates payment of retirement benefits to employees to whom the scheme applies: (a) public sector employees (b) private sector employees in a firm with staff strength in excess of 5 employees.
Objective of the scheme are to:
1. Ensure seamless funding of the retirement scheme by assisting improvident individuals save in order to cater for their likelihood at old age. 
2. Ensure that private and public sector employee receives his retirement benefits as at when due.
3. Establish a uniform set of rules, regulations and standards for the administration and payments of retirement benefits.
2.7 	Co-operative Societies
Co-operative societies are very important source of housing finance in the contemporary economic situation in Nigeria. Some of the numerous co-operative societies today are purely housing co-operatives while others are multi-purpose societies engaging in many different economic activities including granting of loans to members for housing investments and acquiring plots of land for members which they are allowed to pay for in installments over a period of time. Housing co-operatives may also buy properties and lease to their members at highly subsidized rates.
2.7.1 	Capital Market Options
There are capital market devices that can be availed to mobilize and fund housing investments. They include property bonds, property unit trusts, loan stock and debenture stocks.
2.7.2 	Property Bonds (PB)
Property bond is a device through which a developer raises fund for development of a prime property via the capital market from small investors, individuals or companies. Who ordinarily cannot contemplate investing in such property due to insufficient funds to buy such property?
The individuals or small investors buy bond units in a fund offered in the capital market which deploys the accumulated funds in the purchase or development of first-class properties in big cities. Abbey Life is one the largest property bonds in United Kingdom which invested in offices, shops and industrial properties in Britain, Belgium, The Netherlands, France and Germany.


CHAPTER THREE
3.0 RESEARCH METHODOLOGY
This chapter provides a detailed outline of the research methods adopted in studying the impact of urbanization on housing demand and supply in Ilorin Metropolis. It covers the research design, population, sample size, sampling techniques, data collection methods, data analysis techniques, and ethical considerations. The methodologies employed ensure the acquisition of relevant, reliable, and valid data that reflect the dynamics of urbanization and its effects on housing demand and supply in Ilorin.
3.1 Research Design
The research design for this study is descriptive and correlational, as it seeks to describe the nature of the relationship between urbanization, housing demand, and housing supply within the context of Ilorin Metropolis. The descriptive design will help explore the patterns and trends of urbanization, the challenges associated with housing demand and supply, and the degree to which urbanization influences these housing dynamics. Additionally, the correlational aspect will investigate the potential relationships between key variables such as population growth, migration trends, income levels, and housing availability.
A mixed-methods approach combining both qualitative and quantitative data collection methods has been employed. This allows for a comprehensive understanding of the factors influencing housing demand and supply and the impacts of urbanization from both numerical and descriptive perspectives.
3.2 Study Area
Ilorin is the capital city of Kwara State in Nigeria. Over the past few decades, Ilorin has experienced rapid urbanization, driven by factors such as rural-urban migration, industrialization, and economic growth. The growth of the urban population has placed considerable pressure on housing, leading to a housing deficit. The study focuses on Ilorin Metropolis, which includes the central urban area and surrounding peri-urban regions that are affected by urban sprawl. This selection is based on the rapid urbanization and the dynamic nature of housing challenges within the city.
3.3 Population of the Study
The population for this study comprises individuals, households, real estate developers, and relevant government and urban planning authorities within the Ilorin Metropolis. The population includes residents of urban and peri-urban areas, as well as key stakeholders involved in housing development, such as property developers, estate agents, and urban planners. The total population includes:
· Households within Ilorin metropolis
· Key stakeholders, including government officials, urban planners, and developers
· Real estate agents and housing investors
The total population of Ilorin is approximately 1.5 million, based on recent census and urban surveys.
3.4 Sample Size and Sampling Technique
The sample size was determined using a stratified random sampling technique to ensure representation from different strata within the Ilorin Metropolis. These strata include urban, semi-urban, and peri-urban areas, as well as different income groups and types of housing units. The sample size was determined to be 500 respondents, which is sufficient to provide reliable and valid data.
· Urban Areas: 60% of the sample size will be drawn from the more developed urban areas of Ilorin (such as the city center and major residential estates).
· Semi-Urban Areas: 30% of the sample size will be selected from semi-urban districts that have begun to witness substantial urbanization.
· Peri-Urban Areas: 10% of the sample size will be drawn from peri-urban areas experiencing suburban expansion.
Respondents were selected randomly within each stratum, ensuring an equal representation of households, real estate professionals, and urban planning experts. In addition to residents, interviews were conducted with key stakeholders involved in housing development.
3.5 Data Collection Methods
To gather comprehensive data on the impact of urbanization on housing demand and supply, both primary and secondary data were collected.
3.5.1 Primary Data Collection
Primary data were collected using two main methods: surveys and interviews.
· Questionnaires: A structured questionnaire was designed to collect quantitative data from households and residents of Ilorin Metropolis. The questionnaire focused on key variables such as household size, income levels, housing type, housing affordability, and satisfaction with housing availability. It also assessed the respondents' perceptions of urbanization and its impact on housing supply and demand.
· Section 1: Demographic Information (age, gender, education, income level, household size).
· Section 2: Housing Characteristics (type of dwelling, location, rent or ownership status, housing conditions).
· Section 3: Urbanization Impact (migration patterns, changes in housing prices, demand for housing, accessibility to housing).
· Interviews: In-depth interviews were conducted with key stakeholders, including urban planners, real estate developers, government officials, and housing experts. These interviews were semi-structured to allow for detailed responses and to explore the specific challenges and opportunities related to housing supply and urbanization. The interviews focused on the strategic plans for managing housing demand, the role of the private sector, and government interventions.
3.5.2 Secondary Data Collection
Secondary data were sourced from government reports, urban planning documents, housing market surveys, and academic publications related to urbanization and housing in Nigeria. These documents provided insights into the trends in urbanization, population growth, and government policies on housing. Key documents consulted include:
· National Population Census Reports
· Urbanization and Development Reports by the Kwara State Government
· Housing and Infrastructure Development Reports by the Federal Ministry of Housing
· Academic articles and books on urban planning, housing policies, and real estate economics
3.6 Data Analysis Techniques
The data collected from the questionnaires and interviews were analyzed using both quantitative and qualitative methods.
· Quantitative Data Analysis: The data from the questionnaires were coded and analyzed using statistical software such as SPSS (Statistical Package for the Social Sciences). Descriptive statistics, including frequencies, percentages, means, and standard deviations, were used to summarize the responses. Additionally, inferential statistics such as chi-square tests and correlation analysis were employed to determine the relationships between variables such as urbanization and housing demand.
· Qualitative Data Analysis: The qualitative data from the interviews were transcribed and analyzed thematically. A thematic analysis approach was used to identify common themes and patterns related to urbanization's impact on housing supply and demand. Responses were categorized into various themes, such as housing affordability, migration trends, and challenges faced by developers, which were then analyzed to draw inferences.
3.7 Validity and Reliability of the Instruments
To ensure the validity and reliability of the research instruments, the following measures were implemented:
· Pre-testing of Questionnaires: A pilot survey was conducted with a sample of 30 respondents outside the study area to test the clarity and reliability of the questionnaire. Feedback from the pilot survey was used to refine the questionnaire.
· Expert Review: The questionnaire and interview guides were reviewed by experts in urban planning and housing studies to ensure that they were comprehensive and relevant to the research objectives.
· Reliability Testing: The internal consistency of the questionnaire was measured using Cronbach's Alpha, which showed a value above the acceptable threshold (0.75), indicating that the instrument was reliable.
3.8 Ethical Considerations
Ethical considerations were strictly adhered to throughout the research process. Key ethical measures included:
· Informed Consent: All participants were fully informed about the nature and purpose of the study and their participation was voluntary. Informed consent was obtained from all respondents before administering the questionnaires or conducting interviews.
· Confidentiality: Respondents' identities and responses were kept confidential and used solely for academic purposes. Data were stored securely and anonymized to ensure privacy.
· Right to Withdraw: Participants were informed of their right to withdraw from the study at any time without any negative consequences.
3.9 Limitations of the Study
While every effort was made to ensure the research was robust, the study has some limitations:
· Sampling Constraints: While the sample size of 500 respondents is statistically sufficient, it may not fully represent all demographic groups, particularly marginalized communities in more remote areas of Ilorin Metropolis.
· Data Availability: Limited secondary data on the housing market in Ilorin, specifically detailed records on housing supply and demand trends, posed a challenge in the analysis.
· Time Constraints: The time available for the research restricted the ability to conduct longitudinal studies that would track housing demand and supply over an extended period of urbanization.
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