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Abstract

This study examined the drivers of housing development in Ebele community area of Benin City, Nigeria. It inquired into
the housing finance structures and evaluated factors influencing housing development and infrastructural needs in the rural
housing sector. The paper sampled 30 residents from each of the five villages in the study area. Using frequency counts and
mean values, the result revealed a considerable gap on the level of satisfaction of the existing housing system. The challenges
faced by the rural dwellers were majorly infrastructural deficits and shortage of capital for housing provision since innovative
housing finance strategies were lacking. Cultural, ethnic, neighbourhood and infrastructural factors were the most important
factors influencing the rural dwellers’ housing choice. The study concluded that the cultural values of the people such as
kinship and social relations were leading predictors of housing development in Edo state while religion is of secondary
importance and therefore recommended their inclusion in any integrated approach to rural housing development.

Keywords: Housing, Housing development, Housing financing, Rural, Rural housing.

1. Background of Study

The housing sector is a significant contributor to the
economy of advanced countries. In developed nations like
the United States of America and Canada, this sector is
responsible for 10% to 20% of the Gross Domestic
Product (Deitz, 2015 and Ferreras, 2016). Investment in
housing accounts for 15% to 35% of aggregate investment
worldwide and approximately 10% of labour force
worldwide is employed by this sector (Kolawole, 2015).
It is generally accepted that the standard of housing in a
nation is an indicator of its extent of economic
development standard of living and its height of
civilization. The housing sector thus has the potential to
generate employment, increase productivity, raise
standard of living and alleviate poverty. It also has the
capacity to reduce crime rate, insurrections, militancy,
and terrorism and substantially address wealth
distribution as well as security concerns (Thwala, 2005;
Wardrip et al, 2011). It is able to achieve this because
investment in housing affects all facets of life through its
multiplier effect on economic development. This includes
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forward linkages to the financial markets and backward
linkages to land, building materials, tools, furniture and
labour markets (Shuaibu, 2016).

Despite the potency of boosting national development
through housing, the Nigerian housing sector has suffered
setbacks in various facets and at several stages. According
to Okonjo-Iweala (2014) “the housing and construction
sector in Nigeria accounts for only about 3 percent of the
country’s rebased GDP”. The country has an extremely
low ratio of credit to GDP, and of the little credit provided
by banks, only a fraction of it is for mortgages. Despite
the size of the nation’s economy, mortgage debt to GDP
is only about 0.5 percent”.

There are lots of housing problems in Nigeria, both in
rural areas and urban centres. According to Ibimilua and
Ibitoye (2015), the problems in rural areas are centred on
qualitative housing (these include problems relating to the
physical appearance of the buildings, facilities provided,
quality of wall used in the building construction,
eminence of the roofing materials, condition of other
structural components of the house, and the
environmental condition of the house) while that in urban
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areas are quantitative (i.e. inadequate supply of housing,
leading to further problem such as squatter settlements,
overcrowding and pressure on infrastructure) in nature.
According to Wahab (1993), rural housing is incomplete
due to inadequate social services. It was further submitted
that the social services required for rural housing include
electricity, water supply, as well as transportation
facilities. On the other hand, urban housing problems
include homelessness slum dwelling, squatting and
overcrowding.

There is need to particularly focus on the development
of housing in the rural areas because a considerable
proportion of Nigerians live in the rural areas (Toyobo et
al, 2014). According to Okoye (1992) the relationship
between the urban and rural areas are symbiotic and if any
development strategy must be successful, it must
recognize that the phenomenon of rural — urban
dichotomy in the national landscape is unacceptable and
connotes underdevelopment. Moreover, many of the
problems of the urban areas can be traced to shortcomings
in the rural areas. The mass exodus into the towns is
worrisome. The high costs of urban housing and services,
the health hazards of shanty towns, the security and
political threat posed by the urban unemployed and the
adverse economic implications of rural depopulation —
these are all challenges which result from the influx into
towns and cities (Omonigho, 2013). Major Nigerian cities
grow at annual rates of 5-17.5% and suffer from severe
pressures on available resources, such as housing, thereby
worsening already bad situations in urban employment,
management, service delivery and liveability
(Akpomuvie, 2010). Also the wide gap in the
development levels between the urban and rural areas in
Nigeria seems to be threatening the political and social
stability of the country. For example, the massive drift
into urban areas and the so called “Big cities” due to low
level of development in rural areas is one the basic factors
responsible for the sharp reduction in agricultural
activities and consequent overreliance on the oil sector in
Nigeria. This in turn has resulted in a less stable and less
diversified Nigerian economy, springing up several
political and social consequences like poverty, crime,
employment, etc. (lwayemi, 2006) Nigerian cities such as
Lagos, Port-Harcourt, Kano, Onitsha among others where
most immigrants settle are characterized by human traffic,
vehicular  congestions,  environmental  pollution,
consistent in-migration and spurious expansion of
territories to accommodate human additions (Aworemi et
al. 2011).. Despite having a considerable proportion of the
national population, the rural areas are characterized by
pervasive and endemic poverty, manifested by
widespread hunger, malnutrition, poor health, inadequate
access to formal education, deplorable housing state and
various forms of social and political menace. Most of
these challenges are not as severe in urban areas when
compared to the rural areas. (Akpomuvie, 2010). One way
of plummeting these is the improvement in rural housing
and rural housing conditions in general. It is being
recognized that the problems of our urban centres cannot
be solved unless those of the rural areas are solved, or at
least contained. A relevant way to tackle the unequal level
of development between the two areas is addressing the
housing problems in the rural areas. This will enable other

developmental activities to spring up. In addition, Gyuse
(2009) stated that rural housing serves as an abode or
place of habitation as it accommodates most rural small-
scale industries like pottery, dyeing, among others. It
stimulates employment in the rural areas (Popoola, 1988).
Its ability to serve as a place for storage, keeping
domesticated animals and foster cohesive sense of
belonging among rural dwellers by African countries such
as found in the rural areas of Edo State, is noteworthy.

Edo state is one of the states that contribute
significantly to GDP in Nigeria. The state currently has
the fifth highest internally generated revenue in Nigeria
(Vanguard, 2016) and is currently Nigeria’s second
largest producer of rubber and oil palm (World Bank,
2015). Agriculture is the mainstay of the Edo economy
and a large proportion of the state citizens depend on
agricultural activities for their income. Included among
the crops cultivated in the state are oil palm, rubber,
cassava, rice, plantain, yam, sweet potatoes, sugar cane,
cashew, groundnuts, tomatoes, cotton, and tobacco. A
number of agro-processing businesses in the oil palm and
rubber processing industry like Okomu Oil Palm Plc and
Presco Nigeria Plc and several agricultural research
institutes such as the Nigerian Institute for Oil palm
Research (NIFOR) and the Rubber Research Institute of
Nigeria (RRIN) are located in the state (World Bank,
2015). Based on its abundant land and water resources,
Edo has a great potential to expand agriculture activities
and thus improve livelihoods in the state. However, as it
applies in most other states in Nigeria, the deplorable state
of the rural life, especially the rural housing and resultant
migration to urban areas create doubts on the possibility
of achieving this since the seat of primary production
activities lies in the rural areas.

In order to address the problems in the rural housing
in Nigeria, it is pertinent to examine the factors/ forces
that influence the development of rural housing.
Sustainable housing provision requires proper definition
of housing needs, and the participation of the end users to
ensure their satisfaction. Without reference to the
perceptions and values of the people, most housing
programmes often fail. This is because the inhabitants are
in the best position to identify their needs, and order their
priorities (Ayoola and Amole, 2014). Attitudes towards
space, use and organization of space, are all linked to
certain factors which are often best understood by the
inhabitants themselves. Local settlements have vast
understanding of their environment, their local building
resources and the ways of making the best uses of them.
Thus housing that will be acceptable by the local
settlements must have put into consideration the cultural,
climatic, and socio-economic circumstances of the
people. At the level of planning and decision-making,
local participation is indispensable to sustainable housing.
In the light of this background, this study intends to
investigate the drivers of rural housing development in
Edo state, Nigeria taking the end users as the study focus.
This is with a view to providing information relevant to
arriving at well-targeted policies that will help the
government and other stakeholders in effective and
efficient prioritization of rural housing development
efforts. Literature as regards rural housing in Nigeria has
been dominated by housing conditions and implications
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on rural health life, evaluation of rural housing problems,
relevance of infrastructural facilitates to rural housing
development, micro and mortgage financing of rural
housing and housing qualities in the rural areas (Ogu,
1994; Toyobo et al, 2014; ljaiya et al., 2014; Olawepo,
2009; Ogundahunsi and Adejuwon 2014). Literature on
the factors influencing rural housing development in
Nigeria, despite its importance, is sparse in literature, thus
this study comes in to bridge this gap. The study focuses
on Edo state due to its rich agricultural and other resources
base and the potential contributions these can make to
improved livelihood in Nigeria if the rural housing
challenges are tackled.

2. Literature Review

Housing, in general, is the process of providing a
residential environment made up of shelter, infrastructure
and services; to others, it extends beyond this as it
represents one of most recognised pointers to a person’s
standard of living and recognition in the society (Nubi,
2008). Housing in this perspective extends beyond the
physical structures to the neighbourhood and
infrastructure. Turner (1972) added that it involves land,
labour and finance acquisition processes. The housing
system determines the full range of inter-relationships
between all of the actors (individual and corporate),
housing units and institutions involved in the production,
consumption and regulation of housing (Bourne, 2007). It
encompasses interactions among the organization of the
housing market (the institutional structure), the actors
(supply & demand), and housing policy, particularly the
economic, demographic, political and spatial factors
which influence these (Van der Heijden, 2013). An
inclusive housing system stimulates adequate housing
production, helps produce a mix of housing choice
(tenure, location, and quality) and assist those who cannot
afford adequate and appropriate housing (Van der
Heijden, op cit.). Efficient housing provision is therefore
hinged on an inclusive, active and effective housing
system.

There are several factors which determine/influence
the provision/ development of housing. Aribigbola (2008)
pointed out availability of income and stability and
effectiveness of existing policies, regulations and
practices. Many a times, the low income earners attract
less attention by investors hence, majority of the rural
dwellers, most of who fall in this category suffer as
housing providers pay less attention to their needs.

According to Olotuah (2009) socio-economic
circumstances, cultural background, world views, and the
political and economic situation of the country are
determinants of users’ housing needs. In order to capture
the needs of the rural populace in housing policies, an in-
depth understanding of housing values of the prospective
beneficiaries of the policies must be taken into cognisance
by the policy makers. Beamish (1989) describes housing
values as the preferences and choices that people consider
in housing selection. This is in line with Roske (1983)’s
definition: “the underlying criteria for choice in housing
and other aspects of life”. Beyer (1959) came up with four
hierarchy of values: economy, family (physical, mental

health and family centrism), personal (aesthetics, leisure
and equality) and social storage.

Economy- those falling in this category pay more
attention to how much they can make economic use of
goods and services. Their choices are based on the selling
price and good value for money or sound business
judgement. Family- factors that foster good family
relationships and unity within the family and how they
influence the physical and mental well-being of family
members are prioritized by this cluster. Personal- those in
this category are individualistic and desire independence
and self-expression. They take personal view of their
physical and social environment. Social- families in this
category view housing in terms of its effect on their social
status. This cluster is considered upwardly mobile.
Deeply subsumed in the social criteria for housing
selection are the cultural and ethnic values (Olayiwola et
al, 2006; Makinde, 2015). Spencer-Oatey (2008)
describes culture a set of basic assumptions and values,
orientations to life, beliefs, policies, procedures and
behavioral conventions that are shared by a group of
people, and that influence (but do not determine) each
member’s behavior and his/her interpretations of the
‘meaning’ of other people’s behavior. Ethnicity is a term
that is used to refer to a wide variety of groups who might
share a language, historical origins, religion,
identification with a common nation-state, or cultural
system (Spencer-Oatey, 2012). The nature of the
relationship of a group’s ethnicity to its culture will vary
greatly depending on a number of other important
characteristics. For example, the sharing of cultural
traditions and customs, community institutions and
establishments, and similar labor market experiences may
all act to facilitate the concentration of the members of an
ethnic group (Makinde, 2015). Culture, ethnicity, race,
nationality and similar other phenomenon are collectively
referred to in literature as “Sociocultural factors” (Morris
and Winter, 1978; Chiu, 2002; Jiboye, 2004) The
satisfaction derived by the inhabitants of a particular
housing unit is a reflection of the degree to which they feel
in conformity with their socio-cultural background
(Jiboye 2008). According to Olayiwola et al, (2006), “If
the essence of a house is to be fully appreciated within the
context of human habitation, then the need for the
preservation and promotion of socio-cultural values
through housing design and forms should not be
predicated on emotional and overzealous rhetoric, but on
the relationship between housing and cultural
structures”.Lin Shi (2005) also corroborates Beyer
(1959)’s hierarchy of value that most households hold
hierarchy of values as against just one value. Even within
a household, individual members hold different forms of
housing values. According to Lindamood & Hanna
(1979), households’ housing decisions are arrived at by
trading off different housing values within the family.
Abraham Maslow’s hierarchy of needs recognised the
unlimited nature and insatiability of human wants. When
one is satisfied, another need emerges (Maslow, 1954).
Thus a complete satisfaction is impossible. In such
situation, the more important values have to be met one
after the other and certain trade- offs will be made.

In Abdul (2008), Adeniyi (2007), Bourne (2007) and
Chatterjee (2008), availability of finance is noted as a
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primary determinant of housing development. Adamu
(2007) asserts that housing provision is hinged on
effectiveness in land administration. Egunjobi, (2007)
makes reference to availability of loan or other form of
assistance for building.

Aribigbola (2011) identified the pointers of
sustainability in housing provision as housing quality,
affordability and social equity and justice in terms of
accessibility. In order to achieve sustainability in housing
provision there is need for major changes in the society,
institutions need to be restructured and management
approaches fine-tuned. It requires the appropriate political
will based on the conviction of the responsibility of
government to its citizens, and the need to create humane
and decent environment for dignified living. According to
Olotuah and Bobadoye (2009), adequate priority should
be given to the housing needs of the population, coupled
with a well worked out and coordinated programme to
achieve this, if sustainable housing must be realised.
Sustainable housing provision is thus subject to such
underlying factors as decision making, policy
formulation, policy execution and monitoring, social
acceptability and economic feasibility. These factors must
take into cognizance the bottom-up participatory
approach in housing provision involving genuine local
participation by people at the grassroots level.

Bello and Olatubara (2014) noted that the social,
cultural, environmental, and economic facets of housing
should be addressed in an integrated fashion. For
example, affordable housing should not be considered
only on cost basis; environmental and social issues
(including people preferences, lifestyles, and cultural
aspirations), as well as economic impacts should not be
addressed separately nor ignored. According to the
authors, accumulation of vulnerabilities and precarious
housing situations results when any dimension of
sustainability is ignored. Planning and building housing
within an integrated sustainability framework makes it
more accessible to low-income rural households and
responds to their diverse social and cultural needs. This
will have multiple positive outcomes for people’s
physical and mental health and safety, for economy, and
for the built and natural environments. Besides,
sustainable houses hold up for a longer time, making them
a smart investment for government and other
stakeholders.

Several studies have been conducted to inquire into
the factors influencing housing development/ housing
provision, especially in the rural areas, being the focus of
this study. Some of these include Shui et al (2014) which
examined the influencing factors on resettled farmer’s
satisfaction and occupancy under the policy of “the
balance between urban construction land increasing and
rural construction land decreasing” in Chengdu City,
China. The result of the logistic regression carried out
revealed that the positive factors that contribute to the
famer’s satisfaction, include land-rights guarantees,
compensation for land consolidation, sewage treatment
and the living environment. In contrast, public facilities,
commercial service networks and resettled area’s
maintenance are negative factors for farmer’s satisfaction.
This study focused majorly on resettled farmers and
evaluations were based on a particular rural housing

policy. The result therefrom can thus not be generalized
on other rural housing planning efforts, especially those
not targeted at a particular group.

Essendi and Madise (2014) examined the relationships
between perception of development and observed socio-
economic, demographic and wellbeing variables in rural
Kenya. Using structural equation modeling techniques to
analyze data collected from 275 individuals, selected at
the individual and household Ilevels, significant
relationships were found between perception of
development and gender, age, perceived household
wellbeing and health risk factors (alcohol use and
cigarette smoking). This study concluded that even within
the same community, people’s perceptions will vary
depending on their age, gender, perceived household
wellbeing and health risk factors including alcohol use
and having ever smoked tobacco products. The study
however did not consider other external factors like
government legislations, infrastructure etc. and their
impact on actual or perceived rural housing development.

Beer and Tually (2012) examined the drivers that
influence the characteristics and operation of housing
markets and housing affordability in rural and regional
areas of Australia. Fifteen case study locations were
chosen across a range of regional areas, spanning non-
metropolitan population centers through to rural and
remote regions. Drawing on ABS Census data and house
and unit price data, the study revealed that private rental
supply in particular has been under-developed. This is due
to a shortage of investors, inappropriate planning
regulations and, in some cases, the low wage and high
variability labour markets in these regions which do not
offer sufficient comfort for investors. Also lack of
economies of scale in rural and remote Australia is
considered to be a barrier to housing supply. The study,
though similar in focus, is however based on a more
developed economy which differ in characteristics from
an emerging economy like Nigeria.

Jamini et al (2014) reviewed and assessed the factors
influencing villagers’ level of satisfaction with rural
housing in Kermanshah Province, Iran. Using descriptive
and analytical survey on rural households selected in four
Avramanat Township located in Kermanshah province, it
was discovered that the satisfaction level of the rural
residents was less than average. In general economic and
health factors proved to be the most important factors
influencing satisfaction levels in the four areas surveyed.
As observed on other existing studies, only a few factors
were examined in this study. There are several other
factors which define the nature of development in rural
housing. This study intends to cover some of these factors.

Ebadi et al (2015) examined the functional changes of
the rural settlements of Southwestern Tehran in the Post-
Islamic revolution in lIran (1978-2014). Three hundred
and seventy four (374) heads of households were sampled
on 13 villages and four rural districts using cluster
sampling. The results indicated that villages in the
Southwest of Tehran during the revolution years were
involved mostly in primary functions such as agriculture,
animal husbandry and horticulture while the industry and
services in rural areas were at the lowest level. The
presence of industries, factories and workshops in
agricultural lands surrounding villages, low prices of
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agricultural lands and the expansion of communication
networks have extended various functions including
industrial and service functions. The evaluation is time
specific and the study was particularly tailored at
measuring the impact of the post Islamic revolution.

The study of Jabareen (2005) examined the
relationship between culture and housing preferences in
Gaza, Palestinian. Relying on Amos Rapoport’s
framework, the author segregated “culture” into different
components of gender-to-face, politics, religion, kinship,
and social relations to predict housing preferences in Gaza
City. The result of the face-to-face interview revealed that
among cultural components, Kkinship relations and
attitudes toward women are likely to be crucial for
individual Palestinians seeking new housing.

In the Nigerian property market, Olotua and Babadoye
(2009) reviewed the intervention of the public sector in
housing in Nigeria and critically examines the impact on
the general populace, especially the urban poor. The study
discovered that the involvement of the public sector in
housing in Nigeria has been more of policy formulation
than housing delivery. It asserts that the bottom-up
approach, involving the direct participation of the local
communities is vital in ensuring sustainability in housing
provision. The study is not only targeted majorly at the
urban poor, it also focuses mainly on the intervention of
the public sector.

Avribigbola (2008) examined the suitability and
potential of the policies to addressing housing
affordability and shortages as well as the impact of the
policy on housing delivery in Akure, Ondo State, Nigeria
as a case study. Using structured questionnaire
administered on selected residents of the city, the study
revealed that the policy has not made much contribution
to housing provision. The paper argues that although the
policy poses great potentials to improving housing
delivery, there is a need to rethink and repackage the
policy so that majority can benefit from it. The study also
stressed the need to incorporate social housing into the
policy to assist the very poor that cannot take care of their
housing consumption needs. The study concluded that the
approach of leaving housing provision to the vagaries of
market forces would not be expected to provide affordable
housing especially to the poor. It is also apparent from this
study that the focus is on evaluation of existing housing
policies and the study area is urban. Inquiry into the
factors that will influence rural housing is not directly
addressed in this study.

Toyobo et al (2011) assessed the relevance of
infrastructural facilities to rural housing development as it
is applied to Lagelu local government in Oyo State,
Nigeria. The study identified the wvarious rural
development programmes embarked upon by the local
government, examined the socio economic importance of
rural development projects executed by the Lagelu local
government and assessed the existing infrastructural
facilities in the area. Using descriptive statistical
techniques, the findings reveal inadequacy of
infrastructural ~ facilities, absence of economic
empowerment programme and poor housing quality. The
study recommended that appropriate sustainable
measures be put forward in order to improve the
infrastructural ~ facilities  coupled  with  relevant

programmes of reducing poverty in Lagelu local
government area. Also, as observed on other studies, this
study is evaluative and assessed existing rural
development programmes and infrastructural base in the
study area.

The above studies and several other existing studies
have focused less on the choices and preferences of the
rural dwellers in housing development and inquiry into
the factors influencing rural housing development based
on users’ assessment is sparse despite the importance to
effective housing provision, especially in the rural areas.
This study therefore fills the existing gap in literature, first
by evaluating the existing housing system, based on
assessment of the rural inhabitants’ challenges and level
of satisfaction and second, by inquiring into the factors
that will influence development in the rural housing,
taking into cognizance, the choices and preferences of the
rural dwellers in Ebele community, Edo state, Nigeria.

3. Data and Methodology

The study was carried out in Ebele community of Edo
State, Nigeria. Ebele village is situated in Igueben Local
government of Edo state. Its geographical coordinates are
6 %30’ 0” North and 6 ° 13°0” East. Ebele is surrounded
by communities such as Amahor, Ekpon, Ewohinmi,
Ewossa, Idunmuodi, 1zogen, Ogwa. The communities that
make up Ebele are Eguare, Ologhe, Okuta, Idumowu and
Okpuijie.

The economic mainstay of Ebele include commerce,
cottage industry (cloth weaving, basket making, etc.),
agriculture, furniture making, wood, etc. In addition,
Ebele is also reputed for palm wine tapping and oil palm
production. Ebele is one of the major traditional towns in
Esan, linking to the Benin kingdom, otherwise known as
the Binis like most other Esan communities that are
involved in the cottage industry. The population of Ebele
appears to be controversial or unknown, however,
Igueben Local government of which Ebele is a major
constituent part has a population of 69639 according to
2006 population census.

Ebele as a local community has relied on local
processing of its agricultural products. Thus, from
production to processing to distribution, the economy still
relies on manual inputs and implements not sufficient to
transform the economic base from subsistence to
commercial. Thus, with support, Ebele stand the chance
of an industrial revolution in which palm wine, palm oil
and industrialization in general can experience a
transformation. With its vast land suitable for agriculture,
industrial agricultural inputs remain the viable instrument
of economic turnaround for the people. This initiative is
very likely to spread to the communities contiguous to it
showing that the central position that Ebele occupies in
the community would not only affect Ebele but its
surroundings and neighborhood communities as well.

In recent times, there has been a drift of population,
especially the youths, from Ebele community and other
villages in the local government into surrounding urban
areas in the State in search for employment opportunities
and better living conditions. There is therefore particular
need to examine the factors that will keep the inhabitants
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in the village to enable them explore the opportunities in
the rural life. Given the contribution of housing to rural
living conditions, inquiry into the factors influencing the
rural housing development is pertinent.

For this study, data were collected from the five
communities that make up Ebele village. Thirty (30)
respondents were selected purposively from each of the
five communities, adding up to 150 questionnaire
distributed in all. Selection was done to ensure spread
across geographical space, living standard, family size,
and age groups. Out of the 150 questionnaire distributed,
106 were retrieved. The questionnaire detailed the
personal characteristics of the respondents and
information relating to the existing housing structure, its
performance and the respondents’ preference on housing
choice in the area.

The data were analysed using frequency counts and
mean. Frequency counts were mainly used in analysing
information related to the personal characteristics of the
respondents and the dwelling units they occupy while
mean value was used in analysing those related to the
level of satisfaction on the existing housing system,
challenges on existing housing structure, housing finance
choices, factors influencing the housing development and
the infrastructural needs in the housing sector.

The mean values were figured out from the
respondents’ ratings of the parameters used in measuring
the housing characteristics and preferences. The ratings
were in five scales (5, representing the highest scale and
1, the least). From the ratings, the mean values for each of
the parameters were calculated by multiplying the total
frequency of response on each scale with the weight
attached. The resultant figures gotten from each scale
were added up and divided by the total response on each
of the parameters. This is further presented in equation 1
below.

5
Mean Value = lewa Q)

Where:
R = total number of responses on a particular scale on
each parameter
W= Weight attached to each scale (ranging from 1 to 5)
T= Total number of responses on all scales for each
parameter

The resultant mean values were then used to rank the
parameters where appropriate. The section below details
the result of the analysis.

4. Result and Implications

This section is divided into five subsections. The first,
reporting the general characteristics of the participant and
the dwelling units they occupy. Following this is a general
assessment of the existing housing system in the study
area. Thereafter, information regarding the housing
finance structure of the area is presented. Data on the
motivations behind the occupants’ housing choices in the
area is presented next and the section concludes with
implications of the results and conclusions.

4.1 General Characteristics of Participants

Table 1 presents the general characteristics of the
participants in the survey. From Table 1, it is evident that
the participants are spread across the various adult age
categories with majority, between ages 40-60 years. There
were no single respondents and majority of the
respondents have spent at least 30 years in the locality.
Only a few studied beyond secondary school level, 58.5%
of the participants do not earn more than N20,000 per
month and majority’s occupation is farming. Household
sizes of the respondents range from 1 to 10 and the modal
mode of ownership is self-ownership. This result reveals
that the respondents consists majorly of low income
middle aged and older adults, majority of whom are
illiterate and whose major occupation is farming. From
the result, it is also apparent that the respondents have
lived in the community a period of time to be able to give
relevant information on the housing systems.

Table 1: General characteristics of participants and
housing units

Category Frequency %

Age

31-40 12 11.3
41-50 42 39.6
51-60 40 37.7
61-70 12 11.3
Marital status

Married 90 84.9
Widowed 16 15.1
Number of Years Spent in the Locality

1-10 4 3.8

11-20 17 16

21-30 8 7.6

31-40 18 16.9
41-50 23 21.7
51-60 28 26.4
61-70 8 7.6

Level of Education

No Formal Education 12 11.3
Primary Education 36 34.0
Junior Secondary School Certificate 11 10.4
Senior Secondary School Certificate 26 24.5
Adult Education 4 3.8

HND/BSC 17 16.0
Monthly Income in Naira

1000-10,000 9 8.5
11000-20,000 53 50.0
21,000-30,000 5 4.7
31,000-40,000 16 151
41,000-50,000 6 5.7
51,000-60,000 8 7.5
61,000-70,000 9 8.5

Major Occupation

Farming 72 67.9
Trading 8 75
Avrtisan 4 3.8
Farm Produce Processing 4 3.8
Others 18 17.0
Household Size

1-5 54 50.9

6-10 52 49.1
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Mode of Ownership

Self-Owned 36 34

Inherited 15 14.2
Rented 29 27.4
Family House 26 245
Total 106 100

4.2 Level of satisfaction on the existing housing
system
Before examining the factors influencing housing
development in the area, the occupants’ level of
satisfaction was sought first, to be able to detect the gaps
to be filled on housing in the area. From Table 2 below,
the mean value observed on the level of satisfaction is
3.30. This indicates an average level of satisfaction.
Twenty eight (26.4%) expressed total dissatisfaction on
the existing housing situation in the study area. This result
reveals that a lot of gap can still be filled to optimise the
existing level of satisfaction on the housing situation. To
prevent further emigration in this area, there is therefore
need to improve on the housing condition through
strategies tailored especially to the housing preferences of
the rural dwellers. In order to further explain the
occupants’ level of satisfaction, the respondents were
asked to indicate and rate (on a five point scale: very
severe -5, to not severe-1) the housing challenges they are
facing. The housing challenges limiting the occupants’
level of satisfaction is as presented in Table 3. The

following challenges (in rank order) have been ranked
relatively higher: “inadequate infrastructure”,
“inadequate capital” and “high building cost”. High
building cost is traceable to poor infrastructure system
which accentuates difficulties in transporting building
materials. Challenges relating to housing structure,
legislative system and public housing are less pronounced
in the area. Since only 27.4% of the respondents occupy
rented apartments, provision of public housing is less
popular as an alternative housing option in the area as
most inhabitants occupy self-owned or family houses.
From this result, it is apparent that the more pressing
challenges centre on infrastructure and availability of
fund for housing development. This result is in tandem
with African Monitor (2012)’s assertion that inadequate
and unreliable infrastructure services are common in the
majority of rural communities in Africa. According to
Adebayo (2014) the issue of funding is a big challenge on
rural housing and other rural development programmes in
Nigeria. Sustainable housing should therefore focus on
issues relating to affordability and improvement in
housing quality through better infrastructure. These
housing challenges recorded are peculiar to rural areas
(Wahab, 1993; Ibimilua and Ibitoye, 2015) and are
traceable to weak rural development structure and less
concentration of development effort on rural areas relative
to urban areas.

Table 2: Respondents’ rating of satisfaction on existing housing system

Very Moderately Slightly . Not
Satisfactory  Satisfactory  Satisfactory Indifferent Satisfactory Mean ~ S.D.  Total
Frequency 4 33 24 17 28 330 1.266 106
Percentage 3.8% 31.1% 22.6% 16.0% 26.4% 100.0%
Table 3: Challenges on existing housing system
95% Confidence
Mean S_td._ Std.  Interval for Mean Min  Max Rank
Deviation Error  Lower Upper
Bound Bound
Inadequate infrastructure 454 0.692 0.067 4.4 4.67 3 5 1
Inadequate capital to build 443 0.895 0.087 4.26 461 2 5 2
High building cost 419 1374 0.133 3.92 4.45 1 5 4
Unavailability of building materials in the locality 414 081  0.079  3.99 4.3 2 5 5
Difficulty in accessing land for building 3.76 1262 0.123 3.52 4.01 1 5 6
Inadequate expertise to handle desired building style 3.25 1.194 0.116 3.02 3.48 1 5 7
Unaffordable housing structure 321 1426 0.138 2.93 3.48 1 5 8
Corr_lp_ll_cated legislative system which inhibits 313 1219 0118 29 337 1 5 9
flexibility
Inaccessible public housing structure 3.12 135 0.131 2.91 3.34 1 5 10

Since shortage of capital for housing development is a
major challenge to housing in the locality, inquiry into the
existing housing finance options in the area is pertinent to
solving housing challenges related to housing finance. In
order to achieve this, a pilot study was carried out to
identify the existing housing finance structure in the area.
The result reveals only four major sources. These include
personal savings, borrowing from cooperative societies,
support from relatives and borrowing from banks. Table

4 below presents the result on extent of use of the
alternative housing finance sources in the area. It can be
seen from the table that personal savings is the most
frequently used, followed by borrowings from
cooperative societies and support from relatives. Only a
few of the inhabitants borrow from the banks to execute
housing projects. This is traceable to the low cost housing
being adopted predominantly in the area adopted in the
locality and possibly, paucity of other alternative housing
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finance options in the locality. This result is in line with
Akeju (2007)’s submission that Nigeria is yet to develop
a vibrant mortgage market and houses continue to be
provided through the tortuous traditional method of
buying land and building over some years, which could be
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an individual's entire life time.To improve on existing
housing finance structure, there is need for introduction of
better housing finance alternatives, coupled with effective
awareness strategy to sensitise the inhabitants on impact
on improved housing systems. .

Table 4: Extent of use of alternative housing finance sources in the locality

95% Confidence
N  Mean S.td'. Std. Interval for Mean Minimum Maximum Rank

Deviation Error  Lower Upper

Bound Bound
Personal savings 106 4.64 .928 .090 4.46 4.82 1 5 1
Cooperative/meeting borrowings 106  3.47 1.007 .098 3.28 3.67 1 5 2
Support from relatives 106 3.23 1.132 110 3.01 3.44 1 5 3
Loan from banks 106 1.63 735 071 1.49 1.77 1 4 4

The respondents were asked the factors that will
influence housing development in the locality. Table 5
below presents the result of the survey. The result is that
cultural and ethnic reasons were perceived most important
factors influencing housing development in the area.
Other factors that also ranked high include “proximity to
place of work”, “Proximity to friends and families”,
“Environmental friendliness of the area”, “Accessibility
and affordability of the land” and “Availability of better
infrastructure”. The result reveals that the respondents
place high value on socio cultural values even above
neighborhood and infrastructural factors. This finding is
in consonance with Axton (2013) and Bello and Olatubara
(2014) that culture influences housing choices and
behaviors. According to FAO (n.d), most rural societies
are relatively 'integrated’, in the sense that the various
components of life (e.g. agricultural and non-agricultural,
‘economic’, 'social' end 'political’, religious and secular)
are closely interrelated. Rural people do not easily
recognize the distinctions which planners, extension
workers and other government officials make between,

Table 5: Factors influencing housing development in the locality

for example, the responsibilities of different agencies or
‘economic’ and 'social’ planning, because in their own
lives all these things affect each other. In line with the
findings in Jabareen (2005), cultural values such as
kingship and social relations were leading predictors of
housing development in Edo state followed closely by
religious consideration. Thus, an integrated approach to
planning that will meet the yearnings of rural dwellers
must not only be limited to the planning point of view (e.g.
the ‘agricultural’ or the ‘economic’) but take account of
other related aspects of kingship, social relations and
religion. The implication of this is that whatever form
housing development initiatives may take, adequate
cognizance must be taken to ensure that the people get
satisfaction on matters that border on their culture and
ethnicity. Some neighborhood factors, infrastructural and
security factors are also deemed to be of priority. Factors
deemed less important include “Proximity to recreational
activities”, “Quietness and serenity of the environment”
and “Religious reasons” in rank order.

95% Confidence
Std. Std. Interval for Mean .
Mean Deviation Error  Lower Upper Min  Max

Bound Bound
Cultural reasons 4.35 0.479 0.047 4.26 4.44 4 5
Ethnic reasons 418 0.629 0.061 4.06 4.3 3 5
Proximity to place of work 4.08 1.066 0.104 3.87 4.28 2 5
Proximity to friends and families 4.08 0.782 0.076  3.93 4.24 3 5
Environmental friendliness of the area 4.07 0.876  0.085 3.9 4.23 2 5
Accessibility and affordability of the land 4.04 0.816 0.079  3.88 4.19 2 5
Availability of better infrastructure 4.04 0.755 0.073  3.89 4.18 3 5
Security reasons 3.81 1.061 0103 361 4.02 2 5
Proximity to neighborhood services 3.44 0.874 0.085 3.28 3.61 2 5
Proximity to market area 3.16 0.852 0.083 3 3.32 2 5
less stringent government regulatory policies 2.95 1214 0118 2.72 3.19 1 5
Proximity to recreational activities 2.79 1185 0115 256 3.02 1 5
Quietness and serenity of the environment 2.71 1.154 0112 2.49 2.93 1 5
Religious reasons 1.85 0.871 0.085 1 4

In order to further inquire into the occupants’ housing
choices, the occupants’ preference on housing features

was also surveyed. Table 6 below presents the result of
the survey. From the result, the occupants’ preference for
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cultural values also played out as “blend with cultural
value” also tops the list (mean value of 3.85). This is
followed immediately by “bigger housing sizes” and
“environmental friendliness of the building systems”. The

Table 6: Housing features preferred by occupants in the area

result revealed a low preference for small housing units
possibly due to a relatively large family size by a
considerable proportion of the respondents (49.1% have
family sizes of more than 5 persons).

95% Confidence
Std. Std. Interval for Mean .
Mean Deviation Error  Lower Upper Min — Max

Bound Bound
Blend with cultural value 3.85 0.728 0.071 3.71 3.99 2 5
Bigger housing sizes 3.66 1.032 0.1 3.46 3.86 2 5
Environmental friendliness of the building systems 3.18 0.924 0.09 3.00 3.36 2 5
Better internal facilities/conveniences 2.56 0.967 0.094 2.37 2.74 1 5
Smaller housing sizes 2.25 0.757 0.073 2.11 2.4 1 4

Given the fact that infrastructure is recurrent both on
existing housing challenges and housing factors preferred
by the occupants, further inquiry on occupants’ preference

regarding infrastructural features is pertinent to tackling
housing challenges through this medium.

Table 7: Infrastructural features preferred by occupants in the area

95% Confidence
Std. Std.  Interval for Mean .
Mean Deviation Error Lower  Upper Min  Max

Bound Bound
Electricity supply 4.27 0.64 0.062 4.15 44 3 5
Educational facilities 4.25 0.741 0.072 4.1 4.39 2 5
Health facilities 4,18 0.802 0.078 4.02 433 2 5
Transportation facilities 3.8 1.073 0.104 3.6 4,01 2 5
Recreational facilities 3.54 1.016 0.099 3.34 3.73 2 5
Healthy water supply 1.79 0.713 0.069 1 4

Table 7 presents the result on occupants’ preference for
infrastructural facilities. The result reveals that electricity
supply is foremost of the occupants’ infrastructural needs.
This is followed by educational facilities, health facilities,
transportation facilities and recreational facilities. Healthy
water supply is the least needed infrastructure in the area.
This is attributable to the fact that the inhabitants are used
to the use of wells and boreholes. The fact that the mean
value on most features is more than 3.5 validates the need
for infrastructural facilities in the area

5. Conclusion

The study revealed that ample gaps can be filled on
housing development in the rural areas thereby enhancing
more balanced development required for sustainable
national growth. Existing challenges on rural housing
focus on infrastructural and capital shortage. The study
also revealed dearth of improved housing finance
structure which is partly responsible for the existing rural
housing challenges. To improve on the status quo, there is
need to step up the existing housing finance structure and
strengthen the infrastructural base and social services
without playing down on the ethnic and cultural values of
the rural life. This will foster the required balance in the
rural and urban sectors, thus achieving sustainable
national development.

The study had evaluated factors responsible for rural
housing development in 5 Villages in Edo state, Nigeria
and have established a huge gap in meeting the housing
needs of the rural populace. Inspite of the importance of
rural areas in enhancing national development, the study
found gross dissatisfaction of rural dwellers with the
available housing condition. This hangs largely on the
inadequacy of infrastructure and high cost of housing
development.

In addition, the study found inadequate capital/finance
for housing development owing to dependence on
personal savings and borrowings from cooperatives
societies and family members for finance.

Inspite of this, housing development is driven at rural
areas by the need to preserve their cultural beliefs and
value which requires indigenes to have a family house
built in their place of origin in line with the design and
features that are in vogue and in compliance with the
acceptable norms of the people of the areas.

A major policy implication is the need for the
government to remold the existing housing finance
system in line with the cultural beliefs of the rural areas.
This should incorporate system that gives them sense of
belonging and make them joint owners of the financial
institutions. This will not only enhance their access to
finance but will also make them work for its success for
enhancing effective housing development.
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