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Abstract 

ousing targeted at lower income groups 

often becomes unaffordable to them on 

completion, and ultimately become 

available to medium and higher income groups. 

Thus, through the filtering process, such 

beneficiaries will move and create vacancy in units 

they were previously occupying and thereby making 

them available to the low income group. The data 

required for this research work was obtained 

through the primary and the secondary sources. 

Data collected were analyzed using chart, 

percentage, narrative, and descriptive methods. 

Part of the finding shows that filtering process help 

in reducing housing price (61%) housing affordability 

(51%) problems and also aiding housing supply (55%), 

although governments 

have always assumed that 

the housing situation 

would improve as soon as 

a general economic 

condition improves it was 

recommended that 

government should 

encourage the use of local 

building material for 

construction so as to 

reduce building cost, 

Private Public Partnerships 

policy (PPPs) on housing 

should be review as the 

present approach is profit 

oriented, National 

Housing Fund (NHF) 

eligibility technically 

excludes the low-income 

group, such policy need to 

be reframed to meet the 

ever increasing housing 

demand from the ever 

increasing population. 
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Introduction  

hen household moves, its former unit became available. This setup a 

chain of additional moves, until eventually a household moves from a 

unit which is then remove from the housing supply, or a new 

household is form which has not occupied any other unit before. That process of 

housing moving from one household to another, is generally believed to be from 

a higher income household to the next lower income household, and is referred 

to as filtering. Although, according to Ratchliffe (1981). It can filter down or up. 

Filtering can be referred to as process by which houses previously occupied by 

higher income groups become available to the next lower income groups. 

According to Cullingworth (1979), Filtering is the trickling down of vacated houses 

to lower income groups. In the opinion of Ratchliffe (1981) filtering is a process, 

where by low income groups are accommodated in stock made cheap by age, 

conversation or division Thorncropft (1965), defined filtering as process, where by 

declining properties that are not improved or, modernized tend to filter down the 

social scale and become occupied by persons of lower economic status, or change 

their use to one that demands Lower standards. More comprehensively, however, 

so Frank (1979) sees filtering as the process created by chain of moves, as housing 

passes through different household groups. He further expatiated that housing 

trickles down if it becomes available to a lower income family, and trickles up if it 

is occupied by a higher income family. 

This means that filtering could be up or down. However, due to limitation created 

by financial ability, and empirical study results that as better housing become 

available, households will move from less desirable quarters, filtering as a trickle 

down process is more predominant and realistic. Therefore filtering as a process 

is usually used to connote the passing of dwelling units from higher income groups 

to the next lower income groups, while the passing of dwelling units previously 

occupied by lower income groups to the next higher income group is referred to 

as gentrification ( Frank, 1979). Filtering is therefore viewed as a process whereby 

dwelling units are passing downward the social scale from higher households to 

next lower income households. 

 The social issue is of ensuring that members of society have a home in which to 

live, whether this is a house, or some other kind of dwelling, lodging, 

or shelter. Many governments have one or more housing authorities, sometimes 

also called a housing ministry, or housing department/corporation. It is also one of 

the best indicators of a person’s standard of living and of his place in the society. 
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Housing, both in units or multiple forms is a significant component of the physical 

form and structure of a community, while the human and family contents of the 

house is part of the very spirit of life and prosperity of the society. 

The Nigerian housing question is primarily that of a crisis situation, manifesting 

and expressing itself in quantitative and qualitative forms. Lack of comfort and 

rudimentary infrastructure, congestion, unhygienic conditions, high densities and 

absence of organization make for ghastly experiences shared by the vast majority 

of the urban population. The spatial product of this problem is not only in the rapid 

emergence and deployment of slums and squatters of various typologies but in 

the proliferation of these settlements in the metropolitan suburb. 

The discussion and debates on the Nigeria housing situation have always been 

anchored on the need for continuous state intervention through public housing 

provision in solving the crisis. Public housing provision is not only a social and 

environmental necessity but also a political and economic approach necessary to 

support social peace and stable development in the nation. 

Affordable housing is concerned with securing some given standards of housing 

or different standards at a price or rent which does not impose an unreasonable 

burden on the household incomes (Maclennan & Williams, 1990). Affordability 

refers to the supply and availability of housing that is both within the financial 

reach of households and matches their aspirations (Nigeria Vision: 

2020).Therefore, the concept of affordability is subjective. 

Any quality homes with modern specifications, secure communities with adequate 

services and infrastructures inclusive may be affordable to the high-income group 

but not to the low-income group. However, it is the low-income group that needs 

urgent intervention in housing provision (just like it has been done in South Africa 

and China) if we want to avoid our cities from being turned into slums. 

This research work is designed to assess the impact of Filtering as a realistic 
strategy for urban housing supply in Damaturu, the Capital of Yobe State, with the 
aim of eliminating the perception of the Nigeria governments which always 
assumed that the housing situation would improve as soon as general economic 
conditions improved. This “wait and see” attitude upon which Nigeria housing 
situation is based has shown evidences of more failures than successes. 
 

REVIEW OF RELATED LITERATURE 

THE NATURE OF NIGERIA’S HOUSING PROBLEMS 

Housing problem has been generally accepted as being diverse and complex. 

Within the spectrum of this problem, one can identify both quantitative and 
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qualitative deficiencies identified the major housing problems in Nigeria as that of 

instability of human needs for housing. This problem is worldwide and it is of a 

recurring nature. In fact it is doubtful if any nation of the world can satisfactorily 

meet its housing requirements. In Nigeria, most people live in poor quality housing 

and in unsanitary environments. 

This problem of inadequate housing has been compounded by the rapid rates of 

urbanization and economic growth. Housing difficulties is more serious for the low 

income groups where problems have been complicated by rapid growth, inflated 

real estate values, speculative activity, and influx of poor immigrants and lack of 

planning. One can also cite the increasingly significant shifts in the form and design 

of housing from the rooming form to flat and single family house forms as a factor 

responsible for acute shortage of housing for the low income groups. 

The problem of inadequate housing is experienced in both urban and rural areas 

in Nigeria. For example NBS/NISER in a study of rural housing in the nine Southern 

States of Nigeria found that, “the projected demand of housing units on an 

average of six persons per dwelling unit for the nine states are 5.2 million in 1990, 

7.0 million in the year 2000, 9.5 million in 2010 and 12.7 million  in the year 2020.  

Other manifests of the housing problem are: high rent in the housing market, 

inadequate mortgage finance and in accessibility to mortgage loans. These 

problems have resulted in overcrowding, poor and inadequate social amenities, 

unsatisfactory and unwholesome environmental conditions and urban squalor, 

the absence of open space, the over development of land area leading to the 

overcrowding of buildings, in-accessibility within residential areas, and in the 

scarcity and high cost of building materials. 

 

HOUSING SUPPLY/DELIVERY 

The amount or quantity of housing units that actually come into the housing 

market for sale or lease at a given unit price and specific time is known as housing 

supply. The theory of production of housing is only branch of economics that is 

concerned with the determination of supply, but it cannot be expressed as supply. 

Therefore, housing production does not equate to housing supply. It is possible to 

have 10,000 housing units constructed at a given time and a given price, not all 

these units are to be termed housing supply but the actual fraction of it that 

actually come to the market willingly from the owner for lease or sale is the 

housing supplied. In addition entire houses constructed cannot be taken to be its 

supply due to “Housing Banking” where some individuals built houses and refuse 



 

 

 
306 

MEDITERRANEAN PUBLICATIONS 
AND RESEARCH INTERNATIONAL 

INTERNATIONAL JOURNAL – ECM  
VOL. 10 NO.4 DEC-2019 ISSN: 2166-3193 
 

 

EDITOR-IN-CHIEF 
Prof. B.T. Aluko [NIGERIA] 

to sell or lease it, until such individual decide to sell or lease such housing unit we 

cannot be referring  it to housing. 

 

FACTORS AFFECTING SUPPLY/DELIVERY OF HOUSING IN NIGERIA 

(a) Finance 

The existing finance system imposed a limitation on the supply of housing. 

This is due to the fact the production of housing units is capital intensive, 

so a supplier must find means of raising capital through the finance system 

such as primary mortgage institutions, cooperative society which may not 

be fruitful. Interest rate charged eventually, makes the construction 

expensive reducing quantity eventually supplied. 

(b) Availability and Cost of Land 

Land is an important component of housing production. So availability of 

built able land in terms of ease of acquisition and cost of servicing plots 

affect supply of housing. Availability of service infrastructure such as road, 

drainages, pipe water and provision for sanitation affect supply of housing, 

(c) Availability and Cost of Building Materials  

This is important to housing supply. Scarcity and high cost of building 

materials are major problems of construction industry. 

(d) Taste and Traditional Trend 

Certain housing designs are popular while some are not. Therefore, 

unnecessary attachment to certain type of building materials sometimes 

imported has been an impediment to cheap housing supply. 

(e) Efficiency of Regulatory Frame Work 

Planning authorities through their regulatory and supervisory process also 

affect supply of housing. This is due to the fact that the processes are 

sometimes slow before can get approval to build. 

(f) Adequate Manpower 

This also affect housing supply, this is usually omitted in housing policies. 
Before a housing unit is produced, the construction must involve both 
skilled and unskilled labour. This is grossly inadequate and expensive taking 
into consideration the number of days their services are required and their 
availability. Housing supply will definitely be affected because without their 
service, housing units cannot be produced and so cannot be supplied. 

(g) Price of Factors of Production 

If houses could be produced and supplied at a unit cost, new dwellings 

would be produced. A rise in the price of one factor of production e.g land, 
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building materials and labour will cause large increase in the cost of 

housing development. 

(h) Time Factor 

This is an important influence on the elasticity of supply. To most 

construction companies, supply will be more elastic in the long run than in 

the short run. This is because in the long run extra units are fixed factors of 

production can be employed to produce more housing unit. But in the 

short run, it is usually impossible to respond to increase in demand due to 

the various processes involve in housing development. 

(i) State of Technology 

The technology avenue for lowering costs to increase quantity supplied 

have always caught the fancy of government and developers in both 

developed and developing nations, the success of any government with 

building technologies will depend partly on her level of technological 

advancement among other factors such as her state of the economy. 

Improved technology offers the potential of higher productivity, potential 

of reducing building cost thus reducing housing shortage at a shorter time.   

 

URBAN HOUSING MARKET DYNAMICS 

Housing market is an area within which housing is generally competitive. Housing 

market is that physical area in which daily economic, geographic and social 

interdependence exit (Frank, 1979). People are usually tied to particular location 

for many reasons such as jobs, family or other personal relationship and therefore 

seek housing in those areas where they have reasons to live. As a result, they 

cannot easily move out of this area to another area, even if housing choice is 

limited, is their housing market. 

Rapkin and Winnick (1953) a housing market is the physical area within which all 

dwelling units are linked together in a chain of substitution. In a broad sense, every 

dwelling unit within a local housing market may be considered a substitute for 

every other unit. Hence, all dwelling units may be said to form a single market 

characterized by interaction of occupancy, price and rents. 

However, it is pertinent to note that the various sub markets do not exist in 

isolation, they are spatially linked together. Such linkage maybe direct or indirect 

as changes in one sub market may send a chain of reaction through the other sub 

markets (Grigshy, 1967). Therefore, these changes create the dynamism in the 

housing market, or exhibit asymmetrical repercussion on the other sub markets 
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(Ayeni, 1985). Such changes occurred either as a result of vacancy or some other 

endogenous and exogenous variables. It is within these housing sub markets that 

vacancy, which is a measure of choice, coupled with other endogenous and 

exogenous variables, resulted in what is called filtering process. 

 

CURRENT HOUSING STATISTICS IN NIGERIA 

Nigerian Bureau of Statistics (NBS, 2016) published that there are 10.7million 

houses in Nigeria. 90% (9.6million) of these are self built, with little or no mortgage 

attachment. 5% (535,000) have formal title to property. The housing deficit in 

Nigeria is estimated at 14 million units. Bridging this gap will cost N49 trillion (this 

assumes the conservative cost of N3.5million per unit 3 bedroom apartment). 

Home ownership in Nigeria is low, 85% of the urban population lives in rented 

housing, spending 40% of their income on shelter. 80% of the urban population 

lives in informal housing characterized by dense settlements with poor 

infrastructure.  

Existing formal supply is targeted at the high income earners priced well above 

over 92% of the population. These underscored the pathetic situation of housing 

in Nigeria. Summarily, the Nigeria governments have always assumed that the 

housing situation would improve as soon as general economic conditions 

improved. 

 
Source: NBS, 2016 
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RESEARCH METHODOLOGY 

Data Collection Instrument  

 The data required for this research work was collected through the primary and 

secondary sources that are directly from the field. Verbal interview was conducted 

in order to gather the required data for the research. Many properties were also 

carefully inspected during which observations were made in respect of the 

estate’s available facilities, location, condition of premises, maintenance, services 

rendered, nature of accommodations and pricing. 

 

Target Population 

The population for the study was formed by Landlords, Tenants, Property 

developers, and other Professionals like Engineers, Builders and Estate Surveyors 

and Valuers whose inputs are valuable to this research work.  

 

Sampling Technique 

Random and purposive sampling methods was adopted in carrying out the 

research, purposive sampling method was adopted in selecting the Professionals 

that are into property development profession within the research area. Random 

sampling technique was adopted in the selecting the landlords, tenants, and local 

agents/managers that are involve in the property development and management 

business.  

 

Sampling Frame and Size 

Samples of 20 Landlords, 20 and 20 property developers/ investors were picked 

from each sample frame because there exact number is not certain or known. 

While 10 Engineers, 10 Builders and 10 Estate Surveyors and Valuers operating and 

available within the study area were consulted and interviewed. 

 

Data Collection Instrument and Method of Data Analysis 

The data for this research was collected through field survey and interview which 

were conducted simultaneously. The researchers also involve on intensive reading 

and assessment of various literatures on the title subject. Oral interview was 

administered to collect data from the Landlords, Tenants, and Property 

developers/investors. While questionnaire was administered to Engineers, 

Builders and Estate Surveyors and Valuers operating and available within the study 
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area. Data analysis was achieved through percentile form, chart, narrative, and 

description methods. 

 

RESULT AND DISCUSSION 

(1) Pricing: In society like Nigeria, housing pricing has been a major problems 

(61%), pricing has preludes low income group from access to new housing, 

filtering may be seen as a panacea but the process in practice may not 

achieve much in creating better or improved access to housing units for the 

poor.  

(2) Construction of new and affordable houses: New construction (71%) is 

essential for maintaining and adding to the housing supply, particularly to 

replace those stock Lost for various reasons, and for helping in the 

elimination of the worst housing units, filtering alone may not be sufficient 

for improving the low income people move in to better housing, they may 

not be able to maintain the better quality due to their poor financial status. 

(3) New household formation: 

1 It further reveal that where there is a high rate of new household formation 

(72%), new housing construction may be absorbed by the higher income group 

and thus leaving little or nothing for filtering. 

(4) Obsolescent premises: Investigation reveals that about 49% of the 

premises become obsolete when the process becomes disorganized. 

Overcrowding, obnoxious and even illegal uses can result in obsolescent 

premises producing a high income.  

(5) Fallen standard: When filtering process is controlled (53%), no harm results; 

but if it becomes disorganized so that it becomes economically difficult to 

derive such premises out of use even though their standard has fallen 

below which is socially acceptable.  

(6) Aiding supply of housing: As a strategy, it could be very relevant and 

applicable in aiding supply of housing (55%) to the low income group. 

Therefore, government and private sector can have a deliberate policy of 

supplying the housing stock for the medium and higher income group, who 

will be able to afford the housing. This can be tagged an indirect policy of 

housing the low income group, as the medium and higher income group 

continue to move, more and more housing units will become available for 

the low income group. 
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(7) Problem of affordability: Since the older housing units are cheaper, the 

problem of affordability (51%), which usually creates major impediments to 

low income housing programme, would have been eliminated and a 

process of indirect access to new housing stock established. 

 

CONCLUSION 

Filtering as a process is limited in spatial influence and operation. This means that 

vacancy in challenge area will not have direct or indirect effect on the other area 

in the same city. Therefore, the process operate better within some housing sub 

markets, where advantage of vacancy can be taken by people within such sub 

market only. The process can serve as a useful function in salvaging property 

discarded by those for whom it was designed by providing accommodation for 

persons and users that are unable to afford new housing. In this Wise, one can say 

that filtering process owe some promise as a strategy for housing supply, 

however, it must be applied with a clear idea that new construction is required 

that will be able to make the envisaged impact on the housing market dynamics, 

and be sufficient so as to set filtering process in motion. 

 

RECOMMENDATIONS 

The process should be control by government, when filtering process is 

controlled, no harm results; but if it becomes disorganized, it becomes 

economically difficult to derive such premises out of use even though their 

standard has fallen below which is socially acceptable. This in a long run results in 

obsolescent premises producing a high income.  

Government at all level should not engage in direct housing construction. Studies 

have shown that individuals build better and cheaper houses and at faster rate 

than the government agencies. We should borrow a leaf from other countries 

where the federal Government is responsible for policy formulation and provision 

of funds for development. 

Government should encourage the use of local building material for construction 

so as to reduce building cost. This has been successfully done in countries like 

Tanzania, and Sweden. Entrepreneurs wishing to go into the production of 

building material should be encouraged through tax relief and incentives. 

Government should promote alternative strategies for house construction. For 

example, the government might acquire land; lay them out and service them with 
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basic infrastructures before making them available for sale to individual needing 

them.  

Private Public Partnerships policy (PPPs) on housing should be review, the present 

approach is profit oriented venture, the products of PPPs are not for the low-

income earner and therefore not affordable to this group of people. Survey shows 

that the term of payment is unfriendly or almost impossible to meet by low-

income group. 

National Housing Fund (NHF) eligibility technically excludes the low-income 

group, such policy need to be reframed to meet the ever increasing housing 

demand from the ever increasing population. 
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