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Abstract

With a household renumeration of 39 million, 2.6% annual population growth rate, the over 17 million housing
deficit in Nigeria is colossal, and remarkably unsustainable. Public housing providers in Nigeria have approached
the scourge through a plethora of economic, financial and social strategies that have been proclaimed ineffective
from various empirical standpoints. This paper investigates the market-oriented polycentricity of housing deficit
attenuation in Nigeria. Survey method was employed on a sample frame of 384 public housing providers. Data
was collected using a Market Orientation and Service Performance modelled questionnaire. Hypotheses testing
employed Wilcoxon Signed Rank-Test and Spearman Rank Order Correlation. Results indicate that public housing
delivery in Nigeria has not followed a market-oriented polycentric approach. The study recommended a
consideration of this in the delivery of public housing, while advocating for the development of a Stakeholder
Identification Framework for sustainable public housing delivery.
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Acronyms

Listed in alphabetical order as follows:

BSIPDCL: Bauchi State Investment and Property Development Company Limited
CBA: Cost Benefit Analysis

DM: Demography Management

ESHDC: Enugu State Housing Development Corporation

FHA: Federal Housing Authority

FMBN: Federal Mortgage Bank of Nigeria

KSDPC: Kaduna State Development and Property Company
LSDPC: Lagos State Development and Property Corporation
MARKOR: Market Orientation

MH: Ministry of Housing

MHUD: Ministry of Housing and Urban Development

MKTOR: Market Orientation

MO: Market Orientation

MR: Market Research

PHC: Plateau State Housing Corporation

PHD: Public Housing Delivery

PHP: Public Housing Providers

PIPDCL: Plateau Investment and Property Development Company Limited
REDAN: Real Estate Developers Association of Nigeria

RSHPDA: Rivers State Housing and Property Development Authority
SI: Stakeholder Identification

UHD: Urban Housing Deficit

1. Primer

With a household renumeration of 39 million, the over 17 million housing deficit in Nigeria (World Bank, 2016)
is colossal, realistically overwhelming and worryingly on an upward spate. To address this spate of housing deficit
in the country, public housing providers in Nigeria (housing development corporations, ministries, mortgage
finance institutions, public private partnerships) have come up with economic, financial and social strategies such
as public private partnerships, cooperative housing development loans, National Housing Mortgage Fund, and
rent-to-own schemes. However, empirical evidence suggests that these strategies are at best cosmetic and
realistically ineffectual in tackling the deficit, given the country’s annual aggregate housing development index of
100,000 units (Delmendo, 2019) as compared to the World Bank’s recommended annual aggregate housing
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development index of 700,000 units. Given an annual population growth rate of 2.6% (World Bank, 2016), the
situation is deficient in economic and social sustainability.

2. Review

Scholars have offered an array of reasons for Nigeria’s slow progress, if any, in combating the housing deficit.
Ezeigwe (2015) avers that predictors of urban housing deficit in Nigeria are poverty, urbanization, high cost of
land, non-implementation of the housing policies, failure on the side of the government, high cost of building
materials and corruption. In their take, Olanrewaju et al. (2016) argue that ineffective policies and regulations,
legal issues, ineffective market regulation, and high cost of construction are the reasons for the deficit. Ewurum
and Odenigbo (2018) levelled the blame on ineffectual demography management and affordability, defining
demography management as the integration of population statistics in decision making. The affordability angle
also finds support in the works of Ahmed and Bin Sipan (2019), Okafor (2016) and Ifediora et al. (2015) who posit
that low-income earners are the predominant demography of housing deficit in Nigeria.

This then portends that addressing housing needs of low-income earners is effective in attenuating the housing
deficit in the country. Low-income earners are considered those whose household's disposable money income per
consumption unit (equivalent income) is lower than 60 per cent of the equivalent median money income of all
households (Ewurum et al, 2018). The United Nations refers to them as persons at risk of poverty. Justifying the
low-income earner argument, Okafor (2016) extrapolates that housing deficit in Nigeria emanates from an
agglomeration of lack or inadequate housing financial assistance, high cost of building materials, high interest rate
and lukewarm interest on the part of financial institutions to facilitate loans to real estate developers. In view of
Okafor’s (2016) assertion, where then are the government’s public private partnerships, cooperative housing
development loans, National Housing Mortgage Fund, and rent-to-own schemes (pardon the repetition)
implemented?

Lending credence to this query, Ahmed et al (2019) posit that public housing delivery in Nigeria is
characterized by “lack of proper framework which includes, land accessibility and affordability, corruption, lack
of sound legal framework, funding constraints, and unstable price of building material”. Ifediora et al (2015) hold
that these characteristics are consequential upon “little or no market research, poor direction, poor project locations,
stringent affordability criteria, corruption, and lack of trust by the masses”.

Expanding the narrative, Gbadegesin et al. (2016) implicated tenure security and land availability as major
causes of urban housing deficit in Nigeria. This contribution brings the Nigerian Land Use Act (1978) into focus,
if not into disrepute. Presented with this fact, one is bound to ask — since the Land Use Act was enacted to make
land available for development through government control of tenure and use, why then is land not available for
development? Ezeigwe (2015) attempts a response with the avowal that the process is littered with corruption
which transmutes the policy from societal welfare to private benefit.

A synthesis of these empirical presentations reveals the following. First, low income earners make up the
bulk of housing deficit demography in Nigeria. Second, Nigeria produces a deficit renumeration of 600,000
housing units annually; and this implies that with an annual population growth rate of almost 3%, instead of
reducing the deficit, it seems that Nigeria is subconsciously increasing the deficit. Third, attempts by public
housing providers in Nigeria to curb the deficit have been misdirected and has not prioritized the demands of the
predominant demography. Delmendo (2019) concurs, with the assertion that in Lagos Nigeria, over 70% of the
population live in informal settlements and slums, a situation that is rife all over the country (Ademiluyi, 2010).
This disturbing statistic is explained by Akinlose (2019) who avers that supply of new homes in Lagos Mainland
is significantly lower than in the Lagos Island axis. For the purpose of clarity, Lagos Island axis covers Victoria
Island, Ikoyi and Lekki, areas characterized by mainly middle and higher-income groups.

Lending credence, Ahmed et al (2019) allege that public housing delivery in Nigeria has benefitted mostly
the middle to high-income demography. By implication, given the acknowledgement of misdirected priority,
ineffective policy implementation, affordability, financial nonviability and inflexibility, high construction costs,
and ineffectual demography management as bane of housing deficit in Nigeria, a market disorientation culture
begins to form. To explain market disorientation, we first explain market orientation. Market orientation is a means
of attaining sustainable organizational performance and competitive positioning, through needs-based approach to
service delivery (Leal-Rodriguez and Albort-Morant, 2016). In elucidating the parameters for adopting market
orientation in organizational and project settings, we refer to Tomaskova’s (2009) synthesis of the MKTOR and
MARKOR models.

MKTOR developed by Narver and Slater (1990) is an acronym for market orientation. The model
disintegrates market orientation into 3 constructs of “customer orientation, competitor orientation and inter-
functional co-ordination”. Brannback (1999) defines customer orientation as the identification of current and future
customer needs for the purpose of satisfying those needs. Competitor orientation, on the other hand, is a strategy
of beating competition in the market through prioritizing competitive positioning over profit maximization (Bendle
and Vandenbosch, 2014). The relevance of this assertion to public housing delivery lies in the social welfare motive
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of government as against any profit maximization tendency.

Tomaskova (2009) further grouped the customer and competitor facets into one umbrella tagged - stakeholder
orientation. Stakeholder orientation is the relative attention an organization gives to its employees (as internal
stakeholders), customers, community, and the natural environment (as external stakeholders) (Liu and Reid, 2019).
This attention entails the identification and engagement of stakeholders in service delivery, where identification is
premised upon Freeman’s (1984) Stakeholder Identification theory on recognition and documentation of groups
vital to organizational performance. While external stakeholder orientation conforms more to the market
orientation hypothesis, the internal aspect that deals with employees is more related to inter-functional
coordination. Lending credence, Kanovska and Tomaskova (2012) opine that inter-functional coordination is the
“coordination of all company activities leading to the increase of business performance”. This extrapolation
recognizes the employee as an organ of the organization’s market.

We juxtapose the stakeholder orientation argument with Nigeria’s stakeholder identification framework
which rightly recognizes regulators, financiers and developers (Pison Housing Company, 2010 in EFInA and
FinMark Trust, 2010). According to the framework, regulators are the Central Bank of Nigeria, Federal Ministry
of Lands, Securities and Exchange Commission and Federal Ministry of Housing. Financial Institutions are the
Federal Mortgage Bank of Nigeria, Primary Mortgage Institutions, Insurance Companies and Deposit Money
Banks. Developers recognized in the framework are the State Ministries of Lands, the Federal Housing Authority,
the State Housing Development Corporations, Real Estate Developers Association of Nigeria and the State
Ministries of Housing.

Yet, it is conspicuous that a cursory examination of this framework shows that the end-user may not be
recognized by Nigerian public housing providers as a stakeholder. Clarkson (1995) refutes this approach with the
identification of stakeholders in public administration as “the government that provide infrastructure (such as
housing), whose laws must be obeyed, and to whom taxes and other obligations may be due; and the communities
who are beneficiaries of the infrastructure, and liable to pay the taxes”. It is interestingly evident from Clarkson’s
(1995) argument that sustainable infrastructural delivery depends on its economic and social sustainability
disposition.

Citing another flaw in the framework is Ewurum et al.’s (2019) observation of an equally conspicuous absence
of the academia. They argue that “the extent to which contributions of studies as this are utilized in national and
economic planning is relatively not encouraging”. Even if Scholars are consulted during the housing delivery
process, what evidence suggests that novel empirical recommendations are implemented by housing providers at
every stage of the process. Also running contrary to Freeman (1984), is the framework’s unrecognition of “Non-
Governmental Organizations (local and international), cooperative societies, representatives of relevant
international agencies such as United Nations Development Programme (UNDP), and the World Bank as crucial
stakeholders”. In this context, the study goes further as an empirical examination of the processes employed by
public housing providers in Nigeria in engaging the end-user, community and market interests across the 6
geopolitical zones of the country. Therefore, we hypothesize as follows:

HI: To a large extent, stakeholder identification is not utilized in public housing delivery in Nigeria.

The MARKOR model, also an acronym for market orientation was developed by Kohli and Jaworski (1993).
It sees market orientation as the trinity of gaining information, disseminating the information, and utilizing same
information through organizational response. This is indicative of a culture of customer needs-based service
delivery. Information is gained by the organization through market research, which is the identification, collection,
analysis, dissemination and utilization of information for improved decision making (Brochado, 2020). Could
Delmendo’s (2019) and Akinlose’s (2019) report on public housing delivery in Lagos in this regard, be indictive
on the public housing delivery system in Nigeria? Following the empiricism of this query as akin to Lagos Nigeria,
our conjecture is as follows:

HII: To a large extent, market research is not utilized by Nigerian public housing providers.
HIII:  Demography management is associated with urban housing deficit in Nigeria.

3. Theoretical Foundation: Polycentric Governance Theory (Carlisle and Gruby, 2019)
A precis of the prescriptions of MKTOR and MARKOR models show that organizations who are responsive to
intelligence gained from employees, customers, competitors, consultants and the natural environment in service
planning and delivery, are market-oriented organizations. This is consistent with the polycentric governance theory
(Carlisle and Gruby, 2019) on which this work is anchored on. The Theory argues that sustainable service delivery
is attained through decentralized governance. The relevance of polycentric management system to our analysis is
premised on the argument that decentralized decision-making can be achieved through stakeholder collaboration.
This is the most effective model of service delivery in democratic societies (Pahl-Wostl and Knieper, 2014).

By this, we conceptualize market orientation as a polycentric approach to sustainable organizational
performance through identification and implementation of customer needs in service planning and delivery. In
other words, it is a bottom-up approach to service delivery (Ifediora et al, 2015). Marshall (2015) argues that
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polycentricity is not only achieved through decentralization, instead it must incorporate intelligence gained from
the collaboration. This sums up the thesis of market orientation (Taborecka-Petrovicova, 2018; Salyova et al.,
2015). By implication then, market disorientation is a top-bottom approach to service delivery without due
cognizance to stakeholder input. Organizations who employ this approach are hardly sustainable and are
characterized by inefficiency and service failures (Ifediora, 2017).

On the other hand, research has shown that market-oriented organizations perform better than market-
disoriented organizations through business intelligence management that bothers on collection, dissemination of,
and responsiveness to market-based information (Budinska and Taborecka-Petrovicova, 2018; Ifediora et al, 2015;
Séalyova et al, 2015). This consensual foundation of market orientation is consistent with the MKTOR and
MARKOR theories of market orientation, and the Polycentric Governance Theory.

4. Market Orientation of Public Housing Delivery: A Perspective

In spite of the empirical synthesis which suggests a perceived market disorientation behavior of Nigerian public
housing providers, it is also clear that the discourse has remained largely unexplored and speculative as a
concentrated effort. Specifically, empirical submissions on the reasons for the ameliorated housing deficit in
Nigeria were spatially sectorial, and not significantly scoped on market orientation. To confirm the veracity of this
claim and further justify the study, we conducted a tailored meta-analysis to compare the prevalent empirical
knowledge on market orientation with our ‘applicable region’ of housing delivery, in consistence with Willis and
Hyde (2014) and Van der Gaag et al. (2014). To establish the test positive rate and the prevalent rate, our relevant
construct development was based on a linkage of market orientation and public housing delivery on the Web of
Science and Google Scholar databases in 2019.

In the identification of variable groups, the control group (MO) showed over 3,250,000 presentations and
simulations of market orientation amongst diverse industries on both databases. However, for our experimental
group (MO-PHD), the result was only 7 contributions globally. Of the 7 contributions, 1 was domiciled in
Zimbabwe (Davies and Dewar, 1989), 1 in Italy (Amenta and Di Betta, 2010), 1 in China (Li et al, 2016), while 4
(Ifediora, 2017; Ifediora et al, 2015; Ifediora et al., 2015b; and Ndubueze, 2009) were domiciled in Nigeria.
Thereafter, analysis with Glass’s Delta was conducted to establish the variations between the control and
experimental for further division with the control groups’ Standard Deviation (Black et al, 2010; Kingsep et al.,
2003). We discuss the findings of the tailored meta-analysis in the following paragraphs.

Davies et al (1989) was deemed relatively irrelevant to the MO-PHD construct due to its focus on the role of
the housing process in social transformation. We attribute same decision on Amenta et al (2010) due to their
emphasis on football clubs’ “corporate social responsibility and marketing strategies” within their host
communities. Li et al (2016), Ifediora (2017), Ifediora et al (2015; 2015b) and Ndubueze (2009) are more related
to the MO-PHD construct. Li et al (2016) investigated “the financial sustainability of Public Rental Housing
projects in China, from the perspective of the private sector”. By implication, the study focuses more on the role
of the private sector in the provision of affordable housing, thus deviating from our market-oriented approach to
housing deficit attenuation.

In Nigeria, Ndubueze’s (2009) doctoral thesis developed a model for measuring housing affordability in
Nigeria. Although the study is financial-driven in consistence with Li et al (2016), it further establishes the grounds
for our investigation into the MO-PHD nexus, with its finding that shows “very high levels of housing affordability
problems in Nigeria with about 3 out of every 5 urban households experiencing such difficulties”. While our earlier
spatially sectorial argument does not hold for Ndubueze (2009), Ifediora (2017), and Ifediora et al (2015; 2015b)
given that they share our country-level approach, they still did not incorporate the stakeholder identification and
demography management constructs employed in this study.

Also of pertinence is the noted disparity evinced by Ifediora’s (2017) and Ifediora et al’s (2015; 2015b) use
of Lozano’s (2000) customer orientation checklist model on respondents from the National Housing Fund, as
against our adoption of Singh’s (2005) Market Orientation and Service Performance construct on respondents from
Federal Mortgage Bank of Nigeria, Federal Housing Authority, REDAN, State Ministries of Housing, and State
Housing Development Corporations. From the foregoing, there is need for a more specific investigation of the
adoption of market orientation by public housing providers in Nigeria, without which any such perception of
market disorientation may be argued away as hypothetical.

The study therefore, extricates other identified public housing deficit predictors such as finance, corruption,
affordability, and lays particular emphasis on the stakeholder identification/customer orientation, market research
and demography management constructs of market orientation in the examination of public housing delivery in
Nigeria. This approach to the investigation follows the submissions of the MKTOR, MARKOR and Polycentric
Governance Models. To the best of our knowledge, the study is the first to underscore public housing delivery
through strategic polycentricity-market orientation linkage. From the foregoing we develop the following research
questions:
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L. To what extent is stakeholder identification utilized in public housing delivery in Nigeria?

II. To what extent is market research utilized by Nigerian public housing providers?

I11. What is the correlation between demography management and urban housing deficit in Nigeria?

5. Methodology

The study employed descriptive research design. Data were obtained from primary sources through the use of a 5-
point Likert Scale questionnaire designed in consistence with the research questions. The make-up of the
questionnaire items was modeled from the Singh (2005) Market Orientation and Service Performance construct.
Respondents were invited to rate the extent of utilizing market orientation in the delivery of public housing on a
5-point Likert scale of:

5 = Very Large Extent
4 = Large Extent

3 = Moderate Extent
2 = Low Extent

1 = Very Low Extent

An insignificant score of 0 was used in weighing nonresponses and undecided categories.

The sample frame comprised Federal Housing Authority (FHA), State Housing Development Corporations,
Ministry of Housing and Urban Development (MHUD), Federal Mortgage Bank of Nigeria (FMBN), and Real
Estate Developers’ Association of Nigeria (REDAN) in all 6 geopolitical zones of Nigeria. Freund and Williams
statistical formula was used to determine the sample size of 384. Purposive sampling was employed both in data
collection, and in the selection of one State from each zone, as shown in Table 1.

Table 1. Population Distribution by Geopolitical Zone

Geopolitical Zone State Public Housing Providers

North Central | Plateau MHUD, PHC, FMBN, PIPDCL, REDAN
North East ' Bauchi FHA, REDAN, MH, FMBN, BSIPDCL
North West ' Kaduna MHUD, KSDPC, FMBN, FHA

South East ' Enugu ESHDC, MHUD, FHA, REDAN, FMBN
South-South Rivers RSHPDA, FHA, FMBN, REDAN, MH
South West Lagos FHA, LSDPC, FMBN, MH, REDAN

Source: Field Survey (2020)

Table 1 shows the distribution of public housing providers in accordance with each utilized State from the 6
geopolitical zones of Nigeria. The use of REDAN was informed by the Public-Private Partnership schemes of the
government housing ministries, departments and agencies.

The data collection process spanned a period of 5 weeks, and utilized the services of 9 paid research assistants
in addition to the 3 researchers. Questionnaire return rate was 81%, and as this rate surpassed 65% acceptable rate
for questionnaires, it was deemed valid (Arber, 2001; Sitzia and Wood, 1998; Kelley et al, 2003). The survey was
based on execution level experience of public housing delivery mechanisms in the country. Following the Singh
(2005) Market Orientation and Service Performance construct, the questionnaire was adapted to elicit the
following data on the application of MO-Responsiveness paradigms to a housing perspective:

RQI:  SI-PHD

L. Stakeholder Analysis

il. Public Participation

iil. Valuing Stakeholder Input

iv. Continuous Mandatory Human Capital Development
RQII:  MR-PHP

i Customer Needs Determination Investment

ii. Regular Customer Needs Intelligence Gathering

1. Customer Needs drive Decision Making

iv. Evaluation of Project Externalities to Environment

V. Operation-level Staff has Requisite Marketing Experience
RQIIl: DM-UHD

i Service is Market Segment-Driven

il. Prioritized Customer Needs Drive Decision Making
RESPONSIVENESS

i Flexibility of Policy Implementation to Match Customer Needs
ii. Sustainability-driven Cost-Benefit Analysis

1. House Price Adaptability

iv. Policy Revalidation

As stipulated by the model, MO is the independent variable, while Responsiveness of Public Housing
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Providers represented the dependent variable of the study. A weighted mean ranging from 0 to 2.5 implies weak
MO; a weighted mean ranging from 2.6 to 3.5 implies medium MO; while a weighted mean ranging from 3.6 to 5
implies strong MO (Singh, 2005). This laid the ground for testing the hypotheses using Wilcoxon Signed Rank-
Test and Spearman Rank Order Correlation due to the ordinal physiognomy of our data.

The Wilcoxon Signed Rank-Test, used in testing hypotheses I and II, was employed to match samples
obtained from both independent and dependent variable indicators with a view to determining the variation in their
population mean (Rosner et al., 2006; Woolson, 2008). The decision rule is to reject the null hypothesis where the
critical z-value equals or is greater than 1.96, representing z-value at 95% confidence interval (or a 5% level of
significance). We used Spearman Rank Order Correlation to determine the strength and direction of the
relationship between the ranked demography management and urban housing deficit variables in hypothesis I1I
(Spearman, 1904; Gilmore et al., 2019). The decision rule is to accept the alternate hypotheses when the probability
value is less than alpha level of 0.05, otherwise do not reject the null hypotheses.

6. Results
Research Question One investigated the extent to which stakeholder identification is utilized in public housing
delivery in Nigeria. Table 2 reveals the results obtained from the operationalization of this query.

Table 2. Utilization of Stakeholder Identification in Public Housing Delivery in Nigeria

S/No.  Statement N Minimum Maximum Weighted Verdict
Mean

1 Stakeholder analysis is used to make house 311 1.00 4.00 2.94 Medium
prices more adaptable to beneficiary MO
population

2 Changes are made to policy implementation 311 1.00 4.00 1.37 Weak
to cater for public participation outcomes MO

3 Valuing stakeholder input has made CBA 311 1.00 5.00 1.91 Weak
more sustainable MO

4 Continuous mandatory human capital 311 1.00 4.00 2.72 Medium
development has made policy MO
implementation more flexible to
accommodate customer needs

Source: Field Survey (2020)

Table 2 shows a weak-medium MO dichotomy amongst all customer identification and recognition-based
enquiries, thus signifying that the PHD process is not satisfactorily market oriented. However, the Medium MO
observed in stakeholder analysis suggests that stakeholder identification is not inexistent in public housing delivery.

6.1 Analysis
We also subject the results to analysis with Wilcoxon Signed Rank Test.
Wilcoxon Signed Ranks Test

Ranks
N [Mean Rank Sum of Ranks
stakeholder identification2 -Negative Ranks A 4.00 8.00
Stakeholder Identificationl Positive Ranks 3b p_33 7.00
Ties 0°
Total 5

a. stakeholder identification2 < Stakeholder Identificationl
b. stakeholder identification2 > Stakeholder Identificationl
c. stakeholder identification2 = Stakeholder Identificationl

Test Statistics”

stakeholder identification2 -
Stakeholder Identificationl

Z -.1372

[Asymp. Sig. (2-tailed) .891

a. Based on negative ranks.

b. Wilcoxon Signed Ranks Test

Decision: Since z=-.137 (<1.96), we do not reject the null hypothesis. Therefore, to a large extent, stakeholder
identification is not utilized in public housing delivery in Nigeria.
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Research Question Two investigated the extent to which market research is utilized by Nigerian public housing
providers. Table 3 reveals the results obtained from the operationalization of this query.
Table 3. Utilization of Market Research by Public Housing Providers in Nigeria

S/No.  Statement N Minimum Maximum Weighted Verdict
Mean

1 There is allocated budget for determination 311 1.00 5.00 1.91 Weak MO
of customer needs

2 Regular intelligence gathering on customer 311 1.00 5.00 1.08 Weak MO
needs leads to policy validation

3 Decision making is customer needs-driven 311 1.00 4.00 1.84 Weak MO

4 Evaluation of project externalities to 311 1.00 4.00 2.92 Medium
environment is sustainability-driven MO

5 Operation-level  staff has requisite 311 1.00 5.00 1.76 Weak MO
marketing experience

Source: Field Survey (2020)

Table 3 shows that all market research-based enquiries produced a Weak MO signifying that PHPs are not
market oriented. However, the Medium MO observed in the project externality to environment query shows the
integration of triple bottom sustainability by PHPs in Nigeria, albeit minimal.

6.2 Analysis
We subject the results to analysis with Wilcoxon Signed Rank Test.
Wilcoxon Signed Ranks Test

Ranks
IN Mean Rank Sum of Ranks
Jmarket research2 -Negative Ranks 2? 2.00 4.00
Market Researchl Positive Ranks 2° 3.00 6.00
Ties 1¢
Total 5

a. market research2 < Market Researchl
b. market research2 > Market Researchl
c. market research2 = Market Researchl
Test Statistics”

|market_research2 -
Market Researchl
Z -.378%
Asymp. Sig. (2-tailed) .705
a. Based on negative ranks.
b. Wilcoxon Signed Ranks Test
Decision: Since z=-.378 (<1.96), we do not reject the null hypothesis. Therefore, to a large extent, market research
is not utilized by Nigerian public housing providers.

Research Question Three investigated the correlation between demography management and urban housing
deficit in Nigeria. Table 4 shows the results obtained from the operationalization of this query.
Table 4. Demography Management and Urban Housing Deficit in Nigeria

S/No.  Statement N Minimum Maximum Weighted Verdict
Mean
1 ‘Service Delivery is Market 311 1.00 4.00 4.18 Strong MO
Segment-Driven

2 ‘ Prioritized  Customer Needs 311 1.00 5.00 1.46 Weak MO
Drive Decision Making
Source: Field Survey (2020)
From Table 4, it could be observed that PHD in Nigeria is market segment-driven as indicated by a Strong
MO of 4.18. However, the Weak MO of 1.46 observed in whether customer needs are prioritized in decision
making, explains that while PHD is market segment-driven, it was not prioritizing the market segment with the
highest demand.

6.3 Analysis
We subject the results to analysis with Spearman Rank Order Correlation.
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Table 5. Descriptive Statistics

Mean Std. Deviation N
Demography Management 1.8845 1.04327 311
Urban Housing Deficit 2.2450 1.08782 311

Table 5 displays the descriptive statistics of demography management. DM had a mean score of 1.8845,
standard deviation of 1.04327 and number of cases 311; UHD had score of 2.2450, standard deviation of 1.08782
and number of cases as 311.

Table 6. Correlation Measures

Asymp. Std.
Correlations Value Error Approx. Sig.
Contingency Coefficient 0.184 0.081 0.000
Pearson's R? 0.039  0.067 0.000
Spearman Correlation 0.199 0.067 0.000
N of Valid Cases 311

Table 6 is the Spearman Rank Order correlation matrix on the strength and direction of the association
between both variables as indicated by the correlation coefficients, significant values and the number of cases. The
correlation coefficient shows 0.199. This value indicates that correlation is weak at 0.00 level (2tailed).

Decision: Since p<0.05, we reject the null hypothesis. Therefore, we conclude that demography management
is associated with urban housing deficit in Nigeria (r = .199, p<0.05).

7. Findings
1. To a large extent, stakeholder identification was not utilized in public housing delivery in Nigeria
(z=-.137).
2. To alarge extent, market research was not utilized by Nigerian public housing providers (z=-.378).
3. Demography management was associated with urban housing deficit in Nigeria (r =.199, p<0.05).

8. Conclusion and Recommendations
From the findings, the study concluded that public housing delivery in Nigeria is not market oriented, and therefore
is not polycentric management-compliant. This position is informed by the ineffective stakeholder identification
and market research process employed by public housing providers. The indication is that management approach
to attenuating the over 17 million housing deficit in the country is not polycentric, and is more top-to-bottom. This
lack of polycentricity implies that demographic management is encumbered by inadequate market intelligence.
Following the market disorientation behavior of public housing delivery in Nigeria, the development of a new
Stakeholder Identification Framework has become more imperative, and is thus recommended by the study. The
Framework should internalize the inter-functional coordination aspect of the MKTOR model through a recognition
of employees as stakeholders who must be trained to be market orientation savvy. This would enable a
prioritization of market orientation through assimilated intelligence for effective demography management. Finally,
while the study recognizes that Nigerian public housing providers have not totally neglected the end-user, we
advocate for increased empirical attention to the market orientation-public housing delivery nexus to broaden their
perspective on the subject.

9. Practical Implication

The study argues that a market-oriented polycentric approach should be considered in the delivery of public
housing. Public housing providers who adopt this argument stand better chance of achieving economic and social
sustainability in the public housing delivery system.
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housing delivery through strategic polycentricity-market orientation linkage.
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