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ABSTRACT 

The current housing policies of Malaysia and Nigeria do not highlight on the af- 

fordability of formal low cost houses (FLCH). Low income earners do not have 

sufficient income to buy food and meet basic necessities like clothing, rent, fuel, 

utilities, transport, communications, medical expenses, education, and on a broader 

sense, housing. The objectives of this study were (i) to investigate FLCH afforda- 

bility elements in the current housing policies of Malaysia and Nigeria; (ii) to com- 

pare the FLCH affordability elements in Malaysia and Nigeria; (iii) to study the re- 

lationship among the FLCH affordability elements in Malaysia and Nigeria; and 

(iv) to accomplish a sustainable FLCH affordability policy for the LIGs. The meth- 

odologies employed include descriptive statistics, Pearson correlation and the t-test. 

The study found that there are no laws, rules or guidelines regulating the affairs of 

FLCH. The design does not reflect user need; it did not conform to their culture, 

family background and size. No provisions for public participation are provided in 

the policy documents. FLCH are located in the same neighbourhood with medium 

and high cost houses in Batu Pahat Malaysia and enjoy all facilities, utilities and 

services there. The situation is not the same in Bauchi town, where FLCH are lo- 

cated separately at the peripheries outside of the town trekking distances which re- 

pel beneficiaries because of the awkward location. Residents in Batu Pahat have 

higher earnings, less number of dependants than those at Bauchi who have higher 

number of dependants and lower income level. This study recommends that design, 

location, participation, highlight on affordability and family issues have prominent 

impact on affordability and hence be incorporated in policy documents. It can 

therefore be resolve that FLCH in Batu Pahat, are affordable while those in Bauchi 

are not affordable. Conclusively, these affordability elements should be upheld to 

ensure sustainable FLCH affordability policy for the low income groups. The 

physical and socio-economic elements are the catalyst in the housing provision as- 

pect. These elements can bridge the wide fissure being the basic features, essentials 

and the fundamentals of a good policy. 
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ABSTRAK 

Arnalan semasa polisi perumahan di Malaysia dan Nigeria tidak menekankan 

kemampuan seseorang untuk memiliki unit rasrni rumah kos rendah (FLCH). Individu 

berpendapatan rendah tidak mempunyai pendapatan yang mencukupi untuk membeli 

makanan serta memenuhi keperluan asas mereka seperti pakaian, sewa, bahan api, utiliti, 

pengangkutan, komuniksi, perbelanjaan pembatan, pendidikan dan pada erti kata yang 

lebih luas mereka tidak mampu untuk memiliki mmah sendiri. Objektif kajian ini adalah 

(i) menyiasat amalan semasa polisi perumahan di Malaysia dan Nigeria; (ii) 

membandingkan elemen mampu milik untuk FLCH di Malaysia dan Nigeria (iii) 

mengkaji hubungan antara elemen mampu milik FLCH di Malaysia dan Nigeria; dan (iv) 

mencapai kos rendah dasar pemmahan yang mampan bagi golongan berpendapatan 

rendah. Metodologi yang digunakan termasuk statistik deskriptif, korelasi Pearson dan 

ujian-t. Kajian mendapati bahawa tiada undang-undang, peraturan atau garis panduan 

yang mengawal selia ha1 ehwal FLCH. Reka bentuk tidak mencerminkan keperluan 

pengguna; ia tidak mengikut budaya mereka, latar belakang keluarga dan saiz. Tiada 

peruntukan untuk penyertaan awam dalam dokumen polisi. FLCH terletak di kawasan 

kejiranan yang sama dengan rumah kos sederhana dan tinggi di Batu Pahat dan 

menikmati semua kemudahan, utiliti dan perkhidmatan di sana. Keadaan ini tidak sama 

di Bauchi, iaitu FLCH terletak berasingan di pinggir bandar yang menolak pewaris 

kerana lokasi yang terlalu terasing. Penduduk di Batu Pahat, mempunyai kelayakan yang 

lebih tinggi, pendapatan yang lebih tinggilserta mempunyai bilangan tanggungan yang 

kurang berbanding responden di Bauchi yang mempunyai bilangan tanggungan yang 

lebih tinggi daripada defendan, berpendapatan rendah serta kelayakan yang lebih 

rendamajian ini menunjukkan bahawa reka bentuk, lokasi, penyertaan, kemampuan dan 

isu keluarga mempunyai kesan ketara terhadap kemampuan dan setemsnya akan 

digabungkan ke dalam dokumen polisi. Oleh itu boleh dikatakan bahawa FLCH di Batu 

Pahat adalah berpatutan manakala di Bauchi, tidak berpatutan. Kesinpulunya, elemen 

mampu milik hams ditekakan untuk memastikan kemampan endasar mampu milik unit 

FLCH bagi golongan berpendapatan rendah. Unsur-unsur fizikal dan sosio-ekonomi 

adalah pemangkin dalam aspek penyediaan perumahan. Unsur-unsur ini boleh 

merapatkan jurang yang sedia ada sebagai ciri-ciri asas, keperluan kepada dasar yang 

baik. 
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CHAPTER 1 

 

 

INTRODUCTION 

 

 

1.1 Background of the Study 

 

 

The number of slum dwellers in the world has increased from 715 million in 

1991 to 913 million in 2001, and to 998 million in 2005. Projections to 2020 

suggest that the world will have up to 1.4 billion slum dwellers. Certainly, if 

the number of slum dwellers is increasing annually, it seems rather that best 

practiced housing policy is still deficient (UNHDP 2006). Government 

officials are relatively limited in the number of policy supported actions they 

are able to take in supporting the housing needs and aspirations of their 

citizenry. It is evident over the years, that Nigeria has developed and 

implemented a number of housing policies and strategies, in an attempt to 

address the housing situation of its citizens and particularly the low-income 

groups (LIGs).  

            Consequently, a fatal failure of the public housing scheme to house 

Nigerians occurred (Agbola 1990; Awotona, 1990; Ogunshakin & 

Olayinwola, 1992; Ikeojifor, 1999b; Ogu, 1999). There were writings from the 

World Bank and allied scholars in propagating the idea that through 

supporting policies, the private sector can adequately tackle the persistent 

inadequate response from the supply side (World Bank, 1993; Pugh, 1994a; 

Ogu, 1999; Ogu & Ogbuozobe, 2001). Nigeria have taken the directives 

dictated by the international agencies most especially the  World Bank, to 

henceforth refrain from direct role in housing and adopt market driven policies 
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to enable housing provision in their countries (World Bank, 1993; Sandhu and 

Aldrich, 1998). In this instance, many of the opponents of neo-liberalism 

through the World Bank condemn the strategy on the grounds of its likely 

deepening of exclusionist trends it would further generate on the poor and 

LIGs in the developing countries (Baken and Linden, 1993; Ortiz, 1996; 

Mukhija, 2001, 2004). However, from the little available in the Nigerian 

housing literature, the Organised Private Sector (OPS) are recognized to have 

much concentration on housing the upper-and medium-income groups 

(Ikeojifor, 1997) and generally display the tendency of profit maximization 

(Keivani & Werna, 2001a). Scholars have begun to express cynicism that the 

desired objective might not be achievable from the participation of the OPS 

(Keivani & Werna, 2001a; Aribigbola, 2008).  

In contrast, however, Malaysian housing programs have focused 

largely on the eradication of poverty and restructuring of the society through 

the integration of the various ethnic communities. The government has 

provided a settlement policy to keep pace with Malaysia‘s rapid economic 

growth ―to eradicate hard-core poverty, to bring a better quality life to her 

people and to conserve her forest eco-system for future generations (Ezeanya, 

2004). As such, the role of private sector developers became more significant 

and resulted in the formation of a consultative committee on housing and 

construction between public and private sectors. The scope of development 

undertaken by developers has increased from encompassing traditional 

housing projects to condominiums, townships, towering commercial 

complexes, shopping malls, state-of-the art golf courses, hospitals, theme 

parks and industrial estates.  

As the population increased, housing programs in urban areas were 

further accelerated with Vision 2020, an idea introduced in 1998 by the Prime 

Minister; Dr. Mahathir Mohammad. The vision portrays an ambitious master 

plan, which forecasts that Malaysia would qualify as one of the fully 

developed nations by the year 2020. The present literacy level is about 88.7 

per cent of the total population in Malaysia slightly more than that of South 

Africa. Compared to that of other developed countries like the United 

Kingdom, Canada, Australia, and New Zealand (above 95 per cent), the gap is 
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very small. This high literacy level has given the Prime Minister confidence to 

lay emphasis on the vision so that it will become a reality. It is obvious now 

that vision 2020 has become the focus of attention of the whole country 

including academicians, administrators, politicians and even people in the 

villages now talk about vision 2020 (Ezenya, 2004). It is also worth knowing 

that Malaysia got independence on the 31
st
 day of August, 1957 while Nigeria 

got her own on the 1
st
 day of October, 1960.  

Malaysia is advantageously located in the South-eastern Asia. This 

attractive country has two separate parts - Peninsular Malaysia and East 

Malaysia. As the name suggests, East Malaysia is found in the East, while 

Peninsular Malaysia is found in the West. The southernmost angle of 

continental Asia is marked by Tanjung Piai, a cape situated in the state of 

Johor. Located between Sumatra and Peninsular Malaysia, is the Canal of 

Malacca, perhaps the foremost shipping lane on the earth. The South China 

Sea separates the two distinct parts of Malaysia.  

However, both parts have coastal plains which rise to deeply forested 

hills and mountains. Thailand, Singapore, Canals of Malacca and Indonesian 

island of Sumatra share their borders with the Peninsular Malaysia on the 

north, south, west and east respectively. Peninsular Malaysia stands the weight 

of granite, stratified rocks, other igneous rocks and alluvium at various 

locations. In the East, Malaysia finds its highest point of elevation (4,095m) 

above sea level at Mountain Kinabalu. Located on the picture square island of 

Borneo, East Malaysia is verily sharing its southern borders with Brunei and 

Indonesia. To its west and north, East Malaysia is embraced by the South 

China Sea and by the Sulu Sea on the northeast. The prominent area of 

Malaysia comes under East Malaysia, with approximately 60% area. More 

than 50% of country's total area is covered under thick tropical forests, 

particularly in Sabah and Sarawak (Ezeanya, 2004). 
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1.2 Problem Statement 

 

 

Low Income Earners are that segment of the society whose income is not 

sufficient to buy a calorie of group of foods that would meet the basic 

nutritional needs of the members of the household. The income is also not 

enough to meet other basic necessities such as clothing, rent, fuel and utilities, 

transport and communications, medical expenses, education and recreation, 

and on a broader sense, housing (Jayanath, 2010; UNESCO, 1998).  

            Low income earners have greatest family size because of incessant 

marriages attached to respective beliefs, family relatives depending woefully 

on them who bear the same notion and mission (Ogu, & Ogbuozobe, 2001). 

After spending colossal amount of resources, a fatal failure of the low cost 

housing scheme to house Nigerians occurred (Agbola 1990; Awotona, 1990; 

Ogunshakin & Olayinwola, 1992; Ikeojifor, 1999b; Ogu, 1999). Low cost 

housing Affordability by the Low Income Groups is not usually highlighted in 

the current practiced Housing policies. However, physical and socio-economic 

elements hinder the sustainability and efficiency of housing policies. This 

eventually affects the realization of the goals and affordability of the housing 

units by lower income groups of both Malaysia and Nigeria. Economic 

indicators like Income, Literacy level, Dependency ratio, ethics, family ties 

and race, posed a problem to the housing policies. Family members don‘t 

seem to leave their ancestral compound to new locations.  

            The impact could be seen from the cost involved in construction and 

managing the housing units (Montague, 2004; Meier and Hicklin, 2008). 

Many elements negate the successful delivery of housing policies; these 

elements include physical factors such as location, design and aesthetics, and 

accessibility, provision of facilities, utilities and services.  The interplay of 

physical indicators, social and economic elements inevitably retards efforts of 

forging ahead. Lack of Formal Low Cost Housing (FLCH) affordability by the 

lower income groups signifies a wide gap that this study seeks to bridge.  
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1.2.1 Research Gap 

 

 

In Batu Pahat Malaysia, the observed gap is typically on the design, public 

participation, family issues and incentives for home improvement. The federal 

government of Nigeria would require more than N56 trillion to provide 16 

million housing units to bridge the housing deficit in the country. It is 

expatiated that the 16 million houses would be constructed at a conservative 

cost of N3.5 million per unit. It requires urgent injection of funds from both 

the government and the private sector (Field Survey, 2012). The frightening 

issue is that where the housing units are available, the LIGs cannot afford to 

own. Table 1.1 shows FLCH deficit in the study area. 

 

Table 1.1 Formal Low Cost Housing Deficit in the study area 

 

 

 

 

Source: Field Survey, (2012). 

 

 

1.3 Research Questions 

 

 

The study strived and answer the research questions designed for the whole 

study which as spelt out below accordingly:  

 

 Why does the current housing policies in Malaysia and Nigeria do not 

highlight for the FLCH affordability elements? 

 How the affordability elements in Malaysia and Nigeria excelled in    

harnessing FLCH ownership? 

 What are the relationship among the FLCH affordability elements in 

Malaysia and Nigeria? 

S/n Municipal Council Housing Deficit Financial Implication 

1. Batu Pahat 0 0 

2. Bauchi 16 million 56 Trillion PTTA
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 How can these problems be ameliorated in Malaysia and Nigeria? 

 

 

1.4 Research Objectives 

 

 

The research questions designed for this study were accomplished through the 

following objectives: 

 

 To investigate FLCH affordability elements in the current housing 

policies of Malaysia and Nigeria  

 To compare the FLCH affordability elements in Malaysia and Nigeria 

 To study the relationship among the FLCH affordability elements in 

Malaysia and Nigeria 

 To accomplish a sustainable formal low cost housing affordability policy 

for the low income groups in the housing provision aspect 

 

 

1.5 Scope & Limitations of the Study 

 

 

The study vehemently focused on the FLCH in Batu Pahat, Malaysia under the 

Municipal Council and FLCH in Bauchi, Nigeria also under the Municipal 

Council. Emphasis was given to elements that negate affordability of the 

housing units by lower income groups of these two municipalities by assessing 

their literacy level, dependency level, income level versus expenditure, family 

tie, ethic and race. This has shown the extent of the achievements and 

sustainability of the housing policies. Batu Pahat which means "chiselled 

stone" is a district in the state of Johor, Malaysia. It lies southeast of Muar, 

southwest of Kluang, northwest of Pontian, and south of Segamat and the new 

Ledang district. The capital of the district is Bandar Penggaram, Batu Pahat. 
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Its total area is 1,872.56 square kilometre (723.00sq.mi). It has total 

population of 417,458 people (World Guide to Libraries, 2011). 

            Bauchi is a town in northeast Nigeria, it is a Local Government Area 

within Bauchi State, and of the traditional Bauchi Emirate Council. The city 

has a population of 316,173. The Local Government Area covers an area of 

3,687 square kilometres and a population of 493,810 people. Table 1.2 shows 

the similarities and other wise between Batu Pahat and Bauchi municipal 

councils (World Guide to Libraries, 2011). 

 

Table 1.2 Population and Geographical Area of the study area 

 

S/n Municipal Area Population Area (sq.km.) Similarities 

1. Batu Pahat 417,458 1,873 Municipal council 

2. Bauchi 493,810 3,687 Municipal council 

 

Source: World Guide to Libraries, (2012). 

 

 

1.6 Significance of the Study 

 

 

This study established system for the Government in making sustainable 

housing policies in the housing provision aspect that shall obviously improve 

affordability of the FLCH. Government housing initiatives should then be 

more economically viable, socially acceptable, technically feasible, and 

environmentally compatible. This study ensure a sustainable FLCH policy by 

the government through the enhancement of sustainability elements such as 

literacy/income level, dependency burden on the low income groups that 

impede affordability. However, there is a widening and frightening gap 

between aspirations, expectations and the capacity of realization and a 

yawning chasm between the magnitude of low cost housing demand and the 

capacity of the supply. This study examined the Malaysian housing program 

aimed at providing shelter for all, the zero squatter policy, and the integrated 

squatter resettlement policy and evaluated its achievements. Nigerian 
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dwindling housing schemes with its charming population of about 

162,471,000 million (UN, 2011) which will reach 390 million by the year 

2050 and 730 million by the year 2100 (UN, 2011) should also adopt the 

outcome of this study and incorporate the affordability elements, to maintain a 

balance between the demand for formal housing which is acutely rising due to 

a severe shortage of new low cost housing units in the market as a result of 

inadequate financial and the government tactful withdrawal from a direct 

housing provision in the country  (World Bank, 1993; Sandhu & Aldrich, 

1998). This study posits techniques of suppressing the hitches, weaknesses and 

impediments of the existing housing policies.  

 

 

 

 

         Figure 1.1 Administrative Map of Batu Pahat, Malaysia. Source: Google maps: 

 http://www.google.com.my/imgres?imgurl (2012). 
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 Figure 1.2 Administrative Map of Bauchi, Nigeria. Source: Google maps: 

        http://zodml.org/Nigeria/Geography/Bauchi%20State/#. (2012). 

 

 

1.7 Organization and structure of the Thesis 

 

 

 Chapter 1  

 

 

This is the introduction segment covering the background of the study, 

statement of the problem, research questions, research objectives, scope and 

limitation of the study and the significance of the study. 
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 Chapter 2 

 

 

Review of relevant literature materials such as articles and or journals, seminar 

and conference papers, past thesis, books, etc. are perused accordingly and 

acknowledged where necessary. 

 

 

 Chapter 3 

 

 

In this chapter, the methodology employed, the Quantitative approach, is 

addressed, the research design adopted, research sampling technique used, 

research instrument like questionnaires, the Likert‘s scale were accordingly 

examined. Data gathered is appropriately presented. 

 

 

 Chapter 4 

 

 

This chapter investigated the current practice housing policy issues of 

Malaysia and Nigeria using descriptive statistical analysis tool. Also, this 

chapter evaluated the Affordability elements of sustainable FLCH in Malaysia 

and Nigeria, analysis of data collected on background of the residents using 

descriptive statistical and the relationship between the elements using 

Correlation technique. Comparison of the Affordability elements of 

sustainable low cost housing policy in Malaysia and Nigeria is vehemently 

addressed in this chapter. The t– test is the tool used for analysing the 

comparative data. Finally, the adoption of Malaysian best practice on FLCH is 

recommended to harness FLCH ownership in Bauchi, Nigeria. 
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 Chapter 5 

 

 

This chapter gives the summary of the study, discussions, conclusion and 

appropriate recommendations to policy makers and future studies. 

 

 

1.8 Research Methodology Flow  

 

 

Quantitative technique is an approach for systematic empirical investigation of 

a social phenomenon through statistical techniques (Nor, 2009). This approach 

has been used with stratified random sampling in this study. Structured 

Questionnaire was used. 731 (85%) questionnaires were gladly returned while 

133 (15%) questionnaires were not returned. Ordinal scale of measurement 

was used appropriately. Table 1.3 shows the research methodology flow. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 1.3 Research methodology flow, (2012). 

Introduction 

Research Design 

Research Process 

Quantitative Approach Population 

Data Collection 

 

Data Collection Approach 

 

Data Analysis 

Conclusion 
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1.9 Conclusion 

 

 

This chapter addressed the research questions that were fully accomplished by 

the objectives of the study. Low cost housing Affordability by the Low 

Income Groups is not usually highlighted in the current practiced Housing 

policies. However, physical and socio-economic elements hinder the 

sustainability and efficiency of housing policies. This eventually affects the 

realization of the Goals and affordability of the housing units by lower income 

groups of both Malaysia and Nigeria. Economic indicators like Income, 

Literacy level, Dependency ratio, ethics, family ties and race, posed a problem 

to the housing policies. Family members don‘t seem to leave their ancestral 

compound to new locations. This study ensure a sustainable FLCH policy by 

the government through the enhancement of sustainability elements such as 

literacy/income level, dependency burden on the low income groups that 

impede affordability. 
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CHAPTER 2 

 

 

LITERATURE REVIEW 

 

 

2.1 Introduction 

 

 

This study examined Nigeria and Malaysia‘s low cost housing development 

strategies with reference to the physical and socio economic elements. 

Housing and social services continue to be the priority of Malaysian 

government programs aimed at improving the quality of life and contributing 

towards the formation of a loving society. In this respect, various programs for 

the development of housing were implemented in urban and rural areas. Also, 

housing development was to increase accessibility to adequate, affordable and 

good quality houses for all income groups. Several actions were taken by the 

government to hasten the implementation of housing programs. Housing 

programs were undertaken by both the public and private sectors. This study 

identified different programs and evaluated proactive measures with regard to 

the physical and socio economic elements, national housing policy and 

comprehensive national and town planning policies vis-a-vis several relevant 

action plans that are consistent with the vision 2020 Development Program 

and compared same to the Nigerian situation. 
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2.2 Concept of Housing 

 

 

Housing is a universal word having many synonyms such as home, shelter, 

dwelling, acommodation, messuage and maisonette. People the world over 

have known housing in their own perspective. Shelter is defined as providing 

somebody with protection from the weather and danger. Similarly, home is 

defined as the place where one lives, especially with one‘s family. Regarding 

house definition, Wikipedia Encyclopeadia (2005), defines house as a human 

built dwelling with enclosing walls and a roof. It provides shelter against 

precipitation, wind, heat, cold and intruding human beings and animals. When 

occupied as a routine dwelling for humans, a house is called a home 

(Sulaiman, Baldry, and Ruddock, 2005). Public Housing is defined as a 

Housing unit owned and operated by the government, usually for rental 

purposes to low-income families. This is in contrast to low-income housing, 

which is privately owned but government supported through a variety of 

incentives. Housing acommodation is interpreted under part 1, section 3, 

Housing Development (Control and Licensing; Act 1966; Act 118) and 

Regulations as ― including any building, tenement or messuage which is 

wholly or principally constructed, adapted or intended for human habitation, 

or, partly for human habitation and partly for business activities, but does not 

include an acommodation erected on any land designated for or approved for 

commercial activities‖. 

Purposely, Habitat Agenda (2006) in the Habitat (II) conference in 

Istanbul and Turkey, adpoted by 171 countries, paragraph 60 of the Habitat 

Agenda defined ‗house‘ from the perspective of its users. It combined the 

word ‗shelter‘ with the word ‗adequate‘ and read ‗adequte shelter‘. Therefore, 

Adequte shelter means:‗more than a roof over one‘s head. It further means 

adequate privacy; adequate space; physical accessibility; security of tenure; 

adequate security; structural stability and durability; adequate lighting; heating 

and ventilation; adequate basic infrustructure; such as water supply, sanitation 

and waste management facilities; suitable environmental quality and health 

related factors; adequate and accessible location with regard to work and basic 
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facilities all of which should be available at an affordable cost. Adequacy 

should be determined together with the people concerned, bearing in mind the 

prospect for gradual development. Adequacy often varies from country to 

country, since it depends on specific cultural, social, environmental and 

economic factors. Gender specific and age specific factors such as the 

exposure of children and women to toxic substances, should be considered in 

this context‘. This definition is equally appropriate for the context of 

provisioning a house to shelter human beings. However, it must also 

complement the seven aspects that form the integral component of human 

rights to acquire adequate housing including legal security of tenure, 

availability of service, material, facilities and infrastructure, affordability, 

habitability, accessibility, location, cultural adequacy as defined by  the United 

Nations Committee on Economic, Social and Cultural Rights in 1991 (UN 

Habitat, 2002). In the process of providing housing to the nation, all the agents 

or stakeholders should be aware that there is a need to protect the human rights 

as well as the purchaser‘s protection as an ultimate user (Sulaiman, Baldry, 

and Ruddock, 2005). 

 

 

2.2.1 Concept of Housing Policy 

 

 

Policy means Plan of action, statement of aim and ideas, especially one made 

by a Government, political party, and business company. Policy is extremely 

difficult to define with any precision. The term is used to depict those 

parameters shaping acts and strategic moves that direct an organization‘s 

essential resources towards perceived opportunities in a changing 

environment.  Policy is designed to give direction, coherence and continuity to 

the courses of actions.  Housing policy can be defined in terms of measures 

designed to modify the quality, quantity, price, ownership and control of 

housing (Malpass and Murie, 1994). Housing policy is the implementation 

mechanisms to make a fundamental switch from a concern about housing as 

an output to housing inputs. In terms of government responsibilities in 
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delivering adequate shelter, paragraph 61 of the Habitat Agenda (2006) cited 

to wit: ―All governments without exception have a responsibility in the shelter 

sector, as exemplified by their creation of ministries of housing and agencies, 

by their allocation of funds for the housing sector, and by their policies, 

programs and projects. The provision of adequate housing for everyone 

requires action not only by governments, but by all sectors of the society 

including the private sectors, non-governmental organizations, communities 

and local authorities, as well as partner organizations and entities of the 

international community. Within the overall context of the enabling approach, 

Government should take appropriate actions in order to promote, protect and 

ensure the full and progressive realization of the right to adequate housing‖.  

Table 2.1 gives the summary of relevant texts on housing policy issues. 

 

          Table 2. 1. Summary of Relevant Literatures on Housing Policy Issues 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Source: Summary of Relevant Literatures, (2012). 

 

 

The scarcity of housing also causes bulge prices, making problems in the 

supply of affordable housing. However, deficiency is not only intense as most 

poor people do not live in poor areas and most of the people who live in these 

areas are not the real poor‘s (UN-Habitat, 2005). Subsidies by government 

were needed, but the high initial subsidies, required to launch the standard 

S/n Authors Year Findings 

 

1. 

United Nation Human 

Development Program 

 

2006 

Best practiced Housing Policy is still 

deficient 

2. UN Habitat  sessions in 

Istanbul, New York 

 

1996, 2000 

Equal access to adequate, accessible 

housing must be ensured for all 

citizens & their families 

 

3. 

 

Ezeanya. 

 

2004 

Provide settlement policy to keep 

pace with the rapid economic growth 

& eradicate hard core poverty 

 

4. 

Ikeojifor  

1997 

Nigerian Housing Policy 

concentrates on the Upper & 

Medium income class 

 

5. 

 Agbola, Awotona, 

Ogunshakin & 

Olayinwa Ikeojifor and 

World Bank 

1990,  1992, 

1999b, 1993, 

1999, 1994 & 

2001 

These scholars adequately present a 

Fatal Failure of Nigerian housing 

policy scheme 
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housing, fell quite fast and most stocks throughout the country proved to be 

self-supporting (UN-Habitat, 2005). Housing policy lead to house provision 

through a simple process of integrating supply and demand. Many problems in 

Europe are the scarcity of suitable and cheap housing, though; most European 

countries have excess houses. However, there are three main hesitations as 

follows: 

 

 Houses have to be sufficient and some households require the house as a 

second home because it is located at the wrong place or inhabitable. 

Some houses in Greece, and over a fifth in Italy and Spain, are somewhat 

unoccupied. 

 Households depend on the number of dwellings available and households 

have to fit into the houses that are there. Some countries in Western 

Europe have half the number of persons per room as countries in the 

former Eastern Europe. 

  Houses have to be habitable. Many countries were no longer collecting 

this data, but in 2000, the European Community Household Panel found 

that more than a fifth of the population in France, Greece, Italy, Portugal 

and Spain had problems of shortage of space, rot or dampness. In the 

UK, however, it was more than a quarter. 

The principal aims of Low Cost Housing Policy are part of the housing policy 

plan and framework that will improve self-worth and forge destiny for the low 

income groups (European Union, 2002). Some of the plans are spelt out 

below: 

 

 To make housing for the public readily and more affordable. 

 To increase the supply of housing, especially via the support of new 

construction. 

 To increase quality of housing, help owners to maintain, repair, and 

renovate. 

 To ensure the functioning of instruments available to low income groups. 
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 To smear the rules of the EU common market conditions regarding the 

State aid.  

Improvements in the situation, especially in the field of care for the existing 

housing stock, will also be stimulated by the monitoring and revision of the 

requirements of the technical standards, which in some cases worsen the 

situation of housing stock owners (European Union, 2002). Ensuring an 

adequate supply of affordable housing for households in the lower income 

groups thereby imploring the use of housing, preservation, reconstruction and 

renovation, with improvements to the quality of residential units. The 

rounding-off of the legal framework of low cost housing, especially via the 

new modification of private law is also a substantive task for forging ahead 

(UNHDP, 2006). These tasks are depending on the following basic pillars: 

 

 Create rules to govern entities in the field of housing.  

 Create an economic environment and a system of support to bring supply 

of housing in line with demand. 

 Social doctrine is the basis for the creation of measures focused on 

citizens who need State assistance to have standard housing.  

 

The idea of self- reliant development, within natural resource constraints and 

the notion of cost-effective development using different economic criteria and 

the traditional approach should equally be harnessed (UN-Habitat, 2000). 

Furthermore, three set of actions were set out for improving Low cost Housing 

Development Policies as follows: 

 

 Government can build residential units and rent same at full or subsidised 

rates. 

 Government can take steps to lower price of housing, making it more 

affordable. 

 Governments can improve the market conditions to facilitate home 

ownership among citizens by making mortgages and other home loans 

more readily available.  

PTTA
PERPUS

TAKAAN
 TUNKU

 TUN A
MINAH



   19 

 

Housing policy was reformed after 1970, when political support for council 

housing was inhibited by the Fundamentalists (UN-Habitat, 2000). In 

European countries, there is a general agreement that enough space in the field 

of housing should be given over to the forces of market mechanisms 

(European Union, 2002).  Under these rules, the provision of State aid is 

banned or controlled on approval by the European Commission, in cases 

where the following sets out criteria are met:  

 

 State resources, comprising the funds of municipalities, regions, the State 

bank, public-law and foundations. 

 Some entities gain an economic advantage by acquiring properties at a 

price lower than the market value. 

 Aid is approved systematically; hence it upsets the firmness among aid 

beneficiaries and their competitors. 

 

Article 25 of the General Declaration of Human Rights stipulates that 

adequate housing is a basic human right. In the declaration issued in 

connection with the UN‘s Habitat sessions in Istanbul in 1996 and New York 

in 2000, the following provisions were added: ‗Equal access to adequate, 

accessible housing must gradually be ensured for all citizens and their 

families.‘ The basic goal of any housing policy is to pursue a best negotiation 

between the open market and housing regulation. Most elements of the 

administrative-based approach of assignment have been removed from the 

housing policy to make way for instruments focusing on the support of new 

construction, the repair of the housing stock, and an increase in the availability 

of housing for the population, which are in line with similar instruments used 

in developed European countries.  

            The situation is complex by the lack of definite vital legal provisions, 

the struggle of imposing the law, and the low legal consciousness of the public 

sector. The aim is to make market-compliant instruments compatible with the 

EU rules, assisting all citizens, based on their capacity of higher or lower 

contribution, to draw on instruments for the purchase of housing, and to 
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guarantee decent, adequate low cost housing for those citizens who are not 

capable of such contribution (UN Habitat, 1996, 2000). The tough concern of 

removing distortions in housing must be attacked so that it complies with the 

standard of European free-market affairs while ensuring defence for tenants 

(UN Habitat, 1996, 2000). Municipalities are expected to focus their housing 

policy on those households which were most poor in terms of access to 

housing. The basic framework of legal instruments for the provision of 

housing expects that:  

 

 Instruments are available for Citizens with an above-average income level 

to finance owner-occupied housing.  

 There are building saving schemes for Citizens with middle-of-the-road 

incomes.  

 There is a newly designed sector of non-profit housing provided by 

municipalities via non-profit housing companies for citizens with lower 

incomes. 

 Municipal flats are constructed for citizens with low incomes and on the 

periphery of society which draw on the resources of the Ministry for 

Regional Development and State Housing Development Fund.  

 

However, in table 2.2 below, basic framework instruments for the FLCH 

provision according to the UN Habitat, (1996, 2000) has been clarified. 

 

          Table 2.2. Basic framework Instruments for Housing Provision 

 

 

 

 

 

 

 

 

Source: UN Habitat, (1996, 2000). 

 

 

S/n Income Level Instrument Available Type of Housing Unit 

1. Above – Average Mortgage facility Owner – Occupier 

2. Middle – Income Building Saving Scheme Rented Flats 

3. Low – Income Non-profit Housing Scheme Municipal Flats 

4. Low-income on 

peripheries 

Ministry for Rural Development Municipal Flats 
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      2.2.2 Objectives of Low Cost Housing Policy 

 

 

Whichever future policy designed to achieve sustainable housing 

development for the low cost housing should necessarily be designed to meet 

the following objectives:   

 Must provide the basis for household improvement. Few poor families 

fail to notice if the effect of such policy led to an improvement or 

otherwise in their particular case. That is the acid test for the lower 

income groups. Site and services failed because it left the lowest one-

fifth of the income distribution behind, this forgotten fifth integral part of 

the population participate in the improvement as well (UN Habitat, 

2000). 

 Policies could result in sustainable housing development concerned with 

the improvement of poor people. At least 50% of the urban population in 

the developing world has been marginalized. Not only they must be 

heard by decision makers, they must have influence on matters affecting 

their future destinies (UN Habitat, 2000). 

 Policies must be to psychologically give this lower segment a feeling of 

self-worth (UN Habitat, 2000). 

 

 

2.3 Concept of Low Cost Housing Affordability for the Low Income 

Groups 

 

 

Affordable housing means the need for assistance to lower income household 

employed (Berry, et.al, 2004). Universal Declaration of Human Rights 

declared that: ―Everyone has right to a standard of living adequate for health 

and wellbeing of himself and his family, including food, clothing, housing and 

medical care and necessary social services‖ (UN-HABITAT, 2002). In the UK 

housing policy context, in their statement in their White Paper: Fair Deal for 
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Housing in 1971, policy aimed to achieve a ―Decent home for every family at 

a price within their means‖. However, the Department of Environment, 

Transport and Regions (DETR, 2000), defined Affordable Housing as follows: 

―Affordable housing can be classified as a social housing at typically low, sub 

market rents and can also include other forms of sub market housing such as 

intermediate rent and low cost ownership such as shared ownership‖.  

           The Department of Environment, Transport and Regions (DETR, 

2000), also, defined Policies for Affordable Housing in their Green Paper 

(DETR, 2000) as follows: ―Policies for affordable housing must cater for a 

range of needs; for people whose incomes are well below the levels required 

for sustainable homeownership and who are likely to need to rent their homes 

on a long term basis; for people who aspire to homeownership but can only 

afford properties in lower prices range; and for people with special needs who 

may require both subsidized accommodation and appropriate support in order 

to live in it successfully…‖. Low cost housing is defined according to its 

selling price of RM25, 000 per unit. Ministry of Housing and Local 

Government (1998) has further laid down the following guidelines for this 

Category of housing: 

 

 The target group consists of household with monthly incomes up to 

RM750 

 The type of houses may include flats, terrace or detached houses 

 The minimum design standard specifies a built-up area of 550-600 square 

feet, consisting of two Bedrooms, a living-room, a kitchen and a 

bathroom. 

 

Affordability is defined as being able to pay without suffering financial 

hitches. Things are considered unaffordable even when income can afford the 

cost of the item; affordability is not an inherent characteristic of housing, but a 

relationship between income and relative prices (DETR, 2000). Glaser & 

Gyourko (2003) states that the ability to pay measure confuses poverty with 

housing prices, and that income should form no part of affordability 
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considerations. Ability to pay is a crucial element of housing affordability, 

when we refer to the affordability of an item; we are usually talking about the 

amount of financial stress that the purchase would place on the buyer. 

Affordability can generally be thought of as a range, which is itself a 

relationship between income and relative prices. There is difference between 

the concepts of affordability as it applies to housing and as it applies to other 

goods. Affordability inevitably involves the cost of housing unit, its quality, 

household income and non-housing necessities after meeting the housing 

expenditure. Standards of utility and infrastructure had to relate to low income 

household realities where some 65-85% of spending was allocated to food and 

substance (Pugh, 2001a).  

            Affordable housing, however, is a housing unit which is within the 

reach or capability of people in the various income groups. The lower 

household income invariably means lower affordability of the housing units. 

Affordability is a matter that involved all the parties in the housing arena 

irrespective of whether they are public or private. Affordable housing for the 

low income groups must be viewed as an integral part of an integrated housing 

and community development (Kribanandan, 1994). The elements below must 

be taken into account before providing affordable house to the low income 

groups; Government‘s roles as the facilitator, building design and construction 

methods, culture, value system and socio political elements, physical 

environmental elements and comfort levels, health, safety and security 

measures, income generating activities (incentives), long term maintenance 

requirements and replace ability of components of the structure (Kribanandan, 

1994). 

 

 

2.3.1 Low Cost Housing Affordability Plan  

 

 

The FLCH unit is the dependent variable in respect of which all the 

affordability elements which are the independent variables in this study 

represent the inputs or causes, tested to see the extent to which they determine 
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either affording or otherwise. Figure 2.1 shows the interrelationship between 

the individual household head and the low cost housing unit. The household 

has as his utmost quest the housing unit, consideration ranges from the 

availability of the house to its design. Culture driven household prefers the 

design that respects his morale and belief plus the rivalry of his race. When 

this is achieved, he now considers the location as many cultures prefers house 

in their ancestral neighbourhood (Wally, 1993). Smart Home Design enables 

different people to live a better life (Dewsbury, 2001). It is important to 

facilitate matching of low cost housing Design to user needs (Curry et al. 

2001; Doughty, 2000). Adaptation of culture in new Site & situations (Scott 

and Tilly, 1998) is equally important in the design of low cost houses for the 

low income earners. These scholars suggest that low cost housing should be 

design bearing in mind the family bond of the low income groups or 

beneficiary of the components. Affordability is the next hurdle for the LIGs as 

their earning is usually low because of low education level. They opt for any 

available facility for their mission to be accomplished. No scrutiny whatsoever 

regarding the interest rate on the facility, they accept the facility, with all the 

accumulating and hidden charges to gain roof over their heads. 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 2.1 Analytical Frameworks for Housing Affordability 

Source: Low income housing in India, (2011). 

Location 

Affordability 

Facility 
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