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[Abstract]

Housing is majorly achieved through the implementation of strategies like programmes and policies. However,
various factors had contributed to its poor implementation and thereby inadequate housing for the residents.
This study aimed at assessing the various factors to poor housing program implementation in Ebonyi State
Nigeria with the objectives of assessing the effectiveness of the identified housing programmes and analyzing
the identified factors in the study location. The study adopted the survey research design where vital
information was elicited from the occupants and other stakeholders. Data were obtained via the question-
naire, interviews and personal observations. 384 respondents were selected through stratified and purposive
sampling from eight housing estates in the study area. Frequencies, percentages and mean were adopted in
analyzing the study objectives while Principal Component Analysis (PCA) was adopted in analyzing the study
hypothesis. The result of the assessment showed that the FMB houses scheme better performed in providing
affordable and conducive housing for the residents of Ebonyi state with a cumulative score of 33 than other
housing programs. Also, poor awareness of housing programs and application process: mean=4.77: Rank is 1;
imbalance in individual earning power: mean= 4.75; Rank is 2) and government-community conflicts (govern-
ment related problems: mean= 4.70: Rank is 3) among others constituted the problems to housing programs
effectiveness in Ebonyi state. The result of the hypothesis test showed that the null hypothesis was rejected
as the p-value (0.0001) is less than the significance level (0.05). These goes go mean that factors hindering
housing program implementation were statistically significant in Ebonyi State. The major recommendation of
the study states that the major intended beneficiaries of any housing program especially low-income earners
should be reserved solely for these beneficiaries. This will ensure that the majority (which is over 90% of the
residents of Ebonyi state) have access to affordable and conducive housing.

Introduction

Housing is universally acknowledged as the second most important basic human need, following food and clothing,
and remains a critical determinant of social and economic well-being (Iheme, 2017). Despite this recognition, the
provision of adequate and affordable housing continues to be a major challenge in many developing countries,
including Nigeria, where rapid urbanisation has severely outpaced the capacity of governments to provide decent
shelter for the citizens (Hemeda, 2019). The United Nations approximates that approximately 50% of Nigeria's
population currently lives in urban areas, with projections indicating that the urban population will hit 65% by the
year 2020 (Hemeda, 2019). As a consequence, Nigeria has emerged as the country with the fourth largest number of
slum dwellers in the world, while the national housing deficit has been estimated at over 16 million units, requiring
an annual supply of not less than one million housing units to replenish the decaying stock and meet rising demand
(Hemeda, 2019).

Over the decades, successive Nigerian governments, both at the federal and state levels, have formulated a series
of ambitious housing policies and programmes aimed at closing this widening deficit (Mukhtar & Amirudin, 2016).
Notable among these include programmes earmarked to construct 121,000 housing units between 1994-1995, of
which only 1,014 units were successfully completed, representing a mere 0.8% achievement by the end of 1995
(Mukhtar & Amirudin, 2016). Similarly, between 2003 and 2007, the federal government planned to produce 18,000
housing units, with 500 units allocated to each of the 36 states of the federation; regrettably, most of these projects
have since been abandoned (Mukhtar & Amirudin, 2016). These statistics reveal that the formulation of housing
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policies alone, without corresponding commitment to effective implementation, is grossly insufficient to solve
Nigeria's housing problems (Iheme, 2017).

The performance of housing programmes in Ebonyi State mirrors the broader national trend of policy inconsis-
tency and implementation failure. Despite the formulation of various state-driven housing initiatives intended
to provide affordable homes for civil servants and low-income earners, evidence across comparable South-East
states suggests a recurring pattern of poor implementation outcomes. In Anambra State, for instance, scholars have
identified a multiplicity of factors inhibiting effective housing development and delivery, including lack of secure
access to land, high cost of construction, limited access to finance, bureaucratic procedures, uncoordinated policies
between the Federal and State governments, and weak development control (Ugonabo & Emoh, 2023). Similarly,
in Enugu State, out of 24 urban public housing projects embarked upon by the government between 1999 and
2020, only about three targeted low-income earners, and even those proved futile as the facilities were eventually
enjoyed by medium and high-income groups, leaving the urban poor essentially neglected (Okeke et al., 2023).
These dynamics strongly suggest that elite capture and weak political will remain entrenched obstacles to housing
delivery in South-East Nigeria (FN et al., 2022).

Several factors have been advanced in the literature to explain the persistent failure of housing programme imple-
mentation in Nigeria. Theme (2017) identified poor implementation management, poor project location, inadequate
project inspection, injustice and corruption in distribution and allocation, lack of an effective strategy evaluation
system, and a compromised stakeholder consultative system as the principal limiting factors against successful
low-income public housing implementation. Ademiluyi, as cited in Mukhtar and Amirudin (2016), attributed the
poor performance to inconsistencies in national housing policy, ineffective housing finance systems, lack of effec-
tive legal and institutional frameworks, and lack of political will. In like manner, Ibimilua (2011) pinpointed poor
implementation, corruption, bureaucratic bottlenecks, and political instability as major challenges undermining
the 1991 National Housing Policy more than two decades after its promulgation. Ebekozien (2020) corroborated
these findings in Edo State, where ambitious housing policies existed only on paper, while on-ground implemen-
tation remained fruitless due to corruption, inadequate funding, and absence of political will. Furthermore, Oscar
et al. (2025) established that the level of government implementation of national housing policy remains low,
resulting in greater housing shortages in most Nigerian states.

In Ebonyi State, it is evident that programmes geared towards affordable housing are few if not lacking. However,
where they exist, these programmes are marred with burgeoning problems hampering their effective implemen-
tation (Nwofe, 2021). Some of these problems that contribute to this persistent problem include policy implemen-
tation gaps. This is evident in the area in the sense that while housing policies often appear comprehensive on
paper, their implementation is frequently marred by bureaucratic inefficiencies and a lack of accountability. It is,
therefore, against this backdrop that this study undertakes an assessment of the factors responsible for the poor
implementation of housing programmes in Ebonyi State. By systematically examining the political, institutional,
financial, socio-economic, and administrative variables implicated in the state's housing delivery failures, the
study seeks to generate evidence-based insights that will guide policymakers, housing agencies, and other critical
stakeholders towards more effective, equitable, and sustainable housing programme implementation in Ebonyi
State and beyond.

Aim, Objectives and Hypothesis of the Study

This study aimed at assessing the factors to poor housing program implementation in Ebonyi State. Specific objec-
tives included to assessing the effectiveness of the identified housing programmes and analyzing the identified
factors in the study location.

The study hypothesis was tested at 0.05 level of significance. The hypothesis states that the factors to poor housing
program implementation are not statistically significant across various areas of Ebonyi State, Nigeria.

Literature Review
Conceptual Review
a. Housing

Housing extends far beyond a physical dwelling; it is a multidimensional concept that satisfies fundamental human
needs and safeguards individual dignity, autonomy, and wellbeing. Almusaed and Almssad conceptualise housing
as an umbrella term for accommodation that provides temporary or permanent shelter while fulfilling basic needs
of safety, privacy, and personal property (Almusaed & Almssad, 2018). Within Maslow's hierarchy, housing is a
physiological and safety-level necessity, providing protection, thermal comfort, and psychological stability (Piekut,
2024). Recognised internationally in Article 25 of the Universal Declaration of Human Rights, housing is a basic
human right essential to a standard of living adequate for health and well-being (Hulchanski & Leckie, 2020), and
Hohmann argues that it is itself fundamental, since privacy and housing are essential to safeguard human freedom
and personhood (Hohmann, 2019). Critically, housing is a social determinant of health: Bentley et al. define a
healthy home as one that is affordable, warm, dry, ventilated, and free from hazards, while Howden-Chapman
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et al. note that residents of high-income countries spend most of their lives indoors, making housing quality a
primary shaper of long-term health and equity (Bentley et al., 2025; Howden-Chapman et al., 2022). Thus, housing
integrates shelter, right, and health into a single, indispensable construct.

b. Housing Programs

Housing programs are organised, goal-directed public interventions designed to address market failures and ensure
that all households access adequate, affordable, and secure accommodation. As Kemp explains, public responses to
the housing question assume multiple forms, including public health regulations, minimum building standards,
rent controls, public housing, housing vouchers, mortgage subsidies, and tax expenditures (Kemp, 2017). Czischke
and van Bortel contend that practical definitions of affordable housing are usually policy- and program-specific,
tailored to national contexts and intended target groups (Czischke & Bortel, 2018). Clapham similarly identifies four
forms of state housing intervention: regulation of the private market, direct provision by government agencies,
finance or subsidy mechanisms, and the provision of information and guidance (Clapham, 2018). Wakely observes
that strategic housing policy alternatives range from conventional public housing to financial subsidies and non-
financial incentives that enable socially acceptable housing at affordable costs (Wakely, 2015). Ghosh, Roy, and
Sanyal note that the Government of India's affordable housing programmes for Economically Weaker Sections
and Low Income Groups have evolved under the National Housing and Habitat Policy to expand supply through
multiple partnerships and slum-upgradation schemes (Ghosh et al,, 2016). Sarvari et al. add that in developing
countries, large-scale housing programs increasingly complement self-provision by re-engaging the state (Sarvari
et al,, 2021). Effective housing programs thus integrate policy, finance, and partnership strategies.

Theoretical Inclinations

The study was hinged on the Housing theory postulated by Kemeny in 2001. Kemeny's housing theory distinguishes
between unitary and dualist rental systems based on how the cost-rental (public/social) sector relates to the profit-
rental sector (Kemeny, 1995; Stephens & Hick, 2024). In unitary systems, an extensive cost-rental sector competes
with private rental, setting standards and preventing residualisation, whereas in dualist systems, public rental is
minimal, targeted only at the poor, and isolated from market rental, leaving home ownership as the dominant
tenure (Hick et al., 2022; Hoekstra, 2008; Stephens & Hick, 2024).

This dualist pattern, characteristic of Anglo-Saxon housing regimes, helps explain poor housing programme
implementation in Ebonyi State. In Ebonyi, the public/cost-rental sector is weakly developed and directed
only at low-income groups, mirroring the dualist residualisation identified by Kemeny (Kemeny, 1995). Conse-
quently, programme delivery is undermined by inconsistent funding, political instability, weak institutional and
legal frameworks, corruption, inadequate stakeholder consultation, and poor integrated planning (Theme, 2017;
Makinde, 2013; Mukhtar & Amirudin, 2016; S.Y & Shehu, 2024). Through Kemeny's lens, these failures are not
merely administrative but reflect the structural marginalisation of the cost-rental sector; the state extracts rather
than reinvests surpluses, leaving programmes vulnerable to political turnover (Onyali & Egolum, 2021; Stephens
& Hick, 2024). Without a unitary, integrated rental logic, Ebonyi State's housing programmes will continue to
underperform.

Empirical Review

Ibimilua and Ibitoye (2020) found the implementation process, scarcity of land, insufficient mortgages and finance
for housing as the cause of housing policy failure. In addition, ITheme (2022) and Ezennia and Hoskara (2019)
identified poor distribution, shortages, corruption and nepotism, and allocation processes as reasons for the failure
of the government housing policy.

According to Adeshina and Idaeho (2019), rapid urbanisation, long-term housing finance, bureaucracies in land
acquisition, weak institutional frameworks, ineffective governmental programmes, as well as problems associated
with policy implementation in the Nigerian housing sector, are contributing factors to public housing programme
failure in Nigeria. Other scholars have also identified issues related to the implementation, formulation, and execu-
tion of programmes, ineffective housing finance, inadequate research and funding, shortages of skilled manpower,
and insufficient infrastructural amenities (Akeju and Andrew, 2020), corruption and nepotism, security challenges,
issues of political interference, ineffective project inspection, poor distribution and allocation, government policy
structures and weak institutional frameworks, as well as inappropriate legislation on land tenure system. In other
African countries like Ghana, Ethiopia, Malawi, Kenya, Senegal, Algeria, and Togo, housing affordability has also
been a major problem experienced by low- and middle-income earners (Tipple, 2020; Kieti and K’Akumu, 2019).

Similarly, Cai et al. (2020) examined the factors affecting the implementation of affordable housing programmes in
China and the studies found intergovernmental support from the central government, city development strategies,
implementation perceptions of local governments, and land supply as the factors that impact affordable housing
programmes. In India, building regulations have been acknowledged as one of the barriers to affordable housing
(Patel, Byahut and Bhatha 2022).


https://dummy-citation.com/citation?d=z%3AxVhLjxxJER6v2F20F4S4%2BMAj4YItTff0ezy7B5gZG%2Bz1a7CNfSW7Mqsq3VWZ5cys7mmfjBGIIzf4KxYXzvwKtDcOiAvLBQn4IrOqH3YPWCtrV%2FJ4uqsiI%2BPxRcQX8%2FLV3nupsSpT%2BmtiYezs1d63cj513vLEL99%2F76apndIZe1bzQvklU45J56T2ihcMB1llqrrgXhnNcskLnzOuBZtaw4W0bCGLojOV0NBlj3LJnhhbCHYzCt63GdfqeTzcXkSnG0VZrYQslJaO5SrLC%2Fx4prSXdk4GGO2Yz7lnlTVeJp6ZJKkrrr1jqTUlSwyuCuqMZ16WlbTc11a6fSh5WltFn%2Bi98TlMzflzboWLdp7ef3zreqd%2FxKBPyFIleA3Pywq%2F1HMpcLFkqqyM9VwnkpmUBZuaSDg8FVFb69fqEeNWslpLyBdLJvC7MJUUMKqsCllCC30hu0qjlTcWt2WFmfKiWO5D3lXKS2bNtHaewRvJbZLjOaQpa54uC2Gx0luTKh%2BeyHPlwocc9iCgpD8JJ%2BokPkd0O22WtVwwQ3FPuIYeUcNFXFUp6DcWZiTwRJk5dwmSb6O5SqfIgoJ%2BJhTMwjVddksLlUlNDytp4CBiLn2uEdFSaQDPr9IQ37OFQuoLs4C%2BxJSwIeW4PanLALO5JOVczJFnnuFtcJVCKs8hZ6cc4WPTJXBp7MofcrrFoIMyeDWVyK0lGCMLvATODJyLZ3FvWSP2y84UXsAyazLLS1xmKEvWwIpGZVsY%2B1FbCAcUUmUkuSqElTpirKByiC7us0Vugs25oWxCAUGqRKoBJI8TdLy5oGMl%2FMZrVRTISAgqvIAoShHa5YLeUVFI4IEDBRl8L1SyZCWfSRtT3eKEvisd0LtRresqJSA3eYBYVU%2BhKIi4euqUCHY2hq29QEIQE6oFYB%2B2Eqw3chRCyudGCT6F3tf9arHSYCgWJoAT4hzBjLDMUbxFsWpDMJMwSke2kN12EC0B56mxuTGoOKpdwMcr8isxU0QNdRH6QFLUgg4FkNMHIHuKCkbNO0ctplvwJKG4i%2BswNxv0BuNOv1%2BidjxHa7K3dGpe7b2f8drnxroXBQCC1vkT%2FCCf%2FV53MJZQVctL0itfyPPvHmsNL9gDOVdUZik7i2GOXTGdm6Iu5eX9anXFHZNQ2b3au6QqxPMB15lE21apss6f4cnlv%2BYFbz7%2Bu6BzVk1rHHG%2FgZzQgDe1%2BZSXqlhWN81CSP3Zi9%2Bd5rwquZYZqkrnZ4CrqiourCnk3pvnshOptfSIAYnLT%2BtCyQtlb4gF9boomz1QSY6vF0mnn3IkpRHOr%2FO5EuxG9yLp5LYqo2h6j6P69YVG3LfwTiwbg4PeKJsCEGci%2FTxRwiF3iTDq%2FApS1e%2BPJgcc6bFy3iHwxxrp9A7740Efae9fG06A16l%2Bgf%2Bdfql6%2FcmwczgejFV%2FPBp3Br2jYY5urjkSPXsyGvb7k6N%2B%2F3AgqlKJfDiB5NH4Gg7f558%2FDbAIsHoKWA06ffybIJM6q5FJoLQMBehQtRFll4KHegtAbobaNrVN5M9tcX4v975yHx8cLBaLLnnCC%2FhCYl1jswM4elCJ9OBtfc1Q9n5ZUVBnob0V8hG%2BXkJhSJPeVlpsPpboZMUSskWCESVOlqem1v7y3FuZoj1hTgrM%2F5mLj3%2Fd1MPZuhCo0lH3KB361k7On7U1rzFNZOwAaBHUoBoiQRX%2FhHrYCfWw1JtKJe5Xr%2FY%2BSIUpUUIwaYruMwzhe3aWL51KEMCHiSKjHJqBLEQUmg6iVH1Dz5U1mubxWhQC6aN%2BfzAaBaHz75%2Bi3JE%2FhlJCUQZDGpuiH%2BhrCdrAv370989e%2Fnhvby9HQDduE4Nh7zCq%2BkE8t88emXMF6mIyNE2ou1tTD0XnV4Dqaw4NwlHz0CTExna6M4zuvC4THekNhuN4%2B%2Fcaq6mV8ziU49iqfRjC
https://dummy-citation.com/citation?d=z%3AjZXNchtFEMdl4oI7J%2BBATRWVmyzvSnYc5UIlQIoARVTEkPPsTu%2FO2LMzy8ysPjiJd%2BAID%2BLX8QNwyi2X%2FHt35fiSqhykWu30x6%2B7%2F9P6%2B2bySeWDqY37TG18uL6ZfK5lEVOQZdodf%2FV0fBSX2kQhQzKlJUFb2RhHUSRNwsnUBRLSKRE8Dn0ltO%2BicbVog6%2BDbKJACmH95sS40jfUn5P2VkVhXB8kmFILRY0vkc1QnIkXSVQmxIS3sQymGLOVWjIPBRPBEu9nY4KN3rFZhKF0oiBGKCw1EsY9RUu%2BBaQ1a3ZB9tavKaQdbHFMQplYdrGPx%2BmiL420ovQOfejKZLzjlLf7f%2Fn0kPnPjkDj3ex2%2Fx%2BD48yhSa1FxAgEs5Zp6FDbFRYkeN0iJNfkR977oDK2VKb7xc3EaoyC1NHbjtNFToeW2k7B36M6tSFrmQjAyvQ2U9E5RaGRxiVy0pU0FVxyGfxGwXQqtKk1iFw6Sf4woQAOD19m1nhhKUYMHHNZDRV8EGM41iRt4qh1ZzkUc0AypukaUXTGcmYRE8LLoHDG6Rk6QUL4eYgyFA%2FEsdFr35WawgiW5Ja7TFwqJAi4SwzlINKo%2FYY1IxOmiJLGmHfUQss1YewYFTCBQQqNH0Qmoc%2B%2B%2FR4%2FAxd7kMk4Jq75dv%2FPUDWT9U20tCbb%2B12x1dCyHpWSdpycas7F%2BeHds%2FUUfAu6wIIFTa%2B7rriCBDhU64G9ey%2BZmXhunLR2NxUmIbi0u78Ae3cLKuhYycJYA1wUxJI4FGaali%2Fz%2FUtjcS9ZFQNn40OqZd0DRKNwE5kt0DBEVuvYiJmVJZwiqe%2Bhynqezc9P8rzhEUJpFF64yt9MHtSyS9qHuLdD6uf4AC%2BbLRaUTLK0%2FfrlloHF784gcGToFWqNgp55fx3bu4i%2F%2BFLC92ZyZFoQ%2FiZdTdhept8SK7z58sGZtvLw%2FJPt5WSKDk6R95xysmGPqsL2sjv1MzUt1cjq9IqwUcTTmeINNqm0jCtVvSmNijeT41J5s32YZ7M8Wy5OfY%2Bri9PlxeMsXy6X%2BVl2ns2yfDFbXGB7FG6P7%2Bj22kOZEhVevz6bn589Wj7K52zwUr65gkE3dO5qnuUXJ9nZSXYOeFd3gC%2FINb1aI8Q3NPKoh998oFc1ppV2LYqbUGJpoEpbmkTq2e4737l0lAJVhEtWknqNLR%2F7t188HGbQ%2FjiKYTXu6yr5FssVTfu0Up5XBwIWRsl5j%2BFfDVvxFTY1K4cqQ1YNJsU862223%2FyA%2FvsGYaZieCRMAxubZcYKhifsq8s8f5xfjD4jyPRgMNzzXwlXoKAg0ZEG%2FwbYqm%2B%2F%2Ff%2FJ2%2F1kMtEo%2FV56Nc%2ByRR%2BsHkMobsxx2QW7PdcptfHJ6SkGOvOhPv2omV7z3%2BIf3G7vjt4B
https://dummy-citation.com/citation?d=z%3AvVZNbxtFGHYQIO5cWj5HAiEhbGfXbmKbC2r6GaAlIim9Mjszuzvx7MxqZtaOOYVy4xfAjb%2BRX8DfQP0DnHpCSDyzs3bcNpUQB6Qk2p28n8%2FzvO%2Fsjxe913JjZSH163xp7Pyi93ZJM%2BctZX71RnazeyQnpSBe2Io8Pf%2BF5nDhNFOClKZxUhdPz38lJXUkE0ITS2vJ1YoUVGr8j7DGWqHZipiFsMQjkKLOEy4Y5YJQZo1z5E5jTS36JDO%2BJFKT2igJF6o5scIJallJmLRMCTckj0uJ3NIT6YjJPXI2TnCCAihxK230qiLGEqaME3BX1MuFgGWbfN2FM0xStdVBn1TGBnsmtEf9MX4uNQ9dSI9cS42ycSK9NLotrqtTauDUVHB0oXpXCyZzyVCylwJlwZKZRnuLtyG5b5YCWIRuG81pOAR0fhnQawFgRjNRI5YVFVAkjUbj1A7JiSGuRKtKFqUnqCFWi6oWQpk6FoBGBQVesWFAEFp2fbygn5rWYKEOoAbbrj08WFMF%2BHzDV8hfVdI5NIlc2arFLTJENTnUC%2BF8SEUOqJ73ybKUyCbbY1lQD5%2FIuScef3kLySVuqKS2prC0qjpoWhBbEDr2n%2BemtXlZdEDjsqHcMGgAveutlqCBO7pQcO%2BTQ0%2FVqk%2BOTHhtIwZJPxRozYYj0PIALwbVtmKSgLzheODCzS81GBylBqALKZaOLCUKnosgAGSraMf%2FFvyoooEUL8k%2FhHA4b5How3bAQXRouvWPuoIsfCz4qkLJEkIHzHhHeb60pilKEEfnojSKA4wwyK40tSOMWmTlJARcK%2BwYCUWVwS4Ef4ipbF9GSbo%2FJHfX4MF%2FieDUX4F8aJEq9UJrYVoyAem0lMVh4hKS0NgfuRQKLITJpha%2BQhFvnpftS7y%2FgFUAM5INSpiVGVI6U2ERaG0WccY3SsJcCRsg0Vt5rmrFGdW0qgxyWicI8xfY7wim4D9XgrXs4Mdh5jC1Jkosb3yDVrtN8FxLUWqEFpgC2hnbQNxGUENFGRMOiruNwSlGyWhvkKYVCvAYfGEPoYuL3hsFbaBN686VrGrs47v4RSej4TQVGNRG7AgvvRJn%2FS%2FBiQaGUN%2F9rfEJ4B00UnlMxEJao0OB%2BQLNV%2BLaJ%2FUm39eGUUS%2B6O3IGmV%2FS3UhcEdgmVnnj3ByfefdMuzv%2BLyrgie4aODknsCSa1oFjzynlVSr8tYP0rFyLkQBfnRxG7jpOeXWKNF72Tw%2FMNYLFY1P7wlLLScLNNDa57hjjnj%2BjEnuLnpvMm7k2fU0GaZJMtl1aTJL0kGSTgezvdl0kEJ7mT7HX6efyHRvf39wY5YmeJqMB5PJZMQqWpyOJtPZ%2BEZ6I9kHaULfbMk45HYM0ySZTSeTvdFsujdKEswTWAfE88eXToj%2BDX122lLQMniKMZoOktFgNAJMumgAUyZ0VTeZkljdHaE7bd9nHx7XgKOAHo6hWuz8zw4CZSgBy4hLOodMwCcTj6w6u1V6X7vPd3cVEBy6znOIgdsNJIDP3Zrnu6%2FEY4j%2FFq7J%2FKoOiM%2Bp9RLXygled8KmN%2FlXGP7tY4EVpFawVbjHBD9Y3Qqzfk1hq%2BdYPqiXPw6rJh5%2F0EmwvokFeFYrY%2BM6gxI399lm28dV%2FcqPCeyCf7%2B5c29qydxPkETOTbgwUXImOR21KJvjuFU6iB0uIuyiaJKNksjER3dQI1YXw%2B0UHwVkzWLFWIoUnrDPT9J0mk46n27A%2BmuDftyoAg1io1IQjhuOYQ%2F%2B9cWff%2F%2F8R6%2FXK4H%2FVnoOXY3bYEUX4v%2FpIdkfx7hn762XxANq5wLLHqabMJvif1%2F9dnXxXZR3Ni5bAWLy%2F9LQOGLyok1X%2B2g8i1nff2QzbNcjiKD90Ayp74WPzLbTTfEf%2B%2B%2BvKH48HsVKqhjlGB8%2BuDh4mI638Pmizj5dzxvWzNDY4tWT
https://dummy-citation.com/citation?d=z%3ArVVNbyNFEHWWD3HmtCCtaGklTrYzM87aMRcEuwSWRRBtAntEPdM1M73u6R5199gxpwA%2FhV%2FAMf%2BGH4DEBU5w4HXP2EnIigPiEMeu6a569d6rmu%2BvRvdKY2Ul9etiY%2BzqavR2zXPnLS%2F89rVfP5cNe0YN6S2TmqXLZcYKK70s5HckGF1I56WuWG06F%2F5bcsRtUTPkZJoqRUV87kwhuWK%2BJmO3jGvBcgpxsyartqw1DjnXSBaftUbJYoscRedITNl5TSFzpzyrucNV0owzYCRdIaWOmcqQnRVGF9T6DsVy7qQL8Tvg0ElFmixXY5Z3qKmcQcLKmk0EW9TSNSjjN6HS7hpZxza16WExo3cwLSlac41vAbuvjSN8cs%2FazrqOWGNsCKBzAm8AFmgOTQFdy1uyrKi5UuiFHM4hOgAI6bitOoQDnTdSgDJ0BwGu2ZoMMPwe75SdSOv8OPLSFxqyRXQx2l9t%2BCr03VpTkHMMCArTtIouYv6Ca7bmkG1HiJBlSeDe41invZXkxgwCdtxLo128FIRlXjYU1bOEBmjMpA%2FJI4rAFFA0HM5yfqsAC1LtJQpFpS5VR9BzxzR0C6jh1hq1pS26xnkwT27KzgjSi5vN3mKVmBTE951DkVAhvyUMWC0t0V2%2FBMAhEG%2Fj3PWTYMeQ9VrcEpSISASjNciCH7oqWm5otRPga2BCG48ZatGc9EEuHUDc7AHweWhgI30dw4Jy7onx3MC3m9jIMFTBIneQO0QUJDQNoTfTe2oT2gCATXymjFkxJVc0VbwI%2BpN4ghJVlmSPJmnagFbPJablqS7N1eiNinfoybpLJZsWS%2BIEf8aKdLpckHQw%2FD0w4WGedz8b0MAAu6k%2Fwx4gvy3XRnUN3X%2FY7rN%2FYQqOPFejA9mi5eccwmE3yTJ4%2BBSR%2Bz%2FVig9ff1bhnpUYXiAJO0xo3oTzZckbqbbVY8XbGqFKQgR6wtdSCGsUjUpIdirK3wsp3NXozUIYefEgTaZpcpwcpkfJbJ4s59MsSRfTdDafL2cLIV2uL%2FHp9A8ynJiEIzKdP0onWbY4LhpevcwW8wUi86OlMi3pjyKTT4VPj7Pk6HgGMo8WyXyZJLMsq8MJDoZWL66vIf9X%2FI%2BXkcEowEtgOJ4kR5NkhsZ11aHxnHTTdrmSDsr3ehzEzttzvlUwwPvsxGIgpKtcl%2FttGyhZcQtrKjrHzwP4kkz5TGpxM0w%2BGA9nFYxI4uPt4zDY90%2BwYeOkFyReYGm5PvzOIPDstsBjtvv9fD84kHwXPI0zXHrTysL9COpLYRpIj6q5FDyLfZhgEEzRGWwS5ppKSUr0R%2FIsiWcuHn4C9U2DNGPWfyV4oegXTxgi3MT58jxNj9PFcGeAMd4dGMfTXxJQ5eFNgIVLrsAY%2F%2Fnhb39dsdFoVIPCG%2BVFBvFismpI8V96mPUp%2Fnmmh5tks2UP98HXNsd%2BOoXw8e0WsH4admosvAe6SS9fAXQGj8U0TZ%2FlrN85%2FzvcdH70qIc7joXGoBOrOTe2NgarOA48VZaqfh8OOPbo19%2F%2B8kr0aQ%2Fs4r1Q1ShT9bsjGKjfsQMMEQz%2BVtFZdTGpvW%2FdB4eHGOepsdXhv070KryBv8H7HKgO%2FgY%3D
https://dummy-citation.com/citation?d=z%3ArVZNjxw1EJ1FfEQIcUBCyiWSpaBMIu3szsd%2BhQsSCYEAglV2IVfc7upu77jtlu2e3b4FOPKL9sY%2F4pJbLrxy98wkIUIR4rCrbne56r1Xz%2BX59Xr0TuG8LrX9IL90fnk9%2BqSSWYheqti9%2B8d5pYOQPmplSNCVrLWlIGJFwktbknCF4NhIpVaicUarTkgTyVsZ9YrCrqC6Ma6jXGQdQhEpKtcGbUshS7JKU9gT5xV1Q8LCu1o0bYZMIpCKzguy0XdC2%2BhS4dZn0m6S1NIvKeKDd21ZpYBce2wUyllAa1XUzjLOu2OsrJAM79KM74nxUGZINcZmGQX4GiREXfCyoSDvAR61jbucaKtcTSIjS4VWWnrAF9gU2mwyIGExQHsA23i30mFAUGgrwVgaxDeN8zGIu9gZdI4094S0uXDY5IV1drINRlFGDTU5a%2BP1ilUcxEGBvFXkAQPbmXNb8xvKvSLUbvo%2BoJI5%2BqhT4zbicM3XBELu0su6RmHus2M0YEaqsloBGGc06HwwqdlbVklIsjKDaQYVAJLz7qJh6CS%2BgVRKUEsLI9Qouy1iYCKlqIkpw8YvkckrVjxRDetK0iNVARvnfcVXerVVgSpn8vXmum6tjsl9j5NXlGlzpL7UsRJSZOhsITytNF0yrq2vWLBU9VX39OZnO1QSUmRECJPLATdvh%2Fl94sgv8RKEOzTZB1THcwuLMzJPhUEVKG7F%2BBJmIGHpKo5ZuD4bcIQIcglJRsiEUv%2FwMuca92puF9dHdZCQgeiaW5a6MUCDxvBdAyG5H709YfTYsbAEfwFSigNhzIXBB30bfW9uUIV7M42AbuvEnFZkXJNazVs2yr2VO%2FYMWyIEyh8yh%2Fl0fjiZzWp0jouRf2wLdz16r5RtrJwPzwyYYYY9wh%2BMMd87OSIdQks7FHU0dHX0GIXSmGK3i29dixfDaH9KaM%2FWLCDEwy3yYuUMTtiNZlP4e6ckSlyPdnQDrE94jGGq6tTbU6x8WBnZP928aXib11mLHYGHb25lzeFFgdlquuKpXJLp0CMcxPJUIlYtc%2B8MjYpKhtO8eK50HkBU5U5f3ZpN92bTk%2Bn%2B7P7B0WK2ONmbT2eHWDo8nB4fwyiZfYb%2Fwf6mOWLCIeungyNVy%2FJifjA7WhzMj47nlWugPKRZPt0uYveP8vlFki4pf8EVJtPjyXQGXrZswQvzsE4GDDBs34idRKw5l53BlLojHmGYKh1KGCp2DTNeDtfKOV530ARyxXfa5i8vU%2BRZgFijdKT8y%2B6Ba238KOKQ4GDAI%2FlTXFkhrX489LV60p8gZEyHqPfe64dVepnrssagXp9bPG3HHVsPrxfpJOqNdXmr4mI894uIBRV%2Bvx69X%2BSOjQugmc7lPFF3Z%2F3hO0NyIA24MMjkfUi2WLwxBp%2BK89l8dnCcPl%2Fd6a3IaJ60HoEvGVE8qCAOTILUQTlPL77468Wnf45Gowoav1QsXyzmPaR6cHZs%2BcL5L7jn0x7Y7a%2FgY1eD%2Fq7oH4md2gv3KN1c1JOZncwGMre%2FWd9EQ0B%2FJf1AaEBGYKcDpB%2BYfBZ%2FeQOT%2BXTaC1cOKf537afzxf0e7q1erFN43Ka5C6xfuxWPDIRvgL53Jt5e8pytf0O13lxNqhib8Pn%2BPo7xnvPl%2Fr%2Be5CX%2FNPsZ9zpcvfM3
https://dummy-citation.com/citation?d=z%3AdVS7kts2FJXyGtdJE1fBTFLEiVciqbebRJYdR3F2vLNcZ2sIuCSxAnFpANyInWNX%2BYX8if4mVcqkcpXGF6Rke8beghwSOPdx7jnAH%2FveRxlalSvzifwd7Xbf%2B1xzIcA5kA%2B4hzyJkslJHJcCjefKgF2bDPe9T3Ne%2BwKte65VWXHhf6IHrYwHsyko52r4GLzyGnbzX7C2hmuGGbsogK2No43aKzRh6aGh2gDWsW%2FXRip%2Bh6VgFTi2zK5R1yV8yas3tX9FwanKvtdXFc%2FhnJsciIHKlHX%2BjFZu9y8LzY%2FfGx0irdrUFOReElIaXoaILOOl0g08KtAVkKtrMHlab7lpuLSoofc%2BVpxj0yGLFOtrbpS4CZqlIZHu0NtTbrhjj%2BuS2y4gK7g7k9kroaTb9z4TEtXudhwN4iiaDd04ikbRSRRP6ZnNTuZSuY15Tm9nXqgkmUQnSTxeHL8mM1Hy%2FCqZJNEkmcfTRGMFZtkquJY%2BTsbxaDqdx9EiGi2SZBRNx0VAUHe77eXbMMr%2FhL%2B6apVrhb9K2hYW1AVN1OQ1TXQDpqzqjVY0s4MP%2Bi313VdpZRWJYVkqFBgB39%2BvHSnmHDsFUnVrwZENBDy1ercqvK%2FcveFQK7MduEPkQGA5DHqB8cNKZsMbJzKg3dzVG99UYehbbr0SGi7ot0%2BuAsweKyPfXQbPtW4Iq4XyIO83K6yNv%2BUtZGBDu%2FKSvO%2Fa1S8Ovn2ZYuZZ2jgPJZEgs0vUmDeMxOTsAlEzj%2BypkeRdz41k6zA7Fzz9CK%2FBmpKIkO2XGR0wyTca2M8YhpKzM4u55WUJAdy6%2Fh5bshV3wFJfy4Ytq8oiF0XmsVLCvSCXZBJLOgPEYaMkT9qxY4pCUYnDzB1kCrTsIJt43mKePQChXDhsRxRtZhdxTJ7otPt6hWVFhA9ciR2ReRN1yrdBHifQwv8%2F%2FPfPX3%2F3er2Cpv9OLRnPo1GX7Lvg9hwC92PBNt%2BTCiwPZ96xc2qUW1G8R6pL8eysaJwSN9KatagqNF37t4brWCXj6aJrhK0Kju4uO5BTvrnbNvJQ1nSHBJscKP27%2FPPHD1GaHSl905Vqg6grusPQkgso1yn3BZS0IZwMZrwlarL3naO96VwP0OY3G3kbbtzfyD%2BUuf8a
https://dummy-citation.com/citation?d=z%3ArVQ9bxtHECUDI0idyg7i4NIESEHy9k4kZTeBREqJkAgRTNuq93bn7obc22X2gxI7xUmZKr8gbX4Cf1UqN3HjWR5pC7AEuDABkrd7b2bevH2zv286n5XGYoX6gbwydrHpfKm4EOAcyCn3UGVpNuwx1gijPUcN9kyXZtN5UPHga2PdjcJmyYU%2Fpa%2BxwFh%2FfAgevYLrb2bBxRheKEgm6BFcwrVMZkYg%2BHW5Mio08PB0%2BS73L0ZwyrLpdHHJK3jGdQXEEEu0zl%2FQzled7t%2BPa8VvrVSMtlgECnR%2FElpq3sSosuQNqnU143bFLUKFK9DyJy5RWqOgcwf0HGrLix1UHKl7kXJSc93CFlOuEVRy2T%2Fv3wefTyw6b0puTRtUnnPvwbT4subuQpavBUq36XwupMHrRyzts5SNBvO%2BE65Pp8BonT05YBJdoW%2Fo1%2BlXmGUs7Y3G6Xj%2FxIai4dU8Z8M8H7GcpcosQR9tT%2FRMesbYeJyn41HKDkeHo2FE1BHB6bwWl%2B%2FDKP%2Bv%2FPWcqoTWCPNIoZce9NiQ9NdVIP0L0M0yFApdvfdFd9v54kQ5WCHY5PjlwoIzwQp4YdX1pPZ%2B6Z4OBldXV9QYksog0YLwfWGawW5nwK1HoWCwRBzMYmexRfpLs2yUVS4Ufr2M8i52wOe07KLRYMqfUcvb2%2BC5UmvCKoEe5PF6YoL2D7%2F2Fkqw2%2FqX5HvXbpc767qTFVeBe9RVEmzBdVKb4OJKwgpI0wa0T5bxEK12Cer9foSImIoM554mE%2B4gcT7IdWLKhArpngk%2BebFNecoLi2IbfWa5Lj2FC%2FcHWaCUpqGBINYFSp5tNTVxbLhKZq1GDkpynWwhRZ7fiaFX5XOWsYPx9vX1d23hOITPgiXg9FY3ZGmlgCbOgRM0ym9%2B%2BO%2F%2FaYc%2BNQl%2Bq5jM86yl1LTpZtQfdfsB75bTbxf12qG4j%2Fku1eJE0x0EYEnAHes8G7asv23LTMFh1ZKfkfKxzyPyLSV%2FT3jz180dhMlBu1SPjgMqGQ8pppkY7bwNwpN1PrnqaZY%2FaYs%2Bbvlf0NjofekfzYqcwwn%2Bjvurf%2F%2F5eLFlnIAvRKCZ%2Bn4%2FU3Rv9I2tBvdeHYt4w78E66jf7ls%3D
https://dummy-citation.com/citation?d=z%3ArVQ9bxtHECUDI0idyg7i4NIESEHy9k4kZTeBREqJkAgRTNuq93bn7obc22X2gxI7xUmZKr8gbX4Cf1UqN3HjWR5pC7AEuDABkrd7b2bevH2zv286n5XGYoX6gbwydrHpfKm4EOAcyCn3UGVpNuwx1gijPUcN9kyXZtN5UPHga2PdjcJmyYU%2Fpa%2BxwFh%2FfAgevYLrb2bBxRheKEgm6BFcwrVMZkYg%2BHW5Mio08PB0%2BS73L0ZwyrLpdHHJK3jGdQXEEEu0zl%2FQzled7t%2BPa8VvrVSMtlgECnR%2FElpq3sSosuQNqnU143bFLUKFK9DyJy5RWqOgcwf0HGrLix1UHKl7kXJSc93CFlOuEVRy2T%2Fv3wefTyw6b0puTRtUnnPvwbT4subuQpavBUq36XwupMHrRyzts5SNBvO%2BE65Pp8BonT05YBJdoW%2Fo1%2BlXmGUs7Y3G6Xj%2FxIai4dU8Z8M8H7GcpcosQR9tT%2FRMesbYeJyn41HKDkeHo2FE1BHB6bwWl%2B%2FDKP%2Bv%2FPWcqoTWCPNIoZce9NiQ9NdVIP0L0M0yFApdvfdFd9v54kQ5WCHY5PjlwoIzwQp4YdX1pPZ%2B6Z4OBldXV9QYksog0YLwfWGawW5nwK1HoWCwRBzMYmexRfpLs2yUVS4Ufr2M8i52wOe07KLRYMqfUcvb2%2BC5UmvCKoEe5PF6YoL2D7%2F2Fkqw2%2FqX5HvXbpc767qTFVeBe9RVEmzBdVKb4OJKwgpI0wa0T5bxEK12Cer9foSImIoM554mE%2B4gcT7IdWLKhArpngk%2BebFNecoLi2IbfWa5Lj2FC%2FcHWaCUpqGBINYFSp5tNTVxbLhKZq1GDkpynWwhRZ7fiaFX5XOWsYPx9vX1d23hOITPgiXg9FY3ZGmlgCbOgRM0ym9%2B%2BO%2F%2FaYc%2BNQl%2Bq5jM86yl1LTpZtQfdfsB75bTbxf12qG4j%2Fku1eJE0x0EYEnAHes8G7asv23LTMFh1ZKfkfKxzyPyLSV%2FT3jz180dhMlBu1SPjgMqGQ8pppkY7bwNwpN1PrnqaZY%2FaYs%2Bbvlf0NjofekfzYqcwwn%2Bjvurf%2F%2F5eLFlnIAvRKCZ%2Bn4%2FU3Rv9I2tBvdeHYt4w78E66jf7ls%3D
https://dummy-citation.com/citation?d=z%3A1VZNbxxFEF2HAFfECQRCLSEQEvZ6du312lxQEpwPPpIoDkRCQqK3u2amszPTQ3eP15tT4M5P4If4v%2FAHkDiGExdedc%2Faa4eEXJESy56prq569eq9%2BeV0cCW3zhSmuaoX1s1PB2%2BXcuaDkyosr2w9LI0XqpRtICc80dyLYEXr7LHRJGQj7DG5Y0MLYXOh6Zgq29bUBC9MI5StW%2BlkMMckStt50xTCkSfpVDkUd4KYEe71YmFCKUJJIjfOByFDoLpFCtykHMmAF07WxOXhYelsV5RiURqFUxYXobbWUTi7wy89MvhN1Kf7OFTbBJMb0oKUbWxt1Hq5QnoUw2e5jNaZRplWVkI71O64N2DQFBSrRkgj6ETWpiGA40wwSlbVMp7ta9heUJVLR%2Bi3MPWlBiRKlcAE%2BBB3oFFOw20igUUjnO4CeOeg3UQgrtqMd6GmqiKU5UUuFVpbcGXpIPeywsN2ga%2FyggvqC9foF4Mn4bu6RviTVfM%2BcCXomP%2BQDtAAxB6%2BJQet32pdmlsXOkfDSipF3pP%2BAimKcTaebI1GNeAOEje6O01uTwevFbILpXX%2BaWVQqAo38d86nQ0nO2g9VHTywaFeSKfFYVVIJ%2B53s8r4kq%2Bm69bOfXuW8WurJM6eDjYwrYIe8IhAaMwZPLqPJ%2B%2F8Wlay%2F%2FW3is85M%2BtwxDPxdYOh8ALkgKRalkeBWiDoMbJjavQ30s21sxUNno%2FVt42apzj1wOoUlpfS39f5M2W0Px28rrQ1J%2B%2BNsuHuzs50%2B2C6P9rPsp3p5GCaDbMsG0218bPmKX765imISM21iN8d7af70ywbH%2Bzuj7ODnWwyGWV7JQdIoDN%2FtLubjfayyWjMGe7Jvx4jQ5dQfwzUd7ey%2FS0cqABHh85n1NRtAnE1hI3YzuIFOBe%2Bm4Vli3YHFJhu6LtSJpC%2BvrxhuyZsBEc5OfRO%2BhGTOj5FcBzf%2Bzdesvd5sK1R%2FufTwRs5eI8xIvnMaDmOJdkjqwzYf6QMZ%2FeEla10CpmNsxhz8uFhv8JY8fQrYa4K%2FAZVeUNwEvH5w9FoHyinM7dTIZurgKQOd8lWZkZOonVsiMJG%2FP35H0cfi8FgUAKGtev1GNOLyYo%2BhWaQrqrOVSefliG0%2FrPtbcx8aF2x%2FZKxz1kHviPnjW02zvX3zV5%2F3zrX36uPvjS1%2BIogUcuVXKFLrDhub0MHoM6EJekyEGM1O1MlrHOnl1HALugJFqgS2Ps5BT8UD3mHzxIpvEUiLD%2BmqpPSpAtXsgD9Z6Lyn7XE6iOrhRXwJdDvPvtq8gxzWKA4II2pJtWAmuoqSQ4MJml01MQZQcKktjAcSNQS6q47oMGc8KAGKEapYM%2FqhCnGXV8p4rWmqOzWkTxBORrwGJST3GCT3athV7rFliKuAyCQb1Nc4%2FSIlD0fFuJ7klgdnQji2S70Kv8tcrVs4B1dg%2BNu2UP43B1HC4JibkZg7xJOOs4IuqYEy5j6CL73JL0Zim8TVhfGJFsALYHMTEJUV%2FOIfge7AORsE3gVhwxcNsUaXXxpFx5DWAjiFKlCRMIYMWtbC23yuMMBk1mwuwfXKdZx5MFMCnb26BOg3loohojkgAwSH%2B%2BM%2FsB%2Bj7nWl%2BNhHLayRaQifyZEznBRPfcEVI1TDcU9PpIwcFInC2QS%2F9SduZF1MA5tT2ImFIn0zNIC2pdclYMC2y2eN7gEe1WGyLdDEAPituVbknO%2BJQEYvzHkDC2AMMn5oknYKn7YnPOZj8A4BNQQefmrA7fh8wTTIhzSxpECC9OnDKaW431%2FDgjFryEu7hJtaqupwjfFhYkiFDrUgtpxN45t1aEjjLOr2LQZjEgBQmkoYSWs0BM%2B2m8dqIhtYegT1xxVaE5jW6Bn%2FtWceuPcqdedE9J92Q3zxLneD0HCF%2FphF3VxvMu6mI2znZ1sfzLZXTdCVcvi8Wgy3cOL0d
https://dummy-citation.com/citation?d=z%3A1VjLjiRHFe22Zww7BGyaYWRCIMGAu6qzKrtelsCaR5sZm8Gt6R6GhTdRGZGZMZWZkRMR2dXl1WDkJV%2BAkFjwD2h%2Bg19gZSHkjS0WSIhzI7Ne3VXzsBCype5SVWbEjfs85974%2FbOd12JtVKKKK2KqzeTZzndTPrbO8MjNrv7tti4iaQrL%2BFhXjrlUsicVz5SbMR2zVFdWFQmLJXeVkaw0OleFLFw2Y6pgPOJC5ipivBCs1JmKZkwoG1XWKl0w%2FDUC9tlMeuGQoSyDeJdJxhMjZQ5pzeGpni5OFLI06ow7kmPxMBNsLFkuuYUegmnDcl0op%2FGjze4VTOalMiriGbOuEkra%2Ffliu2rIqlgOZdyspE0wR55zMk0weAuaS9rlppqVlSm1lbYlFenPnGaRzkvarIpICQn%2FrR0xdx98Nc5kbr1AoeIYxsPUxOiqhHbTVEXpyvmZ5MKSdA5jvC61lpBcSgMZOcdJ9HMp6wUW7pObuKVHsoCijp1xozi08gc1FntzpKO9MBCpgrd1PKYpd1hVZlwhQSKjrW3VWsHNXpTXEIlgK9gyN%2FiybSopECgcmkq7CKIPfKQLCx8aL8m22QeVYSWHwcxKOWn8wbPZhW2Ub17ZGXusFaXjPtzs8w5mQCHEx6moyjjF0mf10cOfWAg9oxTclA2N%2BH0vWzmsrcbkGaRC4WxLYyM8MBW0j5bMZcACobz2Cwf4hBTSRkaVTp0h0b0JijwjKZun0AiuJbUoxZbH%2BKTD0xfr6bN3KvkE7jUy4w6Z66uQO4d6XiYJ3nMfOlaHDsH1zmvO5wmKMKlFmwpF2WiQI%2BaLs1IkESeHWMcLpxB9VcRZRalP7tVjK80ZFFgvCJei1BuftNkjWAUB8gm2kVIUeWeqCFlcZU61MpicwRSo49GjNeYWInMtZFbrDKjxe2DrVv%2BlHO5%2BUiksWZaJkHAJFRRWrKYYmaXyErDVeIYq1Ru%2Fkmow5DnRgJOOKqNL5E2zuS4grx%2BlsM%2FgKNIVRK0CAfkIm%2BcyUW6wglCLLKWFDZwuBPlacDyaIEabNFkkX4bj4EIp7sBRSTfo9ltBJ4e7HUIqzb0i1s92ria8cqk29mkGD4AK3sW%2FNqLb7o%2BksraSrwMSANLn1050RBG%2FhzSHn7CFPUAVcxOl8ZnOqlzu%2FaVcSP%2BV9mue7eyqkifyAS8SCQZSsTLWHePJ9678K8148%2F3qtzLaadS4IsHEVaLgOe2IY4BTNhN3VTSRCYqoiB5oIYzO5M7lZfGxzuGGeqG8D%2BX0tqXpiZNlKgtbLxZYPKnXxsiHYxF%2FgRy2z3beiIRW59c6QbsTBIMD2%2Bl0g14r6HbxPxoOWn0Q3bh4ik9bfKyCMAhbwzAIVKc3CFvBqNvJkBXFTR%2BLe8L2R6NBf3g4GnaG4bDf63eCUUoLOFw8eXTYHYXd0eGo3xdlrkQa9oNwFIYjSP%2BAf%2FHYB8TH8zHiCQ2Gre4h3FgkFdw4lkVeVuNMWfBTHd5db%2FT5D06QH4iAYSeRopx76xYlDjRi96VQfIJa05WJ5EOTnd9JnSvt2wcHmSombdvsbCMtDyhIqIWDUsQH2x3SxusENQ7cJ39PPARn8hQ%2Fd5GhUsfvq0KsPpaO6AFrswgVK27NblOdfNsZ2dSIeISOxfqne9ebhPzwpC7Hu00R3FkvR4%2F1viRBpA8LPH0b2PUesQS72eAwFfX9C3Ry6ukkdhqkRZn4RiyQU6qAdmMleNd7VDfF0LjTyljJTNRLxt2g9vqPjuAv9EkRqrn%2BKpHiUQ1i7xIMRRLr49NOZ9gZNHsaa%2FbnC2og%2BLUECoxBjwgu0CECi%2F77nc%2F%2B8%2BGfd3Z2Urh65XjRDYLQC0saEf8fG4J%2BWMs9vz6PCJUU2j1auhCzUP7vp9B9k%2FKNlGuLLSsC6sO%2FjEFh7ZOLa2rdu735qW8%2BNGNeqI%2BazhAH36Ye7hg1VlAdzLX%2F66ebtA
https://dummy-citation.com/citation?d=z%3AbVVNbxs3EJWDflx77Y1AUaAHWdbKdmz3UiRtkqYFnAJKa6BAgXLJ2V1aXHJLciVtT%2B7P8n%2FpT%2Bgxt17yhrtOnA%2FAECRy5s3Me2%2Fof25nDyofTG3c53rnw%2BZ29kUjy5iCVGn45Oon04qfqSU3CE1bsr6LQgrlnaIu9dKKKsiWOFEkL7pAkVziiGCSUbiPqdeD8BVy2k4GmcyWREAQ7loZNpTiQrxs6B6Qwi2AhAy%2Bd1okXE4FGYd%2FdsEripF%2FtjL1jOrdWCSmO%2FTG99G4WkjG2KE5b40ywMW8osGp5dvUmCh2jVENztBaSeSE1L5LpEU5CON0DzYMj%2BKRnoCQG46EBmkuKhNissM8N%2FbI1dYfruUe7WjQY9BOHGKidi4iIxsnngWSSTwGQdK4uXjE8IiUudFL2onfSVp8n%2BeDSJhd3%2BE%2Fo9BKZ5ToHdLDMFH4QY31jjQBnIm9JGQGRozzCWDI0OudSX%2BPNwvx68jVOzLJDkRLMFPKCDYmPYxLFFymHKQoXGWRwctc3LNLbPwuQoSdIIYYO0QktVAg%2BFZoU1XEWkGZHQVchV5BTMaBJrXfoswowv1QiAhwUJaozjV5FMQbB13b9%2BONJm99na24NYSO4BJuavKe8B0x1EK84JSRgyB1Tsgm%2FqunO9v5kBqv%2FT4joUnAs0vrHlVTA1E5KJmW%2BNyhCPaqSdlvT2AME5vD2JHccJWRwMhbI0uMAMPEhEbY6il4K3j8t37mlLLHZlkLXCShOD5ZLUKSNoEUXCggacPrUeF%2BygNDzE5u7j3btF6TXYjn7yiK0KhACzsOc2y97TER5OwtyM1kZAsQWkMLvPIyKFgsV5m2DlbEtjD1o9cCWQynsS1kdVxYqXiBSf%2FAMq6Wq9PDomh5dOwEhefQ8nZ2UMsehId4YzMpBgTgFz9Z2uGx4Kerkq2xQzV6DobYklMwoQaDNKsaGX%2FR1StldLydfaq0N32xXJwcr06OLs7Ol6vl8fHy%2FPT0RJtYuht8RnejWllfF6dnD3FRPCwaMAFWaL%2B5enuIyBfy1TXiIT2PcF1cXJweLgv8Ndinupc1leTq2Jdp6NDpjPAk2QEtW2VAxOPheyxT%2BvLBAk9d9qoifYXXL%2BZzhJuEot885U3p%2BhKuf%2FOggXTWkgl%2B84hWyXdGMTefVdq3YBGlSqPlKlPl12PwGi8YKkXKOowh5WqZY%2FZfPQHNvgXMXIxfCaQrWBwCPjVOIhPx1cuiOC%2FOppwf7%2FSeAsZ9vMTWmRKbBdO3BDsF%2Bv%2B7%2F%2F7948%2FZbNaAlHvl9Wq5PM5g9QShmbID1Qe7%2F7pJqYvfHh1BuoUP9dFH5dvwv43fYEAY%2BOA1
https://dummy-citation.com/citation?d=z%3AzVpLkxxXVm6NPYYgAoKBjcYxYRKMHZLprkdWVXf1iJcsyag9Eq1Qyxgi2NzKvFV11fly3syurlkwmoElf4AdC1iwIFhrQcCGX0EEQbCfmA2zgc1855ybr3pIGtuLcYTd5ar7OPc8vvOdc%2B%2FfvDz4xjzNzcIkb4erNL98efCbSzWzRa6CYv32Pz9bGutlKtO5l%2Bsro1fWK5Ya39jCU0noBWWe66TwlmlpTbLwQh2ZK52vvSxPF7mKY209k3h%2FahY6N4qnqERFa6tDXijUsXwXerbMsmjtGWtLbXveM96GNtbXKjYJJswhU5pbSGKzNLFmFmkPwntLs1jWEmS5CehvAblCe%2BiZwrOFKjRvF2AajmaSwor4SxVFOlmIlCoItOVF3GJtKZQNdF5gqvUWpQndVklgsgizSQwT42MMbajCpIlXpCuVh9b7olSRKdZbKjpkCSCeCTHHzA2WIRmvVG4wdFulsYa4ibExC1tpPiNLmUA7HS5wFjocpkfG4ofGEpDIU2EI7clGy3KB%2F7hd7DLF6fBFYy05vS3KcF3NcyJiSeg%2B9tL5tpR2bQsdQ%2FE00NmURGtZW0zsrUyxhKDkVSSaSaDE2Msgd7D2oMDGoumVsaRS2K4MijLXh95K4ey0WK6%2FwGJFrW5YgcaTB2DHSF%2FpiOSs5ds8X6yLZRqmUbqgU6ZZQY4Ga7L4fHYYOSpDdpFC5xIELUe2vLwqFLwLzhTQAmEJ1xAJYNcIR06uIKRZsGuId1vSdftbb6VzctHKjbAOq0gCj3aBH%2BlckQJEdt6VFGDyWmrEq4jNq6Uzcln8CF%2BN4VgwxjxPY89qhEKoyF5pmTvvgZvbFIfCLIuDVrJeiFM1ImZlQZuRvslOzmKxVhaSkYeowgsUzFUi8qDveUkie1mkkoTU0nKbxrYtlIAzQDr2Bnxc0XI4lRyFxqXQa46wzAtaipQM5IrCXiQBrMP7iPeFP%2FAnR8NhjKVYB%2FkZlnx58M2FKmHx3L6I4CqInU8YVcJxbzjV7Jk3dGGKSF9%2F9CC5MnmakC28%2B%2BRIacafSVcXcjY1MxTc86s0KmP961m92aM0UFj25cENkyGsniqADLAWYZ7b4gm%2BuTlcRkBR%2Fvggonm5mZWEbz%2FEuDBRMY2fz4F90XrxWF2aJNR6ASdO0vOotGmkvPNIhSpLwzyN9MF8qeyTcP7TwIT25cE7QZia628PB73hYHDSt8PB8fH0aDAcHZ2OT8ZHp6Gxs%2BQF%2FmuTH5nhaHpyNJlO%2FtwMJyejI%2F%2F0ZBLEavHcH4yO%2FdFk4p%2Fi6Dq5y%2Bo9C%2B3xiY%2FVpuOTE384PPUn45PjJQ1Q0Nrl580sLH%2BufvqctcpGwYqQYHByNPBx%2BmRR4vQzncRZOQNawapioxt8%2FOvfuiCEhU94F4HRSaB%2F72PyGsKvxzo06hLext77WR5d31sWRWa%2F2%2B9HJrnsWTezh3Dqk3Jht34Wzvt7FdLDrwtbzop1Roq%2FhHeZINLP8L834J86nX8PFmh%2FrQskjzXGRgHiMvx4fS8tk%2BImDKnnCBPIG36OjGr5619xTnXr4W7APPQSjTAl1xKUnBdpZgJyhnfmYRrDqbDTzITKZ%2BWkF2lgEKpOM1YzzsiQmT8QBb7%2FAEdPYyxz6MlHDS8LBL4%2BgfdiJsbPn0EZI1n3%2BjuVgI9VfqnF2etltA3SXP%2F%2FH%2F34X%2F%2FROzg4WEJfrX1DfzBwq7xbT2ktIJuHpOFfRvqKrm9XNoOv9tJ8sd86l8RN%2Fgz4BFPc2OYsv9Fwlnf%2BAcgItAFiJIwjVicAIk%2FFKQ4Fj9EqDzCCYZuxhUmBKcoC2AU8eg4IB4aW7Ox3PMS90Bn63iPZvVghm6sr4K%2BZs6VBMWS4F%2BQE0ZRbziSrrx3K8ezNUR52J%2FgyiSnImIAUZGDIpeophKM1OHAK19gTGR%2FblwXA5%2FvCNjCpigZHnpThBN
https://dummy-citation.com/citation?d=z%3AzVpLkxxXVm6NPYYgAoKBjcYxYRKMHZLprkdWVXf1iJcsyag9Eq1Qyxgi2NzKvFV11fly3syurlkwmoElf4AdC1iwIFhrQcCGX0EEQbCfmA2zgc1855ybr3pIGtuLcYTd5ar7OPc8vvOdc%2B%2FfvDz4xjzNzcIkb4erNL98efCbSzWzRa6CYv32Pz9bGutlKtO5l%2Bsro1fWK5Ya39jCU0noBWWe66TwlmlpTbLwQh2ZK52vvSxPF7mKY209k3h%2FahY6N4qnqERFa6tDXijUsXwXerbMsmjtGWtLbXveM96GNtbXKjYJJswhU5pbSGKzNLFmFmkPwntLs1jWEmS5CehvAblCe%2BiZwrOFKjRvF2AajmaSwor4SxVFOlmIlCoItOVF3GJtKZQNdF5gqvUWpQndVklgsgizSQwT42MMbajCpIlXpCuVh9b7olSRKdZbKjpkCSCeCTHHzA2WIRmvVG4wdFulsYa4ibExC1tpPiNLmUA7HS5wFjocpkfG4ofGEpDIU2EI7clGy3KB%2F7hd7DLF6fBFYy05vS3KcF3NcyJiSeg%2B9tL5tpR2bQsdQ%2FE00NmURGtZW0zsrUyxhKDkVSSaSaDE2Msgd7D2oMDGoumVsaRS2K4MijLXh95K4ey0WK6%2FwGJFrW5YgcaTB2DHSF%2FpiOSs5ds8X6yLZRqmUbqgU6ZZQY4Ga7L4fHYYOSpDdpFC5xIELUe2vLwqFLwLzhTQAmEJ1xAJYNcIR06uIKRZsGuId1vSdftbb6VzctHKjbAOq0gCj3aBH%2BlckQJEdt6VFGDyWmrEq4jNq6Uzcln8CF%2BN4VgwxjxPY89qhEKoyF5pmTvvgZvbFIfCLIuDVrJeiFM1ImZlQZuRvslOzmKxVhaSkYeowgsUzFUi8qDveUkie1mkkoTU0nKbxrYtlIAzQDr2Bnxc0XI4lRyFxqXQa46wzAtaipQM5IrCXiQBrMP7iPeFP%2FAnR8NhjKVYB%2FkZlnx58M2FKmHx3L6I4CqInU8YVcJxbzjV7Jk3dGGKSF9%2F9CC5MnmakC28%2B%2BRIacafSVcXcjY1MxTc86s0KmP961m92aM0UFj25cENkyGsniqADLAWYZ7b4gm%2BuTlcRkBR%2Fvggonm5mZWEbz%2FEuDBRMY2fz4F90XrxWF2aJNR6ASdO0vOotGmkvPNIhSpLwzyN9MF8qeyTcP7TwIT25cE7QZia628PB73hYHDSt8PB8fH0aDAcHZ2OT8ZHp6Gxs%2BQF%2FmuTH5nhaHpyNJlO%2FtwMJyejI%2F%2F0ZBLEavHcH4yO%2FdFk4p%2Fi6Dq5y%2Bo9C%2B3xiY%2FVpuOTE384PPUn45PjJQ1Q0Nrl580sLH%2BufvqctcpGwYqQYHByNPBx%2BmRR4vQzncRZOQNawapioxt8%2FOvfuiCEhU94F4HRSaB%2F72PyGsKvxzo06hLext77WR5d31sWRWa%2F2%2B9HJrnsWTezh3Dqk3Jht34Wzvt7FdLDrwtbzop1Roq%2FhHeZINLP8L834J86nX8PFmh%2FrQskjzXGRgHiMvx4fS8tk%2BImDKnnCBPIG36OjGr5619xTnXr4W7APPQSjTAl1xKUnBdpZgJyhnfmYRrDqbDTzITKZ%2BWkF2lgEKpOM1YzzsiQmT8QBb7%2FAEdPYyxz6MlHDS8LBL4%2BgfdiJsbPn0EZI1n3%2BjuVgI9VfqnF2etltA3SXP%2F%2FH%2F34X%2F%2FROzg4WEJfrX1DfzBwq7xbT2ktIJuHpOFfRvqKrm9XNoOv9tJ8sd86l8RN%2Fgz4BFPc2OYsv9Fwlnf%2BAcgItAFiJIwjVicAIk%2FFKQ4Fj9EqDzCCYZuxhUmBKcoC2AU8eg4IB4aW7Ox3PMS90Bn63iPZvVghm6sr4K%2BZs6VBMWS4F%2BQE0ZRbziSrrx3K8ezNUR52J%2FgyiSnImIAUZGDIpeophKM1OHAK19gTGR%2FblwXA5%2FvCNjCpigZHnpThBN
https://dummy-citation.com/citation?d=z%3AvVdNbyNJGU6WAXaROMBpgRUqCWkFwvFnMkn2Ap7ESazJOCH2zgpxKndXuyvpruqpqrbjOQ2IG4ILJw5I%2BzdyQ%2FtTuHHgtpy48LxV7Y%2BsnIGw2j3Esbvfer%2Ff53nrd3db7yTayIlU345n2tzcbX0v5WPrDI%2Fc%2FL2%2FjFLBDC9kzEoz5kq%2B5k5qxbiKmcOrVE5SvHeC6YQVuiiz8H5i9MylrDBiyjOhHJPKy0e6VM7MWWQEDgUdSuALfIBSxovCaB6l7EbpGX5aNpRQTuaGwkxlJPAkSkUumNNQr3NdvRYq5SpaOJvq0ko1IYmptOQRxK3OpjhHbq9ejzORk3cDORFG8jqjiE9ELAzP2KmeCqNyCqBUeOQP408tJV5IJZGsOcX%2FCdJnvTNnlX6JYHVcRj5SaZkNriMsznLBlaVj5BYJL5yyqTaOT8QXchY8825k8%2BC8VJEsMp%2F7B9MEqy7lzmvipYNu6SRez3SZxSE%2FcUhKRscXhZUqMRyBlZErKc6ERzLzJ2tslkoYDVKxxPkSAjzLtHNCkMoIFYVZzcalhBFISuPDg10ExaNIm9hXaybRJd41KvwUefJHfHjwh%2F104PsJ%2BhcpvdSZjOY11jo8bP2sTinhMqcMhAS7Mp77mDVC4dncBkejFP4JNYEDFAn00NMNZX44j4oNNfLHekgLOxW6gCNORjj%2BWitfg2UL9RVDgNQu8CJKpajabumpCI7W2KtSWApQcWlga8yjG%2BTAZwW9Qy6IGWolDCpvqYs0E4hf0kBhZPIwbQnmgLV2Oww6Co0OUc4yxXORzdk5BaOTBLEY1K5nHU3rxfLBiObsErlW%2FuewNFMx1%2FS1a%2BC6E5HD92dUFQj41Pyq5MpJN18J%2B95Eqtftc%2FiMmibC0vwhTbCcJBT%2F%2Fzo7awmvrZJ7LGxkZOEkkkrBQIWMLKYkx0D4k45jqOE0TViNTTmOUa%2BRchxQMTcxi8VUhuTNMI0%2Bt9W4xdxxAi6LKFZgF5pJItILJf7%2B5s%2BW5zR5I3wdoYQrLQRkHmLmhcZ%2Ff4S6NKFZUROLHE0FgvdDmaHeFP29aRM1IKk2DTzlsXhVUr1ouqLgDcQToAAaGZYe0cE1xJxxDIdiBZ97UaiitAllK9U0m69KtGIc0ODRJoSKPH57MXSw3nTc4jh6Hf3je3H1ptFf4gnKF%2BsSdbwf%2BmefAhc0dSQSVsal55YAXEsxvLyfrs8%2B9RJwBoDJC%2BqOJVyFnqNJnoTDlASrMfCPAQfq9a8AZta6fghCdmJCyG1L8CNRyKI5qB3I1ttoANl%2BwBWCFGXRdsxJjxgrztzQmeJWROUisUrAguWYYJwHEnjL1PUG9IJ5RiMDmQr3YMOR%2FExkGUMksijQdtQbLNdKOhAVYiIJzKrIdOE1RJooFeMjeO7bUyQJIIrAYPGKjuSY1wniDjY94Po8UG9AO3JFXlbICicLvUDXao2gI4UwHmPp9xpsfYkyfvc7z8UcqYntR6xbIUqNHS27prbBCDAZVvB53wSgg5Iv4mPqi3azvbfTauWUAy4B5X3Qw93WNyaB8u0bIa0txXvJVGdlLt4tloLnNCja3G1tywIpu%2BLwAzuhTKSx7hJPfrD9%2BzRDFOH7nzKfZjkuccjS9hgT0dAWmfBcZvPkQs15JtGqU6FU%2FwYfnD3Hp3BpjPKIrQ1nehPvlj8jjursqB5Ek5Tbyzj5PJKxvdt6Eks7Vm%2FwadWbKOeT6067udtqHRx2DlKNrsKqeXvzyeohJC%2F459c%2BdJ%2Bna%2BSptdM83Gk9RUxqUiKmMTJvy7GbF%2BTRDTegk0yM8HMbLSp08hzIvf5YOJRrDtkMPCziZ%2FMjWtC2nBEJugnNEnsyC08FiBJepd1B9%2FzXw%2F6QXZyw0VmPHZ11z897g9PekJ10j%2FqDU%2F%2F0pHfcu%2Bqes9OLl72rwYveYMSG%2FVGPdQfHbNi7etk%2Fgvzw6K
https://dummy-citation.com/citation?d=z%3AvVdNbyNJGU6WAXaROMBpgRUqCWkFwvFnMkn2Ap7ESazJOCH2zgpxKndXuyvpruqpqrbjOQ2IG4ILJw5I%2BzdyQ%2FtTuHHgtpy48LxV7Y%2BsnIGw2j3Esbvfer%2Ff53nrd3db7yTayIlU345n2tzcbX0v5WPrDI%2Fc%2FL2%2FjFLBDC9kzEoz5kq%2B5k5qxbiKmcOrVE5SvHeC6YQVuiiz8H5i9MylrDBiyjOhHJPKy0e6VM7MWWQEDgUdSuALfIBSxovCaB6l7EbpGX5aNpRQTuaGwkxlJPAkSkUumNNQr3NdvRYq5SpaOJvq0ko1IYmptOQRxK3OpjhHbq9ejzORk3cDORFG8jqjiE9ELAzP2KmeCqNyCqBUeOQP408tJV5IJZGsOcX%2FCdJnvTNnlX6JYHVcRj5SaZkNriMsznLBlaVj5BYJL5yyqTaOT8QXchY8825k8%2BC8VJEsMp%2F7B9MEqy7lzmvipYNu6SRez3SZxSE%2FcUhKRscXhZUqMRyBlZErKc6ERzLzJ2tslkoYDVKxxPkSAjzLtHNCkMoIFYVZzcalhBFISuPDg10ExaNIm9hXaybRJd41KvwUefJHfHjwh%2F104PsJ%2BhcpvdSZjOY11jo8bP2sTinhMqcMhAS7Mp77mDVC4dncBkejFP4JNYEDFAn00NMNZX44j4oNNfLHekgLOxW6gCNORjj%2BWitfg2UL9RVDgNQu8CJKpajabumpCI7W2KtSWApQcWlga8yjG%2BTAZwW9Qy6IGWolDCpvqYs0E4hf0kBhZPIwbQnmgLV2Oww6Co0OUc4yxXORzdk5BaOTBLEY1K5nHU3rxfLBiObsErlW%2FuewNFMx1%2FS1a%2BC6E5HD92dUFQj41Pyq5MpJN18J%2B95Eqtftc%2FiMmibC0vwhTbCcJBT%2F%2Fzo7awmvrZJ7LGxkZOEkkkrBQIWMLKYkx0D4k45jqOE0TViNTTmOUa%2BRchxQMTcxi8VUhuTNMI0%2Bt9W4xdxxAi6LKFZgF5pJItILJf7%2B5s%2BW5zR5I3wdoYQrLQRkHmLmhcZ%2Ff4S6NKFZUROLHE0FgvdDmaHeFP29aRM1IKk2DTzlsXhVUr1ouqLgDcQToAAaGZYe0cE1xJxxDIdiBZ97UaiitAllK9U0m69KtGIc0ODRJoSKPH57MXSw3nTc4jh6Hf3je3H1ptFf4gnKF%2BsSdbwf%2BmefAhc0dSQSVsal55YAXEsxvLyfrs8%2B9RJwBoDJC%2BqOJVyFnqNJnoTDlASrMfCPAQfq9a8AZta6fghCdmJCyG1L8CNRyKI5qB3I1ttoANl%2BwBWCFGXRdsxJjxgrztzQmeJWROUisUrAguWYYJwHEnjL1PUG9IJ5RiMDmQr3YMOR%2FExkGUMksijQdtQbLNdKOhAVYiIJzKrIdOE1RJooFeMjeO7bUyQJIIrAYPGKjuSY1wniDjY94Po8UG9AO3JFXlbICicLvUDXao2gI4UwHmPp9xpsfYkyfvc7z8UcqYntR6xbIUqNHS27prbBCDAZVvB53wSgg5Iv4mPqi3azvbfTauWUAy4B5X3Qw93WNyaB8u0bIa0txXvJVGdlLt4tloLnNCja3G1tywIpu%2BLwAzuhTKSx7hJPfrD9%2BzRDFOH7nzKfZjkuccjS9hgT0dAWmfBcZvPkQs15JtGqU6FU%2FwYfnD3Hp3BpjPKIrQ1nehPvlj8jjursqB5Ek5Tbyzj5PJKxvdt6Eks7Vm%2FwadWbKOeT6067udtqHRx2DlKNrsKqeXvzyeohJC%2F459c%2BdJ%2Bna%2BSptdM83Gk9RUxqUiKmMTJvy7GbF%2BTRDTegk0yM8HMbLSp08hzIvf5YOJRrDtkMPCziZ%2FMjWtC2nBEJugnNEnsyC08FiBJepd1B9%2FzXw%2F6QXZyw0VmPHZ11z897g9PekJ10j%2FqDU%2F%2F0pHfcu%2Bqes9OLl72rwYveYMSG%2FVGPdQfHbNi7etk%2Fgvzw6K

Frontiers in Urban Resilience and Sustainable Systems

However, understanding whether a housing policy is effective is also a pertinent practical issue, as the focus
on affordable housing for middle- and low-income earners is a global problem and finding solutions to these
challenges has constantly been an issue of public debate among academicians, governments, and international
organizations (King, Orloff, Virsilas and Pande, 2022).Thus, the reviewed articles on housing policy in the Global
South with Nigeria as a case study were linked to issues of finance, institutional and policy implementation, land,
housing supply and shortage, and ineffective governmental programmes, while in the Global North the issues are
linked to issues of housing supply, housing shortage, and housing policy support structures. Finally, Coupe (2020)
emphasized that the housing affordability crisis is a global crisis and that the concern for housing affordability is
widespread across countries, the extent of these concerns depending significantly on each country’s context and
on the particular subgroup and indicator analyzed.

Abubakar (2021) in his study; A framework for sustainable provision of low-income housing in Abuja, Nigeria. The
approach adopted in the study to uncover the challenges of housing provision in Nigeria is an empirical study with
three key stakeholders: policymakers, housing providers, and low-income groups. The research established some
drivers and recommendations as fundamental to an adequate housing provision. The drivers and recommendations
were each grouped into one of the three pillars of sustainable development, namely, economic, environmental,
and social components, and form the overarching structure of the framework. Additionally, the validation enabled
the study to rank the level of importance of the drivers and allocated the responsibility of action to stakeholders.
He found out that the annual increase of housing challenge in Nigeria is attributed to high population growth,
increasing urbanisation, and growing rate of poverty among citizens.

On the problems and prospects of housing delivery in Nigeria, Adeleye and Ogunshakin (2020) in their study high-
lighted these problems. These problems included high cost of houses, poor architectural/design standards, difficulty
in obtaining mortgage loans especially by the low-income earners, lack of adequate planning and corruption. The
study suggested that the government should encourage the use of local building materials for construction and also
deploy modern strategies like site and service scheme in ensuring that citizens of Nigeria get affordable housing.

Still on the problems of housing delivery, Ajibola and Owolabi (2020) studied the problems of housing delivery
in Osun State. The study revealed that high cost of land acquisition, high cost of housing, housing finance,
high building materials and construction costs, security of tenure, effects of weather, population increase, environ-
mental suitability, individual earning power, high inflation rate and corruption constituted the major problem
facing housing delivery in the state. The study further recommended that adequate research on how existing local
materials can be developed into building materials should be carried out as well as the activities of the National
Housing Fund should be improved.

From the empirical review, it is evident that a large amount of literature had been conducted on the factors to poor
program implementation. However, in terms of geographical scope, majority of these studies have remained silent.
This study therefore filled this gap in literature as it assessed factors pertinent to Ebonyi state.

Materials and Methods
Study Area

Ebonyi State is the study area. It is one of the five states in the southern zone of Nigeria. It is situated between
latitudes 5°40' and 6°54'N and longitudes 7°30'and 8°30'E of the Greenwich Meridian while occupying a land mass
of 5935 square kilometers (Okereke, Okpani, Oroke and Onwe, 2020). It is bounded to the north by Benue State, to
the east by Cross River State, to the south by Abia State and to the west by Enugu State (see Figure 1). Geopolitically,
it belongs to the South East Zone of Nigeria but lies entirely in the Cross-River Plains. There are 13 LGAs in the
state grouped into three senatorial zones namely, Ebonyi North comprising Abakaliki, Ebonyi, Ohaukwu and Izzi
LGAs; Ebonyi central made up of Ishielu, Ikwo, Ezza North and Ezza south LGAs; and Ebonyi South made up of
Afikpo North, Afikpo South, Ivo, Ohaozara and Onicha LGAs.

Known as “Salt of the nation” because of the rich salt deposits found in commercial quantity in Okposi, Enyigba
and Uburu salt lakes, Ebonyi State clearly stand out as a potential destination of interest to investors. Housing
programmes constitute concerted efforts aimed at alleviating challenges in housing and housing delivery while
also increasing available units. In Ebonyi State, current and previous governments have initiated and implemented
housing programmes aimed at increasing housing delivery and curbing housing challenges. The Low-Cost Housing
programme which is aimed at housing the low-income earners had been initiated and implemented in providing
affordable and conducive housing to the residents of Ebonyi State (Kalu and Nwankwo, 2021). The programme
initiated and implemented by both the federal and state governments delivered 700 housing units contained in two
estates in the state. These estates are the Liberation Estate situated at Agahgboriga (in Abakaliki) and Democracy
Estate situated along Enugu-Abakaliki Expressway.

Currently, the state is involved in major housing programmes initiated and being implemented by both the federal
and state governments. The federal government’s-initiated housing programmes for affordable housing in Ebonyi
State include Renewed Hope Cities and Estates Programmes for affordable housing, the National Housing pro-
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gramme/National Social Housing Programme (NSHP) and the Federal Mortgage Bank of Nigeria (FMBN) projects
on housing. These housing programmes had delivered some measures of results in terms of housing delivery in
Ebonyi State.

The Renewed Hope Cities and Estate programme was initiated and being implemented by the Federal Ministry
of Housing and Urban Development (FMHUD) in 2024 (Federal Republic of Nigeria, FRN, 2024). The program
was initiated in a quest to fulfil President Tinubu’s goal of building a trillion-dollar economy in Nigeria while
also attaining the Sustainable Development Goals (SDGs) program (Gwarzo, 2024). The program is set to see the
construction and completion of 3,500 housing units across Nigeria and the Federal Capital Territory (FCT). In June,
2024, a ground-breaking ceremony for the allotted 250 housing units was held in Ebonyi State.

Ebonyi State has also joined the National Social Housing Programme. The programme plans to construct 300,000
housing units for low-income earners across the nation at affordable rates (Family Homes Fund, 2023). In Ebonyi
State, over 10 hectares of land has been provided at different locations for this housing development. This include
Umuobuna in Ohaozara Local Government Area (LGA) and Zone 12 in the Centenary City situated in Abakaliki.

The housing programme initiated by the Federal Mortgage Bank of Nigeria has also contributed to the construction
of affordable housing in Ebonyi state. The program in 2020, inaugurated 90 housing units out of the stipulated 200
at an estate in Ubu in Ohaozara LGA (TVC News Nigeria, 2020).
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Figure 1: Map of Ebonyi State
Source: Researchgate.net (2020)

Currently, the state-led housing programme is anchored on Governor Francis Nwifuru’s 126 modern housing estate.
This program is being initiated and implemented to reward outstanding public, civil servants and other members
of the state who have served the state with distinction (Alagbe, 2024). From the reports of Market Forces Africa
(2024), the housing units will be allocated to deserving recipients free-of-charge.

Also, the Widows Housing Programme in Ebonyi State was initiated and implemented by the Office of the First
Lady of Ebonyi State in conjunction with the Foundation for Better Health for Rural Women, Children and
Internally Displaced Persons (BERWO) (The Guardian, 2025). The project was aimed at providing free homes to the
less privileged like widows and orphans in Ebonyi State. The program provided homes in the 13 local government
areas of the state. In 2025, 26 widows; 2 from each of the 13 LGAs were handed the keys to a finished 3-bedroom
bungalows.

From the discussions, it is evident that there exist housing programmes in Ebonyi State aimed at providing
affordable housing and alleviating housing problems. It is therefore pertinent to point out that despite the strides
achieved by these programmes, majority of the residents of Ebonyi State still experience housing challenges which
must be addressed to create a conducive environment for living, working and recreating,.

Methods
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The study adopted the survey research design. The chosen design assisted the researcher in elucidating vital infor-
mation from residents, town planners, private building developers, agents of government (like the Ebonyi State
Housing Corporation) and other stakeholders in the built environment on how various housing programmes have
performed in the provision of affordable housing in Ebonyi State, Nigeria. Both primary (questionnaire, interview
and personal observation) and secondary (web pages, journals, periodicals, government gazette, newspapers and
textbooks) constituted the data sources for the study.

Table 1: Population of the Study Area

S/N LGA Location Number of Build-| Persons in house-| Population | Total Population
ings holds
1 | Abakaliki | Democracy Es-| 100 Nos of 2-bed- 42x 7 =329 633 7,685
tate, Eguog'b(')rlga, room flats 36 x 6 - 216
Abakaliki
22x4=88
2 | Abakaliki | Liberation Es-| 600 plots of 105 x 7 =735 1,493
tate, along Enugu- | land. 430 occupied 101 x 6 = 606
Abakaliki Ex-| with 246 2-bed-
pressway, Abaka- room flats 32x4-128
liki 8x3=24
184 duplexes 147 x 7 = 1029 1233
28x6 =168
9x4 =36
3 | Abakaliki | Sacamory Estate,| 96 buildings of 2- 48 x 7 = 336 588
GRA, Abakaliki bedroom flats 30 x 6 = 180
18x4=72
4 | Abakaliki | Udensi Estate,| 102 buildings of 2- 45x 7 =315 607
Udensi street, bedroom flats 32 % 6 = 192
Abakaliki
25x4 =100
5 | Abakaliki | Workers Village | 200 buildings of 102x7 =714 1,137
Estate, UgT/Vl.l self-standing  2- 47 x5 = 235
Achara, Abakaliki bedroom flats
35x4=140
16 x 3 =48
6 | Ezzamgbo | Ezzamgbo Hous-| 100 buildings of 2- 72 x 7 = 504 664
ing Scheme bedroom flats 20 % 6 = 120
8x5=40
7 Onueke | Onueke Housing | 100 buildings of 2- 85x 7 =595 670
Scheme bedroom flats 15x 5 =75
8 Afikpo | Afikpo Housing | 100 buildings of 2- 75x 7 =525 660
Scheme bedroom flats 10 X 6 < 60
15x5=75

For the sample, 5% of the total population served as the sample size for the study. On this note, 384 samples were
obtained. This is in accordance with the opinion of Sekaran and Bougie (2020) that a sample size of between 30 and
500 is appropriate for any study.

Source: Ebonyi State Ministry of Housing and Urban Development (2025) and Researcher's Fieldwork (2026)

The research population comprised individuals for questionnaire administration (residents of housing estates for
low-income earners) and individuals for interview including residents, town planners, private building developers,
agents of government (like the Ebonyi State Housing Corporation) and other stakeholders in the built environment
domiciled in Ebonyi State. From the field study, eight (8) public housing estates in Ebonyi state with a population
of 7,685 (see table 1) realized a sample of 384. Purposive and simple random sampling techniques were adopted for
the study. Purposive sampling ensured that resident in the identified existing housing estates were available for
sampling. Housing studies in the identified estates was carried out to determine the total population of the study.
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Furthermore, 0.5% of the total housing stock in the study’s selected estates were obtained and utilized as the sample
size of the study. The questionnaire were administered randomly across the identified estates thereby giving no
room for bias.

In order to confirm the reliability of the research instrument used in the study, twenty copies of trial questionnaire
distribution were given out to residents of government housing estates in Enugu State in order to spot possible
errors before mass production of the instrument. After the collection of the trial questionnaire, the Product
Moment Correlation statistical tool was then explored in order to obtain the consistency level of responses. The
co-efficient index was calculated and a score of 0.67 was obtained which was termed reliable. For the study, two
types of statistical tools and Goal Achievement Matrix were employed in the study. The statistical tools comprised
of descriptive (frequencies, percentages) and inferential (PCA) which was adopted in analyzing the hypothesis of
the study.

Findings

Objective One: Assessing the Effectiveness of the Identified Housing Programmes in Ebonyi state

Results of the analysis in table 2 showed that the Federal Mortgage Bank Housing Scheme performed more
effectively in affordable housing to the residents of Ebonyi state with the score of 33 (from a possible 40); this was

followed by PPP housing program (30 out of 40) and lastly by site and services scheme (27 out of 40) and low-cost
housing program (27 out of 40) which was below the benchmark score.

Objective Two: Analyzing the identified factors to poor housing program implementation Ebonyi State

Table 3 gives the summary of the factors to housing programs effectiveness in Ebonyi state. The result showed that
resident related factors accounted as the major factor to housing program effectiveness in the study area with a
grand mean of 4.53 which is above the benchmark of 2.49. This is followed by government related factors (grand
mean of 4.41); financial institution related factors (grand mean of 4.40); externalities related factors (grant mean of
4.24) and lastly by contractor related factors (grant mean of 4.15) (see Appendix I for full analyses of the factors).

Table 2: Assessment of the Effectiveness of the Identified Housing programmes in Ebonyi State
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S/NT rogrammek CRITERIA (5 MARKS EACH) SCORE

Afford- | Accessi- Con- Sustain- | Impact | Legal se-| Services | Cultur-
ability bility ducive- able on local | curity of | and ma-| ally ade-
ness econ- tenure terials quate

omy

1 Low- 5 5 2 2 3 5 2 3 27
Cost
Housing
Scheme
2 | Site and 4 3 3 3 3 4 3 4 27
Service

Scheme

3 Na- . . . B . . . . -
tional
Social
Hous-

ing Pro-

gramme

4 Public- 3 3 4 4 4 4 4 4 30

private

partner-
ships

5 Federal 5 3 5 4 4 4 4 4 33
Mort-
gage
Bank

Housing

Scheme

6 Re- . . . . . . . . .
newed
Hope
Estates
and
Cities

Source: Researcher’s Fieldwork, 2025

Table 3: Summary of Factors to Housing Programmes Effectiveness in Ebonyi State

S/N | Factors categories | Grand Mean | Rank
1 Resident related 4.53 1
2 | Government related 4.41 2
3 Financial related 4.40 3
4 | Externalities related 4.24 4
5 Contractor related 4.15 5

Source: Researcher’s Fieldwork, 2025

Also, from table 4, analysis showed the overall 10 highest factors and their categories as they influence housing
programs effectiveness in Ebonyi state. Results showed that resident related factors were the highest with poor
awareness of housing programmes and application process (resident related factor: mean= 4.77) accounting as
the highest factor hindering housing programs effectiveness in Ebonyi state. This is followed by imbalance in
individual earning power (mean = 4.75); government-community conflicts (mean= 4.70); poor legislation on land
tenure system (government related factors, mean= 4.68); scarcity of lands (externalities related factors, mean=
4.65); rapid urbanization (externalities related factors, mean= 4.65); high collateral and stringent requirements for
mortgage (financial related factors, mean= 4.65); inadequate regulation of cost of housing (government related
factors, mean= 4.64); poor contribution to housing funds (residents related factors, mean= 4.60) and nepotism and
corruption (government related factors, mean= 4.60). The results therefore implied that the identified factors were
significant in hindering the effectiveness of housing programs in Ebonyi state.
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Table 4: Highest 10 factors to housing programmes effectiveness in Ebonyi State

S/N factors Category Mean | Rank
1 | Poor awareness of housing programmes and application process Resident-related 4.77 1
2 Imbalance in individual earning power Resident-related 4.75 2
3 Government-community conflicts Government-related | 4.70 3
4 Poor legislation on land tenure system Government-related | 4.68 4
5 Scarcity of lands Externalities-related | 4.65 5
6 Rapid urbanization Externalities-related | 4.65 5
7 High collateral and stringent requirements for mortgage Financial-related 4.65 5
8 Inadequate regulation of cost of housing Government-related | 4.64 6
9 Poor contribution to housing funds Residents-related 4.60 7
10 Nepotism and corruption Government-related | 4.60 7

Source: Researcher’s Fieldwork, 2025
Testing of Hypotheses

The factors to poor housing program implementation are not statistically significant across various areas of Ebonyi
State, Nigeria.

In analyzing this hypothesis, the Principal Component Analysis (PCA) was adopted. To effectively conduct the
analysis, the values from Appendix I were inputted into the computer SPSS software and the factor analysis was
computed.

Result and Explanation

Results from the factor analysis, the factors were grouped into five categories as seen in Appendix I. Results showed
that the Kaiser-Meyer-Olkin (KMO) (.951) which is more than 0.7 indicated that the sampling was adequate. Also,
the Bartlett's Test of Sphericity (0.000) was less than the significance level of 0.05 which implies that the variables
were strongly correlated and suitable for the study.

For the categories of factors and results, the categories explained 99.99% of the factors to poor housing program
implementation in Ebonyi State, Nigeria. The identified predominant categories of factors to poor implemen-
tation that explains the ineffectiveness included the government-related factors (95.815%), contractor-related
factors (2.649%), financial-related factors (0.873%), resident-related factors (0.442%) and externalities-related factors
(0.219%).

Discussion of Findings

On the effectiveness of the identified housing programs in the provision of affordable housing in Ebonyi state,
the result showed that the FMB houses scheme better performed in providing affordable and conducive housing
for the residents of Ebonyi state with a cumulative score of 33 than the other implemented housing programs in
Ebonyi State. In assessing the eight criteria utilized in the analysis, it was revealed that the FMB housing scheme
was effective in meeting these objectives. For criteria one (affordability), the programs scored favourably showing
that the cost of rent and purchase were more feasible than adjoining private housing. For criteria 2, the low-cost
housing scored the highest (5) as against other housing programs signifying ease of ownership, payment and trans-
ferability. Criteria 3 (conduciveness) revealed that housing under FMB were more conducive than housing under
other housing programs. Criteria 4 which focused on sustainability showed that the quality of building materials,
professionalism and maintenance were more sustainable in the housing under FMB than other housing programs
justifying the score of 4, 4, 3 and 2. Criteria 5 (impact on local economy) favored the housing under FMB (4) than
other housing programs. Criteria 6 (legal tenure of security) favored the low-cost housing (5) than other housing
programs showing better repayment period (15-30 years as against 10 to 20 years for FMB) and ease of transfer.
The services and materials criteria (criteria 7), was in favor of FMB (scoring 4) than other housing programs.
This signifies that the housing under FMB were better serviced (good roads, electricity, water and other ancillary
services) than the housing provided under other housing programs. Lastly, the criteria on cultural adequacy showed
that the housing under FMB met the aspirations of the occupants than the houses under other housing schemes.
This justifies the score of 4, 4, 4 and 3 of FMB. The result of this analysis presents a novel approach and finding
that have not been explored in any previous research. However, comments by Cai et al (2020) gives credence to the
fact that housing policies and programs have not improved the quality of housing. Also, Hansson (2022) found that
despite the utilization of the multi-family housing model in Germany and Sweden, severe housing shortage is still
being experienced in these countries.
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On the key factors to housing programs implementation in Ebonyi state, the results of this analysis revealed
insightful findings. From the study, the summary of the five categories of problems showed that residents related
problems ranked number one with a camulative mean of 4.53. This is followed by government related factors (mean
of 4.41); financial related factors (mean of 4.40); externalities related factors (mean of 4.24); and contractor related
factors (mean of 4.15). The result showed that all the categories of factors to poor effectiveness of housing programs
were evident in Ebonyi state.

Furthermore, the study revealed the highest 10 factors to housing programs effectiveness in Ebonyi state. Results
also revealed that resident related factors occupied the top two spots (poor awareness of housing programmes and
application process: mean= 4.77: Rank is 1; imbalance in individual earning power: mean= 4.75: Rank is 2). This is
followed by government-community conflicts (government related factors: mean= 4.70: Rank is 3); poor legislation
on land tenure system (government related factors, mean= 4.68: Rank is 4); scarcity of lands (externalities related
factors, mean= 4.65: Rank is 5); rapid urbanization (externalities related factors, mean= 4.65: Rank is 6); high
collateral and stringent requirements for mortgage (financial related problems, mean= 4.65: Rank is 7); inadequate
regulation of cost of housing (government related factors, mean= 4.64: Rank is 8); poor contribution to housing
funds (residents related factors, mean= 4.60: Rank is 9) and nepotism and corruption (government related factors,
mean= 4.60: Rank is 10). This result also revealed a novel finding that have not been explored in previous literature
where categories of factors have been analyzed and ranked with emphasis on housing programs in Ebonyi state.
However, existing literature have opined that housing programs are marred with numerous factors like poor
distribution, scarcity of land, shortage of skilled manpower, poor design, difficulty in obtaining mortgage loans
among others (Iheme, 2022; Adeshina and Idaeho, 2019; Adeleye and Ogunshakin, 2020; Cai et al., 2020; Tipple,
2020; Kieti and K'Akumu, 2019).

Conclusion

Housing and its provision have since been second only to food and clothing, hence, that narrative have continued
to evolve where housing have been seen as a sign of accomplishment in many societies. However, its supply has
not been able to meet the demand despite the various housing programs and policies been initiated. The current
study further gives credence to this scenario while focusing on the effectiveness and factors to housing program
implementation in housing in Ebonyi state.

The study revealed as stated by previous authors key factors that hinder the effectiveness of the housing programs
in Ebonyi state. These factors to mention a few included resident related factors (imbalance in individuals earning
power, poor awareness of housing programs and application process and poor contribution to housing funds),
government related factors (inadequate regulation of cost and nepotism and corruption) and financial related
factors.

The study further highlights the fact that concerted efforts aimed at ameliorating these factors is one major way to
ensuring that future housing programs are more effective in providing affordable and conducive housing for the
residents of Ebonyi state. It is to note that in achieving effectiveness of housing programs, such strategy must meet
the criteria of affordability, conduciveness, accessibility, sustainability, impact on local economy and culturally
adequate.

Recommendations
The following recommendations were put forward in line with the findings of the study.

1. It is greatly recommended that all bureaucratic bottlenecks like stringent application processes and require-
ments for housing allocation should be eased down. This will ensure that the right beneficiaries get access to
the available housing units.

2. Nepotism and corruption in the distribution of housing units under housing programs should be greatly frowned
at by the state government and its presiding agencies. This will ensure that there is no bias and sentiments in
the distribution of housing units to the right beneficiaries.

3. The state government through its agencies with advice from town planners should ensure that stipulated cost
of housing under housing programs are adhered to. This will encourage more applicants within the low-income
earners to apply.

4. Adequate training of manpower, prompt inspection and utilization of quality building materials should be
encouraged in the construction of housing units under housing programs. This will go a long way to ensure
sustainability of provided housing in Ebonyi state.

5. It should be noted that the requirements for mortgage loans should be reduced while corrupt financial handlers
should be brought to book. This ensures that the financial allocations and contributions from the government
and individuals respectively are utilized in the provision of housing units.

6. More awareness on the timely contribution to housing funds on the part of the residents as well as imbibing
good maintenance culture is key to increased housing provision and sustainability.
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7. Proper allocation of vacant plots (especially to low income earners at desired dimensions) should be encouraged
in new planning schemes. This will go a long way to reducing the high cost of land thereby making construction
affordable for self-development by residents.
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