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Stakeholders' perspective on collaboration barriers
in low-income housing provision: a case study from
pakistan

Sana Malik® "™ & Mohammad Nurunnabi?

The prevailing housing situation in Pakistan is alarming, as more than 47% of urban
households are estimated to be living in squatters. Housing stakeholders require an enabling
environment to collaborate to reduce the drastic inequity with too many housing options for
the high-income and too few for the low-income groups. Existing literature reveals that
Pakistan lacks stakeholder studies with a collaborative focus on providing low-income
housing in urban areas. This study explores the barriers and impediments to stakeholder
collaborations in the low-income housing sector through in-depth interviews within the urban
setting of Lahore, the capital and the most populous city of the biggest province, Punjab,
Pakistan. The findings identify the emergence of five cross-cutting collaboration challenges
(GLIPP), placing government capacity, institutional complexity, and political willpower &
intervention as dominant ones. This study stresses revising the organizational hierarchy of
government institutions to develop a collaborative culture in the Pakistani housing sector. As
part of practical implications, this paper would agitate policymakers to develop housing
policies and programs for low-income groups.

P

TSunway University, Selangor, Malaysia. 2 Prince Sultan University, Riyadh, Saudi Arabia. ®email: architectsana@live.com; sanam@sunway.edu.my

HUMANITIES AND SOCIAL SCIENCES COMMUNICATIONS | (2024)11:88 | https://doi.org/10.1057/541599-023-02583-0 1


http://crossmark.crossref.org/dialog/?doi=10.1057/s41599-023-02583-0&domain=pdf
http://crossmark.crossref.org/dialog/?doi=10.1057/s41599-023-02583-0&domain=pdf
http://crossmark.crossref.org/dialog/?doi=10.1057/s41599-023-02583-0&domain=pdf
http://crossmark.crossref.org/dialog/?doi=10.1057/s41599-023-02583-0&domain=pdf
http://orcid.org/0000-0002-3334-9220
http://orcid.org/0000-0002-3334-9220
http://orcid.org/0000-0002-3334-9220
http://orcid.org/0000-0002-3334-9220
http://orcid.org/0000-0002-3334-9220
mailto:architectsana@live.com
mailto:sanam@sunway.edu.my

ARTICLE

Introduction

ore than 20% of the world’s population faces a shortage

of adequate housing, estimated at around 100 million

homeless people (Adetooto and Windapo, 2022). There
is an increased demand for affordable housing by low-income
groups, which draws essential considerations on the resources
and competencies of all stakeholders. For the projects to be well-
connected with community needs, the various strengths of each
involved stakeholder must be integrated with the development
process, further ensuring feasibility and long-term affordability
(Bratt, 2008). A recent study indicated a research knowledge gap
and recommended developing a conceptual framework for bar-
riers to sustainable affordable housing (Adabre et al., 2020). For
housing development, such partnerships range from multi-
stakeholder engagements, local and global level arrangements,
short to long-duration strategies, and fully mandated voluntary
basis (Selsky and Parker, 2005; Madden, 2011; Cleophas et al.,
2019). Many practical barriers impede collaboration for low-
income housing provision. Little literature is available about
barriers to stakeholder collaboration in the context of low-income
housing in developing countries. A recent study identified several
factors impeding the sustainable provision of affordable housing
for low-income groups, including fiscal constraints, cultural
change, market limitations, knowledge limitations, institutional
and legislative barriers, and technological difficulties (Ezennia,
2022). Williams and Dair (2007) found that the stakeholders
involved in development and construction face knowledge-related
barriers. Developers, builders, consultants, and academia are
potential market stakeholders working within professional con-
sultancy, labor, and building material supplies. Their decision-
making practice is influenced by the configuration of their
engagement patterns and values about land, property, buildings,
and environments. Regarding funding issues, Average (2019)
highlighted that the private sector avoids investing in low-income
housing schemes as they regard it as a high-risk and low-return
investment area; hence, the low-income groups are ruled out
from participating in private sector projects because of their
stringent framework insensitive to the urban poor conditions.
The literature on collaboration barriers was explored under dif-
ferent housing contexts like sustainable housing development,
affordable housing, and low-income housing (Table 1).

The above table highlights key factors acting as barriers to
stakeholder collaborations. Such barriers fall mainly within gov-
ernment, policy, funding, legislation, political will, and environ-
mental factors. Regulatory measures act as drivers for change
within the government sector since these deal with important
procurement matters for project tenders of housing development.
Meehan and Bryde (2015) highlighted the role of officials within
regulatory authorities in the procurement domain of sustainable
housing. Their study exposed that “regulators’ network position
affords no direct access to suppliers, contractors or tenants

constraining knowledge creation, an essential factor for sustain-
able procurement in the sector.

The policy domain can also play a vital role in promoting
stakeholder collaborations. A recent study by Odoyi and Riek-
kinen (2022) explored housing policy discussion using qualitative
content to promote affordable housing for low- and middle-
income earners, which finds that land, research and development,
housing schemes, and government are important to providing
affordable housing. Institutional factors that constraint the col-
laborative approach among stakeholders for housing develop-
ment include duplication and confusion arising from parallel
policies/legislation, lack of inter-stakeholder communication
networks, slow administrative processes in certifying and pol-
icymaking, lack of a comprehensive code /policy package to guide
action on sustainability (Yang and Yang, 2015). If mutual gains
are to be achieved, there needs to be some alignment among the
partners because mismatched partners can strain collaboration
(Berger et al.,, 2004). A focus on mission and community can
provide necessary alignment, anticipating problems of fit and
structure to avoid misallocation of costs/benefits or mismatched
partnerships (Madden, 2011).

Barriers to collaboration must be addressed to minimize
uncertainty and build essential information to deliver across all
stakeholders (Cheung and Rowlinson, 2011) and positively
impact decision-making toward more efficient and effective
outcomes (Miller and Buys, 2013). Yang andYang (2015) revealed
that the problems of key housing stakeholders, particularly those
designing, developing, and marketing sustainable housing pro-
ducts, were not studied systematically. This fits well with the case
of Pakistan since the country is facing the provision of affordable
housing for low-income groups. The situation is alarming; around
47 per cent of urban households are estimated to live in squatters.
These overcrowded informal settlements lack basic infrastructure
like schools, sanitation, and health services, contributing to poor
social and economic outcomes (Uppal, 2021; Malik et al., 2020).
Housing prices have increased over time; this has been reflected
in all the data sets under observation. There is drastic inequity in
the provision of housing, resulting in too much housing for high-
income and too little for low-income groups. This is because the
country has observed rapid growth in population and urbaniza-
tion that has badly affected almost every activity of city life
(Ahmed et al., 2021). Recent housing efforts from the government
sector, like the Naya Pakistan Housing Project (NPHP), need to
do more to ensure that government land and revenue are utilized
for the benefit of those who need it the most (Farrukh, 2022).

The present study reflects on the two-fold research gap:
stakeholder and low-income housing studies concerning
Pakistan. Previously, stakeholder studies in the Pakistani
context have focused on stakeholder communication for the
software industry, housing design and household practices

Themes

Table 1 Barriers and Drivers for Low-Income Housing Collaborations.

Properties

Barriers to Stakeholder
Collaborations

Institutional complexity

Government sector
Legislation

Political Will
Environment/contextual
factors

Policy

Yang and Yang (2015); Malik et al. (2020); Shah and Afridi (2007), Ahmad and
Anjum (2012)

Madden (2011); Meehan and Bryde (2015)

Zainul Abidin et al. (2013); Williams and Dair (2007); Mehmood, 2016; Kaleem
and Ahmed (2010), Gandhi (2012), Olotuah (2009)

Madden (2011), Aslam (2014), Siddiqui (2015), Aazim (2017)

Li et al. (2018); Sourani and Sohail (2011); Muazu and Oktay (2011); Lowe and
Oreszczyn. 2008; Average (2019)

Winston (2010); Mehmood (2016); Odoyi and Riekkinen (2022)
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Table 2 Key stakeholders involved in the low-income housing provision in Punjab, Pakistan.

Professionals
Commercial Banks
Academia
Civil society Stakeholders (Lahore)
NGO (microfinance)
Social Enterprise

Bank of Punjab (BOP)
Academic (Housing Researcher)

Stakeholders Key organizations representing the stakeholder categories Domain of action

State Stakeholders (Islamabad & Lahore)

Federal Housing Building Finance Corporation (HBFC) Finance & Legislation
Ministry of Housing & Works (MHW) Land allocation & Policy
Housing Task Force (HTF) Policy & stakeholder consultation

Provincial Punjab Housing and Town Planning Agency (PHATA) Land Allocation, policy and execution
Punjab Land Development Company (PLDC) Land Allocation, policy and execution
Housing Task Force - HTF Policy & stakeholder consultation
The Urban Unit Research & Policy

Local Lahore Development Authority (LDA) Legislation and regulation

Market Stakeholders (Lahore)

Developers Association of Developers and Builders (ABAD) Land development and project delivery

Consultants (Architecture & Planning)

Akhuwat (Working across Pakistan with head office in Lahore)
Ansaar Management Company (AMC)

Professional consultancy
Housing Finance
Research & Policy

Housing Microfinance
Land development and project delivery

brownfield redevelopment environmental impact assessment
(Nadeem and Fischer, 2011; Bott, 2018); risk management
practices in the construction industry (Choudhry and Iqgbal,
2013); and housing reconstruction post-conflict (Zada, 2019).
Regarding the low-income housing domain in Pakistan,
existing literature has not investigated collaboration barriers
restricting the provision of low-income housing. Past and
recent studies have explored the different perspectives related
to low-income housing. For instance, housing finance models
from investor innovators like Reall (Jones and Stead, 2020),
urban sprawl and colonization (Javed and Riaz, 2020), housing
inequalities among ethnolinguistic groups (Munir et al., 2022),
understanding the public housing institutions with overlapping
jurisdictions and roles (Malik et al., 2020), the impact of for-
eign capital inflow on the housing market (Ahmed et al., 2021),
financialization and real estate in the Global South (Akhtar and
Rashid, 2021), and determinants of housing prices (Azam
Khan et al., 2022). It establishes a key research gap to conduct
the rigorous analytical study of barriers to stakeholder colla-
borations to address the prevalent issue of inadequate low-
income housing delivery mechanisms in most developing
countries, particularly Pakistan. The key stakeholders in
establishing linkages of allied industries with the housing
sector can play a vital role in housing provision for low-income
groups. Since stakeholder-oriented studies could have multi-
dimensional scopes, this study explicitly focuses on exploring
stakeholders’ experiences within the low-income housing sec-
tor’s state, market, and civil society categories. Research shows
that stakeholders who engage as facilitators, invest in building
trust and commitment, and promote a sense of shared
responsibility can help their networks overcome these barriers
and collaborate more effectively (Mosley, 2021). By studying
the low-income housing context in Pakistan concerning col-
laboration barriers, research can reveal the operational loop-
holes within current government-set conditions and private
market agendas to offer the best possible grounds for solutions
to policymakers.

Methodology

The insufficiency of literature, particularly on the Pakistani low-
income housing sector, as indicated above, can be well achieved in
the present research by exploring the experiences of housing
providers represented by key stakeholders working in different
categories, i.e., state (government authorities), market (Devel-
opers), and civil society (NGOs). The selection of stakeholders

was guided for the present study from previous studies like
Bondinuba et al. (2016), such as housing providers like micro-
finance bodies, end users, government bodies (banks, ministries,
and local bodies), and supporting institutions (academia, research
centres). Exploration of theoretically loaded parameters with
ideology, structure, and experience of stakeholders to the pro-
liferation of the concept of low-income housing need to be
measured qualitatively (Moore, 2005; Moore and Koontz, 2003).
Hence, the case study approach helped understand the low-
income housing arena by exploring the stakeholder experiences
and perspectives through in-depth interviews.

Lahore, the capital and the most populous metropolitan city of
the largest province of Punjab, Pakistan, has been chosen as the
case study area. The selection of Lahore city is because the largest
public project in the low-income housing sector, i.e., the Ashiana
Housing Project (AHP), exist in the city. Purposive sampling
directed the first data collection phase, resulting in twelve in-depth
interviews. In the second data collection phase, the online inter-
views were conducted from another city, i.e., Islamabad, where
federal housing authorities exist. Eighteen interviews were con-
ducted for 1h or more. The extensive study of developers, public
housing authorities, social enterprises, consultants, and financial
institutions working in the low-income housing sector provided
the underlying barriers. The housing providers (State, market, and
civil society) interviewed at the local level and provincial and
federal (national) authorities are summarized in Table 2. All such
stakeholders have been playing major roles in sustaining the
provision of low-income housing in Punjab, Pakistan.

The theme of the primary research question is to explore
barriers to stakeholder collaborations, asking: Why can stake-
holders not collaborate within current institutional arrangements
for low-income housing provision? This question aims to identify
key obstacles to federal, provincial, and local-level partnerships
that would reveal limited collaborative activities and developer
experiences for facilitating the low-income housing sector. The
barriers regarding land acquisition, infrastructure development,
designing and planning of housing projects, limited mortgage and
housing finance, and inadequate policy frameworks within the
low-income housing sector were addressed. This question is
sensitive to uncovering the truth of the state and market’s insti-
tutional capacities. According to each indicated barrier, the sub-
questions turned into individual nature to meet the objective of
knowing constraints that obstruct collaboration and contribute to
the isolated engagement/ coordination of concerned stakeholders.
In this study, adopting the researcher’s reflexivity as a validity
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Properties Scopes

Table 3 Institutional Complexity for low-income housing provision in Pakistan.

Procedural delays

Weak organizational performance
Lengthy legislative processes
Institutional Duplication

Land records, land clearance, departmental working, lack of project planning

Failed institutions, bureaucratic involvement, rent-seeking culture, confusion in the constitutional framework
Pledging mortgage agreements, cabinet delays, legal hurdles

The unclarity of roles, overlapping jurisdictions, dual role of DAs

technique to control bias, the researcher kept and employed a
separate journal of abstract interpretations before and after the
data collection and analysis. It proved that personal speculative
arguments do not support data analysis and discussion. The data
was analysed, and three stages of coding (initial, focused, and
theoretical) were processed in NVivo 12.

Findings

Collaboration barriers in the context of low-income housing were
found to be involved with the government sector, policy, and
institutions. Within this study, the constrained capacity of the
government sector and poor engagement networks were mainly
discussed by the research participants. Overarching categories
under this theme are being discussed individually, with distinct
properties under each category.

Institutional complexity. Barriers within institutional arrange-
ments and engagement patterns deviate stakeholder attitudes
towards collaboration for low-income housing provision. Almost
all participants agreed that institutional arrangements were cru-
cial to satisfy, compromising the effective provision of low-
income housing in Pakistan. Each property under this category is
listed along with scopes in Table 3.

Procedural delays. Procedural delays were associated with state
departments and the exchange of information with market sta-
keholders for low-income housing development. Poor main-
tenance of land records appeared as an essential source of
delaying the application process for developers. An interviewee
(consultant 2, 2019) mentioned that “we requested every
authorized person to provide relaxation to get our project land
title, which got delayed due to human error on the masterplan”.
Another reason behind the land approval delay is the status of
land pockets. Clearing the parcels of land existing within the
housing project, as pockets are already sold, is a hassle (Interview,
ABAD Member, 2020). This issue was also highlighted by
PHATA officials that “within a big chunk of land, such issues are
common, where some 2 Marlas' belong to someone else and
other pockets to someone else (Interview, PHATA official 1 &
2, 2019).

The flow of information among state departments within
federal, provincial, and local authorities is cumbersome. It was
observed as a massive issue within the government-appointed
teams, where departments are working superficially through the
circulation of files, and proper work is being compromised
(Interview, consultant 2, 2019). Each task in the government
office takes around two weeks; ideally, if there is an objection/note
on the project file, it further delays the execution of the project
following the same procedure (Interview, Provincial HTF
member, 2020). The bureaucratic working system further delays
the application process within current institutional arrangements.
Another government official regarding provincial authorities
shared the same experience: “Things are working very slowly; a
summary of such problems was prepared and shared with
relevant authorities, currently waiting for the actual outcomes

4

(Interview, PHATA official-1, 2019). Financial assistance to
Akhuwat was delayed for one year for the Naya Pakistan Housing
Program (NPHP) by the ruling government of PTI in 2019. It
happened due to the lack of project planning and delaying
procedures for approval applications regarding land and finance
(Interview, Akhuwat official, 2020). The same issues also delayed
the infrastructure for the NPHP low-income housing projects
(Interview, PHATA Official 2, 2019).

Weak institutions. State authorities must be examined through
the performance of public service delivery to the community, and
if the performance is weak, institutions must be held responsible.
There is a need to look at the genesis of the housing shortage, and
for this, housing departments at the city level must give data
about houses being constructed every year (Interview, ABAD
Member, 2020). While speaking about the institutional perfor-
mance at the local level, LDA projects are in the same status even
after ten years with vacant land plots and no construction activity
(Interview, BOP official, 2020). The HBFC’s performance was
also inferior, being the only financial institution in Pakistan.
HBFC kept running unattentively by the GOP; it is unfortunate to
see that in Pakistan, institutions are weak, and people are strong
(Interview, HBFC official, 2019).

The local government departments are directed by bureaucrats
who chair the planning committees at the city level. Within
planning committee meetings at the local level, bureaucrats
usually make irrelevant objections without having technical
knowledge of urban development projects (Interview, consultant
2, 2019). Orthodox approaches to data maintenance contribute to
weak institutional performance. The rent-seeking attitude of land
record officials (patwari” culture) and lack of digitalization impact
land matters, including site demarcation (Interview, PHATA
Official 2, 2019). Technical understanding of stakeholders about
the current constitutional framework also configures the execu-
tion of housing matters. Many state stakeholders, including the
judiciary, lack understanding of the housing business & real estate
sector and its conflict with legal frameworks like foreclosure laws
(Interview, LDA Official, 2019).

Complex legislative matters. Pledging land documents is an inte-
gral part of the housing mortgage agreement. For this reason,
officials go to civil court (kacheri) to get land record documents
for the mortgage, which is quite a challenging job (Interview,
HBEFC official, 2019). PTI government promised tax relaxations
for developers to speed up the NPHP planning and execution.
However, the approval process was constrained due to the
country’s economic instability. International Monetary Fund-IMF
has limited tax relief that the government promised, restricting
the Ministry of Finance to facilitate low-income housing provi-
sion (Interview, ABAD Official, 2019). The cabinet is delaying the
approval of housing legislation such as property laws, foreclosure
laws, and Public-private partnership (PPP) acts. In 2018, the State
Bank of Pakistan-SBP presented the foreclosure law in the
assembly, and it is still in the approval process by the Cabinet
(Interview, BOP Official, 2020; PHATA Official 1, 2019). The
Real Estate Regulatory Authority (RERA) was proposed to
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regulate the real estate sector with more legislative and regulatory
powers. Due to delayed responses, RERA was given the shape of
the ordinance by the Cabinet, with an effective duration of three
months unless it becomes an Act following the Parliament pro-
cedure (Interview, HTF-Federal official, 2020).

Institutional duplication. The presence of a wide range of housing
organizations has added more confusion among housing stake-
holders in each category (state, market, and civil society).
NPHDA-Naya Pakistan Housing Development Authority, as a
new emerging government body at the federal level, has not
defined a clear delivery mechanism (Interview, consultant 1,
2019). Duplication in roles among these diverse housing orga-
nizations has created difficulties for developers predominantly. In
Lahore, the universal approval procedure for housing projects
does not exist yet due to the duplication of public departments
and authorities (Interview, HTF-Federal official, 2020). In this
context, one of the interviewees stated, “I would not call it a
multiplicity of organizations but overlapping jurisdictions fabri-
cating mumble and a jumble of laws and regulations in the
housing sector” (Interview, LDA official, 2019). There is another
anomaly for private developers since LDA is acting as both a
regulator and a developer in the case of Lahore. There is no
accountability for LDA-initiated projects. The private developer
must obtain over 10 NOCs (no objection certificates) to verify
and support its planning permission application for a new
housing project (Interview, consultant 2, 2019). This is a complete
violation of competition laws that a private developer needs
several NOCs to advertise a construction project, unlike LDA
(Interview, ABAD Official, 2019).

Constrained capacity of the government sector. The constrained
capacity of the government sector is associated with the limited
role of state stakeholders within the context of low-income
housing provision. This collaboration barrier among housing
stakeholders reveals the incompetency within the state depart-
ments and suggests institutional reforms. The table illustrates the
emerged properties for this category (Table 4).

Accountability and transparency. The recent involvement of the
National Accountability Bureau (NAB) in the housing sector is
not welcomed by market stakeholders, especially ABAD. Inter-
viewees reflected that NAB doesn’t understand the complexities
associated with property and real estate business. Without
expertize and a poor understanding of cooperative housing laws
and building by-laws, NAB has previously audited housing pro-
jects (Interview, consultant 2, 2019). For transparency to be
achieved in the housing sector, it is essential to identify the cor-
ruption activities in the property business. The matter was
referred to the Ashiana Housing Project (AHP) corruption case, a
Public-Private Partnership project of PLDC. Biased awarding of
the project to the incompetent bidder while tendering the project
to the private sector triggered NAB’s investigation at the pre-
qualification stage, as financial shares of Joint Venture-JV were

not disclosed (Interview, PLDC official 2, 2019). For government-
owned projects, developers must be guaranteed by government
organizations like NABPTO and PPRA (Public Procurement
Regulatory Authority) to avoid legislation issues. Private devel-
opers fear working on state-owned lands as the current NAB
reference of AHP is restricting them from investing in public low-
income housing projects (Interview, AMC official, 2020).

There has been an identity clash between former and present
governments establishing political victimization towards public
service projects, including low-income housing provision. Poli-
tical leaders have created delays for land approvals on behalf of
their conflicts (Interview, LDA official, 2019). Previous govern-
ment of Pakistan Muslim League Noon (PMLN) didn’t support
PHATA in the past because of its association with another
political party, ie, PML-Q (Pakistan Muslim League Qaaf),
establishing PLDC to replace PHATA in delivering public
housing projects (Interview, HTF-Provincial official, 2020).

Poor coordination patterns. The absence of an integrated
approach among state departments directs disturbed coordina-
tion among housing stakeholders. Poor federal-provincial lin-
kages among housing departments caused a lack of coordination
among NPHDA members, which made valuable members leave
the HTF teams for public housing projects (Interview, consultant
1, 2019). The federal government has initiated an online survey to
register for NPHP low-income housing schemes; however,
information has not been floated yet to the provincial and local
bodies (Interview, HTF-Provincial official, 2020). In Punjab,
PHATA deals with NPHP, and PHATA officials have no clue
about the state department working in other three provinces,
Sindh, Khyber Pakhtunkhwa, and Baluchistan, for NPHP projects
(Interview, PHATA official 2, 2019). PHATA, as a mainstream
provincial housing body, is also unaware of public policy semi-
nars. PHATA lacks information about urban policy talks and
seminars and how these contribute to the cause of low-income
housing provision (Interview, PHATA official 2, 2019). Similar
building bylaws are not followed in different cities across Punjab.
This has been observed as a critical issue leading to poor coor-
dination among different institutions for housing projects. The
draft of standardized LDA building by-laws has not yet been
approved, even after nine months (Interview, HBFC official,
2019). Low consistency of interaction among stakeholders has led
to limited collaboration since HBFC didn’t contact the Akhuwat
Foundation for any low-income housing project (Interview,
Akhuwat official, 2020). Admittedly, if we are looking for
coherence between the public and private sectors for housing
projects, we don’t have any examples (Interview, PHATA official
2, 2019).

Limited fiscal funds and mortgage facility. Restricted mortgage
provision is the biggest issue faced by low-income groups, as
beneficiaries cannot afford their housing units at affordable rates.
Many interviewees mentioned it as the main barrier to effectively
providing low-income housing. The ratio of mortgage finance in
the world is 80-90%, while in developing countries, even in India,

Table 4 Ways forward for institutional collaboration.

Properties Scopes

Revising Organizational Hierarchy
authority
Collaborative Alliances with Private Sector
participatory approach
Transforming Attitude for Civic Responsibility

approach

Revitalization, one umbrella organization, decentralization, supervisory role, replication of federal
An open tendering mechanism, JVs, cross-subsidy model, PPP negotiations, research expertize,

Market segmentation and council houses, build & sell, professional bodies, facility sharing, Proactive
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the mortgage ratio is around 6—7%; however, this ratio drops to
less than 1% in Pakistan (Interview, ABAD official, 2020). This
perspective may be related to the unwillingness of many banks to
lend money to low-income groups. Banks consider providing
mortgages to low- and middle-income groups risky due to their
inability to pay the loan installment (Interview, HBFC official,
2019). In this regard, another issue is the undocumented salary
sources for low-income groups. People are reluctant to get
documented in the official salary brackets by maintaining bank
statements to avoid tax payments; hence, risk assessment for such
people becomes difficult for the banking sector (Interview, LDA
official, 2019).

Other problems were also counted for mortgage facility. The
interest rate is very high, and the mortgage repayment time is
short (Interview, independent consultant, 2019; HBFC official,
2019). Lack of fiscal funds delays the infrastructure develop-
ment in low-income housing projects, impacting the project
execution negatively (Interview, PHATA official 2, 2019). In the
context of NPHP, financial constraints were faced by the
government authorities for the execution of our prepared
projects in five or six cities of Punjab (Interview, HTF-
Provincial official, 2020).

Shortage of human capital. Human capital is the sole driver for
organizational competency and satisfactory service delivery in the
urban development sector. Capacity building is a major compo-
nent in the efficiency of government departments within the
housing sector (Interview, PHATA official 1, 2019). Previously,
intellectual human resources have not been incorporated properly
within the housing sector. An irregular hiring system with little
consideration given to relevant education and experience has
spoiled the performance of government housing departments
(Interview, MHW official, 2020). Hiring such poor professionals
has adversely affected the working capacity of state housing
authorities (Interview, PHATA official 2, 2019). The government
has not focused on town planners, architects, and housing experts
to deliver low-income housing projects successfully. Architects
and town planners were not hired for a long time in PHATA to
execute plans from the planning phase (Interview, PHATA offi-
cial 1, 2019). In the case of PLDC (2010-2017), regular recruit-
ments were not made for the company’s CEO. The Chief Minister
of Punjab (PMLN) appointed bureaucrats with additional char-
ges. Hence, they did not perform well due to double job duties
and poor focus on delivering the project (Interview, PLDC official
2, 2020). In every government institution, the workload on a
single person is high, reducing the departmental efficiency of the
public sector and ruining the service delivery to cities (Interview,
consultant 1, 2019).

Poor efficiency. A lot of challenges come with massive housing
provisions for low-income groups. Effective use of government
money to execute housing projects is one of those challenges. So
far, the Government of Punjab (GoPb) has delivered very few
projects, and beneficiaries are not interested in public housing
projects, considering AHP as the recent example (Interview,

consultant 2, 2019). The situation is even worse at the federal
level than at the provincial level. Previously, only 5500 housing
units were delivered from 1999 to 2016 in the context of public
housing projects (Interview, MHW official, 2019). In 2015, federal
authorities were mandated to provide houses and apartments in
different areas with a target of 7000 housing units; however, this
is still in process (Interview, MHW official, 2019).

At the provincial level, within the state housing departments,
PHATA remained inactive for a decade. If PHATA was active
as an executing body, there was no need to introduce PLDC;
instead, it delayed the execution of low-income housing
projects (Interview, PLDC official 1, 2019). Execution of quality
housing projects is the key to achieving the wider urban
development goals. The Defence Housing Authority (DHA) is
famous for its brand value by delivering quality infrastructure,
facilities, and governance within the private sector. In contrast,
as a developer in the public domain, LDA has not delivered at
the same pace (Interview, BOP official, 2020). The service
quality of DHA is better, while LDA has negative brand value as
the delivery of projects has extended over twenty years
(Interview, ABAD official, 2019). Flawed master planning
caused extreme practical shortcomings. Master plans were not
updated under the ground realities of the changing urban
landscape. In the context of Safia Homes (Faisalabad), the
master plan contradicted the statements of local authority
officials labeling the project land status as agricultural; at the
same time, a housing society was already built on the ground
(Interview, AMC official, 2020).

Incompetent state legislation. Incompetent state legislation
restricts local authorities from implementing and maintaining law
and order within the housing sector. Emerging properties for this
category are listed in the following Table 5.

Unregulated real estate sector. Weak foreclosure laws negatively
impact the real estate culture and encourage the mafia to regulate
the urban development sector. Without strong foreclosure laws,
banks are reluctant to enter the housing sector. If a person
becomes a house mortgage defaulter, then court stay orders
facilitate the person, leaving banks insecure (Interview, HTEF-
provincial official, 2020). The real estate sector cannot be regu-
lated well due to property transactions for vacant land plots. In
Lahore, 60-75% of Bahria Town is, on average, vacant, and
investment for such land plots has escalated the property prices
(Interview, BOP official, 2020). At the city level, 40—45% of plots
in Lahore are vacant land plots. Unfortunately, LDA has not
devised a mechanism to determine the property transaction
process’s 4Ws (What, When, Who, and Where) (Interview, LDA
official, 2019).

The powerplay of some leading developers and business
tycoons merely dominates the real estate sector. Private
developers like DHA & Bahria Town serve only high-income
groups (Interview, Urban Unit official, 2019). It has caused the
limited availability of housing units to low-income groups. In

Table 5 Constrained capacity of government sector.

Properties Scopes

Accountability & Transparency

Poor Coordination Patterns

Limited Fiscal Funds & Mortgage Facility
economy

Shortage of human capital

Poor efficiency

Poor understanding, biased project awards, political victimization, limited developer activity
missing integration, uncoordinated approaches, limited awareness, non-existent coherence
Project execution, high interest rates, restricted mortgage provision, delayed infrastructure, undocumented

Capacity building, irregular appointments, hiring professionals
Limited execution, Service delivery, faulty masterplans, the inactive role of PHATA
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Lahore, 20% of rich households occupy 56% of the land, while
20% of poor households live on 6% (Interview, Urban Unit
official, 2019). The poor regulation of the real estate sector has
badly affected housing project delivery. The rules and laws for
documenting the property transaction processes are missing at
the local level, delaying the delivery of housing units over ten
years on average (Interview, HTF-Federal official, 2020).

Corruption in government authorities. The bribe activities are
considered routine with land record officials in housing state
departments like the Board of Revenue and LDA in Punjab. Rent-
seeking behavior of land record officials is common by
demanding bribes from project applicants to get the process for
land matters timely (Interview, PHATA official 2, 2019). Bribe
culture being practiced in government departments further leads
to land ownership conflicts. Land record officials driven by vested
interests often change the land records, which becomes proble-
matic for developers while processing the planning permission
application from the relevant development authorities (Interview,
LDA official, 2019). Inter-departmental corruption also delays the
approval of housing projects. LDA has not delivered projects like
LDA City, and open plots were not allotted to applicants for
around 12 years for LDA Avenue one (Interview, LDA
official, 2019).

Bureaucratic lobbying among government officers is creating
hurdles for the approval process of housing legislation. The
cabinet includes delegates from the different ministries. If an
objection is made from one minister, the whole application
request for the housing project gets stuck into extensive
documentation (Interview, ABAD official, 2019). Developers are
facing difficulties from such a bureaucratic environment of
government departments. The bureaucracy acts as a stumbling
block and is not interested in moving the support for private
developers willing to work for public low-income housing
projects (Interview, AMC official, 2020).

Poor enforcement. Many participants experienced weak policy
implementation deteriorating state authorities’ working capacity.
The impact of policy frameworks on the housing sector can’t be
measured due to lack of enforcement (Interview, PHATA official
1, 2019). Due to weak policy enforcement previously, stake-
holders are not optimistic about ongoing projects like NPHP. The
housing sector has not flourished despite the presence of policy
frameworks (Interview, PLDC official 1, 2019). Many policy and
planning talks have already been done; the real task is imple-
menting the policies and regulations (Interview, LDA official,
2019). Proposing rules and frameworks is theoretical, while policy
implementation is part of the execution process of housing pro-
jects. Regarding the policy gaps and their implementation, there is
a need to bring the framework down to the provincial and local
levels to implement policies from the federal level (Interview,
AMC official, 2020).

Absence of political will. This barrier emerged as an important
part of the experiences and perceptions of the study participants.
All the stakeholders, including the state stakeholders, felt that

poor political will is the leading cause of the limited provision of
low-income housing. The following table illustrates the emerged
properties for this category (Table 6).

Vested interests. Vested interests of political leadership have dis-
turbed the provision of low-income housing in Punjab and the
country. Personal and professional motives primarily drive most
of the stakeholders involved in the housing development sector.
Stakeholders, including developers and consultants, get involved
in the housing project consultations on behalf of their vested
interests (Interview, consultant 2, 2019). Many members of HTF
were motivated by their wish to enter politics through the NPHP
platform (Interview, HBFC Official, 2019). One of the inter-
viewees shared plans that I belong to a political family and would
like to participate in the upcoming elections (Interview, HTF-
Provincial official, 2020).

The personal involvement of political leaders with vested
interests disturbs the volunteer actions of the stakeholders with
dedicated causes. A steering committee was formulated to plan
the AHP execution involving land acquisition strategies and
infrastructure development proposals. After six months, dedi-
cated members left the committee due to political intervention
from Members of the Provincial Assembly (MPAs) in Punjab
(Interview, HBFC official, 2019). The wish for political victory
mainly drives politicians to put interest in low-income housing
projects. AHP was delayed by five years since the favor was not
returned to a developer who lent the financial aid to GoPb for
project initiation (Interview, PLDC official 2, 2019). Such huge,
vested interests trickle down to the level of bureaucrats and
government officials of housing authorities. PMLN made political
mileage by securing a vote bank in Punjab during the general
elections in 2013 by initiating AHP under PLDC (Interview,
HBFC official, 2019).

Recently, NPHP has also been perceived as a political motive
by the PTI government, like the way PMLN did for the AHP
previously (Interview, ABAD official, 2019). Furthermore, to
become more prominent and visible, most public projects are
often associated with the Vision of the Prime Minister or the
Chief Minister. In the early 1990s, Muhammad Nawaz Shareef
was the Prime Minister of Pakistan, and he introduced the
project of 500,000 housing units for low-income groups under
the Prime Minister Housing Authority (Interview, MHW
official, 2019). In addition to vested interests, bad intentions
also contributed to gaps in the timely delivery of low-income
housing. People don’t obey the law because of bad intentions,
which can’t be labeled bad governance (Interview, LDA
Official, 2019).

Constant shift in higher management. The constant shift in top
management for government departments like PHATA and
PLDC confirms the political intervention in the institutional
working of the housing sector. The political leadership kept
changing housing secretaries, disturbing the consistency of work
for NPHP in the PTI (Pakistan Tehreek-e-Insaf) government
(Interview, HBFC Official, 2019). Continuous changes in PLDC
top management every four or six months delayed the AHP
project extensively (Interview, PLDC official 2, 2019; Fig. 1).

Table 6 Incompetent state legislation.

Properties Scopes

Unregulated Real estate business
Corruption in government authorities
Poor policy Enforcement

Weak foreclosure laws, property transactions, powerplay of developers, economic disparity
Bribe culture, unpromising bureaucracy, project delivery,
Weak implementation of policies, bundles of policy frameworks, lack of empirical evidence
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Another issue within the appointment system was placing people
from bureaucracy with an additional charge as it diverted the
dedicated efforts for efficient project delivery. This shuffle in top
administration affected a PLDC greatly when bureaucrats were
given additional charge of CEO besides their primary job in
another government sector. (Interview, PLDC official 2, 2019;
Interview, Urban unit official, 2019).

The PTI government’s project delivery patterns are disturbed
due to constant shuffling in Punjab Building By-laws approval.
PHATA forwarded the housing Bylaws to the housing secretary;
three secretaries have changed in eight months (Interview, HTF-
Provincial official, 2020). Regarding PHATA’s performance, the
constant change of the Director General is troubling the policy
drafts and project proposals for low-income housing since the
individual priorities don’t match different management systems
(Interview, Academic, 2020).

Poor trust in government. The limited vision of government
authorities is keeping the slow pace of housing provision. Pro-
vincial and local housing departments have poor knowledge of
project execution and are confused about delivery strategies
(Interview, consultant 1& 2, 2019). High-ranked officials like
ministers and secretaries must have the road map for imple-
menting the policies being initiated for the housing sector. The
housing minister in Punjab could not approve the affordable
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Fig. 1 List of CEOs appointed for PLDC from 2010 to 2017, Source: Author.

housing rules from Cabinet due to limited vision and approach to
action (Interview, ABAD Official, 2019). The response to foreign
investors also matters in delaying the delivery of massive housing
projects like NPHP. Delayed responses from concerned autho-
rities made the investor lose interest in the project, leading to a
lack of confidence in government institutions (Interview, Inde-
pendent Consultant 2, 2019). The current government does not
back the people working with the previous setup. Current gov-
ernment representatives are not willing to take up the AHP as the
reference for planning future low-income housing projects
(Interview, PLDC Official 2, 2019). In the early days of NPHP
initiation, volunteers were active in HTF meetings, but this
dynamic response declined with time. The low credibility and
trust in government authorities caused the stakeholders to move
out of volunteering for the cause of low-income housing provi-
sion (Interview, Academic, 2020).

Poor environment for collaboration. The poor environment for
collaboration was identified as a major reason for ineffective
stakeholder engagements constraining the effective provision of
low-income housing. Overarching properties within this category
are listed in the following Table 7.

Limited culture of collaboration. The mechanism for approaching
and selecting the stakeholders for low-income housing provision
consultations was observed to follow a biased approach. NPHP
stakeholders were selected either randomly or according to the
personal choice of the higher authorities (Interview, Independent
Consultant 1, 2019). It reflects the unpromising attitude of gov-
ernment policies toward documenting and sharing the minutes of
meetings with all stakeholders and the public (Interview, Aca-
demic, 2020). Many meetings are probably a waste of time since it
is hard to see the foreseen productive outcomes (Interview, BOP
official, 2020). The culture of collaboration has not been devel-
oped yet, and unsuccessful engagement of the private sector has
limited the low-income housing provision. There is no concept of
institutionalized collaboration, and it can only be achieved
through engaging more potential stakeholders in the low-income
housing sector (Interview, PLDC official 1, 2019).

Poor acknowledgement of technical expertize. A poor environment
for collaboration is due to the inadequate acknowledgement of
intellectual resources for low-income housing development.
Quality housing is hard to achieve without the involvement of
experienced housing professionals (Interview, Independent
Consultant 2, 2019). Fund allocations & cost-cutting behavior are
standard norms in public projects for housing development.
Consultancy services for the public sector are not being paid yet,
even after the execution of the projects. One more basic flaw lies
in the provincial procurement rules: the consultancy fee is not
more than 2% in public projects while preparing Project Costing:
PC-I (Interview, Independent Consultant 1, 2019). The allocated
design fee (2% of the total project cost) cannot accommodate the
resident supervision comprising resident engineers, architectural
engineers, and quantity surveyors (Interview, Independent Con-
sultant 1, 2019).

Table 7 Absence of political will.

Properties Scopes

Vested Interests
Constant Shift in Higher Management
Poor trust in Government

Personal interests of stakeholders, profit motives, political mileage,
The inconsistent pattern of working, bureaucratic appointments, delayed delivery
Limited knowledge and vision, delayed responses, the credibility of public initiatives, loss of interest

| (2024)11:88 | https://doi.org/10.1057/541599-023-02583-0



ARTICLE

The trend of hiring international consultants for government
projects negatively impacts local consultants and designers who
better understand ground issues within the low-income housing
sector. It leaves an impression that resident consultants and
developers cannot deliver, and foreigners can provide solutions
for local housing issues, which is an absurd expectation (Inter-
view, ABAD Official, 2019). Professionals are reluctant to join the
financial institutions of the government sector. Experts are there
for housing finance. However, they demand an enabling
environment to work properly; unfortunately, it doesn’t exist in
government offices (Interview, BOP Official, 2020).

Poor sense of civic responsibility. The absence of volunteer orga-
nizations prevents practitioners and students from participating in
civic responsibility activities. Planning Aid for London is a volun-
tary organization that provides free planning advice to people.
Unfortunately, Pakistan has no such platform (Interview, Inde-
pendent Consultant 1, 2019). Another reason is the elite capture
that restricts the private developers from working for the cause of
low-income housing. Urban supremacy in Punjab revolves around
‘Power, Profit, and Plan, representing DHA as Power, Bahria
Town’s as Profit, and Plan as master planning, as these three factors
have shaped the urban form of Lahore (Interview, Urban Unit
Official, 2019). Real estate is a property transaction sector, and
property owners are not showing efforts to serve low-income
groups with adequate housing at affordable rates. The lack of a
proactive approach from the real estate sector instills unwillingness
among developers to perform a promising role in the low-income
housing sector (Interview, Academic, 2020).

Policy and practice gaps. The housing sector in Pakistan suffers
from policy and practice gaps not only on the federal level but
also at the provincial and local levels. This category was majorly
defined by interviewees about the intention and direction for
policymaking and the inadequacy of the existing policy frame-
work. The emerging properties under this category and the
associated scopes are mentioned in the following Table 8.

Intention and direction for policy. In developing countries like
Pakistan, housing policy is not being drafted extensively,
addressing all the concerns. Unfortunately, the existing housing
policy does not address the issues of housing backlog in detail
(Interview, HTF-provincial official, 2019). Policy frameworks
don’t provide essential housing information such as housing
shortage, housing demand analysis, and target income groups
(Interview, MHW official, 2019). Meaningful intentions of state
stakeholders for the extensive policymaking have not been
observed. It has caused a lack of clarity while executing the
housing projects. A housing policy must include important
aspects about budget, location, and building materials for
affordable housing (Interview, PHATA Official 2, 2019). Expe-
diting the approval as well as the execution process of low-income
housing projects are policy-related matters (Interview, LDA
official, 2019). In government departments, the policy-making
process is mainly led by bureaucrats. Bureaucracy cannot

understand urban governance issues without urban planning
expertize (Interview, Urban Unit official, 2019).

After the initiation of NPHP, the PTI government couldn’t
pledge policymaking for the low-income housing sector. Although
the MHW is supportive, no work has yet been started for extensive
policymaking to facilitate low-income housing provision.” (Inter-
view, HTC-provincial official, 2019). After the 18t constitutional
amendment, housing became a provincial subject; however, the
federal housing policy is still being implemented in provinces,
which directs policymaking as the federal domain of action
(Interview, LDA official, 2019). Apart from this federal-provincial
interplay of housing policies, it is also essential to investigate the
need for rural and urban low-income housing policies. There is no
provision for any section regarding low-income housing in the
current housing policy; it should be treated as a separate policy draft
(Interview, PHATA official 2, 2019). However, others believe one
housing policy should include solutions for low-income housing
issues (Interview, Urban Unit official, 2019).

Inadequate policy frameworks. The inadequacy of policy fra-
meworks is majorly related to inaccurate attempts to target the
beneficiaries of public low-income housing projects. Housing
authorities mostly facilitate middle-income groups, which are
not the target of low-income housing projects (Interview,
Academic, 2020). There is no section about finance tools within
the National Housing Policy, NHP (2001), such as micro-
financing and incremental housing solutions for low-income
groups. Chile and Singapore tackled the challenges of housing
backlogs by adding dedicated financial solutions to the policy
frameworks (Interview, Academic, 2020). Collaborative housing
projects are absent due to inadequate policy frameworks
(Interview, PLDC Official 1, 2019). Building bylaws and land
regulations are essential components of housing policy that
have been neglected in the past. Local authorities in different
cities have separate building bylaws displaying different public
regimes under PHATA, making policy enforcement difficult
(Interview, AMC Official, 2020).

Weak housing finance policy. Housing finance is a federal subject
regulated by SBP; however, its policies have not been imple-
mented widely. SBP keeps updating the housing finance policy,
including relaxing the terms to enhance developer activity in the
low-income housing sector. However, little implementation was
observed (Interview, HBFC official, 2019). As a major market
stakeholder, ABAD labeled the housing finance sector weak and
uncertain. The revised policy by SBP has not yet been imple-
mented, so its impact on low-income housing development can’t
be decided (Interview, ABAD official, 2019). The current trends
of price escalation and inflation in the property sector demand
that housing finance policies be revised. Even the policies released
in 2018 have already become outdated due to escalated dollar
rates (PKR 160 to PKR 220) as of today (Interview, ABAD offi-
cial, 2019). There is a constant increase in the construction cost of
housing units, but the time allotted to pay the housing loan
through a mortgage agreement is insufficient. In DHA, the land

Table 8 Poor environment for collaboration.

Properties Scopes

Limited culture of Collaboration

Poor Acknowledgement of Technical Expertize
environment

Poor Sense of Civic Responsibility

low-income housing

Random stakeholder selection, superficial efforts, missing institutionalized collaboration
The hiring of technical persons, cost-cutting, international consultants, and lack of an enabling

Absence of volunteer organization, Elite capture, lack of proactive approach, unwillingness towards
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Table 9 Policy & practice gaps.

Properties Scopes

Intention and direction for policy

Inadequate policy frameworks
Weak Housing Finance Policy

Lack of clarity, previous policies, planning approval policy, policymaking, policy implementation at federal and
provincial policy, low-income housing policy

Wrong target groups, lack of financial aspects, irregular bye-laws and regulations

Limited implementation, price escalation, inflation, outdated policy

price has increased by 60%, while the construction costs increased
to 75% within a year. However, less time is allowed from the
banks in the mortgage payment (Interview, BOP official, 2020).

Ways forward: Institutionalized collaboration was well explored
under this category with concepts of organizational revitalization.
The concerns were more descriptive in the suggestions of orga-
nizational restructuring, while more participants were found in
responses for collaborative alliances. The properties of this cate-
gory and associated scopes are presented in Table 9.

Revising organizational hierarchy. The diversity of housing gov-
ernment departments was highlighted as a serious barrier to
housing collaborations, causing poor coordination and ineffi-
ciency. The interviewees from the state departments suggested
that public departments should revise their organizational
structure and hierarchy. The foremost obligation is to merge the
existing housing authorities at the provincial level into NPHDA,
which will bring more clarity to the rules (Interview, PHATA
official 2, 2019). According to this suggestion, a single imple-
mentation direction would navigate the provincial departments to
follow low-income housing programs in a more focused way.
Organizational revitalization demands significant steps in bring-
ing various departments and authorities under one umbrella.
There should be only one legislative body at the provincial level of
Punjab, including all the legal bodies for housing development,
and a sub-legislation body for monitoring local bodies (Interview,
AMC official, 2020). At the city level, the ideal condition is to
have one parent department under which all departments should
work; for instance, in the case of Lahore, it is LDA (Interview,
PHATA official 1, 2019).

Decentralization of power at the local level could be a potential
approach for achieving the desired organizational hierarchy.
Governance is more efficient at the local level, so LDA and
PHATA should work in their designated domain of action;
furthermore, the supervisory role must be defined for NPHP
execution to improve the low-income housing shortage. (Inter-
view, PLDC official 1, 2019). The replication of federal authority
must ensure better coordination and coherence among the public
departments at all government tiers. The supervisory role must be
assigned to NPHDA, and it should take targets from established
federal authorities like MHW, FGEHA and PHA to work together
for the vision of NPHP (Interview, PLDC official 2, 2019).
Provincial replication of NPHDA must be developed to better
coordinate with PHATA and PLDC for low-income housing
provision (Interview, HTF-Federal official, 2020).

Collaborative alliances with private sector. All research partici-
pants suggested government-initiated collaborations with the
private sector to provide low-income housing effectively. For this
reason, the tendering process of public housing projects must be
accessible to all stakeholders. Government authorities must keep
the tendering mechanism open by taking offers from all active
private developers and transferring these offers for the project
execution by transparent payment method (Interview, consultant
2, 2019). Social enterprises like AMC and Akhuwat can come

10

under mutual funds by offering built low-income housing units
through joint ventures and collaborative alliances with the gov-
ernment sector (Interview, PHATA official 2, 2019). AMC can
collaborate with NPHP to facilitate low-income housing devel-
opment.” (Interview, HTF-Federal official, 2020). A cross-subsidy
model must be replicated in the government sector by enabling
private developers to profit from housing projects. Such a
government-enabled environment would convince developers to
offer housing units to low-income groups as cross-subsidization
(Interview, LDA official, 2019). Public-private partnerships must
be encouraged in the housing sector by formulating a competent
committee to communicate negotiations for PPP initiatives of
low-income housing projects within the government departments
(Interview, PLDC official 1, 2019).

Stakeholder engagement for policy consultation was missing to
collaborate for low-income housing provision. State departments
must take consultants to improve research and technical expertize
(Interview, PHATA official 1, 2019). Authorities should pay
consultants properly for the authenticity of project design, short
planning assignments, and feasibility studies (Interview, con-
sultant 1, 2019). The participatory approach is important to
streamline resource-wise stakeholder engagements in the low-
housing sector. Academia, civil society, practitioners, private
developers, professionals, and citizens must be consulted during
the decision-making processes of low-income housing programs
to ensure the active inclusion of all major stakeholders (Interview,
Urban Unit official, 2019).

Transforming attitude for civic responsibility. Institutionalized
collaboration is not possible without inducing the spirit of civic
responsibility. Understanding market segmentation is essential to
collaborative project design while planning low-income housing
projects. Knowledge of market segments can help developers plan
for community houses as a cross-subsidy housing model easily
accessible to low-income beneficiaries (Interview, BOP official,
2020). Employing the concept of ‘build and sell’ for already ongoing
projects is essential compared to launching new projects like NPHP
in the context of low-income housing. The timely property trans-
actions of low-income housing units benefit developers and bene-
ficiaries, minimizing the chance of abandonment (Interview, BOP
official, 2020). A proactive approach at the top management level
within the organization can induce civic responsibility. Top man-
agers in housing departments must understand institutional
arrangements and be familiar with the project delivery mechanism
through positive lobbying (Interview, Urban Unit official, 2019).

Discussions and conclusion

This study has provided an understanding of the factors
responsible for collaboration barriers among housing stake-
holders in urban Pakistan to provide low-income housing. The
data sources from stakeholder interviews of different categories
(State, Market, and civil society) revealed the critical barriers to
collaborations for low-income housing planning. Analysis of
the present study finds six major insights. First, institutional
complexity within the low-income housing sector involves
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Categories

Table 10 An overview of categories for barriers to stakeholders in the low-income housing sector.

Properties

Data Source

Barriers to Stakeholder
Collaborations

Institutional complexity
Constrained Capacity of the
Government Sector
Incompetent State Legislation
Absence of Political Will

Poor Environment for
Collaboration

Policy & Practice Gaps

Ways Forward for Institutional
Collaboration

Procedures, performance, duplication,
Accountability, mortgage, coordination, human capital

Property rights, bureaucracy, enforcement, real estate
Profit motives, higher management, execution
Stakeholder selection, hiring consultants, volunteer actions

Planning approvals, by-laws, target groups, enforcement
Revising Organizational Hierarchy, Collaborative Alliances
with Private Sector, Transforming Attitude for Civic
Responsibility

Stakeholders’
Interviews

Govemment
Constrained

Capacity

Institutional
Incompetency

Envlronmemfor
Collaboration

pCllC‘,’&
Practice Gaps

Political
Willpower &
Intervention

Fig. 2 GLIPP- Collaboration Barriers to stakeholder collaborations for low-income housing provision in Pakistan.

procedural delays, poor organizational performance, lengthy
legislative processes, and institutional duplication (Table 3).
Institutional factors like duplication within parallel policies/
legislation by provincial bodies and biased stakeholder con-
sultation supported the findings by Yang and Yang (2015).
Second, the constrained capacity of the government sector
reflects the issues of accountability, mortgage, coordination
patterns, poor efficiency, and capacity building of human
capital (Table 5). The involvement of government officials in
multiple domains affecting the working capacity of the gov-
ernment sector resonated well with Meehan and Bryde (2015)
and Madden (2011). Third, incompetent state legislation
showcases the interconnections with corruption in government
authorities, poor policy enforcement, and the real estate sector
(Table 6). Due to incompetent state legislation, the governance
of low-income housing projects is difficult due to unlawful
property transactions within low-income housing schemes.
This domain of findings was also highlighted well in previous
studies like Mehmood (2016) and Malik et al. (2020), Kaleem
and Ahmed (2010), Gandhi (2012), and Olotuah (2009).

Fourth, the absence of political will reveals the unfortunate parts
associated with the profit motives of political leaders, poor trust in
government operations, and execution delays of housing projects
due to stability issues of higher management (Table 7). The vested
interests and profit motives also led to non-stability in the
administrative position of PLDC (Fig. 1). Studies including Madden
(2011), Siddiqui (2015), and Aazim (2017) have also highlighted
these concerns. Literature (Lowe and Oreszczyn, 2008; Li et al.,
2018; Sourani and Sohail, 2011); Muazu and Oktay, 2011 shows the
environment for collaboration as a critical aspect of delivering
housing projects. The emerging theme, i.e., a poor environment for
collaboration, was acknowledged as the fifth main barrier, which
involves poor acknowledgement of technical expertize, the limited
culture of collaboration, and civic responsibilities. This barrier
impacts the stakeholder selection for public housing projects, hiring
consultants, and volunteer actions from market players (Table 8).

Sixth, policy & practice gaps as the sixth key barrier highlight
the challenges involved with policy direction, inadequate policy
frameworks, and weak housing finance policy. Planning
approvals, by-laws enforcement, identification of the target
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groups, and policy implementation were found to be associated
with it (Table 9). These issues align well with the findings of
Winston (2010), and Mehmood (2016). Ways forward for insti-
tutional collaboration were also discussed in a limited capacity,
and research participants advised on revising organizational
hierarchy, collaborative alliances with the private sector, and
transforming attitudes toward civic responsibility (Table 10). An
outline of the findings for the research objective to simplify the
complexity and intricacy of the data involved is provided below as
an exciting summary of emerged categories and properties.
Interdisciplinary themes were established for this research ques-
tion, being more abstract and focused simultaneously on multiple
resources of the low-income housing provision system.

The synthesis of barriers and operational loopholes from sta-
keholders’ perspectives emerged as GLIPP according to the
underlying properties against each category (Fig. 2). GLIPP pre-
sents cross-cutting collaboration barriers featuring G: government
capacity, L: legislation, I: institutional complexity, P: Policy, and
P: Political will. Within the GLIPP lies the weaker grounds of
collaborations that affect stakeholder engagement undesirably.
Configuration of the GLIPP connections places the government
sector as the central focus, sharing twofold connections with
legislation matters, political leadership, and institutional
arrangements. The direct and one-sided impact was observed
from policy gaps and lack of political will towards the govern-
ment sector and state legislative processes. The mutual effect was
observed in the case of weak institutional arrangements and a lack
of political will. The collaboration environment was constrained
as a collective of incompetent state legislation, institutional
complexity, lack of political will, and practice and policy gaps.

The study presents philosophical constructs about identifying
the key barriers to achieving the sustainable development goal
SDG-11 of the United Nations’ 2030 Agenda for Sustainable
Development, i.e., affordable housing for low-income groups. The
achievement of SDG 11 becomes more vital in the case of
developing countries where rapid urbanization leaves no option
for the urban poor for adequate housing, end up in slums and
squatters. The visible dilemma of poor housing demands
understanding and exploring solutions to deep-rooted problems,
constraining the collaborative efforts among housing providers.
This research makes a theoretical contribution in the form of the
GLIPP advancing the knowledge of collaboration barriers asso-
ciated with low-income housing provision, which still involves
more areas to explore further. The findings suggest revising the
organizational hierarchy of government institutions, providing a
better environment for collaboration and effective CSR from
market stakeholders. Future research implies the GLIPP para-
digm must focus on country-specific institutional frameworks
that obstruct collaborations among housing stakeholders since
limited research is available in Pakistan. As part of practical
implications, this study agitates policymakers in formulating
housing policies and programs for low-income groups. The scope
of the present study slightly touches on the solutions to barriers
on the primary level. These limitations offer salient avenues for
future studies on a project basis regarding the collaborative
approach for low-income housing.

Data availability
The datasets generated and analyzed during the current study are
shared the data with the editors.
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Notes

1 1 Marla is equal to 224 Square feet in Lahore, Punjab, Pakistan.

2 Patwari is normally known as low-level government officials being expert in dealing
with land matters.

The Urdu Word Kacheri Meaning in English is Judicatory.
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