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ASSESSMENT OF T
DENSITY AND PROPERTY VALUE 1
Adama, U.J.
Abstract
between housing density and property value.

multiple regression analysis, the
variables are the determinants

coverage ratio, the aumber of room in a building, the
The analysis revealed that F-calculated value
shows that there is a statistically

assessed the relationship that exists '
collected and analysed. Using

erty value while the independent

The research
Primary and secondary data were
dependent variable is the average prop
of housing density which include building plot

ber le in a house and the building space. i
number of people ir T N nee s 2,60 This

was 5.977 while the Fi; at 0.05 degree of v
' , a.
significant relationship between housing density and property value in Minn

Keywords: housing density, low density, medium density, high density

Introduction :
Density of houses in terms of low, medium and high area Is very paramount among
the neighbourhood characteristics because households choose thel'r residential locatlons' on
the bases of the density attractiveness to them. Olatunji (2008), opined that affluent families
e disposed to high density zones, the middle

prefers low density quarters while the poor ar
income is found in areas that possess features that are midway between the two.

Israel (2005) posited that, population and housing density, anq the relationsh’ips
between open and built-up areas, have a tremendous impact on urban environmental quality.
hbourhood quality and property

Many authors have also found relationship between neig

value, and they opined that high density can be detrimental to urban environmental quality
and thus to economic attractiveness. Fan (2009), said the quality of housing environment is an
increasingly important research objective in the demand-side consideration. This situation
may not be the same every where and in all cases. Hence the interest of the researcher to
examine the relationship in Minna in order to isolate the relative contribution of housing
density to property value. The research seeks to find out the various housing densities in

Minna and if there is any relationship among housing densities and property value?

Hypothesis
This research is based on the following hypothesis:
H, — There is no statistically significant relationship between housing density and property

value in Minna.
H, — There is statistically significant relationship between housing density and property

values in Minna.

Scope And Limitation Of Study

The scope of this research is focused on issues of housing density and residential
property value. The study is focused on residential properties only and restricted to Minna
township . Adama (2011) adopted Baba and Jinadu (2000), zoning of Minna town into
twelve areas namely Bosso I, Bossoll, GRA, F-Layout, Minna East central, Minna West
central, Tunga I Tunga II, Minna South West peripheral, Minna North West peripheral
Mantumbl,.and 123 (_)uarters/ Oduoye Estate these zones were further classified as hiréh (Ii)ensit}:
area, medium fien51ty area and low density areas respectively (see Table 1). The study
covered only six of the twelve zones as shown in Table 2. Data on the trend i sidential
property value in each of the zones were collected and analysed rend i T
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Table 1. A Breakdown of Minna iy
of pro erties in parentheses
Low density’ | Medium density

to neighbouy

High density

-GRA (1134) | Bosso IT (2652) Bosso I (4908)
= .
F- Layout (2808) Minna Wegt peripheral (5953)
. 123 Quarters (3025) Minna East Centra] (6719)
[
Tunga I (3325) m
— Tunga II (3998)

Minna South west peripheral (7801)

Maitumbi (10974) —

“Source: Author’s analysis 2009

Table 2. Selected Sample for the study

[Low density Medium density High density
GRA Bosso 11 Bosso [
Tunga II Minna North West Peripheral
Maitumbi

Source: Author’s analysis 2009

Brief Description Of Minna Town

Niger state is one of the thirty six states (36) in Nigeria as shown in Figure 1. Minna
the state capital as shown in (Figure 2) is located between Latitude 8°20'N and Longitude 6°
33°N. Minna town is almost a linear settlement with a major road running through it. There is
also the East and West bye passes circumferencing Minna as a result of growth in recent time.

The neighbourhoods of Minna include Minna central, Kpakungu, Barkin Sale, Sauka-
ka-huta, Bosso, Chanchaga, Tudun Fulani etc.Within these neighbourhoods are wards, anfi
they include Limawa A, Limawa B, Nasarawa A, Nasarawa B, Nasarawa C, Sabon Gari,

Jikpan, Tundun Wada North.
The residential land use of M

(54.8%) of the total land mass (Minna Master plan, : :
Babaﬂ;)ida Aliyu has added more 1o the houses at the periphery by the construction of 500

units of houses at the Wushishi housing estate and another SOO.units at tl}enTecl)l}JE;d l;zﬁimi%
estate along Bide road with several other proposals. The spatlai].exp;ags}igvé e ioenie o0
constrained by mountainous ridges particularly at the eastern part. This als

the liner pattern of development

inna, takes the total coverage of about 584' hectares
1979). The present administration of Dr
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Figure 1: Map of Nigeria showing Niger State
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Fig 2 showing Minna township map
Source: Adopted from Niger State Ministry of Lands and Survey and modified 2010

126



Journal of Geography, Environment and Planning Vo] 8
i ch 2012,
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oncept of Housing Density
Density is a measure of a number of thin

ple, houses, or Jobs in a given area. Housj

Lite
The C

S p .

of peoP™’ N . ng density provj )
quantlfymg the intensity of development and is a Cgudeld?sdi}n established method of
enviromuental quality. However, compatibility indicator of amenity ang

of ity i
density is only one of many criteria used to

ess the suitability of a housing proposal and other fa i
ctors will often have idi
overriding

ass ; .
jmportance 10 determining an application.

Assessment of Density
It is the volume and extent of development which i i
nousing density. For planning purposes, density assessmen'f \(;flfﬁa::n(;%?emtf o ssessing
the number of dwellings and the number of habitable rooms per he:ctareogovij e c})f e
ratio (gross floor space to site area) should also be used for more dense urban Z\i/teers, tJe' pldOt
(2007), said density may be expressed as the number of houses, habitable rooms and' elrI;Z s
per hectare. Based on this, the author came up with housing density surveys b clafs'f e
them as follows: y classiiying
Gross Density — This is the overall density of an area. It is obtained by dividing the
entire land area by the total population
Net Residential Density- it is the measure of the intensity of development of a
residential plot. It is expressed as the population of people per unit area or in terms of the
accommodation they occupy. The net residential areas include the house plot gardeners,
incidental open spaces and half the width of surrounding roads up to a maximum of 6 metres.
Accommodation Density: This is the number of habitable rooms per unit area (e.g.
acre or hectare) Habitable rooms include all rooms except bathrooms and water closets,
laundry rooms passage or hallways, and kitchens.
Occupancy rates: This is the number of persons per habitable room. Simply expressed as
Occupancy rate = Population Density/Accommodation Density
Floor space index (FSI) or Floor Area Ratio: This is the amount of building floor
area per plot. It is obtained by multiplying the length and breadth of structure to get the total
floor area and dividing it by the area of site, including half the area of adjourning road.
Plot Ratio: This is the total area occupied by a building in relation to the total plot area.

Housing Density
Housing density can have a positive or negative effect on the neighbourhood and by
extension the environment. Most neighbourhoods in urban centres are cla_lssiﬁed b.ased on
housing density into high density, medium density and low density respectively. This major
categorization of housing densities is distinct in social and physical patterns. An attempt 1S

made below at showing the distinctions among others.

High Density - _
This is usually associated with low quality reside

Ly g, T -
is district i i _colonial Nigeria cities. In ot
This district is located largely in the central parts of prf:ties " pre-colonial v,

words, they are the residential districts built up in t_hese citie o Tonial urban centres
Although a large proportion of low quality residential areas, 11 the_glr s is quite different.
are located in the central areas, the situation int (Zimin the suburbs apart from
In these towns, low quality residential areas ar

t cases located in

31105& inhabited by the first groups of immigrants to the red sidential area O
¢ central areas. Irrespective of where thizrif:dl:‘:;onémic and physical characteristics.
mi ;

districts in urban centres of Nigeria have si ontial districts 1S that most of them
¢ most distinguishing physical feature of these residen ;336 consequently, houses have
have never been planned. (Onokerhoraye and Omuta, 19 )éver much of the housing 15
en built without any reference to a street network.  HOWEVED uate vehicular

bt without aded
Overcrowded, insanitary and dilapidated. The district is also

ntial areas of our urban centres.

he modern or col

e often clustere _
m which are 11 mos
Jow quality r€
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passable to

el erally im
vehisls, o road reservation between housing is not made and generally
Cles during the rajns. . Signiﬁcam
_ .In some of the modern towns such as Lagos, : . attc;n nd " etwork
of bortion of the low quality residential districts ar¢ planned wn.h a .grll p e most of them
b .rloads. But, in spite of this, the standard of housing construction 18 ]f)w e fential areas of
Nli" tof mud and plastered with cement. However, within the lov\équ.d cljti)\//iilmls o for one
e ban centr L , ; bt " ] :
gerian urban centres, there are few high quality housces built by 1 N ording 10

reason or another find i i i ir in such areas.
ter find it convenient to build their houscs . A
50, ard of the housing in terms of

Onokerhoraye and Omuta (1986), the general low stand _ .
construction layout and facilities available explains the very Iow rent paid by tepa]nd?;c,tricts i
In traditional urban cities, the vast majority of the low quality re.Slde.ntla ot are
occupied by their owners while in the modern cities most of those who live in tf'le lstf o
tenants. This shows that in the modern cities, the ethnic composition of the inhabita
more Vall':i_ed ﬁs compared to the traditional cities.
inally, the vast majority of people living in t
most urban areas in the codlntryybel oﬂ b Fo the low grade social group- Con§equen.t1y, the;
socio-economic characteristics of the majority of the inhabitants in low quality residentia
districts are virtually the same as those of the lower income group in the urban areas.

Kaduna and Mini

he low quality residential district in

Medium Density
This is synonymous with the medium grade residential district in the urban areas of
lanned and laid out after the

Nigeria having the common characteristics of been p

establishment of British Colonial rule in the country. They are therefore a feature of both the
slow and rapid growing traditional cities as well as the modern cities (Onokerhoraye and
Omuta, 1986). They opined that these districts developed as a result of the need to
accommodate a growing number of middle grade income house holds in the urban areas the
vast majority of which are employed in the formal sector of the urban economies. In the
medium grade residential district, some efforts have been made by town planning authorities
to control the layout of streets.

The houses in these district contrast sharply with those in the low grade residential
districts discussed above. The walls of most houses are made of cement blocks while a few
others are built of baked brick. Although, a few of the houses are built to suit a single family,
most of them can accommodate three or four average families. Most of them show a very
high percentage of houses with good household amenities. The density of housing per hectare
which is generally about 18 to 22 is quite low compared with the situation in low grade
districts (Onokerhoraye and Omuta, 1986). Some of the houses have gardens while a fewer
still have garages. Many streets present facades of a high standard of urban design. The
layout is of mixed residential uses with shopping, warehousing and informal trading kiosks

The socio econ;)mic clsharacteristics of the inhabitants of these districts are also ql.lite

ifferent from those of the i i
glufrf:l;er of people sharing a dﬁfyﬂiggizusgohg;listzssrzﬁllrel(?towely Wa Spagsd 9Ut while the
e . Consequently, population density in
most of these districts is less than 100 per hectare. The ethnic composition of the population
in the districts is quite mixed especially in the rapidly growing traditional Citifs I:md th
modern towns which have attracted a large number of immigrants in recent vears, Finally. t} ‘
medium grade residential district are largely inhabited by members of ilhe "dldnla > t;e
income group although there are a significant number of members of the lowr;11 g i E?
income groups and rents are generally higher than the low quality residential area e e

Low Density

This is also referred to as high qualit identi .
aqd Omuta (}986), this district comp%isec; of gyo::i;l(i:l;g? lreiri(:itnﬁ:fgig ing tc()i Onokerhoraye
laid out housing estates. The districts have the common characteristics ?sbap some recently
Most of them are of_ recent Qate, and with a few exceptions, have been so .el::g e s
goverments or their agencies. The density of housing is quite low anpdema y developed by
stand in the midst of well kept lawns, surrounded by neatly trimmed hedg::réosfﬁcl)tig:legg Here
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are some l?locks of flats, the houses in most high qualj identi
et conen ty residentia] districts are generall
In the older sections of the governmen y
of the ‘colonial’ type. The colonjal style of building is not
p

Nigeria. Th_c%r structure and design; although varjeq
climate conditions and from one era to another may b s

world formally' administered by Britain, The hous

single

¢ racs .
residential areas, housing tends to be largely

eculiar to the urban centres of
g ccount of different social and
Seen reflected in many parts of the

style of building.

The socio-economic characteristics of the inhabitants of this district are distinct fr
1stinct from

those of the other sectors of the cities. In terms of i
- . ethnic composition
y 1 y . . s the /use i
hcterog,cncouu;»1 and dm t:act,-mclude few non-Nigerians resident in the citigs thi tot bedqLllte
completely changed with independence and democracy. Majority of the inhasb'trent e
itants are

government functionaries and high ranking politicians an i i
ersity e e IO d businessmen the population

Methodology

‘ The stud}.' examines the various housing densities in Minna township to find out if
there is any relationship among the housing densities and the value of the pxg) erties glilncle
Minna the study area is basically a rental market, the study examined trends inprental.values
from 2001_3 to 2008. Based on the six neighbourhoods selected, a total of 450 questionnaires
were administered (75 questionnaires per neighbourhood) and 430 were successfully returned
representing 96% success. The establishment of the relationship between housing density and
property value was achieved by a multiple regression analysis. The independent variables
were the indicator of density in the questionnaire while the depended variable was the average
property value

Results
Table 3: Result of Multiple Regression Analysis of Housing density and Property Value
Variables Ty pe of Model Observations

X Y Regression Equation R® F Foos  Piae
bldpe; avie Iincar avre = 139936.0 +19663.699bldpc - 0.053  5.977 2,60  0.000
mnos, 14044 2rmnos -14080.0pepph
pepph, +4109.503bldspe

bldspe,
Source: Author’s analysis, 2010

Discussions/Conclusions
The dependent variable is the average property value
are the determinants of housing density which include building plot coverage ra
number of room in a building, the number of people in a house and the bullding spece. led
The result of the multiple regression equation Y=a + bix; +bx2 b x,“ re\e%he.
that F-calculated value was 5.977 while the Fo at 0.05 degree of conﬁden.c €1 ~'6(-)' ldS
shows that there is a statistically significant relationship between housing density an
Property value in Minna.
Since the calculated value of (F) 5.977 is greater the table
therefore reject the null hypothesis .
The implication of the result i
decrease in the value of property in such area.
Planners handle the issue of housing density
Participate in housing provision. This is against
fortunes can discourage would be investors.

while the independent variables
tio, the

value of (F) 2.60, we

area increases, there is a

an

We therefore recommenq tha.t ourt urb "

with a view to encouraging m'\e.s ors 0
the background that dwindling investme

s that as the density of an
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