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FOREWORD

The organising committee of the 1% School of Environmental Technology International
Conference is pleased to welcome you to Federal University of Technology Minna, Niger
State Nigeria.

The conference provides an international forum for researchers and professionals in the built
and allied professions to address fundamental problems, challenges and prospects that affect
the Built Environment as it relates to Climate Change and Sustainable Development. The
conference is a platform where recognised best practices, theories and concepts are shared
and discussed amongst academics, practitioners and researchers. The papers and scope are
quite broad but have been organised around the sub-themes listed below:

Infrastructure Development and Financing

Sustainable Practice Theories

Urban Resilience and Energy Conservation

Waste Management and Sanitation

Health and Safety Issues

Climate Change and Threat to Sustainability of the Built Environment
Climate Change Induced Disaster

Designing the Human Settlement for Climate Change

Conceptual Issues on Climate Change and Sustainable Development
Sustainable Materials

Cross Cutting Issues

The peer review process saw us making use of 48 senior academics and specialist as
reviewers drawn from institutions in Nigeria and England. There were some papers were
outside the theme of the conference but we had to create a cross cutting issues to
accommodate such papers this is in spirit that every knowledge is important.

We hope you enjoy your time at our conference, and that you have the opportunities to
exchange ideas and share knowledge, as well as participate in productive discussions with
the like-minded researchers and practitioners in the built environment and academia.

Professor Yekeen Adeeyo Sanusi

Conference Chair

School of Environmental Technology International (SETIC) 2016
Federal University of Technology Minna, Niger State Nigeria.
May 2016
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The success of the 1%t School of Environmental Technology International Conference
holding at the Main Campus of the Federal University of Technology Minna, Nigeria is
predicated on the support and goodwill from Vice-Chancellor of Federal University of
Technology and many other highly motivated people.

| sincerely wish to appreciate you for attending this maiden event and to warmly welcome
you to the city of Minna the capital of the POWER STATE. It is a great honour to have you
in the beautiful campus of Federal University of Technology Minna, Nigeria, THE MOST
PEACEFUL UNIVERSITY IN NIGERIA. | am aware of the great sacrifices made by
many of you to be present in this occasion and | will definitely not overlook the long
distances some of you have had to cover to get to this conference venue. We genuinely
appreciate all your efforts. It is our singular hope and desire that the conference meets your
expectations and gives you unquantifiable experience and tremendous developmental
networking opportunities for a life fulfilling career.

We are grateful for the presence of the Vice Chancellor of the Federal University of
Technology Minna — Professor Musbau Adewumi Akanji whose leadership and
distinguished academic career has served as inspiration and encouragement to many young
academics. His desire to see the University compete at International level has led to the
upsurge in the organisation of International conferences, Public lectures and Seminars on
regular basis within and outside the university. We are happy to have you as the Chief host
to declare the conference open and deliver the welcome address.

We are grateful to the Dean of School of Environmental Technology, Federal University of
Technology Professor Yekeen Adeeyo Sanusi for providing the robust platform, academic
support and leadership for the organisation of the conference. You threw the challenge and
provided the required resources and strategies for achieving its success, it is a great honour
of having the opportunity to learn at your feet. We are happy to have you as the host and
keynote speaker at the conference. | wish to thank also all the special guests particularly
leaders of the Industry, Built Environment and Academia.

SETIC is beginning at the foundation this year and for this I wish to thank all those who
have supported us through various forms of participation. Specifically I wish to thank the
delegates and the partners for contributing significantly to the conferences. | wish to thank
Prof. Oluwole O. Morenikeji (DVC Academic), Prof. Stella N. Zubairu and Prof. A. M.
Jinadu who genuinely and consistently monitored the progress of the conference
preparations. It is my desire that SETIC becomes a constant feature in the calendar of the
university and global conference listings.

Delegates to SETIC 2016 are from 39 different academic and research institutions that are
spread across six different countries. This offers participants a wonderful opportunity for
exchange of cultural, social and academic ideas during the conference periods. It is also an
opportunity to create awareness about programmes and events at the participants’ individual
institutions. | encourage you all to make good use of the networking opportunities that are
available.



We received a total of 226 abstract, based on a quick review we were able to accept 175 of
them and the authors were communicated on what they needed to focus on while developing
the full papers. A total of (129) full papers were received and reviewed, the reviewers report
for the authors to make corrections and submit revised papers. It was after the process that
we were able to accept 112 papers for presentation at the conference, | therefore congratulate
all the authors whose papers made it to the conference. We acknowledge the amount of hard
work you had all put in producing these papers. It is my sincere believe that the presentation
of the different ideas in your paper would go a long way in improving the knowledge of the
participants and also generate meaningful discussions at the tea beaks, lunch and beyond.

| wish to express my utmost gratitude to each reviewer for a wonderful job done and for
tolerating our deadlines and Oliver Twist syndrome. It is your dedication and expertise that
has ensured that the conference is a success.

Special thanks to all our keynote speakers, Prof. Oluwole O. Morenikeji (Deputy Vice-
Chancellor Academics, Federal University of Technology Minna), Prof. Hussein Makun
(Director, Directorate of Research Innovation and Development, Federal University of
Technology Minna), Prof. Musa Aibinu (Director, Centre for Distance Learning), Prof.
Mustapha Zubairu (Director, Centre for Human Settlement and Urban Development), Dr.
Appolonia A. Okhimamhe (Director, WASCAL) and Prof. Yekeen Sanusi, (Dean School of
Environmental Technology, Federal University of Technology Minna).

It is important to appreciate the roles and efforts of the following people for their selfless
and very significant contributions made towards the successful organization of the
conference: Adedokun John, Idowu Oqua, Akhabue Oriwoh and Ailoyafen Dorcas (for
being available to run around at very short notice), Arc. Oyetola Stephen and Tpl Samuel
Medayese (for typesetting the papers for the conference proceedings).

| have come to realise that it is not easy to organize conference without dedicated individuals
offering to serve. My heartfelt gratitude goes to Dr. R.A. Jimoh, Dr. L.O. Oyewobi, Dr.
Taibat Lawanson, Dr. P. Ayuba, Dr. J.J. Dukiya, Dr. A.l. Anunobi, Dr. N.I. Popoola and Dr.
O.A. Kemiki for their unflinching support all through the process.

It is our sincere hope that this conference will serve as a forum for the advancement of
research in the urban sphere towards achieving a sustainable environment. It is our sincere
believe that academics and professionals in practices will continually participate in this
forum.

Once again | wish to thank you all for creating time out of your busy schedule to attend this
conference. Please do enjoy your stay at Federal University of Technology Minna, and the
city as a whole. Ensure that you make use of the different fora created throughout the
conference to build new relationships for the future and strengthen existing relationships. |
look forward to seeing you all in future.

Olatunde Folaranmi ADEDAYO
Chairman SETIC 2016 Organising Committee
May 2016
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COPYRIGHT STATEMENT

© Copyright. School of Environment International Conference (SETIC) 2016. The copyright for
papers published in the SETIC Conference Proceedings belongs to authors of the papers.

Authors are allowed to reproduce and distribute the exact format of papers published in the SETIC
Conference Proceedings for personal and educational purposes without written permission but with
a citation to this source. No unauthorized reproduction or distribution, in whole or in part, of work
published in the SETIC Conference Proceedings by persons other than authors is allowed without
the written permission of authors or organizers of the SETIC Conference.

We have taken all necessary cautions to comply with copyright obligations. We make no warranties
or representations that material contained in the papers written by authors do not infringe the
intellectual property rights of any person anywhere in the world. We do not encourage support or
permit infringement of copyrights / intellectual property rights by authors. Should you consider any
violation of your copyrights please do not hesitate to contact the conference secretariat at
setconference@futminna.edu.ng

SETIC accepts no liability for copyright infringements or inappropriate use of material in any paper
published. All authors developed their papers in line with the guiding principles of academic freedom
and are responsible for good academic practice when conducting and reporting scientific research.

Correspondence relating to copyrights and requests for permission to use material from the SETIC
Conference Proceedings should be made to: Secretariat of SETIC Conference email:
setconference@futminna.edu.ng.
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DECLARATION

PEER REVIEW AND SCIENTIFIC PUBLISHING POLICY
STATEMENT

10th May 2016
TO WHOM IT MAY CONCERN

| wish to state that all the papers published in SETIC 2016 Conference Proceedings have
passed through the peer review process which involved an initial review of abstracts, blind
review of full papers by minimum of two referees, forwarding of reviewers’ comments to
authors, submission of revised papers by authors and subsequent evaluation of submitted
papers by the Scientific Committee to determine content quality.

It is the policy of the School of Environmental Technology International Conference
(SETIC) that for papers to be accepted for inclusion in the conference proceedings it must
have undergone the blind review process and passed the academic integrity test. All papers
are only published based on the recommendation of the reviewers and the Scientific
Committee of SETIC

Names and individual affiliation of members of Review and Scientific Committee for SETIC
Conference 2016 are published in the SETIC 2016 Conference Proceedings and made
available on www.futminna.edu.ng

Olatunde Folaranmi ADEDAYO
Chairman SETIC 2016
Federal University of Technology, Minna, Nigeria

Papers in the SETIC 2016 Conference Proceedings are published on www.futminna.edu.ng.
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towards improving the over 200 abstracts and 100 full papers submitted to SETIC 2016.
They provided constructive comments to authors regarding their papers, it is necessary to
state that there was no reported case of conflict of interest by any of the reviewers or the
authors.
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PROFILE OF KEYNOTE SPEAKERS

SETIC 2016 organisers wishes to thank our keynote speakers for accepting to create time to
share from their rich wealth of knowledge and interact with delegates and participants on
varied issues being examined at this year’s conference. A brief profile of each keynote
speaker is provided here, this would allow for future interaction and networking with them.

Prof. Hussaini Anthony MAKUN

Federal University of Technology, Minna
hussaini.makun@futminna.edu.ng; +2348035882233

Hussaini Anthony Makun is currently working as Professor of Biochemistry in the
Department of Biochemistry, Federal University of Technology, Minna where he has being
since 1992. He completed his PhD in 2007 in Biochemistry (Toxicology) from same
University. The researcher was a National Research Foundation Postdoctoral Fellow (PDF)
with Food Environment and Health Research Group of the University of Johannesburg (UJ)
between 2008 and 2010. He is teaching basic and advanced courses in biochemistry, and
toxicology related courses at both undergraduate and postgraduate levels.

He has supervised and graduated over seventy B-Tech and ten M-Tech students and two
PhDs. He is currently the Lead Researcher of the Food and Toxicology Research Group
(FTRG) of the University which has 2 Senior Researchers, 3 M.Tech and 4 PhD students.
FTRG conducts researches on environmental health monitoring and mycotoxins at national
and international levels. The researches focus on detection and health impacts of mycotoxins
and establishing novel integrated intervention strategies approach against mycotoxins. The
intervention strategies include exploration of natural preservatives from African traditional
medicinal plants with fungicidal effects for production of fungicides for storage of crops.
Other approaches at animal farms include formulation of nanoparticle based multi-
mycotoxin feed binder against exposure to common, toxic mycotoxins. The research group
is also involve in studies to produce simple medicinal supplements encapsulated in
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nanoparticles with protective effects against diseases induced by mycotoxins from African
traditional medicinal plants; such supplements will alleviate the adverse health impact of
mycotoxins in animals and human beings. The research group is also interested in
toxicological studies of medicinal plants used in the folkloric treatment and drug toxicology.
Following the trend of drugs abuse in Nigeria, the research group is embarking on research
titled “Elucidation of the chemical composition and biomonitoring of substances of abuse in
the Northern region of Nigeria”. The focus of this research is to establish the current state of
art of drugs of abuse in the Northern region of Nigeria; to elucidate the chemical composition
and active ingredient of new psychoactive substances (NPS); to modify validated analytical
methods for the detection of new psychoactive substances in blood, urine and hair.

In last 5 years, 6 research projects were granted with funding from NRF, South Africa and
TETFUND, Nigeria. He is a member of Mycotoxicology Society of Nigeria (Vice President
(North), Experts on Mycotoxins in Food, Food Hygiene, Food Import/Export Inspections
and Certification System of the National Agency for Food and Drug Administration and
Control (NAFDAC) of Nigeria, National Codex Committee of Nigeria, African Union
Expert Committee on Contaminants in Food (2011 to date) and Joint FAO/WHO Expert
Committee on Contaminants in Food (JECFA) (2012-2016). He coordinated the writing of
the “discussion paper on fungi and mycotoxins in Sorghum” which was adopted as a
document of the Joint FAO/WHO Experts Committee on Food Additives (JECFA) in 2012
and participated in the writing of “Proposed draft annex for “prevention and reduction of
aflatoxins and ochratoxin A in sorghum” in the existing code of practice for the prevention
and reduction of mycotoxin contamination in cereals (CAC/RCP 51-2003)”.

Prof Makun has 57 publications, mostly on mycotoxins in peer review journals, technical

papers and books and is currently the Director of Research, Innovation and Development,
Federal University of Technology, Minna.
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Dr. Appollonia A. OKHIMAMHE

Federal University of Technology, Minna
aaokhimamhe@futminna.edu.ng +2348034526128

Dr A. A. Okhimambhe is the Director of the Masters Research Programme on Climate Change and
Adapted Land Use (MRP CC & ALU) of the West African Science Service Centre on Climate
Change and Adapted Land Use (WASCAL), a German sponsored graduate research programme with
its Headquarters in Accra, Ghana.

In collaboration with colleagues, 20 West African students from Nigeria, Ghana, Benin, Togo, The
Gambia, Cote D’Ivoire, Mali, Niger and Burkina Faso graduated with Master of Technology
(M.Tech) in Climate Change and Adapted Land Use from the University. Another Batch of 10
students are expected to commence their programme in mid 2016. Aside from her academic
qualifications, her participation in various training activities organized by the United Nations in
Regional Centre for Mapping of Resources for Development in Nairobi, Kenya (1992); University
of Stockholm, Sweden (1994); Harare, Zimbabwe (1995); and European Space Research Institute in
Frascati, Italy (1997, 1998) had prepared her professionally for her career. Additionally, in 2000, she
secured a 6 months fellowship-traineeship for a colleague in the Department and herself at the
European Space Research Institute in Frascati, Italy. Dr Okhimamhe is an alumni of the International
Visitor Leadership Programme (IVLP), U.S. Department of State's Bureau of Educational and
Cultural Affairs' (ECA) premier professional exchange program. Currently, she is an Associate
Professor of Geography with a research focus on application of remote sensing and GIS in
geographical sciences including climate change.

Dr Okhimamhe has served her country as a Technical Delegate at the UNFCCC COP in Cancun,
Mexico (2010), Durban, South Africa (2011), Doha, Qatar (2012) and Warsaw, Poland (2013). She
has supervised more than 30 postgraduate students and has several publications and is still
publishing. In collaboration with her students in the last 3 years, she has focused on urban climate
change studies using geospatial techniques.
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Prof. Abiodun Musa AIBINU

Federal University of Technology, Minna
maibinu@gmail.com +2348132483940

Abiodun Musa AIBINU (PhD), is a highly motivated career driven achiever with over Eighteen (18)
years working experience in the field of: Mechatronics Engineering; Telecommunication
Engineering; Spectrum Management; Industrial Automation; Teaching; Research and Project
Development.

AN

N

He received: National Diploma award from The Polytechnic, Ibadan, Nigeria; B.Sc degree from
Obafemi Awolowo University (OAU), lle-Ife, Nigeria; M.sc degree from Blekinge Institute of
Technology (BTH), Sweden and Doctoral degree award from International Islamic University
Malaysia, (IlUM), Malaysia. He has been actively involved in teaching and research activities at
various universities since the completion of his post-graduate studies. However, prior to that he has
worked with: MTN Communication (Nigeria) Limited; GS Telecom (Nigeria) Limited; DCC
Satellite and Networks Limited; Oganla Consulting and Investment (OCI) limited; Communications
Associates (COMSAC) (Nigeria) Limited just to mention but a few.

Engr. Aibinu has participated and won several awards at various international and national
exhibitions and was nominated for 2012 promising researcher award and best teacher award at [ 1UM
Malaysia. He has also won several research grant awards in and outside Nigeria and has authored/co-
authored several publications in both local and international journals and conferences.

He is presently, the Head of Department, Mechatronics Engineering Department, Federal University

of Technology, Minna and the Director, Center for Open Distance and e-Learning (CODeL.), Federal
University of Technology, Minna.
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Prof. MORENIKEJI, Olakanmi Oluwole

Federal University of Technology, Minna
oluwole@futminna.edu.ng +2348178114820

Morenikeji, Olakanmi Oluwole joined the services of the Federal University of Technology, Minna
in 1990 as an Assistant Lecturer and rose to become a Professor of Urban and Regional Planning in
2006. He obtained his B. Sc in Geography and Regional Planning from the University of Calabar in
1983 and M. Sc Urban and Regional Planning from the University of Benin in 1998. He enrolled for
his Ph.D in Transport Planning in 1992 at FUT Minna and won a Nigerian-Italian Ph.D scholarship
which enabled him to do part of his Ph.D work at the University of Trieste, Italy. He bagged his Ph.D
in 1998 and utilized his post-doctoral Commonwealth Fellowship at the Instrumented City, Institute
for Transport Studies, University of Leeds, UK (2004/2005).

Morenikeji served as the Head of Department of Urban and Regional Planning from 1995 — 2002
and later, Director of the Centre for Human Settlements and Urban Development established in
collaboration with the UN-Habitat in FUT, Minna. He was also the Dean of the School of
Environmental Technology from 2008-2012. He has also participated in a number of internationally
funded research projects and published several papers in learned journals. His areas of interest
include transportation planning, human development studies, spatial analysis and Research Methods.

He is currently participating in a collaboratory research between The Construction and Property
Research Centre, University of the West of England (CPRC-UWE), Bristol, UK and the Federal
University of Technology (FUT), Minna being funded by DFID. He has been appointed by the West
African Science Centre on Climate Change and Adapted Land Use (WASCAL) as a visiting Lecturer
at the Joint Facility for Language and Common Courses (JFLCC) 2016 which is a collaborative
programmes for Masters (MRP) and Doctoral Research Programme (GRP) students from 10
participating Universities.

He is currently the Deputy Vice-Chancellor (Academics) Federal University of Technology, Minna,
Niger State, Nigeria.
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Prof. Mustapha ZUBAIRU

Federal University of Technology, Minna
mustapha.zubairu@futminna.edu.ng +2348037024617

Mustapha Zubairu is currently a Professor in the department of Urban and Regional Planning and
the Director Centre for Human settlement and urban development (CHSUD) in the Federal
University of Technology, Minna. He received his B.Sc. and M.Sc. degrees in architecture from the
Ahmadu Bello University Zaria, Nigeria, in 1975 and 1977 respectively. He also holds M.Sc. and
Ph.D. degrees in urban and regional planning from the University of Strathclyde, Glasgow, Scotland
1983 and 1990. He is a Member of the Royal Planning Institute, Member, Nigerian Institute of
Architects, Fellow, Nigerian Institute of Town Planners and a Member, Nigerian Institute of
Management.

Prof. M. Zubairu was amongst others, a principal architect in the Ministry of Works and Housing,
Minna, Niger State from 1979-1981, a Chief Architect/Planner in the Niger state housing corporation
between 1983 — 1984 after which he became the general manager Niger State Housing Corporation,
Minna between 1984 and 1992. He eventually became the General Manager, Urban Development
Bank of Nigeria PLC, in charge of the Lagos Regional Office from 1992 to 1999 were he was trained
by World Bank on Project development and appraisal.

In 1999 he was appointed the position of Managing Director/Chief Executive, Federal Housing
Authority, Abuja where stayed until 2001. Through a large portion of his tenure (1995 till date) to
be exact, he established and was also involved in private practice as principal partner in an
architecture and urban planning consultancy firm. In 2003, he was appointed as director, Centre for
Human Settlements and Urban Development in the Federal University of Technology, Minna and
has retained this position till date. Since his appointment he has been servicing the department of
urban and regional planning and architecture as mentor, supervisor and all round resource person.

His area of specialization includes; Housing, Urban design, Urban Management and Slum upgrading.
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Professor Yekeen A. SANUSI

Federal University of Technology, Minna
yasanusi@googlemail.com +2347063848372

Yekeen A. Sanusi is a Professor of Urban and Regional Planning at the Federal University of
Technology, Minna. His lecturing experiences span over 20 years and has lectured at both
undergraduate and postgraduate classes. His academic works cover issues on urban environmental
guality, urban dynamics, urban governance and green economy (poverty, service delivery and
deprivations, water and sanitation, energy and climate change).

He also has studies and reports sponsored by international bodies and Research Board of the Federal
University of Technology, Minna. His teaching areas cover planning theory, development control
and settlement of disputes, urban governance, project planning and evaluation, energy planning,
environmental impact assessment and tourism planning. He has successfully supervised many
postgraduate theses (PhD, Master and Postgraduate Diploma). On administrative front,

He was Deputy Dean, School of Environmental Technology of the Federal University of Technology,
Minna between 2006 and 2008 and the Head of Department, Urban and Regional Planning between
2008 and 2012. Since 2012, he has been the Dean of the School of Environmental Technology. He
is a Registered Town Planner (RTP) and a member of Nigerian Institute of Town Planners (NITP).

He is a member of many international research networks. Among these are Environment, Health and
Development Network and Renewable Energy Policy Network for the 21st Century.
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PROF Johnson Bade FALADE

Executive Director of the Foundation for Development and Environmental Initiatives (FDI)
He is currently the Managing Director/Chief Executive Officer of Gotosearch.Com Ltd and
Executive Director of the Foundation for Development and Environmental Initiatives (FDI) from
July 20012-date. He is currently a Senior Programme Advisor for the Urbanisation Research Nigeria
Project.

Prior to this appointment, Prof Falade was the first Country Director of UN-HABITAT Programme
Support office for Nigeria (2003-2012); UNDP (Programme Analyst in the Governance Team
(2000-3), UNDP Zonal Officer for the North-West Zone of Nigeria (1998-2000); Programme Officer
for Economic Management Team (1994-98); Programme Officer for Water and Sanitation (1992-
94).

He was appointed Pupil Town Planner, County Planning Department, County Durham, Durham, UK
(1977-78) and Air Mapping Assistant with the Photogrammetry Department, Ministry of Lands and
Housing, Ibadan, Nigeria (1968-1970).

Professor Falade has a vast teaching and research experience. He was appointed Assistant lecturer
(1982-83), Lecturer 1 (1985-87), Senior Lecturer (1987-91) with the Faculty of Environmental
Design and Maanfgement fo the Obafemi Awolow University lle-Ife. He was a Visiting Professor,
Department of Geography and Regional Planning, Adekunle Ajasin University, Akungba, Akoko,
Ondo State (2005-7); He was Visiting Associate Professor, Department of Urban and Regional
Planning University of Lagos, Lagos (1998-90); Visiting Lecturer Department of Geography and
Regional Planning Lagos State University, Ojoo (1998).

Professor Falade is member of several Professional Bodies: namely Nigerian Institute of Town
Planners (1984-till now), Fellow of the Institute (1999-till date); Town Planners Registration Council
(1986-till date); Nigerian Construction Industry Academy (1986-to-date); Nigerian Institute of
Management (NIM) and International Union on Parks and Recreational (2004-to-date).

Professor Falade has been awarded many national and international awards. He has several

publication to his credit in the areas of urban planning, landscape design and conservation and
urbanization and urban governance.
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SCHOOL OF ENVIRONMENTAL TECHNOLOGY INTERNATIONAL CONFERENCE (SETIC) 2016

PROGRAMME
DAY TUESDAY 10™ MAY 2016
ONE 07.30 —09.00 REGISTRATION
09.00 —10.50 OPENING SESSION (SET LECTURE THEATRE)
Chairman Opening Session: Prof. J.M. BABA Department of Geography, Federal University of Technology, Minna
09.00 — 09.10 Welcome and Introduction of Delegates and Guest — Olatunde Adedayo
09.10 — 09.15 University Anthem
09.15-09.25 Welcome Address by the Dean, School of Environmental Technology, Federal University of Technology, Minna
— Prof. Y.A. SANUSI,
09.25 - 09.40 Recognition of Conference Reviewers
09.40 — 09. 55 Goodwill Messages from Sponsors and Partners
09.55 —-10.20 CONFERENCE LECTURE
Integrating Climate Change Adaptation Strategies into Urban Designs: A Must for Today’s Built Environment Professional - Dr.
A.A. OKHIMAMHE Director, West African Science Service Centre of Climate Change and Adapted Land Use
10.20 - 10.35 Conference Opening Speech and Declaration by the Chief Host: Vice-Chancellor of Federal University of Technology, Minna, Niger State,
Nlgeria - Prof. Musbau Adewumi AKANJI
10.35-10.50 Close of Opening Ceremony and SETIC 2016 Group Photographs
10.50 - 11.10 TEA BREAK
11.15-12.40 PLENARY SESSION I
Chairman of Session: Prof. M.G.M. Kolo, Dean Postgraduate School, Federal University of Technology, Minna
Session Rapporteur: Dr. R.E. Olagunju, Federal University of Technology, Minna
11.15-1135 | Plenary Paper |
Evolving An Effective Research And Innovation System For National Development And Unity In Nigeria -
Prof. Hussaini Anthony Makun, Director, Research, Innovation and Development
11.35-11.55 Keynote Paper 11
Technological Trends IN ENGINEERING as Applicable to Environmental Technology
- Prof. M. Aibinu, Director CODEL Federal University of Technology Minna.
11.55-12.05 Q&A Dr. R.E. Olagunju
12.05-12.25 Plenary Paper 111
Future Trends for Research in Urban Development. —
Prof. M. Zubairu, Director Centre for Human Settlement and Urban Development, Federal University of Technology, Minna
12.25-12.35 Q&A Dr. R.E. Olagunju
12.35-12. 40 Session Chair Remarks
12.45-13.50 LUNCH
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13.50 — 15.50

PARALLEL SESSION 1

STREAM 1 STREAM 2 STREAM 3
(LECTURE THEATRE) (PG SEMINAR ROOM) (SET BOARD ROOM)

Chair Prof. Y.A. Sanusi Dr. L. Oyewobi Prof. S.N. Zubairu
Federal University of Technology Minna | Federal University of Technology Minna | Federal University of Technology Minna

Rapporteur Dr. M. Dalil Dr. N.I. Popoola Dr. I.A. Olatunji

Theme Urban Resilience and Energy | Infrastructure Development and | Conceptual Issues on Climate Change and
Conservation Financing Sustainable Development

13.50 - 14.00 Adaptation Of Passive Cooling Strategies | Assessment Of Real Estate Investment | Landscaping For Passive Security And
In Hostels Of Tertiary Institutions, Niger | Activities Of Insurance Companies In | Adaptation For Climate In Church Environment
State - Bello Joseph Enesi, Oriwoh Akhabue | Nigeria - Mohammed Danlami Inuwa, Sidi | Niger State, Nigeria - Ailoyafen, Dorcas,
& Adedayo Olatunde Folaranmi Isah, Mohammed Umar Faruck & Ahmed | Adedayo, Olatunde Folaranmi & Adebayo

Maimuna Larai Oluwatoyin Abiodun

14.00 -14.10 Resilient Cities As A Pivotal Component Of | Examination Of Housing Investment | Retrofitting Faculty Building With
Climate Variability Mitigation: Lesson For | Performance In Abuja, Nigeria - Wahab, | External Balconies For Adaptation To
Nigerian Cities - Medayese, O.B., | Babatunde M. Durosinmi, Wasiu A., | Climate Change - Onwuka, Bridget
Abd'razack, N.T.A, Medayese, S.0. & Dalil, M_ust_apha Adamu, LA Olatunji & M.T.A Nneoma, Yusuff, Taiwo Qasim & Adedayo,
M Ajayl Olatunde Folaranmi

14.10 - 14.20 Q&A

14.20 - 14.30 Modeling The Energy Profiles Of Infrastructure Development And Financing | Soil Carbon Dioxideefflux In Three Different
Typical qu _Sustainable_z Housing Delivery In Can_opy Densities_ Of Tropical Forest,
Buildings In Nigeria: A Case Study Of Nigeria: A Review - Atamewan, E. E & | Peninsular Malaysia - Mande Kato Hoseg,
Sokoto, Oshogho And Minna - Mambo Tabuko, B. D Ah_mad Abdulla_h qumom, Ahmad Zaharin
Abdulhameed Danjuma & Mustapha érls,_Ahmad_ Ainuddin Nuruddin & Suleman,

. zekiel Nghai

Zubairu

14.30 — 14.40 | Day Lighting And Sustainability Of Office | Modeling The Effect Of Changes In Sustainable Bus Terminal Design With
Complexes In  Niger State - Dauda | The Price Of Construction Materials On | Adaptation To Climate Change - Abba Mark
Abubakar Dada, |. M. Kontagora, Ibrahim | The Rate Of Development In Abuja- | Terlumun & Anunobi, A.I.
S.Mohoro, Abubakar Wuna & Yalwa Olasanmoye, R. S. & Idiake, J. E.
Atukur

14.40 - 14.50 Q&A

14.50 — 15.00 Walk-Though Energy Audit Exercise On | Work-Life Balance Among Women | Investigation Of The Effect Of Sea Level
Office Buildings Of Kaduna Central | Construction Workers: A Conceptual | Variation On Vertical Reference Frames Based
Bussiness District; Nigeria - Salihu Murtala | Approach - Oyewobi, Lugman Oyekunle & | On A Designed Experiment - Odumosu, J. O.,
Muhammad, Ejeh David & Hassan | Adeneye, Toyin Deborah Idowu, T. O., Adesina, E. A., Ajayi, O. G. &
Ozovehe Saliu Ibrahim, P.

15.00 - 15.10 Evaluation Of Passive Cooling Techniques | Bridging Communication Gap At Climate Change, Related Events And The

In Government Office Buildings In Minna
Niger State Nigeria - Michael, B. U &
Olaniyan, O.A.

Construction Sites In Abuja: The Pidgin
English Advantage - Bamgbade, Adebisi
Abosede & Jimoh, Richard Ajayi

Challenge Of Sustainable Environmental
Quality: The Nigerian Experience - Uyobong
Sunday Etuk, Nyeneime Victor Raphael &
Edidiong Elijah Usip
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15.10 - 15.20 Q&A

15.20 — 15.25 Session Chair Remarks

15.25 — 15.40 SNACK BREAK

15.40 — 16.30 PARALLEL SESSION 2
STREAM 1 STREAM 2 STREAM 3
(LECTURE THEATRE) (PG SEMINAR ROOM) (SET BOARD ROOM)

Chair Prof. A.M. Jinadu Dr. J.E. Idiake Dr. M.I. Bala
Federal University of Technology Minna | Federal University of Technology Minna | Federal University of Technology Minna

Rapporteur Dr. N.T.A. Abdurazzaq Dr. M. Yakubu Dr. AD. Isah

Theme Urban Resilience and Energy | Infrastructure Development and | Conceptual Issues on Climate Change and
Conservation Financing Sustainable Development

15.40 - 15.50 Municipal Solid Waste Conversion To | The Challenges Of Cost Management Of | Investigation Of The Impact Of Sunspots On
Energy And Derived Chemicals Using Infrastructure Development In Nigeria - | Earth’s Climate - Ajayi, O. G.; Ibik, A. L,;
Pyrolysis - Muhammad Abdul-Qdir, Kasimu A. Muhammad Odumosu, J. O.; Babalola, K. H. & Adesina, E.
M.A. Olutoye, D.O. Agbajelola, O.D. A.
Adeniyi & E.J. Eterigho

15.50 - 16.00 Assessment Of Quality Of Neighbourhood | Examination Of Factors Affecting Accuracy | Assessment Of Bioclimatic Priciples In The
As Determinant Of Choice Of Location | Of Valuation For Secured Lending In Abuja, | Design Of Public Spaces In Minna - D.O.
Among Residents In Bosso And Kpakungu | Nigeria - Charles-Afolabi Christianah | Alonge, S.A. Oyetola, G.O. Adebisi, 0.J.
Residential Areas Of Minna, Niger State - | Yetunde & Olatunji Ayodele Onuwe, A.U. Attah & Tauheed, A.l.
Altine Maxwell Kyon, Sum Habila Ezekiel
& Terzungwe Dugeri

16.00 - 16.10 Q&A

16.10-16.20 | Lighting Performance of A Faculty | Arbitration As An Alternative | Review And Development Of An Algorithm
Building: A Case Study Of Federal | Dispute Resolution In Real Estate - | For Carbon Dioxide Emission Monitor In
University Of Technology Minna - | Olatunji Olajumoke Omotola Automobile - Musa Nicholas Akhaze & Agajo
Mambo Abdulhameed Danjuma & James
Opayemi ldowu Opeyemi

16.20 - 16.30 Assessment Of Natural Ventilation In | Financial Risk Associated with Housing | Sustainable Built Environment and Climate
Public Office Buildings: Case Study Of | Estate Project Development - Umar, | Change; The Place of Neighbourhood Security
Selected Public Office Buildings In Niger | Muhammad Kabir & Ibrahim Ahmad Doko | and Effective Property Management in
State - lgwe, Echezona Chukwuebuka & Neighbourhoods of Bida, Niger State - Umar A.
Abdulrahaman, Mukaila El-Hussain Saidu, Mamman Mathew & Maxwell Chidi

Duru

16.30 — 16.40 Q&A

16.40 — 16.45 Session Chair Remarks

16.40 — 17.00 CLOSE

XXii



DAY
TWO

WEDNESDAY 11™ MAY 2016

08.40 — 09.00 Highlights of Day One Dr. R.A. Jimoh

09.00 — 09.55 PLENARY SESSION 11
Chairman of Session: Prof. I.N. Mogbo, Department of Science Education, Federal University of Technology, Minna
Session Rapporteur: Dr. 1.C. Onuigbo, Federal University of Technology, Minna

09.00 — 09.05 Session Chairman Remarks

09.05-09.25 Plenary Paper IV
Making a Good Research Presentation and Research Ethics.
- Prof. 0.0. Morenikeji, Deputy Vice-Chancellor Academics, Federal University of Technology, Minna

09.25-09.45 Plenary Paper V
Managing Time and Resources for Research and Teaching.
- Prof. Y.A. Sanusi, Dean School of Environmental Technology, Federal University of Technology, Minna

09.45 — 09.55 Q&A Dr. I.C. Onuigbo

10.00 - 11.05 PARALLEL SESSION 3
STREAM 1 STREAM 2 STREAM 3
(LECTURE THEATRE) (PG SEMINAR ROOM) (SET BOARD ROOM)

Chair Dr. A.A. Okhimamhe Prof. H. A. Makun Prof. M. Zubairu
Federal University of Technology | Federal University of Technology Minna Federal University of Technology Minna
Minna

Rapporteur Dr. A.l. Anunobi Dr. A.E. Abalaka Dr. P. Ayuba

Theme Climate Change and Threat to | Waste Management and Sanitation | Sustainable Practice Theories
Sustainability of the Built
Environment

10.00 — 10.10 Review Of Changes In Climate And | Assessment Of Solid Waste Management In | Adaptation And Flexibility Of Space In
Sustainable Urban Develoment In Akure | Akure, Nigeria - Adebayo, Michael Adedayo | Sustainable Hospital Design In Niger State -
Metropolis — Akure Josephine. O. & | and Mbazor, David Ngwoke Akerele Adesola Olaronke &
Zacchaeus, Mayowa. E Adedayo Olatunde Folaranmi

10.10-10.20 Adapting to Climate Change Flooding | Assessment of Solid Waste Management | Comparative Analysis Of Low-Tech
Impacts- A Guide For Achieving Practices in Makera Ward Of Minna Sustainable Housing Projects In Abuja
Sustainable Built Environment In Niger State - Salihu, Suleiman, and Environs - Oluigbo Stephen
Nigeria - Bello Nurudeen Akinsola, Suleiman, Aisha Nana & Shuaib, Nwabunwanne & Danjuma Golesh Abel
Adepoju Adetoye Sulaiman & Iklimah
Adeogun Adekunle Sunday

10.20 - 10.30 Q&A

10.30 - 10.40 Confronting The Challenge Of Climate | Assessment Of Household Solid Waste | Design Consideration For Ecological And

Change On Built Environment In Nigeria: | Management Techniques In Some Selected | Green Design In Shopping Centres In Minna
Utilizing A Resilient Response - Tauheed, | Informal Settlements In Minna, Niger State, | Niger State, Nigeria - M.l. Bala & Metu John
I. A. & Alonge, D.O. Nigeria - Shuaib Iklimah, Salihu Suleiman,
Aisha, Nana Suleiman & Dauda, Abubakar
Dada
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10.40 -10.50 Climate Change And Its Threats To | Evaluating The Spatial Distribution Of Open | Green Architecture: The Perception Of
Sustainable Built Environment - Onuigbo | Dumpsites And Their Effects On The | Nigerian Architects - Elimisiemon Monday
Ifeanyi Chukwudi Residents In Bosso-Minna, Nigeria - | Chris, Damen Moeduutman Raymond &
Salamatu Kassah, Abdullahi A. Kuta, Nanpon | Garba Hyeladzira Msheila
Zitta, Oluibukun G. Ajayi, Semiratu W.
Abdullahi & Idris M. Kontagora
10.50 - 11.00 Q&A
11.00-11.05 Session Chair Remarks
11.00 - 11.20 TEA BREAK
11.20 - 12.55 PARALLEL SESSION 4
STREAM 1 STREAM 2 STREAM 3
(LECTURE THEATRE) (PG SEMINAR ROOM) (SET BOARD ROOM)
Chair Dr. Aishatu Abdulkadir Dr. A. Saka Prof. S.N. Zubairu
Federal University of Technology | Federal University of Technology Minna Federal University of Technology Minna
Minna
Rapporteur Dr. B. Olawuyi Dr. H. Ogiri Dr. E. Umaru
Theme Climate Change and Threat to | Waste Management and Sanitation | Sustainable Practice Theories
Sustainability of the Built
Environment
11.20-11.30 Emission Reduction At The Exhaust Of A | Assessment Of Storm Water Drainage | Integration Of Key Design Elements For Play-
Diesel Internal Combustion Engine By | System In Selected Housing Estates In | Learning Environment In Elementary Schools
Partial Flow Technology - Musa Nicholas | Minna Niger State - Dauda Abubakar Dada, | In Minna, Nigeria - Akpama, D. S. & Ayuba,
Akhaze & Fatona Stephen Ayodele Shuaib Iklimah, Makun Christopher Sunday | P.
& Nasiru Salihu
11.30-11.40 Climate Change And Treats To | Integration Of Organic Sloid Waste | Mitigating Climate Change Through Green
Sustainability Of The Built Environment: | Recycling For Improving The Environmental | Architecture - Elimisiemon, Monday Chris,
The Impact Of Charcoal As A Source Of | Sustainability Of Hotels In Minna, Niger | Raymond, L. Damen &
Domestic Cooking Energy On The Built | State, Nigeria - Otomi Peter Hyeladzira, Msheila Garba
Environment, A Case Study Of Niger State
- Ndawashi B. M., Morenikeji F. T., Salihu
U.T., & Otijele G. O.
11.40 - 11.50 Q&A
11.50-12.00 Human Contributions Towards The | Assessment On Refuse Disposal Techniques | Understanding The Role The Architect Plays
Devastation Of Flood On Communities In | In Housing Estates Of Minna, Niger State - | In  Attaining Sustainable Design And
Kaduna State - Salihu Usman Tyabo, | Morenikeji Fisayo Teniola, Construction - Ajufoh Michael Onyemaechi,
Morenikeji Fisayo Teniola, Muhammad | Salihu Usman Tyabo, Ndawashi Bello | Dauda Ali, & Yaktor J. L,
Bello Ndawashi & Otijele Godwin | Mohammed & Otijele Godwin Omachoko
Omachoko
12.00-12.10 Environmental Impact of Construction of | Effect Of Solid Waste Management On | Use Of Open Spaces In Improving Office

Gen. M.l Wushishi Housing Estate On
Vegetation and Climate - Muhammad

Residential Quarters In Akure, Nigeria -
Victor Olufemi Adegbehingbe & Sunday
Adeluyi Bobadoye

Building Sustainability In Tertiary Institutions
- Oqua, Idowu Titilope &
Adedayo, Olatunde Folaranmi
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Abdullahi ABDULSALAM & Abdulahi
Sule ARGUNGU

12.10-12.20 Climate Change, the Segregational | Factors Influencing Households’ Waste | Assessment Of The Impact Of Partition
Application, the Gwagwalada Experience | Separation Behaviour In Lagos Metropolis - | Materials On Flexibility Of Spaces In Selected
- Ekweghariri, L. C., Shaibu, S. 1., | llechukwu, Victor and Chukwukaora, Ebere | Commercial Offices In Minna - Muhammed,
Owoyele, S.G. & ldowuy, O. O. Bashir Ajala & Anthony I. Anunobi

12.20-12.30 Q&A

12.30-12.40 The Socio-Cultural Effect Of Changing | Assessment Of  Explosion  Protection | Green Building Construction In Abuja: The
From Traditional To Modern Architecture | Measures In Commercial Complexes In | Matters Arising - Rasheed Babatunde Isa, Paul
In Nigeria, 1915- 2015 - Eze, Chukwudum | Abuja, Nigeria - Ahmed Salawu & Lawal | Abayomi Bajere, Richard Ajayi Jimoh &
J. & Zubairu, S. N. Mohammed Usman Shittu

12.40 - 12.50 Q&A

12.50 — 12.55 Session Chair Remarks

12.55 - 13.55 LUNCH

14.00 — 15.55 PARALLEL SESSION 5
STREAM 1 STREAM 2 STREAM 3
(LECTURE THEATRE) (PG SEMINAR ROOM) (SET BOARD ROOM)

Chair Dr. S. Oluigbo Dr. M. Olutoye Dr. A. Onumanyi
Ahmadu Bello University Zaria Federal University of Technology Minna Federal University of Technology Minna

Rapporteur Dr. M.T.A. Ajayi Dr. |. Babangida Dr. B. Banki

Theme Sustainable Materials Health and Safety Issues Cross Cutting Issues

14.00 - 14.10 Effects Of Palm Kernel Shell As Coarse | Effectiveness Of Froth Flotation Method For | 3D Modeling of Structures Using Terrestrial
Aggregate Replacement On Strength | The Beneficiation Of Baban Tsauni (Nigeria) | Laser Scanning Technique: Case Study
Properties Of Concrete — A. E. Abalaka, O. | Lead-Gold Ore - E.A.P. Egbe, E. Mudiare, | Faculty Of Engineering, University of Lagos -
M. Enejiyon & J. Moses O.K.Abubakre?, M.1. Ogunbajo Oseni, Ayokunle Ebenezer

14.10-14.20 Effects Of Waste Burnt Brick Powder On | Assessment Of Fire Safety Provisions In | Assessment Of Insecurity Challenges In
Strength Of Concrete - A. E Abalaka, M. G | Tertiary Institution Hostel Buildings In Niger | Nyanya Area Of Abuja, Nigeria - V. E
Abubakar, N. Haruna & J. Moses State - Aliyu, Waziri Ibrahim, & | Matins, S.O Medayese, G. Danlami, S.1

Abdulrahman, Mukaila EI-Hussain Shaibu & C.B Ohadugha

14.20-14.30 Q&A

14.30 - 14.40 Influence Of Oil Palm Plantation Age And | Location-Allocation Analysis Of Public | Assessment Of The Effect Of Communal
Hydrology On Dissolved Organic Carbon | Health Site Selection Using P-Centre Model: | Conflicts On Residential Segregation In
Concentration Of Malaysian Tropical | (Case Study Of Chanchaga Local | Kaduna Metropolis, Kaduna State, Nigeria -
Peatland Water Resources - Adesiji, R.A., | Government Area, Minna, Niger State) - | Dalil, M, Sulyman, A. O. & Dantudu, A. S. U.
Mohammad, T.A., Nik, N.N.D., Sayok, | Adesina, E. A°Odumosu, J.O, Zitta. N, Ajayi,
AK., Padfield, R., Evers, S., Jimoh, 1.O. & | O.G, Kuta, A.A, & Adamu, G.M
Gbhadebo, A.O.

14.40 - 14.50 Potential Of Compressed Earth Blocks For | Assessment Of Wheelchair Accessibility In Evaluation Of User Satisfaction In

Large Scale  Affordable  Housing
Development In Nigeria - Obaje Juliet A.,
P. Bajere & P. Ayuba

Faculty Buildings At The Federal University
Of Technology Minna —

R.E. Olagunju, P. Ayuba, M.E Abdulrahman,
S.A Oyetola, D.O Alonge & M.B Ajala

Selected Students Halls Of Residence,
University Of Ibadan, Nigeria - Akinluyi,
Muyiwa Lawrence & Nasamu, Raphael
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14.50 — 15.00 Q&A
15.00 - 15.10 Particle Size Distribution Methods As Adopted | Public Transport Operations And Mobility | Tenure Security Due To Unresolved
For Different Materials - B.J. Olawuyi & S. Needs Of The Elderly In Lagos, Nigeria - | Residential Land Disputes In Kaduna:
Asante 0.0.Agunloye & O.A. Adeniji Challenges And Way Forward - Mamman
Matthew, Saidu A. Umar & M. B. Nuhu
15.10-15.20 Recycling Of Deconstructed Building | Viability Of Fire Escape Routes In The Design Consideration For Crowd Control In
Materials From Selected Urban Renewal | Student Hostels At Selected Katsina Religious Buildings: A Case Study Of Mosque
And Renovation Projects In Minna, Niger | State Tertiary Institutions - Shittu, Buildings In Niger State, Nigeria - Oyerinde,
State - Ayuba, P. & Albert, B. S. Abdullateef Adewale, Idiake, John Babatunde Rasheed
Ebhohimen, Oyewobi, Lugman Oyekunle,
Tsado, Abel John, Bilyaminu, Badamasi &
Mac-Barango, Dumo O.
15.20 - 15.30 Q&A
15.30 - 15.40 Compressed Earth Bricks For Sustainable | Reducing Accidents and Health Hazards In | The Adequacy Of Relaxation Spaces For
Built Environment In Nigeria - Obaje | The Nigerian Building Industry - Eze, | Students In Selected Faculty Buildings In
Juliet A., M. Zubairu & Ryal-Net Marcus | Chukwudum J., Ayuba, Philip & Shittu, | Niger State - Afolabi O. M., Mustapha M., S.K.
Balah Abdullateef Adewale Goshi & A. 1. Anunobi
15.40 — 15.50 Q&A
15.50 — 15.55 Session Chair Remarks
15.55 - 16.10 SNACK BREAK
16.10 - 16.40 URBANISATION RESEARCH NIGERIA SESSION 1
16.40 - 16.50 Q&A Dr. O. A. Kemiki
16.50—17.15 CLOSE
DAY THURSDAY 12™ MAY 2016
THREE | 08.40 — 09.00 Highlights of Day Three Dr. L.Oyewobi
09.00 — 09.45 URBANISATION RESEARCH NIGERIA SESSION 2
09.45 — 09.55 Q&A Dr. O.A. Kemiki
10.00 - 11.00 PARALLEL SESSION 6
STREAM 1 STREAM 2 STREAM 3
(LECTURE THEATRE) (PG SEMINAR ROOM) (SET BOARD ROOM)
Chair Dr. P. Bajere Prof. A.M. Jinadu Dr. J.J. Dukiya
Federal University of Technology | Federal University of Technology Minna Federal University of Technology Minna
Minna
Rapporteur Arc. S.A. Oyetola Dr. A.l. Anunobi Dr. P. Ayuba
Theme Designing the Human Settlement | Climate Change Induced Disaster

Cross Cutting Issues
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for Climate Change

10.00 — 10.10 Assessing The Impact Of Kaduna State | Innovative Approaches To Flood Assessment Of Passive Security Design
University, Kafanchan Campus On Its | Resilience In VVulnerable Urban Considerations In Shopping Complexes In
Host Community, Binzom - The | Communities: Experiences Of Women Minna, Niger State - Yisa, Emmanuel Yisa &
Beginnings 'Of An !Jnsustamable Rural In Makoko - Lagos, Nigeria - Lawanson, Anthony 1. Anunobi
Transformation In Binzom Community - T. & Odunbaku. O
Musa Sylvanus Hassan & Shamang | T
Kasham
10.10-10.20 Assessment Of The Implications Of Urban | Flooding And The Livelihood Of Residents | Integration Of Outdoor Relaxation Spaces In
Growth In Suleja Between 1987 And 2014 | Along Benue River, Makurdi - Nenger-John | Hospital Buildings In Abuja For Staff
- Adeleye, B. M., Sulyman, A.O., | Danjuma E.T & Umar Haliru Vulegbo Satisfaction - Yusuff, Taiwo Qasim, Onwuka,
Medayese, S.O., Ayangbile, O. A, & Bridget Nneoma & Adedayo, Olatunde
Popoola, A. Folaranmi
10.20 - 10.30 Q&A
10.30 - 10.40 Users Perception On Landscape Features | Impacts Of Climate Change On Flooding | Theoretical Evaluation of Art Elements and the
Of Office Buildings In Abuja Nigeria - | Incidence In Zaria, Nigeria - Kubai Zonkwa | Relationships with Design Activities in
Adedokun Adebayo John, Architecture- A.S.ALFA
Adedayo Olatunde Folaranmi, Adebayo
Oluwatoyin Abiodun & Anunobi Anthony
Ikechukwu
10.40 - 10.50 Integration Of Recreational Spaces In | Effect Of Flood Disaster On The Food | Assessment Of Spontaneous Physical Housing
Hotel Buildings To Improve User Comfort | Security Status Of Cassava Farmers In Kogi | Changes In Urban Centres Of South West
In Minna, Niger State - Abubakar, Olaitan | State, Nigeria: Emerging Issues For The Post | Nigeria - Abdulrahman, M.E., Olagunju R.E.,
Abdulrazak 2015 Universal Sustainable Development | Morenikeji, O.0. & Jinadu, A.M.
Agenda - Coker, Ayodeji Alexander Ajibola;
Adebayo, Cornelius Owoniyi, & Chidiebere,
Ezine Gift
10.50 - 11.00 Q&A
11.00 - 11.05 Session Chair Remarks
11.05-11.20 TEA BREAK
11.25-13.10 PARALLEL SESSION 7
STREAM 1 STREAM 2 STREAM 3
(LECTURE THEATRE) (PG SEMINAR ROOM) (SET BOARD ROOM)
Chair Prof. Y.A. Sanusi Dr. S. Ojoye Dr. O.A. Kemiki
Federal University of Technology | Federal University of Technology Minna Federal University of Technology Minna
Minna
Rapporteur Dr. R.E. Olagunju Dr. A.l. Anunobi Dr. B. Olawuyi
Theme Designing the Human Settlement | Climate Change Induced Disaster | Infrastructure Development and Financing
for Climate Change
11.25-11.35 The Impact Of Housing Transformation Climate Change Induced Disasters - Nwose, | Route Re-Alignment Survey For Cost

On The Quality Of The Environment Of

I.A., Gbedu, A.M. & Ibrahim P.O.

Effective Construction Of A Connecting
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Residential Buildings In Government
Estates In South Western Nigeria - Victor
Olufemi Adegbehingbe

Bridge Over Suleja-Dam - lbrahim, O.P.,
Mark, Z., Isau, A.l., Samaila-lja, H.A., Ajayi,
0.G. & Nwadilor, 1.J.

11.35-11.45 Assessment Oof Neighbourhood | Distribution Patterns Of Federal And State | Building A Modern Land Administration
Infrastructure  Conditions In  Minna, | Road Network In Imo State (2000 — 2014) - | System In Nigeria - Kemiki O. A., Ayoola, A.
Nigeria - Popoola, Naomi ljadunola Idike John Ebhohimen?’, Shittu Abdullateef | B., Kuma, S. S., Ojetunde, I. & Fabunmi, F. O.
Adewale, Adaji Edna Eleojo & Akanmu
William P.
11.45-11.55 Q&A
11.55-12.05 Strategies For Improving Informal | Assessment Of Ergonomic Factors Among | Evaluation Of Site Progress Records For
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SECTION 1: KEYNOTE PAPERS



RESEARCH ETHICS: RESEARCHERS’ CONDUCT AND ITS
IMPLICATIONS ON RESEARCH PARTICIPANTS

Prof. Olakanmi Oluwole MORENIKEJI
Deputy Vice-Chancellor (Academics), Federal University of Technology, Minna

Every aspect of a research work is governed by some ethical considerations which
are usually taken for granted. This paper gives an insight into some of the ethical
issues that relate to conducting research, analysing data and reporting the findings.
First approval to commence a research must be sought from Research Ethics
Committee who will ensure that all requirements are met. Such requirements
include proving that participation in the research is voluntary, clear
communication of the purpose of the research to the participants, including the
interviewees who may be local and uneducated people, getting informed consent
and ensuring the anonymity of participants. Other requirements include
explanations on how the participants will be selected, disclosure of any potential
unintended consequences of the research report and assurance that no harm will
come to the participants through the research report. Though all these
requirements are geared towards protecting the rights of the participants and
ensure independent and unbiased research work, passing the tests can be
cumbersome and waste precious time.

oluwole@futminna.edu.ng

MORENIKEJI, O.0. (2016). RESEARCH ETHICS: RESEARCHERS’ CONDUCT AND ITS
IMPLICATIONS ON RESEARCH PARTICIPANTS Sustainable Built Environment and Climate change; The
challenges of Post 2015 Development Agenda. School of Environmental Technology Conference, SETIC, 2016


mailto:oluwole@futminna.edu.ng

TECHNOLOGICAL TRENDS IN ENGINEERING AS
APPLICABLE TO ENIVIRONMENTAL TECHNOLOGY

Prof. Abiodun Musa AIBINU

Department, Mechatronics Engineering Department, & Federal University of Technology, Minna
Director, Center for Open Distance and e-Learning (CODeL), Federal University of Technology, Minna.

Several revolutionary advancements have been witnessed within the last three
centuries. Currently, the world is witnessing the ‘Mechatronics’ revolution,
characterised by real-time prototyping, dynamic innovation and high speed of
information exchange.  Mechatronics approach unlike other traditional
approaches has brought about efficient and effective products and services
delivery without quality degradation. More importantly, this revolution has
continued to satisfy the need for a sense of feel and touch through advance
manufacturing and prototyping techniques.

The traditional method of prototyping, architectural and urban planning
techniques could not afford the present yearning of having a feel, touch and more
detailed perspective of intending projects prior to commencement. Hence,
preventing a luxurious touch of perfection that could have been added to the
conceived idea. Recent technological advancement in Mechatronics Engineering
has come handy in providing solution to the aforementioned problems by the
introduction of 3D printing technique.

The 3D printing revolutionary approach has come as a succour in providing a feel,
touch and more detailed perspective of intended projects prior to commencement.
With a 3D printer, a 3D model of the intended project can be produced within
minutes. The printed model has been shown to provide the desired sense of feel,
touch and detailed perception, walk through, analysis and visual inspection of
important aspect of the project even at the prototype stage. This definitely answers
lots of questions than just showing paper work or 3D movie of the proposed
project.

maibinu@gmail.com

AIBINU, A.M. (2016). TECHNOLOGICAL TRENDS IN ENGINEERING AS APPLICABLE TO
ENIVIRONMENTAL TECHNOLOGY Sustainable Built Environment and Climate change; The challenges of Post
2015 Development Agenda. School of Environmental Technology Conference, SETIC, 2016
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Furthermore, other Mechatronics approaches introduced recently as applicable to
built environment include Unmanned Aerial Vehicle (UAV) and 3D map
producing software, Embedded System Development etc. ~ UAVSs have been
applied in various fields among which include surveying; urban planning; disaster
response and management; estate management etc. Similarly, 3D map producing
software have also been used in producing 3D maps of surveyed areas in a matter
of minutes. Most of these software comes with user-friendly interfaces and can be
used on portable devices.

In conclusion, architectural design, building technology, surveying, Urban and
regional planning and other related fields in environmental technology can
leverage on Mechatronics revolution in enhancing products and service delivery
without loss of time and quality.



INTEGRATING CLIMATE CHANGE ADAPTATION
STRATEGIES INTO URBAN DESIGNS: A MUST FOR
TODAY’S BUILT ENVIRONMENT PROFESSIONAL

Dr. OKHIMAMHE, A. A.

Director, West African Science Service Centre of Climate Change and Adapted Land Use,
Master Research Programme on Climate Change and Adapted Land Use,
Federal University of Technology, Minna, Niger State, NIGERIA

The built environment, urban infrastructure systems and services and ecosystem
services will be profoundly impacted by climate change through increased
frequency, intensity, and/or duration of extreme weather events such as heavy
rainfall, warm spells and heat events; drought, intense storm surges, and
associated sea level rise (IPCC, 2007, 2012; Hunt and Watkiss, 2011; Romero-
Lankao and Dodman, 2011; Rosenzweig et al., 2011). These will not only affect
the economy and population, but also exacerbate the existing socio-economic and
environmental drivers of risk for the most vulnerable. Thus adapting existing and
new buildings to climate change requires knowledge and innovation in the
provision of affordable housing with structural integrity that is climate resilient
and can withstand extreme weather as well as incorporate health and safety

considerations (UNISDR, 2009; 2011).

Studies have projected that, in Nigeria, climate change will lead to increase in
annual rainfall in some areas, and a decrease in others; both temperature and
rainfall extremes are predicted to increase, but with a degree of certainty for
rainfall events (BNRCC 2011). Furthermore, simulation using models have
predicted that temperature will be higher by 1-2 degrees in 2056-2065 with the
extreme north having the highest values. This will be more evident in December
to February, whereby temperatures in the north central part of Nigeria will
increase by up to 3.5°C. Additionally, in 2020 - 2050, 41-53% of Nigeria is
expected to be wetter, while 20-35%t will be stable and 10-14 % will be drier,
and for the remaining 2 — 25 %, precipitation projections are highly uncertain

(Cervigni, 2013).
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With this in mind, two case studies, Minna and Abuja are discussed. Both cities
are located in the north central Nigeria that is projected to experience an increase
of 3.5°C by 2065. While Minna is far less cosmopolitan than Abuja, the town is
known for its consistently high temperature during the dry season. It is
recommended that built environment professionals should become more creative
and climate savvy in adapting both existing and new buildings to climate change
by, among others, enhancing poor quality housing through structural retrofitting,
interventions that reduce risks and non-structural interventions; paying attention
to buildings that provide protection from hot days; upgrading homes with poor
ventilation and low thermal mass. Of course, it is expected that challenges will be
encountered due to the range of actors in the housing sector, the myriad
connections to other sectors and the need to promote mitigation and adaptation,
as well as development goals, and these point to the importance of well-
coordinated strategies that can support resilience (Maller and Strengers, 2011).
The grave predictions for the future underscore the fact that efforts must be made
to overcome these challenges, and the professionals must lead the way.



EVOLVING AN EFFECTIVE RESEARCH AND
INNOVATION SYSTEM FOR NATIONAL DEVELOPMENT
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The United Nations Development Programme rates Nigeria as a country with low
human development index. Out of the 187 countries evaluated, Nigeria with its
abundant human and natural resources comes a distance 152" after poorer
countries and even war torn countries like Rwanda, Angola, Pakistan and
Myanmar. On a scale of 1, Nigeria has a Human Development Index of 0.504 as
compared to a world average of 0.702. The country has a life expectancy from
birth of 52.5 as at 2015 as against a world average of 70.8 years. It has 630 deaths
per 100,000 live births. About 46% (81.65 million of 177.5 million) of Nigerians
are living below the poverty line of $1.25 (N250) per day with an infant mortality
rate of 78 per 1000 live births. With regards to health care Nigeria has 4 physicians
to 10,000 patients as against a world average of 13.4 per 10,000 patients. The
country has one of the worst records of youth unemployment of 23.9% as against
the world average of 7.5%. Yet we are one of the top ten countries with regards
to annual population growth rates of 2.8%, the highest been 5.9% in Qatar while
the world average is 1.1%. Also in regards to perception of wellbeing only 55%
and 47 % of Nigerian are satisfied with the quality of education and health care
respectively. These absurd development indices are complicated by many
negative attitudes like corruption, abuse of power; arrogance, social inequity and
blatant injustice which combine to suppress innovation, creativity and motivation
in contemporary Nigeria. The nation is making no attempt to solve her problems
but waits for solutions to her problems from the Western world. This is the only
justification why Nigeria spends 0.2% of its GDP on research and development
as against 2.5% of GDP by very high development countries like Europe.
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Nigeria can only reverse these very poor development indices by evolving into a
knowledge-based economy and this can only be achieved by creating and
sustaining an effective national research, innovation and development system

which is proposed in this paper.

Keywords: Research, Innovation, Development, Nigeria.
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A major resource input for an academic is time. It is never available in the required
amount; but it is a resource that is available to all at the same quantity; 24 hours
daily for the 365 days in the year. But the academic is a multiple role player by
his employment; teaching, research and service. Each is a bundle of activities that
have no time limit to their conduct; within and outside the official working hours
and within and outside the four walls of the institution. With the information
technology and with the deepening of this global tool, the content and scope of
the responsibilities of an academic are becoming wider and wider almost daily.
Time is important to him not only because he wants to satisfactorily undertake
these responsibilities but also because there are the demands of distinctiveness,
competition; and niche cutting. This paper will explore the range of activities that
need the attention of an academic, the constraints to effective discharge of
academic responsibilities, the justification for time consciousness, the impacts of
poor time planning and interrogate the various ways for time planning.
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ASSESSMENT OF REAL ESTATE INVESTMENT
ACTIVITIES OF INSURANCE COMPANIES IN NIGERIA

Mohammed Danlami Inuwa, Sidi Isah, Mohammed Umar Faruck and
Ahmed Maimuna Larai
Department of Estate Management, Federal University of Technology, Minna, Niger State, Nigeria

Purpose — The purpose of this paper is to provide an insight into the real estate investment
activities of insurance companies in Nigeria. The authors attempt to identify the capital
engagements in real estate investment by insurance companies.
Design/methodology/approach — After collecting the aggregate data about insurance
companies’ financial results for the period 2004 — 2014 and the insurance companies’
financial involvement in real estate for period 2004 — 2014, the authors analyzed the
relationship between the two. This is meant to assess whether the insurance companies
complied with the National Housing Fund act of 1992 which mandate all insurance
companies to invest minimum of 20 percent non-life and minimum 40 percent of life funds
in real estate development. Findings — The analysis revealed some negative correlations; an
incompliance of the insurance companies to the National Housing Fund act. If this is true,
the conclusion should be accepted with caution. It is therefore recommended that
management of insurance companies and government should sit and find a solution to the
problems identified that hinder the insurance companies from meet up with National Housing
Fund Policies. These Problems are insurance policy, long recoupment period, inflations
affecting building materials leading to cash flow problem, falling premium revenue, tenancy
risk and unawareness of the companies operation.

Keywords: Investment, Insurance, Revenue, Risk, Housing
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INTRODUCTION

The importance of real estate for human habitation cannot be over emphasized, real estate
activities cover virtually all form of permanent improvement carried out on land. This is why
IS seen has an essential needs of mankind which occupies a central position. Subsequent to
food, real estate is mainly the most imperative desire of man ( Aliyu, Hamza and Muktar
2015, Adedokun, Akinradewo, Adegoke, and Abiola-Falemo, 2012, Udoekanem, 2012,
Ogbonna, 2012, Olurotimi, 2009 and Sanusi, 2003). Boykin (1979) explained that the real
estate touches the economic lives of all individuals and families. It is the cornerstone of
community life, the center of family activities and reference point for societal esteem, as
well as the most important, financial asset most household will ever acquire (Nevova 2010).

Investing in real estate involves huge capital expenditure. Finance is therefore an essential
ingredient in real estate investment. The cost, extent of which capital is provided and
availability of finance for real estate investment is something of serious concern that is why
government strongly encourages financial institutions to veer in to real estate investment in
order to make fund available. Real estate investment could be in form of property acquisition
or modifying existing property through conversion, adaptations, alterations, renovation,
refurbishment, development or wholesome redevelopment with the primary objective of
improving its earning capacity. Underlying any course of action is that the anticipated return
justifies the proposed investment.

It is clear from the foregoing that finance is a major factor in real estate investment. Proper
financing is all-important to successful real estate investment. Various forms of finance on
varying terms from diverse investing agencies are available to the property market but most
of them are hinged with high interest rate on loan. ( Adebamowo et al 2009), emphasized
that the issues on real estate finance have deep historical underpinning with rudimentary
approach such as assistance from friends, communal efforts and cooperatives which is more
of the informal/non-specialized real estate finance. Onabule, (1990), opined that financing
real estate development has become more problematic due to complex interaction of several
factors such as huge capital outlay involvement in development, high interest rate being
charged on loans, stringent repayment requirements etc.

From the caption, it is a clear that there is need to for the exploration of every known avenue
for financing real estate. As such there is need to involved the insurance companies in the
investment of real estate since they hold billions of naira as premium. However, various
legislations have been established to force financial institutions to invest certain percentage
of their capital into real estate which insurance companies are not excluded. But why with
all this legislation do we still experience inadequate real estate development. ? As such this
challenge prompts the study to assess the real estate investment activities of insurance
companies to ascertain the percentage they due allocate to real estate

13



REAL ESTATE INVESTMENT OPPORTUNITIES

Real Estate has been proven to be one of the most profitable investment opportunities
currently available in Nigeria with relatively low variability of return. According to David S
(2013), there are numerous and diverse opportunities in real estate, include

1.

Land. Of all real estate ventures, investment in vacant land probably proves the
greatest opportunity for creativity and profit. It involved purchase of an improved lot
in a subdivision to a more complicated accumulation of hundreds of unimproved
acres to hold for future development and subdividing and the acquisition of a tract of
land in anticipation of rezoning for a more intensive use. Property Location and
Physical Quality will have a significant impact on the success of the investment

Residential. It is meant for living purposes. Shelter, it is said, ranks second in the
hierarchy of human needs; being most important after food. Available statistics show
that 87% of the total household population in Nigeria lives in rented apartments. This
fact, no doubt, makes Nigeria a viable investment destination for local and foreign
investors, given the mammoth size of her population

Industrial. These are used for manufacturing and production. Usually involves the
construction of warehouses and factory floors. This sector of the industry is not so
robust in Nigeria, due to the current low level of manufacturing activities in the
country.

Commercial. These investments are used solely for business purposes and an investor
(developer) usually owns the building and collects rent from each business that
operates within the structure. Sometimes, the developer could build for outright sale
and subsequently appoint a facility manager. Some of the major categories of
commercial real estate include:

o Ultra-modern malls and event centers

o Office buildings

o Recreational Centers

o Concessions including Roads, bridges, Free Trade Zones and ports

o Hospitality

o Restaurants and fast food outlets

About 70% of global investment in real estate is in commercial real estate.

ADVANTAGES OF INVESTING IN REAL ESTATE
David S (2013) identified the followings as the advantages of investing in real estate

Relatively high Yields

Bottom-line yields in excess of 20 percent are not unusual for many real estate investments.
Yields can even exceed this amount, reaching infinity in those cases where 100 percent or
more leverage—using borrowed funds to purchase property—has been achieved. More
common, though, are realty investments that regularly develop 10 to 15 percent annual
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returns over the life of the investment. These profits reflect the opportunities that exist in
real estate and, when compared to average yields on other types of investments, explain its
popularity.

The return on a savings investment is the rate of interest paid by the bank or savings
association. These rates currently run up to 5 percent, depending on the type and duration of
deposit. These are before-tax yields, which are eroded by the taxes paid, in accordance with
the investor’s particular tax bracket. Stocks often pay dividends that average about 5 percent
of the value of the investment; but unlike savings, for which the amount of deposit remains
constant over time, the value of the stocks fluctuates in the market. As a result, an element
of risk is introduced for a stock investor who analyzes yield in terms of dividends received
plus growth in value. If this growth is 5 percent per year and the shareholder receives 5
percent in dividends, the yield is 10 percent before taxes. Bond yields fluctuate, sometimes
dramatically, as a function of the money market. A bond owner may earn 7 percent interest
but may have to take a discount when selling in market at more than 7 percent. Some bonds,
such as municipals, are tax exempt, and their yields are commensurately lower, depending
on the bond’s rating.

It is axiomatic in real estate investment that high profits are positively correlated with high
risk. Although yields on real estate investments do fluctuate from time to time and from
property to property, there are guidelines on which objective decisions may be based. For
instance, despite the fractured quality of the general real estate market, there are fairly
definable submarkets. One such submarket is apartment projects. Depending on location,
number of apartments in the complex, and their size and decor, an investor can usually find
comparable projects, research competitive rents, and estimate the income possible from an
anticipated investment. This analysis and others will provide data on which an objective
decision concerning the profitability of the investment can be based. There are similar
submarkets for houses, stores, office buildings, shopping centers, and other forms of real

property.

Leveraging opportunities

Although most lenders allow a purchaser to borrow up to 50 percent of the value of securities
such as stocks and bonds, real estate offers an investor the highest leveraging opportunities
of any investment alternative. Many realty transactions require 20 percent to 40 percent of a
property’s value as a cash down payment, while others have 10 percent, 5 percent, or even
no down-payment requirements. A few investors, after completing some highly
sophisticated financing strategies, may even be able to enjoy the benefits of arranging their
real estate investment portfolios with greater than 100 percent leverage and end up with cash
in their pockets.

High-leverage situations include transactions involving carryback mortgages, land leases,
subordination, joint ventures, syndication, sale-leasebacks, wraparound mortgages,
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participation mortgages, and other creative real estate ownership and financing
arrangements. These concepts and their applications, among others, will also be examined
in upcoming chapters.

Income Tax flexibility

Real estate allows its owner a high degree of tax flexibility, due in large part to the
application of depreciation allowances and the ability to deduct the premises’ operating costs
from the gross income collected.

High degree of Personal Control

Real estate investments provide the opportunity for a high degree of personal control.
Purchase terms can be designed to reflect specific financial circumstances. Often, rents can
be arranged to anticipate changes in future realty cycles. Various bookkeeping techniques
can be adopted to reflect individual needs as they change over time. Property can be
periodically refinanced to capitalize on the equity accumulated. The investor usually retains
the power to decide on when, how, and to whom the investment will be sold, under terms
that satisfy personal economic requirements.

RATIONALE FOR RESOURCE ALLOCATION TO REAL ESTATE
INVESTMENT

There are many recommendation regard to the proportion of resources that should be
allocated to real estate investment. Different authors showed significant variations in what
should constitute ideal or optimal allocation into real estate investment. . Hartzell (1986)
suggested between 3 to 11 per cent, Fogler (1984), Giliberto (1992, 1993) suggested between
5 and 15 per cent and 19 per cent optimal allocations respectively. Gold (1986), Irwin and
Landa (1987), Firstenberg, Ross and Zisler (1988) opined that between 15 to 20 per cent
should be allocated to real estate while Brinson, Diermeier and Schlarbaum (1986) opined
that 20 per cent would be ideal. Martin Hoesli, Jon Lekander and Witold Witkiewicz are on
the option of 15 to 25 percent. . Ennis and Burik (1991), Ziobrowski and Ziobrowski
(1997)came up with between 15 to 30 per cent. Timothy (2001) suggested 40 percent. Webb
and Reubens (1987) suggested at least 43 per cent. Furthermore, Webb, Curico and Reubens
(1988) indicated two thirds of any portfolio should be allocated real estate. While Kallberg,
Liu and Greig (1996) however felt that real estate should compose of 9 per cent of optimal
portfolios. Contrary to the different figures proposed by earlier studies, Chun, Sa-Aadu and
Shilling (2002) found that all the available data on ownership of real estate reveal that
institutional investors hold between 3 to 4 per cent of their assets in real estate. Dhar and
Goetzmann (2005) in a survey of major institutional investors across USA observed that the
modal allocation to real estate asset was between 3 and 5 percent. James, Richard, and Jack
(2007), suggested 2/3 should be allocated to real estate.
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Different reasons may be responsible for the lack of consensus and wide variation in what
should represent an ideal allocation these may due to the advantages attached to real estate
investment

EVOLUTION OF INSURANCE COMPANIES INTO REAL ESTATE
INVESTMENT

The huge housing deficit in Nigeria estimated at about N49triillion provides key
opportunities for growth in the real estate sector; this couple with the significant
infrastructure gap estimated at about $510bn (N81.6trillion) makes the industry attractive to
both public and private investors. The Nigeria’s housing deficit of about 17million units as
over 87% of Nigerians live in rented apartments. Likewise, only about 30% of the country’s
193,200km total road networks are paved compared to 70% and 58% for Frontier and
emerging markets respectively. The Nigeria estimated population of about 169 million. With
a 4-year annual average population growth rate of 2.6%, the demand for new houses has
continued to increase. According to the Federal Office of Statistics, the total number of
households in Nigeria is estimated at 28.56 million, whilst there are only 12.8million
numbers of housing units. This mismatch between the number of housing units and
households underscores the housing problem in Nigeria.

Part of the challenge faced by government, corporate and individual providers of housing is
the finance required for providing adequate number of housing units. Consequently, the need
to provide individuals with access to long-term housing funds, for the purpose of real estate
development and homes acquisition necessitated various initiatives by the government, one
of which is the involvement of insurance companies in the real estate investment due to their
huge capital realization in trillion as premium from insurance cover, as such various law
where enacted at different time to mandate insurance companies to invest in real estate. Such
laws are:

i. (National Housing Fund Act No. 3 of 1992), Section 5 mandated every registered
insurance company to invest a minimum of 20 percent of its non-life funds and 40 per
cent of its life fund in real property development of which not less than 50 per cent shall
be paid into the fund through FMBN at an interest rate not exceeding 4 per cent. Nothing
contained in the insurance act or relating to investment of insurance companies in real
property shall affect the provision of this Act,

ii. National housing policy of Nigerial991. Section 5 subsections 8 noted that a substantial
proportion of insurance life fund, which are long term duration could make more active
and effective in mortgage business than commercial banks.

iii.Insurance degree No 59 of 1976, section 18 has restricted the potential role the insurance
companies could play in housing financial mobilization by limited non-life insurance
investment in real property to 10% and 25% respectively.

iv. Insurance act 2003, section 25 stated explicitly that no insurance company can invest
more than 35 per cent of its assets in real estate property.

Despite all this government interventions, the gap is still not filled. Why?
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ASSESSMENT REAL ESTATE INVESTMENT ACTIVITIES OF
INSURANCE COMPANIES IN NIGERIA

Despite different legislations involving insurance companies to invest in real estate
activities, some legislation specifying the percentage of the insurance companies’ resource

to be allocated to real estate while some legislation given the limit in percentage to be
allocated to real estate. We find out that

1. There is little or no impact of insurance companies in real estate investment when
considering the large sum generated by the insurance companies

Tablel. Show trend of income and expenditure of 29 Non-life insurance firms in Nigeria, 2004-2014

Year Gross Premium Expenditure Net Premium
(# millions) (# millions) (# millions)
2004 50,100.8 12,084.0 38,016.8
2005 67,465.6 12,402.4 55,063.2
2006 81,583.8 76,276.1 5,307.7
2007 89,104.9 15,843.7 73,261.2
2008 126,470.3 25,864.9 100,605.4
2009 153,127.1 49,498.9 103,628.2
2010 157,336.8 37,589.6 119,747.2
2011 175,756.8 39,389.2 136,367.6
2012 Not yet release
2013 Not yet release
2014 Not yet release

Source: NAICOM Annual report 2008
CBN Statistical Bulleting vol. 20 Dec 2009
NAICOM annual report 2014
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Table2. Shows trend of income and expenditure of 15 life insurance firms in Nigeria, 2004-2014

Year

2004
2005
2006
2007
2008
2009
2010
2011
2012
2013
2014

Gross Premium
(# millions)
396.1

280.7

778.1

16,274.4
30,735.7
36,8334
43,039.2
57,996.1

Not yet release
Not yet release

Not yet release

Source: NAICOM Annual report 2008

Table3. Investment of Insurance Companies in Nigeria in real estate, 2004-2014

CBN Statistical Bulleting vol. 20 Dec 2009

NAICOM annual report 2014

Expenditure

(# millions)

9,289.5

11,547.7
12,470.3
16.225.8
20,815.6

Net Premium
(# millions)
396.1

280.7

6,984.9
19,188
24,363.1
26,813.4
37,180.5

Year

2004
2005
2006
2007
2008
2009
2010
2011
2012
2013
2014

Real Estate and Mortgage investment
(# million)

21,832.2
33,788.2
45,186.8
45,331.9
46,329.2
47,348.5

48,3290.1

49,454.7

Not yet release

Not yet release

Not yet release

Source: NAICOM Annual report 2008

CBN Statistical Bulleting vol. 20 Dec 2009

NAICOM annual report 2014
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From the tablel and table2 shows the trend of premium realized annual by both non-life
and life insurance companies which runs into billions.

While Table 3, shows trend of capital invested by all the insurance companies into real
estate from 2004 to 2014. This amount is too small when considering the large sum of
money realized. This amount range 3% to 5%.

Insurance Policy is the greatest problem militating against the effective participation of
insurance companies to veer into real estate investment.

Insurance companies prefer to invest in other sectors such as stocks, bonds shares etc.
than real estate

Most insurance companies involved in real estate investment for self-usage i.e. for the
company operational activities

Some of the reason why insurance companies do not actively participate in real estate
investment are, illiquid nature of property, tenancy risks and feeling premium revenue,
tenancy risk most often is not always easy to get tenant whenever property is developed
this uncertainly attached to property create a stringent in advancing loan from insurance
companies.

Insurance companies are favorable dispose to residential and commercial property.

There is sufficient enlightenment program about insurance procedure to the concern
personnel and the general public.

CONCLUSION AND RECOMMENDATION
Conclusion
One of the indices for measuring the development of an economy is the size and maturity of

its insurance industry. This is because the insurance industry plays a very important role in
the mobilization and utilization of invisible resources in the economy.

In conclusion, the need for real estate investment in Nigeria calls for the financial
institution in Nigeria most especially insurance companies to be involve in the financing
real estate project.

Efficiently in the administration of finance source is a primary factor that determines
success. With the eradication of the problems militating against the administration for
financing real estate investment, smooth administration will be guaranteed, the Nigeria
economy will be developed, and more income will be generated by the insurance
companies.

Insurance companies have not played an active role in advancing loans or direct
involvement in real estate investment in other to increase the present real property stock
in the country. This is not to say the level of participation is insufficient in real property
delivery in the country. In fact presenting a more detailed analysis of performance, we
can conclude that a lot has to be done by institution and also investors in real estate i.e.
property investment as completely been the absent unlike most other financial
institutions that undergo real estate investment for onward sale to the public. Going by
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this we stand to say that the institutions performance cannot be rated as excellent,
Excellency would require diversity in all aspect concerning real estate financing and
delivery.

Recommendations

Based on the findings on the study, it is worthwhile to make useful suggestions or
recommendation with a view to encourage the insurance companies in investing in real estate
in the future.

1. It is therefore recommended that management of insurance companies and government
should sit and find a solution to the problems identified that hinder the insurance
companies from meet up with the legislation requirement. Also The Government should
ensure adequate compliance of the insurance companies to the proportion of the premium
which are meant to be invested in real estate.

2. Despite the pitfall in participation of insurance companies’ indirect investment of real
estate, the insurance industry should try by all most as possible to partner with other
institutions in real estate investment which will enhance economic growth.

3. The weak power of enforcement policies should be addressed by working towards
amendment so that noncompliance can attract appropriate sanctions.

4. The management of the insurance companies and the Government should reach an
alternative agreement that will soften the rigidity of the policies so as to be able to widen
the scope of performance or activities of Nigeria insurance companies.

5. It is hereby recommended that the insurance companies from time-time carry out
research to reveal the best time to develop a property when high demand of property by
people.

6. The Government should ensure that risk associated with property is evenly distributed
among the stakeholder and such should be reduce to bearest minimal.

7. Investment in other property aside residential and commercial should be improved by
ensuring check and balance.

8. Post bill, media, newspaper etc. should be used for the advertisement of Nigeria
insurance service in order to promote awareness.
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EXAMINATION OF HOUSING INVESTMENT
PERFORMANCE IN ABUJA, NIGERIA.
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Housing investment performance is an examination of total return from an invested capital
in real estate market, vis-a-vis an associated market risk. The incessant failure of real estate
investment is attributed to the lack of feasibility and viability forecast on future of investment
and poor analysis of past and present market situations. The objective of the paper is to
examine the performance of housing investment return with a view to determining the
quantum of risk to be taken to earn an expected return and to establish the most secured
investment market. The literature has revealed that the failure of most investment is due to
poor analysis of economic and market conditions. The research concentrates on the analysis
of Abuja property investment market with view to examining the returns from different real
estate sub-markets. The research employed descriptive analysis (standard deviation,
coefficient of variation and sharpe ratio) and ANOVA to analyze the data collected through
systematic method of sampling. The result of analysis of variance showed a statistically
significant difference in returns on investment, at p-value of 0.00013 less than 0.05 level of
significant. The results of residential investment performance across three locations in Abuja
showed high volatility in Maitama and Wuse residential submarkets at 4.81% and 4.04%
respectively, and Gwarinpa market is less volatile at 1.41%. Gwarinpa market showed a
stable return on the investment at 6.7% and 6.6% for arithmetic and geometric means
respectively. Therefore the research concludes that Gwarinpa residential market exhibited
steady and stable return on the basis of average returns, less volatile and performed better on
the basis of risk-to-reward ratio than any other submarket at 0.21. Maitama submarket is

described as the most risky and volatile submarket at 4.8% standard deviation.
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INTRODUCTION

Real property investment is concerned with giving up of a capital or financial sum to acquire
the combination of all factors of production in form of landed property, in return for periodic
annual income or benefits. Residential property investment performance is a measure of
periodic return emanating from property investment, therefore, total return of a property
investment is a function of net income, capital value at beginning and the end of the period
(Hoesli and MacGregor, 2000; kalu, 2001). However, property return or yield is a key player
in property investment market, and thereby the aggregate return within the country property
market is determined by the aggregate demand and supply within the national economy.

Real property return as measure of performance is a constituent of two elements income and
capital appreciation. Income from property investment is referred to rent and capital
appreciation is referred to as the appreciation of property value over time.

The growing concern of institutional investors such as companies, banks, insurance and
among others in real estate investment has therefore underscored the need for property
investment performance, and also the pressing need for accountability and the improved
performance of investment has required more than mere watch of rental movement (Udobi
et al 2013).

Relative performance of property performance is a function of risk inherent. Most prudent
investor usually diversified their investment portfolio as way of minimizing the effect of
risk, therefore return to risk ratio is a measure of relative performance of different property
investment portfolio in the market. This study examines the relative performance of
residential property investment, with a view to determine the most profitable submarket in
Abuja residential market in Nigeria.

Literature Review

Investment performance is an examination of annual total returns produced by an
investment; it is basis of making comparative analysis among investment options (Udobi et
al 2013). Return on capital investment is a good measure of performance of investment
portfolio in that it represents success or otherwise of the investment and the rate of return on
investment is defined as the amount of money earned or produced over the property
investment period per the amount invested (Kalu, 2001). More importantly the need to
measure the performance of housing investment leads to analysis of risk factor to which the
return is exposed to (Kalu 2001). He therefore stated that variance, standard deviation and
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coefficient of variation are good measure of risk of an investment and other researcher
include sharpe ratio as a best measure of performance.

Bello (2003) analyzed the performance of residential and securities’ investment in Lagos.
The performance was measured risk-adjusted return, income and capital growth. The using
standard deviation and coefficient of variation, the result showed residential investment
performed below securities and yielded low risk. Oyewole (2006) examined the direct and
indirect residential investment of listed companies and UACN within a given period (1999-
2004), having employed relative important index, standard deviation, coefficient of variation
and sharpe ratio to calculate the mean return. the study showed indirect investment
performed more than direct investment in absolute term of rate of return, conversely direct
property investment performed relatively better than indirect property investment in risk
adjusted return term. Oyewole (2013) examined the comparative performance of residential
and commercial investment in Illorin, the research employed standard deviation, coefficient
of variation and sharpe index, the result showed residential property with higher coefficient
variation (0.74) as been risky than commercial property at 0.46 coefficient. The overall
sharpe index showed commercial investment outperformed residential investment. Udobi et
al (2013) analysed comparative performance of residential property in Anambra, analysis of
risk on residential investment was carried out using standard deviation and coefficient of
variation as tools used to determine the performance, the result showed property capital and
rental values appreciate overtime, and the rate of return in residential investment is more
stable in relative to bank shares. The study concludes that property investment is therefore a
preferred investment portfolio than bank shares. Ade (2015) the study evaluated the
performance of residential property investment in different locations in Ado. The result
employed income return from residential property investment across locations, he
discovered that rental and capital values grew overtime but the rate of growth was not static,
therefore the return from property investment at GRA is higher than any location. Haw
(2003) examined residential property investment performance in malaysia, adopting
coefficient of variation and sharpe ratio, the result showed that terrace building better
performed than any other types.Therefore the best method of measuring the performance is
firstly to determine total return otherwise called money weighted rate of return, as described
by Hargitay and Yu (1993) as sum of net income and capital returns, upon which the study
hinges. Also the study measures the relative property investment performance through the
coefficient of variation and sharpe ratio as it was done by Hwa (2003) in Malaysian market.
On this basis, the study determines money weighted rate of return or total return as basis for
estimating the coefficient of variation (risk to reward) and sharpe ratio (risk-adjusted) for
performance measurement in Abuja residential market, Nigeria.
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Money Weighted Rate of Return

Money weighted rate of return (MWRR) is otherwise referred as total return in many
literature (Hargitay and Yu, 1993; Hoesli and MacGregor, 2000; Baum 2002). Money
weighted rate of return is related to internal rate of return and can be defined as generic
description applied to any calculation where income and expenditure are discounted over
time to arrived at either internal rate of return or present value, and thereby the return arrived
at is a return for the whole period known as total return (Dubben and Sayce 1991). Money
weighted rate of return is also the interest or discount rate which equated the sum of all the
realized cash flows and the capital value of the asset at end of the holding period to the initial
capital outlay or the capital value of the asset at the beginning of the holding period (Hargitay
and Yu, 1993) . This definition provides a basic claim for money weighted rate of return as
true rate of return, equated yield and redemption yield.

Therefore, Hoesli and MacGregor (2000) identified money weighted rate of return (MWRR)
with “total return” which is simply the sum of the income and capital return. they therefore
described MWRR as a measure of return for a single period. Baum (2002) regarded MWRR
as effectively the same measure as the internal rate of return and rightly point out that
MWRR is only an approximation to the internal rate of return (IRR). Both rates equate only
when the investment is held for one period, the whole income received at end of the period
and there is no further capital injection or expenditure within the period.

Where there is no further capital expenditure on the investment during the measurement
period, money weighted rate of return or total return is given by:

MWRR/TR = {CVi- CVt1 + NIt}/CVt1 equation 1

Where CV. is the capital value at the end of period t, CV+.1 is the capital value at the beginning
of period t i.e at end of period t-1, and Nl is the net income received. This study adopts
MWRR method as a measure of performance.

METHODOLOGY

Descriptive Analysis: To examine the performance of residential investment, required the
analysis of total return from each of the sub-markets using geometric mean, standard
deviation, coefficient of variation and Sharpe ratio is required to determine the best
investment submarkets. To determine the performance of residential investment across the
sub-markets, the study adopted the use of coupon rate or yield on federal Government Bond
referred to as free risk yield which is required by prudent investor (at 15.97% from Nigeria
Stock Exchange and Nigerian Securities Commission). The research makes use of interest
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on 10years government bond. Sharpe ratio was used to determine risk adjusted return across
the markets.
Annual holding period of return (total return) was determined as follows:
CVy-CVi_1) + NI
AHPR = (Ve -1) equation 2
CViq

Where CVtis capital value at end of the year, CV.1 is the capital value beginning of the year
and NI represents net income or rent.

Measure of volatility in property investment was also determined using standard deviation
expressed as follows:

S.D — VZ(XI_R)Z

equation 3
N

Where X1 is individual observation and R is the mean and N is total number of observation.
Coefficient of variation which measure relative performance was determined as follows
_S.D
R

c.v equation 4

Where S.D is standard deviation and R is the mean return

Sharpe ratio which measures the performance on the basis of risk adjusted return was
determined as follows:

R —RF
S.D

R is mean, RF is the free risk return on government bond at 15.97% and SD is standard
deviation.

sharpe index = equation 5

FINDINGS AND DISCUSSION OF RESULTS

The analysis of the data obtained through the questionnaire was carried out using descriptive
analysis and analysis of variance. Descriptive analysis featured the use of arithemetic mean,
geometric mean, standard deviation, coefficient of variation and sharpe ratio.

Table 1 showed the returns on three residential property investment across three location in
Abuja. The table revealed the annual fluctuation in returns of three bedroom residential
property investment across three locations in Abuja, this showed the effect of instability in
the general economy on the property market.

29



Table 1: Return Three Bedroom Residential Property Investment in Abuja

Year Maitama Kwarinpa Wuse
2001 20.24 5.23 10.43
2002 18.51 6.45 4.63
2003 15.42 8.32 13.43
2004 19.52 7.34 6.44
2005 11.35 4.52 125
2006 10.34 5.34 11.45
2007 9.56 6.32 5.53
2008 15.45 8.45 8.43
2009 8.56 5.54 15.25
2010 20.34 7.67 10.55
2011 8.45 9.35 3.45
2012 11.45 6.54 6.55
2013 6.67 5.65 12.33
2014 16.64 7.34 16.33

Source: Field Survey, 2015.

Table 2 showed the means, standard deviation, coefficient of variation (risk to reward ratio)
and sharpe ratio. Table revealed that in term of average return, Maitama residential market
outperformed both wuse and Gwaripa at 13.75% while that of Wuse outperformed Gwaripa
at 9.81% and 6.72% respectively. On the basis of risk, Maitama and Wuse residential market
exprieced high volatility at 4.81% and 4.04% respectively than Gwarinpa market, therefore
Gwarinpa residential market is less volatile or risky in term investment as compared to other
locations, the implication is that the return on investment from Gwarinpa market is more
stable and realizable, this can observed as differences between arithemetic and geometric
means is not pronounced. On the basis of risk-to- reward ratio, Gwarinpa residential market
has been placed to be less risky at 0.21 while Wuse market has been placed as the most
highly risky market than Maitama at 0.41 and 0.35 repectively. The implication is that for
any investor to have 6.72%, 13.75% and 9.81% returns on investment must be prepared to
take 0.21units, 0.35units and 0.41units of risk on every investment. On the basis of real
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performance index using the interest rate on Federal Government Bond (15.97%) which is
referred to as free risk yield or coupon rate, it was observed that Maitama residential market
outperformed other locations at -0.46, (the higher the sharpe ratio, the better the
performance). Gwarinpa has stable and steady return and better perform on the basis of risk-
to- reward ratio than other two submarkets.

Table 2: Descriptive Analysis Of Return On Three Bedroom Residential Property Investment In Abuja

Descriptive Maitama Gwarinpa Wouse
Mean 13.7500 6.7179 9.8071
Std. Deviation 4.81118 1.41253 4.03738
Geometric Mean 12.9310 6.5806 8.9266
Coefficient of variation 0.35 0.21 0.41
Sharpe ratio -0.46 -6.56 -1.52

Source: Computed From Table 1.

Table 3 revealed the analysis of variance in returns of residential property investment across
three locations, the results showed a statistical significant difference in returns of three
residential property investments across locations. This implies that returns from each of the
submarket were not the same statistically, this due to the fact that the relative location is a
major factor of residential property investment.

Table 3: showed the analysis of variance in returns of three bedroom residential investment in Abuja

Source of

Variation SS Df MS F P-value F crit
Between Groups 311.6765 2 1558382 11.59674 0.00013  3.259446
Within Groups 483.7719 36 13.43811
Total 795.4484 38

Source: Computed From Table 1
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CONCLUSION

The residential housing investment performance in Abuja has a reflection of general
economic outlook. The annual fluctuation in residential investment returns has therefore
attributed economic condition. There is relative investment performance across the study
locations, has shown that Gwarinpa submarket is better performed on the basis of average
rate of return as it is steady and stable, and as well as on the basis of risk-to-reward ratio and
it is therefore the least volatile (less volatile) or less risky than other two submarkets.
Maitama submarket exhibited highest level volatility and is better performed on the basis of
risk-adjusted and it is therefore described as the most risky submarket for three bedroom
property investment. Wuse submarket as was least performed submarket. The returns across
the study locations are statically different due to relative location factors that determine
residential property investment.

The implication of these findings is that a prudent investor who is not willing to take risk is
better advised to invest in Gwarinpa market because the return from the investment is
relatively stable and steady and more secured against market risk. But a risk loving investor
who desire higher and quick return should invest in Maitama and such investment is not
secured and it may lead to loss of capital. Wuse is not better market to invest because it is
the least performed market on the basis of risk-to-reward as compared to others.
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INFRASTRUCTURE DEVELOPMENT AND FINANCING
FOR SUSTAINABLE HOUSING DELIVERY IN NIGERIA: A
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The success of any sustainable housing delivery system depends on a wide range of factors
among which are availability and accessibility to land, environmental security, safety,
community interaction, availability of adequate infrastructure services and mortgage finance.
Affordable Housing provision has remained elusive to an average Nigerian, in spite of
several programmes put in place by various government of the country, past and present. The
paper aimed to examine the impact of adequate infrastructure provision, availability and
accessibility of mortgage finance towards sustainable housing delivery system in Nigeria.
Methodology of study included review of secondary data. The secondary data involved are
research data, official documents and other relevant secondary data obtained from existing
literature, books and published journals articles. The paper observed that the key challenge
of accessing housing finance in Nigeria is affordability challenge especially by the low-
income urban dwellers. The affordability parameters inherent in the mortgage instrument
limit access by the low-income population. These parameters include 20% - 30% equity
contribution, maximum tenures of only 10-15 years, high interest rate of 22% and the non-
availability of long-term funding for housing development which compels builders of
residential accommodation to recover their capital within the shortest possible time. Findings
revealed that sustainable housing delivery in Nigeria has been hampered by inadequate
financing, inadequate infrastructure provisions which has resulted in many people living in
substandard housing, unhealthy environment with its attendant social inequality, low
standard of living, and poor health especially as it affects the low-income urban dwellers.
Also, Changes in climate will stress current infrastructure, exacerbating existing weaknesses
and forcing major programmes of renewal and replacement, well-supported with finance and
technology and implemented by skilled workforces. This paper opined that infrastructure
development through adequate mortgage financing will stimulate sustainable housing
delivery process in Nigeria. Finally, it recommended massive investment in infrastructure
development by Government at all levels to reduce cost of housing construction; Review of
the Land Use Act; enhancing the accessibility of Nigerians to housing finance by relaxing
the conditions attached for getting the housing funds through the NHTF and integrating
climate change considerations into contracts on infrastructure

Keywords: Infrastructure, financing, sustainable development, housing, climate change.
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Introduction

Infrastructure development contributes to economic growth and development by increasing
productivity and providing amenities which enhances the quality of life. Infrastructure is a
broad term that embraces public investment in physical assets and social services. It is a term
for many activities usually referred to as “social overhead capital” by development
economist. According to Ogbuozobe, (1997), infrastructure refers to a network of transport,
communication and public social services all functioning as a system or as a set of
interrelated and mutually beneficial services provided for the improvement of the general
well-being of the populace. These services include roads, electricity, water supply,
healthcare, telecommunication, education. The term typically refers to the technical
structures that support a society and can be defined as "the physical components of
interrelated systems providing commodities and services essential to enable, sustain, or
enhance societal living conditions™ (Fulmer, 2009).

It is therefore a fact that social economic growth and development is a function of the
availability of adequate infrastructure hence its absence or inadequacy is a measure of failure
or otherwise of a country. This accounts for the reason why infrastructure development is
one of the yardsticks for rating countries in the scale of development. However, there is a
relationship between infrastructure development and climate change which is complex and
multi-faceted. Climate change has far-reaching impacts on infrastructure and can put their
operation and reliability partially at risk. Climate change affects the design, location and
operations of infrastructure. Additional infrastructure is also required for climate protection,
such as improved sea defenses and flood protection, interconnections in water supply, as
well as retro-fitting to improve resilience of existing infrastructure and this has serious
financial implications (African Development Bank (ADB), 2010).

According to the UN Habitat (1984), financing is the process of obtaining funds or capital
generally for the purpose of supporting a development and/or investment by gaining control
over assets. Housing finance system is defined as a superstructure of laws, institutions and
relationships between institutional and non-institutional units that facilitate the process of
financial intermediation and capital formation in the Housing sector. Currently in Nigeria,
housing is financed by a number of institutional sources which includes formal institutions
namely budgetary appropriations, insurance companies; commercial and merchant banks
State housing Corporations and the Federal Mortgage Bank. Also, informal institutions such
as credit societies, money lenders have been financing housing construction (Adedeji &
Olotuah, 2012).

Sustainable development on the other hand has been defined by several authors but the
meaning remain the same irrespective of the circumstances under which the concept is used.
According to the National Affordable Housing Agency (NAHA) of Britain, sustainable
development is described as a means of ensuring a better life for everyone, now and for
generations to come (NAHA, 2006). However, in terms of housing delivery systems, Jiboye
(2011) defines sustainability as the development that is economically, environmentally and
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socially sustainable through the provision of adequate social services including housing,
functional and livable environment for both the present and future occupant of the
environment. Several housing delivery policies by the Nigerian government have failed to
yield the desired result hence the housing deficit in Nigeria is put at over 17millions.
Previous report has shown that over eighty-five percent of the urban population lives in
rented accommodation and spend close to 50% of their income on rents. Of these rented
apartments, more than 90% are privately owned which is mainly due to inadequate mortgage
financing (FinMark Trust, 2010).

It should be noted that the operation of an efficient housing finance system in any economy
is one of the strategies adopted by Government to stimulate the increased construction and
delivery of available housing stock in order to reduce homelessness and create job
opportunities for wealth generation among others. Unfortunately, in Nigeria the formal
sector only constitutes about 15% of the housing market which is grossly inadequate to meet
the ever increasing housing demands and where there are supplies, it is usually targeted at
the medium and high income groups (Olotuah, 2011)

Aim and Objectives of the study.

The aim of the study is to examine the effect of infrastructure and financing in sustainable
housing delivery in Nigeria. The objectives of the study include (i) to examine the
relationship between infrastructure and economic development (ii) to examine the effect of
infrastructure development on the physical environment (iii) to examine effect of finance on
housing delivery system and (iv) the impact of climate change on infrastructure
development.

Research Methodology

Methodology of study included review of secondary data. The secondary data involved are
research data, official documents and other relevant secondary data obtained from existing
literature, books and published journals articles.

Results and Discussions

Infrastructure and Economic Development:

Socio-economic development can be facilitated and accelerated by the provision of
infrastructure, as the services generated will translate to an increase in aggregate output.
Investment in infrastructure services such as transportation, electricity and water supply are
intermediary inputs to production. Also investments in infrastructure attract additional flow
of resources and thus raise productivity of other factors. As Jiboye, (2009) puts it, “Adequate
access to social welfare services such as health services, education, portable water supply,
roads, electricity etc are strong indices of development.
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In general terms infrastructure covers all facilities that makes life worth living. So in
discussing the role infrastructure plays in economic development of a country like Nigeria,
it will be pertinent to take some few essential infrastructural services such as transport (road,
rails, drainage), telecommunication, water supply, waste disposal which are referred to ‘as’
physical infrastructure or economic infrastructure and education, health, housing etc which
constitutes social infrastructure.

- Physical infrastructure such as transport (roads) stimulates increased productivity
through agricultural expansion due to reduced transport production cost.

- Increase in stock of physical infrastructure leads to corresponding increase in gross
domestic product (GDP) (World Bank, 1994)

- In developed countries of USA, Japan, telecommunication, electricity are used in the
production process of nearly every sector and transport is an input for every commaodity.
These expand the productive capacity of these nations to enhance economic growth and
development. Wherever development of economic infrastructure has followed such a
rational and coordinated path, growth and development has been boosted (Ogbuozobe,
1997)

- Social infrastructure such as education affects the economic growth and development of
nations in no small way. This is because it produces the much needed man-power to
drive and stimulate the economy resulting in development hence it is regarded as an
‘investment’ infrastructure.

- Health is another important social infrastructure which is a major determinant of labour
productivity and efficiency. A healthy nation is a prosperous and wealthy nation; hence
an investment in the health sector infrastructure is an investment in the future and
economic development and prosperity of a nation.

From the above, the output of infrastructure to economic growth and development are
wide and far reaching, the impact and effects cannot be underestimated.

Environment and Infrastructural Development

Infrastructures are at the very heart of economic and social development. The next decades
are likely to see an accentuation of two facets of infrastructures. On the one hand, they will
proof a vital tool in resolving some of the major challenges faced by societies — supporting
economic growth, meeting basic needs, lifting millions of people out of poverty, facilitating
mobility and social interaction. On the other, environmental pressures in the form of
changing climatic conditions, congestion and so on are likely to increase, turning the
spotlight firmly on the inherent tensions between the imperative for further infrastructure
development and the quest for sustainability ((Ogbuozobe, 1997).

Thus, as development agencies pursue their efforts to promote economic development in
poor countries and improve the lives of their people, they are warned to be cognizant of the
need to ensure that development is achieved in ways that minimize environmental damage
or — better still — improve environmental quality. This is nowhere more evident than in the
intersection of environmental concerns with the need for developmentally important
infrastructure — what we call the infrastructure-environment nexus.
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Infrastructure is essential for growth, which is essential for poverty alleviation. Expanding
infrastructure to meet expanding demands will absorb trillions of dollars of investment over
the coming decades in the developing and transition economies. Many infrastructure
investments deal effectively with their environmental impacts or directly promote
environmental improvements, but many kinds of infrastructure also pose serious threats to
the environment. The infrastructure-environment nexus addresses the challenge of meeting
the demand for infrastructure services while maintaining or improving the quality of the
environment.

Infrastructure services are vital for supporting economy growth and improving the quality
of life by improving transport and communication, sanitation and home heating, access to
education, health services, and etc. However, providing these services can have
environmental impact that also have important implications for quality of life, including both
bio-physical and social aspects. Well designed infrastructure project can produce positive
environmental impact, e.g., by reducing water pollution, mitigate negative environmental
impact, e.g., through emissions controls. However, when environmental consequences are
not taken into accounts, infrastructure projects can pose serious threats to the environment
and resultant quality of life. Land degradation, flooding, water and air pollution, and acid
rain that results from poorly designed projects seriously degrades living conditions,
especially for the poor who lack the resources to ameliorate the impact.

The construction and operation of infrastructure generally pose risks to local environments,
which will result in environmental damage if not adequately mitigated or compensated. This
is well documented in case of energy, especially where power plants or industries burn coal.
In Nigeria, oil exploration causes land and water pollution, while gas flaring causes air
pollution. Global damages from infrastructure-related fossil fuel emissions —such as climate
change are additional to these local damages. Emissions are inherent in fossil fuel energy
(power and transport), and the challenges are to minimize emissions, promote alternate
energy, and encourage conservation. However, the challenge of infrastructure development
in Nigeria as listed by Oyedele (2012) includes the following:

I Development Matrix: The four development matrix of any physical infrastructure
namely design, finance, technology and management are lacking in Nigeria.

ii. Tradesmen and other technical human resources needed for infrastructural
development are scarce because of lack of training and motivation.

iii. Capital Flight, Capital Sink and Capital Stagnancy. Most materials and managerial
services are procured outside the country. The contracts are full of loop-holes which
encourages abandoned projects.
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Finance and Housing Delivery

a. Housing Finance

It is no longer strange to know that some Nigerians especially the low-income groups living
in the cities are homeless. The reason is that the cost of constructing or renting an
accommodation is simply beyond the reach of an average Nigerians. Thus, the Nigerian
housing sector challenge is that of affordability. Several housing construction and delivery
system is targeted mainly at the middle and high income group of the population that can
either pay cash or access mortgage finance from the banks. Housing financing is done
through mortgages which in Nigeria is the primary responsibility of the Federal Mortgage
Bank of Nigeria (FMBN). But the provisions of these mortgages to the income earners are
through the National Housing Trust Fund (NHTF). However, only very few proportion of
the income earners have been able to access these mortgages. This is because the
performance of the housing finance system in loan disbursement has dismal and
discouraging. The primary Mortgage Institutions are unable to render a good measure of
financial mediation in housing delivery due to inherent challenges such as inadequate
capitalization, weak management practices and inability to generate mortgages to qualify for
the National Housing Trust Fund (Olotuah, 2011). Also, the absence of clear property and
security rights, mandatory Governors consent, high interest rates as well as inadequate
source of long-term funding are other factors that inhibit mortgage lending (FinMark Trust,
2010). This is why the high income earners simply purchase their houses out rightly or
mortgage while some few low-income acquire their lands through savings and build their
houses incrementally over a period of some years. Thus, there is an indication of declining
activities in the housing finance in Nigeria (FinMark Trust, 2010)

The large population of the low-income group in Nigeria, however suggest that housing
developers and financial who are innovative have a potential growth opportunity in that
sector of the economy.

b. Access to housing finance

Evidently, there is a drop in the low-income housing activity in Nigeria by most housing
developers due to lack of capacity and expertise to develop housing products for the over
populated low-income group in Nigeria housing market. Survey (FGN, 2007) has shown that
access to housing finance is still very limited to a few individual who falls within the
medium-income group which indicates that there is lack of access to housing finance. This
problem has resulted in shortages of housing stock and increase substandard housing and
homelessness among the poor in Nigeria.

The figure below is an income class pyramid showing the income levels and their access to
housing finance.
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From the pyramid, it is evidently clear that only about 30% in the upper and lower middle
income group can access housing finance while a large portion of the population, the low-
income group cannot access housing finance and would therefore require social housing.

Often times, most housing developers in the formal sector lack access to housing finance
which adversely affect the supply and delivery of houses, hence they are left with the option
of sourcing funds from deposit money banks with very high interest rates and other stringent
conditions attached. Accordingly, the bulk of low-income individual home builders are
compelled to source for housing finance from a more convenient and accessible classified
as micro-credit organizations sources such as family, friends, “esusu” (traditional thrift
societies), age/trade groups and traditional money lenders. The disadvantages of these
sources of housing finance are that they are unsecured and very limited in their capital base
(Nubi, 2006).
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c. Challenges to Accessing Housing Finance in Nigeria.

The establishment of the National Housing Fund (NHF) in 1992 was aimed at addressing
the constraint of mobilization of long-term funds for housing development as well as
maintains a stable base for affordable housing finance for the purpose of building
construction, purchasing and improving of houses. Since its establishment, the NHF has
been faced with the problem of inadequate capitalization due its inability to mobilize
contributions from the informal private sector made up of self-employed workers, the formal
private sector (commercial banks and insurance companies) and inadequacy in the
operational soundness and viability of the Primary Mortgage Institutions (Olotuah & Taiwo,
2013).

The major challenge of housing finance system in Nigeria is affordability. The affordability
constraint inherent in the mortgage instrument limits access by the low-income population.
These constraints include 20%-30% equity contribution, maximum tenures of only 10-15
years, high interest rate of 22%. Other challenges are macro-economic mainly high inflation;
policy and regulatory (Land Use Act, Property Registration, Taxes, Stamp Duties);
unavailability of secondary market other than the PMIs; lack of credit enhancement vehicles
(insurance); inadequate skilled manpower in the mortgage market; high cost of building
materials cum over dependence on foreign materials and inadequate infrastructure
development( FinMark Trust, 2010)

Climate Change and Infrastructure Development

Climate change is one of the most significant threats to development during the 21st Century
and beyond. Over half of Greenhouse Gases GHG emissions are associated with the
infrastructure sector and the construction industry (World Bank, 2010), so reducing
infrastructure-related emissions plays an essential part in efforts to prevent dangerous levels
of global warming. Accordingly, the Intergovernmental Panel on Climate Change (IPCC,
2007) has predicted that the earth will be between 1.8°C - 4°C warmer by the end of the 21st
Century compared to the end of the 20th Century. The principal cause of global warming is
human activity that releases greenhouse gases into the atmosphere, particularly the burning
of fossil fuels. (EC, 2011).

Climate change ultimately affects all people, sectors and infrastructure globally. But the
severity of climate impacts on infrastructures will vary across various Nations, according to
individual locations and their geophysical risk exposure, the existing adaptive capacity and
resilience, and the level of regional economic development. This is why Developing
countries, although less responsible for the emissions and climate change, suffer the
consequences the most. The reasons are that first, the locations of most developing countries
are in the region of lower latitudes where the impacts are more acute. Secondly, developing
countries are more dependent on climate-sensitive sectors such as agriculture and fishing.
Finally, these countries have lower capacity to adapt due to their weaker institutions, lower
human and financial capital, and constrained access to technology and credit (ADB, 2010).
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The impact of climate change on developing Nations also forestalls their opportunities for
economic growth since traditionally; economic growth has been closely linked with
increased greenhouse gases (GHG) emissions and those who bear the brunt of the impacts
of climate change are the low-income the most vulnerable. (World Bank, 2010).

Changes in climate will stress current infrastructure, exacerbating existing weaknesses and
forcing major programmes of renewal and replacement, well-supported with finance and
technology and implemented by skilled workforces. However, the sectors of importance are
transport, energy, construction/ buildings, water/sanitation and rural infrastructure (in
relation to land use, agriculture and forestry).

Developing countries including Nigeria undoubtedly must grow and become developed.
This development is hinged on huge investment in new and old infrastructure which must
be well planned and managed along a low-carbon and climate-resilient path. Accordingly,
infrastructure development planning will integrate new weather and climatic risk concerns
through capacity-building and improved climatic information as advocated in the Climate
for Development in Africa (ClimDevAfrica) programme.

The way out of these challenges is for infrastructure policymakers and practitioners in the
developing world to play a crucial role in meeting the challenge of climate change. This will
only be achievable through mitigation (reducing greenhouse gas emissions in ways that
facilitate growth and sustained poverty reduction) and adaptation (protecting vulnerable
populations from the impacts of climate change.). Nonetheless, this will require raising the
required finance; developing and transferring technology; and developing the capacity of
governments to formulate and implement climate change policy (Fankhauser, 2010).

Conclusion

Sustainable housing delivery is a function of the level of availability and accessibility to
housing finance which is boosted by infrastructural development. Infrastructure
development begets socio-economic development including housing delivery and increase
the Nations GDP. Housing finance is pivotal to sustainable housing delivery. For sustainable
housing delivery to be a reality in Nigeria, strategic investment in infrastructure and housing
finance is non-negotiable and must be fully encouraged by government, as it is the
foundation for economic growth.

According to Adedeji & Olotuah (2012), for a housing finance to be successful in sustainable
housing delivery system, there must be a guaranteed continuous flow of funds. The authors
opined in their study that the percentage of total beneficiaries of the NHF is infinitesimally
small compared to the number of contributors which confirm the accessibility challenge to
housing finance in Nigeria using the NHF Scheme as a yardstick. In their studies,
(Chionuma, 2000; Bichi, 2002 and Fortune-Ebie, 2004) agreed that the NHF is faced with a
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lot of operational challenges which includes non disbursement of NHF application loans due
to non fulfilment of some stringent conditions, non submission of acceptable security of
existing mortgages by PMIs, delays in perfection of fund mortgages and inability of PMJs
to fund 20% of loans as one of the statutory requirements.

Policy Implications and Recommendations

The Nigerian housing deficit has been put at over 17million and these require about N60
trillion funds to bridge this shortfall. This estimate was calculated based on N3.5 million as
the unit cost of constructing a building (The National Housing Policy, 2012). Also,
infrastructure has been seen as a major determinant in sustainable and affordable housing
delivery system because it accounts for as much as about 25% to 30% of housing cost. This
crucial area has been neglected by Government thereby transferring the burden to private
developers which increase the cost of houses and thus making it unaffordable to most
Nigerians (FinMark Trust, 2010). However, despite the inability of Government to meet the
housing finance need of most Nigerians especially the low-income, they have still been able
to have one form of shelter or another in some form through micro financing scheme and
cooperatives. The effort of private developers and cooperative societies notwithstanding, the
accessibility of millions of Nigerian to housing finance is still very low (Adedeji & Olotuah,
2012).

The National Housing Trust Fund (NHTF) has not lived up to the bid of providing housing
finance to Nigerian workers despite the money it has collected from them and there are
indications that most contributors are unable to meet the stringent conditions for accessing
the fund. The implication is that sustainable and affordable housing delivery becomes
unrealisable. This is a negation to the primary purpose of the establishment of the NHTF
which is to mobilise long-term funds for housing development and ensuring that every
Nigerian have access to housing loans at affordable interest rates (Alagbe, 2013).

The Nigerian housing sector is bedevilled with a lot of challenges among which are limited
access to housing finance, slow bureaucratic procedures, high cost of land and building
materials, and poor infrastructure development. Therefore, urgent intervention is needed to
ensure sustainability of housing for the teeming populace living in substandard houses or
homeless. One way to achieve this is through the introduction of housing microfinance,
which has been successfully adopted in other countries with similar macroeconomic indices.

The African Development Bank (ADP) having realised the important role infrastructure
development plays in a Nations growth and housing development and have made a
cornerstone in its developmental agenda with regional member Countries by giving long-
term loans for infrastructure financing (TMSA, 2012).

Therefore, this paper puts forward the following recommendations which it believes if
implemented will enhance sustainable infrastructure development and affordable housing
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delivery system in Nigeria as well as manage the effect of climate change. These
recommendations are:

1. There should be massive investment in infrastructure development by Government at all
levels to reduce cost of housing construction. This could be achieved by setting up
Housing Infrastructure Development Trust Fund (HIDTF).

2. Landtitling, registration security and acquisition of certificate of occupancy (CO) should
be flexible, cheap and quick. Permanent Secretaries of State and Federal Ministry of
Lands should be empowered to endorse all land registration and issue of CO.

3. Housing micro finance should be developed and set up to provide small short term loans
to low-income groups for incremental housing construction. Existing PMIs should be
restructured and recapitalized to provide better funding and offer long-term funding for
developers and other house builders.

4. Accessibility of Nigerians to housing finance should be enhanced and guaranteed by
relaxing the conditions attached for getting the housing funds through the NHTF.
Government should ensure that the FMBN is strengthened financially to be more
responsive in financing housing development. Additionally, there should be reforms in
the mortgage sector to involve both public and private sectors participation.

5. There should be development of local and indigenous building materials through the
building research institutes to reduce cost of housing. The Government should promote
its acceptability by using these materials for construction of some public buildings.

6. There should be planning processes reform which must include climate change
information, with enforceable land- and water-use policies and practices, in harmony
with regional circumstances;

7. All contracts on infrastructure must have climate change considerations integrated into
it and access to quality climate information and climate risk-management processes
enhanced.
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MODELING THE EFFECT OF CHANGES IN THE PRICE
OF CONSTRUCTION MATERIALS ON THE RATE OF DEV
ELOPMENT IN ABUJA
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The ever increasing cost of building construction materials in Nigeria has been a major sour
ce of concern to all the stakeholders in industry because of its overarching effects on infrast
ructure development. Globally, persistent rise in the price of materials has been reported to
have consequential effects on sustainable development. This study, therefore, determines to
analyse the effects of an increase in the prices of construction materials on the rate of devel
opment in Abuja. In order to achieve this, data were sourced qualitatively and quantitatively
from Abuja using archival data, personal observations and Geospatial techniques which inv
olve the use of Remote Sensing and Geographical Information System (GIS) to determine t
he rate of development over the years. Some selected building materials were examined and
compared with the rate of development. The growth rate for the period of study was based o
n built-up area per square meter. The data were analysed using both descriptive and inferent
ial statistical analysis, to determine the relationship between the increases in prices of select
ed materials on the rate of development. The result of the research has shown that changes i
n the prices of building materials have effect on the rate of development explaining an aver
age 85% in the variation explained by the models. The changes in the built-up area and veg
etation between 1990 and 2014 was found to be significantly high. The research has indicat
ed that a reduction in the prices of building materials will lead to a significant reduction in t
he cost of housing projects in order to improve housing affordability and sustainability. The
study is expected to contribute largely to currently discuss and vision of Nigeria in achievin
g sustainable urban development. It will also be of benefit to all the stakeholders in underst
anding the essence of achieving sustainable growth through an effective price control mech
anism.
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INTRODUCTION

The Nigerian construction industry remains one of the major contributor to the nation’s
economy most especially in the provision of housing to the teeming population. This is
because it involves housing construction which forms the fundamental requirement of a man
due to its influence on his welfare, health and productivity (Agbola and Kassim. 2007;
Akintunde, 2008). However, the ever increasing cost of housing construction in Nigeria has
being a major source of concern to all the stakeholders in the industry because of its
overarching effects on infrastructure development. The persistent increase in the cost of
building construction is frequently traced to the upsurge in cost of building materials which
are very vital in realising any housing project (Udegbe, 2007). For example, research (e.g.
Arayela, 2005) has established that that the cost of building materials constitute about 65
percent of the construction cost. Ogunsemi (2010) and Adedeji (2010) resonate this assertion
by positing that building materials constitute the major factors that limits the provision of
housing and established that they account for between 50-60 percent of the cost of buildings.

As stated by Windapo, Ogunsanmi, and lyagba (2004), the continuous and incessant increase
in the cost of building materials may give rise to a serious shortage in housing provision with
high number of both middle- and low-income earners being schemed out of the housing
market for home ownership all over the country. Hence, one of the main problems, which
this paper intends to examine, is basically how housing delivery and its sustainability is
being affected by the changes in prices of building materials in the delivery of housing
process. However, researchers such as Jagboro and Owoeye (2004) argued that persistent
increase in the prices of building materials has magnifying impacts on the industry. Idoro
and Jolaiya (2010) for example, established that quite a number of construction projects were
often not completed on schedule due to the hike in prices of materials. ldoro and Jolaiya
(2010) stressed further that many projects were not completed in time due to the cost of
materials which has been on the increase perhaps on daily basis. The unfortunate trend in
the building material supply situation is that demand has increased over the years while local
production has diminished (Jinadu, 2004). For instance, production of cement requires a
huge capital and considering high forex component coupled with the devaluation of Naira in
the last two decades, it has not been possible to make significant investment in local
manufacturing (Makoju, 1995). Therefore, material becomes an indispensable resource in
the building construction sector as it account for a higher percentage total cost of building
(Omange and Udegbe. 2000).

Although, the visible rate of development noticed in Abuja municipalities cannot be denied,
but there is still a huge housing deficit considering the urban growth noticeable in the capital
due to high cost of building materials and pervasiveness of unskilled or old labour (Okoruwa,
2014). Hence, the expected rate of development in terms of houses constructed cannot be
achieved without a drastic reduction in the cost of building construction and its attendant
costs which determines the cost of owning a house. In spite of the plethora number of studies
that have examined the nexus between the cost of building materials as against the total cost
of building in Nigeria, little or no research exist that explores whether there is a link between
rate of development and prices of building material. Few studies that populated the literature
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either identify causes of changes in the price of building materials or the consequences of
the changes on project delivery (e.g. Jaghoro&Owoeye, 2004; Mekson, 2008; Njoku, 2007;
Oladipo& Oni, 2012). Hence, this study aims at examining the impact of changes in the
prices of building materials on rate of development of urban centres- Abuja specifically.

Literature

Construction is the broad process for realising human settlement and the creation of
infrastructure that support development (Du Plessis, 2007). This include the extraction and
beneficiations of raw materials, and components, the construction project cycle from
feasibility to the construction, the management and operation of the built environment®” (Du
Plessis, 2007).The construction industry is generally responsible for the physical
transformation or the development of the which makes the built very vital to socio economic
development of the nation. Considering the relationship between construction industry and
the national economy, it becomes necessary that the cost of construction be within the reach
of the average citizen. Akanni, Oke and Omotilewa (2014) contended that building materials
significantly contribute to the quality and cost of housing, as it forms part of the used for
building right from foundation to roofing and finishes. Thus, the building materials industry
considered as a vital contributor to the national economy of any nation as its output governs
both the rate and the quality of construction work (Akanni et al., 2014).

Building materials and rate of development

Rate of development here depicts urban growth with respect the built up area. In other words,
it is referred to the growth that make use of land for the construction of buildings.
Urbanisation is mainly caused by urban growth, which could be due to material population
growth, re-classification of urban and rural system and rural-urban migration (Agbola 2002).
The existing data has shown that the Nigerian population has been growing at an alarming
rate. The urban centres and towns are rapidly growing and this has resulted in overcrowding,
below standard buildings as well as inadequacies in infrastructural development in the urban
areas (Onibokun, 1985). Also, availability of building materials at affordable prices have
become a key hindrance and making housing ownership an herculean task to be
accomplished by most people that desire to own a house. Ihuah (2015) argued that the
consequences of not addressing issues, such as the increasing costs of developments
resulting from the high costs of building materials means that housing provision is
inadequate. Adedeji (2002) asserted that building materials constitute the largest single input
in housing construction and viewed that the cost of housing is one of the major obstacles to
the realisation of housing delivery in Nigeria as indicated by the efforts of successive
government in the country. However, Federal Ministry of Lands, Housing and Urban
Development (FMLHUD, cited in lhuah, 2015), reported that persistence upsurge in the
costs of construction materials may be as a result national macro-economic causes which
often lead to high cost of development and the reciprocal which outside the scope of this
paper. lhuah (n.d) identified among other things, overdependence on imported building
materials as one of the most vital factor leading to high cost of building material which in
his view contributed to the obstacles in sustainability urban development in the study area.
Mainly, the rate at which building material prices changes in Nigeria is surprising and this
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has negative impact on the construction industry which often lead to lack of development
due to change in the total construction cost, redesigning and modification with consequential
effects such as abandonment of project; poor workmanship resulting from the use of inferior
materials, and restrained innovations in construction methods (Elinwa&Buba, 1993,
Windapoet al.,2004; Idoro&Jolaiya, 2010; Oladipo& Oni, 2012). This paper hence, argued
that the rate of development is restricted by the continuous increase in the cost of building
materials and that materials are unarguably responsible for the cost of any housing
construction project.

The use of sustainable building materials for housing construction has substantial influence
on rate of development and attention of home builders has been directed towards sustainable
housing as it help in reducing the environmental impacts in terms of the extraction,
transportation, processing, fabrication or installation, reuse, recycling, and disposing of these
structure based materials (Austin 2012; Roux and Alexander, 2007). In addition, lhuah
(2015) asserted that the use of sustainable building materials can offer a reduced cost of
maintenance over the entire life-cycle of the building, through improved energy
conservation, enhanced occupant good health and increased productivity, lowering of costs
related to changing space or shapes, and greater design efficiency (Austin, 2012; Isaac et al.,
2010). Therefore, the merits of sustainable building materials can summarised to enormous
as it leads to overall superior performance of housing in terms of some specific criteria.
These criteria include the benefit of sourcing the materials locally; reduced cost of
transportation including the environmental impact as well as thermal efficiency in meeting
the occupants’ needs and health considerations. Other benefits that can improve rate of
development through the use of sustainable materials according to Roux and Alexander
(2007) and Spiegel and Meadows (1999) includes financial viability; ability to recycle the
building materials and the use of renewable resources; toxic emissions generated by the
product and maintenance costs.

RESEARCH METHOD

This study focused on the rate of development of the Federal Capital Territory, Abuja,
Nigeria and the total population of the study comprised of all the local area councils.
Purposive sampling method was used in the selection of the study area. This is because non-
probability technique according to Aje (2008) gives every subject in the study population a
non-zero probability of being included in the sample and also gives a range of alternative
techniques to select samples based on researcher’s subjective judgment. Therefore, research
approach for this study involves archival research method which is a type of primary
research that involve seeking out and extracting evidence from original archival records.
Archival research methods entail a wide range of activities applied to make possible the
investigation of documents and textual materials produced by and about organizations
(Ventresca and Mohr, 2001). The methods according to Ventresca and Mohr (2001), involve
the study of historic documents produced at some point in the relatively distant past, giving
us access and opportunity which researcher may not likely have to the organizations,
individuals, and events of that earlier time.
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Archival or secondary data comprises of a wide collection of empirical data compiled by
some individuals for their own use were collected. The secondary data consist of building
material prices over the period of 24 years and maps of the Area Councils. Cost of building
materials were sourced from the National Bureau of Statistics and Builders’ magazine while
the maps of the area councils were sought from Federal Capital Development Authority.
The building materials considered in this paper includes cement; sand, aggregate,
reinforcement, blocks, aluminium and timber. The Geographic Information System (GIS)
was used in obtaining primary data, which is the satellite imagery. The GIS was employed
to obtain the rate of development (the built area) of all the six area councils in Abuja since
1990 to 2014. The collected data were analysed using descriptive statistics and regression
analysis, conclusions and recommendations were drawn based on the finding thereafter. The
software packages employed for the analysis of the imageries is Land Water Information
System. The package was employed in the classification and processing of the image. The
study used a classification which was supervised for all the imageries by adopting five
parameters which includes: Built-up Area; Bareland/Surface; Vegetation; Cultivated and
Water Body. The use of Geospatial methods were adopted in establishing the rate of spatial
growth of all the six area councils in Abuja between 1990 and 2014, three imageries of 1990,
2000 and 2014 were obtained and processed using Thematic Mapper 30M resolution.

FINDINGS AND DISCUSSION OF RESULTS

This section presents the results, interpretations and discussion of results based on the
analysis carried out. The descriptive measures were used to describe the characteristics of
the sample based on the method used in gathering the data, to check if the research variables
violate any of the underlying statistical assumptions required to address research questions
and create a systematic understanding of the type of data and give a synopsis of the variables
used as sample. From Table 1, it was shown that Bwari area council has the least mean
growth rate (237810432m?) followed by Abaji (317496814m?) while AMAC has the highest
growth rate of 790393388 m?. This increase in growth may be as a result of the university
located in the neighbourhood which often drives housing developers in providing housing
for the students.

Table 2 shows the results of the correlational statistics employed to show the pattern and
nature of associations among the variables included in the analysis. The statistical tool was
used to assists in determining the strength of the relationship between the variables which
can exhibit either positive, negative or no relationship (Hair et al., 2010). Statistical
correlation was employed in this paper as an important step for further analysis such as the
development of regression model(s) which will follow (Hair et al., 2010). From Table 2, the
correlation matrix showed that the coefficient (r) ranges from 0.012 to 0.907. Changes in the
price of cement has a high correlation with the rate of development in Kwali (r =0.846; p =
0.001), follow by Kuje (r = 838; p = 0.001). Kuje (r =0.414; p = 0.001) and Gwagwalada (r
= 0.403; p = 0.01) has moderate correlational relationship with sand according to Dancey
and Reidy’s (2011) who categorised a correlational relationship with a coefficient of 1 to be
a perfect correlation; 0.7 - 0.9 as a strong correlation; between 0.4 - 0.6 to be is moderate;
0.1 - 0.3 is weak; and that a coefficient 0 means that no relationship exists at all. Similar
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relationship exist between changes in prices of blocks, Kwali and Abaji. This may be as a
result that those two local government are outskirt of Abuja where local income people
resides and this invariable dictate the pace of development unlike the central area councils.

Table 1: Descriptive Statistics of material and rate of development

S/No Mean Std. Deviation N

1 Cement 82954.16 73519.03 25
2 Sand 171847.64 190107.39 25
3 Aggregate 660754.60 787186.46 25
4 Reinforcement 399923.88 879556.96 25
5 Block 6103.80 5889.98 25
6 Aluminium 251398.20 252699.75 25
7 Timber 28606.00 20964.90 25
8 Kuje 596684702.00 128138296.53 25
9 Bwari 237810432.00 74412722.66 25
10 AMAC 790393388.40 254039772.28 25
11 Abaji 317496814.80 68585176.05 25
12 Kwali 366811060.00 153284830.63 25
13 Gwagwalada 346022146.80 122634405.15 25

Source: Author’s Fieldwork (2015)

The summary of the results of regression analysis between the rate of development of the
area councils and changes are presented in Tables 5. The models summary is shown in Table
5. Models 1, 2, 3, 4, 5 and 6 show considerably very high R square value of 90%, 90%, 88%,
89%, 89% and 89% respectively and these were significant at 0.01 level of confidence. The
regression coefficient that is the values, one for each explanatory variable included in the
equation, which indicate the strength and nature of relationship the explanatory variable has
in relation to dependent variable ranged between 2 to 598 in absolute values. Changes in the
prices of some selected building materials (cement, aggregate, blockwork and timber)
exhibited positive and strong relationship with the rate of development in the study area.
Changes in the prices of reinforcements also show the same positive effect except in Kwali
area council. However, sand and aluminium show negative relationship to rate of
development in some local councils (such as Kuje, Kwali etc.).

From the equations Table 3, the coefficient of correlation (R) which, according to Xiano and
Proverbs (2005), measures the strength of a linear association is 0.95. This indicates that
there is between 94-95% relationship between the dependent variable and the independent
variables in all the models. The coefficient of determination (R?) ranges 89 to 90% while the
adjusted R? is 84-86% showing a high degree of fitness of the multiple regression model.
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Table 2: Coefficients of the rate of development Models

Kuje Bwari AMAC Abaji Kwali Gwags
Variables
in the
equation Model 1 Model 2 Model 3 Model 4 Model 5 Model 6
(Constant) 438969122.11** 11706382.54** 458612472.37** 232864114.97** 207052317.71** 197556590.07**
Cement 334.796 246.126 570.202 179.015 598.405 197.195
Sand -147.651 44.415 -177.090 -78.779 -232.491* -136.143
Agg 46.295* 9.331** 94.705* 24.800* 34.637 54.567**
Rfmt 1.333 7.131 8.439 921 -4.504 1.399
Block 16958.02** 2722.38** 29990.66** 9043.71** 20233.19** 17204.76**
Alum -10.230 30.208 52.450 -4.969 -2.717 15.634
Timber 813.023 359.289 1842.919 440.955 215.681 347.610
R .946 948 .936 .945 944 .942
R Square  .895 .898 .876 .893 .892 .887
Adjusted
R Square  .851 .856 .825 .849 .848 841
F Change 20.596** 21.334** 17.143** 20.208** 20.055 19.135

Source: Author’s Fieldwork (2015)

The result of the GIS tools used is showing in Figures 1, 2 and 3 below indicate classified
image representation of Land Use of Abuja between 1990, 2000 and 2014. The greenish area
coverage is more compared to the pink colour areas. The state of land use coverage of
Federal Capital Territory in 1990, 2000 and 2014 was generated from the supervised image
classification of Land SAT Thematic Mapper 30M resolution. This indicates an increased in
the pink mostly in Municipal area coverage as against the greenish colour area. The figures
(1, 2, 3 and Table 1) showed that there was a considerable increase in the built-up area of
the entire local councils with AMAC showing the highest increase. Urbanisation of Abuja
accounts the increase in growth while human activities in the study area could explain the

drastic reduction in the vegetation, bare area etc.
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The results of the analysis affirmed the position of previous researcher who agreed that the
cost of building materials have significant impact not only to the construction industry but
also to people aspiring to own houses (Anosike, 2009; Mekson, 2008; Mohammed, 2008;
Njoku, 2007). Anosike (2009) illustrated that if a bag of cement valued at N1, 350.00 in
2006, goes as high as N1, 850.00 in 2009 means that 37% increment; and the price still soar
up as high as N2, 000.00 in 2015 during peak season but now around N 1, 400. The position
of these researchers corroborated the view of Jagboro and Owoeye (2004) who had earlier
posited that increase in the prices of building materials has resonating effects on housing
development. Idoro and Jolaiya (2010) contended that many housing or construction
projects were completed beyond and above cost of materials, which have been on the
increase almost on daily basis. The findings on the rate of development is analogous to the
findings reported by Adeleye (2015), who examined the consequences of urban growth in
Suleja, a suburb of Abuja.
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Table 2: Correlations between changes in the prices of materials and the rate of development (built up area)

Cement Sand Agg Rfmt Block Alum Timber Kuje Bwari Amac Abaji Kwali Gwags
Cement 1
Sand .644** 1
Agg .169 311 1
Rfmt -.109 -.011 -.199 1
Block .907** 484* .000 -114 1
Alum 519** 234 131 -314 510** 1
Timber 324 .368 430* -.093 328 411 1
Kuje .838** A414* .302 -.161 .880** 515** A484* 1
Bwari .822%* A444* .353 -.184 .865** 495* .518** .993** 1
AMAC .833** 469* .347 -.156 .854** .553** .530** .083** 977** 1
Abaji .837** 415*% .303 -.159 879** 515** .485* 1.000** .992** .984** 1
Kwali .846** .338 154 -179 .909** B517** .349 973** 961** .935** 972%* 1
Gwags .826** 403* .333 -.180 .866** 533** A454* .990** .989** 978** .089** 972%* 1

** Correlation is significant at the 0.01 level (2-tailed).* Correlation is significant at the 0.05 level (2-tailed).

Agg- Aggregate; Alum- Aluminium; Rfmt- Reinforcement;

Source: Author’s Fieldwork (2015)
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CONCLUSION

This study acknowledged that few studies have examined the causes of changes in the prices
of building materials as well as their effect on the construction industry most especially in
the developing nation’s context. Most of the scholars have unanimous views concerning the
influence of changes in the prices of building materials on housing construction. As a result,
this study explored the impact of changes in the prices of building materials on the rate of
development (built up areas) in Abuja area councils. The study covered the entire 6 local
area councils in Abuja, Nigeria. The results of the analysis showed that there insignificant
differences rate of development in all the area councils examined except Kwali with the
incessant changes on prices of materials. These differences were noted on the changes in the
prices of blocks and aggregate used as building materials in the area council. The result of
the research has shown that changes in the prices of building materials impact on the rate of
development explaining an average 85% in the variation explained by the models. The
research has indicated that a reduction in the prices of building materials will lead to a
significant reduction in cost of housing projects in order improve housing affordability and
sustainability.

On a final note, the study is not without its limitations. The research only investigated the
impact of building materials on the rate of development of 6 area councils in Abuja. The
study did not considered the actual number of houses constructed within the period nor
vertical sprawl but focused only on the built areas produced by the GIS. Therefore to
generalise the result, further research is required into the factors that often lead to changes
in the prices of materials and the effects of labour on the rate of development. Further
research is also required to investigate the impact of the combine effects of labour, materials
and macroeconomic variable on the rate of development in the local area councils studied.
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Work life balance is a 'fit' between multiple responsibilities in an individual’s life both at
home and workplace. The concept of Work-Life balance is not entirely new in the
construction lexicon, it has advanced over time. The idea of work-life balance developed
from the fact that an individual have varying roles which often places mutually exclusive
demands on one another; for instance, wife versus worker. However, striking a balance
between work and personal life among female construction employees has been a herculean
task confronted by women due to the nature of roles being played at home and the overflow
of personal life over work life. This paper presents a literature review of past studies relating
to work-life balance with specific focus on the construction industry. An extensive review of
existing literature assist in identifying constructs such as work life balance of women
employees, organisational commitment, organisational strategies for improving work-life
balance and their influence on organisational performance. Findings from the literature on
the links between these constructs provided the basis for the development of a conceptual
approach used in demonstrating the hypothesized interaction among the constructs and their
influence on organisational performance. The developed conceptual model forms the basis
for further empirical study aimed at quantitatively demonstrating the nature of relationship
that exists among the constructs and their joint influence on organisational performance in
the context of the Nigerian construction industry.
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Introduction

Construction industry globally is characterised by traditional work patterns which are often
founded on gendered conjectures regarding the type of work and the continuous availability
of workers (Dainty and Lingard, 2006; Lingard et al., 2007). The construction industry is
gender sensitive based on the perceptions that construction is “men’s job” and sometimes
discourages the participation of women. Streams of evidence that suggests that women who
chose to pursue career in the industry often leave from it prematurely abounds in literature
(e.g. Amaratunga et al., 2007; Lingards et al., 2007). The causes of this early turnover stems
from the employment conditions, long working hours and the inability of the industry to
adjust and accommodate family demands of female workers (Byrne et al. 2005; Fielden et
al. 2000).Construction jobs in Nigeria however, falls under the categories of economic
activities where women have been underscored not to have the privilege to make a successful
career. However, Dlamini et al. (2013) argued that these traditional challenges and
stereotypes confronting women with respect to their success in the industry are being broken
globally, as plethora numbers of women are entering into the construction industry. More
women than ever before are entering into the construction workforce, reflecting rising
educational attainments, changing societal attitudes and increasing need to meet family
socio-economic demands. In fact, as shown in Table 1, the total number of persons engaged
in construction’s formal sector increased by 3.21% in 2011 and 4.42% in 2012. Male
employees constituted a very large portion of the total number of persons employed in the
sector with a percentage share of 91.38% in 2010, 91.61% in 2011 and 91.52% in 2012.
While there was a steady increase in the number Nigerian male employees for all three years,
the females saw a decline in their numbers by 0.45% between 2010 and 2011, but an increase
by 6.10% for 2012.

Table 1: Nigerian Construction Industry Workforce by Gender 2010-2012

NATIONALITY GENDER 2010 2011 2012
Nigerian Male 5,861,845 6,065,033 6,327,377
Nigerian Female 398,403 396,602 420,779
NonNigerian Male 147,633 150,719 157,664
NonNigerian Female 7,202 8,488 7,716
TOTAL 6,415,082 6,620,842 6,913,536

Source: National Bureau of Statistics, (2015)

Thus, one of the main challenges confronting women in any sector construction inclusive
today is maintaining a fit between work responsibilities and life most especially amongst
women employees who are interested in the quality of working life and its interaction to
broader quality of life (Guest, 2002). According to Kamenou (2008), women do struggle to
manage concurrently the complex demands of life to a greater degree relative to their male
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counterpart. This is as a result of numerous household responsibilities been undertaken by
women and sacrifices being made with respect to child bearing (Broadbridge, 2009). In spite
of the fact that the contributions of women workforce is being recognised in the construction
industry as major contributor to economic wealth of nations and the associated growing
population of women participation in the industry, globally and in Nigeria, the issues relating
to work-life balance which has been a major drawback influencing the performance of many
construction organisations has not been given adequate attention (Francis, 2003; Lingard et
al., 2007).

However, no any known study has been undertaken to specifically consider the pressures
that work exert on family as well as life of female construction workers (e.g. Devi and Kiran,
2013; 2014) and explore the impact of work-life balance on the performance of the
construction industry generally in Nigeria. Nonetheless, inferences could be drawn from
studies undertaken in different countries (e.g. Francis & Lingard, 2004; Lingard et al., 2007;
Devi and Kiran, 2013; 2014). Many of these studies were undertaken in the context of
developed countries mainly in Europe and Asia and some of the findings are country
specific.

Therefore, it is considered imperative that research be undertaken to explores the extent to
which work-life balance influence the performance work systems in the context of the
Nigerian construction industry. However, the main aim of this paper is to develop and
present a conceptual model that is empirically testable to depict the nature of relationships
that exist between the demographic characteristics of respondents, organisational
commitment, work-life, strategies for improving work-life balance and their joint effects on
the performance of organisations within the context of the Nigerian construction industry.
Precisely, this paper explains the stages of the development of the conceptual model and
present the hypothesised statements based on an extensive review of relevant literature. The
next section presents the conceptual framework and the hypotheses.

Theoretical perspectives of work-life balance and hypotheses

Theory has been described as a scientific approach of explaining pragmatic observations
relating to a natural occurrence to give an understanding, which can be employed in the
prediction of likely future behaviour of the experience being considered (Oyewobi, 2014).
In explain the concept of work-life balance, quite a number of theories have been
propounded by scholars such as Zedeck and Mosier (1990) and O’Driscoll (1996). This
theorist postulated that there are five models that can be employed in explaining the
relationship between work and life beyond work. These theories include the segmentation
theory which suggests that non-work and work are two separate sphere of life that are lived
distinctively and exhibit no influence on each other. Guest (2001) argued that the model only
provide hypothetical possibility than empirical support. A spill over theory in contrast to
segmentation theorises that work and non-work life can influence the other in either
positively or negatively. This assertion has been supported by ample study; however, Guest
(2001) contended that the proposition generic in nature, hence more detailed propositions
regarding the nature, causes and consequences of spill over is required. The third theory is
referred to as compensation theory which suggests that what may be lacking in one domain,
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with respect to satisfactions or demands can be compensated for in the other domain. The
fourth theory is an instrumental theory through which activities in one domain assists in
achieving success in the other. Finally, the last theory as explained by Zedeck and Mosier
(1990) and O’Driscoll (1996) is a conflict theory which proposes that with increased levels
of demand in all domains of life, some hard decisions have to be made; some of these choice
may conflict and possibly some significant overload on an individual may occur. However,
Guest (2001) considered the five theories discussed above to be basically descriptive in
nature and stressed further that for the theories to add values, there is need to integrate an
assessment of their causes and consequences. Guest (2001) suggested that border theory
propounded by Clark (2000) is another approach that can assist in the analysis of the
boundary between work and the rest of life. The theory hypothesised that individuals are
daily border-crossers by moving between home and work, thus with respect to the analysis
of work-life balance, the theory can assist in clarifying how far individuals are in charge of
issues that determine balance. This study is hinged on a fusion of border, spill over and
conflict theories by supporting the argument that if individuals do not sense they have a
‘good’ mix and integration of work and non-work responsibilities, they may experience
negative or conflicting outcomes, which means that a bi-directional relationship exists
between the two domains; whereby work can influence non-work responsibilities (work/life
conflict) and vice versa (life/work conflict) (Frone, Russell & Barnes, 1996; Frone, Yardley
& Markel, 1997;Frone& Carlson, 1999).

Work-L.ife Balance and organisational performance

Work-life balance has been defined variously in literature. For instance, Greenhaus et al.,
(2003) defined work-life balance as the degree to which an individual is equally engaged in
— and equally satisfied with his or her work role and family role. This definition re-echoed
the assertion of Clark (2000) who defined work-life balance as the satisfaction and good
functioning at work and at home with a minimum of role conflict. As seen in the definitions
above, the terms work-life balance have been used by researchers in explaining the extent to
which people are equally engaged in work and non-work responsibilities. According to, Fu
and Shaffer (2001) work-life can be categorised into two distinct dimensions based on role
interference; family—to work and work-to-family interference. The determinants of these
interferences have been identified in literature. However, in this research, the work-life
balance of all employees (female) who are single, married and/or child-free, including older
employees whose children have left home is the focus. This is because most of the work-life
policies are considered to be more beneficial only to female employees most especially in a
male dominated industry such as construction. The fragmented nature of the construction
industry which allows multiple stakeholders to come together on ad hoc basis requires
employees balancing the possibility of role conflict within the job (Francis & Lingard, 2002).
The construction industry is traditionally characterised with argumentative ethos in which
conflicts and disputes are unexptional, and these features often give rise to conflict between
employees’ work and personal lives (Francis & Lingard, 2004). Maintaining balance
between work and personal lives led to the concept of work-life balance which stems from
recognising the fact that a person's work-life and personal/family life may bring to bear
conflicting demands on each other. Hence, the need to balance the work and non-work
sphere of lives of construction employees has led to an increase in interest in work-life
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balance related studies amongst construction management researchers in order to examine
how maintaining balance influence their work-family relationship. Lingard et al., (2007)
argued that high quality work is a characteristic of high-performance work systems.
However, Lingard et al. (2007) reported that the factors impacting on the quality of work
consist of the degree to which workers enjoy job decision latitude and autonomy, as these
two components are consistently linked to positive work attitudes, psychological comfort,
and worker performance. Also, Lyness and Judiesch (2008) reported that a positive
relationship exist between work- life balance and work performance while, Cunha and Rego
(2008) stressed that a successful achievement of life responsibilities (family or parental
responsibilities) results in better work performance. Moreover, a study of civil engineers and
work-family conflict by Francis (2003) provide evidence that work-life balance initiatives
are linked to organizational performance. Based on the foregoing this study hypothesised
thus;

Hypothesis 1: work-life balance is positively related to organisational performance.

Work-life balance and work-life policies/strategies

In today’s business world, employers of workforce most especially in construction business
can no longer afford to ignore the importance of Work-Life balance in achieving
organisational effectiveness. The work tradition within the construction industry is
characterised with long hours of work as well as weekend work (Lingard et al., 2007), this
culture has made project staff to suffer from significantly higher levels of work-family
conflict and burnout than their counterpart in either the head or regional office (Lingard and
Francis 2004). This was revealed in a survey conducted in the Australian construction
industry, where average working hours of site-based project staff is 62.5, office-based staff
56.1 hours and 49.0 hours among staff based in regional or head office per week.
Considering the impact of this long working hours on employees performance, it could be
said that introduction of an effective Work-Life balance strategy will be a major
distinguishing factor that can promote talent retention and attractiveness. Although, many
work-life balance strategies have been developed such as flexible work arrangements which
can give support, ensure business continuity and permit workers to have work autonomy and
efficiency, however, how the implementation of this will yield better outcome in the
construction context remain unexplored. Yasbek (2004) contended that introduction of
work-life balance policies can influence business performance in a variety of ways. Yasbek
(2004) stressed further that an effective work-life strategies can assist organisations in a
competitive labour market in attracting better recruits by providing effective work-life
balance policies vis-a-vis competitive remuneration packages. It was also, posited that work-
life balance policies is capable of reducing costs through improved rates of staff retention,
this invariably will can enhance productivity (Yasbek, 2004). These arguments is well
entrenched by proponents of work-life models (Zedeck& Mosier, 1990; O’Driscoll, 1996).
Some according to Yasbek (2004) contended that work-life policies will reduce negative
spill-overs from workers’ personal life to work life, leading to productivity gains and
effective strategies can also reduce extended work hours and fatigue, which have a negative
effect on productivity. Other researchers (e.g. (Hunt, 1993; Konrad &Mangel, 2000; Russell,
1993; McCampbell, 1996; Baltes, et al., 1999) also provided evidence to support that the
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presence of effective work-life policies can be linked to increased organisational
productivity, higher levels of organisational performance and high morale of workers.

This study hence proposed that:

Hypothesis 2: Work-life balance policies and strategies will positively relate to
organisational performance

Organisational commitment, work-life balance and performance

Organizational commitment is viewed as the strength of a person’s identification and
involvement in a particular organization which is characterized by a strong belief in
accepting the organization’s goals and values (value commitment) as well as readiness to
exert considerable effort on behalf of the organization and to remain a member (commitment
to stay) (Zeinabadi, 2010). Various attempts have been made by many researchers in
examining the relationship between work-life balance and organisational commitment and
the results have been inconclusive. For example, Vloeberghs (2000) explore the relationship
between the direct and indirect influences of work life balance (WLB) practices on hospital’s
stakeholders; the result revealed that greater use of work-life balance among multiple
employees in hospital leads to an improved outcome. In a similar research conducted by
Choudhry (2011), examination of the relationship between work-life balance and
organizational commitment indicated significant positive relationship between work life
balance and employee performance. Sakthivel and Jayakrishnan (2013) investigated the
relationship between work life balance and organisational commitment among nurses from
public and private hospitals, the findings suggest that nurses performed better and more
committed to their organisation when they experience better work life balance. This affirmed
the argument of Mathieu and Zajac (1990), who posited that employees satisfaction is
directly proportional to their organisational or work performance, which invariably means
high levels of organizational commitment may positively influence both the organization
and the workers. All these findings were in consonance to the findings reported by Meyer
and Allen’s (1991), who reported that positive relationship exists between work-life policies
and organizational commitment. However, Norton (2009) who examined examines the
relationship between work-life balance and Meyer and Allen’s (1991) three components of
organisational commitment found that no significant relationship exists between
continuance or normative commitment and perceived work-life balance while a positive
correlation exists between affective commitment and perceived work-life balance. Research
efforts has shown that presence of work-life balance practices, often yield positive results
with regards to work-related attitudes (e.g. Nelson et al., 1990; Scandura & Lankau, 1997).
For example, Beauregard and Lesley (2009) reported that readiness of organizational
resources inclusive of flexibility in work hours, has been linked to effective organizational
commitment and job satisfaction for all employees especially women with family
responsibilities, irrespective of whether or not these resources are being put into used.

The study therefore suggests that:

Hypothesis 3: there is a positive relationship between organisational commitment, work-life
balance and policies

64



Conceptual framework and hypotheses

The focus of this section is to give details of the concepts used in this study and to present
the position of the researcher regarding the current discuss on the influence of work-life
balance literature in general and construction specifically. The findings from the review of
literature form the basis for the development of a conceptual framework. The proposed
framework is as indicated in figure 1 will be used to examine and illustrates the hypothesized
relationship amongst the constructs discussed above and their impact on performance. The
study will use hierarchical multiple regression to examine the nature of the relationships
amongst the constructs in the framework as shown below. The proposed framework will
offer primary support and form the basis for further empirical research that will focus on
explaining the nature of association and joint effects of these constructs on the performance
of both employ and organisation within the context of the Nigerian construction industry.

WORK TO FAMILY

FAMILY TO WORK
WORK-LIFE BALANCE \

) . PERFORMANCE
ORGANISATIONAL *EMPLOYEE LEVEL
COMMITMENT *ORGANISATIONAL
LEVEL

WORK-LIFE BALANCE
STRATEGIES/ POLICIES

Figure 1: Conceptual Framework

Conclusion

The issue of work-life balance and its impact as supported by many researchers hinges on
ability to attract better recruits and lessening work-life conflict amongst the current
employees in an organisation so as to improve organizational performance. The reviewed
literature showed that work-life balance is hypothesised as a constant but non-objective
subjective evaluation of job satisfaction derived by employees from multiple roles being
played with respect to the significance attached by an individual at a given point in time.
However, the review also indicates that there is a limited stream of evidence to corroborate
the concept that work-life practices enhance performance through a reduced work-life
conflict. From the review it is observed that most the studies were either undertaken in the
context of Europe, America or Asia. It is believed that there is a lessons to be learned from
these research efforts and pertinence of the study to our society will be examined
guantitatively and qualitatively amongst people within the Nigerian construction industry
especially Abuja.
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The next stage of the research would involve refining the conceptual framework to achieve
the main objective of the research whereby the targeted population will be encouraged to
verify the existence of the proposed links and influence direction among the constructs.
Findings from this study will offer an invaluable managerial data to assist organisations in
applying suitable strategies that can enhance the work—life balance experience of their
employees which will invariably lead to improved wellbeing of employees, their job
satisfaction and commitment. Finally, it contributes to the emerging body of knowledge with
respect to work—life balance with experience from Nigeria and provides a unique context-
specific perspective to the conceptual understanding of the construct.
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BRIDGING COMMUNICATION GAP AT CONSTRUCTION
SITES IN ABUJA: THE PIDGIN ENGLISH ADVANTAGE
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Communication among different cultures is very vital in workplace and in the society as a
whole. Negative occurrences of misunderstanding due to breakdown in communication often
occur on construction sites with the attendant consequences on productivity and well-being
of the site workers. Hence, the study assessed communication among diverse workers on
construction sites in Abuja through the use of unobstructed observation in ten selected sites
in Abuja; In addition to this, ten managers/supervisors were interviewed. The study showed
that interactions among the workers basically were in English and Pidgin English.
Furthermore the study revealed that although 71% of the selected construction firms operate
formal organisational structure which entails standard communication in English Language,
but in reality, there are informal interactions among the diverse workers within the
organisations which give room for informal mode of communication. Despite this unanimous
communication in Pidgin English majority of the Hausas could not communicate with other
tribes in either English or Pidgin English except with the assistance of an interpreter. Needful
to say that the communication bridge among the diverse tribes is not sufficient since majority
of the Hausas are yet to assimilate into the Pidgin English mode of communication culture.
This therefore call for concern from construction firms to create awareness and also ensure
proper training of the affected tribes on the use of Pidgin English as a means of effective
communication among diverse workforce on construction sites in Abuja.

KEY WORDS: Culture, Ethnicity, Communication, Pidgin English, Construction firms.

bisbham@gmail.com
rosney@futminna.edu.ng

BAMGBADE, A .A. and JIMOH, R. A. (2016). BRIDGING COMMUNICATION GAP AT CONSTR
UCTION SITES IN ABUJA: THE PIDGIN ENGLISH ADVANTAGE Sustainable Built Environment and Climat
e change; The challenges of Post 2015 Development Agenda. School of Environmental Technology

Conference, SETIC, 2016

69


mailto:bisbam@gmail.com
mailto:rosney@futminna.edu.ng

Introduction

Communication is a very powerful tool in the world today. Ability to interact and
communicate with one another is a great asset for humanity (Can and Patton, 2010).
Language is a means by which we communicate and the world is filled with various
languages as we move from one place to another. There has also been the transformation or
transition of languages as the world progresses over time from one place to the other
(Altintas, Can, and Patton, 2007).

Organisations all over the world can achieve nothing without an effective communication
structure;information from one person to the other should be well encoded and decoded
respectively for it to have positive impact on productivity thereby sustaining the
organisation. Imagine a construction site without an effective communication, there will be
confusion and hardly will anything be done properly and effectively.

There are arrays of languages being communicated by people of similar and dissimilar tribes
in Nigeria (Lera, 2009). For inter-tribal communication, official means of communication-
English language is used for formal setting. However for ease of communication between
members of dissimilar tribe with no understanding of English language, the language devise
— Pidgin English is being used by many Nigerians, with different versions depending on the
tribal language intonation structure.

Although Pidgin English is well spoken in our society, yet its use within the construction
industry inspired another level of exploration and adaptation. Generally some people think
that Pidgin English is spoken by the low people in society as well as the semi-illiterate or
illiterate people in the society (Funke, 2012), but today its fast becoming popular among the
generality of people in our society. Nigerian Pidgin, as a contact language, is right now
witnessing a shift in its status. Because of diachronic development over the years, the use of
Nigerian Pidgin English is now becoming very popular among many speakers than ever
before. Nigerian Pidgin English has gone through a lot of adjustment and transformation
over the years by drawing its rich lexicons from various Nigerian indigenous languages as
well as the contact language (English). The historical contact of the indigenous languages
with English language has metamorphosed into what we know today as Nigerian Pidgin
English (Balogun, 2013).

The Pidgin English is growing out of the negative views to a more positive use for the
purpose of easy but effective communication in our society. At the moment literacy activity
are on-going on its development as we now find Pidgin English dictionary, Pidgin English
on Nigerian Google site. There is a very popular radio station in Abuja known as WAZOBIA
FM (Balogun, 2013), it is tuned to by a very large population in Abuja and its environ. Their
major medium of broadcast is Pidgin English, ordinarily it would not have been thought to
gain such an enormous popularity but it did, showing the acceptance and popularity of the
language in the society.
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Construction workers are made up of different categories of people with different level of
mastery of the Standard English language. However, those in the lower cadre responsible
for works such as digging, carrying of materials like moulding blocks, mixing of cements,
or those generally referred to as labourer are usually people with less formal education or
for some no education at all. This category of workers has less understanding of the formal
Standard English language and yet need to communicate on construction site. Also those
that are more skilful handling more specialised areas such as mason, carpenters, welders and
the likes are made up of some with formal education up to secondary school level, some
without formal education beyond primary school and some with none at all. This category
makes up a very large proportion of construction workers and as part of the general society,
majority of them speak the easier Pidgin English for effective communication within the
society and also on site. Therefore it is important to assess the current trend in
communication modes adopted among construction site workers in Abuja where people
from all over the country and beyond converge in search of work. To this end answers are
sought to the following research questions:

1. How do these people communicate effectively despite differences in educational
background and language?

2. What are the strategies that can be adapted to bridge communication gap on construction
sites?

Literature review

Nigeria is a highly multi-ethnic state of about 177 million inhabitants according to the CIA
world fact book (2014), and the 8™ largest country in the world Okala (2014). Roger (2012),
findings show that there are about 550 different languages in Nigeria. Communication in
such an environment like this is a complex one because of the extent of this diversity. It is
worthy of note that the coming of the colonial era brought about the use of the English
language and since everyone cannot and will not be fully involved in the mastery of the
English language, there has to be a way out of the complexity of learning such a language,
thus the emergence of a mixture or transformation that brought about the pidgin English.

The dynamic and generative abilities of Nigerian Pidgin to generate from a finite set of
lexical items have maintained to foster communication process and interaction among
Nigerians. The Nigerian Pidgin English has brought about mutual interest and understanding
between foreigners and indigenous citizens. Nigerian Pidgin has become known as the most
widely spoken language of intra and inter communication among Nigerians and across
various ethnic groups that do not share a common language. But quite disappointedly, some
people display negative attitude towards this language, not accepting it as viable means of
communication among dissimilar tribes that should receive formal endorsement by the
Government (Balogun, 2013).
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All humans no matter how isolated they are or how primitive their society is have language,
and the languages of primitive societies are not more complicated than those of more
technologically advanced cultures (Michael, 2006). Generally, looking at language, it is
important to note that language enables us to make our needs, opinions and ideas known.
Without language we will not have the raw materials needed for thinking and reasoning,
social interactions among people is highly dependent on effective communication and
language ability. Language is very necessary for regulating our responses and behaviour
(Westwood, 2003).

English language is a prominent language today and it is widely spoken in many countries
all over the world (McAuthur, 2002). It is the language of the English people, that is, the
people of England of the United Kingdom (Simpson, 1989). The age of exploration of the
earth eventually ushered in massive migration of people across the world and the colonial
era played a major role in bringing the English language to Africa in general and Nigeria in
particular.

English language itself has experienced a lot of transformation from one form to the other.
The pre-historic era of the English language has its root in the Germanic language which
belongs to the Indo-European languages. Then came the era of the primitive old English
which features between 450-700AD, this was followed by the old English era between 700-
1100 and then middle English era between 1100-1500 and finally the modern English from
1500-till date (Deutschmann, n.d). There has been a lot of transformation or evolution of the
English language from one era to the other, in fact the modern English is a combination of
other primitive languages and adjustments for acceptable suitability (Deutschmann, n.d)

Words were coined from Latin, Greek, French and so on to make up for the current Standard
English (Algeo, 2010). There seem to be no end to transition of language (Joseph, n.d) for
ease and more comfortable communication among people from one place to the other. The
American seeking a unique identity transformed the original British English to what is now
known as the American English (Jackson, 2007) with lots of changes especially to spellings.
So also Pidgin English is a modern localised transformation of the English language for ease
of communication among people of dissimilar tribes. Going down memory lane, Balogun
(2013) found various schools of thought that coined the word “pidgin” firstly, that it arises
from business interaction between the West Africans, the Chinese and European traders
while the Chinese were trying to pronounce the word “business”. Secondly, from the
Portuguese word ocupaciao this means occupation and lastly from a Hebrew word Pidjom
which means bater. It is very important to understand that pidgin is a product of trade or
business, contact of migration of two hetero-cultural sets of people.

In the world generally communication between people of tribe with no common language
ground has been a great problem to the people and organisations that employed them. Lots
of efforts have therefore been made on the part of organisations to bridge this communication
gap. Some organisations engaged the use of language facilitators (interpreters), while others
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trained their workers on use of common language (Jaselskis, Strong, Aveiga, Canales, &
Jahren, 2008). America Construction firms are not left out of this communication problem
between the educated and uneducated sites workers (The Hispanics workers). This
necessitates some kind of training on communication skills for the supervisors and the
Hispanics workers to bridge the communication gap (Jaselskis et al, 2008). In bridging the
communication gap many people in organisations have resorted to an informal way of
communication among themselves for ease of communication. This has given birth to the
use of Pidgin English on sites; a reflection of what is obtainable in the larger society. Many
countries of the world such as in West Africa, speak Pidgin English. Although the tone may
differ from one tribe to the other. However all have the same object of simplifying the
English language to the form that can easily be communicated among them (lIgboanusi,
2008).

The Nigerian Pidgin English came about from the coming of the British to Nigeria and the
subsequent colonisation of the later (I1lah, 2001). The need for communication between the
duo cultures despite the wide gap in language and culture necessitated a bridge. Pidgin
English was formerly known as broken English as it deviate from the Standard English and
was initially prominent in Edo, Delta axis but today it has spread to other parts of the country
(Onuigbo, 1999).

Examining the Nigerian Pidgin English, it varies from one place to another with one form
of adjustment or the other (Igboanusi, 2008). For example the Igbos have their adjustment
adding some Igho words to it. The Yorubas also have their own version of addition and
adjustment to it. There are other adjustment using French words and so on, the point is
anyhow and with any form of adjustment the language is well understood and accepted. The
Pidgin English removes the complexity of rules of the Standard English and is more flexible
and easier form of communication in our society today (Ifeyinwa, 2014). It can be learned
naturally like any local language through listening and speaking without any speciality of
learning. Somehow the society found it easy to learn and speak and it is growing. Before
now Pidgin English is pre-dominantly regarded as an oral language, but now it is gradually
becoming a written language with research focusing on its literary potentials (Ifeyinwa,
2014).

Pidgin has reached a level of recognition among many Nigerians in formal and informal
organisational settings, despite it isot being officially ratified (Akande and Salami, 2010).
Virtually all governmental advertisements and campaigns have Pidgin English version of it;
this shows the informal official approval of it and an easy way of communicating to the
masses at the grassroots level. Nigerian Pidgin English promotes peace and unity as well as
reveals national identity of the country (Akande and Salami, 2010). It is an inter-ethnic code
available to Nigerians, who have no other common language (Akande, 2008).

Examining organisations set up such as construction firms the mode of communication
among diverse workforce depends on their organisational structures operating at the
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particular point in time which could either be formal or informal organisational structures.
Nonetheless organisations are established on formal organisational structure but
subsequently informal organisational structures sprang up indefinitely in which workers
creates their own ways of life, and ways of communications (Saritha, 2015) based on culture
and conveniences. The resultant effect is that an atmosphere of cordial relationship which
promotes informal interactions between the low cadre and high cadre is created (Saritha,
2015). Such informal languages such as their tribal languages and or Pidgin English are
being used by many diverse workers at sites.

Research Methodology

This research used qualitative methodology which involved unobstructed observation of ten
sites, and interview of ten managers with the use of purposive sampling technique. Ten
construction sites in Abuja were observed for about 20 minutes each; the observation
checklist was used as a guide basically to know how the diverse workers interact at site and
their mode of communications. This instrument seems appropriate for this study because the
researcher was able to observe the interactions among the diverse workers as it is in reality
on the selected sites without any bias from both ends leaving no details out. Ten managers
of ten selected construction sites in Abuja were interviewed for about 45 minutes
accordingly. The managers were selected based on their experience on sites coupled with
their close interactions with the diverse workers were deemed in good position to disclose
the condition of the diverse workers in terms of communication issues. Content analysis was
undertaken to analyse this qualitative research and results presented in tables.

RESULTS AND DISCUSSIONS

Site Observation and interaction

The form of communication commonly used whether official or vernacular was observed on
the selected multicultural sites. It was discovered that the main, connecting common
language of interactions among the diverse workforce was Pidgin English. There was also
little of English language during communication with member of dissimilar tribes, Hausa
and other local dialects such as Tiv, Ebira. The interaction in local languages was
conspicuous during break time; Most of the tribes especially the Hausas segregated in group
to interact among themselves in their language. Nonetheless in spite of this social identity,
there was cross cultural friendly interactions among the tribes.

The Interviews

Interaction between managers and the other site workers that constitute the majority on most
sites was done in Pidgin English. A site manager said use of Pidgin English is being enforced
at site meetings involving all site workers for all to understand. Interactions among the site
workers themselves are mostly in Pidgin English.
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Opinions of selected Managers/Supervisors were sought on the mode of communication and
interactions among the diverse workers. Although their presentations differ their views were
related. The following views are culled from the interview conducted for the
Managers/supervisors on the ten selected sites:

Manager one: “Basically English language and Pidgin language are the mode of
communication but then most of the site workers communicate among their tribal workers
in their local languages”.

Manager two: “We speak English language and Pidgin English language here on the site.
Those that understand Hausa among the site workers revert to Hausa language when
interacting with the Hausas; most of the Hausas cannot communicate in any language other
than their own language which poses a challenge to other tribes that could not speak Hausa
language”. Often times someone has to serve as an interpreter between the Hausas and other
tribes.

Manager three: “Means of communication is Pidgin and Hausa language, majority of the
Hausas cannot speak English/Pidgin language. As far as this part of Nigeria is concerned
you cannot really make a good head way in construction work without an understanding of
Hausa language because you need them most and their services are cheaper compared to
other tribes”.

Manager four: “English language, Pidgin and Hausa with a bit of Chinese language are the
mode of communications on this site.

Manager five: “English language is the means of communication among the workers and
interpreters are engaged to interpret to the workers that can neither speak nor understand
English language”.

Manager six: “English language and Pidgin English are the two general languages of
interactions on this site”.

Manager seven: “We speak mainly Benin republic tribal language on this site. Workers
were recruited from Benin republic because of their expertise.

Manager Eight: Nine and Ten: The diverse workforce communicates in English and Pidgin
language outside their tribal clique.
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Table 1.0: Communication gap

Interviewees Communication Bridge

Manager one English language, Pidgin English, Hausa, other local
languages.

Manager two English language, Pidgin English.

Manager three English language and Hausa.

Manager four Mix of English language, Pidgin English, Hausa and Chinese
work language.

Manager five Pidgin English and Hausa.

Manager six Pidgin English and Hausa.

Manager seven Speaks mainly Benin republic tribal language.

Managers eight, nine & Pidgin English, Hausa and English language.
ten

Source: Field survey (2013)

Table 1.1:

Interviewees Organisation Structure

Manager one, Manager two, Manager four to Formal
six, and Manager eight to ten

Manager three Informal

Manager seven Semi-formal

Source: Field survey (2013)

Findings from the field survey show that71% of selected construction firms operate formal
organisational structures; this implies that communication in such sites is more or less in
Standard English language, and the possibility of loss in original information being
disseminated through an interpreter (language facilitator) to site workers that do not
understand English language is high. The organisational structure as claimed by many of the
managers was formal organisation structure, by comparative analysis, majority of them are
in real sense operating informal organisation structure where informal communication
among the workers is allowed. This therefore agreed with the findings of Saritha(2015) who
stated that although organisations are established on formal organisational structure, but,
subsequently informal organisational structures sprang up indefinitely in which workers
created their own ways of life, way of doing things, and communications based on culture
and conveniences. Despite the fact that the workforce has been able to informally adopt
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Pidgin English to bridge the communication gap on sites, the study revealed that majority of
the Hausas cannot communicate in language other than their own language. Although most
times Pidgin English is mixed with English language and other languages for ease of
communication. This research reveals hat Pidgin language is one of the major bridges in
communication gap on construction sites in Abuja for those that cannot relatively
communicate in English language.

Conclusion

Effective communication is vital for organisations such as construction firms with diverse
workforce, whose ultimate aim is productivity. Communication is said to be effective and
complete when there is transverse encoding and decoding of information between people.
There are flow of languages at sites among similar tribes but bottled necked during
interaction with dissimilar tribes creating gap which necessitated a bridge. Pidgin English
apparently is used virtually in the society and organisations such as construction firms to
bridge this gap especially among the low cadre workers. The bridge is still insufficiently
used among all the tribes; not all the tribes at site can communicate in Pidgin English, thus
such breeds misunderstanding, misinformation which impact negatively on the work and
self-esteem of the those that cannot communicate well with the other tribes. Suffice to say
that the effective communication channel culture that will foster cohesive language
independency among all the category of workers at construction sites in Abuja is lopsided
since the majority of the Hausas are still cut off from mutual interactions with others because
of language barrier.

Recommendation

People of different cultural background irrespective of their status interact in Pidgin English
with ease; the days of belittling the Pidgin English and looking down on it as the language
of the uneducated and low people in the society is over. Today all categories of people use
it. It is therefore recommended that the Pidgin English be further developed and transformed
into written form to make it more useful among workers in the construction industry. And
also the Hausas should be encouraged to master the Pidgin English as this have come to be
acceptable means of communication among diverse workers at sites. Therefore priority
should be given by construction firms to the workers (Hausas) at this stage on
communication proficiency training in Pidgin English.
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THE CHALLENGES OF COST MANAGEMENT OF
INFRASTRUCTURE DEVELOPMENT IN NIGERIA
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The failures recorded in the infrastructure projects in Nigeria were as a result of the poor cost
management right from the inception of the projects. This had led to the exploration of the major
causes of poor cost management of infrastructure projects and the possible mitigation measures were
proposed to improve the poor cost management of infrastructure projects. A questionnaire survey
approach was adopted, because of the nature and the type of data required. A total of 150 numbers
of questionnaires were distributed to Engineers, Quantity surveyors, Project Managers, Construction
Managers, Contractors, Consultant and Stakeholders in the construction industry. In addition, the
respondents were also requested to propose and classify mitigation measures for poor cost
management that goes with any of implementation strategies. 15 measures were proposed in line with
the implementation strategies and arranged using a likert scale format for the respondents to make
choice. The descriptive analysis was used to analyse the data obtained from the responses of the
respondents. The results obtained from the analysis shows the followings as the major causes of poor
cost management of infrastructure projects delivery. These are improper planning and inadequate
engagement of quantity surveyors in infrastructure project delivery right from the inception stage,
wrong method of estimation, lack of proper monitoring by cost managers and cost engineers, slow
decision making, cash-flow problems during construction, etc. The other results shows that among
these 15 measures, five measures are classified as pro-active strategy and four measures are classified
as organizational strategy. However, other six measures are classified as fluid measures which can be
adopted in more than one strategy. Therefore the paper recommends that the management of
construction industries should apply the strategies mentioned above to improve the poor cost
management of infrastructure projects, since the infrastructure projects are keys to accomplish
the country’s dream of vision 20:2020.
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INTRODUCTION

The vision 20: 2020 is a dream statement that Nigeria will be become one of the first twenty
economies in the world by the year 2020 (Eneh, 2011). This dream will only become reality
with adequate infrastructure development in place, but Nigeria is facing the challenges of
infrastructure development as a result of poor cost management of infrastructure projects in
the following areas: road, railways, school, hospital, airport, seaport, power, water treatment
plant, dams etc. Knowing very well that infrastructure projects plays a key role in economic
and social development in terms of poverty reduction by improving access to basic services
(Energy, Water, and Transportation, etc) whilst creating numerous employment
opportunities (Makarfi, and Ibrahim, 2010). In addition, infrastructure development fosters
economic growth and defines the strategic positioning of a nation’s wealth and as well as
serves as a vehicle for enhancing competitiveness, productivity, economic recovery and
sustained growth. As a result of the importance attached to the infrastructure development
to attain the vision 2020, various techniques, tools, guidelines and methods have been
developed over the years to facilitate the management of infrastructure projects. In spite of
these tools and techniques infrastructure projects continue to be dogged by poor
performance, in adequate planning and budget provisions and failure to deliver within the
stipulated time and cost in Nigeria. The literature has shown that majority of the
infrastructure projects in developing countries like Nigeria are characterised by poor
performance, cost and time overrun and projects abundant as a result of poor cost
management right from the inception to completion stage ((Abdul Azis etal, 2013; Artto and
Kujala, 2011; Chan, 2005; Doloi, 2011; Flyvbjerg and Buhl, 2003; Kaliba and Mumba,
2009; Olawale, 2010). However, the major challenge faced in terms of infrastructure projects
in Nigeria is poor cost management for example, the on-going construction project of Lokoja
— Abuja express road have over 200% cost and time overruns, Ibadan- Lagos express way
have over 180% cost and time overruns, the same with construction of Gurara water dam etc
(Kasimu et al., 2013). In spite of the efforts made by previous researchers, much is still
expect to be done in the area of effective cost management of infrastructure projects in
Nigeria (Kasimu, 2015). Therefore, this paper is aim at investigating the challenges of cost
management of infrastructure projects in Nigeria. The above aim is achieved through the
accomplishment of the following objectives. Namely: examine the causes of poor cost
management of infrastructure projects and to establish the mitigation measures and
implementation strategies to improve the poor cost management of infrastructure projects.

COST MANAGEMENT

Cost management is the process used to minimize the cost of the project while maintaining
acceptable levels of quality as well as the scope of the deliverables for the duration of the
project. The ideas of the cost management is to track progress, compare actual values to
planned values, analyze the impact of variances, and make adjustments in light of these
variances. Dong, (2003) added that cost management is the totality of all the process required
in cost planning, controlling and monitoring of a project cost from inception, completion and
commissioning stages. Feng (2000) added that cost management is the application of the
tools within an overall project management structure. The cost estimating, value engineering
and life cycling cost are the useful tools used for cost management. However, effective cost
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management enables all involved in a project to respond to project challenges and to
understand the interrelationships that result from serious decision about cost (Abdul Azis et
al, 2013; Hansen, 2006). Although, effective cost management is achievable for most
organisations, if they have a clear objective to align scope, user/owner expectations, and
budget from the outset and overtime (Hao, 2002; Kern, 2004). Walker and Wilkie, (2006)
argued that effective cost management can be achieved through effective management of the
followings factors: fluctuation of prices of materials; proper planning; adequate engagement
of quantity surveyors in infrastructure project delivery right from the inception stage; good
method of estimation; proper monitoring by cost managers and cost engineers; effective
decision making and cash-flow during construction; adequate supply materials and skilled
labours. However, Li, (2003) conducted a similar study and adopted the followings as factors
affecting poor cost mamanegement, poor communication; inadequate production of raw
materials; poor financial control on site; indicative of experiences; conflicts in work
schedules of subcontractors; absent of construction data; late deliveries of materials and
equipment’s; duration of contract period; currency exchange; social influence (feedback
from resident); political interferences; mistakes during construction; negligence and
contractual procedure. lyer, and Jha, (2005) added that the followings factors affected cost
performance in the construction industry: fraudulent practices and kickbacks; insecurity;
economic conditions; changes of design; design errors; liquated and ascertain damage;
executive bureaucracy in the owners' organizations; disputes; weather condition (Force-
Marjue); inexperience of project team. Qin, (1999) with different opinion that there are some
steps necessary to implement and maintain a cost management process to achieve efficient
project delivery as shown in Figure 1 below.

Cost management process \
Contract P ] ]
o . revious project
Cost Estimating - cost database
-
Design
g |t
Construction
. -
planning
* * Updated the
- project cost
Construction database
control [

- _

Figure 1 cost management process (Qin, 1999)

The Figure 1 above shows the overview of the cost management process. It shows that the
cost management processes uses information from existing cost databases, contract; design
and production plan. In addition, the information generated by the cost management supports
the design and production planning and control process and are used to update the cost
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database. However, the production planning and control, cost planning and control is a
cyclical process. It uses information from the cost estimating and production control
processes to provide feedback to the cost database that will be used in future projects. As
contracts, designs and production planning and control the dynamic, cost management
systems should assume a pro-active character and be flexible to absorb changes that may
occur.

COST MANAGEMENT TOOLS
The followings are cost management tools: cost control, budgeting and cost estimating.

Cost control: Cost control is a process where the construction cost of the project is managed
through the best methods and techniques so that the contractor does not suffer losses when
carrying out the activities of the project (Olawale, 2010; Omoregie, 2006). One of the aims
of cost control is to construct at the cheapest possible costs in consistent with the project
objectives. Eventually the decision of the manager that something should be done differently
and the translation of that decision into practice are the actions to achieve control (Flyvbjerg
& Buhl, 2003; Kaliba & Mumba, 2009). Cost control is achieved by selecting the right man
for the right job, the right equipment and tools for the right work and the right quality of
materials, in the right quantity, from the right source, at the right price and delivered at the
right time. Managers are expected to be well equipped to execute the project, with due
consideration to the quality of work, yet within the estimated cost and time limits. Ali (2010)
highlighted the problems faced in controlling costs on the construction sites, which include
poor project preparation, lapse in management and control, over budgeting, poor materials,
labour shortages, increased cost of materials, delays in deliveries, wastage of materials,
unexpected weather changes, loss of materials, insecurity and poor communication. This
results into cost and time overruns, conflicts, and sometimes abandonment of the projects.

Budget: A budget is an estimate of anticipated company activity and performance for the
coming twelve-month period. Once a budget has been established its figures are not changed
so that it can be used as a benchmark against which to monitor actual performance;
companies will usually review their budgets on a quarterly basis.

Cost estimating: cost estimating involves developing an approximation (estimate) of the
cost of the resources requires to complete project activities (Al-jibouri, 2003; Chan, 2005).
The objective of cost estimating process is to estimate the cost of products and processes
involved in production. However, this require a thorough understanding of the design,
contracts and production in order to properly model the consumption of resources by
transformation and flow of activities (non-value adding). In approximating cost, the
estimator should consider the causes of variation of the final estimate for the purposes of
better management of the projects. Olawale (2010) asserted that cost estimating includes
identify and considering various costing alternatives, for example, in most application areas,
additional works during a design phase is widely held to have the potential for reducing the
cost of the production phase.
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COST MANAGEMENT SYSTEM

Qi (2000) describe cost management system as a framework for project cost information.
Qin (1999) further highlighted that those systems consist of a set of principles, methods and
tools whose main objectives are to estimate cost and to generate information in order to
support different managerial decision during distinct phase of a project. However, Hansen
(2006) argues that cost management should not be isolated from other managerial functions,
and should play a key role in the implementation of the company strategies. As a
consequence of the peculiarities of the construction environment, cost management systems
should be dynamic, proactive and able to support different decision making processes, as
well as to protect the business from the harmful effects of uncertainty. Chen (2001) asserted
that in the construction industry, cost management system should include the process
required to ensure that the project is completed within the estimated budget. These processes
include cost estimating, cost control and cost projection.

PROJECT COST MANAGEMENT

The task for the cost management function is to produce information for internal users who
need accurate, detailed and frequent economic information for making decisions (Oforeh,
1997). Specifically, cost management “identifies, collects, measures, classifies, and reports
information that is useful to managers for determining the costs of products, customers, and
suppliers, and other relevant objects for planning, controlling, making continuous
improvements, and decision making (Hansen, 2006). Li (2003) further expressed that
project cost management includes three major functions called cost estimating, budgeting
and cost control. The goal of these functions is to ensure that the project is executed in a cost
efficient, profitable manner, according to business principles and from the perspective of the
entire company (Artto & Kujala, 2011). The three major functions and sub-functions
covering the entire project lifecycle cost as presented in figure 2.
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Figure 2: Cost management through the project lifecycle (Hao, 2002)

Managing a project’s cost starts early during the marketing and sales phase of the project
when tentative cost estimates are created. During this phase, estimates are expected to
provide accurate and reliable information to be used in tendering and pricing the delivery
projects. During the project specification phase, a tentative project budget is set, a
specification-to-cost approach is exploited to ensure cost-effective specifications and,
typically, the letters of intent with the main suppliers are signed. Before the implementation
phase, the project budget is created based on the latest cost estimates. In the project planning
phase, the resources for the work tasks are allocated, cash flows are planned and typically
cost contingencies are set. During the planning and implementation phases, the actual costs
of the project are monitored. In addition, cost estimates and forecasts are constantly updated
and then compared with the project budget. In the implementation phase, the project
revenues are monitored, invoicing is performed and cost contingencies are released. In some
projects, funding is also ensured during the implementation phase. After system delivery,
the operating costs of the delivered system are monitored in co-operation with the customer,
warranty costs are monitored and a learning loop back to the earlier phases should be created.

RESEARCH METHOD

This study adopted a questionnaire survey approach, since the questionnaire survey was used
in the field of studies the sample of individuals from a population with a view towards
making statistical inference about the population using the sample (Groves et al., 2009). It
also used to pull out about public opinion, such as beliefs, perception, ideas, views and
thought about some things. The questionnaire survey is mostly used for scientific purposes
as it provides important information for all kinds of research fields, for example, the current
situation on the ground, psychological perception and views of the population. In order to
obtain the require population for this study, the stratified random sampling technique was
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adopted for the selection of the construction companies that participated in this study based
on the concept of Creswell and Tashakkori, 2007. The choice of stratified sampling was
also based on the type of respondents needed to answer the questions in the questionnaire.
A stratified sampling technique is an approach of dividing the population into smaller groups
known as strata (Creswell and Tashakkori, 2007). 15 construction firms that are actively
participated in the construction projects in Abuja was selected for this study based on their
experiences, annual turnover, capabilities and willingness to participated in the study.

The questionnaire that was used to record the responses of each respondents contained
mainly closed ended questions using a five- point Likert scale ranged from none=1, low=2,
moderate=3, high=4 and very high=5. The scores of the respondents were computed based
on the variables used in the questionnaire. Moreover, the variables used in designed
questionnaire were obtained from literature part of this study. However, the questionnaires
were distributed to followings professionals in the construction industry. These are Quantity
Surveyors, Architects, Engineers, Project Manager, Construction Manager, Contractors,
Consultants and Stakeholders. 150 questionnaires were distributed and only 107
questionnaires were filled correctly and returned, which represent 71% of the Questionnaires
used for the analysis. The ranking analysis was adopted for the paper and it was conducted
based on the 71% questionnaires filled correctly and returned

Average Index

Average Index (Al) was used in measuring the average value of the data gathered from the
questionnaire. It is a measure that testifies a set of observation data into a single value. The
range of the value was tabulated in Table 1. Al is applied in this research to determine the
significance of each variable from the view of respondents. The calculation for Al is based
on the equation as started below:

Average Index =Y aiXi

2 Xi

Where:
ai = constant expressing the weight given to i

xi = number of response fori=1,2,3,4,5

X1 = number of respondents who answered none

X2 = number of respondents who answered low

x3 = number of respondents who answered moderate
X4 = number of respondents who answered high

xs = number of respondents who answered very high
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The method of averaging individual rating to a discrete value or index is easy, but extra care
is required during its analysis and interpretation of these values so that they reflect the overall
respondents rating.

FINDINGS AND DISCUSSION OF RESULTS

The results obtained from the descriptive analysis was summarised in tabular form for clear
understanding. The decision on the results of the descriptive analysis was based on the class
range in Table 1. The class range was obtained from the five point Likert scale adopted in
obtaining the data.

Table 1: Class range of Average Index

Mean Range Likert Scale
1 < Average index <1.50 None

1.5 < Average index < 2.5 Low

2.5 < Average index < 3.5 Moderate
3.5 < Average index < 4.5 High

4.5 < Average index <5.0 Very high

Source: Kasimu et.al. (2013)

Table 2: Challenges of cost management of infrastructure projects

S/INO Factors that causes of poor cost management Mean SD
1 Improper planning 5.0 0.3
2 Inadequate engagement of quantity surveyors in | 4.7 0.4
infrastructure project delivery right from the inception
stage
3 Wrong method of estimation 3.8 0.4
4 lack of proper monitoring by cost managers and cost | 3.8 0.4
engineers
5 Slow decision making 3.7 0.5
6 Cash-flow problems during construction 3.7 0.5
7 Shortage of materials and skilled labours 3.6 0.9
8 lapse in management and control 3.6 0.9
9 Fraudulent practices and kickbacks 3.5 0.8
10 Insecurity 3.5 0.7
11 Bureaucracy in tendering method 3.4 0.8
12 Poor communication 3.4 0.5
13 Changes in site conditions 3.3 0.8
14 Lack of productivity standard 3.3 0.5
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S/INO Factors that causes of poor cost management Mean SD
15 Inadequate production of raw materials 3.2 0.7
16 Poor financial control on site 3.2 0.7
17 Indicative of experiences 3.1 1.0
18 Conflicts in work schedules of subcontractors 3.1 1.0
19 Absent of construction data 3.1 0.8
20 Late deliveries of materials and equipment’s 3.0 0.6
21 Lack of sharing of knowledge among the parties 3.0 0.8
22 Duration of contract period 3.0 0.8
23 Currency exchange 3.0 0.8
25 Social influence (feedback from resident) 2.9 1.0
26 Fluctuation of prices of materials 2.8 0.8
27 Political interferences 2.8 1.0
28 Mistakes during construction 2.8 0.7
29 Negligence 2.8 0.8
30 Contractual procedure 2.8 0.9
31 Economic conditions 2.7 0.9
32 Changes of design 2.7 0.8
33 Design errors 2.6 1.2
34 Liquated and ascertain damage 2.6 0.6
35 Executive bureaucracy in the owners' organizations 2.6 1.0
36 Disputes 2.3 0.9
37 Weather condition (Force-Marjue) 2.2 0.6
38 Inexperience of project team 2.2 0.7

Source: Author fieldwork (2016)

The decision of the results obtain in Table 2 was based on the class range in Table 1. The
results show that the followings: Improper planning and inadequate engagement of quantity
surveyors in infrastructure project delivery right from the inception stage were very high in
terms of causes of poor cost management of infrastructure projects. However, wrong method
of estimation, lack of proper monitoring by cost managers and cost engineers, slow decision
making, cash-flow problems during construction, shortage of materials and skilled labours,
lapse in management and control, fraudulent practices and kickbacks and insecurity were
high in terms of causes of poor cost management of infrastructure projects. In addition,
bureaucracy in tendering method, poor communication, changes in site conditions, lack of
productivity standard, inadequate production of raw materials, poor financial control on site,
indicative of experiences, conflicts in work schedules of subcontractors, absent of
construction data, late deliveries of materials and equipment’s, lack of sharing of knowledge
among the parties, duration of contract period, currency exchange, political interferences,
social influence (feedback from resident), fluctuation of prices of materials, mistakes during
construction, negligence, contractual procedure, economic conditions and changes of design
were moderate in terms of poor cost management of infrastructure projects. Similarly, design
errors, liquidated and ascertain damage, executive bureaucracy in the owners' organizations,

88



disputes, weather condition (Force-Marjue) and inexperience of project team were low in
terms of poor cost management of infrastructure projects.

The Mitigation Measures to Improve Cost Management of Infrastructure Project

Cost management is one of the important tasks in achieving successful project completion.
Based on the findings in Table 2, the followings mitigating measures were proposed to
improve cost management of infrastructure project. A total of 15 mitigating measure were
assess through structured questionnaire and also distributed to the same respondents as
mentioned above. The measure were group into three approaches of implementation
strategies, these are proactive, re-active and organizational strategy (Olawale, 2010) Pro-
active (Pro) strategy is the measure used for the adoption of planning stage of project to
overcome the challenges of cost management. Re-active (Re) strategy is the measure used
to mitigate the effect of constraining factors of ineffective cost management. However,
Organizational (Org) strategy is the measure that is normally used for company’s belief,
orientation, management style or philosophy. The respondents were asked to make
judgement of the above mitigation measure. The result were analysis based on the outcome
of the respondents as shown in Figure 3
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Mitigating Measures

Figure 3: The mitigation measures to overcome the challenges of poor cost management.
(Source: Author fieldwork, 2016)
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Figure 4: Implementation strategies (Source: Author fieldwork, 2016)

Figure 4 above, shows the implementation strategies to overcome the challenges of the poor
cost management of infrastructure projects delivery in Nigeria. The measure were organised
based on the implementation strategies as shown in Figure 4 above. The organisation of the
measures was based on the outcome of the analysis conducted with the responses of the
experienced professionals of construction industry engaged in the questionnaire activities.
However, pro-active and organisational strategies are the major implementation strategies to
overcome the challenges of cost management of infrastructure project. Since the results
shows that among these 15 measures, five measures are classified as pro-active strategy and
four measures are classified as organizational strategy. While other six measures are
classified as fluid measures which can be adopted in more than one strategy.
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CONCLUSION

The mitigation measure to improve the poor cost management of infrastructure projects is
important based on the outcome of the results obtained from the analysis in Table 2. The
result shows that improper planning, inadequate engagement of Quantity Surveyors in
infrastructure projects, wrong method of estimation, lack of proper monitoring by cost
manager and cost engineers, slow decision making, cash flow problem during the
construction, shortage of materials and skilled labours, lapse in management control,
fraudulent practices and kickbacks , insecurity, bureaucracy in tendering method, poor
communication and changes in site condition are the major factors that causes poor cost
management of infrastructure project in Nigeria. As a result of these factors, the measure
proposed for the improvement of cost management of infrastructure projects were analysis
and the followings measure were considered significant: effective strategic planning, proper
project planning and scheduling, effective site management supervision, frequent progress
meeting, proper emphasis on past experience, use of experienced subcontractor and
suppliers, use of appropriate construction method and etc. These measures are implemented
through the following strategies: pro-active, re-active and organisational strategies as shown
in Figure 3. Therefore, the study recommend that, the management of construction industry
should apply the strategies mentioned above to improve the cost management of
infrastructure projects delivery, since the infrastructure projects are key to accomplish the
country dream of vision 20:2020. The professional Quantity surveyors should be engage in
infrastructure projects right from inception to completion stage to avoid poor cost
management.

REFERENCES

Abdul Azis, A. A; Abdul Rahman, I and Karim, A.T. (2013). Controlling Cost Overrun
Factors in Construction Projects in Malaysia. Research Journal of Applied Sciences,
Engineering and Technology 5 (8), 2621-2629.

Al-jibouri, S. H. (2003). Monitoring Systems and their Effectiveness for Project Cost
Control in Constructions. International Journal of Project Management 21, 145-154.

Ali, A. S, (2010). Cost performance for building construction projects in Klang valley.
Journal of Building Performance. 1(1), 110-118.

Artto, K. M; and Kujala, J (2011). Project business. Project Management Association
Helsinki, Finland:.

Chan, S. P., M (2005). Project cost estimation using principal component regression.
Construction Management Economics. 23, 295-304.

Chen, J. (2001). Project Measurement and cost management. Shanghai: Tongji University
Press.

Creswell, J. W. and Tashakkori, A. (2007). developing publishable mixed methods Journal
of Mixed Methods Research. 1(2), 107-111.

Doloi, H. K. (2011). Understanding stakeholders' perspective of cost estimation in project
management. International Journal of Project Management,. 29 (5), 622-636.

Dong, S. (2003). Status Quo of Construction Cost Management Theory and Its
Developmental Trend. Construction Cost Management. 5(2).

92



Eneh, O. C. (2011). Nigeria's vision 20: 2020 issues, challenges and implications for
development management. Asian Journal of Rural Development. 1(1), 21-40.

Feng, J. (2000). Study on Counter Measures of Project Cost Management. . Technical and
Economic Development. 6(1), 123-136.

Flyvbjerg, B. H. and Buhl, S.L. (2003). How common and how large are cost overruns in
transport infrastructure projects?. Trans. Rev. 23(1), 71-88.

Groves, R. M., Fowler, F. J., Couper, M. P., Lepkowski, J. M., Singer, E. and Tourangeau,
R. (2009). Survey Methodology. New Jersey: John Wiley & Sons. ISBN 978-1-118-
21134-2.

Hansen, D. R, (2006). Cost management: Accounting and control (6th ed.). Mason,
USA:South-Western College.

Hao, J. (2002). American Construction Cost Management. Tianjin: Nankai University Press,
1, 51.

lyer, K. and Jha, K. (2005). Factors Affecting Cost Performance: Evidence from Indian
Construction Projects. International Journal of Project Management. 215(3): 344 -
354

Kaliba, C. M and Mumba, K. (2009). Cost escalation and schedule delays in road
construction projects in Zambia. . International Journal of Project Management. 27(
522-531).

Kasimu M.A (2015) Cost Reduction of Construction Projects in Nigerian: Knowledge
Management as an Antidote. Journal of Environmental Sciences and Resources
Management. Vol 7, Number 1, 2277-0097.

Kasimu, M. A., Roslan, A. and Fadhlin, A. 2013. Project Knowledge Management in Civil
Engineering Construction Firms In Nigeria. Australian Journal of Basic and
AppliedSciences. 7(2), 54-62.

Kern, P. A (2004). Guidelines for improving cost management in fast, complex and uncertain
construction projects. Proc. of 12th Annual Conference on Lean Construction,
Denmark.

Li, T. (2003). Study on Cost Management Model and Countermeasures of Construction
project after China's entry into the WTO. Construction Cost Management.

Makarfi, Y. I. Ibrahim A.D. (2010). Evaluation of resource requirement for infrastructure
development in Nigeria. NIQS International conference, .

Oforeh, E. C. (1997). Cost Management of heavy Capital Project; Lagos: Cosines Nigeria
Limited.

Olawale, Y. A (2010). Cost and time control of construction projects: Inhibiting factors and
mitigating measures in practice. Constructlion Management Economics. 28(5), 509-
526.

Omoregie, A, (2006). Infrastructure delays and cost escalation: Causes and effects in
Nigeria. . Proceeding of 6th International Postgraduate Research Conference, Delft
University of Technology and TNO, Netherlands.

Qi, A. (2000). Total Cost Management for Engineering Project. Tianjin: Nankai University
Press.

Qin, A. (1999). Study on Construction Cost Management. . Economic Tribune. 22.

Walker, 1. and Wilkie, R. (2006) Commercial Management in Construction. Blackwell Science
Ltd, oxford.

93



EXAMINATION OF FACTORS AFFECTING ACCURACY
OF VALUATION FOR SECURED LENDING IN ABUJA,

NIGERIA.
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Collateralized property interest is a major requirement in financial lending. There already
exists a consensus among the academia, the professionals, and the judiciary, that inaccuracy
in valuation is inevitable. Also the various regulatory bodies of real estate practice including
the Royal Institution of Chartered Surveyors, the International Valuation Standards and even
the Nigerian Institution of Estate Surveyors and Valuers, have asserted that the valuer and
most informed users of valuation, particularly financial institutions recognize that there will
be a degree of uncertainty attached to valuation figures. This study therefore seeks to
examine those factors that may affect the accuracy of valuation for secured lending in a
developing economy like Nigeria and specifically in Abuja the capital city and one of the
leading economic regions of the country; the factors that could undermine the objectivity
and possibly influence the opinion of value from the lender and borrower's perspectives. The
paper is basically a literature work based on non-empirical study and review of previous
studies by eminent academics; random interviews with some officials of banks in Abuja were
conducted but no questionnaire was administered. Summary of factors include professional
knowledge and expertise, clients' influence, country's economic and political situations and
valuation standards are some of the factors affecting the accuracy of valuation for secured
lending. It is recommended that there should be continuous specific training in valuation,
industry-academia partnerships in estate surveying and valuation and the use, enforcement

and continuous review of Valuation Standards.
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INTRODUCTION

It is a well-known fact that financial institutions are key players in the redistribution of the
wealth of a nation; they help to allocate national resources to the most valuable and
productive uses. Financial institutions by way of definition are establishments or
organizations that process monetary transactions, including business and private loans,
customers' deposits and investments and other services that include various banking products
extended to both private individuals and corporate bodies. One of the major roles of financial
institutions, specifically commercial banks, is the granting of loan facilities. The banks
evaluate the borrower status by considering the financial history and background, the credit-
worthiness and capacity to deliver on the loan obligations as will be required. In the bid to
enhance the performance of the financial institutions and the economy, the government will
provide a platform that encourages them and sometimes compels them to give loans for
business and property development. This is because when the key players in an economy
have ready access to credit funds, consumer spending is enhanced and the economy will
grow.

Financial institutions in assessing borrower's credibility do examine the previous financial
activities, the business cash flow, balance sheet, the asset-capital base, and the equity to be
contributed. The borrower and his business having passed the credit check, is adjudged
financially healthy and capable to repay the loan. However, the lending institution will
further request for additional security for the loan repayment by seeking a tangible asset
called collateral. Such loan potentially becomes a "secured lending" if the credit advance is
underpinned by collateral of the borrower's real property interests. However the loan can be
in form of a mortgage or loan with fixed or floating interest rate or charge. In either of the
cases, the property pledged as collateral will serve as another source of loan repayment in
case the cash flow fails and the borrower is unable to meet up with the instaliments. As such
the lender, that is the financial institution can take over the pledged asset or collateral which
can be disposed in order to recover the loan. This implies that granting a loan with collateral
serves as a form of financial risk security to the lending institution. Having fulfilled these
prerequisites, the borrower may be granted more comparatively favorable terms than for an
unsecured loan: for instance the lending institution can give a lower interest rate and
relatively flexible amortization schedule.

Usually the loan amount is a function of the value of the pledged property, therefore it is
expected that the collateral value should have parity with an amount that will cover the
repayment of the loan in the event that the borrower is unable to pay from his cash flows.
Thus determining the value of the pledged assets professionally is vital to the loan process
best practices.

Valuation an expression of opinion of value for property interest may be needed for different
important purposes ranging from property sale or acquisition, financing, taxation,
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investment appraisal and so on. Although, estimating opinion of value of a property for sale
is the principal essence of property valuation, it is much more than that. Secured lending
which involves the provision of real property as collateral requires such property to be valued
as well. Given this situation, it means the financial sector should be well guided and
protected to prevent inaccurate valuation estimates. Therefore factors affecting the valuation
for their secured lending should be examined considering the roles of the parties involved,
valuation of the collateral, and factors that affect the accuracy of the valuation.

This study is significant because the consequences of valuation inaccuracy can go beyond
credit failure, to financial and economic crises as witnessed in the most recent financial crisis
of 2008-2012. Inaccurate valuation can go a long way to trigger the failure of loan
transactions, be it mortgage or any form of commercial loans. Thus it is expected that valuers
fulfill their professional duties by ensuring a diligent, comprehensive and accurate
estimation of opinion of value of property at any point in time. Valuation as required in
secured lending should be such that the opinion of value is independent and objective, free
from any form of influence from either the borrower or the lender.

Secured lending agreement requires the use of collateral when the borrower pledges his asset
to the lending party as an alternative source of the loan repayment. The essence of this
collateral asset is that it will be a form of back up for the lender such that in case the borrower
fails to meet up with the loan obligation, the lender can take over the asset to make up for
the loan amount. An example is a mortgage loan; a property asset is the collateral and in the
circumstance that the borrower does not pay up as specified in the loan documents, the
lending financial institution will take ownership of the property until the outstanding loan is
fully amortized.

Banks tend to be exceptionally conservative in determining the value of the pledged assets.
Thus they engage the services of a professional to do an appraisal of the property rely on the
report of such exercise to be of accurate opinion upon which their decision will be based,
because the property valuation is a vital part of their risk management techniques (Crosby,
Hughes and Murdoch, 2004). However, it has been noticed that commercial banks are not
absolutely satisfied with valuations from valuers because the banks are often unable to
realize the valued amount in the market.

Therefore, the valuer, in stating the opinion of value for secured lending purposes, should be
extremely careful and mindful of factors that may impact on the value. The valuation of
pledged property in secured lending is central in the risk management of the loan, as such
the valuer should take into consideration the professional standards and regulations, socio-
economic factors, political factors, trends and events, government interventions (in form of
control or regulations) and environmental factors that affect opinion of value.
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Inaccurate valuation has far-reaching implications for the Valuers, the valuation profession,
and for the efficient workings of the property and financial markets. Valuation inaccuracy
either in the form of over-valuation or under-valuation is indeed undesirable. Over-valuation
creates a credit risk because the property sales price will end up not covering the loan amount
whereas undervaluation may result in the borrower being short-changed with respect to the
amount of the loan he could have accessed given the true value of the collateral asset
(Babawale and Alabi, 2013). Hence, accurate valuation is of utmost importance to the banks.

The Concept of Valuation

Valuation, as defined in finance is the estimation of the worth of an asset. Thus valuation of
real estate can simply be defined as the determination of the opinion of the value of an
interest in property. Property consisting of land and the development on it can be held for
use or occupation as well as an investment. Therefore valuation of real property is to estimate
the worth of the owner's interest in the property. Valuation according to Kalu (2001) is the
art or science of estimating the value of property interest. Baum and Crosby (1988) also
defined valuation as the estimate or prediction of the most likely selling price of a property.
This means that valuation is an estimation of how much it will cost to purchase an interest
in property.

Just as valuation is essential in finance, so is property valuation important in real estate
activities and transaction. This is because real property in itself is peculiar in terms of its
nature and characteristics as much as the property market is. The property market is such
that information is not readily disclosed or made available and more so no two properties
can be exactly the same. Therefore an expert opinion of the value of property is required in
real estate dealings (Aluko 1998).

Valuation is the estimation of value, so an understanding of the term "value™ is important as
well. Value can be defined as the worth of something, however, the worth of an asset extends
beyond the present moment; value is inclusive of the future benefits that can be derived from
the asset. Specifically, property valuation means discounting the value of the future earnings
of the property at a particular date to its present value at an appropriate rate of return. This
may not be so difficult to understand because in the actual sense, the benefit of owning real
property is the income yield over time or the enjoyment of use or occupation over time as
well. Therefore property valuation according to the definition by Baum and Crosby (1988)
is estimating the exchange price of a property interest.

The International Valuation Standard Council (IVSC) (2011) has stated the definition of
market value as:

"the estimated amount (price) for which a property should exchange on the date of
valuation between a willing buyer and a willing seller in an arm's length transaction
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after proper marketing wherein the parties had acted knowledgeably, prudently and
without compulsion”.

Purpose of Valuation

The opinion of value of property interest can be required for various reasons including real
estate investment analysis, sale or acquisition, taxation and insurance. However, it has been
noted that determination of sale or purchase price of property interest is the most common
application of property valuation. According to Babawale and Alabi, 2011, they remarked
that property valuation provides the basis for opinion of value which is used to measure
performance with respect to making financing and investment decisions such as
securitizations, portfolio analysis and management, analysis of credit and collateral even
when the property is not actually for sale. For instance, mortgage valuation is the estimation
of the value of property to be used as collateral (Ajayi 2009). Failure to ascertain clearly the
purpose of valuation would expose the valuation process to ambiguities and possibilities of
generic errors.

Methods of VValuation

Valuation has been defined as the art or science of estimating the value of property interest.
This means it requires some calculations and sense of judgments; more so valuation requires
the use of specialized skills and expertise because of the peculiarities of property as a
resource and the market for its transactions. Therefore there will be need for data collection
or information gathering and application of mathematics to arrive at the opinion of value.
With respect to this, three basic methods or approaches are identified for valuation. These
are the sales comparison approach which is premised on assessing the value of an interest in
property by comparing and adjusting values of similar properties.

Cost approach is used for properties that do not readily exchange hand in the market; it has
to do with cost of improvement of the property in question. This means that opinion of value
is estimated by deriving the cost of erecting the building and then added to the value of the
land. The effect of depreciation is also factored in the calculations.

The third approach is the income capitalization method; this method assesses the investor's
rate of return with respect to the net income from the property. This method requires higher
degree of calculations and is most often used for estimating value of income generating
properties such as office spaces, shopping complex, flats etc. The valuer in estimating the
opinion of value will apply the rate of return or what is called the capitalization rate to the
net income realizable from the property.

98



The Profits and residual methods of valuation, recognized in the Commonweath countries,
are basically variants of the Investment and Cost methods respectively.

Accurate valuation is important to the various users as such it is required that the valuer must
be highly skilled and use an unbiased professional sense of judgment in the application of
these methods to arrive at an opinion value. Errors could creep into the valuation process
through the use of inappropriate valuation method.

Regulation of Real Estate Practice: Valuation Standards

In the absence of well-articulated regulatory guidelines, there is bound to be disorder in
practice. In a profession like real estate practice concerned with management and valuation
of property interests or rights, a lacuna in rules and regulation will tend to create irrationality,
inconsistency and lack of transparency in transaction dealings. The practitioners would be
under no obligations to apply the best of professionally judgments nor act in the best interest
of their clients.

Real estate valuation has to do with deriving estimates, the use of assumptions and
sometimes rule of thumb, therefore absence of laid down principles or guidelines to
streamline these activities, the opinion of value arrived at may be subject to reliability test.
This is a major reason why there has to be valuation standards, measures or set rules that
must be complied with so that the valuation exercise or procedure is taken beyond casual
levels.

In U.K where Nigerian valuation tradition originated from, the Royal Institution of Chartered
Surveyors (RICS) regulates the practice. However in Nigeria, there are two distinguished
regulating bodies namely, the Estate Surveyors and Valuers Registration Board of Nigeria
(ESVARBON) and the Nigerian Institution of Estate Surveyors and Valuers (NIESV). For
valuation exercises, a major aspect of real estate activities, rules and guidelines have been
set to ensure transparency, consistency and rationality in the process. As expressed by
Babawale (2012), that absence of standard means there is no professionalism and there is
every tendency for abuse, conflicts, mediocrity and complacency. The subject of standards
in valuation practice has been studied by scholars like Ogunba and Ajayi(1998)
Babawale(2012) and Koleosho.

They have sought to examine the adaptation of valuation standards in the practice of real
estate valuation in Nigeria, and their works include assessing the level of standards attained
in Nigeria. For instance, the work of Babawale (2012), aims at ascertaining how the Nigerian
professionals are applying the international standards and adopting best practice. He
remarked that assessing the level of compliance will help to give reliability to valuation
exercises in both property and financial markets. The International Valuation Standard
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Committee (IVSC 2003, 2014) also asserts that the fast growing rate of globalization in the
investment market requires that valuation be consistent, easily understood and transparent.

The two professional regulatory bodies for the real estate profession in Nigeria (NIESV and
ESVARBON) have worked on establishing valuation standards and guidelines for Nigerian
practice; the "NIESV valuation standards and guidance note" was revised in 2006 to replace
the first edition of 1995. This valuation standard was modeled after the International
Valuation Standards and the International Accounting Standards as it is clearly stated therein
that valuers should adhere to all the sections of the International Valuation Standard Code
of Conduct with respect to ethics, competence, disclosure and reporting (Babawale 2012).
International Valuation Standards have been produced from collective efforts of the various
national valuation associations. The International Valuation Standards (IVS) are formed by
representatives of the valuation associations being delegates to constitute the International
Valuation Standard Council (IVSC) which produced the IVS. The IVSC has continued to be
the body responsible for setting valuation standards and its global acceptance by the
professional bodies has also continued to be on the increase (Babawale, 2012).

Secured Lending

The term "secured lending" is disambiguated by the RICS Red Book (2014), VGPA 2,
incorporating the IVSC International Valuation Standards. It provided four most common
varieties where valuation is required, including properties that are owner-occupied, held as
investment, for trading or subject to redevelopment. It also specifies four issues relating to
valuation for secured lending among which are instructions and disclosures, objectivity and
conflict of interests, basis of value, methods and special assumptions.

Lending is adjudged to be secured when backed by full collateral. Ordinarily, the borrower
is expected to pay back; to move the transaction further to a comfort-zone, the lender may
require that collateral be pledged to guarantee repayment of the loan. Then, the much-needed
secured lending would be achieved should the move be attained. A collateral security is
defined as anything of value that can be accepted as a replacement for debt and most often,
the collateral is a personal belonging of the borrower which can be automobiles, real estate,
business assets or anything that has worth that can repay the amount borrowed. A typical
example of secured lending is a mortgage where the borrower pledges a property and in case
of loan default, the lender can take over the property and have it sold to recoup the loan
amount.

On the other hand, an unsecured lending is that in which no collateral security is provided.
This means that the lender only has the promise of the borrower to repay which may not be
followed through. A typical example is a credit card transaction. Secured lending is usually
better because the risk of the lender is reduced and the borrower can enjoy lower rates as
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well; thus obeying the fundamental rule "the higher the risk, the higher the rate of return and
vice versa". Also, a secured lending allows for more flexible loan conditions. This is because
of the surety provided by the pledged collateral as the lender knows there is a form of backup
in the case of loan default by the borrower, and concomitantly, the borrower tends to enjoy
some benefits too because of the provision of collateral support for the loan.

Secured Lending in Nigeria and Use of Real Estate as Collateral

Eyre (2010) argued in Nwuba et al(2013) that secured loan or credit transaction is the
practice in which the borrower creates an interest or right in an asset in favour of the lender
as a guarantee to repay the amount borrowed. In case of default, the lender can take
possession of, or sell the asset to settle the loan obligation. Lending-borrowing relationships
are inevitable to leverage capital intensive projects in the business environment where
corporate savings and equities fall short of funding requirements. Thus contracual lending
relationships are commonplace in developing economies. Asides borrowing from family and
friends, financial institutions are the alternate channels of institutional lending; in fact it is
one of their core functions and at times, government compels financial institutions to lend
as a way to regulating cash flow in the economy.

Nwuba, Egwuatu and Salawu(2013) carried out extensive literature reviews of Flesig(1996),
Boots (1996), De Soto(2000) and Gan (2007) on the determinants of secured lending.

Their study reveals that the financial institutions are of different categories but commercial
banks are the major ones in the business of lending. Flesig (1996) cited in Nwuba et al,
(2013) affirmed that much as lending is essential for business and economic growt the use
of collateralsized lending is very important in the lending process. The Nigerian financial
sector in recent past has witnessed some turbulent crisis resulting from lack of due diligence
in lending. The system became weak as a result of high volume of non-performing loans and
so-called toxic assets coupled with poor corporate governance and insider financial abuses.
These have led to reforms of this financial sector and the reforms have helped to reduce the
inefficiencies and strengthen the institutions. One of the reforms is the adequate and efficient
security of loans (Nwuba et al, 2013). This reform has emphasized the necessity of secured
lending, which is the inclusion of acceptance of collateral in the loan process. Nwuba et al
(2013) cited Boot et al (1996) wherein it was stated that collateral is widely used in loan
contracts to serve as a powerful instrument in dealing with financial hazards. Gan (2007)
was quoted by Nwuba et al (2013) as affirming that collateral support plays a huge role in
lending by banks all over the world and real estate is regarded as an important collateral. In
the same source, Flesig (1996) also remarked that banks in developing countries only give
loans secured with real estate and only in rare cases do they give loans with movable assets.
Notwithstanding, the borrower must also be known to own real estate which the lender can
claim in addition to already pledged movable asset in the case of default.
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Therefore it can be concluded that while different types of asset can be used as collateral for
lending, real estate is considered the most valid in secured lending in a developing country
like Nigeria. However, some requirements must be fulfilled for unit of real estate to be used
as collateral for lending. One is that due diligence must be ensured in the use of real estate
collateral so that the purpose or essence of the use does not get defeated. One of such
requirements is the possession of a valid title (De Soto 2000 cited in Nwuba et al 2013).

This means that regardless of the fact that real estate invariably has a global acceptance as
the most important collateral, there may be challenges or impediments to its use; for instance
low level of land titling and poor documentation of transactions are great challenges. De
Soto (2000) remarked that rights to assets in the third world are not properly documented
and so the validity of using such assets as loan security can be questioned. Kozolchyk, (2007)
as cited in Nwuba et al, (2013) also stated that the importance of title in real estate for secured
lending is questionable.

Nwuba et al, (2013) in their study found that just as in previous studies, real estate is not
only an important collateral instrument, but also the most widely accepted in the Nigerian
banking sector. Their result goes further to acknowledge that possession of valid and
verifiable title is a key requirement in the loan process. More importantly, the study also
affirmed that the key requirement in secured lending decision is professional valuation of
the real estate asset to be used as collateral. This then means that given the general
acceptance of real estate as collateral in loan granting, real estate valuers too have an
important role to fulfill in secured lending in that the opinion of value of the real estate used
as collateral will be required in making the lending decision.

Valuation for secured lending

Although there may be several parties in a secured lending transaction, the two basic and
most important parties involved are the lender and the borrower. These parties have different
obligations as will be defined in the loan contract document. VValuation of asset for collateral
security is one of the basic requirements of the loan granting process; hence a professional
valuer becomes a participant in the secured lending process. The choice of the valuer is
usually a function of the lender; this means that it is the financial institution giving the loan
that is often responsible for engaging a valuer to give an opinion of value of the collateral
assets.

According to Nwuba et al, 2012, the valuation process starts with the instruction given,
gathering of information, analysis and calculations, report drafting, preparation of final
report and submission. This means that the lending institution initiates the valuation
processes which starts when the instruction or requests for valuation is given to the valuer.
The valuer is expected to visit the property, get the necessary information and apply the
appropriate valuation mathematics as required. The valuer develops a draft and the final
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report for submission. Although these activities seem to be simple and straightforward, in
actual sense, they are complex and sensitive. Any flaw or undue influence in any step can
alter the outcome of the valuation exercise.

The valuer is expected to identify the property type and apply the correct valuation approach
to achieve the best result. Another important consideration in secured lending valuation is
the basis of valuation. Valuation for secured lending is very paramount as it will be the basis
of the loan decision making. The essence of the collateral is that it can be taken over for sale
to recover the loan amount in the event of loan default; as such the basis of the valuation
must be right and appropriate. Aluko (2004) in his research stated that valuation for secured
lending such as mortgage is based on the same principle as if for sale, so open market value
(OMV) should apply. Although he went further to recognize and define Estimated
Realization Price (ERP) and its variant Estimated Restricted Realization Price (ERRP) to be
more appropriate for secured lending. However he said that they are yet to gain acceptance
in Nigeria unlike in the UK, as such valuation in Nigeria are still done on OMV basis.

Also worthy of note in the valuation process is adaptation and the application of valuation
standards. The International Valuation Standards Committee (I\VSC) has prepared guidance
for valuation including valuation for loan security, mortgage, debentures etc. The IVSC has
offered guidelines as to the valuation process, disclosure and reporting so as to ensure a
quality report in terms of its consistency, transparency and reliability. Therefore valuers are
expected to work by the rules in order to achieve the desired result.

Factors affecting Accuracy of Valuation for Secured Lending

It has been agreed among valuation practitioners that there are bound to be errors in valuation
outcome. The fact that valuation involves an art; the use of skill and judgment means
valuation may be subject to a degree of uncertainty or a margin of error. In Aluko (2004), it
was remarked that uncertainty in valuation exists. With respect to other relevant and previous
studies (RICS, 1997; Bowles, Mc Allister and Tarbert, (2001) as quoted in Aluko, 2004), he
further stated that uncertainty in valuation exists in form of variation inaccuracy. Valuation
variance occurs when different valuers come up with different opinion of values on the same
property. Valuation inaccuracy is an error in valuation because the sale price of a property
differs from the given opinion of value. Although it is argued that there is a possibility of
slight difference between property sale price and estimated value given the imperfect nature
of property market, it is still expected that if valuers do a good and diligent job, the opinion
of value should not differ so widely as to call for concern on the reliability of the valuation.

Accuracy in valuation has long been a subject of debate originating from UK (Hager and
Lord (1985) and Brown 1985 quoted in Aluko 2004). A lot of studies have been conducted
since then in the UK and most of the outcomes concluded that there is a high level of
valuation accuracy although there are certain levels of inaccuracy. Meanwhile studies in the
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US including Cole, Guilkiy and Miles (1986), Ferguson (1988), Plattner (1990) revealed that
there is a low degree of reliability in the valuation. The various studies indicated that
valuation inaccuracy exists in the US for different reasons (Aluko, 2004). In Nigeria, there
has not been so much work done on the subject as the exposure to this area of concern is
relatively new. However the studies conducted so far in Nigeria starting with Ogunba (1997),
Ogunba and Ajayi (1998), revealed that the practice of valuation in Nigeria is subject to bias
and error.

Whyatt (2003) quoted in Babawale and Omirin (2011) noted that inaccuracy can emerge in
valuation exercise at any of the stages. Valuation process as earlier stated involves a lot of
activities ranging from information gathering, analysis and computation to reporting. So it
is expected that the valuer is careful and observes due diligence in order not to undermine
the process and jeopardize the result. Although it has been accepted that inaccuracy is
unavoidable in valuation, it should be noted that valuation inaccuracy can pose a great threat
to the practice of real estate profession. This is because if there is an integrity issue with the
valuation exercise, then the request for it will tend to be disregarded (Babawale and Omirin
2011).

RESEARCH METHODOLOGY

Basically, this study adopts a theoretical research approach; it is a non-empirical study of
factors affecting accuracy of valuation for secured lending in Abuja, Nigeria and the world
at large. Nigeria is one of the fast growing and developing economy and Abuja which
replaced Lagos as the administrative capital city in 1991 has continued to witness lots of
growth in recent years. Economic activities including borrowing and lending for various
purposes are expanding. While there have been some studies to examine the factors affecting
valuation for secured lending purpose in Lagos, such studies have not really been conducted
in Abuja. This study thus seeks to identify and examine some of the factors affecting the
accuracy of valuation for secured lending and how they play out in Abuja.

The limited studies on real estate valuation practice in Nigeria (Ogunba, 1997; Ogunba and
Ajayi 1998; Ogunba 2004) among others have reported that there is low level of accuracy.
While they have been able to establish that there is a level of inaccuracy, few studies have
examined the cause of the phenomenon. Babawale and Omirin (2011) in the study of likely
factors responsible for valuation inaccuracy remarked that earlier research have probably
stopped at establishing inaccuracy rather than finding out why the inaccuracy exists because
valuation users or clients are more particular about the final opinion of value and not
interested in the process. They went further to say that questions of valuation inaccuracy can
only be answered when the factors causing inaccuracy are identified and addressed and this
is the focus of this study.
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Although some random interviews were conducted with some staff members of some
commercial banks in Abuja, questionnaires were not administered.

FINDINGS

Babawale and Omirin (2011) quoted some authors like Diaz (1990, and 1990s); Harvard
(1999 and 2001), Wyatt (2002) amongst others that worked on causes of inaccuracy in
valuation. Meanwhile, such study in Nigeria is still very minimal, we have very few ones
like Amidu (2006), Amidu and Aluko (2007).

The nature of property

The real issue or the underlying factors in valuation accuracy itself is the nature of property.
Property, unlike other forms of investment, is heterogeneous in nature, fixed and unique in
location; therefore placing an exact value may not be achievable. Basically it is the interplay
of market forces of demand and supply that can place a value on property at any given time
(Babawale and Omirin 2011). This demand-supply value can be likened to its market value,
more so property market differs markedly from other markets that have easy access to
information in a centralized place where the goods are on display for ready buyers. As such
the virtual nature of the market can add to inaccuracy in valuation. In the case of Abuja, the
property market is volatile and susceptible to changes within short time given the fast
growing rate and condition of the city which also leads to constant adjustments in property
values.

Fundamental issue of science content of Valuation theory and practice

Academics and professionals of property valuation have agreed that valuation cannot be as
exact as science. However, if there is bound to be a degree of error, it has to be minimal and
within acceptable limit or margin error. The question is then what is the acceptable margin
of valuation error? The answer to this question can be premised on the court case of UK,
Singer and Friedland Ltd V John D. Wood and co. (1977) illustrated by Gambo and
Anyakora, (2013). The case was about establishing negligence of the valuer who should have
exercised reasonable care and expertise in a valuation exercise to ensure valuation accuracy.
With an independent expert witness's opinion and agreed by the defendant, it was decided
that 10% is ideal permissible margin of error, extended to 15% by the courts. Today, there
has continues to be debate on this permissible margin of error because it said that the
permissible margin will be dependent on the peculiarity of each case and with respect to the
nature and complexity of the property. The English courts and some other courts have
adopted this concept of permissible error in establishing a negligence case against valuation
professionals (Crosby, Lawers and Murduck, 1986; Brettens and Wyatts, 2002 as quoted in
Gambo and Anyakora, (2013).
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While the concept of a margin of error with regards to value-added accuracy has been used
as basis of charging professional in UK, Australia and US with negligence, the case in
Nigeria has been different because there are no records of court cases with respect to property
valuation. This means that valuation practitioners in Nigeria are still getting away with issues
concerning valuation exercise (Babawale 2007 and Ifediora 2010 quoted in Gambo and
Anyakora 2013). According to Babawale 2007, there are few negligence cases against
valuers in Nigeria but they are usually resolved within the regulatory professional body.
Literally one can say that the practitioners of estate surveying and valuation in Nigeria are
still enjoying a level of security in practice.

However, given the increasing level of awareness of investors, globalization, and the demand
for real estate services and challenges faced by users of valuation report like financial
institution, the Nigerian valuers may be called to answer for the shortcomings in their expert
opinion of value (Gambo and Anyakora, 2013). The studies on valuation accuracy have
revealed different levels of errors and just as in the UK and other countries, there has not
been a consensus on the acceptable or permissible margin of error. The pioneering studies
by Ogunba (1997), Ogunba and Ajayi (1998) suggested + 5% while more recent study by
Ogunba and Iroham (2010) tried to establish it + 10%. The later study of Adegoke, Olaleye
and Oloyede (2011) is of the opinion that it is + 5% because they found out that majority of
the financial institutions accepted the + 5% position against the + 10% in literature.

However in a much more recent and broader study of Gambo and Anyakora (2013), it was
revealed that most of the responses were between + 5% to + 20%. So in their analysis and
corroboration with previous studies, they concluded that given the volatile nature of
Nigeria's property market and other issues like lack of an established data bank, the
acceptable margin of error should be between + 5% and + 15% depending on the
circumstance and peculiarities of the property being considered for valuation. This means
that any valuation measured against the sale price with difference above 15% is considered
inaccurate (Gambo and Anyakora, 2013).

Although these lines of argument have been established in the Nigeria valuation practice, it
is found out that most valuations still fall beyond this + 5% to + 15% permissible or
acceptable margin error. This study therefore summarizes some of the factors causing this
valuation inaccuracy. The findings of various studies have revealed that market data,
incompetence or lack of training on the part of the valuers are some of the causes of valuation
inaccuracy (Ayedun et al, 2012). The imperfect nature of property market makes it difficult
to validate market data, and may cause valuation inaccuracy. The market is such that
information are not readily available, therefore it is the information that the valuer can get
that he will work with.
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Absence of professional culture of specialization in practice

Also it is known that most firms practising in Nigeria, including Abuja, engage in general
practice, because the culture of specialization is not yet profound. Therefore a valuer may
not have the adequate knowledge required for a job as such the efficiency of the valuation
process may not be achieved. The establishment of distinctive faculties by NIESV to which
members, based on their skills, practice, training and experience and interest, can align or
specialize in, is a step in the right direction.

Client's Influence

Another factor affecting the accuracy of valuation for secured lending is client's influence.
Depending on the type of client and how big, they are able to command an influence on their
valuation, like in Abuja, most of the clients are big influential people. This influence most
times is from the borrower because they want a high valuation figure so that their loan
amount can be enhanced. The clients are also able to influence valuation because of the
characteristics of the valuer and the valuation firms (Amidu and Aluko, 2007). Most times,
valuation firms are small to medium scale one man organization, such that if there is no
highly upheld integrity on the part of the valuers, they may succumb to client's influence in
their valuations practices. Some clients are familiar with the valuation industry as well and
so they are able to use business pressure, financial pressure, their expertise or high level of
knowledge to coerce the valuer or the valuation firm to give in to their request.

Valuation Standards, Enforcement and constant review.

One other major factor affecting valuation accuracy of secured lending is the valuation
standards. Inadequacy or absence of standards in any profession will lead to variation,
contradiction and inconsistency which will lead to lack of trust or confidence by clients. For
valuation inaccuracy to be checked in the property valuation profession, there has to be
standards to ensure best practice in quality and consistency. The regulating bodies of real
estate valuation should clearly define what should be and not be in the profession with
provision of adequate sanctioning and measures that will compel practitioners to be of their
best professional behavior. Although the Nigeria valuation standards have been fashioned in
line with the International Valuation Standard (IVS), the laws need to be enforced by the
regulating bodies, Nigerian Institution of Estate Surveyors and Valuers (NIESV) and the
Estate Surveyors and Valuers Registration Board of Nigeria (ESVARBON).

Political and Economic environments

Lastly, in the random interview conducted with some bank officials in Abuja, it was revealed
that the influence of economic and political situations in the country form an integral part of
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the determinants of valuation inaccuracy in Abuja. The changing events and circumstances
in the country impact on valuation for secured lending. Most often when the valuation is
done and the loan is given, everything seems in order. With the passage of time, if the loan
goes bad and the Bank calls in the credit the valuation conducted becomes the reference
point for the lending to be secured. However, unforeseen political and economic factors
could render the valued amount unrealizable. Typical situations include the monetization
policy, Naira deprecation against foreign currencies and the current drop in price of crude
oil, Nigeria's monolithic product. The location of the city has also had a part of the
insurgency situation. These have caused businesses to decline and even completely fold up,
resulting into borrowers not being able to meet up their loan obligations and the collateral
assets could not be disposed because of the existing circumstances.

CONCLUSION AND RECOMMENDATIONS

The practice of real estate valuation has received so much attention in recent times and this
has extended to the various studies on the accuracy of valuation. This aspect of valuation
has called for extensive research because if appropriate measures are not put in place to
check valuation inaccuracy, the continuous existence of the profession could be threatened.
This is because if the current situation persists, the confidence and the demand for this
professional service will continue to decline.

The various initial studies have established that there exists valuation inaccuracy in our
practice. Further and more recent studies have tried to examine the cause of valuation
inaccuracy. This they have done from different perspectives including studies that tried to
establish an acceptable or margin of error of +5% to 15%.

The study has affirmed that factors affecting accuracy of valuation for the purpose of
secured lending in Abuja include the availability of data, the knowledge and expertise of the
valuer, the influence of clients on valuation as well as valuation standards and its
enforcement by the regulatory bodies. Beyond having the information, the way forward
should be how the profession will seek to address these shortfalls in order to prevent the
practice of valuation from going into extinction.

This paper thus recommends continuous and in-depth study of these aspects of valuation
given the gravity of what could happen. It also suggests a follow-through approach by
working on the various recommendations from previous studies including establishing a
centralized data base accessible to all valuers. There should be continuous professional
development programs on how to improve property valuation practice. This study seeks to
add that there should be smooth collaboration between practice and the classrooms, whereby
the academia works hand in hand with valuers in the field of practice. As the academia are
working hard to discover more about the practice of the profession, they should pass the
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knowledge on to the people on the field while imparting the students with the right and
updated knowledge so that quality graduate practitioners are produced.

Another recommendation is that practitioners of real estate should master the entire art and
be ahead of the client so that the level of influence by client can be reduced to the barest
minimum. Specialization should be encouraged in practice such that adequate expertise and
high knowledge is possessed in each faculty including valuation.

Also the compromise in the use of the valuation standards should be eradicated completely.
The Nigeria valuation standard should be first reviewed and updated to most recent
internationally recommended standards. Then the regulatory bodies ESVARBON and
NIESV should ensure strict compliance and enforcement of the standards. Their position
with respect to the compliance of the valuation standard should be communicated clearly to
the professionals in practice and punitive measures in the case of non-compliance should be
upheld without any fear or favour.
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ARBITRATION AS AN ALTERNATIVE DISPUTE
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Litigation is one of the methods aggrieved people can explore to seek redres
s for a wrong committed against them. Though with the passage of time, the
litigation system has been encumbered with a lot of cases that will not be re
solved anytime soon. The truth of it is that the Litigation system is becomin
g complicated, with regards to costs and time spent in resolving cases. Disp
utes arising from real estate are not exempted from these complications. He
nce, the examination of arbitration as an alternative dispute resolution in rea
| estate. The aim of this paper is to identify areas in real estate where arbitrat
ion can be and has been applicable in resolving disputes. The study is a theo
retical research that used secondary sources of data collection such as journa
Is and text books. The study found that there is need for professionals in the
industry (real estate to be precise) to embrace this ADR. The study conclude
s that if arbitration is properly fine-tuned to fit various needs in real estate it
would be a valuable tool for resolving whatsoever disputes that can arise the
re in.
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INTRODUCTION

Disputes are inevitable processes of life, as they will continue to occur between family
members, friends, professionals and their clients, government and government, government
and her citizens, communities and communities. Unresolved differences are bound to arise
in our normal everyday dealings with one another as a result of our interactions, dealings
and our background differences.

Another prerequisite for exclusion of various disputes and controversies at its source is by
ensuring the provision of every individual needs. Of course, that might not be plausible, as
the resources to meet these needs are scarce while the needs on the other hand are quite
unlimited. Some of these needs are shelter, water, food, security, health care, education (the
list is inexhaustible). So then if that be the case, how feasible is it for individuals and possibly
communities to dwell together in peace and unity, when their most basic needs are not being
met by the government of the nation (Gunther, 2008). According to Gunther (2008), who
identified the individual pursuit of goals and the journey of fulfilling these dreams of
individual essential needs surely, leads to controversies especially as there is a perception
that resources are scarce in meeting these needs. Furthermore, there are bound to be clashes
when individuals pursue their dreams since the fulfilment of one person’s dreams is the
disallowance of another’s.

There is no doubt about it that disputes can come from anywhere. More so, a Yoruba adage
rightly says “the tongue and the mouth constantly fight.”

So if these differences are bound to happen in life, out of foreknowledge it makes sense that
there should be ways these differences can be resolved that would not lead to unnecessary
conflict and fight. One major way of resolving conflict is through litigation. The problem
with this method of resolving disputes is that the litigation system in Nigeria is saddled with
innumerable number of cases. They are inundated with disputes of enormous dimensions
that they are obviously incompetent and inept to sufficiently deal with especially disputes
particular to real estate.

The technicalities included, the red tape, and bottleneck encountered all are setbacks to the
litigation system. Where papers must be filed, peculiarities must be strictly adhered to serve
to compound the technicalities problem. The technicalities faced have a direct influence on
the time spent in resolving disputes. It is not a secret that the path to the justice system is
filled with bottleneck of all sorts and bureaucratic red tape just as clearly stated above. These
red tapes are slow process that take time and ultimately finance. Some issues take close to
fifty years before they get to trial and still nothing is yet to come out of them. Makes you
wonder if justice delayed isn’t really justice denied?

Perhaps of all disturbing disadvantage of the litigation system is the cost attached to it. Going
to court is extremely expensive. Lawyers’ fees and expenses must be considered, unless of
course it is a pro bono case which has other implications like time implications. It’s no
wonder, other avenues to resolve disputes have been made available for people who would
rather live without the stress of the court system. Hence, the introduction of arbitration as an
alternative dispute resolution in resolving disputes that will arise from real estate. The other
types of ADR are negotiation, mediation and collaborative law. ‘Alternative’ dispute
resolution is usually considered to be an alternative to litigation. It can also be used as an
informal mode for allowing a dispute to drop or as an alternative to violence. The aim of this
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study is to identify the applicable areas where arbitration can be effectively used to achieve
best results in resolving disputes.

The school of environmental technology international conference come May, is set to
examine the sustainability of the built environment and changes in climate. Sub themes that
will be examined as well include infrastructure development and financing, sustainable
practise theories, urban resilience and energy conservation, waste management sanitation
and so many other subthemes. It’s no secret that we are in a ‘sustainable generation’. There
is a thirst to better the state of things for the benefit of the present generation and
consecutively the coming generation.

Sustainable development was first propounded by Brundtland (1987) who referred to
sustainable development as the provision of all that is needful and essential to the well-being
of the present without necessarily endangering and jeopardising the capacity available to the
future generations to meet and provide their needs. If the definition of the built environment
is anything to go by — our man made surroundings that provides the basis for all human
activity which includes parks, buildings, parks, cities with their buttressing facilities such as
water supply, electricity, road network, and communication network. The buildings we live
in are all part of the built environment. Of course we know that a building is a combination
of a series of processes, from the acquisition of a site, to carrying out preliminary survey to
sourcing for finances to the construction process and then of course the finished stage and
then that welcomes the questions of leasing or selling off these properties in the case where
the building is either a residential or a commercial property. For every of the construction
process of development, it is normal that conflicts will arise between parties domiciled in
this process. Parties could be the owners of these properties, they could be users, they could
be bank managers, and they could be property developers. As stated earlier there is need for
a mechanism to be developed and fine-tuned in which issues arising from infrastructure
development can be appropriately dealt with and in time too without necessarily recourse to
litigation.

There are various reasons why disputes can arise between two disputing parties for example;
a landlord could have issues with a tenant renting his property as a result of misuse of
property. Instead of resolving this issue in a court of law, arbitration can be used to settle
issues between the tenant and the landlord. There will be no sustainability if there are no
fine-tuned platforms in which disputes can easily be resolved without wasting time and
money.

It should be noted that these is a new topic in the field of real estate, one that is yet to be
properly harnessed and fine-tuned to guarantee best results. It is my hope that this publication
will bring an awareness that was not present before to estate surveyors and valuers, in order
to enlighten them on the numerous advantages of arbitration in resolving real estate disputes.

CONCEPT OF ARBITRATION

Arbitration is a derivative of the word “ARBITRATRY”, which means decision is based on
the opinion of a neutral person rather than by rules or law. Arbitration can be defined as the
deference of a dispute to one or more impartial person(s) for final and binding determination.
It is private and informal designed for quick, practical and inexpensive settlements. But at
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the same time, arbitration is an orderly proceeding governed by rules of procedure and
standards of conducts prescribed by law.

In addition we can also describe arbitration as a legal procedure in its own right that decides
the legal relationship (liabilities and rights inclusive) between parties with an air of finality
that is legally binding as well as enforceable (subject to statutory appeal or relieved process).
It determines the law as well as the feuds in dispute in a judicial manner.

In his book (Evidence and procedure in Arbitration) William H.G. referred to Arbitration
as “The reference of a dispute or difference between not less than two persons for
determination after hearing both sides in a judicial manner by another person or persons,
other than a court of competent jurisdictions”. It should be noted that there are significant
differences between arbitration and litigation, although the reference will be heard by an
arbitrator in a judicial manner, and the ordinary rules of court procedure and of evidence will
be enforced at the hearing. According to Gerald M. Levy, in his book “The Arbitration of
Real Estate Valuation and Related Disputes” who referred to Arbitration as “The reference
of a dispute to one or more impartial persons for final and binding determination.” As earlier
stated that arbitration is private and informal, designed for quick, practical and inexpensive
settlements. But at the same time, arbitration is an orderly proceeding governed by rules of
procedure and standards of conduct prescribed by law.

The Nigerian Arbitration and Conciliation Act describe the concept of arbitration at best as
its entirety cannot be defined. It is the process which involves the two disputing parties
choosing an impartial third party who is the arbitrator and decisions are final and binding on
both disputing parties.

Arbitration, according to Prof. A.S. Asaju in his Discussion Paper Nol of 1994 is “The
referral of a dispute between two disputing parties to a mutually acceptable, neutral third
party for adjudication.” These days litigation is the first and fastest channel for persons who
are seeking redress for a wrong done them either through injury or failure of a partner to
keep to terms of a binding agreement. Many a times this decision is made into much of a
hurry without proper understanding of what they are getting themselves into. It is only
sensible that at first direct negotiation should be explored as an avenue to seek settlement.
The injured person as much as possible calmly speaks to the wrong doer about the import of
their action on them. As the Bible rightly says “a soft answer turns wrath way.” The two of
them can often reach a mutually acceptable solution”. In fact if the erring party still proves
stubborn, litigation sometimes isn’t necessarily the next course of action. There are
alternative dispute resolutions options to be explored to determine how to go about
settlement. Litigation should be the last resort in seeking settlement.

Arbitration is a binding rule of the involved parties’ right to be determined by a neutral
umpire 9known as an arbitrator) or group of arbitrators. The arbitrators’ final decision or
award is ultimately binding on the parties just as if it were decided through litigation by a
court as final judgment (Cardozo, 2006)

Arbitration has been defined as a process whereby two disputing parties agree to resolve and
settle their disputes by a third party tribunal chosen and handpicked by them (Orojo and
Ajomo, 1999).
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Halsbury laws of England defines arbitration as the referencing of a dispute or difference
between not less than two parties for determination, after hearing both sides in a judicial
manner, by a person or persons other than a court of competent jurisdiction.

To put it in a more simplified way, Otuturu (2003) says arbitration is the wiling submission
of a dispute to a third neutral person or body of persons selected by the disputing parties that
they may give a binding decision. Disputing parties submitting their disputes to an umpire
may be as a result of an agreement between the parties to the dispute or from a statute which
requires the settlement of certain disputes by arbitration. It may further arise by order of
court.

The act of settling a dispute between two disputing parties in order to reach an end that is
both mutually acceptable and satisfying to both parties is carried out by an “Arbitrator”. An
arbitrator as stated by Robert Raymond C.J. in the middle of the eighteenth Century as
described by William H. GILL is a private extraordinary judge between two disputing
parties, chosen with the mutual consent of both disputing parties, to determine controversies
between them. Arbitrators are so called because they have been vested with arbitrary powers,
for if they observe the procedures as stated (arbitration agreement) and keep within due
bounds, their sentences are definite and final from which there lies no appeal. Arbitration is
not to be confused with mediation and conciliation. Where conciliation involves a third party
interacting with disputing parties so as to reach a resolution of a dispute through persuasion
and compromise, mediation goes beyond that process, such that the third party that attempts
to restore peace actively proposes terms of concession and means where solution is arrived
at. The two alternative dispute resolutions are different from arbitration in the sense that an
arbitrator makes the final decision for disputants, while the mediator and conciliator don’t.
Of course decisions in arbitration are binding on parties involved.

From its inception, some certain level of control has been exerted on arbitration by the
King’s Court which has been inevitable ever since. The growth of British overseas trade,
and the expansion of the empire from the time of the Treaty of Paris (1763), enlarged greatly
the work of merchants and traders and consequently matters in dispute between such persons
became increasingly frequent, and of the Realm. At first, these disputes were decided in
practice under the common law, and related originally to chattels personal, or torts to the
person.

One important feature of modern life is Arbitration, so much so that every business man will
find it of service and is advised to at least have some knowledge of the law and practice
under which they are regulated and managed. Thus if a business man is desirous of such
knowledge how much more doubly necessary it is for estate surveyors and valuers, for the
preparation of quantity surveyors and the other professionals of the built industry.
Arbitration is a time tested and proven method of disputes settling between two or more
grieving parties, by which one or more persons are selected for the purpose of dispute
resolution after a hearing in a quasi-judicial manner, either instead of having recourse to an
action of law, or by order of the Court, after such action has been commenced.

It should be noted that there are wide ranges as well as broad and varied disputes which can
be submitted to arbitration for settlement
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Concept of a Dispute

It is true that the word “dispute” is synonymous to the word “controversy.” Its meaning
according to the Webster New 20th Century Dictionary is “an attempt to prove and maintain
one’s own opinions, arguments or claims of another controversy in words. Dispute
appropriate for judicial determination includes suits of civil nature in which legal right must
be questioned so as to determine extent and existence.

Thankfully, most disputes that occur in the construction industry are minor disputes that can
be sorted out among the parties involved. Generally, the origin of most disputes are a result
of failure and default of the concerned parties to the Contract, one of the professional
advisers or some other party connected with the contract to do his work efficiently, to express
himself clearly or to understand the full implication of the instructions issued by him and
received by him. Disagreement on extension of time, delays in performance of contractual
obligations instruction by architects or variations, claims and professional negligence and
incompetence are all cause of disputes.

In the course of building operations, many disputes are encountered many of which are of a
minor nature that could be settled fairly and easily by the concerned parties. However, there
are times when some matters come into dispute which cannot be easily settled and
subsequently become the subjects of claims by one party to the contract against the other. It
is not possible to consider in details what matters might have given rise to disputes and how
they should be dealt with, as each case’s uniqueness should be considered. Therefore, most
disputes and claims can be traced back to a break out between the parties to the contract,
could be one of the professionals or some other connected party who failed to do a copasetic
work, or the owner failing to express himself clearly or the professional failing to understand
the full implication of instruction issued to or received by him.

In the event of a serious dispute arising, every effort should be made to reach a fair settlement
either through negotiation or arbitration. Though, it should be noted that, in the case of
negotiation failing, arbitration must be clearly expressed in the conditions of the contract
containing an agreement that matters in dispute shall be referred to arbitration and this
written request for the appointment of an arbitrator automatically refers the matters in dispute
to arbitration.

In the events that disputes are encountered, there are four types of disputes which can be
referred and submitted to arbitration during the progress of the work, and they are:

. A dispute arising in connection with the appointment of a new architect or quantity
surveyor in accordance with the article of agreement

. A dispute as to whether an architect’s instruction is valid.

. A dispute as to whether a certificate has been improperly withheld or has been

properly prepared in accordance with the conditions of contract.
. A dispute arising in connection with an outbreak of hostilities or war damage.

In addition dispute may arise as a result of misunderstanding in the design stage between the
architect and the planner pertaining to the issue of uses being compatible in line with the
existing or adjacent uses which do not conform to the rules and regulations of the town
planning Authority as well as the issue of zoning building code, Daylight angle, set back
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method used by the planner to control the development of building in an area, also disputes
may arise as design complexity between the architect and the building surveyor when there
is conflict in construction pattern or knowledge about the project may result into dispute.
Disagreements can also arise between two or more disputing parties to a contract as a result
of clashes when it comes to role requirements of one of the participants. Role disputes arise
when an individual experiences disagreement regarding what he is expected to do.

Common Disputes in Real Estate

It has been suggested that real estate disputes appeals might be suitable for the arbitration
process. In the dispensing of their professional roles, appraisers who have come into contract
with experts in the real estate field or industry and who have come to understand the
functions and roles these experts play. These experts include: sales and mortgage brokers,
leasing agents, property managers and developers and not to forget an appraiser who carries
out real estate valuation work. To arrive at a fair estimate of market value, the appraiser
must take into account all factors that affect value; many involve knowledge of other
specializations within the industry. Additionally, a formal or informal value estimate serves
as a pivot on which judgments are made by others in real estate field. There are general real
estate industry disputes in which an appraiser could make a valuable contribution as a
member of the arbitration team.

1) Commission claims often develop between owner and broker as to whether or not a
commission has been earned, or between participating brokers concerning the proper basis
for sharing a commission.

2) When a landlord employs a management form to operate a property, disagreement
may occur about the scope, nature or extent of the work to be performed or about services
that may call for additional compensation.

3) Controversies between landlord and tenant with regards to each person’s obligations
and duties

Scope of Arbitration
According to Oyegbile (2004) arbitration can hold at different major levels, the levels are:

1. Domestic or local arbitration:
This can be described as arbitration that takes place within the confines of a nation
and are restricted to the confines of that nation-state. Examples are Nigeria, Australia,
and Ghana. The act of arbitration can take place at different levels of the government,
be it the local government level, state level and federal level.

2. International arbitration:
When diplomatic negotiation or conciliation has failed in settling disputes between
independent states, arbitration can be used to resolve conflicts that could either arise
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between traders or professionals of different countries. Usually a third neutral party
is brought in to resolve disputes and the disputing parties are bound by the ruling of
the third party.

It should be noted that arbitration can be also be at private and public levels. Private level
involves individuals or groups of people which do not have any government connections or
affiliations. These groups of people decide to arbitrate within themselves. On the other hand
it is public where a governmental body which could be locally or internationally is engaged
in arbitration.

Advantages of Arbitration

The advantages attached to arbitration are numerous. Over the years, it has been advocated
that people should explore alternative dispute resolution before resorting to litigation. This
is due to the several advantages in ADRs and the innumerable number of cases the litigation
system is saddled with. Thankfully, people are accepting arbitration as an alternative dispute
resolution in resolving conflicts as opposed to before when people were still sceptical about
it. The principal advantages are when:

e Arbitration is cheaper

One of the banes of the litigation system of resolving dispute is the financial cost
attached to it. In fact, it’s been said that most poor people will rather not seek justice,
because of the huge financial commitment attached to litigation system. A problem
rich people do not face. The cost of engaging the services a lawyer is on the high
side, compared to what arbitrators are paid. If then this is one of the principal
advantages of arbitration, it should be encouraged as an alternative dispute resolution
that people should explore before considering litigation.

e Arbitration is Quicker

The litigation system of resolving dispute takes a whole lot of time. The some
lawsuits take years to get to trial, then there is the case of adjourning (even after trial,
the parties involved can appeal a case in another higher court, which may take on
years). The reason is not far-fetched as the court is barraged with a lot of cases
coming before it. Arbitration last for a shorter time as compared to the litigation
system. More so in the case where special opinion of the court does not need to be
stated. Therefore, where time is a critical factor, arbitration has proved to be an
effective tool in the quick resolution of disputes. Statistically, land cases referred to
the litigation system take an average of four to five years to be settled. On the other
hand cases in arbitration are settled in a year or even less. Isn’t that relieving? And
why won’t people want to be involved in this process rather than the tedious process
of the litigation system?

e Arbitration Is More Convenient
Arbitration puts the ease and convenience of its participants/claimants into
consideration in resolving disputes. This is very important as this will go a long way
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in setting the tone of the atmosphere. Sometimes a court room and its proceedings
might create or elicit a hostile feeling between the two disputing parties, with its
entire structured establishment and the technicalities involved as well. For example
the court session takes place at the court chambers; the time of meeting must be
within official working hours, the convenience of the learned judge and the lawyers
are most pertinent in proceedings, though all of this is understandable so as to create
orderliness and stability. In arbitration, the convenience with regards to time and
place of disputing parties is considered. The time frame is flexible so as to satisfy
both parties. The place of meeting is also flexible so as to create an amiable
environment that will enable quick resolution of disputes.

e Arbitration Permits The Use Of Experts

It is normal practice for two disputing parties to bring on board the services of a trusted
professional who is capable of handling their cases. For example, cases involving the fixing
and reviewing of rent can protract the professional services of a Valuer who gives his expert
opinions on such case. The same goes for other cases needing the expert opinions of the
professionals in the built environment. Without any iota of doubt, the openness of this ADR
helps in the quick resolution of dispute and better professional judgement. In court this is
most often than not, not feasible as judges are usually lawyers who sit on cases of such
professional tendency, are not capable of handling these cases effectively. This is a big
problem as lawyers are just specialized in their field with no knowledge on other human
endeavours that come before them. It is however a fact that in arbitration, professional
expertise of arbitrators is taken advantage of. In fact, it is encouraged that arbitrators in
disputes pertaining to the built environment be presided over by a third party who is also a
professional. What’s more exciting is that arbitration doesn’t just sit on its own, it takes it
source (if the need be) from the law by seeking legal interpretation when the need arises.
The advantage being that, arbitration as an alternative dispute resolution is properly
positioned to take advantage of the proceedings of a court.

e It’s Conciliatory Nature

One of the reasons people are enthusiastic about arbitration is because in arbitration it is easy
to avoid war and fighting. Arbitration gives disputing parties opportunity to harmoniously
resolve disputes In a way that will not resort to war and heated exchange of words by creating
an enabling environment for both parties to air their mind on whatever issues are been
resolved. By nature litigation and its establishments connotes a symbol of battle between
disputing parties. A trip to the court of law reveals a little of the tension that litigation elicits
among disputing parties which frankly speaking is detrimental to future interaction between
these people. It goes without saying that disputing parties once they step into the court of
law no matter how close in friendship they were before become sworn enemies. This trend
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is downplayed in arbitration as all proceedings that will take place will place emphasis on
future friendship no matter the outcome of the proceedings.

The increasing advantage of arbitration can be seen in its growing usage in commerce, trade
and even the legal profession. The primary advantages of arbitration which are its speed,
convenience and use of experts have made people more receptive to this alternative dispute
resolution. It is no longer a hidden fact that the American arbitration association arranges
hearings for about 6,000 disputes of the commercial type. Though the rate at which people
resort to arbitration in resolving disputes in developing countries, Nigeria to be precise is on
the low side, almost tending towards non-existent. Professional associations should
encourage her members to explore the option of arbitration in resolving disputes and
conflicts rather than resorting to litigation.

Disputes in Real Estate that can be resolved by Arbitration
According to Asaju (2015), this can be classified under the following two party disputes:

e Lessor and Lessee: A lessee and a lessor are parties to a lease agreement between
these two. Therefore dispute can arise between the lessee and the lessor when the
lessee fails to comply with the terms of the lease agreement binding him/her or when
the lessor fails and refuses to perform certain assigned obligations due to the lessee
as stated in the lease agreement.

e Mortgagee and Mortgagor: The mortgagee lends money to the mortgagor to buy a
property as the mortgagor is not able to raise the adequate amount to do so on his
own. If upon receiving this specific amount of money from the mortgagor and he
expends the money on something different as against what was specified in the
agreement between these two, dispute can arise. That is parties to the mortgage
agreement of the property not complying or deviating from the terms of the
mortgage.

e Vendee and Vendor: Dispute can arise between a vendor and vendee from the sale
of vendee’s landed property. These disputes include disagreement over the term of
the sale, quality of the property being sold, disagreement over the bargaining
condition of the property, defects in the property.

e Dispute arising from building contract: These include but certainly not limited to
disputes over the material used for construction of the building, dispute arising from
amount payable in a contract.

e Dispute arising from payment of compensation for acquired property: it was HELD
in Turnover V. Goulden (1873) L.R.9 C.P. 57 that it was Arbitration.

In Turnover V. Goulden (1873) L.R.9 C.P. 57, the lease of a farm stipulated that if
the premises were sold during the term the tenant should quit and yield up the
premises, and each party should appoint a valuer to assess the compensation to be
paid to the tenant. These circumstances having in fact arisen, the parties by deed
referred the question of compensation to A and B or their umpire.
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Cases of Other Disputes That Can Be Settled/Resolved By Arbitration in
Real Estate

. Lewis V. Rossiter (1875) 44 L.J. EX 136

A landlord who was the owner of a watermill was sued by his tenant who was leasing the
watermill for breach of a covenant in the lease, which made the landlord responsible for
repairs of the mill, weir and the milk bank. The dispute was referred to an arbitrator who had
the power to decide all matters and questions arising there in and in addition make sure
justice was issued between the two disputing parties through ordering and directing the
parties on the necessary steps and actions to take immediately.

HELD: It was held that the arbitrator had power to award damages for the continuing breach
of covenant up to the date of the award.

. May V. Mills (1914) 30 T.L.R. 287

A lease between two disputing parties stipulated that whatever differences that arose
between these two which pertains to the agreement in any way or the premises should be
submitted for arbitration by appointing two arbitrators and an umpire. A dispute having
arisen, the defendant refused to appoint an arbitrator and the plaintiff accordingly appointed
his arbitrator to act as sole arbitrator. The arbitrator decided that the dispute arose during
the tenancy and that in consequence he had jurisdiction to deal with it, and made an award
in favour of the plaintiff.

HELD: It was held that the arbitrator did not have the power according to the terms of the
submission to make a decision as to whether or not a condition precedent to his jurisdiction
had been fulfilled and that as he had done so, the award was bad.

. Thorpe V. Eyre (1834) 1 AD & EL. 926

An action between W.T, owner of the land, and E.T, holding the land by W.T’s permission
was referred to an arbitrator, who awarded that the holder was indeed a tenant and that the
tenancy should cease and the land be delivered up to W.T.E, the real owner, an execution
creditor of E.T. for work done as attorney in the former action seized the crops on the land.

. Whitehead V. Tattersall (1834) 1 AD. & EL. 491

In an action for damages for breach of covenant to repair premises, it was shown that the
parties had agreed to arbitration and an award of 55.55 Euros was made.

. Furser and Bond V. Prowd (1618) C.O. JAC 423

An award was made after being subjected to arbitration pertaining to a controversy about the
lease of a house. The award was reached by fixing the rent and duration of the tenancy. In
an action on a bond condition and for the performance of the award for rent unpaid, the
premises and that none was there to receive it.

HELD: That it was a sum in gross and payable by the defendant at his peril who ought to
seek out the obligation and to pay it.
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RESEARCH METHOD

This paper seeks to identify the various areas in which Arbitration has been used to resolve
disputes particular to real estate. The study followed a non-empirical research approach with
its data being derived from secondary sources. These data were derived from the review of
literature, which were gotten from journal articles, publications on arbitration as well as
relevant textbooks on arbitration. Though of the most useful source of data were relevant
textbooks. These publications were gotten mostly from the internet. The issue of Alternative
Dispute Resolution is something that is being fully explored from the point of law, that is to
say many scholars have penned down their thoughts on these issues, and hence sourcing for
data is quite easy in this direction. Although In the noble profession — Estate Management
and Valuation, the issue of arbitration and how it can be used to resolve disputes is yet to be
fully and effectively explored.

FINDINGS

The study identified and examined the several advantages and merits of arbitration which
are: it saves cost, saves time, it’s more convenient, makes use of exerts, and of course its
conciliatory nature. The study was able to explore to a certain degree the extent and kind of
disputes which can be referred to arbitration. For example disputes arising from the
construction industry, disputes arising from business transactions in real estate. Though the
use of this alternative dispute resolution is not so widespread especially when it comes to
resolving disputes in real estate, it is understandable as arbitration is only beginning to gain
acceptance from the public and the involved professionals.

CONCLUSION

In conclusion the study has shown the merits arbitration as an alternative dispute resolution
has over litigation. Arbitration should be encouraged considering its many advantages. If the
professionals in the build environment can fine tune this tool, to suit their various sectors, it
makes sense to say that disputes will easily be resolved without necessarily resorting to
litigation. It’s not that litigation does not have its merits; it’s just that arbitration has worked
on the demerits of the litigation system and people are beginning to understand that they do
not have to subject themselves to hassles of the court system, if it’s something that can be
avoided. Estate surveyors and valuers should and can fine tune this ADR. In fact seeing that
one of the merits of arbitration is its use of experts in giving awards, | see no problem with
estate surveyor and valuers being arbitrators. But this cannot be possible if these
professionals know nothing about this or better still shy away from the use of arbitration in
settling disputes. From the study above, almost all disputes in real estate can be arbitrated.
This will also open up further research into this area, as there is not much on this area of
interest, at least in Nigeria.
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FINANCIAL RISK ASSOCIATED WITH HOUSING
ESTATE PROJECT DEVELOPMENT
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Construction industry is a highly risk prone industry, with complex and dynamic project
environments creating an atmosphere of high uncertainty. Effective risk management can
bring greater rewards to project performance by enhancing productivity. The objectives of
this paper is to identify the major financial risks associated with housing development
projects and to appraise the practical measures that various construction industry do take to
manage those risks. Forty structured questionnaire was self-administered to private housing
estate developers in Abuja to examine the current trend of financial risk management
implementation. The preference of the housing estate developers were collated and analysed
using descriptive analysis technique on SPSS. The results from the analyse data indicate that
inflation, excessive approval procedure due to bureaucratic bottlenecks in government
departments and inadequate programme scheduling were found to be the major financial
risks. Thus this paper suggests rationalisation of housing estate project approval procedures
to enhance housing delivery projects and to eliminate construction risk.
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INTRODUCTION

The development of infrastructure is one of the most important activities that can boost up the
business of various industries, thereby increasing the gross domestic product (GDP) of the country.
Thus, the construction industry is responsible for the construction of roads, bridges, houses, subways
and dams. According to Odeyinka and lyagba (2000) housing sector plays a more critical role in a
country’s welfare as it affects not only the well-being of the citizenry, also the performance of other
sectors of the economy. Ajanlekoko (2001) noted that among other things, housing is one of the three
basic needs of mankind, while other things are food and clothing. In a related development Akeju
(2007) assert that, housing is a very important consumer item, which impacts positively on
productivity — as a decent house significantly increases workers health and well-being and
consequently growth. Akeju (2007) further opine that, it is one of the indices for measuring the
standard of living of people across societies. Authors notably Ojo, Adeyemi and Fagbenle (2006)
acknowledged housing as one of the basic needs of human race.

It is worth mentioning that Nigeria with a population of about 167 million still suffers from
inadequate housing provision since independence in 1960 (Akeju, 2007; National Population
Commission, Nigeria, 2011). Adequate housing provision has since the early 1970’s consequently
engaged the attention of the country though Nigeria is not left in this problem alone; other developing
countries are confronted with housing inadequacy, Ojo, Adeyemi and Fagbenle (2006).

Construction projects are always unique and risks arise from a number of different sources.
Compared to other industries, the construction industry is at or near the top in the annual rate of
business failures and resulting liabilities (Barrie & Paulson, 1992; Chapman, 2001). This is because
it is a risky business with too many uncertainties that management has to deal with. These
uncertainties stem from a variety of external and internal factors (Chapman, 2001). The decision to
embark on a building project therefore has inherent element of risk (Adelusi, 2009). Similarly, Perry
and Hages (1985 as cited in Odeyinka and lyagba, 2000) opined that certain risk elements are
associated with construction works, among which are environmental, financial, logistic, and physical
and construction risks. Risk management in the construction industry is fundamentally employed to
deal with risk in construction process; it is an essential tool for project management. The risk inherent
in the construction delivery has been identified as major problem that bring about time and cost
overruns in Nigeria construction industry (Dada, 2010). Jagboro (2007) concluded that, these
overruns always invalidated the economic case for a project and turn the investment into a loss-
making venture. It is against this background that this paper aimed at identifying financial risk
associated with housing estate project due to the important role housing play in the well-being of the
population.

The Nature of Risk

Risk often varies in the likelihood of its occurrence and its impacts from one project to another. Risk
changes its nature during the project life cycle, lack of project information, particularly in the early
stage of a construction project, always leads to a higher degree of risk associated with cost, time and
quality. The level of risk, however, may decrease with the project development. When risks are being
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realised as the project progresses, the increased level of certainty reduces the level of risk in the
project (Smith, Merna& Jobling, 2006).

Project risks often tend to be interrelated, but they can sometimes be considered in isolation. Risks
can not only affect the achievement of project objectives but also influence the occurrence of one
another. According to Loosemore, Raftery, Reilly and Higgon (2006), the perception of risk varies
at both individual and organisational levels because different people hold different views and have
different understandings of a particular risk's components, sources, probabilities, consequences and
preferred actions. People's beliefs, attitudes, judgments and feelings are believed to influence risk
perception to a certain extent (Akintoye& Macleod, 1997).

Risk, however, does not necessarily involve only bad outcomes and negative consequences; it also
refer to the chances of positive events (Jaafari, 2001; Hillson, 2002; Baloi& Price, 2003; Project
Management Institute (PMI), 2004; Loosemoreet al., 2006; Jannadi, 2007). PMI includes both
threats (negative risks) and opportunities (positive risks) in the definition of risk. Loosemoreet al.
(2006) also holds the view that risks and opportunities are complementary in their nature, i.e., every
risk can be regarded as an opportunity and every opportunity has an associated risk. Bunni (2003)
advocates that risk in Chinese, weiji, combines the meanings of "danger" and "opportunity", thus
confirming the interchangeable nature of risk between threat and opportunity. Risk is hence defined
as a possible future event, the occurrence and consequences of which are uncertain, but which could
affect the company's ability to achieve its project objectives (Loosemoreet al., 2006). Risk is
regularly expressed in terms of probability of occurrence and magnitude of the consequences for loss
or gain, i.e., risk is equal to the probability of occurrence multiplied by the consequences (He, 1995;
Ward, 1999; Kerzner, 2003; Jaafari, 2001).

Types of Financial Risks
Kolhatkar and Dutta (2013) identified the following types of financial risks:
i) Bankruptcy of Project Partner

Bankruptcy is a legal status of an entity or a person who cannot repay the debts it owes to creditors.
Bankruptcy in most of the jurisdictions is imposed by a court order, which is often initiated by the
debtor. Bankruptcy is not merely a legal status that an insolvent person or other entity may have, and
hence the term bankruptcy is for that reason not a synonym for insolvency.

ii)Fluctuation of Inflation Rate. In economics, inflation is a persistent increase in the general price
level of goods and services in an economy over a period of time. Whenever there is a general price
level rises, a unit of currency can buy fewer goods and services. As a result, inflation reflects in
reduction of purchasing power per unit of money, a loss of real value in the medium of exchange and
unit of account in the economy negative effects of inflation comprise an increase in the opportunity
cost for holding money, future inflation uncertainty in future may discourage investment and savings,
and if inflation is rapid at an adequate amount, goods shortages as consumers begin hoarding out of
concern of prices will increase in the future. Positive effects is to be ensured, that central banks can
adjust real interest rates (to mitigate recessions), and to encourage investment in non-monetary
capital projects.
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iii) Fluctuation of Interest Rate

Interest rate will affect the project in terms of borrowing and debt payments. Any fluctuation in the
interest rate will directly or indirectly affect the lenders. A fixed/appropriate interest rate should be
agreed upon for the project duration. The lenders generally have to pay extra cost if the interest rate
is far high or benefit them if the interest rate is low. More foreign investors or private sector could
be attracted by providing interest rate guarantee.

iv) Fluctuation of Exchange Rate

Fluctuations in currency affect the value of the firm’s income statement operating cash flows, and
competitive position, hence market share and stock price. Fluctuations in Currency also affect a firm's
balance sheet by changing the value of the firm's assets and liabilities, payable account’s, receivable
account’s, inventory, loans in foreign currency, investments in foreign banks; this type of economic
exposure is called balance sheet exposure. The most common definition of the measure of exchange-
rate exposure is the sensitivity of the value of the firm, profit by the firm’s stock return, to a change
in an exchange rate which is unanticipated. Partial derivative functions are used to calculate it, where
the dependent variable is the firm’s value and the independent variable is the exchange rate (Adler
& Dumas, 1984). A key assumption in the concept of foreign exchange risk is that exchange rate
changes are not predictable and that this is determined by how efficient the markets for foreign
exchange are.

However, Project finance debt is often sourced from foreign lenders, and in foreign currencies, yet
project revenues are generally denominated in local currency. The cost of debt can increase and often
very dramatically, where the exchange rate between the currency of revenue and the currency of debt
diverge. Though under the theory of purchasing power parity, inflation pressures on the currency
devalue will eventually bring the foreign exchange rate back to parity. The project finance lenders
are generally not prepared to wait quite so long (with average periods of about 10 years).

v) Rise in Fuel Prices

Contractors use diesel to power earthmoving and other off-road equipment as well as construction
vehicles such as concrete mixers dump trucks, and pumpers, and, JCB’s, proclaims, tower cranes,
etc... In addition, contractors pay fuel surcharges on deliveries of equipment and materials to job sites
and on backhauls of dirt, debris, and equipment. Diesel costs and fuel surcharges also work their way
into the prices of many materials that require fuel to mine, manufacture, mill, mix, and move
throughout the production process.

vi) Insurance Risk

As construction projects become larger and more complex, the risks associated with them are also
more complex and harsher. The utter scope, size, and timing of today's projects pose significant
challenges in risk management, including risk identification, determining the allocation of risks
among the involved parties, developing mitigation and risk treatment plans and opportunities for cost
savings in single project applications or across an entire portfolio of projects. Increase in complexity
and size of project risks, sponsors view risk on an enterprise-wide project or portfolio basis to
properly and consistently identify risks, development of optimal risk allocation strategies, and, if
necessary, obtain "project specific" insurance.
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vii) Liquidity Risk
Commercial Real Estate(CRE) loans are customarily illiquid. The exchange of CRE loans to cash
can be accomplished by

(1) Refinancing the loan amount with an another lender;

(2) Through the sale of the loan to an investor (either on a participation, whole-loan, or portfolio
basis);

(3) By securitizing the loan;

(4) Through normal repayment of loan by the borrower; or
(5) By serving as collateral for borrowings.

viii) Change in Bank Formalities and Regulations

Bank regulations are a form of government regulation which subject banks to certain requirements,
guidelines and restrictions. This regulatory structure creates transparency between banking
institutions and the individuals and corporations with whom they conduct business, among other
things. A rule is sometimes defined as a standard or an instruction or custom. Issuing of regulation
is the act of providing rules for the way that individuals, companies or organisations should behave.
Regulations could possibly be regarded as being a sub-set of rules, but the demarcation of these two
concepts is difficult to define.

Risk Classification

Risk classification is a significant step in the risk management process, as it attempts to structure the
diverse risks affecting a construction project. In the effective management of risks, several many
methods have been suggested for the classification of risks. Bhandari and Gayakwad (2014)
classified risks according to their sources into the following:

Technical risks: Improper and inadequate site Survey & investigation, Incomplete and faulty
design, Appropriateness of specifications and Uncertainty over the source and availability
of materials.

Logistical risks: Non availability of sufficient transportation facilities and Non availability
of construction equipment spare parts, fuel and labor.

Management related risks: Uncertain productivity of resources and Industrial relations
problems.

Environmental risks: Weather and seasonal Changes and Natural disasters

Financial risks: Availability and fluctuation in foreign exchange, Delays in Payment,
Inflation and Local taxes.

Socio-political risks: Customs and import restrictions and procedures, Difficulties in
disposing of plant and equipment and Insistence on use of local firms and agents.
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RESEARCH METHODOLOGY

This paper employs quantitative research approach. Thus, in other to achieve the objective of the
paper, structured questionnaire was designed and administered to relevant stakeholders in the
housing development sector of the Nigerian construction industry. Statistical Package for Social
Science Research (SPSS) version 20 was used for data analysis. Forty (40) questionnaires were
distributed among clients/developers, consultants, contractors, architects and engineers in the
construction industry within the Nigeria Federal Capital Territory (Abuja) to source their perception
on risks in housing projects and to ensure that the right risk which is the focus of this paper are
identified. A total of 20 responses were received from the total number of questionnaires distributed,
which represent 50% response rate.

RESULTS AND DISCUSSION
Financial Risk Associated with Housing Estate Projects

The results of analysis on table 1, shows the ranking of the financial risk associated with housing
estate projects. Inflation, excessive approval procedures in administrative government
departments/bureaucratic bottlenecks and inadequate programme scheduling ranked 1%, 2"and 3"
respectively. Price inflation of construction materials and delayed payments on contracts both ranked
4" financial failure of the contractor ranked 6™, incomplete approval and other documents and
incomplete or inaccurate cost estimate both ranked 7. Local taxes and fluctuation of interest rate
both ranked 9".While, exchange rate fluctuation, low market demand, Design variations, Improper
estimation, Commercial risk (law demand), Unsuitable construction program planning, unmanaged
cash flow, monopolizing of materials due to closure and other unexpected political conditions,
Technology risk (new method), Variations by the client, Physical risk factors like flooding,
Occurrence of dispute, Bankruptcy of project partner, Tight project schedule, Ecological damage,
Insurance risk, Liquidity risk, Political factor like instability, unrest/war, repatriation of
fundsranked11™, 11, 13™, 13" 15% 16", 16", 18", 18" 18" 18™, 18 231, 231 231 26 26,
26, 28Mrespectively.

The average mean score for financial risk associated with housing estate projects was calculated as
2.6. This implies that any variable with mean score below the calculated average mean score of 2.6
is eliminated from the Table .Therefore, the following variables fall within this category: unmanaged
cash flow, monopolizing of materials due to closure and other unexpected political conditions,
Technology risk (new method), Variations by the client, Physical risk factors like flooding,
Occurrence of dispute, Bankruptcy of project partner, Tight project schedule, Ecological damage,
Insurance risk, Liquidity risk, Political factor like instability, unrest/war, repatriation of funds,
Commercial risk (low demand) and Unsuitable construction program planning.
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Table 1: Financial Risk Associated with Housing Estate Projects

Variable Very Often Often Neutral Rarely Never Mean Rank

©) (4) ®) ) () Score
Inflation 40 16 24 - - 4.0 1
Delayed payments on contracts 20 24 12 8 2 3.3 4th
Financial failure of the contractor 20 24 6 12 2 3.2 6t
Unmanaged cash flow - 16 18 8 6 2.4 16"
Exchange rate fluctuation - 40 6 4 6 2.8 11t
Monopolizing of materials due to closure - 16 18 4 6 2.2 18t
and
other unexpected political conditions

- 32 6 12 2 2.9 gt
Local Taxes

- 8 6 4 10 1.0 28t
Repatriation of funds

10 32 6 - 8 2.8 11t
Low market demand

10 - 24 16 2 2.6 13t
Improper estimation

- 16 6 12 8 2.1 23
Bankruptcy of project partner

30 8 6 8 6 29 gt
Fluctuation of interest rate

- 8 6 8 8 1.9 26t
Insurance risk

- 16 - 12 10 1.9 26t
Liquidity risk

- 8 18 8 8 2.1 23
Tight project schedule

- 16 6 16 6 2.2 18t
Technology risk (new method)

10 8 24 4 6 2.6 13t
Design variations

- 16 12 4 10 2.1 23
Ecological damage

20 - 6 8 10 2.2 18t
Variations by the client

10 - 12 16 6 2.2 18t
Physical risk factors like flooding

- 16 18 8 6 24 16t
Unsuitable construction program planning

- - 12 20 6 1.9 26t
Political factor like instability, unrest/war

- 8 18 12 6 2.2 18t
Occurrence of dispute

10 - 30 4 6 2.5 15t
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Commercial risk (law demand) 30 4 24 - 4 3.3
Price inflation of construction materials 10 56 6 - 2 3.7

Excessive  approval  procedures in
administrative

20 8 24 8 2 3.1
government departments/bureaucratic
bottlenecks 10 16 30 4 2 3.1
Incomplete approval and other documents 20 32 6 8 2 3.4

Incomplete or inaccurate cost estimate

Inadequate program scheduling

4th

2nd

7th
7th

3rd

CONCLUSION

From the results of the analysis, it was concluded that inflation, excessive approval
procedure in administrative bottlenecks and inadequate programme scheduling were the
major financial risks associated with housing estate project development, while other factors
like tight project schedule, bankruptcy of project partner, ecological damage, insurance risk,
liquidity risk, political factors like instability, war/unrest and repatriation of fund are not
associated with housing estate project development. Thus it is recommended that housing
estate project approval procedures be rationalised to enhance housing delivery projects and
to eliminate construction risk.
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All construction projects are unique and the amount of effort invested into planning activities
will depend on the nature or the character of that project; as no two construction projects are
identical. This prompted an investigation to evaluate the factors affecting the efforts invested
into project planning activities at the pre-contract stage in Akwa Ibom state. The aim of the
study is to evaluate the factors affecting efforts invested in project planning amongst selected
consultants. A field survey involving 92 project consultants was adopted to achieve this
objective. Data was collected using structured questionnaires and analysed using mean and
relative importance index. It was discovered that the demands of the client, the clients budget
and the construction method to be adopted ranked highest amongst others as having more
impact on the measure of efforts invested in planning and indirectly on the performance of
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INTRODUCTION

Project planning efforts has become an issue of growing concern amongst professionals in
the construction industry, for two reasons: firstly, because project planning efforts is the
measure of how much resources are invested into construction planning activities at the pre-
contract stage (pre-contract planning). Secondly, how these efforts invested in planning
activities have impacted on the successes or failure of construction projects, (Faniran et al
1994a). Project planning activities in this study includes all actions/activities involved in the
preparation or production of plans or contract documents used in carrying out construction.
Hore et al (1997) opined that, every construction project is unique, though all projects
essentially involve the same basic resources. Frank and McCaffer (2001) also opined that
each project has its own characteristics and requirements and for each project to be
successful, the procurement process must address the technicalities of the project features
alongside the client and contractor’s needs. It can be said that all things being equal, the
measure of resources employed in every construction project is also unique. Previous
research have shown diverging opinions on how much effort should actually be invested in
project planning activities and how planning efforts should be organised to achieve success
in project objectives. ( Faniran, et al.1999).

Project planning is applied in varying degrees of details when procuring a construction
project, depending on the stage at which it is carried out in the process. The essence is that
adequate resources are available at the right time for each stage in the process. Patrick and
Geffner (2001) described resources invested in planning to be of two types namely:
renewable resources and consumable resources. Renewable resources are needed during the
execution of an action, but are not consumed in the process e.g. machines, computers.
Consumable resources on the other hand are consumed or used up in the process e.g. fuel
and time .To effectively plan projects, an investigation is required to forecast, manage,
direct, control, monitor the resources required (people, materials & equipment) and financial
requirements. However the challenges in spite of the progresses made in construction are
the effects of the projects characteristics (factors) on the measure of how much resources is
invested in pre-contract planning, previous research have shown that construction projects
failure to meet its objectives is as a result of too little planning efforts. This inability of
Construction project’s to meet its objectives regardless of the advances in information
technology is a growing concern. Concerns of overruns in project cost, delays, rework and
poor quality of work in construction can be tackled and the major task before stakeholders
is what factor weighs heavily on the amount of efforts invested in planning of construction
projects at the pre contract stage.

The aim of this study is to find ways of improving the performance of construction projects
by evaluating the factors affecting project planning efforts amongst selected consultants at
the pre contract stage. The most successful projects are characterised by having a well-
considered plan developed by an outstanding and committed team, and not just by the project
manager, project planner, or some independent consultants, (Muhamed, 2010).The resources
required to procure a construction project (materials, plants, capital and labour) and the
construction methods that are involved, require adequate planning for the achievement of
the project objectives..

Kharbanda and Pinto (1996) stated that, most, if not all major failures of projects can be
traced to inadequate and inaccurate planning and or blind adherence to originally formulated
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plans regardless of how the environment has changed in the interim. There are several cases
of failure in building and civil engineering projects, few are reported while many are not,
the challenge before all the stakeholders in the construction industry and researchers is what
is responsible for this problem and to provide ways of decreasing it. There are several tools
for ensuring the delivery of a project is successful. One and perhaps the most important tool
for achieving this is, planning. A wise adage says that’’ anyone who fails to plan only plans
to fail”’.

Poor project definition and planning are two major causes of project failures. Ashley et al,
(1987), maintained that, the identification of the strategic needs of project stakeholders is a
significant stage in the development process and further described the project definition
stage or initiation as the stage where the stakeholders’ needs, objectives and requirements
are clarified into the definition of a project, or projects.

Project Planning

The purpose of project planning is to define the exact parameters of a project and ensure that
all the pre-requisites for project execution and control are in place. Project planning aims to
identify and resolve any remaining issues and answer outstanding questions that may
undermine the goals of the project or threaten its success. It is an opportunity to plan and
prepare, as opposed to react and catch up. (IFRC & RCS, 2000).

Planning involves identifying project needs and opportunities, discussing and testing the
various possible courses of action, choosing the most appropriate one (or ones), agreeing on
what you can expect to achieve, calculating the human and material resources needed to
achieve your objectives, anticipating possible problems and getting agreement among all
concerned about clear targets and deadlines for the work in view. Good planning can
therefore increase the chances of success as well as decrease them. Good plans always allow
for flexibility to adapt to changing circumstances (Larry, 2003). Faniran et al. (2000)
described project planning as the systematic arrangement of project resources in the best
way so as to achieve project objectives. Idoro (2010b) opined that project planning is the
process of defining project objectives, determining the framework, methods, strategies,
tactics, targets and deadlines to achieve the objectives and the techniques of communicating
them to project stakeholders. The objective of planning according to Faniran et. al, (1998)
in construction projects is the completion of a prescribed amount of work within a fixed
time, at a previously estimated cost, and to specified standards of quality.

Dvir et al.(2003) identified three levels of project planning namely: the end-user level where
planning focuses mainly on the functional characteristics of the project end-product; the
technical level which focuses on the technical specifications of the project deliverables that
are needed to support the functional requirements and the project management level which
focuses on planning the activities and processes that need to be carried out to ensure that the
technical work proceed effectively. These three levels of planning can otherwise be regarded
as project conception planning, project design planning and contract planning.
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Project Lifecycle

Chitkara, (1998) opined that each project has a predetermined duration with a definite
beginning and identifiable end; the starting point is the time when the idea is conceived by
the client and the end marks the time when the mission is accomplished. The time span
between the start and the completion of a construction project represents the project
lifecycle. Although construction project differ in many regards, the lifespan of a construction
projects follow a similar pattern. After the conception there a gradual build up in the use of
project resources (construction), followed by a long duration plateau and towards the end, a
rapid run-down till completion.

They activities in a construction project are commonly categorized into five main stages
namely: opening or conception, design, tendering, construction and closing or handing-over
based on the parties (Puthamont and Charoenngam, 2004). These stages make up the project
life cycle (Duncan, 1996). From the perspective of planning, these five stages can be further
categorized into two phases namely: pre-contract and contract phases. Pre-contract phase
consists of the opening, design and tendering stages of project development while contract
phase involves the construction and the closing of project development (Oxley & Poskitt,
1971; Ward, 1979). Pre-contract planning therefore describes project plans prepared at
conception, design and tendering stages while contract planning refers to project plans
prepared at the construction and close-out stages of a project.

PRE - CONTRACT PLANNING
Project Conception Planning (Stage)

The conception stage is the first phase in the project life cycle otherwise known as the
inception stage or formulation stage, undertaken to meet the particular needs of a client. If a
client is well informed and clear about what he needs better, but in most cases what he thinks
he wants and what he really needs may actually be different. The success therefore, of any
project will depend on how precisely and accurately the client’s need is articulated and
understood, (IFRC & RCS, 2000). At this point, to accurately capture the client’s needs a
feasibility study and report is required. Chitkara, (1998) opined that the feasibility study
evaluates the project potentials by examining the technical feasibility, economic viability
and the financial implications, and an appraisal of the feasibility report enables the client to
decide on project concept, to outline the approach needed to tackle the project, to appoint
key persons like project or construction project manager to act as his representative,
nominate specialist associated agencies such as the architect, designer and consultants as per
requirement. The process of formulation of needs, collection of information, critical
examination of concepts and re-examination of needs, may have to be repeated several times
over before a project inception finally takes shape. Finally, the feasibility studies and its
appraisal leads to the definition of the following aspects relating to the project: scope of
work, project objectives, methodology of execution, preliminary time plan, resource
forecasts, cash flow pattern and sources of funding, potential risk involved.
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Project Design Planning (Stage)

This stage is the second phase in the project life cycle otherwise known as the definition
stage; this stage aims at processing the project preliminaries so as to enable the
commencement of the construction stage. Chitkara, (1998) identified that the composition
of the design team at this stage depends on the many factors such as the size and nature of
the project, project characteristics and the time and cost objectives. This team is led by a
project manager and consists of participants such as, architect, design engineers,
construction engineers, guantity surveyors, contract manager, and specialist consultants,
such as town planners, geologist. Frederick and Ricketts (2001) opined that after approval
of the design development documents, the architectural-engineering team, together with the
applicable specialty consultants, prepares construction documents, consisting of working
drawings and technical specifications for the project components. These include
architectural, structural, mechanical, electrical, hydraulic, and civil work, together with
general and supplementary conditions of the construction contract for use in preparing a final
detailed estimate of construction costs and for bidding purposes.

Project Tender (Stage)

This stage is the third phase in the project life cycle otherwise known as the tender or bidding
stage. Jack .R. & Simon B.(1976), Stated that when an offer is made by a contractor who
tenders to carry out a specified construction work in return for a money ( payment) and upon
the acceptance of that offer by the client promoting the project, a binding contract comes
into being. The number and nature of the contract documents will normally correspond with
those of the tender documents, and the number and nature of tender documents include: the
conditions of contract, bill of quantities, specifications, contract drawings, form of tender.

Pre Contract Planning Efforts

How much effort should actually be invested in planning activities and how should planning
efforts be organised to achieve success in the performance of construction projects is very
important. Faniran et al. (1999), examined the impacts of planning efforts on the probability
of achieving project success, and suggested that additional planning efforts beyond optimal
levels results in a high probability that the project will achieve its intended objectives.
Furthermore, it was also recognised that there is a high degree of uncertainty in construction
project environments, and that several other factors apart from construction planning
contribute to project success (or failure).Firdman (1991) Also proposed relationships that
demonstrate the value of investing the ‘‘correct’” amount of planning effort into a project.
This relationship indicates that too little planning effort results in implementation failures,
delays, and reworks. Therefore when the correct amount of planning effort is invested, the
project implementation time is optimised, and there is a higher probability that the project
will achieve its intended objectives.

Faniran et al ,(1999), demonstrated that, although too little planning is likely to result in poor
project performance, increasing the efforts invested in planning would increase the chances
of good performance, however excessive planning, beyond an optimal level increases the
probability of a deterioration in project cost performance. A linear relationship was seen to
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exist, with the probability of project success increasing (or decreasing) at a constant rate as
the planning input increases. A curvilinear relationship with the probability of project
success increasing (or decreasing), at a changing rate as the planning input increases was
discovered. Findings from research have indicated that construction project performance,
can be improved by increasing the amount of resources invested in construction planning
activities (Laufer et al 1990)

Different types of buildings, and indeed different types of construction projects, would
require different levels of planning input depending on the particular characteristics of the
project. The amount of time invested in construction planning was also evaluated on this
basis. Some of the factors identified by Faniran, et al. (1999),that affect planning efforts
were differences in project size, the cost of planning including personnel costs, training
costs, data processing costs, and administrative costs, and cost of employing planning
engineers.

RESEARCH METHODOLOGY

To achieve the research objective a descriptive approach was adopted for this study and a
questionnaire was developed and administered. Akwa Ibom state was the study area which
is situated in the southern part of Nigeria and is bounded by neighbouring states of Abia to
the north and Cross River to the east, Rivers state to the west and the Atlantic Ocean to the
south with a population of about 4 million (NPC, 2006). Three types of consultants were
selected and adopted as the study population working in both consulting and contracting
firms. A Pilot study was initially conducted to identify recently completed projects and the
consultant involved. Architects, quantity surveyors and civil/structural engineers formed the
sample of the study population. A total of 135 questionnaires were administered to the
consultants during the field work; 45 to each profession, and a total of 92 were returned.
Data collected was analysed using mean item score and ranking.

VARIABLES OF THE STUDY

16 variables were identified in this study from previous literature as factors affecting project
planning efforts; these are classified based on the time of its occurrence in the project life
cycle.
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Table 1: Factors Affecting Project Planning Efforts
Project conception planning (stage)
Type of Client organization
Type of project
Client demand
Client budget
Construction method
Complexity of the project
Location of the project

Project design planning (stage

Time invested in planning by client
Awareness of project consultants
Experience of the planning team

Local Availability of Construction materials
Planning and Approval authority

Project tender (stage)
Type of contractor
Type of Contract
Policy of Client

Source; Faniran et al 1999, author 2013
RESULTS AND DISCUSSION
The response of the consultants to the questionnaire administered is presented in Table 2

Table 2: Distributions Of Respondents.

Consultants No. Distributed Response level Percentage
Architect 45 31 68.9
Quantity surveyor 45 31 68.9
Civil/Structural Engineer. 45 30 66.7
Total 135 92 68.15

Source: Authors field work 2013

Table 2, shows that 45 questionnaires each were distributed to the 3 groups of consultants
selected for the study .1t further reveals that 31 questionnaires which represents 68.9 % were
returned by the architects and quantity surveyors; and 30 questionnaires which represents
66.7 % were returned by the civil/structural engineer. A total of one hundred and thirty five
research questions were distributed and ninety two were completed and returned
representing 68.15 % response rate.

The characteristics of the consultant in this study were analysed and presented in Table 3
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Table 3: Percentage Characteristics Of The Respondents.

Parameter Sub-parameter N %
Educational M.Sc 28 30.43
Background B.Sc 34 36.96
HND 24 26.09
OND 6 6.52
Working 1-5 48 52.17
Experience 6 - 10. 27 29.3
(inyears) 11-15 11 11.96
15 Above 6 6.57
Professional MNIA 8 8.7
Registration MNSE 7 7.6
MNIQS 12 13.04
MEMBERSHIP IN PROGRESS 65 70.65
Respondent (18 -28) 24 26.1
Age (29 -39) 50 54.35
(40 -50) 17 18.5
(51 — Above) 1 11
Respondent Male 74 80.43
Sex Female 18 19.6
Total 92 100
N=Number of respondents Source: Authors field work 2013

Table 3, shows that respondents with OND are 6.52%, those with HND are 26.09 % and
those with B.Sc. are 36.96% while respondents with M.Sc. are 30.43%. These results show
that majority of the respondents that are involved in planning are degree holders, The
analysis of the consultants shows that 52.17 % of respondents have 1-5 years construction
experience while 29.3% of the respondents have 6-10 years’ experience, 11.96% of
respondents have 11-15 years of experience while 6.57 % have 15 years’ experience and
above; These results indicate that the sample covers respondents with short and long
experience. The analysis of the professional qualifications of the respondents shows that
respondents who are registered architects are 8.7%, those that are registered engineers are
7.6 %, and those that are registered quantity surveyors are 13.04 % while those with
professional registrations in progress are 70.65%. These results indicate that a greater portion
of the personnel involved in planning are not fully registered .The analysis of the ages
indicates that 26.1% are between the ages of 18-28 years while those that are between the
ages of 29-39 years are 54.35%, 40 -50 years are 18.5% and 1.1 % are 51 and  Above.
Both male and female respondents were used in the study however; male respondents
constituted the majority with 80.43 % and female 19.6%, these results indicate that the male
respondents constituted the majority.
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Factors Affecting Project Planning Efforts

The objective of the study was to determine the relative importance of selected factors
affecting the level of planning efforts of consultants. For this objective, sixteen factors stated
above as the variables of the study discovered from previous studies were used. The
importance of the factors on project planning efforts were measured using five ranks as
described in the research methodology. Respondents were requested to indicate the rank that
represented their perception of the importance attached to each factor in the amount of effort
committed to project planning. Since each of the three consultants covered by the study is
responsible for preparing specific and distinct project plans, their perceptions of their
importance attached to the factors were analysed separately .The Mean Score (M.S.) of the
perception of importance of the factors by each consultant was analysed and ranked.

Table 4 presents the mean scores (M.S.) of the perception of the importance of factors that
affect project planning efforts by architects, engineers and quantity surveyors and their
ranks.

Table 4: Ranking assessment of the importance of the selected factors affecting the level of project
planning efforts
Arch. Arch.  Engr. Engr. Q.S. Q.S.

Factors Mean Rank Mean Rank Mean Rank
Experience of the planning team 3.94 1 3.23 14 3.06 16
Client budget 3.94 1 3.53 1 3.52 10
Construction method 3.90 3 347 9 352 10
Planning and Approval authority 3.90 3 3.63 1 3.26 13
Client demand 3.84 5 357 4 371 2
Type of project 3.77 6 3.33 11 3.26 13
Local Availability of Construction materials 3.71 7 3.53 5 3.52 10
Complexity of the project 3.68 8 3.47 9 3.58 6
Type of Contract 3.61 9 3.53 5 3.68

Type of Client organization 3.48 10 3.53 5 3.68

Type of contractor 3.48 10 353 5 3.16 15
Policy of Client 3.42 12 3.63 1 3.71 2
Location of the project 3.39 13 333 11 358 6
Time invested in planning by client 3.16 14 3.07 15 355 9
Awareness of project consultants 3.10 15 3.03 16 358 6
Level of I.T Use 3.06 16 330 13 394 1

Source: Authors field work 2013

From Table 4 the results shows that the experience of the planning team ( 3.94 ) and the
client budget ( 3.94 ) rank first amongst architects as factors affecting efforts invested in
planning, while the policy of the client ( 3.63 ), planning and approval Authority ( 3.63 ) as
well as the client budget ( 3.63 ) rank higher among engineers. The level of I.T. Use (3.94),
client demand (3.71) and client’s policy (3.71) ranked highest among the quantity surveyors.

From the bottom, The Level of I.T. Use (3.06), the awareness of the project consultants
(3.10) were ranked least by architects as affecting efforts invested in planning. Time invested
into planning by the client (3.07) and awareness of the projects consultants (3.03) ranked
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least among engineers as affecting efforts invested into project planning. Lastly the
experience of the planning team (3.06) and the type of contractor (3.16) rank least by
quantity surveyors as factors affecting project planning efforts.

Table 5 presents the mean scores (M.S.) of the perception of the importance of factors that
affect project planning efforts by consultants and their ranks.

Table 5: Ranking consultants assessment of the importance of the selected factors affecting the level of
project planning efforts

Consultants

Factors Mean Rank
Client demand 371 1
Client budget 366 2
Construction method 3.63 3
Type of Contract 361 4
Planning and Approval authority 3.60 5
Local Availability of Construction materials 359 6
Policy of Client 359 7
Complexity of the Project 358 8
Type of Client organization 357 9
Type of Project 345 10
Location of Project 3.43 11
Level of I.T Use 3.43 12
Experience of the Planning team 341 13
Type of contractor 3.39 14
Time invested in planning by client 3.26 15
Awareness of project consultants 324 16

Source: Authors field work 2013

From Table 5, the results shows that the demands of the client (3.71), the clients budget
(3.66) as well as the construction method (3.63) adopted ranks highest among all the
consultants as factors affecting the efforts invested into project planning; These results
implies that most clients play a major role in determining the amount of efforts invested in
planning. Followed by the type of contract (3.61), the planning and approval authorities
(3.60) where the project would be situated , the availability of materials locally ( 3.59), and
the policy of the client ( 3.59 ); These results indicates that consultants require extensive
knowledge of the local planning authorities as well construction materials to effectively and
efficiently prepare project plans .The experience of the planning team (3.41 ),type of
contractor (3.39), the time invested in planning by the client(3.26) and the awareness of the
project consultants(3.24 ) ranked least as factors affecting the efforts invested in project
planning; These results indicate that the type of contractor , the experience of the planning
team and the awareness of the consultants have less impact on the amount of efforts invested
in planning .
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CONCLUSION

In Conclusion, the study has shown that clients have greater influence on the efforts invested
in project planning activities at the pre-contract stage; this implies that project consultants
need to develop effective and efficient means of interacting with all stakeholders in the
procurement process through innovations to deliver. Supply chains should be put in place to
improve coordination amongst all actors to address incoherence in design and construction.
It is also recommended that clients consider planning as essential and give planners adequate
time to prepare project plans before proceeding to construction. It is also recommended that
consultants collaborate more frequently, build stronger partnerships and continuously update
themselves with the latest developments in ICT and that are widely accepted as a means of
dealing with other consultants and contractors to ensure effective communication as
planning does not stop until the project is completely constructed.
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The paper assesses the spontaneous provision of unplanned physical modifications within the overall
residential housing areas in south west, Nigeria and how this affects overall primary function of
housing quality in the zone. The study employed descriptive survey using observation schedule,
questionnaire and hypothesis testing. The study distributed 784 questionnaires among three (3) urban
centres and 557 questionnaires were returned representing 71%. The findings show that spontaneous
physical housing changes occurred in all the houses-types and the transformation is purposely for
economic pursuit. The paper suggests a transformation policy frame work to regulate the urban
housing transformation activities in south west Nigeria.

Keywords: Satisfactory, Spontaneous, Housing, Transformation, Policy.

elhussainimukaila@futminna.edu.ng

Abdulrahman et. al. (2016). ASSESSMENT OF SPONTANEOUS PHYSICAL HOUSING CHANGES IN URB
AN CENTRES OF SOUTH WEST NIGERIA Sustainable Built Environment and Climate change; The challenges o
f Post 2015 Development Agenda. School of Environmental Technology Conference, SETIC, 2016

147


mailto:elhussainimukaila@futminna.edu.ng

1.0 INTRODUCTION

Housing is a physical structure which provides shelter and comfort for human habitations
(Mohammed el al, 2012). The housing encompasses all ancillary services and community
supporting facilities which are necessary to human wellbeing. The housing environment has
the profound impact on the physical, culture, mental, health, economic and social wellbeing
as well as the productivity of the household (Olatubara, 2007). Housing represents a major
capital investment and reflects cultural, social and economic values of a milieu (Bello, 2003
& Olatubara, 2007). Desire to own a house has been observed by Ozon (1990) to constitute
one of the needs for savings and capital formation among the people. Housing is
environmental components that influence the health, efficiency, social behaviour,
satisfaction general wellbeing of the community (Onibokun, 1985). Empirically housing is
essential human physical life asset through which the society determines the social,
economic and cultural wellbeing of the household. The importance of housing brought about
the 1948 Universal Declaration on housing rights (Olatubara, 2007). The essential elements
of the declaration are the right to decent housing which include the access to housing of
adequate standard and elimination of homelessness. The UN general assembly also
emphasises the promotion of the right to adequate housing as one of the habitat Agenda 6
key commitments and strategies for shelter.

The housing quality is the standard and state of general satisfactory performance of the
facilities of the structure (Jones, 1979). Housing satisfaction is an evaluation of the quality
of the essential services rendered by the building (Wiesenfeld, 1995) and it is a subjective
assessment based on individual perception (Amerigo, 1997). Housing quality is a product of
residents’ perception, attitude and experience (Jiboye, 2014). Housing satisfaction is an
important criterion in descriptions of the quality of life of the inhabitants of a society and a
factor affecting residential mobility (Amerigo, 1997). When housing no longer guarantee
the satisfaction of the users several reasons could be responsible; one of such is far reaching
degree of physical housing transformation. (Sheuya, 2009) and due to population increase
(Morenikeji, 1991). Housing transformation has been defined as a situation where house-
owners embark upon far reaching degree of physical alterations in form of additions and
modifications of the original forms and patterns of the existing building (Alagbe, et al, 2014
& Sheuya, 2009). Housing transformation creates unrelated, undefined, complicated and
hybrid housing composition in urban centres (Tipple, 2000).Spontaneous physical housing
change is unplanned housing transformation initiated without any external influence. Due to
immigrants and the natural population growth the urban housing need is on the increase on
a daily basis. The spiral growth of population has affected many urban facilities, especially
in the housing sector. The urban housing is therefore vulnerable to uncontrollable
spontaneous physical changes. The urban housing transformation has been observed to be
an alternative means of providing the much needed urban accommodation (Tipple, 2000).
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The urban dwellers lifestyle keeps changing with advancement in science and technology
discoveries (Jiboye, 2014). This technological discovery through development of building
materials has great impact on the lifestyle and most importantly the urban housing
morphology. Housing is a product of culture of the people (Rapoport, 1969). The urban
environment is therefore vulnerable to technological discovery and physical housing change
reflects such changing urban environment.

The National Technical Working Group on Housing, (2009) report shows that Nigeria is
experiencing rapid urbanization with about 50 per cent of the population living in urban
areas. The housing deficit is estimated at 15-17 million housing units. This shows that there
is the need for the provision of between 600,000 and 900,000 housing units per annum for
the next 40 years. The deficit in housing supply creates pressure on the existing stocks
especially among the urban poor groups. In the past several government interventions in
addressing the housing deficit, especially as it affects the urban poor have been applied.
These include site and services scheme, half completed project scheme, direct government
intervention and in recent times public and private partnership (Olatubara, 2007). Apart from
the fact that most of the schemes are located in the urban areas which attracted more
immigrants to the urban centres in search of skill and unskilled labours, the success recorded
in most cases end up in the hands of few high income civil servants (Morenikeji, 1991 ).
Public housing sector is meant to complement the private sector urban housing and all these
combine efforts have not address the quantitative and qualitative housing needs of the urban
populace which is evident in the spontaneous changes on the existing houses.

However, some studies have been directed toward the public housing transformations in the
south west Nigeria (Aduwo, 2011 & Adegbehingbe, 2011). The finding shows that the major
reason for urban public housing transformation has been lack of satisfaction due to the
absence of inputs from the part of the end-users.  Studies by Peil (1991) and Ikejiofor,
(2006) show that Housing provided by the individuals in the urban centers’ are far and above
the quantities provided by the governments. It has also been established that Private sector
contributes over 80% of the existing housing stock in Nigeria (Olatubara, 2007). The private
sector housing has gain little attention especially in the area of physical transformation in
the south west Nigeria. The study aims at examining the reason for spontaneous physical
housing changes in the area despite the fact that the houses were conceived and built by their
respective owners. The house-types that are mostly affected by this change among the urban
housing of the south west Nigeria were also identified. The study achieved this by examined
the discrepancy between the original and transformed patterns of the housing structures in
the area and determine the reasons for the spontaneous physical housing change that
characterised the housing stock of the south west Nigeria. The study hypothesised that there
is no statistical significance between the spontaneous physical housing change and the
reason for such changes. The outcome of the study is expected to provide a policy framework
for carrying out spontaneous changes that will not impede on the satisfactory primary
function of the housing in south west, Nigeria.
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1.1 THEORETICAL APPROACH TO THE STUDY.

The theory considered for this study due to the complexity of the housing problem is
Sustainable Livelihood Framework (SLF). The sustainable Livelihood Framework, SLF
considers a livelihood to be sustainable when people are able to maintain and improve their
standard of living while reducing their vulnerability (Carney, 1998). In the SLF concept
urban dwellers are viewed to operate in a context of vulnerability utilising their housing
transformation to confront the threats of the urban changing environment.

Assets are the building blocks of a sustainable livelihood. By building assets, individuals
and households develop their capacity to cope with the challenges they encounter and to
meet their needs on a sustained basis. Figure 1 shows the relationship between the
descriptive (urban dwellers) and the study variables (spontaneous Physical housing change)
and the asset to be transformed for livelihood sustainability. The approach shows the level
of vulnerability perceived by the urban dwellers in terms of the influence of threats to their
livelihood due to challenges of changing environment and how changing their houses
spontaneously help in reducing the vulnerability.

Vulnerability context R Asset > Housing Transformation
(Urban Dwellers) (Residential Houses) (Spontaneous change)
Figure 1: sustainable livelihood framework " source: modified from Carney, 1998.

1.2 THE STUDY AREA

The study area is south west Nigeria. The region lies between Longitude 2° and 6° E and
latitudes 6° and 9° N. The region is inhabited traditionally by the Yoruba speaking group of
individuals that is made up of Oyo, Osun. Ondo, Ogun, Ekiti and Lagos States. The
population of the six Yoruba speaking states put together by the 2006 Population census was
27,511,992 million, representing 21% of the country's population. Yoruba language in the
region has many dialects (Bakare-Yusuf, 2011). The zone is classified according to the
dialects into three sub-zones, namely North West, Central and South East sub-zones (Aremo,
2009). Accordingly, three most populated urban centres which also serve as administrative
headquarters were selected from each of the sub-zones. Ibadan was selected to represent the
North West (NWY) sub-zone. The North West Yoruba consists of Oyo, part Osun and part
of Lagos. These are Oyo and Ibolo Yorubas (Johnson, 2001). The central Yoruba is made of
Igbomina, EKiti, ljesa, Ife, Akoko in the present day of Osun, Ondo and EKkiti States. The
South East Yoruba include part of Lagos and Ogun state (Fig 2.0). The morphology of
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Ibadan, Abeokuta and Akure exhibits the common features of typical Yoruba traditional
urban centres with three distinct spatial development patterns (Johnson, 2001); the core
centre with concentrations of flocks of residential units with the traditional market square
and Oba’s palace at the centre; the intermediate zone with fairly concentrations of residential
developments of both traditional and modern house-types. The outer part is the new and
open up areas with modern buildings in a relatively defined layout with more ease of
accessibility and concentrations of socio-economic structures capable of attracting economic
activities to the area. The selected urban centres for the study are the administrative
headquarters of their respective states and the most populated urban centres in each of the
sub-zone they represent. Besides, each of the selected urban centres has diversified house-
types and some apartment buildings. However most of the residential areas within the urban
centres are characterised by interwoven of residential, social, commercial and administrative
buildings.
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Figure2.0: The Three Yoruba Sub-Zones.  Source: Aremo, 2009

20 METHODOLOGY

A triangulation of data was employed using observation, sketches and used of structured
questionnaire to elicit information from the respondents in the study area. The sampling
technique was non probability sampling which allows similar cases to be replicated in large
study (Yin, 2009). The study took place in 2014. The projected population of the three
selected urban centres based on 2006 census for the study was 1,878,830. This represents
313,136 households using a minimum of 6 persons per household (NPC, 2006). Due to
constrained of non-availability of reliable data on housing population of south west, the
study arrived at the sample size of 784 houses using the Zeist formula in equation (1) and
population projection formula employed is represented in equation (2).
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Sample Size, nis given by:  ZZa X P (1-p)/d? covvcveieeeeeeee

Where n = Sample Size; Z2, - Critical Value = 1.96 ; P = Level of Significance (95%)

p = Estimated Rate expressed as decimal (50% = 0.5) i.e. 50% of the area covered.

d = Precision range expressed as decimal (+/-3.5 = 0.035)

Therefore Sample Size, n, = Z2 x P (1-p)/d?

=1.962 x 0.5(1-0.5)/ (0.035) ~2 =3.8416 x 0.25/0.001225 = 0.9604/0.001225 = 784 houses
Population Projection, Pj is given by = Census (1+1/100) M....c.ccccovvivrerrervennnenn

Where, r = growth rate = (3%); n, =year difference between census year & year under review (NPC,2006)

i.e. (2014-2006=8yr)

Isreal (1992) states that 400 Sample size at 95% significance level of confidence is adequate
for a social research where population of the study exceed 100,000. The sample size of 784
houses is therefore adequate for this study. Two local governments each were selected from
Ibadan, Abeokuta and Akure. The sample size was distributed according to the population
of the local government for proportional representations and to avoid dominance by the most
populated urban centre within the three selected urban centres. This is shown in table 1.0

Table 1.0: Distribution of Questionnaire in the sampled Areas of south west, Nigeria

Urban centre Local Govt Ho Size No. of Houses (%)
household size Covered

Ibadan Ibadan North 68,909 173 2222.06
Ibadan South East 59,756 150 1119.13

Abeokuta Abeokuta North 45,220 113 11114.41
Abeokuta South 56,214 140 2217.86

Akure Akure North 43,138 108 2213.78
Akure south 39,899 100 2212.76

Total 313,136 784 11100%

Source: Author Field work, 2014

A total of 557 questionnaires were retrieved representing 71% of 784 sampled
houses. The sampled houses show five typologies of houses in the area. These are traditional
compound houses, rooming (vernacular) houses, storey buildings, detached and semi-
detached house type the distribution of the house types is shown in table 2.
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Table 2: House Types in the Study Area

Building Typology Frequency % Respondents
Compound houses 17 3.0
Rooming Houses 284 51.0
Storey Building 129 23.2
Semi-Detached 96 17.2
Single Detached 31 5.6
Total Total 557 100

Author Field work, 2014

The study revealed that urban centre of south west Nigeria consisted of three distinct
residential zones comprising of the inner core area, the intermediate zone and the peripheral
zone as earlier established by Johnson (2001) and Jiboye, (2014). The study categorised the
inner core area as the unplanned zone while the intermediate and periphery are planned zone
of the urban centres investigated. The traditional compound houses is far diminishing in the
area as most of the structures are in serious dilapidated situation and in some cases the
compounds are inhabitable coupled with poor accessibility. A similar observation has been
made by Jiboye, (2014).

Architectural plan of the existing houses where available were used to establish the
spontaneous changes that exist in the selected houses. Sampled houses without building plan
where directly measured to establish the discrepancies identified. Five houses in each of the
house-types were directly selected and measured in each of the three urban centres covered
and a total of 75 houses were directly measured on the field by this study. The data were
analysed using descriptive statistics and Krustal Wallies H test was employed to test the
hypothesis of the study in order to explore the reason for carrying out spontaneous physical
housing changes by the house owners in the urban centres of south west.
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3.0 RESULTS AND FINDINGS.

Table 3 presents the data on the locations where spontaneous physical changes are
predominantly found on the sampled houses.

Table 3: Distributions of Spontaneous Physical Changes on the Buildings.

Location Outside Inside Outside & Inside Compound Total
Southwest ~ Unplanned area 80 113 102 54 349
Planned area 92 20 60 36 208
% of Modification 30.9% 16.2% 29.1% 23.8% 557(100%)
Author  Field
work, 2014

The finding shows that 30.9% of spontaneous physical changes identified were located
outside the buildings. This is closely followed by 29.1% of houses with spontaneous physical
changes located outside and inside the houses. The spontaneous changes inside and within
the compound of the houses survey were 16.2% and 23.8% respectively. The result shows
that spontaneous changes cut across the house-types and spontaneous physical changes
within the existing houses are not major physical housing changes in the study area. Alagbe
et al, (2014) earlier observed that housing transformation cut across house typologies. The
16.2% recorded for inside houses modifications where due to mass urban renewal projects
that characterised the study area as at the period of collecting the data. The houses affected
where undergoing renovations and conversions. This suggests that probably spontaneous
changes on the houses are not purposely for improving the houses. Houses located in planned
and the unplanned zones also show high degree of spontaneous physical changes. It can be
understood also that spontaneous housing changes also cut across planned and unplanned
neighbourhoods of the urban centres of the study.

3.1 Assessment of Reasons for Carrying out Spontaneous Physical

Change on the Houses.

Table 4.0 presents responses from the fieldwork. The four attributes why house-owners in
the study area embark on spontaneous physical changes on the houses include comfort,
revenue, provision for home based enterprises and security. These attributes were adopted
with modification from previous studies of Alagbe et al (2014) and Adegbehingbe (2011).
A five point scale rating from 1 to 5 was used. The scale varied from “very unimportant” to
“very important”. As revealed in table 3.0, 50.0% of the respondents spontaneously changed
their houses for economic reason. While 28.7% spontaneously transformed for security
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reason and 16.0% carried out spontaneous change to improve the comfort of the house.
Spontaneous physical housing change as revealed by the findings is purposely for economic
benefits and is not conceived for lack of satisfaction among the residential areas. This
corroborates the earlier findings of Adegbehingbe, (2011) and Mai (2006) that housing
transformation were purely for generating additional revenue by the house owners.

Table 4: Benefits derived from Spontaneous Physical Changes on the houses surveyed.

Benefits of Physical Changes (Southwest)
Trad.compd Rooming House ‘Storey Semi-Detached Single Detached Total

%Respondent

Comfort 19 32 38 0 89 16.0
More revenue 6 93 12 12 6 129 23.2
provision of shops 70 53 35 3 155 27.8
Security 11 88 25 11 19 160 28.7
All of the Above 14 7 0 3 24 4.3
Total  Total 17 284 129 96 31
557 100.0

The finding suggests that the study area lack most of the socio-economic services for which
the transformations are being used for. The table 3.0 also shows that rooming houses are the
predominant house type in south west Nigeria. The table shows that 284, 129 and 96 of the
houses were rooming, storey and semi-detached houses respectively. The finding also shows
that traditional compound house type is gradually becoming obsolete and rooming houses is
still popular due to mass urban transformation which the study area is also undergoing. This
finding support the earlier findings of Jiboye, et al (2005) and Adegbehingbe (2011) that due
to globalisation brought about by information technology the heterogeneous composition of
urban centres is gradually affecting the lifestyle of the urbanites and by extension their
houses. The need to evolve a more pro-active measure toward a policy that regulate activities
of spontaneous physical housing changes in the residential areas of Nigeria urban centres is
necessary. This requires participatory efforts by all the house-owners and professionals in
the building industry including the environmentalist in areas of policy guidelines toward
housing transformations within the residential neighbourhoods of the urban centres. This is
because centralisation of much needed socio-economic facilities cannot be effective as the
urban centres keep expanding with time.
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3.2  Relationship between House-Owner and Reason for Spontaneous

Physical Housing changes

Table 5 presents the data for testing the hypothesis of the study which is to verify the level
of significance between house-owner reasons for carrying out spontaneous physical change.
Krustal Wallies H statistical test was employed for this non-parametric data.

Table 5: Hypothesis Data

Spontaneous physical change characteristics Users’ characteristics.
1). House location spontaneous physical housing change
2). No. of people in the house Benefits derived from the physical change

3). Respondent status

The table 5.0 shows the independent variables; house location and Number of people
in the house and respondent status. The dependent variables are; location of the spontaneous
change on the building and the benefit derived from the transformation. Table 6 present the
results of the hypothesis test.

Table 6: Result of the Hypothesis Test

Users  characteristics /Spontaneous Physical

Housing changes Chi-square P-value Significant.

House Location /Spontaneous Physical changes 40.630 0.000 Significant.*

House Location /Benefit of change 3.922 0.048 Not
Significant.

No. of people /Spontaneous Physical changes 36.556 0.000 Significant*
No. of people /Benefit of change 83.826 0.000
Significant*

Respondent status / Spontaneous Physical changes 17.840 0.000 Significant*

Respondent status /Benefit of change 9.170 0.002 Significant

*significant at p< 0.001

Table 6 presents the result of the hypothesis test between the independent and dependent
variables tested. Except the relationship between house location and the benefits derived by
the house-owners which is not significant all other variables are statically significance at p
< 0.001. The study hypothesis that there is no statistical significance between the
spontaneous physical housing change and the reason for such changes is then rejected. The
result shows that the users’ characteristics influence the spontaneous physical housing

156



changes in the study area. This corroborates Tipple (2012) that identified the benefits of
housing transformation as (i) means of providing alternative accommodation for the urban
dwellers; (ii) it increases housing space for low-income earners and (iii) make productive
use of poorly maintained public space. The result findings also corroborates a similar
assertion by Kalabamu and Bolaane, (2014) that Transforming structures and processes
influence livelihood strategies that may be adopted by individuals, households, and
communities in order to achieve envisaged livelihood outcomes. Therefore there is
significance relationship between the reason why the urban dwellers transformed their
houses and the transformation activities. The finding also shows that spontaneous physical
housing changes among the urban residential neighbourhood are not because the users are
not satisfy with their housing but transformations are purposely for economic benefits. The
urban dwellers thereby use the proceeds from the transformed structure to confront the urban
threat as it unfolds from time to time in the changing urban environment in order to improve
and sustain their means of livelihood.

4.0 CONCLUSION.,

The study assessed the significance of spontaneous physical housing changes on the urban
dwellers of south west Nigeria. The main objectives were to examine the house-types that
are mostly affected by this practice among the house-types in the urban centres of south west
Nigeria. The study also established the relationship between the users and the spontaneously
generated spaces. The study revealed that the rooming house-types predominate over the
detached and semi-detached house-types. The traditional compound is the list house-type
among the transformed houses. This further confirmed Jiboye, (2014) who also observed
that traditional compound house-type has given way and the rooming house-type is more
accepted in the area.

Besides, most of these traditional compound house-type are not fit for habitation as came
across by the study in conduct of the fieldwork survey. The core parts of the urban centres
studied have poor accessibility and other necessary infrastructures are conspicuously absent
in most of these compound houses. Considering the house-types that are mostly affected by
spontaneous physical change in the study area, the study revealed that rooming house-type
is the most transformed house-type in south west Nigeria. Besides, the study revealed that
housing transformation affects (i) all house-types (ii) spontaneous physical change can be
located within the main building and around any available open space of the house. The
quest for livelihood sustainability significantly influence spontaneous physical housing
changes in south west Nigeria as revealed by the study
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Besides, finding revealed that spontaneous physical housing change has consumed most of
the urban public and parking spaces thereby making it difficult to have soft landscaping
elements within the built environment and the transformed spaces have significantly reduced
the domestic space around the houses and this is affecting the overall primary function of
the housings for providing comfort to the occupants of the living area within the houses as
ventilation and lighting of the living areas are seriously affected by the transformations
activity. This is evident in the preponderance of spontaneous physical changes located
outside the buildings as revealed by the study.

In view of these findings, it is recommended that policy guidelines for urban residential
housing transformation should be provided for the house-owners and all the stakeholders in
the building industry. There is no any policy framework for housing transformation in the
south west Nigeria; the study suggests that a policy framework with specifications and
details of the nature and extent of the modifications that is allowed. Such a framework will
defined and monitor transformational activities in the study area, coordinate and reorder the
built environment. The Public open and parking spaces within the residential areas of the
urban neighbourhoods should be preserved for soft landscaping of these open spaces. The
spontaneous physical housing changes should not be allowed to impede the primary function
of the houses in the urban built environment.
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ROUTE RE-ALIGNMENT SURVEY FOR COST EFFECTIVE
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Before the construction of Suleja dam in 1993, people and goods were conveyed / transported
freely through the old road because the small river separating the adjoining communities (lja,
sabo bwari, ija kuchiko and ija koro) had a small bridge that accommodated vehicular and
other means of transportation. However, because of the construction of the dam, the
communities once connected are now separated in their economic and social interaction. In
view of this; this research was carried out with the aim of realigning the old road to
accommodate a shorter and cost effective bridge over the dam. Differential Global
Positioning System (DGPS) receivers were used to set-out the new alignment while an
Automatic level was used to transfer height from the Benchmark to the lake. Eco Map 50s
was used to carry out the strip sounding over the proposed bridge route to determine the
water depth. A total length of 2.919km was obtained from the proposed realignment as
against a distance of 3.038km of the old alignment. As a result, a proposed bridge length of
about 514m was achieved as against the 740m of the old alignment. AutoCAD 2010 and
Carlson were used to plot the alignment, as well as the longitudinal profile and length
calculation. In addition Layer stacking of the existing alignment and new alignment of the
area on satellite imagery of the site was also carried-out in order to depict the differences
between the existing road and the proposed realignment.

Keywords: Communities, Bridge, Route Realignment , Transportation
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INTRODUCTION

Surveying is a complete system which involves data capture and storage on site either by
direct or indirect means using instruments and techniques that are appropriate for executing
the task at hand. There are several branches of surveying such as; Hydrographic Surveying,
Engineering Surveying, Military Surveying, Geological Surveying etc. but this research
combines Hydrographic and Route survey in order to have a design of a bridge. Route
surveying is the measurement made which involves horizontal profile (along center line) and
cross sections. This line contains both distance and bearing of the route. On the other hand,
Hydrographic surveys are those made on a body of water such as bay, dam, harbor, lake or
river. Hydrographic surveys are made for the purposes of determining channel depths for
navigation, quantities of bottom excavation, location of rocks, sand bars, navigation aids,
measurement of area subject to scour or silting, for offshore structure sitting and bridge
construction amidst others (Raymond et al, 1981). Therefore Bathymetric surveying is the
process of measuring the depth of water to obtain the topography of the bottom. All over the
world roadways have had to be re-aligned for various reasons, ranging from traffic safety
issues, major public infrastructural development, economic and cost considerations, growing
population and city or metropolis growth, buffer from risk or potentially dangerous areas.
Of all these factors mentioned above, man’s aim still remains to effectively convey goods,
services and people from one place safely to another.

Rutland (2006), presented a detail report on his research which executed a route re-alignment
between Cornish road and portions of Rutland road, old VVernon road. A newly constructed
three-lane arterial roadway was used to tie an existing three-lane road between old Vernon
and Rains road. However the Right of Way (ROW) was constructed to permit a four-lane
roadway in case of future traffic. The existing Rutland road became a cul-de-sac south of
old Vernon road. This provided further traffic allowance at the vicinity of highway Vernon
road by removing closely spaced intersections. DGPS was used for carrying out the
realignment survey.

However, whatever the need be for re-alignment, administrative considerations must be
made. Feasibility study of such an area is carried-out in other to determine whether a road
can be situated in such areas or not. Preliminary investigation such as subsoil investigation,
vegetation and terrain, need for culvert and bridges are all carried-out. Maps and topographic
relief charts of such areas are used for office reconnaissance to effectively determine where
the alignment should pass through.

Transportation in every society is of major importance, as there is a need for movement of
goods, services and people from one destination to another. Roads are one of major means
by which such can be done. Roads have been constructed over time and can be traced to the
creation of man, as man saw a necessity to travel from one point to another and in doing this
he has come across obstacles such as water bodies, valleys etc. Man has over the years
constructed bridges over such obstacles. In this light the communities of lja, Tofa, which are
separated by a dam; and because of the frequency of transportation and movement of goods
by boats and ferries, need the construction of a bridge over this dam for more effective
transportation. Route re-alignment is necessary for the construction of a new bridge over
Suleja dam to connect the communities of lja and Tofa, and also serving Kaduna, Bwari,
etc. A map would be produced showing the profile of the road, to aid in proper design and
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planning of the road and bridge, as well as to show a suitable route that would save the cost
of a bridge construction.

Bridges are part of road construction because the topographic of the earth is undulated, large
water bodies sometimes separate towns and hence the need for a bridge to connect the towns.

However a bridge must be built when factors such as frequency of usage, volume of
transported materials or goods, size of town’s apart and economic as well as social factors
are taken in to consideration. All over the world, bridges have been constructed but however
routes with less cost implications have been used. It is necessary in every construction
exercise to follow routes with the most minimal cost implication on the government.
Therefore the proposed realignment for the construction of a bridge over Suleja dam will not
only reduce the length of the bridge, but would also cut cost; most importantly for the Federal
Government and also help connect communities such as lja, Tofa, Bwari, the FCT as well
as link the ongoing road project passing through Bwari into Kafanchan, and also link Plateau
State.

Route Realignment Using GIS

Planning a new road or highway can be expensive and time consuming process. There are
numerous environmental issues that need to be addressed. The problem is exacerbated where
the alignment is influenced by the location of services, existing roads and buildings, and the
financial, social and political costs of land resumption.

GIS, a powerful tool for the compilation, management and display data associated with
geographic space, is used for the preparation of digital maps and analysis purposes. The
conventional manual methods were difficult, time consuming and expensive. (Subramani e
tal, 2012). The purpose of this study was to develop a tool to locate a suitable less route
between two points. The GIS approach using ground parameters and spatial analysis
provided to achieve this goal. Raster based map analysis provide a wealth of capabilities for
incorporating terrain information surrounding linear infrastructure .Costs resulting from
terrain, geomorphology, land use, drainage and elevation resulting the shortest routes for the
study area. The existing road path was 90 km long from Erode to Palani (via Kangeyam,
Dharapuram). Results indicate that the route which was designed applying GIS method is
more environmentally effective and cheaper. This proposed shortest route provides traffic
free, pollution free, risk free, operating for movement of vehicle passing from Erode to
Palani. Time and consumption of fuel will also be reduced considerably. (Subramani &
Kumar, 2012)

Study Area

Suleja dam is located between two communities in Tafa Local Government Area of Niger
State. Latitude 09°14° 37’ and Longitude 07°17°15>’. The Suleja dam over which the
proposed bridge is to pass across was built in 1994, by the then Head of State Ibrahim
Badamose Babangida as a Federal Government intervention program in Niger state, to help
check water scarcity and shortage of clean and portable water for general consumption. The
dam holds 36x10° cubic meters of water according to its initial design over an area of about
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460 Hectares. Suleja dam is located in an area full of rocks of varying types, ranging from
igneous, metamorphic and also sedimentary rocks. The dam is a zoned Earth filled water
reservoir, constructed by dredging the sloppy side of the mountains. The area also has a good
relief and a beautiful landscape towards its banks that support agriculture and grazing of
cattle. However the hilly side of the dam is characterized by gully erosion, as water and other
materials moving with high velocity during rainfall from the mountains, easily erode the
Earth. This has made foot paths in the area difficult to navigate by motorist and motorcyclist.

Climatic Conditions of the Area

Available geographic information indicates that the quantity of rainfall in the study area
ranges from 50.2mm to 260.5mm during the month March to May when peak rainfall is
recorded. The month of November to March and April are the hottest month of the year with
temperatures ranging from 33° to 39% in April. The lowest temperature of 19° occurs in the
month of December, while relative low temperature of 27°% to 32°% occurs during others
months of the year. It is during these months of relatively low temperatures that evaporation
values of 66 to 112 are recorded. The highest evaporation values of 220 to 245ml are
recorded during December to April due to the high temperatures and low, rainfall prevailing
during this period. It was further observed that the highest value of relative humidity (67%
- 72%,) occurs between June and August while the lowest valves (14% to 22%) occur
between December and march.

Materials and Method

This research employs the use of Differential Global Positioning System (Pro mark 3, Dual
Frequency) receivers, Eco Sounder, handheld GPS, 100m steel tape, leveling instrument, a
boat and all its accessories, Microsoft excel, and AutoCAD software packages. The method
involves collecting 3 dimensional coordinates (X, Y, and Z) of observed selected points
using direct field survey with the aid of DGPS receivers and its accessories. The DGPS base
were set up on a control point (FCT 222p) and all necessary instrument set up and testing
was carried out to ascertained the accuracy of the instrument (instrument calibration) i.e. bar
check, after setting up. To densify the controls, the instrument was set up on static method
of observation (for control extension). The occupation time spent on one control point to
establish it was one hour fifteen minutes (1hr: 15m) and for the route alignment (edges and
center line), the instrument was set on stop and go method of observation where 15-20
seconds was spent on each point at a chainage of 25 meters and the center line was six meters
apart. Echo sounder was used to determine the depths at 10 seconds interval. Level
instrument was used to reduce the water level for the day observation. GNSS Solution
software was used to process the data and AutoCAD Land Dev. was used to process the data
in order to produce profile map of the route realignment.
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Fig 1: Flow Chart of Methodology

Data Acquisition

DGPS and its Field Survey Echo Sounding
Accessories

Microsoft Excel Data processing GNSS  Solution

Data Integration

Plotting using
AutoCAD
The following were done in order to achieve the research goal,

i.  Determination of distances, area and angles
M- Establls_hmgnt of refer_ence 5 Profile Composite Map of
iii.  Determination of profile on . .

to provide data for cuts and 1 the Area with Different
iv.  Utility placements, as well as laying of structures, culverts and bridges
v.  Depth determination of dam to enable bridge construction and support system.

ertical controls.
1 is to pass(centerlines)

Discussion of Results and Findings

Controls are established / reestablished in survey job in order to orient the job at hand or
subsequent one where the existing controls have been destroyed or damaged and in some
cases where they are far from the intending area of survey. The controls established in the
course of this research were four with beacon numbers 1J02 to 1J05. The distance covered
from 1J02 to 1J03 was 486.317m, 1J03 to 1J04 was 1092.33m and from 1J04 to 1JO5 was
410.811m respectively.
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Table 1.0:

Second order controls established along the route

Pillar

Number Eastings(m) | Northings(m) | Height(m)
1J05 306321.332 | 1021951.87 478.931
1J04 306728.924 | 1022003.193 | 469.016
1J03 307670.258 | 1022557.339 | 473.392
1J02 308149.184 | 1022641.804 | 479.74

Table 2.0 shows the route realignment observed data. The Easting’s, Northings and Heights
in black, are the observed points on ground while the ones in blue are the points observed
on the water body (reduced depth). The lowest point in the lake (through the profile) was
444.293m, the heights point on the profile map is 487.594m, total length of the realigned
road was 2.919km while the total length of the old road is 3.038km. The length covered
during strip sounding (profile sounding) was 493.03m and the length of proposed new bridge
was 514.063m plus excess on land. The length of proposed old bridge was 731.430m plus
excess on land and the difference in length between the proposed new bridge and the old one
was 217.370m plus excess on land

Table 2.0: Coordinates from route survey and strip bathymetry survey in blue

s/no Eastings(m) ;\lorthings(m Height(m) | s/no ;Eastings(m ;\Iorthings(m ;—Ieight(m
1 308380.515 | 1022614.574 | 478.599 42 307411.7 1022348 464.85
2 308354.369 | 1022609.471 | 478.946 43 307392.1 1022331 465.295
3 308331.551 | 1022607.126 | 479.049 44 307373.4 1022315 463.868
4 308305.266 | 1022603.031 | 479.343 45 307354.1 1022299 463.162
5 308279.898 | 1022598.513 | 479.675 46 307330.5 1022288 463.262
6 308257.017 | 1022594.985 | 479.847 47 307311 1022280 458.793
7 308231.526 | 1022591.343 | 480.264 48 307292 1022273 459.393
8 308205.806 | 1022588.828 | 480.459 49 307274 1022260 458.893
9 308180.348 | 1022584.864 | 480.56 50 307236 1022253 458.493
10 308155.798 | 1022580.698 | 480.532 51 307217 1022246 457.893
11 308131.726 | 1022574.627 | 480.476 52 307198 1022239 456.893
12 308107.458 | 1022571.614 | 480.472 53 307180 1022232 455.693
13 308082.512 | 1022566.311 | 480.675 54 307161 1022219 453.693
14 308056.352 | 1022562.659 | 480.69 55 307142 1022219 452.793
15 308032.994 | 1022558.051 | 480.54 56 307123 1022212 452.093
16 308008.786 | 1022554.915 | 480.405 57 307104 1022205 446.493
17 307983.028 | 1022552.764 | 480.285 58 307086 1022198 444.293
18 307958.423 | 1022547.219 | 479.998 59 307067 1022191 449.163
19 307935.36 1022544.804 | 479.726 60 307048 1022184 452.893
20 307907.783 | 1022540.129 | 479.038 61 307029 1022178 453.693
21 307883.725 | 1022535.291 | 478.748 62 307010 1022171 454,093
22 307858.551 | 1022531.734 | 478.26 63 306992 1022164 455.893
23 307836.248 | 1022527.27 | 477.765 64 306973 1022157 458.493
24 307811.713 | 1022524.903 | 476.836 65 306916 1022137 459.293
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25 307785.475 | 1022520.252 | 476.098 66 306898 1022130 459.793
26 307763.236 | 1022517.25 | 475.418 67 306879 1022123 460.193
27 307737.011 | 1022513.2 474,741 68 306871.9 1022121 464.242
28 307711.85 1022511.647 | 473.639 69 306850.6 1022111 465.03
29 307687.469 | 1022508.42 | 473.111 70 306829.4 1022097 465.737
30 307661.313 | 1022505.249 | 472.106 71 306807.8 1022085 466.433
31 307637.009 | 1022500.799 | 471.448 72 306786.7 1022072 466.965
32 307611.718 | 1022496.06 | 470.563 73 306766.5 1022058 468.01
33 307591.054 | 1022483.655 | 469.89 74 306743.1 1022046 468.855
34 307568.669 | 1022470.955 | 469.134 75 306721 1022034 469.711
35 307546.051 | 1022460.43 | 468.228 76 306699.9 1022021 470.102
36 307526.376 | 1022445.447 | 467.598 77 306677.4 1022008 470.687
37 307508.625 | 1022428.108 | 467.223 78 306658 1021998 470.789
38 307488.652 | 1022413.297 | 467.376 79 306635.5 1021986 470.789
39 307468.379 | 1022396.761 | 466.386 80 306612.6 1021973 469.183
40 307448.796 | 1022381.46 | 466.052 81 306587.5 1021969 465.824
41 307430.011 | 1022364.515 | 465.37 82 306563 1021964 470.237
s/no Eastings(m) | Northings(m) | Height(m) [ s/no | Eastings(m) | Northings(m) | Height(m)
83 306537.383 | 1021960.017 | 473.073 103 | 306048 1021874 482.995
84 306513.828 | 1021953.981 | 474.203 104 | 306023.5 1021870 483.317
85 306490.418 | 1021948.601 | 474.617 105 [ 305998.6 1021866 484.103
86 306465.074 | 1021945.406 | 475.656 106 [ 305971.9 1021862 485.284
87 306440.015 | 1021940.602 | 476.509 107 | 305948.8 1021858 484.392
88 306414.886 | 1021936.037 | 477.19 108 | 305924 1021854 484.1
89 306391.839 | 1021930.614 | 478.093 109 | 305899 1021851 483.921
90 306366.376 | 1021926.755 | 478.904 110 [ 305875.5 1021846 483.865
91 306342.551 | 1021920.75 479.368 111 [ 305851.3 1021843 484.404
92 306317.768 | 1021914.978 | 477.689 112 | 305826 1021841 485.151
93 306291.666 | 1021910.642 | 478.467 113 | 305800.3 1021836 485.042
94 306271.516 | 1021905.596 | 477.183 114 | 305776.8 1021830 485.222
95 306246.375 | 1021903.747 | 479.509 115 | 305752.1 1021827 485.371
96 306216.372 | 1021896.944 | 480.081 116 | 305727.5 1021824 485.83
97 306196.334 | 1021898.636 | 480.238 117 | 305703 1021819 485.707
98 306170.289 | 1021893.551 | 480.718 118 [ 305676.7 1021815 486.307
99 306146.148 | 1021886.502 | 484.206 119 [ 305651.8 1021811 486.665
100 306121.048 | 1021882.753 | 484.001 120 | 305625.8 1021816 487.594
101 306096.309 | 1021879.087 | 482.192 102 | 306072 1021877 482.555
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Fig.2 A profile view of the realigned road.
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Fig 3: Profile along the Dam.
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Figh.: A plane view of the realigned road in white.

In Fig.5, the road in red shows the existing road that needs a bridge to be constructed over
to link lja, Bwari and the entire FCT, to KOFA, Sabon Wuse and Kaduna road. According
to the old road design, it was observed that a bridge of about 750m or more will be required
to be constructed over the dam to link the above communities. However, with the new
realignment carried out, a bridge of only about 500m or more but not exceeding 525m will
be required to connect the above communities. This will further save cost as the new
alignment provides a shorter and less expensive route. Furthermore, the new alignment has
been designed to allow free flow of traffic and to accommodate vehicular design speed, due
to the fact that the new alignment is to be constructed in the out_skirt of the communities
highlighted in order not to disturb activity going on in the settlement and also to reduce the
cost of compensations. Since houses are being constructed close to the roadway recently.
The route is an economically important road to the communities, as it helps in the
transportation of goods and services, such as farm produce. Finally the major benefit of this
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project to the Federal Government of Nigeria is the reduction of cost of construction; because
since the old road is about 750m and above, it will cost the government more to construct
the bridge. It was also discovered that the new alignment of the road will cost the government
less than the initial cost of constructing the bridge, and the aim of the project would have
been meant.

CONCLUSION AND RECOMMENDATION

In conclusion, it is safe to say that using the new alignment a significant length would be
reduced thereby saving cost of bridge construction. The Governments of Niger state and the
Federal Capital Territory should come together and join forces to make sure that this project
is realized because of the economic and social benefits the project has to offer to both states.
Because of the good nature of the environment, a Survey resort should be constructed there
to aid the development and practice of surveying in the country. This message is targeted at
NIS, NGOs and investors.
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BUILDING A MODERN LAND ADMINISTRATION SYSTEM

IN NIGERIA
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Land administration is a significant framework for the management of any nation’s pool of
resources and has remained one of the most chatted discourses among urban issues in many
developing countries. This paper examines the issues in land administration in Nigeria and
other developing countries, looking at the various administrative and legal frameworks in
place for an efficient land delivery system. The land administration system in Nigeria is
plaque by challenges spanning from policy, institutional and legal frameworks to technical
and operational issues which have direct impact on implementation. These challenges
emanated from some of the import ideologies that adjustments could not be made upon. The
study recommends the reform of policies and the creation of a local integrated land
administration system model (LAS) that will accommodate our country peculiarities. Also
the development and sustenance of an ICT based professionals and infrastructure that will
enhance efficiency in the land information system.

Keywords: Land Administration, Institutional Framework, efficiency, Policy,
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1.0 INTRODUCTION

Land remains critical to any significant development of man and his society. The continued existence
of man and his growth depend on the availability of land for the much needed development. This
important resource of the earth which cannot be reproduced, destroyed nor depleted can however be
mismanaged and once this done, the economy of such urban areas maybe distorted and will also
impact on the socio-political fabric of the state. The consequences of which will be detriment of man.

It has been discovered that land accounts for between half and three-quarters of national wealth and
a focused attention on land utilization have been an important step in achieving economic
development and social stability in many countries around the world (Ukaejiofo, 2009). Ukaejiofo
(2009) further added that the level of economic and social development of any society or nation is
substantially tied to the level of rights exercisable by the citizens over their land resources. This is
because land is considered as the ultimate resources for socio-economic development and the
effective management of this resource is of utmost important to that nation for its development
(United Nations Economic Commission for Africa UN-ECA, 2003).

Land administration is the tool for implementing a nation’s land policy and is seen by United Nations
Economic Commission for Europe, UN-ECE (1996) as the processes of recording and disseminating
information about the ownership, value and use of land and its associated resources (United Nations
Economic Commission for Europe UN-ECE, 1996). The processes of Land administration consist of
land registration, cadastral surveying and mapping, fiscal, legal and multi-purpose cadastres and land
information systems (Steudler, Rajabitfard and Williamson, 2003). Burns et al (2007) pointed out
that various projects to improve land administration systems have been carried out by developing
countries around the world over the past half century primarily to provide formal recognition of rights
in land and to facilitate the trading of these rights. Typical project objectives include one or more of
the followings: reforming and strengthening policy, legal and institutional frameworks; introducing
formal land-titling systems or other forms of secure tenure; improving registration practices;
upgrading survey and record keeping technologies; capacity building — all in an attempt to develop
more efficient and effective land administration services (Burns et al, 2007).

In most developing, urban land administration system is usually dual in nature resulting to a plural
characteristic. This has given rise to the concept of legal pluralism where the formal land
administration laws exists side-by-side with normative rules. The understanding here is that, the
formal land administration laws are perceived as alien and not in tandem with the customary norms
and practices. This scenario has made the successful implementation of most urban land policies very
challenging without adjustment to them (Kuma, 2013). According to Burns et al, (2007), over the
last few decades, most developing countries commenced agitations for new urban land policies and
in some cases some countries have successfully adopted new and reformed land laws. Though some
still lack administrative machineries to for the proper implementation, also looking at the
environmental limitations and funding which have remain standout problems hence, limited results
have been recorded so far.
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Atilola (2010) mentioned that the main objective of the modern land administration system will be
to create an open market economy in which land is transformed into an economic commaodity. This
implying brings in economic concept and approach into land administration system rather than the
general conventional approach which is becoming popular. The UN-ECA (2003) described these
conventional approaches as operating majorly on deeds and title registrations and also declared that,
no developing country has a land tenure system which satisfies fully any of its objectives or
objectives worthy of a modern land administration system rather most of them have what is termed
“Urban Cadastre” for the economically stronger households in the society.

Finally, in spite of the huge resources invested by various governments and the donor agencies
towards the improvement of land administration infrastructure in developing countries, there has
been little or no systematic and sustainable approach effective development.

2.0 THE URBAN LAND ADMINISTRATION

A land administration system may include processes to manage public land, which includes records
and registration private interests in land, assess land value and determine tax, define land use, and
support the process of development application and approval (UN-ECE, 1996; Enemark et al, 2005,
Ukaejiofo, 2009). It is also seen as the processes of regulating land and property development and
the use and conservation of land, the gathering of revenues from the land through sales, leasing and
taxation, and the resolution of conflicts relating to the ownership and use of land (Dale and
McLaughlin, 1999). A land administration system may include the following major aspects:

Management of public land

Recording and registration of private rights in land;

Recording, registration and publicizing of the grants or transfers of those rights in land through sale,
gift, encumbrance, subdivision, consolidation,

Management of the fiscal aspects relating to rights in land, including land tax, historical sales data,
valuation for a range of purposes, including the assessment of fees and taxes, and compensation for
state acquisition of private rights in land,

Control of the use of land, including land-use zoning and support for the development
application/approval process.

The land administration functions are relied on and are facilitated by suitable land information
infrastructure that include cadastral and topographic datasets and provides access to entire and up-
to-date information about the built and natural environment (Enemark et al 2005).

Land administration system is therefore a vital framework in the implementation of urban land
policies in both developed and developing countries. It also supports the efficiency of land markets
and also concerned with the management of land as a natural resource towards ensuring a sustainable
development see figure 1 below.
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Figure 1: Land Administration System Web

Source: Enemark et al (2005)

The major consideration of any land administration system especially in the urban areas is to ensure
equity in the distribution and access to land resources for both social and economic uses. This will
evolve certain processes that determine adjudication of rights and attributes of land such as surveys,
description, documentation and making available this information for ease of management (Dale,
2000). Thus the main functions of land administration as enumerated as Steudler, Rajabitfard and
Wiiliamson (2004) are;

Juridical function which deals with land ownership and property rights (land tenure)
Regulatory function which controls land use planning and development.
The fiscal function relates to land values which also include land taxation and

Finally, information management includes information on the other three components which is very
critical for effective land management.
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Figure 2: Global approach To Land Administration Systems

Source: Enemark and Sevatdal (1999)

Enemark (2001) further explains the various ranges of subsystems that comprise land administration
system as illustrated in Figure 2 above:

Land Tenure System: this is the securing, allocation and security of rights in lands. This is a legal
surveys meant to determine parcel boundaries; the transfer of property or use from one party to
another through sale or lease; use of land as security; and the management and adjudication of doubts
and disputes regarding rights and parcel boundaries.

Land Value System: The land value system is the assessment of the value of land and properties;
the gathering of revenues through taxation; and the management and adjudication of land valuation
and taxation disputes.

Land Use System: this system is principally anchored on the regulatory function of land
administration. It relates to the control of land use through adoption of planning policies and land
use regulations at the local, national and regional levels. The land use system also executed through
the enforcement of land use regulations; and the management and adjudication of conflicts emanating
from the various land use types.
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4. Land Development System: this involves the building of new physical infrastructure; the
implementation of construction planning and change of land use through planning permission and
granting of permits; and management of complaints and disputes.

All these land administration subsystems are interwoven following that the actual economic and
physical use of land and properties influences the land uses, also the adequacy in the management
of land tenure, land value and land development subsystems will lead to effective land market. The
connection together of efficient and effective land market and land use administration will lead to
the establishment of a sustainable approach to economic, environmental and social development.
Enemark (2004) further mentioned that this system should include land registration, cadastral
surveying and mapping, comprehensive natural and built environment datasets, valuation and
taxation systems, land use control systems, and land development processes of regulating land and
property development measures.

Enemark et al (2005) further explained that a modern Land Administration Systems operates within
the jurisdiction of adopted land policies that fulfil political objectives with regard to land issues. It
also works within an institutional framework that imposes mandates and responsibilities on the
various agencies and organisations and also concerned with providing comprehensive information at
the individual land parcel level and it should service the needs of both the individual and the
community at large.

3.0 NIGERIA’S CURRENT LAND ADMINISTRATION SYSTEM

Nigeria’s land administration system is fashioned towards a uniform decentralized approach to land
use management which places the decision making on governors of each state within the territory of
Nigeria. However, the efficiency in the administration of land in Nigeria is lacking due to the
shortcoming of the existing land policy. The policy has been cruised for lack of socio-cultural
considerations as well as its rigidity in terms of practical implementation.

Nigeria presently has up to 38 land registries at both State and Federal levels with different standards
(Ukaejiofo, 2009). In addition, some local government areas also have registries within their domain
with land information system that is differing from that of the state. Some states have also embarked
on computerization of their land administration system some with also reforms that majorly focus on
re-certification programme without taking into consideration social context of land holding system.
States like Lagos, FCT Abuja, Kano and Niger have embarked on the establishment of Geographical
Information System units for their land records and administration however, this is limited to mainly
urban areas.

Apart from the above, the cadastral system in Nigeria is still mostly analogue with files stored and
retrieved manually for cadastre related activities (Vaibhav, 2015). The cadastral survey methods
employ instrumentation such as T2 and EDM/steel band for cadastral survey (Akpoyoware, 2003).
Most of the part of the country are poorly mapped and have outdated base maps. Some maps are
based on local origin due to absence of control points and contradicting maps of the same area can
emerged (Vaibhav, 2015).
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4.0 IDENTIFICATION OF CHALLENGES

The following are the major challenges of land administration system in Nigeria as a developing
country:

Policy Level - According to Atilola (2010), the Land Use Act was revolutionary because it unifies
and nationalizes the land tenure system all over the country. The Act leads to the creation of statutory
title to land covered by Certificate of Occupancy which is issued to all leaseholders. However, the
Land Use Act did not fulfil all its potential to transform the land administration system in the country
due to technical, institutional, social reasons and lack of sincerity and political on the part of various
governments to implement and review the Act.

Institutional Framework — this is one of the prominent challenges to the successful land
administration in the Nigeria and other developing countries. Majority of all these countries face the
existence of multiple organizations all empowered by different legislations to participate in the
delivery of some part of land administration cycle. Their powers often overlap and add to
bureaucratic red-tape, which allows agencies to remain self-serving without regard to community
needs and demands. This confusion on these processes and power play lead to the emergence of
various form of forms of corrupt practices such as informal fees, cronyism among others that rule
out the least able from participating in the formal land market and gaining security of tenure.

Legal framework - characterized by a multiplicity of overlapping land-related laws, compiled over
decades with little attempt to rationalize the ambiguity resulting from successive legislation. Possible
conflicts between customary and/or informal systems of land tenure and state-supported formal
systems of land registration are an issue in all developing countries.

Technical Issues - Low skill levels and severe shortage of resources are technical issues common to
all developing countries especially Nigeria. Also the absence of prerequisite base maps for
determining the ownership of land, the non-explicit demarcation of urban and rural land and obsolete
national cadastre and geospatial data infrastructure are some of the barriers to modern land
administration system in a developing country like Nigeria.

Operation of Land Use and Land Titling - the “Trustees of Land Use Act” (Governors and Local
Government Chairmen) have seen the act as a political weapon leading to lack of transparency and
selective administration of its provisions. The operation of obtaining title to land is also expensive
and cumbersome and it is limited to urban areas.

5.0 THE WAY FORWARD:

5.1 The Development of Indigenous Integrated Land Administration System Model

The ingredients of the global integrated land administration system model (Fig 2) is the model which
policy makers and government of developing countries can use to measure their existing system and
serve as a tool for change. The major focal point of this model is Integration and standardization and
this will enable the developing countries to look inward in modifying the existing land administration
system model to suit both local socio-cultural and economic needs. The evolution of modern land
information through the embracement of Information Communication Technology (ICT) and
Geographical Information System (GIS) have offer essential infrastructure which serve as a gateway
for quick and effective access to information and development of standard for land titling and
registration processes (Ukaejiofo, 2009).
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Land Information System (LIS) is a branch of Geographical Information System (GIS) which is a

computer based spatial land administration system designed basically for recording and managing
land ownerships, tenure and all other rights therein (Ukaejiofo, 2009). Therefore, all developing
countries should adopt a standardized one in managing land spatial information because of its
significant to economic development and environmental management. The world is now a global
village, the government and people of developing countries need to move with global changes. This
is because transaction in land and landed properties is now possible online through the internet as
long as it is validated.

Table I: the ingredients of an integrated Land Administration System (LAS( Model

INGREDIENTS OF THE INTEGRATED LAS MODEL
INGREDIENT DESCRIPTION

1. Integrated vision to Economically, environmentally and socially sustainable development
drive sustainable (EESSD) 1s the policy driver for the integration of functions in Land
development Administration Systems (LAS)

2. Servicing e- These are not scientific terms but refer to citizen participation and
democracy and e  government capacity being developed in land administration through web
governance and spatial enablement of systems. Integration for purposes of e-

democracy and e-government remains the major potential deliverable of
the LAS model.

3.  Built on country Unique historical and cultural circumstances are incorporated.
capacity

4. Delivered through  ICT enabled and spatially enabled systems.
web environment

5. Covering essential  Land registration, land valuation, land use planning and land development
areas of land aimed at sustainable land management.
administration

6. Universalisable In recognition of the regional and global dimensions of land

administration, the model 1s attractive to national governments and
potentially delivers seamless regional and global information and policy
support.

Source: Enemark et al (2005)

5.2 The Need for Re-Invention of Estate Management Profession as a Key Player in building
modern Land Administration System in Nigeria

Estate Surveyors and valuers in Nigeria have always been a major player in land administration and
land market operations. However, there is need to change focus from being seen very much in
traditional context of operation to contemporary one that embrace ICT as a tool of professional
development. It becomes imperative for real estate profession through Nigerian Institution of Estate
Surveyors and Valuers (NIESV) and Estate Surveyors and Valuers Registration Board of Nigeria
(ESVARBON) to encourage the members to seek knowledge in the area of ICT and GIS. The estate
surveyors and valuers should also prompt to be a frontrunner in the development of modern Land
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information system through the development of integrated land administration system model that
will move Nigeria’s system from been a “provider” driven to “user” driven. To support such a process
there is needs for a valid valuation and property rating system which are core of services provided
by the profession.

6.0 CONCLUSION

Mabogunje (2007) argued that government should take a firm responsible with respect to
development of good and vibrant modern land administration. The inadequacies of the current land
administration system in the developing countries like Nigeria still make land to remain a dead capital
which locks away the economic value of land. A modern land administration system should been
seen as tool that facilitate smooth operations of the land market and unlock the value.

Developing countries around the world should also re-engineer the land registration and cadastral
system to meet the increasing demand placed on them by embracing new information technology as
well as computerization of existing records. This is through the conversion of old analogue form to
digital form so as to be in position to analyze data and monitor trends in land market. Therefore,
modern integrated land administration system should be built based on the existing modified
structure on ground but it must be back up with major integrated land administration system model
which focus on information as a commodity to provide a modern framework that will meet demand
of sustainable development.
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EVALUATION OF SITE PROGRESS RECORDS FOR
EFFECTIVE PROJECT MANAGEMENT IN ABUJA,
NIGERIA
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Progress records such as monthly progress report, or site diaries are important tools for
tracking construction progress and ensuring full compliance of the building contractors to
statutory standards. Accuracy of these records is also important for quality assurance
avoidance of delay in the construction process, finance, preparation, analyzing and resolution
of claims in the event of failure or breach of contract. Literature reviewed identified a range
of problems with respect to the quality, accessibility, legibility, continuity and consistency
of these records. The objectives of this study was to identify the uses of site progress records,
the importance of site progress records in building construction, and the problems
encountered when compiling he records. Research methodology involved the use of
structured questionnaire and site visitation to the various building construction site within
the study area. Analysis of data involved the use of description statistics. Findings indicated
that among all the parameters surveyed in the application of site progress records for
effective project management, the most outstanding ones are ‘effective site management and
supervision’, ‘proper project planning and scheduling” and use up to date technology
utilization. A possible explanation for this is that the quality of the construction work carried
out will turn out to be good and it will also aide quick time delivery of the construction
process. It was concluded that the necessity in keeping site progress records for effective
project management are considered to be useful for construction project execution. It was
recommended that resources should be provided for making and keeping of back-up of all
records generated in the course of project management and the use of statutorily registered
professionals for public projects should be advocated.

Keywords: Construction Process, Effective Construction Project management; Site Progress
Records
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Introduction

Progress monitoring and controlling is one of the most important tasks of construction
project management and every team member needs to know in a timely and accurate manner,
how the project is progressing (Memon et al., 2006). Progress records include monthly
progress report, day work sheets, photographs, weekly progress report, site diaries and daily
report (Scott et al., 1997; Scott et al., 1999; Oribuyaku, 2008). These records are useful for
quality assurance, finance, tracking progress, preparing, analyzing and resolving claims, and
placing of responsibilities in the event of failure (Scott and Assadi 1997; Kartarm, 1999).
The supervisor may be an individual or a team efforts, to act on behalf of the procuring
agency to ensure compliance with acceptable building production standards as specified in
the contract documents.

One main task of the supervising team on a building construction project is that of keeping
good records of what actually takes place during the construction process on a daily basis.

Site reports and problems communicated between the contractor and the supervisor are
recorded in the site diary (Oribuyaku, 2008). Summarizing the daily site report produces the
foundation upon which the as-built scheduled will be developed (Kartam, 1999). Despite its
importance, there are problems in respect to the quality of these records (Scott et al., 1997,
1999; Summerville et al., 2004). The range of identified problems deals with; accessibility,
legibility, continuity and consistency (Nesiama, 2009; Sommerville, Craig and Carmey,
2004; Scott and Assadi 1999; Scott et al., 1999; Summerville et al., 2004). Poor record
keeping has been identified as one of the most influential factors in limiting contractors’
abilities for good claims preparation and presentation (Mbamali, 1996; Kartam, 1999;
Kululanga et al., 2001). Most importantly, records are kept to document claims or to guard
against claims or extra costs caused by the wide spectrum of delays or changes during the
construction process (Rubin et al., 1999).

Site progress record keeping is needed for a range of purposes which include control of the
on-going work, estimation of future work, preserving the contractor’s right under the
contract and ensuring progress of work in accordance with designed specification (Wildman,
1990).

Accurate information on the building process is required to trigger early counter-measures
and to avoid costly delays in the construction process. Nowadays, the documentation of the
construction process usually takes the form of written records which are filed in folders on
the construction site or at the companies. In addition, work that are carried out on building
construction site and are not properly recorded on a regular basis and can result in a financial
risk for small and medium-sized companies in particular, but even big companies lose money
too.

The aim of the study is to evaluate the application of site progress records for effective
project management. The objectives are: 1.) To identify the use of progress records kept by
construction managers, 2.) To evaluate the importance and level of satisfaction of progress
records kept by site managers, 3.) To evaluate record keeping standard in terms of
accessibility, legibility, continuity and consistency.

Four research questions for the study are: 1.) What are the uses of site progress records?
2.) problems are encountered in compiling the records? 3.) What is the importance

182



1)
(2)

of site progress records in building construction management? 4.) How can record keeping
be improved, for effective project management?

Timely and accurate communication of project’s progress is very important for every team
member needs to know, in a timely and accurate manner, how is the project progressing,
where they are currently in comparison to the initially set plans, whether deadlines are met,
budgets are safely measured and followed. It is mainly the responsibility of the general
contractor to update the architect or engineer, who in turn updates the owner. (Memom,
Majid and Mustaffer, 2006).

Limited literature is available on project progress monitoring and control. Previous research
efforts on project control focus on the development of cost control models (Hastak, Halpin
and Vanegas, 1996). Most construction project employ scheduling methods to monitor and
control the progress of work and develop progress reports, which involve the recording of
construction achievements for detection of deviations from actual plan and for forecasting
project performance. The primary control system used by project managers to mitigate time-
based claims in construction industry is construction schedule (Conlin, J. and Retik, 1997).
The execution phase of any construction project has been adjudged to be the most demanding
and difficult position of the project for the construction team (Olusola et al., 2002).

The current practice of project control is entirely dependent on cost, schedule, quality reports
and personnel performance reviews (Sanvido and Paulson 1992). On most construction sites,
a considerable volume of records would be amassed by the main parties, and records kept,
cover a variety of aspects of the construction work these constitute the site record (Scott et
al. 1997). The records relate to progress, finance and quality of the work. These records are
maintained throughout the contract period for different purposes, ranging from providing a
means of monitoring and controlling the construction process, to performing a fundamental
role in resolving construction conflicts and disputes (Scott et al., 1998).

Construction sites are information intensive environments (Chen and Kamara, 2008).
Various construction personnel in the field need large amounts of information ranging from
project design drawings to personal diaries to support their ongoing work (Chen and Kamara,
2008). The prudent contractor anxious to stay solvent, always require records for estimating
future work, and for protecting his contractual right. There may be an argument that reliable
data cannot be extracted from records after the fact that hand written records serve to provide
the solid reminder (Wildman, 1990). These records are kept to document claims or to guard
against claims or extra costs caused by the wide spectrum of delays or changes (Rubin et al.,
1999).

Chikara, (2008) classified the set of records into six categories. These include the following;

Pre-bid Documents: invitation to bid, site visit notes, photographs, minutes of pre-bid
meetings, proposed schedules and project log.

Bid Documents: all supporting bid calculations, quantity take offs, subcontractors and
suppliers quotations, estimated productivity of labor and equipments, proposed project
schedule details; written memoranda of each quotation together with date and names of all
parties involved; consultants reports; the names of other bidders and their bid amounts.
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(4)

(5)
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Pre-contract documents:- minutes of negotiation meetings minutes of qualification hearings
(where applicable); job schedules; and any other new photographs or addenda

Contract Documents: original contract tender documents and all subsequent revisions,
instructions to contractor; contemplated change notices issued by the owner; and sub-
contractor quotations, purchase orders and correspondence.

Construction Documents: these include documents used and generated in the construction
process. These include duplicate copy of contract tender documents, shop drawings, daily
time and equipment records, daily diary, progress photographs.

Post construction documents: as built drawings; building operation and maintenance manual,
maintenance schedules and records of maintenance work effected on the building Nesiama,
(2009).

The performance of the construction industry in Nigeria has consistently been a source of
concern to both public and private sector clients; the industry is characterized by repeated
delays, cost overruns and collapse of buildings (Oyedele et al., 2005).The popular saying ‘if
you fail to plan, you plan to fail’ is equally true in the building production process (Ayo,
2004). The contractor is encouraged to monitor, regulate and accurately report progress and
events, without bias (Emiowele, 2002). The main objective of monitoring is to achieve
efficient and reliable project performance and at the same time provide feed-back to the
management on the position of the project so that changes could be made when there is need
for such, thus avoiding any short comings and constraints (Odusami, 2002).

Control refers to the process of comparing actual performance with planned performance,
analyzing variances, evaluating possible alternatives, and taking appropriate corrective
action as needed (PMBOK, 2000); it therefore includes monitoring and some level of
evaluation. According to the NIOB (2006), through monitoring and evaluation you can;
review progress records on site, identify problems in planning or implementation and make
adjustments so that you are more likely to make a difference.

There is a strong relation between project management and project performance. Cheung et
al., (2004) studied the project performance related to project managers. It is remarked that
development of a Web-based construction Project Performance Monitoring System (PPMS)
can assist project managers in exercising construction project performance indicators and
can help senior project management, project directors, project managers, etc., in monitoring
and assessing project performance.

Pheng and Chuan (2006) stated that while project management is only one of the many
criteria upon which project performance is contingent, it is also arguably the most significant
as people formulating the processes and systems who deliver the projects. Ugwu and Haupt
(2007) stated that an adequate understanding and knowledge of performance are desirable
for archiving managerial goals such as improvement of institutional transformations, and
efficient decision making in design, specification and construction, at various project-level
interfaces, using appropriate decision-support tools. Ling et al (2007) investigated project
management (PM) practices adopted by Singaporean construction firms. It was determined
the performance level of their projects in China; identifies PM practices that led to better
performance; and recommended key PM practices that could be adopted by foreign
construction firms in China to improve project performance.
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Success of construction projects depends mainly on success of performance. Many previous
researches had been studied performance of construction projects. Dissanayaka and
Kumaraswamy (1999) remarked that one of the principle reasons for the construction
industry's poor performance has been attributed to the inappropriateness of the chosen
procurement system. Reichelt and Lyneis (1999) remarked three important structures
underlying the dynamic of a project performance which are: the work accomplishment
structure, feedback effects on productivity and work quality and effects from upstream
phases to downstream phases. Thomas (2002) identified the main performance criteria of
construction projects as financial stability, progress of work, standard of quality, health and
safety, resources, relationship with clients, relationship with consultants, management
capabilities, claim and contractual disputes, relationship with subcontractors, reputation and
amount of subcontracting. Chan and Kumaraswamy (2002) stated that construction time is
increasingly important because it often serves as a crucial benchmarking for assessing the
performance of a project and the efficiency of the project organization.

Cheung et al., (2004) identified project performance categories such as people, cost, time,
quality, safety and health, environment, client satisfaction, and communication. It was
obtained by Navon (2005) that a control system is an important element to identify factors
affecting construction project effort. For each of the project goals, one or more Project
Performance Indicators (PPI) is needed. Pheng and Chuan (2006) obtained that human
factors played an important role in determining the performance of a project. Ugwu and
Haupt (2007) remarked that both early contractor involvement (ECI) and early supplier
involvement (ESI) would minimize constructability-related performance problems including
costs associated with delays, claims, wastages and rework, etc. Ling et al (2007) obtained
that the most important of practices relating to scope management are controlling the quality
of the contract document, quality of response to perceived variations and extent of changes
to the contract. Tangen (2004) remarked the choice of a suitable measurement technique
depends on a number of factors, including the purpose of the measurement; the level of detail
required; the time available for the measurement; the existence of available predetermined
data; and the cost of measurement.

Navon (2005) defined performance measurement as a comparison between the desired and
the actual performances. For example, when a deviation is detected, the construction
management analyzes the reasons for it. The reasons for deviation can be schematically
divided into two groups: (a) unrealistic target setting (i.e., planning) or (b) causes originating
from the actual construction (in many cases the causes for deviation originate from both
sources). Navon (2005) stated that performance measurement is needed not only to control
current projects but also to update the historic database. Such updates enable better planning
of future projects in terms of costs, schedules, labor allocation, etc. Pheng and Chuan (2006)
stated that the measurement of project performance can no longer be restricted to the
traditional criteria, which consist of time, cost and quality. There are other measurement
criteria such as project management and products.

It is widely accepted view that, at a minimum, performance measures of a project are based
on time cost and quality (Barkley and Saylor, 1994). Atkinson (1999) noted that these three
components of project performance as the ‘iron triangle’. However, Kumaraswamy and
Thorpe (1999) considered variety criteria in measuring a project. This includes meeting
budget, schedule, and the quality of workmanship, stakeholder's satisfaction, transfer of

185


http://www.palgrave-journals.com/rlp/journal/v9/n1/full/rlp200920a.html#bib7
http://www.palgrave-journals.com/rlp/journal/v9/n1/full/rlp200920a.html#bib5
http://www.palgrave-journals.com/rlp/journal/v9/n1/full/rlp200920a.html#bib28
http://www.palgrave-journals.com/rlp/journal/v9/n1/full/rlp200920a.html#bib28

technology, and health and safety. Similarly, Chan and Tam (2000) noted that various other
key components also used in measuring project performance such as health and safety,
environmental performance, user expectation/satisfaction, actor's satisfaction and
commercial value.

Methodology

The population of the study is construction managers on building construction projects site
in Abuja and they consist of Architects, Builders, Engineers, consultants and contractors
involved in project supervision. The sample criteria used for the research was based on the
age of the organization, the staff strength, the years of experience of the staff working in the
organization and the professionals working in the organization: 1.) 1.00 — 1.49 (Strongly
Disagree); 2.) 1.50 — 2.49(Disagree); 3.) 2.50 — 3.49 (Undecided); 4.) 3.50 — 4.49 (Sometimes); 5.)
4.50 - 5.00 (Strongly Agree). The following instrument was used in collecting data for
the purpose of the research work: i.) Field survey, ii.) Interview, and i.) Use of questionnaire

A total number of 100 (one hundred) copies of structured questionnaires was administered
out of which seventy-one (71) was received representing a response rate of 71 %. At least,
a copy of the questionnaire got to every major professional in the construction industry. Oral
interview was also conducted to get more facts on the subject matter. Out of all the
questionnaires distributed to respondent, only 71 was properly filled and returned which
represent 71% of the total population of the study area

Data Presentation, Analysis and Discussion

This chapter will present the data obtained from the field survey and will be analyze by using
statistical tools like frequency tables. The last part of this chapter will contain an
interpretation of the data.

Table 1: Respondents by the Professionals.

Professionals Frequency Percentage
Architects 20 28
Builders 17 24
Engineers 28 39
Quantity Surveyors 2 3
Property Managers 4 6

Total 71 100

Source: Field Survey (2015)
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3%

Figure 1: Proportion of respondents’ by the professionals.
Source: Author Field survey 2015

Figure 1 showns the ranking by profession. As shown, out of the 71 responses obtained, the
analysis shows the respondents consisted of Builders having 24%, Architects 28%,
Engineers 39%, 3% consisting of Quantity Surveyors and 6% consisting of Property
Managers.

Table 2: Years of Working Experience by Respondent.

Years of Experience Frequency Percentage
(No) (%)

0 — 5years 13 18

6 — 10 years 17 24

11 — 15 years 24 34

16 — 20 years 8 11

Above 20 years 9 13

Total 71 100

Source: Field Survey (2015)
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Figure 2: Respondents Working Experience
Source: Author Field survey 2015

The figure above shows that the respondents working experience' vary from five years to
more than twenty years, with a mean working experience of eleven 11 years which also show
that majority of the respondent working experience ranges between 11 to 15 years which

represents 34% out of the total response.

Table 3: Category of Firms by Respondents

Responses Frequency Percentage
(No) (%)

Small 3 4

Medium 8 11

Large 60 85

Total 71 100

Source: Field Survey (2015)
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Table 4: Parameters of site progress records for effective project management

ITEMS 1 2 3 4 5 Mean
Parameters FQ % FQ % FQ % FQ % FQ %

Effective strategic 5 7% 9 13% 11 15% 19 27% 27 38% 3.8
planning

Proper project planning 2 3% 6 9% 10 14% 18 25% 35 49% 4.1
and scheduling

Effective site 2 3% 5 7% 3 4% 15 21% 46 65% 4.4
management and

supervision

Frequent progress 3 4% 7 10% 13 18% 23 33% 25 35% 3.8
meeting

Proper emphasis on 2 3% 5 7% 12 17% 30 42% 22 31% 3.9
past experience

Use of experienced 3 4% 7 10% 15 21% 19 27% 27 38% 3.8
subcontractors and

suppliers

Use of appropriate 6 8% 9 13% 13 18% 19 27% 24 34% 3.6
construction methods

Use wup to date 2 3% 5 7% 11 15% 24 34% 29 41% 4.0
technology utilization

Frequent coordination 2 3% 4 6% 5 7% 32 45% 28 39% 4.1
between the parties

Perform a 6 8% 9 13% 12 17% 25 35% 19 27% 3.6

preconstruction
planning of project
tasks and resources

needs

Comprehensive 5 7% 9 13% 12 17% 21 29% 24 34% 3.7
contract administration

Improving contract 6 8% 9 13% 8 11% 27 38% 21 30% 3.7

award procedure by
giving less weight to
prices and more weight
to the capabilities and
past performance of
contractors

Source: Author Field survey 2015

5= Strongly Agree, 4= Agree, 3= Undecided, 2= Disagree, 1= Strongly Disagree
FQ =Frequency, % = Percentage

Table 4.4 shows that majority of the respondents Agree that Effective site management and
supervision, Proper project planning and scheduling, Frequent coordination between the
parties, Use up to date technology utilization and Effective strategic planning having a high
percentage rating of 65%, 49%, 41% and 38% with a mean of 4.4, 4.1 and 3.8 respectively
can be implemented for effective site progress records.
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Figure 3: Profile of the Organizations
Source: Author Field survey 2015

The categorization of firms where the respondents work is based on The Federal Ministries
of Works categorization. Large firms make up the vast majority (85%), medium and small
firms make up the remaining 11% and 4% respectively.

Conclusion

Among all the parameters surveyed in the application of site progress records for effective
project management, the most outstanding ones are ‘Effective site management and
supervision’, ‘Proper project planning and scheduling’ and Use up to date technology
utilization. For example, majority of the respondents ranging from 65%, 49% and 41% with
a mean of 4.4, 4.1 and 3.8 respectively “Agree” that such parameters can be used in
improving the site progress records effective project management couple with the fact that
the quality of the construction work carried out will turn out to be good and it will also aide
quick time delivery of the construction process.

The necessity in keeping site progress records for effective project management is considered to be
useful for construction project execution. Based on the research findings, and in other to
improve project management effectiveness, the following recommendations are suggested:
a.) the use of statutorily registered professionals for public projects. b.) It was also advocated
that resources should be provided for making and keeping of back-up of all records generated
in the course of project execution, c.) use of computer for accurate record keeping was also
suggested.

190



REFERENCES

Ayo, B. (2004). Building production management. Foresight Press Limited, Lagos, Nigeria.

Chen. Ya., and Kamara, J. (2006). The mechanism of information communication on
construction sites. FORUM E journal. 8 pp 1- .

Chitkama, M. (2004). Successful construction: Code of Practice for Clients of Construction
| Industry. CIB Netherland.

Kartam, S. (1999), Generic methodology for analyzing delay claims. Journal of
Construction Engineering and Management. 125 (6): 409 — 4109.

Kululanga, G.K, Kuotcha, W., McCaffer, R., and Edum-Fotwe, F. (2001) Construction
contractors’ claim process framework. Journal of Construction Engineering and
Management 124 (4): pp 309 — 314,

Mbamali, 1. (1996) Contractors’ Problems in Construction Claims Preparation and
Presentation. Spectrum, Kaduna Polytechnic vol. 3: pp 105 - 113.

Memom, Z.A., Majid, M.A., and Mustaffer, M. (2006). Digitalizing construction monitoring
(DCM): An overview of Malaysian construction industry ad proposing prototype
software. Asia — Percific Structural Engineering and Construction conference. Pp D
—15-27.

Orinbuyaku, J.T. (2008a). Duties of the contractor’s site representative on construction and
World Bank projects. Association of consulting Engineers Nigeria.

Orinbuyaku, J.T. (2008b). Legal issues in supervision of construction projects Association
of consulting Engineers Nigeria.

Orinbuyaku, J.T. (2008c). Overview of duties of resident Engineer on construction projects.
Association of consulting Engineers Nigeria.

Oyedele, O.L., and Tham, W.K. (2005). Examining Architects’ performance in Nigerian
private and public sector building projects Engineering, Construction and
Architectural management. 12: pp 52 — 68.

Rubin A.R., Fairweather, V., Sammie, D.G. (1999). Construction Claims. John Wiley and
Sons Inc. New — York.

Sanvido, V.E. and Paulson B. Site level Construction Information System. Journal of
Construction Engineering and ManagementASCE (1992). 118: 701-715.

Scott, S. and Assadi, S. (1997). Toward an electronic Site Diary. Construction information
digital library, 78; - pp 349 — 358.

191



Sommerville, J., Craig, N., and McCarney, M. (2004). Document transfer and
communication between district construction professionals. The construction and
building research conference of the Royal Institute of Chartered Surveyors. Pp 1 —
10.

Wildman, R.M. (1990). Construction claims identification, communication and record
keeping. TUNS/Revay Seminar.

192



CHALLENGES OF PROPERTY RATING ASSESSMENT IN
KARU LOCAL GOVERNMENT AREA OF NASARAWA
STATE
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Department of Estate Management and Valuation, Federal University of Technology, Minna.

The Local Government Reform of 1975 strengthens the fact that Local Government as the
third tier of Government, which directly impacts the people should have a concrete source
of generating revenue independent of the central allocation by exploring property rating
which is a good source of generating income for the Local Government. This form of tax is
known to generate revenue to the government for the provision of the necessary
infrastructures. The non-passing of "the Karu Local Government Tenement Rate Law” into
Law by the State House of Assembly has limited the power of the rating authority to
prosecute defaulters, lack of political will and inadequate records on properties just to
mention a few. The research explored both primary and secondary which were synthesised
for the purpose of underpinning the challenges of property rating assessment in Karu area of
Nassarawa State. Findings have revealed that lack of accessibility resulting from bad road
networking in the area, non-participation of professionals in carrying out the assessment
exercise has been identified to be part of the problems working against a successful property
assessment. This paper aims at investigating other challenges associated with assessment of
properties for rating purpose within the Karu Local Government area by the use of
questionnaires which would be administered within the subject area with the aim of
identifying the problems of rating assessment and making suggestions on how to improve
the income of the local government through rating assessment.
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1.0 INTRODUCTION

The quality of our living environment depends largely on the ability of the State and Local
Government to render services. This also includes their ability to maintain and manage these
services on a regular basis. The provision and maintenance of basic infrastructural facilities
and the execution of various development projects are limited by lack of funds. But such
services can and should readily be provided if the local administration is able to organize
and motivate the citizens to its civic responsibilities. This is by making regular and proper
contributions through appropriate payment of taxes, levies and property rates. This can in
turn be judiciously used by the administration to provide infrastructure and facilities for the
common use of the community members.

Property rating as a source of revenue for the Local Government in Nigeria has for a long
time not been fully and effectively exploited. State and Local government depend largely on
federal grants and revenues allocated from Federation account. Not until now, other sources
of revenue remain largely untapped and unexploited. This has subsequently contributed to
the inability of the various governments to provide facilities and social amenities to its
citizens.

Assessment: process of setting the value of real or personal property, usually for the purpose
of taxation.

Property: from a legal sense, according to ETON et. al. (1980) in the book titled “Modern
Methods of valuation” property can be defined as the interest which can be acquired in
external object or thing, but they constituted its foundation and material and aimless of
property spring out of the connection or control or interest which according to law may be
acquired in them or over them.

Rating: this is an assessment of a property according to certain indices. This is in order to
show much or how little of a quality it possesses.

Property Rating: According to Oyegbile (1996) “property rating” is a form of tax levied on
real property and it is normally charged at the local government level for raising the required
revenue to carry out specific development project” it is always in the execution of certain
project of the government.

The history of property rating in Nigeria dates back to our traditional system of local tax
contribution, which was administered by Emirs, Chiefs and Kings in various communities
before the advent of British rule in Nigeria. During that period, tenement rate was not known,
what existed were traditional method of tax collection, which was referred to as “sweat tax”
people believe that, this system of tax is the same with tenement rate. In those days members
of communities in Nigeria individually or collectively contribute to carry out development
projects. It was a relief and help to the members of the community. The contribution made
towards projects such as real property development could either come in kind or cash, some
contribute their farm products to raise money to carry out projects while others contribute
their labour.

The rating system in its modern form started in Nigeria in the early years of the 19" century
by the British colonial masters. The first of the statue to that effect is found in chapter 15 of
the laws of the federation of Nigeria, the assessment ordinance of May 1915. It prescribed
the method of assessment.
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In the former northern region, the assessment law CAP 8 of the 1963, provided for the
assessment of property for rating purpose, the Kano township rate was conducted under this
law excluding Sabon Gari Area of Kano town. Kano was the first and only town where rating
was carried out in Northern region during that period. This was followed by Kaduna and
Plateau States much later when additional states were created. Furthermore, the federal
government Guideline for local government Reform of 1976 gave a great boost to its
development in Nigeria. The reforms emphasized the importance of property rating as a
means of financing local government in Nigeria, the various states were empowered to enact
local government edict that provided for property rating in their localities.

As a first step in property rating process, every rateable property must be identified, listed
and appraised for taxation purpose. This procedure can be comparatively simple in some
assessment district while it is often very complex in others. Care must be taken to ensure
proper assessment of each hereditament. The procedure of assessment is subject to enabling
law of property rating in each state. In order to achieve the aim and objectives for which
rating was established, the rating authority should be constituted to carry out the assessment
and collection rate. The rating authority is guided by certain statutory provisions and
principles. The assessment of all rateable hereditaments for rating purpose has to be made
in accordance with statutory provisions as contained in the Edict of various states enabling
property law. The success of the assessment depends largely on the skill, experience,
exposure and professionalism of the rating authority. The following functions are carried out
by the rating authority before the commencement of the assessment.

Letter of instruction or authority:

The authority prepares and issues letter of authority to the Valuer or Assessor to serve as an
introduction to the property occupier or property owner in case of any disagreement.

Enabling edict: the authority enlightens the general public about the existence and the
importance of the edict and the commencement date of assessment.

The assessment exercise involves the following major steps which can be carried out within
the framework of the law. This includes:

Identification of property:

The assessment of property for rating purpose is preceded by a hasty and not thorough survey
of the rating area to identify the streets and locate the hereditaments within the area. The
exercise includes drafting, mapping, numbering of a parcel and formation of a plan for
updating both the area and ownership where streets are unnamed and buildings are
unnumbered, the rating authority is then advised to effect naming and numbering of streets
and buildings respectively.

Classification of each property

Each hereditament within the rating area must be classified in accordance with an agreed set
of characteristics relating to such matters as its uses size, types of construction and
improvements. The classification of each property enables the Valuer to give an accurate
judgment of value to the property.
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Identification of the person responsible for paying taxes

This is to identify the person responsible to pay rate. The person who is in occupation of
property during the rate period shall be liable to be charged for that period. It is important to
identify the legal owner in case of any default, the Valuer should establish who is the owner;
list the owner's name and legal description of his property on the assessment roll. The
principle of assessment is the same with the method adopted in valuation of properties for
rating purpose. The purpose of any method adopted in rating valuation is to determine the
annual value from which ratable value is arrived at. The annual value can be gross or net
value depending on the figures obtained from the field. The Valuer must take and record the
proper information to avoid any mistake during the valuation. In assessing a property for
rating purpose, principles of assessment to be taken into consideration are:

Hereditament must be a value “Rebus sic stantibus” meaning as it is actually standing or
existing physical state. The property to be assessed must be valued in its existing condition
as at the time of assessment; in determining the value of similar properties, rent passing on
comparable properties should be the basis of evidence. Assessment on comparable properties
may be considered in the absence of better evidence.

The analysis intends to look at the problems recorded since the introduction of the first ever
general assessment of property rates in Karu. As earlier stated, property rating is one of the
sources of revenue for Local Government. However, there are problems militating against
the effective assessment of properties for rating purpose in the Karu Local Government Area
such as lack of basic social amenities, accessibility, lack of proper street naming. The aim
of this analysis is to assess the problems of assessing properties for rating purpose in the
Karu Local Government Area. The objectives of the study are to identify the problems and
proffer solutions to the problems militating against assessment and implementation of
property rating and its collection Karu Local Government Area. The scope of this study
covers Karu Local government Rating Area. The study looked at the general rating
procedures in the Karu Local Government Area and identifies the problems associated with
the assessment of property for rating purpose. In this study, the limitation of the study is on
the problems of assessment of property for rating purpose within the Karu Local Government
Rating Area.

Karu Local Government is in Nasarawa State, Central Nigeria. It was created in 1991 out of
the defunct Keffi Local Government Area with its headquarters in New-Karu town with a
Land mass of about 2,640 square kilometers. It has about four chiefdoms and each of the
chiefdom is headed by a paramount ruler. Karu town chiefdom is headed by the Esu Karu in
the person of HRH Pharm. Luka Baba Panya, Karshi chiefdom is headed by the Emir of
Karshi HRH Alh. Mohammed Bako I, the Nyenkpa (Panda) chiefdom is headed by HRH
Barr. Joel S. Aninge, and the Koro chiefdom is headed by HRH Christopher Jatau. We also
have the Nyenkpa, Gbagyi, Koro, Gwandara and Gade as the indigenous tribes. According
to the 2006 census, the population of New-Karu town was 205,477 and a total population of
two million in its urban towns. The urban areas of the Karu Local Government Area include
Koroduma, New-Nyanya, Nyanya Gwandara, New-Karu town, Ado, Panda, Karshi,
Masaka, Mararaba Gurku, Kodape etc.

The Local Government Area shares boundaries with FCT (Federal Capital Territory),
Kaduna State, Keffi Local Government and Nasarawa Local Government respectively. All
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major tribes in Nigeria found their way to settle in the Local Government because of its
proximity to the Federal Capital Territory (FCT). Though the indigenes are predominantly
farmers who farm in large quantities for domestic consumption and commercial purposes,
they also engage in economic activities such as mining and trading. They also have a very
rich heritage which they still uphold despite the influence of western development

20 MATERIALS AND METHODS

The methodology of any research work is the various steps and techniques employed by the
researcher. These also include all the information required to form an opinion thus,
methodology forms the basic framework in which the research work is based on. This
section, therefore, contains steps and procedures use in carrying out the study. The
Population according to Osuala (1982), in his book titled “An introduction to research
methodology” means identifying characteristic which members of the universe have in
common and which will identify each unit as being a member of a particular group. In this
case, the essence of this study focuses on the assessment of property for rating purpose with
particular attention on Karu local government. The population of this study is restricted to
the Karu local government of Nasarawa State. Owing to the nature of the study, the
researcher concentrated on real estate-property owners, Estate Valuers and selected staff of
the local government. Sample Size is the part of statistical practice concerned with the
selection of individual observation intended to yield some knowledge about a population of
interest especially for the purpose of statistical inference. Research data are facts and figure
originating from a study. They may not be true in themselves, but are evidence of a given
situation. The two main sources of data collection are primary and secondary. These are data
which are expressly collected for a special purpose. Under this the questionnaire and
interview methods are used. These sets of questions relating to the aim and objectives of the
study to which the respondents are expected to answer. This is also used to enable the
respondents to provide answers to the questions at their own convenience. This is a face to
face interaction between the interviewer and the interviewee. This provides oral responses
to questions asked. Apart from providing additional information, they also provide substitute
answers to gquestionnaires not returned. This method is the extraction of information from
existing records like journals, textbooks, gazettes, report and other research works which the
researcher used to get additional information. In analysing, the data collected is analyzed
through simple statistical method.

4.0 DISCUSSIONS AND DATA ANALYSIS

For the purpose of arriving at a meaningful conclusion of the analysis, the researcher chooses
to analyze all relevant data relating to problems of rating assessment in Karu local
government, which were experienced and collected mainly by the use of questionnaires and
personal interview.

4.1 RATING AREA (KARU LOCAL GOVERNMENT)

The right and duty of Karu local government to carry out the assessment and collection of
rates is backed by the Karu Local Government Tenement Rate Law 2012. The edict
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empowers the Karu Local Government to conduct and collect property rate within its Area
of jurisdiction.

4.2 RATING ASSESSMENT IN KARU LOCAL GOVERNMENT AREA

Assessment for rating of a property in the Karu Local Government area started in 2012. All
the tenements in the Local Government were assessed by reference to Net value. According
to Karu Local Government Tenement Rate Law 2012, “Net value”. Means the rent at which
the tenement might reasonably be expected to let from year to year if the Tenant undertakes
to bear the cost of repairs and insurance and other expenses”. The assessment of property
rating in the Karu Local Government Area is carried out within the Ratable Area such
properties are commercial, residential, industrial and institutional properties.

43 EXEMPTED PROPERTIES

During the assessment of properties for rating purpose in Karu Local Government Rating
Area, some properties were exempted. Such exempted properties include Government
owned schools and hospitals, religious properties like churches, mosques, etc.

44 RATEABLE VALUE

In 2012, the rateable value of assessed properties in the Karu Local Government Area was
500 million.

Table 1: RATEABLE VALUE OF ASSESSED PROPERTIES (2012)

YR RESIDENTIAL COMMERCIAL  INSTITU- INDUST-RIAL TOTAL
() TIONAL

N) N) N)
)

2012  200,000,000.00 200,000,000.00 50,000,000.00 50,000,000.00 500,000,000.00
Source: Field survey September 2012.

The above Table showed the professional fees payable for carrying out rating assessment in
the Karu Local Government Area for 2012 assessment year.

Table 2: FEES PAYABLE FOR ASSESSMENT OF PROPERTIES FOR RATING
PURPOSE IN KARU LOCAL GOVERNMENT (2012)

AGGREGATE (&) FEES PAYABLE AMOUNT &)
(%)
5, 000, 000.00 10.00 500, 000.00
5, 000, 000.00 8.00 400, 000.00
10, 000, 000.00 6.00 600, 000.00
30, 000, 000.00 5.00 1, 500, 000.00
50, 000, 000.00 3.00 1, 500, 000.00
100, 000, 000.00 2.50 2, 500, 000.00
300, 000, 000.00 2.00 6, 000, 000.00
TOTAL 13, 000, 000.00

Source: Field survey September 2012.
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45 PROBLEMS OF ASSESSMENT OF PROPERTIES FOR RATING
PURPOSE IN KARU LOCAL GOVERNMENT AREA

a. Lack of basic social amenities: These basic amenities include a good source of water
supply and electricity, hospitals, schools and roads which are not in place has proved to be
a major setback in Karu tenement rate exercise.

b. Accessibility: as a result of bad road network in the area, field workers assessing the
tenements finds it difficult to access some properties in the area.

C. Low class houses: some of the houses in this area are dilapidated and awaiting re-
development but in occupation by the owners. Such houses prove difficult to assign any
rateable value to them and with no hope of them being able to pay any rate.

d. Lack of adequate sensitization of the civil responsibility and importance of payment
of tenement rates by property owners.

e. The non-passing of “’the Karu Local Government Tenement Rate Law 2012” into a
Law by the State House of Assembly has limited the power of the rating authority to enter
and inspect the property for rating purpose.

f. Lack of awareness on property rating as a form of tax.
g. Lack of proper Street name and numbering.

From the findings made, it can be summarized that property rating has existed right from the
time. Payment of the rates comes in different forms from one community to the other. With
increasing population as a result of movements from rural to urban areas, and with effective
and efficient assessment, property rates can be used to generate revenue for the government.
Ignorance on the part of the citizens about its existence lies largely on the part of the
Government to carry out effective mobilization and sensitization on property rating
generally.

5.0 Conclusion and Recommendations

This research work sought to critically analyze the problems of assessment of properties for
rating purpose in Karu Local Government. From the foregoing, it can be deduced that the
problems are both institutional and individualistic in nature. Institutional in the sense that,
the Government has helped to create the problems by not doing what it is supposed to do,
i.e. the putting in place the necessary infrastructure for proper assessment. This is also
strengthened by the failure of our system of revenue generating method. The individuals
denied the assessment officers access to inspect and also refused them information. Property
rates hold tremendous prospects for us both as a government and as individuals. What we
need is the serious commitments on the part of both government and individuals to play our
part conscientiously and transparently.

Streets should be properly named and numbered for effective enumeration and assessment.
Government should involve professionals such as town planners, estate surveyors and
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Valuers to carry out the process on its behalf, for efficiency. Therefore, registered
professionals should carry out the assessment. This will produce effective and accurate
valuation that is credibly assessed and also advise on the ideal way to deal with the issue of
slum houses. The people should be educated on property rating and its importance to the
community as a whole. The Karu Local Government Law on Rates of 2012 should be passed
into a law to empower the rate authority to prosecute rate denial/defaulters in the area. It is
also recommended that the assessment should be done on the Quin Quinial period in order
to update the valuation list.
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The important nature of road transportation to economic, social and political development of
Imo State has brought about the need for this study. Also, the fact that lack of logical
distribution of road network coupled with the poor conditions and maintenance is a major
setback in the socio-political and economic development in Imo State over the years. This
study was aimed at establishing the relationship between the size of roads and demographic
variables of the Geographical/Local Government areas of Imo State with a view to offering
advice to policy makers in the government to be aware of physical aspect of road network
planning like geographical area, population and population density in the allocation of
Federal and State roads. Data were collected from the secondary source. The use of
regression analysis was employed to determine the relationship between the variables for
which data were collected. The results of the analyses revealed that there is partly strong and
significant relationship and mostly weak and not significant/significant relationship between
Federal/State roads and the geographical area, population and population density with R?
value of 42.13% on the average. On the overall, the relationships between the total length
of road and two of the parameters tested (population and population density) were also weak.
It was concluded that the government was not giving total attention to population and
population density during policy formulation. It was therefore recommended that the
government of Imo State should take cognisance of these factors during policy formulation.
Other States of the Federation having similar problem were suggested to be studied in future
researches. Further studies were also suggested to be carried out on the development and
distribution of feeder roads in Imo State.

Keywords: Distribution Pattern, Geographical Area, Population, Population Density, Road
Network.
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INTRODUCTION

The important nature of road transportation to economic, social and political development
of Imo State has brought about the need for this study. Also, the fact that lack of logical
distribution of road network coupled with the poor conditions and maintenance is a major
setback in the socio-political and economic development in Imo State over the years.

Since BC 8000 until recent times population growth rate was 0.1%. Now it is over 2%. Two
thousand years ago the population of the world was 250million. It took until 1800AD to
reach | billion, an additional million was added after 130 years, 30 years and 17 years, to
clock 4 billion in 1977, population for the year 2000 will be 6.5 billion estimated (World
Bank, 1995).

As population grows, so the strain on the road transportation resources of the world
increases. Puts the figure of persons living in area without adequate and good transport
network at 60 million, no solution has been found to provide the people with adequate road.
The population of the urban centres of the world’s developing countries deserve special
mention — world urban population increased from 737 million (29.2% total population) in
1950 to 2603 million (45.2% of the total population) in 1995, by the year 2025, 61.2% of
the total population will live in the cities. This translates to 518.7 million people; 86% of
global population growth will occurred in the urban areas of developing countries (Clark,
1989). By the 2000 in Nigeria, 18 cities in the country will have a population of over a
million; Lagos State has a high population compared to its geographical area. It can also be
noted that since independence in 1960, there has not been any systematic motor road
development policy in Nigeria. The general scene is the intermittent release of packets of
uncoordinated road contracts to reinvigorate the motor road system in Nigeria may be
beyond the scope of the government. Foreign assistance is needed in the way of advice,
planning and execution (NPE).

The main drawback to construction development in Nigeria from 1960 to 1999 is principally
due to the lack of political, social and economic stability. The military which preoccupied
the government of the country for decades was not equipped to provide populist planning
which is a condition precedent to the development of a vibrant and internationally assisted
development (Mogbo, 1998).

In order to address the identified problems from this study, the study was set out to establish
the relationship between the size of roads and demographic variables of the
Geographical/Local Government areas of Imo State with a view to offering advice to policy
makers in the government to be aware of physical aspect of road network planning like
geographical area, population and population density in the allocation of Federal and State
roads. In order to achieve this aim, the following objectives were set out for the study.

i) To establish the relationship between total length of roads and geographical area.
i) To determine the relationship between total length of roads and population.
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iii) To examine the relationship between total length of roads and population density.

Historical Background of Nigerian Road Transportation

Roads can be described as strips of land that has been cleared and usually further improved
for the movement of people and goods. Roads tend to have two fundamental purposes of
mobility and accessibility. Transportation plays a major role in the political, social and
economic development of a country. At every stage of national and regional development
planning transportation is considered. The need to provide rapid economic growth makes
transportation all important. It is based on this context that Munby (1968) said that there is
no escape from transportation. Transportation in one form or another is a basic and essential
part of the daily rhythm of life throughout the world Ratclife (1981) says it plays a document
role in determining, the scale, nature and form of our towns and cities. Its efficiency
contributes largely to the level of productivity, economic growth and standard of living.

When transportation is considered in terms of national development, it would be discovered
that the nature of transportation and the crucial role it plays in the social and economic
development of any nation makes it a pre-requisite to the development of all sectors of the
national economy. (Carapetis et al., 1993). The need for road transportation networks in a
state extends to all aspects of political, economic and social development of a state and the
nation as a whole. The presence good transportation network is essential, because an
effective, efficient and extensive road transport system serves as a channel for the collection
and exchange of goods and services, movement of people and information dissemination.

Ratclife (1981) reported that there is no escape from the transport needs because everybody
is concerned and to an extent, everybody is affected in one-way or the other. Transportation
plays a major role in determining the scale, nature and form of towns and cities. Nne-Ngene
(1998) explained that transportation is the most important feature of human society because
the history of civilization is the history of transportation. For long time, transportation of
people and goods has been carried out by use of land, waterways as well as railway.

In Nigeria today road transportation has become an important and most vibrant sector of the
national economy accounting for the daily movement of close to a million people. This
thereby makes transportation play a major role in the development of a nation and its cities.
Road transportation is one of the oldest means used in Nigeria. In Imo State, road
transportation is most popular and the most widely used mode of transportation. There is
however the need through planning and distribution of road networks. It is against this
background that the study is carried out to find out if the distribution of the road network in
the State is based on quantifiable and related factors such as, population, geographical area
and population density across the various Local Government Areas in the State.

Road transportation is regarded by experts as a catalyst for engineering and rejuvenating
economic, socio-political and strategic developments of any nation. The economic
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development of any nation can rightly be assured in terms of the level and sophistication of
its road transportation system apart from modes of transportation. The importance and
relevance of good road network cannot be underestimated. Thus when roads are bad
apparently, economic and business activities becomes stalled and paralyzed (Nwoji, 1995).

The necessity of national development becomes apparent when the cynical role of transport
in socio-economic development of any nation is considered. Kuhn (1995) reported that the
national and individual welfare of a society is intimately and linked to the availability of
road transportation system. In general the growth of towns and the opening up of rural areas
is directly linked to the effectiveness of the transport system available. The accessibility of
a town by road transport encourages investment and movement of people to and fro.

Transportation and Economic Development

Transportation plays a crucial role in the political, economic and social development of a
country. Munby (1989), that there is no escape from transport. New strategies of economic
planning require the modification and renewal of inherited transport system. The economic
development of any country depends to a large extent on its transport system. A well planned
adequately maintained, efficiently managed and properly operated transport system is a
prerequisite to the development of all sectors of national economy. Also our national and
individual welfare is intimately linked to the availability of welfare transport. The various
modes of transport each have very distinctive physical and economic characteristics, which
helps to accelerate development in any area.

Transportation Network Planning

Planning according to Thomson (1983) is not an occasioned task, it is a continuing activity,
calling for regular data collection, monitoring of programs and predictions, updating and
modification of plans and implementation. The first two components are organizational
adequate planning capacity and means of implementation of the plans. Also there must be
two plans, a long range directional plan and a short range design plan.

Transport network planning comes in various stages and various processes are involves.
Planning of road networks have been largely confined to the process of evaluating costs and
benefits of individuals’ routes or groups of routes as a means of putting together a program
of work. The need to establish a co-ordinated approach for national resource allocation at
the national state and local levels in road planning is only recognized by a few countries and
states. The economic importance and relevance of good network of roads in any nation
cannot be underestimated. A glance at the conditions of the roads depicts the level of socio-
economic and political development so far attained. Thus, when road are adequate,
economic and basic activities becomes stalled and paralyzed. Transportation plays a major
role in opening towns and villages. Transportation importance is strikingly clear in the
contrast between a village that has already access to markets and one that is without an all
whether road connection or perhaps any road whatever. In the latter case there is no
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knowledge of the outside world no scientific method of agriculture, no cash coming into the
village, no health service which is not the case of the former (Oluyemi and Eniola, 1978).

As far as 1967, a United Nations study regarded transport as the formative power of
economic growth. This at a given stage of development, a country requires a certain level
of transportation facilities in order to maximize its resource potentialities. Any unsatisfied
demand for transport, if allowed to persist, may in the long run have serious adverse effect
on the country’s economy. The indispensable nature of transportation and its importance
makes experts regard it as a catalyst for engineering and rejuvenating economic, socio-
political and strategic development of a nation. The economic development of any nation
can rightly be assured in terms of its level and sophistication of its road transport system.
Without transportation it would be apparent that there would be a dislocation in the nation’s
economic transactions (Nwoji, 1995). Economic growth will enhance level transport cost for
industry through reduced times; improve access to ports and manufacturing facilitated and
higher productivity through increase vehicle and dimensioned units. The tourism industry
is enhanced by the improved access and travel condition through the provision of adequate
road network (Mc. Quillen, 1996).

Factors That Affect the Routine Transportation Networks

The transportation makes it possible for a community to survive for its supplies the
population with food and other necessities of life, it moves needed materials to factory, farms
and workshops and it delivers the products of the community to buyers elsewhere in the
country (Owen, 1978). The major factors that contribute to the efficiency and effectiveness
of transportation distribution are population factors, geographical area factors and
population density factors.

The Population Factor

The population factor plays a very important role in many government policies and actions
such as revenue allocations among states, in the distribution of infrastructure facilities, in
the subdivision of the country into administrative units and so on. People have come to
realize the decisive role of the population factor plays in the development plans of
government and they have become highly sensitive to anything relating to population, such
as census and the collection of vital statistics. The population factor constitutes a vital
component of the resource base and development potential of any country.

The most relevant element of the population in their regard is its of growth, spatial
distribution, population concentration centres, shift in population (rural urban drift) and
causes. Olayemi (1977) explained that the population factor, especially the degree of
urbanization in the different parts of the country influences the demand for the distribution
of road transport networks. Hoyle (1988) stated that roads and railways like new crops,
schools, hospitals etc are some of the main tools of development for raising people standard
of living and they have a bearing on many aspects of life. Population which constitutes a
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vital component of the resource base and the development potential of any country should
be important not only as an indication of the level of development efforts in a given country
or state particularly Nigeria.

The Geographical Area Factor

Geographical area (size) is a fundamental element in the political geography of states. Other
things being equal the larger a state is in area, the greater the chances of its supporting a
large population and a diversified natural resource base the two most important elements in
the political and economic development of any state (Dikshit, 1983). The geographical area
factor is an important factor to be considered for the efficiency of public services. The
inequalities of public welfare provision which form principal subject of this research study
exists partly as a result of the agencies of resource use. Geographical criteria of efficiency
include catchment areas and population size. A hierarchy of public goods can be envisaged
according to the scale of area over which services can be efficiently provided (Curtis, 1989).

The Population Density Factor

Onokhoraye (1984) defines population density as an expression of the ration between
population and a given unit of size. Mathematically, population density is expressed as the
number of objects or people in a certain population within a certain area, divided by the
numerical value of the area. Thus population density of Imo State would be expressed as:

Population density = Number of people in Imo State

Total landmass of Imo State

Population density is a useful tool in the measurement of the density of the population in a
given area. Unfortunately it ignores that fact that some parts of the given area may not be
inhabited, the regulation density is thus stated in absolute terms. Even with this shortcoming,
measures of population density still offer an invaluable tool for comparing different areas in
relative terms. To overcome this shortcoming, population densities are expressed in a variety
of ways. These includes as a ratio of the population to the available mass, total area under
cultivation.

In line with the findings of review of literature and research gap identified from the study’s
background, the study makes use of geographical area, population and population density in
relation with the length of road networks in Imo State. This was done to address the identified
problem of the study.

RESEARCH METHOD

The study adopted the quantitative research approach. Data collection was from the
secondary source. Archival data were collected from the records compiled by Federal and
State Ministries in Imo State. That is, the study used relevant data collected from the Imo
State Ministry of Works and Housing, Federal Ministry of Works and Housing Imo State,

206



Imo State Ministry of Urban Planning, and Imo State National Population Commission. Data
collected covered the total length of road network comprising of Federal (Trunk A) and State
(Trunk B) roads in the 21 Local Government areas of Imo State within period of fifteen years
(2000-2014). Data for the study was collected on the le