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Property Rental Vajy,,
of Minna, Nigeria

manand “N. T. A. Abd'Razacy,

IN. I. Popoola, “M. A. Jinadu, 'H. S. Li

'Department of Estate Management :emdl Valuation,
school of Environmental Tech{w og')\/l,_ 4
Federal University of Technology. Minna, Nigeria.

’Department of Urban and Regional Planning,
School of Environmental Technology,

Federal University of Technology Minna, Nigeria.

Abstract

The study examined the effect of environmental quality on rental values of lresidcnnh

accommodation at the peripheral neighbourhoods of Minna, Nigeria. Cluster sampling meth,

was employed in the selection of sampled areas and, six neighbourhoods were randcirmly selecty

Sample size of 600 was drawn out of the total 18,387 households in the sampled neighbourho

using Adams et al. (2007) simplified formula. Estimation rate of 50% and precision range of
were adopted in determining the sample size. Various houses and infrastructure attributes we;
used in assessing environmental quality, while current rent passing in the year of study w
adopted. Pearson moment correlation coefficient was employed in assessing the relationshy
between environmental quality and rents using environmental indices and mean rents. Resu|
revealed a moderate linear relationship between environmental quality’ and rents 1n {
neighbourhoods (r= 0.48, N= 591, p=0.000). The coefticient of determination (r1 =(.23), impli
that only about 23% variation in rents in the selected peri-urban neighbourhoods can be attribu
to environmental quality factors; other variations in rents are explainable by other factors relati
to physical, legal and locational attributes of individual building. The implication is tha
developers invested in location that promised them optimum returns over a period of time witho
much consideration to the quality of the environment. The study recommends routine housin
maintenance, infrastructure provision and refurbishment for the achievement of qualitative

sustainable environment.

Keywords: environmental quality, rental value, peri-urban nei ghbourhood.

» ATBU Journal of Environmental Technology 8, 2, Dec., 20"
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gackground of the Study
i

1 had been established through

geh that environmental quality
FesCl

plays cri i
)f real property values, especially in
( . ;

[rolein the determination

housing price determination., Minna
p(u',f'—f.H*f}'HH areas lack adequate
infrastructure in terms of quality and
quantity 10 support the increasing
development inthe areas.

The development of a peri-urban arca
is an inevitable consequence of urbanization.
As cities grow, the peri-urban areca moves
outward in waves (Nottingham & Liverpool
University, 1998; Adell, 1999). As aresult, the
houndaries between rural and urban areas are
gradually phasing out due to rapid urban
population growth and expansion of the built-
up arcas (Simon et al., 2004). There 1s no more
visible clear cut lines as to where urban area
stops and where rural starts. Jones & Visaria
(1997) equally maintained that the boundaries
between urban and rural areas arc getting
blurred, a condition common to both
developing and developed nations of the
world. The benefits and bane of city growth
extends far into the urban frin ge. Organization
for Economic Cooperation and Development
(OECD, 1979) observed that, the impacts of
economic and physical growth of the urban
area are not only limited to the urban
boundaries; but reach far into much wider
arcas around the urban centres known as urban
fringe areas or peri-urban areas.

Peri-urban areas are characterized by
high, and often increasing population density.
small land holdings, rich countryside homes,

ATBU Journal of Environmental Technology 8, 2, Dec, A

tl cxf | FIVITGIEIr et

STV ity eor Fre s
: ’ H*T'T g
I Peri tir by | /

e i e
I'-"H’:-I.r'r-'”f'l".r".ifl'."rfrfb;'-m1 &
F ! oy I

l"l‘.i" ..I"

poor slums, diverse sources Of Incorme

of regulation, contested |
uncoordinated

s A VACK
and tenure Figzhite
conversion of f

| armiand t
housing, pollution, ¢

!
nvironmental problems

intensified resource cxploitation, considerable

ceconomic dynamism and 4 severe lack of
service provision (Friedberg 2001 -

SImon ef
al, 2003: Briggs 1991). The result

ant iImpact of
these problems is evidenced more on the

quality of houses and infrastructure in the
arcas 1n which majority of the inhabitants are
low-income earners. McGee (| 997) noted that
one of the environmental and social challenges
of the century will be the rapid and sustained
increase of population expected in the fringe of
the extended metropolitan regions of the
developing world, where the city is expanding
and industrial activity being relocated.
Environment in the general term refers
to every living and non-living things in a
particular habitat. It includes land, air, water,
plants and animals, buildings and other
Infrastructure, and all of the natural resources
that provide basic needs and opportunities for
social and economic development of man
(Social Report, 2003). Rapoport in Omar
(1993) maintained that environmental quality
deals with the physical environment as well as
the perceived environment and defined as the
material aspects of the physical which have
certain effects on people. Environment in the
context of this study is confined to the physical
component of the environment, that i1s, the
built environment which is basically
everything that is humanly created, modified,
arranged or maintained (Choudhary & Adane,
2012) and such includes houses EJ:nd
infrastructure supporting the houses. Rent1s @
periodic payment made by a tenant for the use

43
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of a property of another person known as

andlord (Adegoke, 2005). Value of real estate
‘< a function of physical, locational and legal
characteristics of the property (Ling & Archc‘r,
2006), influenced by increase or c%ccrc-:asc In
population, change in age dlStI‘lbutIOH. of
population, change in taste and fashl(f}n,
change in technology, change in building
methods, change in building cost, inflation and
deflation, change in culture and planning
control, institutional factor, location and
complementary uses (Millington, 1979;
Oyebanji, 2003).

Related studies (Jim & Chen, 2006;
Chun-Chang et al., 2013) have attributed
increase in property values to improvement in
environmental quality. However, with the
present deplorable conditions of most
neighbourhood infrastructure as evidenced in
poor roads, broken water pipes and blocked
drainages amongst others in Minna peri-urban
areas; it is expedient to examine the effect of
such environmental condition on rents within
the areas. Findings of study will help relevant
environmental management agencies in

decision making for the attainment of a
sustainable environment.

2.0 Environmental Quality and
Real Property Value

Empirical studies have attributed
increase in property values to improvement in
environmental quality. Presence of
infrastructures such as water, electricity,
adequate waste disposal system, sewage,
roads and drainages amongst others has great
influence on the quality of the environment.
Jim & Chen (2006) observed that key

44

environmental factors inﬂuencing o
prices in China are presence of greg,, : Sl
and proximity to water bodies. Simjj,.
in Taiwan by Chun-Chang et ¢ o
revealed that in-house environment, SECLU-?'
environmental quality, sports and lﬂisu;
have more impact on residential Satisfacti {:
within the area. As such, household wil) br
willing to pay more for property in the HT{;
where they can best obtain maximm:
satisfaction. Chang & Lin (2011) Eld(}pteda;
hierarchical linear modelling approach A
establish the relationship betwf:ﬂn
neighbourhood characteristics and house py;,
in Taipei, Taiwan. Findings from the gy
indicate that apart from other physig,
characteristics, neighbourhood attribyg,
particularly the quality of the environment gy
the availability of sports and leisure facilit,
have the most significant 1mpact on hoys
prices in the study area.

Residential property values could alg
be enhanced by the presence of tree shades in;
neighbourhood, which may give rise to certaj;
benefits to those residing in the proper
including additional privacy and aesthetic
(Bc&le & Yacim, 2014). Islam (2012
examined a set of neighbourhoo
characteristics to determine how they
influence house prices in the city o
Edmonton, Alberta, Canada. It was found tha
among the several variables tested, the level o
household income and adjacency to ravines
are the most significant variables tha
influence house prices positively. It was notc
that although crime rate has a negative impc!
on house price, the impact is negligible.

A study by Hite et al. (2001) analyz
a combination of some structural, location:

DHL‘EI.
Sy,

¥
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of landfills close to residential

qes as well as property taxes, The
spectal attention to some

dis-amentties espectally the

ot
l}‘r“‘h‘\tk‘llfk‘ ‘ |
pottics Ihe results show that proximity to
W W Y : -
: wdfills has more stanthicant negative effect
A :
ot prop
also SUREC
wearily eliminate property-value impacts.

orty values than on property taxes, If
‘ai:: that closig landfills will not
pece
I othor words, both open and closed landfills
will exctt negative impacton property values.
Related studies in Nigeria revealed
(hat accessibility, rent, transport
il‘nprm‘cmeut. quality of neighbourhood,
_il_lt‘mstruutm'ul tacilities and government
regulations are factors influencing land value
in Lagos Metropolis (Olayiwola et al, 2005).
Olayinka et al. (201 3) observed that proximity
to the major transport route, number and size
of bedrooms, conveniences, good access roads
and drainages and security are the major
factors affecting property values within
Magodo neighbourhood in Lagos State.
Similarly, Oduwaye (2009) maintained that
cost of land has direct bearing on the quality of
development in any neighbourhood. The
researcher observed that residential land
values are high in the low density areas and
lower at the high density areas of Lagos state.
Famuyiwa & Otegbulu (2012) attributed
increase in property rental values to
availability of water infrastructure within a
neighbourhood. A study by Akinjare et al.
(2011) also revealed that property values rise
with increasing distance from landfills while
property located close to the landfills
experienced reduction in value in Lagos State.
However, Udoka (2013) identified

ATBU Journal of Environmental Technology 8, 2, Dec., 2015

Litality on Property Rental Value-

rtJf'H“”]rﬂj_tlilr.” i'l"jp.. f|.|': |I|".J'1|T}!'r,$ ,’;.rl"r .

rnf‘:*nurl:.m

curb appeal (first thought that people

have as
they are

| rfrfl*f'n‘;f by a property),
."i'L’f}jhhf””'hf“ld quality, presence of
II.flﬂ'u.\‘ﬁ‘H{'HH*H/ facilities and the economic
.*?'rfrfurfm: in a place as major factors
influencing property value. Again,
accessibility was identified by Alimi et al.
(2014) as major factor influencing what
household will pay as rent in a particular
location. The relationships between
environmental quality and real property value
cannot be undermined as it is evident that
household will prefer to stay in a good
environment where they can enjoy maximum
benefit in relation to rent or land value

expended.
3. Methodology

Selection of sampled neighbourhoods and
Sample size Determination

There are 25 neighbourhoods in
Minna; cluster sampling technique was
adopted in the selection of sample areas for the
study. The peripheral residential
neighbourhoods were zoned into three
namely; South-West peripheral, North-West
peripheral and North-East peripheral zones
with each zone representing a cluster. Two
neighbourhoods were randomly selected
within each cluster (zone) to ensure equal
representation from each zone. The selected
neighbourhoods formed the sample areas for
this study and they include Barikin-Sale and
Shango from the South-Western zone while
Fadikpe and Dutsen—kura (Gwari) were
selected in the North-Western zone and the
North-Eastern zone has Bosso and Maitumbi
(Figure 1). A sample size of 600 was drawn out

45
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Results and Discussion

4.0

! 1-‘nrirumm:ntul Quality and Rents
s  qampled Peri-urban Neighbourhoods
OB W ‘ :
% analysis revealed that housing

Results of b . .
‘lmr;wtm'iﬁtics differed across .scliccl'ud
:u:i ghbou choods; varying from old dilapidated
structures 0 fairly new and modern structures.
i;{eld investigations and data analysis showed
(hat Fadikpe a nd Dutsen-kura
igl‘uh:.mrlmuds had more numbers of modern

::::uses that were still 1 good structural
condition than the other four neighbourhoods.
On general assessment, condition of houses in
Fadikpe rated high on the condition scale with
condition index of 0.79; which implied that
houses in the neighbourhood were generally in
good condition while conditions of houses in
the other five neighbourhoods rated fairly on
the scale with indices ranging from 0.62 to

0.74; with Maitumbi neighbourhood having

ira 1L Quality on Pre
I Peri-urban Nelghbour

PErLY Rental Valuyes
s of Minnea, NIcjer

the least Index. Infrastructural conditions also

airly on condition scale, with condition
Index scores ranging from 0.52 to (.65
Conditions of infrastructure in Bosso,

rated {

Maitumbi and Shango neighbourhoods were
the worst amongst sampled neighbourhoods
with condition index score of 0.52, 0.55 and
0.56 respectively. Conditions of infrastructure
in Fadikpe, Dutsen-kura and Barikin-sale
rated better than the first three neighbourhoods
mentioned with condition indices scores of
0.65,0.61 and 0.60 respectively.

Mean rent (N152, 400.00) in Fadikpe
neighbourhood is higher than the other five
neighbourhoods. The least mean rent
(N37,169.60) was recorded in Maitumbi
neighbourhood; even though it rated equally

with Bosso in term of environmental quality
index (Table 1).

Tablel: Environmental Quality Indices and Mean Rents in Peri-Urban Neighbourhoods

S/N Neighbourhood Mean Infrastructure Mean Building Mean EQI MeanTRent
| Indices Condition Indices (%)
| Shango 0.56 .67 0.62 62, 377.78
2 Fadikpe 0.65 0.79 0.72 152, 400.00
3 Dutsen-kura 0.61 0.74 [}.QH 94. 340.43
4 Barikin-sale 0.60 0.7] 0.66 t 80, 523.81
5 Maitumbi 0.55 0.62 0.59 37, 169.60
0 Bosso 0.52 61, 300.33

42. Relationships between
Environmental Quality and Rents

The result of correlation between
environmental quality and rental values
revealed moderate significant relationship in
Shango neighbourhood (r= 0.524, p= 0.000),
While analysis revealed very weak non-
significant correlation between environmental

ATBU Journal of Environmental Technology 8, 2, Dec., 2015

0.65 0.59

quality and rents ®= 0.202; p= 0.285) 1n
Fadikpe. Environmental quality accounted for
only insignificant 4.08% (r =0.048) variation
in rental values within Fadikpe
neighbourhood; which implies that 95.92%
variation in rents in the neighbourhood 1s
associated with some other factors such as;
physical, legal and locational attributes of

Scanned by TapScanner
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ndividual houses other than environmental
factors. There is a moderate correlation
hetween environmental quality and rental
values (0.560, p~ 0.000) in Dutsen-kura while
strong positive correlations existed between
environmental quality and rents in Barikin-
sale (r = 0.766, p= 0.000). The coefficient of
determination (rl) = ().587, an indication that
about 58.7% variation in rents was explained
by environmental quality 1n the
neighbourhood (Table 2; Appendix 1I).
Moderate positive correlation was
observed between environmental quality and
rental values in Bosso (r=0.55, p= 0.000) and
weak correlation in Maitumbi (r= 0.312, p=
0.00). Results of summary of analysis (r=0.48,
N= 591, p= 0.000) for all sampled peri-urban
neighbourhood (Table 2) revealed moderate

significant correlation between environmental

quality and rents in the neibhbourhm )
implied that, only 23% variation iy, It:m: I}
peri-urban neighbourhoods can by ¢ sty In,
to environmental quality factors Whilg 77:il
the variations in rental values can be 4, lbfm
to other factors. Uty
These findings agreed with thd
Adama (2011) who observed that mﬂuB C[
neighbourhood quality on property vay,. “n
very minimal in Minna neighbourk, da
Using regression analysis, he observyeg .
was only 7% variation in rents that |
explainable by the quality of the enwronm o
and concluded that there were Oth,
unexplainable factors which according to Lin

and Archer (2006) could be physmal
locational and legal characteristics of g,

property.

Table 2: Correlation between Rents and Environmental Quality in Selected Peri-Urban

Neighbourhoods of Minna.

Peri- Urban Areas Valid Cases(N) Correlation® Sig. Level
~ Shango 45 0524 0.000 §
~ Fadikpe 30 0.202 0.285
~ Dutsen-kura 47 0.560%* 0.000
Barikin-sale 42 0.766** 0.000
Maltumbl 125 (5575 0.000
' 302 0:312** 0.00

"" 11 Selected nghbuurhuuds 591 0.48%* 0.000

—————

Conclusion and

-|_

1 mmendatmns

The paper examined the relationship

between environmental quality and rental

s in the peri-urban neighbourhoods of
Results of analysis revealed that there
ht difference in the environmental

quality as depicted in the differen
environmental indices value. Analysis o
environmental quality and mean rent
revealed moderate linear relationship
between quality of the neighbourhood an
rents. This simply implies that the higher th
quality of the environment, the higher th
rental value of residential accommodation.

ATBU Journal of Environmental Technology 8, 2, Dec., 20!
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he seen in the case of Bosso and
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here similar property command
W * =
.ontal value. The research
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difte  also that the volatility of property
Ll Al

1 iHl“L\ - § i s
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o L'_"'i: cu « A : |
4 ailable to tenants. Also, 1t shows

¢ in different neighbourhoods

choices 3V

(hat investmer

will yield differe

construction cost. .
Conclusively, this research has shown

nt return over and above the

me trend of investment in the future as
developers will prefer location that will
provide maximum return on their investment
sver a period of time. It is therefore
recommended that government and
community concern should focus on
infrastructure provision and refurbishment of
existing ones. Also, investors in residential
housing should imbibe routine maintenance in
order to improve the quality of the houses,
thereby enhancing the quality of the

environment.

References

Adama, U. J. (2011). Evaluating the
Relationships among Housing Density,
Neighbourhood Quality and Residential

~ Property Value in Minna. Unpublished
M.Tech Thesis submitted to the
Department of Geography, Federal
University of Technology, Minna.

Adams, J., Hafiz, T. A. K., Raeside, R. &
White, D. (2007). Research Methods for
Graduate Business and Social Science
Students. Response Books by SAGE
Publications, B1/11, Mohan Cooperative

Industrial Area Mathura Road. New
Delhi.

AT .
BU Journal of Environmental Technology 8, 2, Dec., 2015

Effect of | nVIronment,

| —

I JaAllty o for

o |
N Perl-urhan Neighle

'PEILY [fep a0 Valties

If |
NoOC of Miriryg MNicjer),s

A(ngHI{C, D, A. O, (2005), /"HHr/rmu*HHn’*'
Land if,'f.'rmumfrf.v. Multifirm | s
Publishers. Ibadan, Nigeria, 3039

Adell, G. (1999), Theories and Mndbulﬂa: of
Peri-urban Interf |
Conceptual |

,iil'liit:ti

the

aCe: A4 Chan Zing

iiied «andscape, Strategic

Environmentaq] Planning any
Management for The Peri-urban
Interface Research Project.
Development Planning Unit, U L
College, London. UK., 1-9.

Akinjare, O. A., Oloyede, S. A.. Ayedun, C. A,
& Ajibola, M. A. (2011). Predicting
Residential Property Values Around
Landfill Neighbourhoods in Lagos,
Nigeria. Mediterranean Journal of Social
Sciences, 2(2),210-222.

Alimi, R. K., Ayedun, C. A. & Oni, A. S.
(2014). An Appraisal of the Relationship
between Road Improvements and
Immediate Neighbourhood Residential
Properties Values in Metropolitan Lagos,

niversity

American International Journal of
Contemporary Research. 4(6) 215-222.
Australian Association of Higher Education
Facilities Officers (AAPPA) (2000).
Guideline for Strategic Asset
Management, SAM — How to Undertake
A Facility Audit. 1st Edition. Australia.
Bello, O. S. & Yacim, A. J. (2014). An
Assessment of the Impact of Tree Shade
on Rental Value of Residential Property
in Maiduguri, North — Eastern, Nigeria.
Engaging the Challenges —Enhancing the
Relevance. FIG Congress 2014
conducted in Kuala Lumpur, Malaysia
16-21, June 2014.
Briggs, J. (1991). The Peri
es Salaam, Tanzania: Recen

-urban Zone of Dar
t Trends and

49

Scanned by TapScanner



FOENRIOUNT 7 NSRS S LTI AN NG LR

Changes in Agrnicultural Land Use,
Transactions of the Institute of British
Geographers, 16¢3).319-331.

Chang. L. C. & Lin, H. (2011). The Impact of
Neighborhood Characteristics on
Housing Prices - An Application of
Hierarchical Linear Modelling.
International Jowrnal of Management
and Sustainability, 1(2),31-44

Choudhary, P. & Adane, V. (2012). Spatial
Configurations of The Urban Cores mn
Central India. In Greene, M. Reyes, J.
and Castro, A. (eds), Proceedings Of The
Eighth International Space Syntax
Symposium,. Santiago De Chile, 1-19.

Chun-Chang L., Shu-Man Y. & Li-Yun H.
(2013). The influence of public facilities
and environmental quality on residential
satisfaction in Taiwan: Differences mn
neighborhood environment. African
Journal of Business Management, 7(2),
915-925.

Famuyiwa, F. & Otegbulu, A. C. (2012).
Public water infrastructure I propery
prices: an environmental valuation
approach. Journal of Elixir
Infrastructure Management. 5, 11033-
11038. ,

Friedberg, S. (2001). Gardening on the Edge:

The Social Conditions of

Jim, C. Y. & Chen, W. Y. (20

Jones, G. W. & Visayj,

Ling. D. C. & Archer, W. g 0

McGee. T.. (199?) Gl{}bal

Charactenistics on Hoyg, p

- . r
Annual Conference; | 4 v Ty .

Egﬂg

. 06 |
urban environmenty] e]' N Q@
Ernt“

residential housing Prices ; "
L= n s .

China. Journal of Landy,,, S,
Planning, 78,422-434

Ej i
Qng,

: : J ! s P
Urbanisation in Large (¢
Countries: China, Indoneg; €y

India. Clarendon Presg Ox % By, 08

fDrd N

Estate Principle: 4 Wi 0, }.
McGraw-Hill/Irwin publisipﬁrhq
York. 2-5. - &Y

a

Urbanisation and the Emerge, 152

Global Regions. in Watterg e
McGee (eds.) Asig Pﬂcz‘ﬁ[: .dE::
Geographies of the Pacific p;
and Company, London. %

Millington, A. F. (1979). Ins, e
Property Valuation. Pitman Pres
Britain. 32-50.

Nottingham & Liverpool Universitja. o
Literature Review on Peri-Ury,, I{m}
Resource Conceptualisatj, .
Management Approaches. Iﬂitialz,;
Peri-Urban Production gy,
Research. Natural Resources ‘3115;
Programme, DFID, London. 3

Oduwaye, L. (2009). Spatial Vanarg,
Values of Residential Land Usein
Metropolis. African Research Re
An International Multi-Discipl;
Jowrnal, Ethiopia, 3(2), 381403,

OECD (1979). Agriculture in the pl
and management of peri-urhz?: i
(1): Synthesis. Paris. 94.

© ofy

)

8, Gy

Scanned by TapScanne}



Scanned by TapScanner



