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ABSTRACT 

The rental Housing r1Tarket Subsector in se-..reral cities of Nigeria 

is confronted with a lot of' problems prominent amongst which is the 

escalating ra.Tltal prices of various categories of :rental housing .. 

2his study represents an attempt to analyse the factors which are 

responsible f'or these reni;al levels with particular reference to the 

rental hons:i.ng l1k'"!..rket in Ibadan, Oyo State of Higeria. 

Specific objectives of study include: 

(i) To exwnine the socio-economic cl:t..a.ra.cter-lstics of 

rental households :in residential districts of Tbacla.11. 

(ii) To analyze.the rental price levels in the residen

tial districts .. 

(iii) To examine the relative importance of tb.e i'actors 

affecting rental price levels in the residential 

districts. 

(iv) To compare a11cl contrast the e..'Cisti..'l'lg practices of 

rental housing m&"'IBgement between landlords of 

rental :properties ax.c. formal property IllEUJagement 

compa.:r,ies o 

(v) To make appropriate policy recoD:nendations with a 

view to achievi:ng a more functio:r1al, effective and 

e:fficient rental hou_sing delivery systern in Uigeria. 

In pursuance of J::he objectives of study, prirr.ar.1 data were obtained 
; ,, 

:fro1'1 two main sources. Firstly, data on socio-economic characteristics 

of rental households were obtai..7led from qu.estiorrnaires administered on 

renteJ. households in the residential districts in Ibadan. Secondly, 

data. on rental housing management information uere obtained from another 
; •' 

set of' qu,estionnaires ~dm:inistered on a sai.11ple of 50 Estate Surveyors 

and Vcluers at their i:r;ork places. 
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The secondary sources of data includc-d several published documents 

and records o:f' established government corporations,,agencies and riwrl:

stries as well as the Central Banl,c of Nigeria. 

The data :for the study was analysed td th the aid of c1escriptive 

statistics'with respect to data connected with the socio-economic 

clla:ro.cteristics of rental households and data on rental housing manage

ment~ Jn ~ditio11~ inf'erential statistics (co:r-.eelatio-.11 and multiple 

regression).:rere used in analysing the factors influencing rental Jarels. 

The results were supplemented with some sketcheE;; of explanationz such 

as the qualitative differentiation among the residential districts. 

With respect to the high density residential district, the study 

-showed (in tenns of the validation of' the original_ hypotheses) that 

:rental levels ·.have largely been positively i:ni'luenced by income and 

cost of construction. In the medium density area, the only factors 

which were found to hfive positive significant ilu:luence on rent were 
I 

cost of constmct~n, average price index of' building,ma.terials and 

lending rate.. In the low densi t'.t area~ income, average :price index o:f 

buildii1g materir-t] s, lending rate and ini'la.tion rate 't·Tere f'aGto:rs f'ound, 

to have positive significant influence on rental levels. 
I 

Based on the findings of study, appropriate :poll~ recommenda-

tions were of:t'eren ".nth a view to achieving a more fv.nctional, effective 

and ef:ficient rental housing delivery system in Nigeria.. These i."!'J.Clude, 

inter-alia, facilitating land acquisition for housing developmen~, 

mobilising adequate finance f'0r housing development and reducing the 

cost of finance-, developing local building material r~sources, reducing 

costs througµ cheap and functional designs and development of effective 

am 'ef'f'icient rental housing management ana . .maintenance stra.tegies. 
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CH.il'TER ONE 

BACKGROUND AND OBJECTIVES OF STUilY 

1.1 IHTRODUCTION 

The rental housing marke'& is the segment of the housing 

market which is concerned with the letting of /.;housing units. 

There are other smaller sub-markets within this market accoi"Cl

ing to housing types. IJ:hus, we have markets for tenement 

properties, blocks of flats, self contained bungalows and 

duplexes. The other segment o:f the housing market is the sales 

housing sector which re.fers to the market in which houses are 

bought and sold.. 'lhis thesis focusses on tb.e rental sub-sector. 

:By housing is meant here not only the shelter st;r·uctu:re, 

but also the lot on which the shelter stands and the services 

provided to the lot such as water and energy supply, waste clis-

posal, drainage and fire and police protection~ 

The rental housing industry in a. large city can be 

described as a case of monopolistic competition among a large 

group of sellers (Rapkin et al, 1953). The product is differ

entiated by quality, location, layout, rooms per unit, and the 

like. Hence, within each of the smaller sub-markets, di:fferent 

rents may be charged based on the quality differentiations of 

the individual llllits. In general, the number of sellers is 

large enough and the largest firm is small enough in relation 

to the size of the whole market so that the effects of one firm's 

decisions on the others can be safely ignored, and it can be 

assumed that each building owner behaves as an atomistic compe

titor .. 
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2 

1'.he supply of space offered by the rental housing industry 

takes the .form of a dis tr.ibution of space by rent level per room, 

with the higher quality units commanding the higher rents. Within 

this rent, qualit-y distributions a.re constrained only by the housing 

codes. T':ne building owner can "move" his building either up or down, 

depending upon possibilities £or profit indicated by the market. 

He accomplishes such a move by remodelling, by ve.:i:ying his outlays 

for maintenance or operation, or by some combination of these three. 

At the same time, ex:pendi tures by consumers in the .t'orrn. of rent ;paid 

;provide a market evaluation of the services ;provided. In general, 

the higher the quality of housing service ofi'ered, the higher the 

rent consumers will pay. Depending upon the problem~a,t\ hand, the 

output of service in a given building can th~refore be measured 

either by the ar,nual coot of factor inputs or the annual gross rent 

receipts. ()f cou.:r:se, rent and cost are acceptable units of account 

for intertemporal comparisons only ii: we abstract from cyclical and 

Rental housing investment does not exist in isolation. Ra.ther1 

it is in competition, for the available meagre resources, with an 

endless array of investment opportunities in the large investment 

market: Company shares and stocks in the stock exchange, property 

bonds in insurance companies, property shares in property develop

ment companies, debenture stock and of course gilt~e~rsecurities:. 
~,!-'·- - •.• -" ·:!<· - ··--· 

issued by government .. 'lhere are also investment opportunities in 

agricultural production, manuf'acturing and generaJ. merchandising· 

business.. Implicitly, therefore, an investor in rental property must 

have been motivated by certain £undamental factors. Howevex, a very 
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signi!icant advantag~~9 to property owners of investing in rental 

pro_perty is that they can refinance the :property and borrow money 

for other purposes~ such as fixing up the property or using the 

money for other investments or personal 1.1aes,~ 

.111:i.e:i::'lla·i;ive opportunities in the rental housing sub-sector 

include tenement :properties, blocks of flats 11 bungalows a.na. duple.xes, 

and rnaissonnettes. A :prudent prospective investor will study the 

demand patterns in the market bef·ore a decision to embark on dev~ 

lopment so as to provide real estate product that will satisfy his 

investment objectives and a.t the same time to meet the requirements 

of ·the :potential final users. However, no ma,tter the .a.J.texnative 

development op:portuni ties opted :for, a basic consideration to always 

bear in mind is that pxivate housing development for a private market 

is first, last and all the time a busLl'less operation conducted £or 

:p:rofiti; and the merit of decisions is always judged by their effect 

upon profit. 

i'he quality of service o££exed is one 0£ the variables that 

the ,owner of a :r:enta.l structure can manipulate in .attempting to 

maximize his retur,n (Heilbrun.,. 1964J. This quality depends upon 

three elements: (i) the orig,inal .cost of building the structure 

and f)Ubsequent investment .in xemodelling, it e:ny - these ex_penditu:i:.-es 

establish the spaciousness of the apartment units and determine the 

kind and extent of equipment they contain (ii) the level of quality 

at which structure and equi:pment are maintained (iii) the level of 

operating outleys that the owner applies to the given structure and· 

that determines the quality and extent of operating se:t:'Vices he can 

offer. Two other !actors that have important effect on housing 
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quality when broadly defined ro:e the social characteristics of 

tenants and the quality of the neighbourhood as an environment. 

Marketing :cental housing is different f'rom marketing £or -

sale housing, just as marketing single-family detached houses is 

dif.ferent. i'xom ma:t'l.ceting town houses. The tools may be the same 
/~, 

but the techniques a:re. differentY1~.r rental housing,., a :r:ental. z::mnual 

is nomally prepared which includes floor plans, a rent sGhedule I a 

sample lease as well as detailed information on the buildings and 

amenities and possibly information on the developer-ta reputation. 

ln the model rental uni ts1 a d.eveloper would stick to standard. items. 

A developer would not include any built-in-items which would not be 

included in the rental units.. blewspa.per advertising is a mus:t for 

rental housing becav.se people looking for apartments or houses 

always .read the classified adve:ctisements. A developer should not 

overlook the f'act tha.t satisfied tenants a.re typically the be,st 

rental agents. In addition. a simple "for ren.t" sign in front of 

the development can help rent units. 

The developer of rental housing is faced wit..11 a u.riique problem 

{ 0 'ma.ra, 1978 ).. He must consta.11 tl;y m<;JZChandise his pr-oject.. lf 

buildings a.re no·l; adeg_ua. tely maintained and if .repairs a:::e not made 

p~umptly, he m~y be £acad wit.h ma.ny vacant units. 1-u'ter development, 

he is .in a service bU.Bi..'lessd .ildeq~ te management. ia ·mus a rental 

developer's biggest plu1:i10 Supervision of' mainte11ance should ca.:i:.•:cy 

top priority, and most oomplain-l;s, unless they are ro~jox, should be 

handled satisfactorily and quickly too. Tenant committees or assoc

iations can be formed especially in large projects, to keep tenants 

in.formed of :problems or cha11ges in management policies. They should 
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be fora in which to address and solve minor problems before they 

become major ones. From the forego.iug discussion, it could be seen 

that rental housing market by natu:I.'e involves ve:r.:y col!l:plex and inter

acting decision networks with the three key participants being the 

land.lords (erd;repr.eneu:r: oimers), the tenants (consuroars) and gove.r

ment. 

Available li teratu.re on housing in l:~igeria is dornina. ted. by a. 

conc~mtration on E>'111)P1Y tddeo It has .focuszed on the study of 

cons·traints in the Nigeriar1 housing dalive:r:y system and the fo:r.muJ.a-

tion and evaluation of policies and st1"a~egies :fc:r.: :t>ernoving these 

constraints. Con.~traints h,.: .. ;,.,-e been id.entiffod as the :r:elatiYely 

high co.:3t of i..Y.1puts i:n housing developmerd;; th<:::: a:vaila.bilitJ, cost 

and. -te:cms of housin~ fil::Ence, access to and coat, c,J.' acquj_rj.;og title 

to building :plots, limitecJ. oapacit;y- of the build.i.ng indust:cy, as well 

as bureaucratic bottlenecks in the building plan approval process 

(Wahab, 1978; Onibokun, 1976; ·1982, Seymou:r.'~ 197B; Abiodun, 1980; 

Falegan, 1980),. 

The present study J?TO:pose:; to examine the problems of both the 

demand e.nd. supply sides. :I.his a.ppxca.ch d.apa.rts f.1.vm -~he exi:;;ting 
"•, 

practice a.r:.d so f.ills a gaJ_; in the 11Btato o.f the A:ctu. Gn the basis 

of" "the identiLi.ed prcblems, a:r;p:i::-opriaie poli(.;y :i.·ccorur11eudations will 

be made with a. view to balancing the demand and. supply and thus 

achievirlg eg_ui ty. 

Some of the most important decisions of life concern career, 

family ru1d hcrusing. Ti:1exe is no doubt about the importauce of the 

first two, ·out the concern hexe is the housing decision.. Rousing 
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is one of' the three basic needs of mankind and it is the most 

imJ.)orta.nt for the physical survival of man after the :provision of' 

.food. It is also one of the best indications of a person's standard 

o:f living and of' his place in society--, In addition, housing, either 

in unit or multiple form is a significant component of the physical 

form and structure of a community, while the human and family 

content o.f the house is pa.rt of the very spirit of life and prosperity 

of the society (Adeniyi, 1972). 

Housing is among the most important decisions for several 

reasons. Most .families spend over 30 percent of their gross income 

on housing ( lsmail, 1991), which is usually thei.r· largest expense. 

Also, the housing decision has a significant impact on the daily 

life because it determines the amount of time spent in commuting 

to work or running errands, and it has a large part in determining 

our sociaJ. contacts.. Unfortunately, in spite of its significance~ 

housing rei.1ains one of the world's most pressing problems, one which 

is continually growing. 

Housing difficulties,. :particularly of low income gxoups 9 have 

been complicated by conditions peculia:c to developing countries with 

rapid growth, in!lated real esta.te values, s:pecualtive activity,. 

infl'llrigi:.'. of poor immig-.cants e.nd lack of planning. Housing :problems 

and therefore, housing needs a.re manifested in overcrowding, in poor 

and inadequate social amenities, in unsatisfactory and unwholesome 

environmental conditions and urban squalor, in the absence of open 

space, in the over-development of land area leading to the over ... 

crowding of buildings in accessibility within residential areas and 

in the sca.xcity and high cost of building materials (Onibokun, 1982). 

CODESRIA
-LI

BRARY



7 

The problem of housing provision either individually, co

ope;r,,atively or by the gove:crunent is more critical now than ever 

before in most developing countries. Various estimates by the United 

Nations Centre for Housing, :Building and Planning have shown that, 

as of 1970, 73.69% of the World's 3,592 million population lived in 

developing world with housing stock of.' only about 520 million • 

.Another set of statistics show that between 1970-2000, new construc-

tions and replacements in the devel0ping world would be between 886 

to 1,052 million while studies, since 1970, have shovm that the stock 

of new housing added to the old stock is decreasing most rapidly in 

the developing countries because o.f their p:roverty and their unde:r:-

developed economy combined with their poor technological development 

(Olat,0,jµ, 1990) •. 

In Nigeria, in particular, the housing problem in many of her 

towns aod cities is quite acute today. As observed by Wahab (1990), 

this situation has not suddenly occured but there has been a build up 

over time. Past governments' efforts to tackle the problem through 

direct inte+Vention (construction of houses either to let or sell) 

has failed to achieve the desired results. Tb.is failure, he attrib

uted to (i) the adoption o:f high standard o.f housing determined by 

material specification and space per housing unit (ii) the level of 

housing finance and (iii) the interest which home loans have attracted 

over the years from 3% in 1975 to 19% in 1990 charged by the Federal 

Moxtgage Bank of Nigeria (Wa.ha.b, 1990). 

In the country today, the real estate sector of the economy~ 

like other sectors of' the economy,. has had its own negative share of 

the present economic predicament in the country, with the high infl-

CODESRIA
-LI

BRARY



8 

ation rate £urther compounding the pi~blems of housing development. 

Characteristically, it has always besn a quest.ion 0£ perpetrating 

increase in vacancy rates and reduction in rental incomes of luxury 

pro,Perties. acute shortage and escalating zents of low and middl.e 

income rented accommodation and astronomical rises in the prices 

o:r building materials for construction and maintenance (Aahaolu,. 1986). 

The crisis in rental housing has come to -the i'oret'ro:nt in many 

urban cent.res i,."l 1~1eeria.~ Concentra.t;i,on of ind.usti•ies:r employment 

op:porlunities ex1d other basic human in.t'rast:mctures in a few state 

capita.ls and other advantaged. cities act as a pull i'actor causing 

an uncontrolled mig:rat,l.on f:z:om the rural areas to these .few urban 

centres,, l:'erhaps, one of' the important :problems created by this 

uncontrolled migration is inadequate housing •. Various studies have 

shown that inadequate housing is the consequence of rap;td expansion 

o! tr-:·ban population (Habogunje, 1984; Abiodun 1976; Onibokun, 1986) •. 

The lJXOblem of inadequate housing is compounded by the devaJ.ua

tion of' the .uaixa through the ForeiBD &.ohan,ge Market which has 

retll.uced real income,. With :reduced real income and high rates o! 

i£ at all, towa....ms the building or purchase 0£ its own house., 

Th.e:re is a large dis:pari·ty between the huge cost of housing and 

the income of prospective home owners. 'I'o illustrate the enormity 

of the problem. Wahab ( 1990 ),, compared the cost of a wing of a 

duplex at the Dolphin ~'Cherne in Lagos which was N.8501000 with the 

N2S 5000 consolidated annual saJ.a.ry o! the hireetor Generals in the 

Public sector end suggested that to bring about noi'illalcy in the 
• 

housing market and ;promote a.fi'o.rdabili ty, it would be necessary 
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to either .reduce housing cost .or.) increase the income of the people 
~~~ ..... 

sub£ttan tially. .F1.i.r·the.r:more, many rental !)rope:r•ty owners are concerned 

that operating expenses are increasing i'aster than their rental income. 

A_part i'rom ·the problem o.f in.adequate supply of housing and high 

cost o! ruaiutenanc~, the tenantsi· who are. al.ready £aced. with soaring 

coat, o! living undex the austered climate, a.re dist:u.rbeo. with an 

excessive. house .rant in :relation to their ear.nir.:gs~ The consensus 

of o;piuion in Nigeric;. is tbat rapid urban growth has seriously aggraJ!"' 

va ted the sho:rtage of dwelling units i.r\. the coun.-tZ"J resulting in 

ovexcJ:>owding·,. high rent,, slum and squatter settlements ( Onibok:un, 

1990)., .As obse:i:-ved in tli.e ~;li:t'd. Mational Develo:pruent Plcin: u.As a 

resu.lt of acute sho;dage of suitable :centaJ. accommodation esJ,Jecially 

:foi: the low i.uc.ome .g:roul)s ;j.n our major cities and towns, rents a.re 

extremely hi©"'l and the a.\rexage urban 111orker c.ften has to pay as much. 

as 40 _percent oi: bis reon-thly income in rent4 This is a major fa.otor 

in the d.isto1•tion of inco:me distribution in favour of the propez-ty 

owning cJ.ass and constitutes &"l obsi;acle in the :realisation of one 

oi' the long--~te:i:m goals of: ou.1.· clevelopnent effort .... t.11.e attairl.I!lent of 

a just and. egalitarian society.... Tbe:re is no area, of social seJ:"V"ioe 

where the urban worker in Hi.seria now needs relief more desperately 

than ho-usirigil~·-(:Th.i.s ·sta(j;ementi itJ ·more·viiHd iod~j the.11 when it ~ras ntlde •. 

~'ubstau·liial porticn. of hous~hold budgets a.re .spent on ho.using 

and :t:-ela.ted seX11icas$ no·!; only among weal thy but also among J)OOr 

households. On a-verage:; households spend between 15 and 25 per cent. 

of. their total expenditure on housi....:1.g (World ]ank, 1980) although 

the sha.:r:e tends to be low,?r in some co11-YJ.t:t.~ies and may vary conside.r-

ably between arid idthi.n income €1.'oups. Presently in Nigerie,, 

per.cent~e of monthly income paid as rent has risen more than the. 
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recommendation worldwide that no employee should have to pay mo:r.e 

than 33"k% of hi.s i.ncome as re:a t (Ismail"' 1991 )... T'ne shortage in 

the sup1Jly of 1101.1.sing has made thi.s goal seemingly v.na:ttainablet> 

ils a result of this problem of e..x.cesslve house rentii some 

states in Ni&':l:r.ia hzwe !)ro:posed edicts on rent oo.nt.rol as a short

term solutione The edicts t.hreat~.n to curtail needed re1.1t increases 

and clear up the current imbalance of demand and supply of rental 

properties.,.. However, the enactments of rent control or~inances have 

cau.sed. concern arnong ar>artment owners ax1d investo:r.s on whose assess

ments of fu·hure income, dec..i.sions about the constrilction of new 

structuxes de:penct heavily~ 

There a9p~ars a fundamental reason why landlo:cds often fail~ 

comply with rent .regulatic,:os. The p:t.'inCiJJal gri:.:vance is that a.uth-
r· 

orized rents in l!!1l?lY cases continue to rem;;un ~zen · at leveJ.s which, 

because of inflation, long ago become obsolete. They, therefore~ 

demand key money ox othia.l' i'o:l."ms of supplemeuta:cy :pa;yn1en-ts from tenants 

to bridge the ga:v between conti.vllG<i and market level rents. .Fiir'che:r-

mo:r:e 11 rent cofft.1.-ol O',i; its p.1:os:pects, adds an elemer,t o:f uncertainty 

to estimates o.f' .future :r:e11ta.l income. 'lhe unoertaiuty and co:i.1ce:m 

exist even though most rent control ordinances :proYided foi: the 

possibil.ity of some rent increases. Uncextainties exist concerning 

the types of cost i:nc1:eases tha:& landlords will be pe:rrni ·t:;ted to pass 

through, the -proportion o£ such increases ·that will be allowed to be 

reflected in higher reuts, &~d the speed with which political bodies 

charged wi·th admini~tra.tior1 0£ i-errt control ol.'dinances will :r.-eaot to 
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landlord petitions. Critics of :rent control :regulations have 

also asserted that the ordinances worsen the existing inadequate 

supply of housing accommodation, adversely affect the ability of 

the landlo.rds to maintain their properties and that rent regulatio:o 

has actually graduated to rent .freezing in some states of the 

country •. 

~ere are also p:roblems related to g'Ove;mmen-t policies. 

I'ast governments' efforts to solve the problem has not produced 

the desired results. It has even been observed that the various 

governments of the Federation, through their actions and issuance 

of policy statements had unwillingly added to the problems of the 

housing industry (Onibokun., 1990). Three areas identified by 

Onibnlrun inc.lude: 

(i) Undue delay in the building plan approval process 

(ii) Sub-division of large building contracts into bits (in an 

attempt to encourage indigeneous contractors to grow) which 

makes economics of scale unattainable. and 

(iii) The imposition of turnover tax on the housing industry •. 

The .forces which presently militate against a solution to the 

housing .:problem are philosophical and practical. First, there was 

inertia on the part of the state to accept social responsibility 

to provide housing for the masses. When finally the responsibility 

was accepted, a Land Use Act was promulgated whose operation was an 

anti t}i~~1s '1 to the objective ,of providing housing for the masses 

and the antithesis manifested itself' in the disaster which the 

Second Republic (1979 - 1983) produced as its housing programme 

(Ismail, 1991). These were estates which were wrongly located and 

which lacked infrastructure and which therefore did not meet the 

immediate needs of those who required housing. This simply 
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amormted to misaJ..location of scarce resources. The practical 

problems include t.he high cost of land and a difi'icult suppl.Y ~

process for those 1·1ho are able to pay the high cost. fuere is, __ i 

also the high cost 0£ bo:r:rouing. 

From the above, it is submitted that housing is a multi

face,i;ed problem whose solutions should be i'ound through a comprehen

sive eY.amination of the various factors (legal,. institutional, 

technical, etc • .) which cont-ribute to the problem. Briefly, the 

problem is the need to ensure an aclequate supply (g_ualitatively and 

quantitatively) of houses to match an ever-growing demand so as to 

produce rents which are reasonable to meet the resources of' various 

income groups uithin the comrnv.:nity and which are equitable in terms 

of returns to investors in housing. 

Several questiop_s are con.sidered relev-ant in the light of the 

above exposition: What are the problems of rental housing market 

in Nigeria? What are the factors responsible for the skyrocket"i;ing 

prices of rental accommodation in Nic,veria? In the light of the 

identified problems, what is the attractiveness of rental housing 

as an investment medium compared t-lith other investment oppori1.mi ties? 

What has been the. impact of the various government policies on the 

housing sector - particularly the rental sub-sector? Finally, what 

:whould be the appropriate policy directions with a view to creating 

a more functional and effective rental housing delivery system in 

the country? This study is intended to address these pertinent 

questions among ot ... riers. 

1.3 OBJECTIVES OF STUDY 

The study is designed touards accomplishing the following 

objectives: 
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(i) To examine the socio-economic characteristics of rentaJ. 

households in residential districts of Ibadan. 

(ii) ~b a.nalyze the rental price levels in the residential 

districts. 

(iii) To examine the relative importance of the factors affecting 

rental ~=ics level~ in the recidential districts. 

(iv) To compare and contrast the existing practices of rental 

housing management between landlords of rental pxoperties 

and. formal property management companies. 

( v) To make appropriate policy reoo.wmenda tions with a view to 

achieving a more functional, e.f:fective and efficient 

rental housing delivery system in Ibada.n. 

1.4 JUSTIFICATION OF THE PROPOSED RESEARC!l 

This study can be justified on a number of grounds. Although 

a lot of studies have been conducted in the area of housing market~ 

many 0£ the studies did not pay attention to economic logic as 

would interest an Bstate Surveyor and Valuer • .A1tt;hough some of 

the studies (Onibokun~ 1978; .Abiodun, 1980; Nabogunje, 1984) show 

that inadequate housing is the .consequence of. rapid expar1sion of 

Ul.'ban population, a closer look at the property market shows that 

the situation in the market is more than that of inadequate housi11g. 

Since the ailing nat;ional economy has crippled the aJ.rea.dy 

risky property market and with the prime :position of housing in 

human life, the need to understand the forces threatening its r. 

continued prodllction and .maintenru1ce cannot be over-er.iphasized.. 

Su.eh a study would in tul.'11 help to illuminate a fair assessment 
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rental housing as an indispensable source qf housing supply. 

Jlli....")?ectedly, auch policy formulation should be informed by a 

-careful understanding of the behaviour of ;pa.rtici:pa.nts in the 

u.rban housing markets.. In.fact it has been argued that little 

ini'ormation on market, beha;riou:c is avaiJ.abl8 to policy Eiake:rs o! 

developing countries .. 

Such basic inf o:t·nH,~tiou is needed £'or improved p:r;·oject design 

a.rid even more importantly, for improved. secto~1'1:ide. __ pol:rci~~s) 

Furthermore, the ge:ne:ral apprehension of the slump in )?l.'Operty 

market requi:i:·es an iz1de:pth undei·standing via empirical stuey to 

illuminate realistie policy ciirections. Such study would also 

enable us to get acquaiuteci. with the ob,jectives! cons·traints and 

_possible reactions to t..he preseu-/; developments in the market o.f 

the dii'feJ:eI1t interested groups in the rental housing- market. 

Housing markets are loca;J.;,sand. diverse., Wha'G is ·l;:i:-ue :i.n one city, 

even within a cou:ntJ::y is not necessa.x-il,y true ~+ another, so it 

j_s justlfied to .ex-tenet :cental housing market analysis to a wide 

va1:iety of places. 

For the estate surveyor and valuer to oe able to offer 

proi'essional acLvice t0 the different interested.. participants in. '-; 

the :rental housing market, he must ·be versed in its current OJ?er

atj_on which necessitate.s an em;i?irieal study as proposed here. 

Finall;y, active and efficient government intervention in the 

housirlg markets :req_uire detailed knowledge 0£ housing market 

parameters and problems.. lnfa.ct 1 in <levelopecl coootriGs, gove:r:n-
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nments have sponsored major studies of housing markets which 

were explicitly designed to i'acilitate choices among aJ.temative 

housing policy instruments. In Nigeria most of the existing 
a:r!,:! 

studies on housing market7rarely linked with policy applications. 

Fu:cthermore little is known concerning the impact on housing 

demand of institutional !eatures of' housing market such as the 

availability o.f housing i';i .. na.nce, rent control, or laws. and 

practices concerning tenure and occu).Jancy .:eights, and little is 

.known concerning the role of' inflation on housing demand. ~e 

present study will help fill this gap in knowledge. 

1.5 Mb."'THODOLOGICiU. ISSUES IN THE STUDY 

The xeseaxch pz·ocess aims at arriving at de:pendabl.e solutions 

to problems through the planned and systematic collec"tion, analysis, 

and interpretation o.t da:ta. Acc.:ol:'d.ing to Churcbltill ( 1979), -thus .. 

process is a sequence of steps comprising of the !"ollowing stages: 

(i) .Problem formulation 

(ii) Research design 

(iii) Determination of Method of Data collection and design 

of data collection methods 

(iv) Sample design and data collection 

(v) Research report •. 

!!he methodolo5y utilized in accorn1)lishing the above sequence of steps 

is norm.ally detexruined by two factors: The :pu;r.pose of the research 

study and the nature of the problem to be investigated~ It is 

hi8h].y esse11tial that there should be congruence between the problem 

being investigated ;md · the methodology utilized a. Chu:r.chill ( 1979). 
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also identii'ied the basic considerations involved in the choice 

of analysis methoda According to him~ one useful classifioation• 

of these considerations is that the appropriate technique depends 

upon (i) the type of data.~ (ii) the xesearch design,. and (iii) 

the. assumptions 1.mderlyirig the test statistic and its rela·ted 

consideration, the power 0£ the test. 

M.oler (1980) provides much tigh:ter olassi.fication of' the 

resea:r.·ch process into three categories namely, theoretical, 

empirical and nomative; cllld labels them as levels of auaJ.ysis 

while at the same time emphasizing that they are interrelated and 

complemen taxy. 

ln the ligh't; of the above e.x.posi tion, the following methodology 

will be u.til.ized in accomplishing the :t>esea:i:-ah obJectivesi 

(i) The theoret:i.ca.1 aomponen·t 

(ii) IJ:he .e:inpirical component 

The theoretical com:ponen t will prov-ide thsoretical models upon 

which a conceptual i'ou:nda.tion can be built f'or the empirical . .,.. 

lmrel o.f analysis.. The conceptual £.i·ameworlc would establishc0 

the relevant variabl~)suggest the possible relationships among 
• ... .1. 

the variables and h.ighli,zht specific hypotheses which need to 

be ilrtTes tiga ted in this study. •. 

(i). Q.uestionnai.re SUl:v-ey of a sample o! rental households and 

estate surveying and valuation firms in J:badan with a view 

to eliciting their views on issues concerning the rental 

housing market. 

(ii) Pexsonal in:te:.cviews of' the o!i'icials of the Estate and 
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Planning Departments of .Minis try of Lar1ds and Housing, 

Ibadan, Oyo State,, @i'i'icials of the Property Development 

Cor:poration,. Ibaclan, Oyo State,·i,. Officials of Estate , .. 

Department, lbadan Municipal Government, £'1a;po Hall, 

officials of Estate Department, Ibad.an Municipal Planning 

Authority, Ring Road 11 Ibadan, Officials of Lands Deed 

Registry, Ministry of Lands and Housing, Secretariat, 

.Ibadan and the Estate Surveyors of the Federal Mortgage 

Bank of Nigeria., Hing Road, lbadan. 

At the normat..i.ve level of analysis, the purpose is to 

synthesize the p~oeeding two J.evels of.' analysis. 2.his is 

the level e:li which distillation and evaluation of f'indings <-.:.r) 
are carried out. upon which appropriate policy recommendations• 

Having examined the implications of the results for future 

research,. an attempt will be made to discuss the direction 

that future :research should takeo Also, the practical 

implications of the stu.dy for the urban rental housing 

market in lUgeria wo~d. be pointed ou:t in this £inal stage 

of the discussion. 

To ca:rry out the above levels of analysis successfully, we\ 

would need certail1 pieces of infoi"Dlation. this is the focus of 

the next section of this chapter. 

1.6 SOURCES OF DATA 

The study will be based on data to be collected from two 

sources viz: Primary and secondary sources. 

ihe primary source will consist of structured/open-ended 

questionnaires to· be administered on rental households at their 
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dwelling places and Estate Surveybrs and Valuers at their work 

places. The secondary so11-"Y>Ce will include the Ibadan Land Use 

Map to be collected from the Ibadan 1'Ietropolitical Planning 

Authori·ty, the Ibada.n base Map (Street Guide)~ property manage

ment files 0£ Estate Surveying and Val.u.ation Firms., Of'f icials 

documents and ~ecords of established government corporations, 

agencies and ministries, journals 0£ ;financing institutions, 

books journals, newspapers and magazines and other relevant 

literature. 

One ba.si~ issue that will guide the choice 0£ ini'orma.tion 

required £0:r: the study is that in assessing dwellings, housing 

will be seen i.11 its multi-dimensional nature, that is, in .rela

tion to the ove:call environment. Housing should include, therefore,. 

the dwelling structure and design, the housing services., the inha'!'" 

bi tant subsystem. t.'lie neighbourhood subsystem and the overall 

management subsystem (:!}'*N.04; 1975, Onibokun~ 1973). All these 

variables will have inf'luence either :positive o:r: negative on the 

inhe.bitants• state of mind. 

Based on this and relevant to the studyy the questionnaire 

survey will elicit ini'o:r.ma:tion on the enumeration districts, 

household che_-r:acteri.stics,. dwelling structure and design housing 

services and utilities,, rental price levels, public utilities 

&n~ the neighboUJ:."'.hood environment. 

1,.7 PLAN OF THE STUDY 

In the light of the ex-position .about the nature of the 

p::r.ublem to be investigated. in this swd.yi; the research o"tljectives 

CODESRIA
-LI

BRARY



19 

and the methodological issues 0 the remaining part of this thesis 

is laid out as follows: 

Chapter two focusses on a multi-disciplinary review of 

relevant literature. Here attempt is made to review the pertinent 

literature and to assess the extent to which the various perspec

tive could be useful with respect to the problem being investigated 

here. '.L'b.e chapter uses some theoretical models to build a concep

tual framework which attempt to integrate the pertinent variables 

from the perspectives based on ·Ghe fundamental criterion of concep

tual relevance to the research problem. 

Chaptei· three :f'ocusses on the case study - Ibadan the Capital 

of Oyo State and its residential sub-markets. Issues examined 

here include the historical and geographical background of the 

city, the land use :patterns, the types and pat·i;erns of Hesidential. 

Development, the trends in rental values, .factors influencing the 

rental levels and the residential property maintenance culture in 

Ibadan. Also exaiuined are issues in rent reviews and the landlord 

tenant stal\7r.!!Q,te where landlords personally manage tenanted 

properties. 

Chapter four examines the research methodology. Issues 

discussed here include the nature of the data to be used in the 

study., the samplir1g procedure and the analytical techniques 

employed in t..rie study .• 

Chap·ter five examines some socio economic data relating to 

rental households in the rental submarkets of Ibadan. 
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Chapter seven presents the statistical results while 

chapter eight distills the empirical results 0£ the earlier 

c.hapters upon which :policy recoIIllllendation ancl rental housing 

:policy measures are based in chapter nine"Q, These recomenda.

"tions and summa...."7 of findings,: concluding remarks and suggested 

future .reseaxch. di:L·Eiction axe cove:red in Cha.J.)ter ten .. 

1 .. 8 Sffi1'ID-1ARY OF CHAPTP:.R 

· · This is the introductory chapter of this .study.. \Ihe 

purpose is to :present the ob,ject and the p;J.an of this worka 

Issues dealt with include the problem f'ormulation 1 the 

objectives of study t justification for stud.y and the method

ological issues of the stl.tdy.. In the chapter which follows, 

we will i'oous on the theoretical and conceptual .framework of 

the study .. 
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CHAPTER TWO 

WEX)R.E.'TIC.AL AND CONC.EPTUAL FRANE,'WOiil{ 

2 •. 1 IN'J!RODUCTION 

The purpose of this chapter is to build up a theoreticaJ. 

foundation £or this study th:r:ough an extensive and multi-disciplinary 

review. 0£ ;pertinent literature. It is ho.Ped that through suoh 

review, we will be able to indicate the focus or orientation 0£ 

previous studies~ the metboc!.ologies ado1Yted Lll these previous 

empirical studies,. the :findings of such i:ttldleis' the models tested 

and by so doing identify gaps and limitations that will be considered 

relevant for this :present study,,. Such a review wiJ.1 also ene.ble us 

to build a conce:ptual .fr~ework Ul}on which testable hy:potheses can 

be formulated., 

2.2 REVIEW OF ~EV}J:iJT mvll?IRIC.A_k s.~»»s 
Housing markets have been more intensively studied in the 

developed countrieses~p~cialJi in the united States and Great 

Bri tain(l:Ui'fike~~~> the developing coun·i;ries whe:r-e there are .few 
' •• :"' ,I'. -

em?irical studies. The central concern 0£ such studies have been 

to establish the relationship .between residential location 0£ ci_ty 

dwellers and the di.f'feJ:ences ii.1 re:a·tal price levels in relation to 

oth~:t.· spatial economies sueh as accessibility, household income 

and expenditm=a. l!ur examrles,. see Quigley ( 1979 ),C} Weicher 

( 1979) and Deleem{'}( 1971 ). 

The assumption made as regaius the relationship is that in a 

housing market equilibrium, a given dwelling is occupied by a 

household which offers the highest rental for it. Thus the function 
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giving the rent -afters of different households is a crucial 

one for finding an equilib:r:um allocation of households to dwelling 

of different types.. l!1rom the comparison of these rent - offer 

fUnctions of' different households, the £unction relating dwelling 

xentaJ.s to size in a market equilibrum is easily derived., Gener

ally, a household xent-offe:rs 1unctions a.re related to household 

ilicome, ex.J,euditui·e on oth'.a!r e;oods, location of employment and 

acceesibili ty to other places of il.rte~cest., The ::C6!li:!.tio1:tships are 

subject to difi'e:r:ei1t. and con.flicti.ng i:uterpreta.tiorns and therefore 

allocation o;f households to d.i:fi'erent dwelling types based on 

rentaJ. level cannot be explained singly by just one rent-off er 

function but instead by a combina-liion of them. 'l'his approach has 

been :pursued by past scholars when trying to relate the rent-offer 

.function to the various residential patterns. 

Therefore, in order to understand or explain the residential 

location .of city dwellers, it is necessary to examine the rental 

differences that ieave them .indifferent among locat.tons with 

dif.f'erent. accessibilities. Thus Nelson ( t973) arg11ed that models 

that derive compensating rent dif'ferentals have been used for this. 

purpose.. Su.eh modeJ.s .focus on the differences in transportation 

cost at different residentfa..1 locations in urba.n tU"ea. Rent diff

erential among residential districts are then assumed to compensate 

:tor these differences in transporta.tio1,. cost$ ... In measuring such 

rent dii'i'erential among districts~ the approach has bee11 to use 

cos·t incurred in movement to a single central location within a 

city. 
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The adoption of such an approach has some inherent weaknesses. 

ln the .first instance, there is over-simplification ·of trans11orta

tion measurement. Accessibility is usually expressed as the 

physical- distance to one central location. Obviously, accessibility 

should include much more than a central point distance and the 

physical distance measures. Consideration should be on accessibi

lity to different locations such as employment modess public 

f'acilities., fxiends and relatives locations with :tespect to a 

particular household on one hand, ~d the cost and the time taken 

in getting to these locations. ,(~ee Osagha.'e_,' Igboko and Fad.are, 1993) 

Secondly, the 'Weli'al'e loss to the residents cattsed by a 

grea·te.r t:r:avel distance to a central location is not measured 

a:ppropriately by the increase in total transportation costs.. If 

we consider an extreme si·rua'tion where transporta-tion cost decrease 

with d.istanoe from the ci·by centre due to a r-a.pid fall in the number 

of trips made as the cost per trip rises, then this would lead to 

ina;ppropriate conclusion a.'!Jout the behaviotU' of rents. 

It has ·been argued that i:t' travel cost to work are nil or very 

low, households will be J?repa:r:ed to pay the highest rents for acco

mmodation and there.fore live very close to 'liheir workiJ.1g places •. 

.Bla'rlk and }iiunik (1953) 1. f'o:r..· exe.mple, noted thc1 .. t the most import ..... 

ant !actor in dete::cmining where an individual household will locate 

is the disi.:ance f:rom his or her job or business.. i1'rnest and :li'isher 

( ·1964) also s.£ree that the uos·~ i1il:portant .factor in analysing a 

local housing market is the distance to employment centres. The 

as$e~·tion was aupported by a. 1964 survey conducted. by the University 

of Michiganis Survey Research ~entre in which more than half' of' the 
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the sampled population said that living close to the head of 

household ''s place of' work was important, and almost one third 

..felt this to be a very important factor (Lansing and Mueller, 

1964). 

As a fAllow-up to this observation, Balchin and Kieve ( 1982 ), 

used the "Travel Cost and Housing Cost Trade-off Theory11 propounded 

by Wingo (1961) to explain the changes in residential locations of 

urban dwellers. The theory ass1.U11es that households of the same 

income group will be prepared to pa;r ove:t\,a;:period of time the same 

real aggregate cost of travel and housing. An increase in travel 

cost foz the households may le.ad to migration into areas of lower 

price houses.- On the other hand, if travel cost dec.reases, the 

movement will be to a more expensive housing.. This theory assumed 

the normal working of the price mechanism which implies that the 
~ 

very high residential values7close to the Central Business 

District (C.13.D .. ) and the low in the outer sub-urban ... 

Households are therefore faced with the problem of justaposing 

these various ren.t o.ffer functions to determine its equilibrium 

location in any :urban centre.. 1l1is is evident in Alonso•s theo;cy 

oi' urban land market, whexe he claimed that 11satisfaction is the 

relevant criterion of optimal location" for households faced with 

residential choice. For a household, given his income and his 

patter.a of taste will seek an optimal location to balance the 

rental costs a:nd bother of commuting against the advantages of 

cheaper land with increasing distance .from the city centre. 

"Taste" i11 this regards has consideration for many households 

needs that axe competing for the household•s income. Therefore, 
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the bid rent curve of ind-ividual Hill be such that :for any given 

curve, the i.'lldividual will be equally satis:fied at ever:1 location 

at a price set by the curve (Alonso, 1950). 

Studies P..ave shmm that renter households respond strongly 

to real income and to the price of housing sa.-rvices relative to 

the general price level in their decisions about the quality of 

housing services to consume (Deleemf and Eka.nem ( 1973); Turner 

(1972); Muth (1978). But opinions vary widely about the price 

and income elasticities of demand of housing. Some researchers 

are of the vieu that since housing is a necessity in some sense, 

then the g_uantii.--y 0£ housing demanded changes less than propor

tionally in response to change in :price or :u1come 11i th respect to 

price and income. In this school of thought is Horton (1985) .who

opined that t1because of the-absolute necessity of shelter, housing 
< 

stands with foocl very high in the order of urgency. Housing expen

diture acco:ro.ingly do not bear a constant but a decreasing ratio 

to income". Maisel (1953) offers a similar opinion.to justify her 

belief' that "housing demand is highly inelastic with respect to price". 

fut the converse is generally true as many studies bave show··.a that 

hi~ income hoi1seholds do not have ta trade-off travel coats and 

housing cost - they can afford both. The rich ~enerally pref'er 

housing.ia·A;he sub-urban where they can benefit from a better 

envlronment and open space and where they can segregate themselves 

from lower socio-economic group. It may only be within the outer 

areas of the cities that sites are available for the construction 

of new and expensive residential diielling •. 

Rather tha.~ using accessibility to explaining residential 

differentiation, some researchers have evolved the use of socio-
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economic status to the explanation of residential differentiation 

in cities. 'lh.ey have suggested a gradient of increasing status 

with distance from the city centre (Johnston, 1973; iinsa, 1980) • 

.Ansa found out that income and education are very significant 

variables in explaining differentiation in his study of Calabar. 

:Becker (1965) caxne out with a modified tecli.nig_ue to urban dwellers• 

decision making to the theory of residential location. He postu

lated that the relationship between residential location and 

housing rent can be constrained by the introduction 0£ household's 

income. This oan be called the "Consumer .Full Incomerr which is 

equal to the ma.'l(lJJ!lJ..JJI income the consumer can eam. 

Tuccillo et at (1982) focussed on various housing policy 

inst:rwnents and analysed their effects on housing markets. The 

scope of their work is limited to describing programs and policies 

that influence owner-occupied mortgage financing in some way, either 

directly through the behaviout' o:f mortgage market institutions or 

directly by subsidizing th.e borrower1s interest cost. 'lhe authors 

consider understandi..'"lg o.f the effects of the various housing policy 

instruments and their interactions important in several ways: 

F:i.rst because it improves the formulation of efficient housing 

policy; Second because macro policies a.re often based on forecasts 

of housing activity that .implicitly or explicitly model the effects 

of these policies on housing :production, and third, because the 

sorts of changes discussed are likely to change important para.meters, 

making old regressions obsolete. 
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The basic framework is taken from Fenner and Silber (1973). 

~e argue (i) that mortage market policies interact some reinf'

orc±'ng ea.oh other and some cancelling each other out suggesting 

the ;i.mportance of co-ordinating J?Olicy (ii) that the use oi; two 

:policies tha:!; individually might improve the mortgage market 

c.ould, if pursued si1nultc.neous1y, be much less ef.fec:'bive and 

(ijj} t.l-iat policies th~t tU'C effective in one ir1stitutional 

climate may· not lie effec·tive in another.a 

The autho:i:'s concluded. (i) that the interactive effects of 
-

these ;policy t;y-pes mem1 that the imJJact of any particular set 

of act.ions is /i}kpendent en t..l-1e specific sup;ply ood. demand rela

tionships present in mortgage !fl.arkcts at "bhe time of' the :policy 

measure.. This{;Jsugge,-d:;s that the use oi' forecazt:iJ.1g models to 

as2ess policy will :produce misleading .resuJ.ts unless the :pa.J:'21-

meters of those models are flexible enough to accommodate a 

r...imber of situations (ii) that the interaction of various policies 

req_uires a co-01.-tlinB.ted ar,proach to policy making lest the intended 

goa..1,i of one· poJ.icy be u.n:l.ntentionally thwa.J:ted by the impact of 

another1' 

.Eackhoudt ( 1982) investigaJ;es the effects of income-level 

u1.1ce:dainty on -..u:ban household behavioUJ."• 'Ihe principal pu.rpose 

of the paper is to explore tih8 theoretical issues that emerge 

when unce.rtainty affects residential housing demand. and locatio:o;, 

issues that are in t;eres ting in thei:r own right.. IJ.he exercise is 

not without empirical interest, however. .At present. in many 

couni;:r:ies, une.mfloymen t rates. are 1:ela ti vely high, resulting in 
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uncert~,.;...-.ty on households income level.a. That such uncertainty 

can theoretically affect housing demand and desired .xesiderl'tial 

location in ui•'ban areas may be woi·th iuvestigati.ng empirically • 

.ln econo.metrip argument i'oI- ·the empii.~ieal significance of 

·the model is noted ,in the concluding :par-t of the work. The model 

is silliilar to but, e1,cept the .intxoduction of u.ucer-tainty., ,simpler 

-than -those of J.Uo:uso and i':U.lth. and a compa.rative static analysis is 

p1:ov,;l.ded. • 

.Arldru.lis (1982) consid.exs the decision of an individual 

household to change either its residence,. its workplace, or 

both, within. an urban a.rea, when there is uncertain-l;y regarding 

the future characteristics of ·the new job or the new' .residence .. 

The decision 0£ household to change either its residence, or its 

workplace, or both .aimulta.neously, is treated as an endogeneous 

decision made in the presence o! uncertainty xega.rding the future 

charac·texistics. o.:£ the .new job or residenc.e.. This is analysed 

within a model which is explici ty spatial. lli.sk aversion is 

tound to have implications .for equilibrum location and the 

decision to move,.. li\lrthe:r:, the cos"!ifo.f risk are qualitatively 

di.f.ferent from those of transaction costs and changes in commuting 

costs. 1Ihe emphasis is upon the role of uncertainty, expressed as 

the cost or xisk1 but other costs of moving are also considered, 

notably -transactions costs and changes in commuting costs. 

Ke1.1t ( 1983) showed. ·the relationships be·tween income and p:r:ice 

ela.stJ.cities which incorporate various combinations ot the three 

decisions pertaini~..g to the demand i'or housin~.. These decisions are 

(i) household formation (ii) tenure choice and {iii) how much housing 
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to consume, given the household £0.nnation and tenure choice 

decisions. Kent's work is important because previous works in 

the area had some inadequacies. For example, Jaffe and Rosen 

(197~) in developing a small model 0£ the housing, mortgage and 

deposit sectorf? of the United States economy, di~ tingui.i..iih ( t!i" 

household formation and tenure choice decisions. In discussing 

the demand for housing, they use the number of' units as the depen

dent variable; they do not discuss the third decision above. 

Jaffe and Hasen do not discuss the relationships between 1ncoIDe 

and price elasticities incorporating various numbers of the three. 

decisions. 

Similarly, in discussing housirie; demand. Ilyatt ~ ~ 

( 197~) recognise that elasticities VaX;/ depending upon how many 

of the three decisions are incorporated into the equation estim

ated, but aJ.so do not show the relationship between the various 

elasticities •. 

Brueckner (1986) developed a theoreticaJ. housing model 

embodJ'ing the approach o:f the hedonic price literature. Instead 

o.f £ocussing on scal.ar "housing service" consumption measure, 

the model portrays housing as a commodity with two attributes; 

floor space and yard space. Developers react to a consumer bid

rent function, which relates dwelling rent to floor space, yard 

space, and location, in choosing the profit maximizing character

istics of their housing complexes. The spatial behaviour of the 

developer's choice variables is investigated (an interesting 

question is whethex yards are larger farther from the urban centre), 

and a comparative static analysis of the housing market equilibrum 
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is :p1·esented. Brueckner's approach difi'e:r: from the hall mark 

of the thriving theoretical literature on urban spatial structure 

begun by Alonso, Muth and Mills which is the assumption that 

consumers purchase a unidimensional commodity called "housing 

services11 which is produced with inputs of land and capital. 

In c0ntrast, the growing empirical hedonic price literature: 

Quigley arnl Grether ( 19 ) and l'-'lieszkowski ( 19 ) is based on 

the assu..mpti,on that housing is a multifaceted coilllliodity whose 

consum]!tion cannot be captured by a scalar housing service 

measure. Erueckner's work is very significant. Al though hosenL 

( 197~ provided an abstract analysis of the market for such a 

commodity, which we viewed as providing "implicit" markets for 

r;t.a-e-=_-?.:;01Ti!Ilo:ci~~y!·~ _vt:.r_i?~!? _ci'litributes, little effort has been 

expended analyzing ·theoretical housing models embodying the 

implic_it market appl.'Oach .. 

Bruechner's woxk help tie together the divergent strands of 

the housing economics J.itera.ture by p:rovid.ing such an analysis., 

Jin urban spatial model is developed in which consumers value two 

housing a.ttributes; floor space and yard space. Housing develo

pers take account of the consumer bid rent function, which relates 

dwelling rent to floor space, yard space, and location, in choosing 

the :p:rofi t maximizi..YJ.g characteristics of their housing complexes. 

A principal goal of the analysis is to describe the spatial beha

viour of the developer's choice vaxiables. For example, an im:po1.-

ta"llt question is whether yard sizes in the model realistically 

increase with distance from the central business district (CBD). 
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The paper also );)resents a detailed comparative sta.1.ilistical 

analys.is of the housing market equilibi."Ulll, providing o.ne oi' the 

few exi.sting exa'1lples of maxket equilibrum analysis in a Pi.osen 

type framework,. The analyses establishes that many o;t: the results 

derived by Wheaton (19SZ) £or a simple urban economy where land 

and a composite commodity are the only consumption goods, also 

emerge in a more complicated and .:realistic model. 

Ey making yaiu space a choice variable 0£ the housing deve

loper, the analysis .-l!n 13.rueckner•s work also eliminates. an 
I 

unrealistic .fea.tuxe~ of the standard urbau model. ln the stand-

ard model, ll.ousing services (which are best thought. of as ·the 

services derived from floor spe.ce) are produced with inputs of 

capital ]1 and l~"ld 1 accord.i..."lg to a constant returns function 

H(.N, 1). 1iJow for this production to be well defined• the fraction 

of the land input physically covered by the capital must be spe

cified in advance. This follows because a fixed a.mount of capital 

which completely covers a e;iven laucl area will generate more square 

fee·t of floor space ·than the same amount of capital arranged ver.t

i.cally j,}1 a. talle;t st:moture which occupies only a fraction of the 

available la.."'ld (some o:api tal will be used up in stai:r.ways~ stronger 

foundatj.on, etc.). To ensure that .a unique output of floor space 

is associated with each input bundle~ buildings must occupy some 

constant fraction, sa;y 75 :percent or 100 percent 1 of the land area 

rented by the developer. 

In the latter case 1 buildings -~~ya:~I1s~~) and while the 
~_-/- --

mod.al will accurately represent the downtown areas of most large 

cities, j.t will fail to capture an essential feature of' sub-urban 

land use. Indeed• since the proportion of the land input covered 
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by s tructu:r:es appears to decrease with distance f:t-om the CBD in 

cities, w.y model in w:nich this pro;poxtiou is i'i:>~ed will be e,t odds 

with reality. ~'y allowing yar:d size to be a choice variable of 

the developer, the r.tiodel of Bmeclme::c yielded a. po.,,c;entially more . 

accurate re,Prese..irtation of an v.rban econQmy. 

ilnas ( 19811.) tes·ts the hypothesis that ;information a1Jout 

housing market activity and about specific dwellings becomes 

cap.italized into single i'amily dwelling prices through a dise

qu.U.ib:rum adjustment process.. A d;y,1amic price adjustment mode1 0 

which is an extension .of the standard hedonic model widely used 

in. the literafau:e, is de:dved, specified and tested with both 

mici"'O and aggregated data from the city of Chicae,"O and for the 

periou. 19'/2 to 1976• 'llie :results show that from 32 to 75'to of' 

the variance in dwelling prices, unexplained by the standard 

hedonic attributes under assumptions o! equilibrum, is explained 

by market activity signals such as mortgage interest 1:ates and 

neighbourhood transaction rates of the preceeding period .. 

.Dwellings about .which there is less information, making comparison 

pricing di.ff'icul t, a.:r·e shown to command. a price premium. 

ihe s·ta.ndard equilih:r:um hypothesis appears readily rejec·ta.ble 

and better predictions a.re obtained from the d.i.$equilibrum specifi

cations.. Several directions .for extending this line of research 

are also discussed. 

Fujita. (1982) studied a simple dynamic model of tesidential 

development with durable housing, where all households are iden

tical and all developers have perfect foresight .. It is shown 

that" unlike the case oi' s·tatic models,. it is quite possible that 

CODESRIA
-LI

BRARY



33 

house size decreases and thus population density increases with 

distance f.rom the city centre and that the house rent curve has 

positive gradient in certain area. 

Ellickson (1981) used the hedonic theory of housing markets 

to generate a multinomial logit model 0£ household behaviour in 

an urban housing market. Application of hedonic theory to housing 

markets is fairly familiar and a link to multinomial logit has 

also been established. However, by emphasizing more heavily the 

bid price interpretation of hedonic theory, the paper develops a 

new connection to econometric estimation that essentially running 

the usual logit equations iu reverse. 

One ad.vantage of this approach is that the link between the 

~·~---~ logit equations ai:id hedonic theory involves bid p:dce·.;~j;her) than 

u,tili ty functions II and this in tu.:cn permits tl1e empirical results 

to be given an extremely clear in-cerpretation. .li'urthermore in 

contrast to the s·l;anda;rd logit model, the extreme value distribu

tion required to justify the estimating techniques emerges endogen

eously as part of the analysis. 

Lerman (1983) provided an alternative to Ellickson•s multi

nomial logi·t model of household bids .for dwellil:ig units by making 

use of observable information on the price paid by the winning 

bidder. i'he alternative speci!ication makes it possible to 

estimate willingness to pfi3 for housing attributes, which cannot 

be obtained from Ellicksonis model. Some methodological. issues 

a.rising from Ellickso11•s method of g:rouping households are also 

examined. 
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Gillingham and Hagemann (1983) analyzed the demand for 

housing services, integrating into a single analysis a systematic 
_, 

treatment of several important conceptual and erupt~ical issues. 

~eir objectives were to (i) evalua'lie the empirical importance of 

the simultaneity between the tenure choice and con~urnption level 

decisions (ii) analyse the :relationship betNeen household types 

and housing demand and (iii) present new estimates 6:f the para

meters of housing demand which are based on detailed micro-data. 

L~ the process, the authors using Lee-T.rost model ( l'fBJ6'.,) derived 

and estimated overall income a.~d price on both the tenure choice 

a,.1d consumption level decisions. In the process 0£ obtaining 

these estimates$ they treated other issues in the specification 

of housing services demand eg_uations. ]'irst, u....-llike most previous 

analyses, this :paper treats owners and renters identifically, using 

a oonce:ptu.ally equivalent measure o:f the flow of housing services 

£or both. Second, it incorporates into their demand equation the 

impact that federal tax regulations have on the cost of housing 

services for 0\~1er-occupants~ Finally the authors examine the 

controversy which has arisen over the relative accuracy of housing 

demand analyses ba.sed on ~nµividual household aud .aggregate data. 
I 

The resuJ.ts i.>1dicated that, at least for their ~fsegj;io~;,.--:--~) 

data base, there is no evidence that housing demand parameters 

estimated on micro dai;a are subject to signif'icant bia,ses. 

Kaneko (1983) presented a model a£ a :rental housing market 

in which houses are treated as indivisible cormnoditieso· A recur-

sive equation that dete:rmines a competitive e~uilibrum is provided• 

and it is arg•J.ed that this competitive equilibrmn is representative 

of the set of all competitive eg,uilibria.,, Using this representative 
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equilibrumt several propositions on comparative statics are 

considered that have to do with how the competitive rents change 

when certain parameters of ·~he model change. 

In his work, Kaneko apart i'.rom treating ho·uses as indivisible 

also consider that each household wants to rent at most one house 

while other consumption conunod.ities axe t..:.-eated. as one coruposi te 

commodity which he caJ.led money._ :fo examine competitive equilibria 

in this market model, the paper provides a certain recursive equai

tion that determines a. competitive eq_uilibrum • 

.Also, EtQ.kart (1983)/i in an equilibrum model embracing land 

w~d housing I:1a.rkets showed that, given a perfect capital market, 

land price and bousing rent are disconnected if specualtive (idle) 

la.-rid holdings take place: Land p:r:ice levelt due to future price 

exyectations a:nd the interest rate, is of :uo importance for the 

rental pr.ice of housing-11- 'l:he latter is deteru1ined by the depre

cia·liion ratei the interest rate aud the coustrll.c·tion costs alone. 

TaAing idle land holdings, however, is shown to lower land price 

and housing rent. ihe introduction of imperfect capital market 

conditions into the analysis destroys the disconnection of laud 

price and housing rent and 11high11 land p:dces caused by "high" 

future price expectations could well b:1c£easef the rentaJ. price 

oi housir.ig. 

Eckart•s work is considered singifican't for, though it is 

common knowledge that s:pecuaJ.tive activities take J.)lace in the 

1aricl market, they have not been given adequate treatmen·l;:;,,in 

micro-economic modelling. In the models of nentick (127!20 and 

Skouras (197!£) only necessai."Y conditions for the equilibrium 
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land price are derived. Hence the ~f'evan~~of land speculation 

·· for the land price and the housing rent, as well as the interde

pendencies between these two prices cannot be satisfactorily 

understood~ Ecka.rt's work provided a deeper understanding of 

the role that land speculation pleys in the determination of both 

the land price and the rental :price of housing .• 

In the !ramework o~ an eciuillbrum model, where every agent 

considers both building housing units and holding idle land, 

equilibrum levels of land price. housing rent and housing densi.ty 

are derived, which gives some insight into the mutual relationships 

between these variables. 

Hamilton and Cooke (1982) presented a model of the housing 

market that takes account of both the durability and the non

malleability oi' the housing stock, and estimated the time path 

of the (ex-ante) re:ntal price of housing between 1950 and 1975. 

It was found that the p.rice declined about Jfe per yeax over this 

period. T.heir central assumption is that housing is a putty-Q~ 

type of investment. Once amorphous resources are assembled into 
ta 

·a dwelling unit, it is (economically) impossible7upgrade the unit. 

T.he quality of the housing stock is improved only via replacement. 

~ere is some casual evidence in support of the :putty-clay assum

ption; addition and remodelling costs generally run substantially 

above new construction cost. 11.he empirical question the authors 

examined was; How has the rental price o;f housing changed over the 

sample period? 

!I.he rental price was ·l;aken to be ai'fected by a host of other 

variables, including construction and finanoing costs, the price 

of land, expected capital gains, and taxes. 
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Styruyk and Tuccilo (1983) reviewed the several objectives 

of 6()Ver-!llllental intervention in the housing sector and the economic 
,, 

rationa;,it for them. The case for and efficiency of this inter-

vention is then examined pursuant to two objectives: ensuring 

the availability of adequate and affordable housing to low income 

households and encouraging home ownership. The paper concludes 

with suggested modifications that appear to be reasonable on 

budgeting efficiency, and political grounds. 

Quigley (1982) presented a methodology for exploiting the 

non-linear hedonic nature of housing prices to estimate the comp

ensated demands of households for particulaz.· housing attributes. 

The methodology is employed to provide Hicksian benefit measures 

of a particular housing subsidy Drogram typical of those under

taken recently in developing countries. 

Goo<J.man and Kawai (1982) examined llousi.ng demand by looking 

quite specifically at the income and price variables based on 

individual household data. Permanent and transitory incomes are 

computed through instrumental variables related to human and non

human wealth. A price is constructed by spatially varying hedonic 

techni~ues separation of measured income into permanent and trans

itory components substantially improves the predictive power of 

the housing demand ,~timation and leads to demand elasticities of 

+1':)and -1 with respect to :permanent income and price. The permanent 

income elasticity is roughly twice the measured income elasticity. 

Anas { 1978) develops a dynamic model o.f the urban residential 

market. Under specific assumptions about market behaviour on both 

the supply and the demand sides, it is s4own that cities grow by 
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attaining a sequence of short run equilibra. 

equations is derived and tht'ough these the impact of gxowth on 

the structure of rents, densities and consumer welfare is analyzed. 

The dynamic model explains the decay of the central locations 

in large old .American cities. Housing obsolescence and abandone

ment arises under special co11ditions and is reflected in :positively 

sloped .rent {!,Tadients in central locations. :I'he well known static 

result of declinirig densities with distance from the centre is 

shown to occur only under special conditions such as rising income 

levels. Directions £.or further analyzing urban g:rowth,. by expand

ing this dynamic approach are .:pointed out. 

Stull (1978) investigates the asking rent behaviour of a 

landlord with a vacancy who faces a known, downward sloping 

reutal ;probability !'unction.. !I.he shape of this ;function .is shown 

to be strongly dependent on the form of the underlying acceptance CJf 
rent distribution ~1d on the rate at which prospective tenants 

visit the unit. A particular- .family of asking :r:ent strategies 

is examined. It is sho\.Jll that all of' these strategies exhibit 

a declining sequence of asking rents, and that the la.11dlo.rd in 

choosing among them must balance his desire for rental. income 

against his ave:rsion to waiting •. 

Whitehead (1980) sets out a model which analyses whether 

and how household characteristics affect the demand for :private 

rented accommodation. Using a linear expenditure system, demand 

µtili ty £uncti-0ns a.re estimated f'rom data collected in the :private 

sector in central London in 1973 - 74.: 'lhe result suggest that 

household characteristics do affect demand £or private rented 
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·accommodation but primarily through the minimum level of consump

tion of dj.,t'ferent housing. 

In another work (\.Jhitehead, 1983), examined the major deter

mina1r!:;s of the demand for .finance .for owner occupation and the 

:relationship between the finance and housing markets. The study 

concentrates both on short term !'actors and the causes of instab

ility in flow of funds prices and output,. and in the longer term 

factors determi..Yling the demand aud supply of mmer occupied hhousing. 

11.lso, 13oehm ( 198h) uses a "disequlibrt1m" model of residential 

mobility to a.~a.mine the effect of market conditions on the mobility

decisions of xenter. households~ 'lbe analysis shows that :mortgage 

credit terms and other housing costs :play a significant role in 

determining the hous.::'ihold's optimal housing choices and, thexefore, 

its intra-metropolitan mobility • 

.BoI·w,.ho&:1 et al (1978) presents findings on urban housing 

preferences in Israel as reflected in the market prices of apart

ments in the Tel Aviv metropolitan area. ihe differences in prices 

se.:cve as inciica'tors for the prei.'erences for the various attributes 

of' different dwelling u.ni ts. ~e .study is based on the prices of 

a sample of apa.:i:tments offered for sale in the Tel Aviv.metropoli

tan area. Using multiple regression analysis hedonic price indexes 

were obtained for a laree number of characteristics of the apart

ment, the building 9 adjacent properties, the neighbourhood and the 

location iJ.1 the uet::ropolitan area. It was found that a premium is 

pa.id for cha:r:acteristics which facilitate maintenance and .for 

fea.tv_res which se.rve as indicators _for the social composition of(.::~_;· 

the neighbours and their attitudes. 
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Inspite of thG signii'icant contributions the above rev--iew 

has made to 1:J.ousing u1."lrket studies, certain gaps still exist. · 
.' 

The.fi1st of these r~lates to the approach adopted in·ear

lier studieso Here, housing value differentials are largely 

assumed to be determined by the loca.tion of the 1.m.it in relation 

to the Central Business District (CBD) or journey.to work, thus 

ma.king housing values a function of cost and distance to the CBD 

(Yeates, 1965; Knos, 1968; Brod~ky. 1970). The problem 1-rith 

those studies is tb..at they are biased, in that the CBD is acco:ro.ed 

more importance than it really deserves 1-rh:i.le the effects of other 

related variables are neglected (.Arimahll' 1991). 

Although recent studies have modified this approach, to 

include other relevant housing related vµriables, there exists 

the issue of' housing subma.rkets. A sizeable literature exists 

}Jhich has neglected the issue of the identification of homogeneous 

submarkets/segments of the entire housing market (Ka:i.n and Quigley,.'.~·_<. 

1970; Wieand, 1973; Davis, 1974·; .Apps, 1973; King and Meizskowsky, 

1-973; Ric:b.ardson et al9 1974;, Harrison and Rubenfeld, 1978; Butler, 

1982). -These studies use a common methodology, a measure of 

housing vaJ.ue is regressed on housing attributes drmm throughout 

the city. 

To date, very little ur1mn micro-economic analysis of housing 

markets in developing countries has been undertaken~ Apa.rt from 

the studies o:f Fol lain and Jimenez ( 1984,. 1985); Lim et al ( 1984); 

Mayo and f.!al pezzi ( 1984); Fo lla:in et al ( 1982); Jimenez ( 1 982) 

and Quigley ( 1 982) of certain la tin America11 and Asian countries, 
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¥..egpg:Jl~be's ( 1983, 1986) study of Jos stands out as the .first 

of such attempt in .Nigeria. This sta:oo of affairs ean be 

attributed to: 

(a) the difficulty associated with obtaining property values 

in a developing count~~ 

(b) the appaxent belief that housing markets in developing 

countries are underdeveloped and inhabited by socio

cultural aud political institutions which make the s·tudy 

o! housing markets tlu:ough micro-economic :~~i, ·l.l.llwan

:r:ranted; and 

( c) the fact that data. .tr-om such markets are UD.Xeliable 

(:Dalton, 1962; Megboh,.gbe,. 1986). 

ilhumibe ( 1987) examined ·~he rele:tive performance of the 

various ca:te6ories of t...1'1e rental :cesirlential real estate investment 

in Ower:ri and. "i:Jie:i::-ef:rom determined the woxk .rewarding ir1vestm~t 

ovei- the period 1981 to 1986. ln the course of the study, .he 

JZev·iewed ·l;he critical envi:conment that bas i'$taitxed ·the nation 
1,J 

in the :face over the period - an environment of high inf;La1iion. 

high unemployment rate decroase in sa.la:i:.·ies and wages a11d most 

o;f: all a dwindling Gross :Domestic P1.'0duct (GDP).. ~he real estate 

industry being pa.rt and par-eel of the economy has also had its oivn 

share of the doldru.rn wi·th deolining property values 9 geometric 

increase in :prices of 'butldiug materials and costs of financne 

and consequently operating ex_penses of r.;ro_perties ax1d landlords 

suf!ering high xent collection loss. 

:Based on the theoretically expected .response of "the real 

estate investment to the economic climate of' the count:izy, a set 

of expected hypotheses were developed viz: 
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(i) an expectation of general increase in operating 

expenses, stagnation in rental values, and dec

line of real estate market values. 

(ii) in.c.rease in vacancy and rent collection loss 

rate - that cJ.uplexe$ and bu:ng·alows wj.11 be wors~ 

off -than tenements and. block of flats .• 

( ... \ ,il.1.J ibat the relative risk level of duplexes ai.,d 

bungalows will be higher than tho:so of tene

ment properties and flats. 

Malysis of data coJ.lect:ed from the Owerri :centaJ. residential 

xeal estate market confirr.::ed all the hypothe.ses ·ex-G.$tis:J~t- it was 

i·ound. contrary to the hy:i;,othesis that the vacancy rates of' tenement 

properties w~rG higher th:,.m these of· duplexes and bungalows • 

.E~planation fo:r- this was .fou.."1.d in the fa.et that the Owerri re11tal 

property ma..:cket is far J:re,m being saturated and that despite the 

ec,onomic depreGsion effective demand still e.."'{isted for high class 
I 

:rE:siciences., Auotb.er :ceason fo:c the result of the hypothesis test 

is found in the sr~cial features of tenement properties: It acco-

mmodates a large number of tenants in a building hence there is a 

high probability that. very often there must exist times when one 

or mo:re of the accormnodation 1.uu:ts wilJ. not be occupied,. ~J1is is 

in contras·t \·1.ith. blo~k of f'J.a:bs or bungalow~ which ha.ve few number 

of accommodation units in a sing·le buildir1g,. 

lr1 the compe.1.·ati11e a..nalysis of the performance of the various 

:properties, it wau found -chat tenem&.nt properties contrary · to the 

generally held view recorded the best performance over the period 

under review pa..r·ticularly in all issues of risk and rate of return. 

However,. m"Kler the 2a1.·amete:r:s tha-t measured tenants' response to 
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to the properties in terms 0£ vacancy rate, rent collection-loss 

rate and managerial intensity - tenement- properties peri'onned 

badly. In this rega.x-d.9 duplexes and bungalows proved to appeal 

to tenants most._ 

2.ne result of the analysls showed that though an investment 

mav- ba mari.ige::cially intensive or demanding it could still be a 

ver:.r ;p:r:ofi table vent?;;.re in a.11 i.ts :??amii'icationsfcftkhibit:i . .n'g 
how business and .Probably .finax1cial risks and high rates o! 

:i:eturn,._ iJ'his is -~he case of tenement properties. Hence it is 

er:i:oneous to a:'i:;tempt to eq'!l.ate the level of management demand of 

an investment with the level of risk inherent in the investment. 

Both cc·~u.d (or say not) be inversely related,. 

The findi:11gs of .Ahu.iilibe's study rna."!(e it imparati.ve fc)Z' the 

va.i'ious interes-t groups in the real estate business - the investors, 

developers," the government and the :professional estate managers 

to review t~'leir :Policies to conform to the prevailing ci:r:cumst

~.nces. He recommended a thorough appraisal or the economic 

viability of an investment be:fore committing- capital to the invest

ment.. Government should take positive action towards the reduction 

of cost of const:r.u.ction by reducing bank interest rates, cost of 

building mateI-ials and the bureaucracy of its agencies associated 

with the construction industry.<>. Lastly, he recommended that 

investmr~nt in tenement properties should be embraced by investors 

and developers because it is a .fertile area and. governrnen-t should 

give incentives ·t.o the developrnent o;f tenement properties a;r1d use 

it as a policy tool to achieve housing for the low income group. 

On the part of the Estate Sv.xv-eyors and Valuerc,. there is the 
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DE:.ed to ta.ke up the :1U$::tagemen-'G o:f tenement prol)el:ties and apply 

ir.novative managen.en.t techniques iu order to defeat the manage-

meut challene;es a-J:. state. 

Osaghae, Iglloko and Fa<iare ( 199.3) examined the .relationships 

be·tweer.i. va.riabla!o:f a.ccessibili"l:;y - travel ·Ume and transport 

cost - and rental values in residential properties drawing 

resources .from a. .1:;;m:vey corlductecl alor!g (Sbkponba Road in J3enin 
-t,,~· 

City. 'l:o achieve thi& e;oa.1,, the analysis centred on the traveJ. 

mode aua. ·travel :pattu:cn of :t:esid.ential d,,ellers anrl the rental 

measure the degree oi .rela:&ionshi:ps between variables, linear and 

multiple :r:eg:cession a.na.:l .. ysi:::. methods were applied.., 1.Ihe .findings 

showed that occu.piere of .residential p:i::ope:rti.es take tb.e elements 

o.f accessibility into consideration in making real estate choices1) 

:Ihey are also influenced by thiz conside1:ation in the assessment 

of' the u.se-retu.rn of' particular l)ropo:i:·ties and thus the price they 

a.re likely to off e:c. 

as th;:,y afi.'ec>b ru:bau resource allocation, management a.l1.d utilisa-

ticrn. Since the urban IJJ:..:,perty mauagex must assist :potential 

tenants t,nd Jll.'Ol}ii.:rty investoxs in the ar1alysis ca1d search !or 

urban space a."1d sites. infor~ation on tho consideration of tran-

sport costs and -tra,vel time tiould assist such consultants in 

advising on appro1n:iate c.11.oice t'lhile -taking; full cognizance of 

the i'i:nancia..1/eccnornic implications of the e,otion. Urban planners 

too re11uirE:a ti1is ir:d'crmation for the likely ef'i'ect of the choice 

oJ: a site .fox a )?articnla.!' lax)0.. use activity. This means that 
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policy makers and physical planners must therefore combine the 

knowledge of the performance of these variables in designing 

a stiucture for urban resource allocation and development. 

Ekpo (1976) assessed the housing market characteristics in 

Zaria. lJ.he study assessed the existing housing situations and 

the existing housing su1)ply mechanism. He identified the problems 

of suppliers and consumers, the legal aspects of housing, chaxact

erized the future housing requirements and gave recommendation on 

how the housing needs could be met. 

Nze ( 1975) analysed the housing market in the urban area of 

Enugu. ~1.h.e study defined and declineated the housing market area 

of Euugu, discussed the city's economic base as a factor affecting 

housing demand and household formation. Population and household 

characteristics as ma,:i.n elements of housing demand were discussed. 

He also examined the supply characteristics - the existing stock 

of houses, their quality and other sub-market classification,. 

future trends and controls in supply. 

Avue (1980) assessed the gravity of the housing problems in 

.Nakurdi town including the attempts made to solve the problems. 

'lhe study showed i·rhether or not the magnitude of the housing 

pxoblems vary fl.'Om 1·1a:r:d. to ward. ~he wards more seriously 

affected by the housing problems were identified together:· with 

the impact of the housing situation on the workers •. 

Ogunpola and Oladeji (197.5) critically examined the housing 

situation in Met1""0politan Lagos. 'lhe authors discussed the hou

sing situation in Lagos with particular reference to stock, quality, 

occupancy rate, cost of rents in relation to income and coIDillunuil>lly 
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provided .facilities arid related these to internationally accepted 

s ta.nd.axds of housing ~,nd drew conclusions therefrom. 
i• - ' 

A basic weakness of the above studies .is ti1at~1_e:r1'oeussed-Qn) -------
the supply side alone .md therefore presented an unbalanced analysis 

of housing rua.rk€i; ~~l?!~d\O~a'd:ej~-;·~~~~w~~!~:~,:~~!~:_:·-::{~.:; .. ~ 

housing stook unlike other studies which normally focusses on the 

quantitative aspect a.lonee 

liwoniyi ( 1980) sJGLJ.die~1 the salient features of the existing 

housing conditions bo.th quantitatively ruid qualitatively in Ilorin .. 

Estimation of the l)resent and .fu-ture housing needs w,is ~ttempted, 

ba.'3:ing it on the exiet:i.ng situation. T'tie .study rovee..led that one 

of the major causes -of the present housine; .l)l:obleru in Ilorin is 

lack of essential facilities in the dwelling units. such as water 

supply, elect.rici ty, e1wi:ronmen ·l;al sa."li ta tior.. among otbexs, The 

study .fu:dher showed that most of the future needs in housing in 

llo:rin will axise from :formation of new hciuoeholds and repiacement, 

of obsolescent structures.. .Again, this study has both the stiFmgth 

and weakness of Ogu.n:pola ?,nd. (Qladej;i/ii\s~y):::.~ -~~~------· 

Onoke~ho.:i::e,ye- ( 1.977) analysed the spatial cha:r:acteristics of 

contemporary residential districts in Benin 811d attempted to 

identify the major £actors responsible for the prevailing spatial 

structu:re of :residential districts in the town. 11:b.e study concluded 

·l;hat social, cultural and institutional factors have been the main 

influence in the development of the present (l·esidential pattexn 

which cannot be explained solely by the theories which have been 

.advanced f o:r.· Western lndustriaJ. cities., This study is very relevan~ 

· to this s·tudy in ·that an att;em,Pt will he made to examine the factoJ.'S 
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explaining the prevailing pat.terns of' residential development in 

Ibadan .. 

Odediran ( 1978) focu.ssed on the housing problems and prospects 

in Abeokuta. the Ogvn State capital, prior to and after the creation 

of the state. The study examined the impact of population growth 

and housing condition on housi..Ylg demand. The various issues mili

tating age.inst housing development in Abeokuta were identified a,'ld 

discussed. Again, tri..is study is 1ffrte'd) towards the supply side of 

~he analysis. 

Seymour (1978) critically examined the existing methodological 

approaches for the study of housing needs.?::_Tii~ limitations of past 

housing need studies were identified and desirable and necessary 

scope and foci of housing needs studies were presented+ The author 

called fo:r: a shift in the study a£ housing needs &1d demand which 

will involve an investigation of subjective preferences, examination 

of the question of geographical distr:i.bution, costfog of proposed 

1111i ts, e1J.1aJ.ysis of. public opinion on appropriate star1dards,., He was 

of the optnion that research on housing demand, by providing inform-

ation on economic activities and subjective hov~ing preferences, 

might make e. usef1.i.l contribution to improve 1,1lanninga particularly 

for th~ lowest income groups. He was aJ.so of the opinio11 that too 

' much attention has been focussed on the building.. In his ,'.:~t-fufy-~ 

in Kaduna, he .fm.md eYide.qce to show that the poverty of the envir-

onment is peroeiveo. by v.rban residents a~s a more serious :pJ:-oblem 

than the dwelling unj_t itself,. Ee therefore, a.dvocates a shift in 

policy from providing new housing to imp:roving the e..ri.v.ironmentaJ. 

quality of e..xisting housing a.reas. This, in his view, v1ill decrease~: 

the quantity of new housing required. 
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Seymour's identification 0£ "subjective preferences" in his 

study is relevant to this study as part of our analysis will be 

an evaluation of the factors determining landlords' preference, 

in the selection of potential tenants for vacant accommodation 

particularly in the high density .residential district where land

lords ,Per.forms the management .f~ctions relating to tenanted 

properties. 

Abiodunf~ ( 1976) e;Karuined the housing problems in some selected 
' ·-

Nigerian cities. She acknowledged the great shortage of adequate 

housing i'acili ties in Eit.:erian towns and opined that such inadequacy 

veI'Y often finds expression in a very high occupancy ratio. ~e 

housing ne,3d in .Nigerian uxba.n centres is made g:t:ea ter and the 
'• 

housing problems exa:ccebated by a combination of factors which she 

identified as stated below~ 

(i) the £a.et that the bulk of· the traditional housing avail

able in our urba..'Fl centres is mainly in a dila;pidated 

condi tior, and unsuitable .fo.r habitation; 

(ii) more houGes a;.ce needed to relieve existing overci-owding 

in many of the Nigerian urban ce.n tres; 

{iii) natural increase within the v.rban centres themselves 

demands additional dwelling units to house the increa

sing IJO.Pula tion and 

(iv) :r.·uxal--~rban .:r.ie;ration, whic.:1 .has ru:;sllllied great propor

tions during the last few decades, has aggravated. the 

ho'Ltaing needs oi' urban centres in Nigeria. :Problem 

i•lerl'iiii'ied include excessive cost of building materials, 

high cost of land acquisition~ high cost of la.bow: and 
:p:t.'O blem o:f mai11tenance. 

Eased on problems identified 1 she recommendedi 
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{i) thc.t the .E'ederal Government should dievote a specific 

percentage of its annual national budget toward housing 

development. 

(ii) the establishment of iron and steel indust:cy- to assist 

in maintaining the prices of some o:f these products at 

reasonable levels. 

(iii) the establishwent of more technical trainii~g £or the 

cons true "tion i..'1dust:t"J .. 

. ' (.iv; the i:nt:r.'Od.uction of prefabricated houses as a form of 

dwelling .for the masses o:f the :population., 

Oni bokun { 19 82) examined the na,tu.re of C,J1eus--'J:Rg pr-o blems 

£acing Nigeria, characterized the res:pcnses ·l:;o the needs and iden

-tifie:d and discussed ·the .flaws, that is_. congruence or lack of it 

between housing needs and :r:esponses to the needs-.. Identified ~i~ 

include government direct housing constl.·uction, the loan inadequacy, 

.uia.dequate at·ten-t:ion to other solutions 1 ineffective programme of 

action and machinery, narrow conception of housing need, dearth 

of data to det;ei'IIline housing needs, playing the game o.f number 

xather than a well ~easoned. and carefully planned strategy to meet 

the h,:>using needs and playing the political chess game coupled with 

lack o:r co-o:perati ve spirit i:esul ting in "much e.fforts, much conf

rontation, much wastage,. intangible real. achievements manifest. in 

the "match-boxes" called houses of the peo:plett. 

He recommended the jettisoning of the piecemeal approach to 

housing provision in Nigeria, the need to think and plan our co:mmuni

ties as part of a reg-ion; the neighbourhood as :part of the communities; 

and the indi vio.1.1.al home ~~ pa1.--t of the neighbourhood which essentially 

means that housing mi.lSt be planned in totality o.f all aspects of our 
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national, social, economic and cultural. conditions. Government, 

he argued, should be awexe that given the economic situation ·in 

which the social infrastructures are being laid in the face of 

shrinking resom:ces, both in tel."lllS of foreign exchange earnings, 

anti dwi.n(~.ing reserves, that extreme cutbacks and prudence in 
·,' 

ex:penditure. is .called :tor i.11. ave:r:y sector oi' the economy?· includ.ing 

housing. He asse.rtBd that the provision o;f housing assistance to. 

low income groups could be effective .in the long l.'Ull only if accomp

anied 'by social a..."'ld economic p:t'Ogra.mmes necessa:cy to atrike at the 

cause of the prevailing problem .. Finally, he opined that efforts 

must be direc·ted. to sufficiently raise the income levels of 

Nigerians sc· that all but the most deprived families can comp~.:.l:;~,2 

in the private housiug market. 

Meniyi ( 1976) exarniued tl1e :pl:'iori·b~/ acco:rded to housing in 

national development plans. The author attempted to establish the. 

sii_;,onif'icant :.role which investment in housing could play in -the 

economic development of a 001.mtry. As aptl3r put by t...11:e author, " 

"the exercise of investment in hm:i.si-"1.g is seen as a stimulating, 

strengthening and ini;egrating mecha.'1ism that increases {?.mJ.)loyrne:n-l:; 

o:pportuni ties., increases family incomes~ improves community ai.1.d 

urbanization .facilities, raises levels of lj_ving aYJ.d provides 

more savings i'o:z: e:xpa:n.ding the cycle of investmeutn. In spite of 

the :im.uti.IJlfor effects of iuvestmen t in housing in econcmiic deve

lopment, the aut..'lo:r. illustrated. hov JH(;eri8, has accorued low 

priority to prog.cs .. mmes of housing development especially during 

the f';i,rst and second plan ]}ericds.o' 

#-adahurisi ( 1980) examined. the ssine issu.e .<tdeniyi ao.dr.essed. 

abov-e but in a T.'.!Ore comprehensive waY·= While the paper by 

.Ad.eniyi was written in 1972 and emphasized and. appraised .. govern-
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ment investment in housing development during the first and the 

second national development planst the paper by Fadahunsi is more 

recent and treats in chronological sequence the efforts made and 

the steps taken by the governments to provide solutions to Nigeria's 

housing problems dur.L.'1g the past fifty yea.re - 1929/30 to 1979/80. 

'Ihe :paper presents, in a ver;1 didatic wa::1, the changing phases of 

housing situation, the urban conditions, and government interven'liion 

in housing and physical development within the last half a centm."Y• 

According to the author, progress was made but achievements fell 

short of expectations due to a number of .factors and circumstances 

among wh..ich a:re lack of adequate funding, non ... eA--ploi tation of invest

ment potential generated by creating housj.ng estates; non-utilization 

of all sources of available funds; shortage of building materialsi 

the designing of houses of the high cost type; lack of attention to 

needs of the rural areas; lack of encouragement to private sector 

;participation in housing; lack of stability in organizations set up 

for implementing programmes; the failure of contractors to perfol.'7l1 

according to their terms of contract; and inadequate manpower res

ources to cope with the needs of housing development. Tb.e paper 

concluded by offe:i:·ing suggestions on what could be done to ensure 

the :provision of good and. adequate housing for the 1Ugerian populace. 

Okpala ( 1985) and Va.gale ( 1971) both focussed on rent control 
,we 

and the two paJ?ers"complementary. Vaga.le examined tb.e soaring rents 

for residential accommodation in :Nigerian cities, especially the 

state capitals. In other countries, rent regulations ~.ad been 

introduced, with both negative and positive consequences. If' rent 

control had to be introduced in Nig-eria, the author contended, it 
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should be within a~well form.1.uated policy .framework. The author 

discusses the content(\ of such a framework. 

Okpala aJ.so £ocussoo on the Nigeria."l rent controlled edicts, 

especially in the light of the structure of the Nigerian housing 

construction industry:. In tha light of the apparent failure of 

the rent control measures in N1geriat the autho~ argued for a more 

discrete and selective use of the rent control instrument and for 

stronger policy emphasis on the incentive leveraging of more housing 

supplies, wh.i.ch would reduce rents more naturally and help to avoid 

penalising those ·the rent edict intends to help. 

Adeniyi (1974) outlined the Nigerian economy and examined. the 

xole o.f housine in economic and social development as a component 

o.f the construction industry. The author identified. the problems 

f'acing the construction ind.ustry as well as the possible ways 13l1d 

means through which t.11e constrv..ction industry can respond to the 

challenges of providing housing in Nigeria. 

Okpala, ( t977) critically examined the problems and prospects 

of promoting the use of local building materials in Nigeria housing 

cons·truction.. 'Ihe author. examined the justification for encouraging. 

the use of local build:i.ng materials 9 reviewed the steps hitherto 

ta.1'::en by the govemment to encourage the use of these materials, 

analysed the problems of acceptability and unacceptability of the 

materialsj and discussed the technological, legaJ. and economic 

implication of the issue of the use of locaJ. materials in the 

bu.i.lding const~"Uction industX"J• The value of imports for certain 

yea:rs o.f some se1.ected material inputs into the buildir1g and con

struction industry in Nigeria were presented by the autho:t and 

these added to the educative impact of the :paper. 
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Adesina and Utgika.r (1980) in a similar manner examined how 

the costs of housing constJ.Uction can be reduced through the use 

of available local building materials and changes in the building 

construction methods,. 'Ihe experience £:r:'Om other countries, past 

experiments in Nigeria and the proposals for modification presei1ted 

by the authoxs show that there is a very high potential for stone,. 

clay products,. uta.bili:sed earth, limet timber, sulphur, bamboo, 

plastic and other local materials in the exercise o:t: .finding cheap,, 

durable, attJ:active and acceptable materials !or building construc

tion in Nigeria. 

Ola ( ·1977) suggested the use o;f stabilized soil to provide 

cheap but durable housing. 1his idea has no·t; ye·t; caught on in 

Nigeria although it is common in Latin American countries and is 

becoming cv.!lli,lon in ·the South Central Uniteci. States of America. 

Iu Nigeria., the only known exam.[Jle has been the f,Jka.r Christian 

Hospi ta.l which was built primarily of stabilized soil. 

Oguara. ( 1980) iitte:\a similar suggestion on recommending 

specifically cement s-1:.abilized laterite blocks instead of cement 

blocks-. 

Ad.esina (tS,80) advocated a broad range of materials that are 

easily available on site iricluding clay products, stones, bricks, 

lime, timber, bcUilboo and even grass as thatch .fox roof's, The 

essence of 'Ghe.se sugges ticns a.re sUllllllal,·ized by OkpaJ.a ( 1980) who 

pointed out that the cost of importation both in cash terms as well 

as in terms of los ·t. opportunities in other secto:z:·s of' the economy 

is tea high. 'lhis cost makes it impera"liive to substitute local 

building materials whe:r:e possible. 
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Onibokun (1977) carried the theme further by analysing and 

discussing an experiment which has successfully shown t..1-J.at a 

judicious use of local building materials in prefe.rence to imported 

ones and a refinemeut and ad.option o:f traditional methods of hous.iug 

construction, could bring housing within the reach of the low income 

i'amilies. '.f'.he paper showed that there are still g_uite a number of 

steps to be taken before the really low income g:r.oups will be able 

to afford the decent low cost housing. In au earlier worlc 

(Onibokun, 1.972), he had examined the problem of' urban decay in 

:Nigerian cities and the plight of the low income :people who live 

in the substandard housing~ 

According to him, much has beeu written EU1d said e.bou t the 

subject where action has been taken concerning the rehabilitation 

and redevelopment of 1-Jigerian cities,- uthe approach has been ad.hoe, 

and policies. and actions, in 'the main, have not been orchestrated 

towards the desired goal11
• :the author focussed on a case study and, 

after a careful consideration of the circumstances under which the 

substandard houses emerge and endure, suggested guidelines for 

action on the housing and environmental problems plae;uing Nigeria's 

urban centres. 

Jawa.ndo a.11d Van d.er Zee (1975.) pursued a similar theme. While 

Onibokun used Ibadan as a case study of urban decay problems in 

Nigeria, Jawa.ndo and Van der Zee focused on Lagos and the authors 

successfully analysed the l)roblem of unplanned deveJ.opments in 

metropolitan Lagos. T.he location of these unplanned developments 

are identified; the social~ economic,. legal9 health .implications 

o.f this :phenomenon were discussed; and practical suggestions for 
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improving and co:cre~ting the conditions .of tlle areas offered. 

These include the deley of slum clearance'p:rogrammes.- (This is 

based on the belief "that .slum olea.ra.nce adds to the housing 

shortage as planned..developments cannot be established fast enough 

to cater for both the :population irrowth and the inhabitants ejected 

from condemned ar:~asJ Other suggest.ions b;y· the authors iuclw'le 

upgrading o:f existL-ig un:9larmec1 a:c~as t sites and services schemes 

and development of new es·!iates" 

Th~ autho::cs also em:phasized the importance of upgrc.ding of 

unplanned develo:pmen·t by introducing basic irlf:c:as tz.rii.c-ture and 

comrm:mity .facilities e.s a short range and economi9a.l mea.sm:·e of 

itIIJ.)rov-ing the hO"l!.Si:ng si ti.:.ation.. ~'he u.pgra.dj_ng reco:mmended is 

envisaged as an al te;r·native to total redevelopment which has proved 

difficult to execute owi11g to ecorlomica.l a.'rld political problems ... 

Very little has bee.n done on constmction techniques per se. 

Adesina (1980) advocated the use of tradi·tional methods as a 

building block !or developing a home gxown tech..'1ology for the 

.futuxe. :i..his view is rathe.r appealing exce:irt that we are not. 

told1how it is to be implemented.,. Three other au·lliors suggest 

-what is esse:n"tially the same ·thing~ namely industrialisation of 

the building industl."'Y• E:phabo:r: ( 1980) advocates a systems app

roach based on GIW1l.RITE (Tl-1) products which include a full range 

of J.'Oofing, walling and i'iuishing products. Orouet ( 1980) advocates 

mass production techniques, and Sinna ( 1980) also advocates mass 

production J.;echniques especially prafabrication of sactions of 

the building in the factory to .facilitate rapid assembly. While 
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these suggestions are inte~esting, they o£ten do not :produce 

cheaper or better housing. From observing prefabs constw.c.tion 

in Ahmadu :Bello University, there is no question that it is fast. 

However, it requires heavy capital outlay in equipment a..-id .machinery 

to manufacture the components as well as assemble them on the site. 

l,e).1ler ( 1981) ma<le an analysis of' futur~ demand for housing in ·,. " 

N'igeria.ts urban cer.-~x-es a:l; state levels~ considering natural :popu ... 

lation increase ancl :i.rrJin~gr.:d;ion f household sizes and co11sUll1Jri;ion 

patterils changing wi "G.°h ri.si11g L.'l<~owe ~ and avaiJ.ab.Ui ty of ;finance .. 

Supply ,ms analyzed in terms of the size and strength of t.he 

housing sector in the ne.tiona1 economy, ius-tituticna.1 structure 

of tbe indus tl."Y,. and availa.bili ty of far.:tors of :production.. .l'.. 

strategy was forrimla.ted to .increase supply of a1);pr.·opriate housing 

to meet future demand, based upon rnaximurn l)articipaUm:i of the 

p):iva:te secto:r.· '~O produc:e a.f.fo.:i:-d.able hous;ing. 

lf'ew ·works ha.ve aJ.~o been done in the disciplinary area of' 

economics of housing policy., il1is area. did not receivi; mu.eh 

a.tten'tion in Nigeria until 1972 when housing became a national 

issue.,. Since then 1. much has ·been written about its policy bo·l;h 

in the ;popular media as well as .from both resea.rchexs in the 

acaderuic colillllunity. l.!101: example, .ruiez1iyi ( 1972) stressed the 

neeo. for policy, esp!=cially in the context of 11ationa.l development. 

H:ls ideas were put l'orwa.rd shcrtly a.fte,r the cessa.tion oi' hostili

t1es in fae Nigerie.n civil war... B.econst:r:uc,!;ion was at that time 

t.'rie main thrust of gover.nme:nt_ action. .Adeniyi sUegested the estab

lishmeat oi' a Na.tionaJ. nev.sing :Banl< to finance housing development. 

Ti1is suggestion was adopted in 1976 with the foJ:'!llula·l;ion of the 
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Abiod~J(1980) stressed some o;f the problems of formulating 

and implementing a policy., Her paper, however, dealt mox·e on 

fiscal allocation, rather than the quantity and quality of housing 

delivered. 

Of the few available work on housing policy on Nige:i:ia, 

.Araedon 1 s (-197 8), a pa·l;h breaking empirical study provided the most 

incisive analysis into the problems. According to him, policies 

such as existed :prior to 197~:~ri~iLt~;,s"t:~Ad resulted jn programme - -.-- •.:. -- -

that benefitted only a few.. Furthermore, such programme$ as existed 

were a direct response to the wills and attitudes of .a :few influen

tial government personalities. The views of the J..>Ublic. with· respect 

to their views and aspirations, were not considexed. Wahabts earlier 

work on values and planning (Waha.b, 1976) stated the general problem 

as the imposition of :planne:rs 1 values on the users. This, in his 

opinion, leads to poo::r: results in the attempt to meet housing 

objectives. One of t.r-..e objectives not met, is the inability of(:::~~) 

housing stock to ~~1.or even approximate the need for housing .. 

Okpala (1978) suggested that c,ne of the reasons for this 

short;fall in housing stock is the fact that. standards set a.re too 

high. He, the.refore,. advocates ·the establishment of an a,ppropriate 

level of standards that would,. mee-t the needs for environmental 

quality .ar.1.d economy and a·t the same time allowing :rapid housing 

provision. 

Public media contribution to housing :policy ba.s been, in the 

.main, a reaction ·l;o various government actions such as the appoint

ment of the Omola;yole Rent llanel il1 the mid-1970s, awa:rd of cont

racts and location of federal housing l)rojects ~ a..t1d comments on 
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design and allocation or housing projects. Unfortunately7 apart 

fl!Om indicating the problem, there has not been a careful analysis 

of the ramifications o.i' the problems. Such recommendations as axe 

made are consequently shallow and often seem to cori1pou11d rather 

than solve' the problem. 

A path breaking nationwide empirical s"t1.idy on the Nigerian 

Housing industry is that of GQ.i,·bokun ( 1984). lie fou.."ld. that :prosp

ective house owners may face many problems such as finance, labour, 

building rna teria.ls, land, and lately, the p1:ocw:emen t of the certi

ficate of occu.pa11cy to legitimise the ;possession of the land. 

About 77% of the respondents throughout the countxy considered 

finance a major problem. Only in three states viz: 
l 

Ka.no ( ·j 3 .. 670) and Benuc (49°'6) do less than half· of the respondents 

consider it as a critical :problem.. ~e second most imriortant pro

blem is laud which 57 pex cent consider a very inhibiting £actor~ 

On a mltionwid.e scale, three studias got close to being viewed 

as com;p:cehens.ive stwl.ies of urban housing in liiigeria., 'lhe .fi:cst 

was a study commissioned by the li'ederal government in 9;~n4 on Ji.he 

probleus faci.ri..g 12 major urban cE>.ntres in Nige:r:ia (see JJoxia.dis~--J 

Associates 1 1973). The study treated housing ·tangentially and did 

not collect any prima.l'.'y' data on housing in the cities covered. 

:Besides~ the study was a. generalised survey, the findine;s and conc

lusions of which could not form a good basis for formulating housing 

:policies anc. programmes for Nigerian cities. 

In 1973, the then Federal Military Government requested the 

I.nsti tute Roman de Consu.ltiJ1g (11om~onsul t) of lhmania. to advise it 

on how to achieve the construction of 5h,OOO housing units earlier 

:promised by the Read of State for the low income people in Nigeria: •. 
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.Romconsult visited the then 12 states, discussed with government 

officials a.nd prepared a report which focussed on the opportunities 

for implementing the low income housing scheme in the then 12 

states. The report did not cover housing needsi demands and 

problems in the country, Moreover, no sooner was the .report 

prepar~d than new states were created and a new low income housing 

targe.t set. The report, therefore, does not help much in the under

standing of the issues involved in urban housing in Nigeria • 

.Another study on housing was prepared in 1975 by the same 

Romania Instit-.:i.te of Consulting. It wa.s refe:r:r:ed to as 11a ten 

year E1
6.deral Housing Development .Programme in the 1976 - 85 pe.:t'iodri. 

The study focussed on housing problems in Nigeria, using seconda..r-.t 

data and the projections based on the cont:rx:iversial 1963 census 

figures to quantity housing needs (See Romccnsult, 1976).. The 

stu.dy became out of date soon after it was completed as many of 

the assumptions on which the study findings and recommendations 

were based became untenable a.rid unreliable, especially as a result 

of the creation of new states in 1976. It was the realisation of 

the inadequacy of the stud;y as 'Ii.he basis ;for policy mald.ng during 

the third plan ;period t...h.at led the Ministry o:f I'Jational .Planning 

to Commission another study in 1978 on Nigeriats urban housing 

problem., 

In 1978, the Federal :Ministry of lfational Planning commissioned 

a firm, PRC (!-Jig) Ltd. to conduct a comprehensive study of urban 

housing in Nigeria with a view to coming up with strategies for 

meeting housing needs in Nigeria's urban centres (see PRC, 1980). 
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This. study lilce the last one, depended· too heavily on 

secondary data; it did not undertake a field study of urban 

housing ~ondi tions in arry pw.rt of Nigeria. Such a field 

work would haiie cushioned' the st-udy a little against the 

adverse effects of the controversial census figv.res and the 

secondary data used. As a result,, the study does not provide 

quality information t·lhich could f'o:i."Ll a sound basis for urban 

housing policy in 'Nigeria. , 

'llie dear'Gh of primary and reliable data on urban J:i..ousing 

contributed immensely to the inability of the country to :for

mulate an appropriate housing policy to meet'the dif:ferent 

facets of the urban housing problem. Successive creation o£ 

states led to changes in the geographical and econor:iio impo:r

tance of different towns and cities.in Nigeria which bas, 

inevitably, resulted iri the need and demand for housing in 

Nigerian urban area. 
., 

. :From the above review, it is indisputable tllat housing 

problem has attracted a lot of attention in Nigeria. but onlY., 

very few o:f the studies deal with the rental subseotor of the 

urban housing market as being done here. 

F.rom the available literatu.re on Iagerian 1-xban housing 

·markets~ a number of tentative conclusions can be made: 

(i) While housing construction is a major sactor 

o:f 'Ghe economy, the nature and performance of 

rental housing r;have not been adequately studied • 

. (ii) there is .consensus that the local material con

tent of building industry should be considerably 

increased •. 
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(iii) there is also a strong view that costs can be 

radically reduced by use of alternative mate

rials. 

(iv) indust:i:·ialization of housing industry is advoc

ated by soma, however there is no independe..-..t 

study to assess the benefits of indust~ializa.tionv 

(v) space provision is often inadequate in view 0£ 

the needs of the families occupying them. This 

applies .lllostly to the lower income families. 

( vi) at the policy ::ita temerd; level,. each subsequent 

plan represents a signif'icant move in the direc

tion of meeting the needs of the people. The 
plan documents however do not show the range of 

clterna.tives available to the govern.raent. It is 

therefo~e not possible at policy level to sa:y 
whether or not the most e.ffective policies were 
being ad.opted., Policy, no mat-te1: huw laud.able 

cannot achieve the desired .results unless there 

is a commitment as well as instruments to achieve 

iis goals. Policy p:i:~posals have not resulted 

in the achievement of goals and objectives 

(Gyuse,. 1984). 

The review also shows clearly that the vast literature on the 

urban housing market could be classified into the following groups .• 

(i) Studies on housing ma:i:·ket generally 

(ii) Studies on housing demand (econometric studies) 

(iii) Studies that deal with policy issues .•. 

Studies on housing generally in Nigeria (W'ahab 1978, Onibokun, 

1976; 1982, Seymour 1978; Abiodun,. 1980; Fal.eg:m, 1980) is dominated 

by a supply side orientation of the neglect of the demand side. 

The::ce is, howeve:c, a great need for studies on both 'the demand and 

supply side (as proposed here) because to ac\1ieve equity in the 
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hot1sing marh."et, there is need to balance the dema:pd and supply 

sides~ It is in this respect that this study will examine both 

the landloztl and tenant behaviour. 

Studies on policy issues {.Adeniyi,, 1972; Abiodw1~ 1980; 

.llraedon, 1978; Okpala.,. 1-978; Tuccillo et al,. 1982) have no doubt 

made significant contribution to housing studies.: Haever, these 

studies have not clearly identified rental housing policy options 

f'or Nigeria as being proposed in this study .. 

.Although" some of the empirical studies in i'Jigeria have made 

some contribution to the urban housing market studies, certai;n 

gaps s·cill exist.;. The studies have not been comprehensive enough 

to cover importan:t aspects of the rantal housing market such as:. 

(i) trends in rental values by category of rental pro 

prop("..rties; 

(ii) the factors that are responsible for the 

:present level of slcyrocketting rents .in 

Nigeria and measures to abate the trend. 

· (iii) the problems of the three. key participa71ts :in 

the rental housing indust:t"'Y viz :. the rental 

households:, the rental property managers and 

the gover.nment-.. 

Finally, numerous ~tudies on housing demand (econometric 

studies) have left· out vital areas viz: Landlords and tenants r 

pref er'?--YJ.ces and the socio-economic ch.:'1racteristics · of tenants 

(cons11x~). Also completeq neglected ~ issues concerning 

:rental housing managements. i:Ihis study is designed to, fill 

this gp.p. 

In the section which follows ue will focus on operational 

definitions of relevant issues as a necessary preliminary for 
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a better understanding o:f materials in later chapters of the 

study. 

2.3 OPERATIONAL DEFTIITTIONS .AND ISSUES IN THE STUDY 

(2 . :"' ;~::l · 
·2~~ .. ,: IJ!he Concept and Components of Housing 

The term "housing" refe~ to the combination of' tangible 

and non-tangible benefits that a person derives :from the occupa

tion of a re..~idential :property.. Th.ese benefits, in the most 

elementary form (component) consists of sheltered;space that 

protects the occupants from the elements-rain, sun, ttind and 

exposure to undesirable extremes o:f temperature. 

, A+, another level, housing consists o.f the s:tructure provid

r~p.g s:P,elter ... This can be considered in tenns of its permanence:, 

rigidit-.1, etc. If one thinks of utiltty that is derived :from 

secured occupation of sheltered space, one can then consider the 

degree of the structural adequacy of the sheltered· space occupied. 

Another component of' housing refers to the services and 

facilities provided vti.th the physical ahell.:for the. purpose of 

increasing the utility, and value enjoyed by the occupant. 

Under consideration are electricity, gas and water supply, 

sanita_ry f'acili ties,. the finish of the floors and walls, i."Yl)es 

of wili!.m:m~ as well as heating and cooling equipment. 

:me fov.rth component refers to the types of space provided 

for other activities besides the sleepi.~gqm:.u.<>te:rs, and the 

functional arrangemenJG of these areas., Specifically, in addition 

to sleeping areas, a house may have a :pu:rpose-built living area, 

dinning, ldtchen, toilets, garage, etc. Consideration of this 
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component is,. however, not restricted to the mere provision of 

.these areas; it extends to the functionality of the size and the 

relationship of these areas ·t.o one another,, given the pattern of 

activity of the household for which the house is provided. 

A fif·hh component :cefers to the non-st.tuctu;r.al attributes of 

housing but to the cha."t'e .. cter of the site on which the str1.1.cture is 

located. ~he site ca:n be considered in terms o.t: size, shape, orien-

ta:l;ion, a.11Cl any dt:velop:ment work on it; for example, has it been 

landscaped? 1h·e certain sections paved, i'illed, levelled; wooded 

:plants with lawn e;rassi, flowers~?? 

A sixth component of housing is the linkage attributes of the 

st1.'Ucture and site with a.xeas of interest, and desired facilities. 

This component refers to the distance,. and the ease and cost 0£ 

comnn.mication :wj,th oth~ axeae and facilities.. It involves consid

eration o.f the :p:r:esenoe Ol.' otherwise of telephones; access roads 

and their condition._ 

A final componeJ:1t refers to dynamic, mental, attitudinal 

aspects; the neighboUJ:hood i11 which the building is located a;nd 

the desirability ot attractiveness of the neighbourhood t.o the 

occupa;at. Studies have shown that people feel safe, secured, 
\) 

satisfied, proud etc. if thei.r house is located in areas with 

certain characteristics. Bor e..xample; some p:::efer to live wi·th 

people from the same ethi."lic grou.P~ for some, they wish to live 

with peopl.e in a higher socio-economic class to themselves. 

Ironically~ those in the higher socio-economic classes strive to 

put as much spatial dist2.nce as possible between themselves and 

those in a lower group •. 
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A consideration of the various componen·i;s oi housing shows 

that housiugt like p:i:operty rights., is actually a bundle of'. att

ributes. !lhe size and composition of the bundle of a.tttibutes 

£ound in a housing uni·t de;pends on :p.re.f erences and afi'ordabili ty .. 

'lhe examination of the various componen·ts a.lso lends weight ·to 

the assertion that housing is a multifaceted problem •. The sketch 

below shows the various components or dimensions of housing espec

ially as rela·ting to the level of technology in our society. 

:Basic At.trt butes of Rousing 
....._~"' ............. ..,..,,.._.,. __ .~-...,.,,-------------------------
Shelter Location 

Accessibility 
to wo:rk, 
Market, 
Recreation, 
etc ... 

Envi:r:onmental 
Amenity 

Local ser
vices S0hool, 

etc. 

Status 

Individuality 
Self expre
ssion i.e. 
,painting 
decoration, 
etc. 

;I:nvestment 

ln v.ii.ew of the very complicated nature of housing, Doling 

( 1973) documented that any statistical study 0£ housi·f1B is rna.d.e 

difficult because[~) it is a complex or muJ.ti-dimens.:!.ona.J. comrnodit-y • 

.Rousing s+..ock is ve1.;1 diverse, At i·ts .simp.lest,, every one 0£ 

the millions oi: dwellings in 11j,geria is uniciue... Rouses, even when 

they look exactly the same axe inf.ini tely var.;i.(;d in character and 

quality. Their occupiers buy not only the bricks or the cement 

block or JGhe mud. and mor·tar bu·t they buy loca.t:Lon~ security .of 

temu:e, a fashionable add:cess i p:1.:oxiw.:i. t;y ·l;o work and schools, 

proximity to :rele:tives e·tc. l~ouetheless i another important 

dimension to the concept or de.fin.it.ion of housir.ig is that housing 

iS also a p:c.-ocess; it is a const:i:uction :p1:ocess~ 
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'.J From the foregoing discussion of housing, one cannot but 

agree with the United Nations t dei'ini tion of 11housing11 as1
j the 

residentiaJ. environment, neighbourhood, micro-<Ustrict or the 

physical structure including all necessary services, tacili ties,. 

equipment and devices needed for the physical health and sociaJ. 

wellbeing of the family and individua.l"o The discussion also 

lends wei€,td; to the assertion that the concept of housing 

includes environmental factors - the e,eneral land use, recreation 

areas, ehopying facilities~ infrastructural servicess nuisance· of 

pollution and. noiso - e,11. of which has resulted in the three 

Rousing need is the extent fo which the supply of adequate 

housing falls short of the demand. of households in terms of 

theix psychological and physiological needs. To evolve a good 

housing policy a.>id progxamme, it is necessal."'y- to es·ta.bJ.ish the 

need. If th.e data -~o establish su.ci1 needs are not available, 

the.u serious e.ffoJ:ts should bo ma.de to establish such a da/Ga. 

bank,, 

In nu:tshell, the scale oi housing n-e~d.s could be assessed 

on the following basis: 

(i) 

(ii) 

111· 

·the ,~;r6~J.~ t, J.1eed to house the homeless 

the 11eecl to overcome the problem of housing 

environment in existing residential areas. 

(iii) the need ·co replace existing dilapidated 

housing units-. 

(iv) the need to make l)rovisior. f·or the it.ncrease 

in the urban popula.t.ion; and 
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(v) the need to provide housing for the population of 

immigrants into cities due to rural-urban drift. 

Housing need differs from housing demand in that the latter 

involves need backed up by the ability of the prospective 

renter or ownex-occupier to pay the price in form of rents or 

sale price for rental and owne:r.-occupation pur,Poses respectively. 

2.3.3 The Social and Economic S;tsnificance of Housin6 

In the fulfilment of social needs, housing plays both a 

direct and indirect role and both roles are decisive. In its 
_ serves 

direct role, housing :, serv~s- __ as the area where the individual 

becomes capable of experiencing commur1ity and privacy, social 

well-being and shelter and protection against hostile physical 

forces and disturbances. In its indirect role II housing servp.tr -~· 

as the area vtl1ere an abundance of social relationship and ser

vices are accessible. Economically, it is not an overstatement 

that housing constitutes an important provision in a na"Gion 

providing not only shelter but also security, comfort and dignity. 

It is a social necessity because good housing improves 

healthy living which leads to a greater productivity of labour. 

It also stimulates investrrient in other sectors of the economy. 

For example, the provision of building materials, e~uipment, 

creat;i,on of emp~oym~n:t op:portuni ties and training of unskilled 

labour all depend on housing •. 

On the other hand, housing is an economic necessity and a 

social overhead. Its social implications are evident in the 

interwoven relationship existing in its :physical aspects with 
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regaxds to healthy living~ ~he economic aspects axe related 

to the fact that no inhabitant in any community can live 

beyond his income. 

2 • ..3.4 .The Ph,y-sicaJ. Gharaotl;'lristics of Housing and the Economic 
c.onseq uences 

Housing, like other forms of real estate, is characterised 

by the .following attributes: 

(i) Fixity of location 

(ii) Heterogeneity of housing types 

(iii) Relatively large economic size 

(iv) Durability and longevity 

(v) Relatively long produc·liion time. 

The fixity of location (immobility of housing)makes it 

open to certain forces: 

(a) It is subject to institutionaJ. controls more than other 

io:i:·ms of' investments e.g. rent control• property tax, 

· building code,· land use restrictions: with less 

opportunity to avoid such controls. 

(b) Each housing unit at a given location is unique that no 

other unit like it exists;-_ even -.: if another were accross 

the roaii- on the 11ext plot and oi' identical design. 

(c) '11.he supply of housing services at a location, at a given 

time is relatively fixed. r:lherefore, there ma;y be an 

excess s·..1.rJ:ply of housing units (and low 1:ents or prices) 

on one street, whi.le supply of the same type of housing 

may be grossly inadequate on the next. 

There is a relatively great diversity of building types. 
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Consequently, housing units differ by location, i'loor on which 

it is found, number of rooms, types of finish, housing .fixtuxes, 

etc.- '.Ihe significance (economic consequence)J of this is that 

housing is a remarkably oifferentiated product, compared with 

corn for example... This results in a greater range in the utility 

evaluations of housing by renters and buyers. 

-----.-
Relo. ~l~ii--J:aiiie £cQ~19mic Siz.e 

The cost of housing unit is large compared to other items 

purchased. Consequently, the decision to purchase or build a 
is 

house ,'i's· an impo:etant on&. For most persons, it xepresents the 

largest single ex:pendi tu:i:e of money ·that they will make in a 

lifetime. '.[he size of the capi·lial required to build or purchase 

housing relative to income oi: saving ofte11 make the use of c:i:edi t 

necessax-y. Consequ.ently., ·!;he rela·tive availabili·l;y of housing 

credit, the interest rate and .the lending conditions are important 

conside:i::ations influencing housing ownershi.P• 

The large capital sum required to purchase a. unit of' housing 

also af£ects the li~uidity of housing investments. Consider a 

U.100,000 investment in stocks. Bach stock is vaJ.ued at ~1.00 .. 

6n the other hand, a similar N100,000 inves·lied in a bungalow 

represent an indivisible ur.i.i·t of purchase. This influences the 

case with which a buyer can be found.. In this regard, it should 

be noted that the relative liquidity of housing units decrease as' 

the size increases. li'o~ certain properties, there may be one 

single buyer ox no buyer cai)able o.f ma.king effective demand £or 

the property• 
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. Physical Durabilit1 and Long Economic Life 

Taken together with the relatively large capital required 

for housing investments, the durability and economic longevity 

of housing means that an investor in housing is concerned with 

a stream of future benefits given adequate management.. This is 

an .impoi-tant characteristicz Since expected benefits are .receivable 

in the fut'lll'e, an investoi·, implicitly or explicitly, makes proj

ections based on his expectations of the future. 'Ihis relates to 

the amount aw.1. nature of the lJe.riodic -11~:t;; benefits, the regularity 

with which i·i; will be received, and the duration of the period for 

which it will be received. 

In case the investor intends to hold the property., for say 

ten years, he needs to make a prediction about probable proceeds 

from sale of property net of cost of sales transaction. 

A combination of the innnobility o.f housing* its large economic 

size, its durabilit-.,r and long economic life means that at any time, 

the existing stock of housing is dominated by older structures. :'.'> 
' 

Even, if an investor in housirig realises/determines that rents are 

lower than ex_pectations, or that no one is willing to purchase the 

prol,Jerty, the investor remains ?~~!t with the property for a long 
,I 

time to qonie.. ~~t:~di tion to the existing housing stock in a 

market usually cost more than older buiil.dings built in the :past. 

Consequently, as prices/rent rise in order to make it worthwhile 

for new development to take place, the rents or prices of existing 

well maintained buildings also rise making them more profitable. 

For this reason, under conditions of prosperity in particular, 

housing is con.slde:l'ed to be a. good ilwes tmen t r:.ncl a good hedge 

against :i:nfla.tion •. 
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Relatively Long Production Time 

The time required to identify an effective demand for 

housing and the time required to respond to the demand by produ

cing a new building is usually relatively long compared with othei~ 

economic goods~ ihis is on account 0£ the divei'Sity of activities 

that need "to be pe.rfomed and also because the cons-'i;ruction indus

ti'Y has riot enjoyed the technological and manageria.l improvements 

found. in the manufacturing industry. Consequently, the supply of 

housing units is often. a lagged response to effective demand. 

Secondly, su:pply of housing is relatively inelastic in the short

run. In the presence of incr·ea.sed demand, the :possible market 

responses are increased rents, followed by ("foiii~~iiorts ··1 and alter-
.... .,_ -..:-·:._c..:~-- _ _______:;.-:--

a.tions of other stl:'1.1ct1XCes • 

.l!,inally t the housing market is more prone to extreme of under 

supply and over supply. Because supply is a lagged r~sponse to 

demand, a l.2.rge number of housing units than necessary m.zy be under 

construction while the condition of shortage may still be encoura

ging even more developments. This feature makes it important in 

housing market anaiysis to consider existing buildings in addition 

to those un(ler const:mic·tion, those being planned plus possible ones 

given suitable sites. 

2 •. J.$ The. Conc.ept of Ilcusine; Xi'Iarke! 

A housing ma:cke·I; ca.n be de.fined. withiu the framework of the 

· demand ;for and supply of the economist. '!his definition is viewed 

from the fact that the housing market is a composite of negotiations 
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between buyers and sellex·s (including lessee and lessor) in free 

communication for the acquisition and disposition of individual 

dwelling units wb;ch are in some deg.ree of competition with each 

other. T'.ais opinion is in line with Cronin ( 1983) who claimed 

that "tJ1e housing market has much in common with the idealized 

competi·Uve market :portra,ycd in illicro-econoruic theory.~ For 

e:xam};lle) the marke·t is not conce11-trated and a la:cge uumber oi 

buyers and sellers participate in any met:r:opolitan market. 

In reality, urban housing markets do not always provide a. 

repr0oerrtative picture o:f what theoretically consti·tu:te a compe

tit:j..ve sound ma.r.ket... The distinctive characteristics o:f housing 

market IDP...kes the application of conventional market theory diffi-

cult and further con t:cibute to cloudy understanding of its func-

tionirig. These uniqUf; characteristics have been defined according 

to the structural features and. operational conseCJ_uericies ( Olson, 

1969; .Monica$ 1976; Jon l~ous et aJ., 1980).. 'Iha st:r'Uc;tlll'al 
i.l'. ' 

characteristics of the housing market .inc~U.Ld.e .LOcalization, dura-'~ \ 

bility, heterogene:i.ty while the operational consequencies axe :pre

existing stock, informa.tion m2.:rket segmeuta.tion 2, transitionaJ. 

friction, neigbhourhood ex-tt;>,na.li tieo and the d;.,mamics of the 

housing. 

These basic characteristics of the housing market will find 

expression and ex11lanations within the context of the housing 

market and su.bma.rkets which will be discussed in the i'o11ow.ing 

paragraphs. 
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According to Ernest and Robert (19.54)., "a housing market 

is defined by the area over which units in the standing stock 

a.re assumed to be substituted for one another". This view was 

shared by Kain ( 1980) who claimed that na housing market is the 

principal area within which all the dwelling units are linked 

together in a cha:i.n of substi tutionn. 

If every dwelling unit within a local housing market can be 

considered a substitute for every other unit, then all dwelling 

u.nits may be caid to form a sine;le market characterised by inter

action o:f occu,p@cy,, pr;Lces 11 rent, quality structure and even the 

envi.:ronmexrl; of the housing market~ This shows tha. t ·the housing 

market is a. physical ma;i.:ket delineated in space by the ex·tent to 

which housi...""lg quality, tenure, design price, rent and the general 

neighbou:rhood conditions a.re similar. 

This definition could be maintained with dii'ficul ty even for 

the most general situation, like when con~idering the national or 

regional housing. :C::ven in the local context, it is certain that 

dwelling units are heterogeneous in terms of bundle of services 

obtained ax1d therefore one dwelling m.zy not be au absolute sub

sti.t-ute of the o·the:r. f·wo fundamental issues are higi1lighted in 

the .foregoing definitions: :the .first is that in reality how can 

a physical housing market area be delimited in space while the 

second issue sur:counds the assumption of a single housing market .. 

As :r·ega.rd.s the issue oi.' .r·eali ty in the delineation of the 

housine; market, it was largely o:i::·che~t:z:a/c,ed tb.a·t .housint lii~ket 

area is not an arbitrary delinea'tion. lt is based on certain 

at·l;ribv.tes exh:i.bited by the dwelling units in any particular 
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spatial locality •. Such attxibutes of delineation ma:y be based on 

individual scale of' preference as to the type, quality, location, 

price, rent of dwelling units desired. There is no absolute 

housing market, the market area delimited must follow the specific 

purpose o.f housing ma;cke·t aua.l;ysis. Ha:cket delineation is a con

cept ,ef the function o;f study and not merely of space representation. 

rt is, however, dii'.ficult to draw the boundary lines of housing 

market with a:ny degree of precision because of the difficulty in 

determining which housing ur1Hs e.re in competition with one another 
I 

(Ba;t,pl.l.; Wir,nick and Blank, 1976). 

In the developed economies like in the United States and 

13:ci'liain whe:r.:e the fo.:cm of social organization in the housing 

s&cto.r c~ be tagged directly to a particular :political. philosophy, 

such di;liwitl;o.tion of housing marke,t; can be practica.lised. For 

example, housing market area. ha.s been d.eliruited in such a way that 

it coincides with administrative -units or what is referred to as 

counties or census tracts. ~'uch delineation has been much of help 

in identifying al'1d analysing the housing p~oblems .• 

The second issue of a single housing maxket is a little bit 

com:()lex if we consider ever.i.J housing unit as uz:iique in itself and 

yet is similar to ai1o·ther to a cr,n:taiu det,;ree. Each unit iG unique 

because no two dwelliug units can occupy til~ sawe loca·Uon and 

situation. Also the heterogeneous na:!iure 0£ housing market makes 

it unique in. all respect,.. 

Housing units wi t..'lliJ.-i. the se.me location may to some extent be 

considered simila,1· in ·i;eJ~r.us of structure and tenure. Equally too, 
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cha.'l'lges in the price or rent could bri..Y.lg down a particular 

house type to the price ra.nge o:f another lower housing type and 

so make them similar~ 'lherefo:re, the housi..rig market is not a 

si11gle market, it can be difi'erentiated by the extent to which 

the dwellings are linked by such factors as location, tenure, 

quality, z,ent, etc., The housing market in an area consists of' 

groups of' markets which are related to one another in varying 

deg1~ee. It is nan aggregate .of' a number of separate l.."egional 

markets 1-ibich a.re :further diversi£ied into a collection of sub ... 

ma.rkeJGs11 (Ra!t;clif'f'e, 1'978). 

Grigsby ( 1967) describes the main housing m8't'ket as the 

ntoiru. ma.r.ket11 1.fnile the group housing markets c~pstitute the 

0 submarketstt. Also Stranszheim ( 1975) holds that an ~ housing 

ma:tket should be vimred as a set of spatial compartmentalised 

sub-markets.. BasicaJJ.y, two dwelling units are in the same sub

market when the issue of substitutability. From these defiz:ri.tionsv 

t~ee broad levels of markets can be identified iil.,Nigeria viz: 

the Hation&l Housing Market, the state or Regional Housing Market 

a:."ld ·.the Local Housing I•mket each having numerous submarkets .. 

2.:,.6 Demand and SUpPl:\[ ~ctors in Th~ Hou.s_i:rig Ma.rket 

It is convenient to classif'y supply factors tmdcr two headings: 

(i) Factors affecting the willingness to supply housing v.nits. 

(ii) Factors affecting the ability to supply • 

.Ebr the i:ti.11:i.ngness to exist, there must be a.'11 excess of expected 

benefits over expected supply costs. For the developer who intends 

to build an sell, he must li..ave- the expectation tbat the e:xpected 

benefits on sale,, less all co.:ts of sales will be adequately greater· 

than the cost of development~ The size of the excess of net benefits 

over cost must provide a profit acceptable to the-developer. 
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For the developer who inte:uds ·to build and let 01..· orie who 

buys and lets, "there mus·i; be t.he expectation that periodic .i.ucome 

from the property will cover the period cost of 01mership and yield 

an acceptable retm:n for the same period. 

It is now clear that f acto:z:,s affecting the willingness to 

supply housing a.re; 

(a) The expected level of :i:·ents, and selling prices. 

(b) 1l11e ,3:)1.:_pected cost. o:f di:Welo1cment (land building materials, 

la.boux .fess:, _p:t'ofessio:i.~2.J. fc,1;:s, interest rate, ccntin~e:ncy 

allowance, etc .. ). 

(c) The eJ:pected costs o.f ownership. 

(d) 'Ihe ret-urns available o.n comparable aJ.terna.tive invest

ments in the economy. 

Given the willingness to supply housing 1..mi ts 7 the abili t-y 

to supply is c:mcial. Under consideration a.re the following= 

{ a) 1'he ability t;o per::.onally manage the development process 

ancl the corn1,1eted. p1'Dperty o 

(b-) 1J.he ability to obtain skilled 1x:rsons to do the same at 

an a.:f.'f'o:x:dable cost .. 

(c) :P.o.ssession of the ca:i,;ital resom·ces fo.1: d0velopment in 

formfJ of ade,rnacy of equity funds and accesG to loanable 

f\.mds. 

(d) J-'-..1'.·asance of othex facilita;tin.r~ jnstitutional axrangements. 

{e) Presence of bottlenecks in the development process. 

The ent:r·f<preneu:ei.aJ . .r ... ,Hi the Ii18.nageria.1 ability required in 

the developr;;ent of certain kinds of housing- units could be a con

Ed;raint. This becomes crucial when the skilled personnel is also 

una.vailablE: at an affordable ccst.. In the absence of the skill, 
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the risk perceived to be associated with the kind of housing 

development is exaggerated. .Also, a prudent developer may<' .. ' 
choose to avoid the kind of property. 

Capital is a '::.c:i:u:ciaJ. !actor influencing the ability to 

supply housing. Given the size of the required capital, a 

developer ma¥ ei·ther ;possess the whole of the required oapi tal 

in the form of eq_ui ty funds or he may have access to loanable 

.funds to supplement the equity funds available. With the 

present situation in the country and the impact of the economic 

situation on the construction industry (with respect to cost of 

building mate:r:ials and labour), it is becoming increasingly 

difficult to i'inance hou.sing development with equity funds alone. 

'Ihus,(~)borrowed c-apital is very important to supplemen-b equity 

capital. 

2.3.7 Factors Aff~ctipg Demand for Rous~ 

The demand for housing is strongly influenced by many factors 

such as population, effective income, tastes, demographic factors 

which depends on the size, age and sex composition of the pol)ula

tion and hence <~_/1birth and death rates and the number of ma.rxia._r;es, 

divorces (Stewar·I;, 19 )... Housing is demanded for both consumption 

and investment purposes bo·l;h oi' which are affected by one or more 

of these factors. 

The most important influence upon housing demand is popula

tion. To put it simply, housing is for people, and their presence 

Y\'ti'i5~¥ or absence affects housing demand. Sheer me: of people, 

however, are not ~uie only influence of population on housing 
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demand. ~emographic £actors like household £ormation~ age, sex~ 

occupation, income levels, family size a.f£ect the demand £or 

housing greatly,. lbese demographic .factor1;;1. 1Er~e im.Portant because 

people-of di{i'erent demog:r:a;phic characteristic1:1: have dii',f.'ering 

hous.J,ng demanii {McKenz·ie· and Betts, 1976) • 

. In the . words of Wendt ( 1977) :. 

0 Demogra.phiq .factors help increase demand £or rental 

housing. One important demographic trend that creates 

demand for rental housing is an increase in the n-µmber 

of :marriages. Anc;ither inrportant factor is a rise in 
the number of young .adult who tend to rent rather 

than buy. 
"''l.. 

~a.in(]:- the :n:umber of "primary1r indi..viduals also 

contributes to the demand for rental housing., 1here 
. . 

are ~eopl~ who establish dwelling units that contain 

no ·other family wembers~ Ao, increase in the member

ship of this gxoup develops largely from an increase 

in the number of older people and widows and widowers. 

Tbe number· of p1;imaxy indiv-idual households also 

grows as divorce aud-sep;:u:ation rates increase and 
. . 

as more youug unmarried peo;ple. establish their own 

dwelling units. ~e main demographic factor against 

demand for rentalhou.sing is ·1arger .family size., 

Having moxe children seems to delay the stage j.n the 

life cycle at which housing space requirements •• 

'Age affects housing d.emand. For example, children live with 

their Jlal:'ants. By th~ time they are 18 or so, some would have 

moved out of the family house while in late thirties or ea~:ty 

fourties 1 some woi.1ld have moved into a housing of their own. 

Sex also determines the type of housing demanded. Men, 

ge!leral.ly, like to stay alone in a separate apartment big enough 
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t_o accommodate them but women (who a.re not married yet) .:pref'er 

a. .smaJ.l house that they can live i;n until they marry or even 

st;zy with :fueir J?arents until marriage.. Also, larger family 

size demand :for bigger.? comfortable accommodatj.on than a single 

person who have not formed a i'amily. 

For income, the type of houses that individual demand de:pend 

on his income ancl the price at which the house can be rented or 

purchased. People who lack money cannot afford adequate housing 

however gi:e.a.t their housing needs (McKenzie and Betts~ 1976) .. 

When peo;ple have a housing need and if theb: income is suffic.:.ient 

to pe.;J the cos-t of hou.13ing1 then they can create an e.f'fective 

demand for housing. For some people too, many bills to pa;y or 
,n ou--rl.,.s 
ma~ths- to f'eed restrict the money available for housing.. llence 

the a.mount of money spent on housing also depends on the amount of 

money spent on food, clothing,- utilities and other essentials • 

. li'or a low income ea.rner11. the amount left for housing after satis

fying all other necessiUes like food 9 . clothing, etc. is so smaJ.l. 

This i.s because there has been an increase in prices o.f commodities. 

Dicome levels-, lj.ke IJO_pulation affect not only total housing Ii 

demand~ but also the composition of that demand,.. Higher incomes 

often cause people to have rental units and buy homes or build if 

the income is bi.gh enough ·to finance the construction. People of 

lower income someti.mes find they must share housing acco.mmodations 

with their pa,rents or Tu~eir ralatives. This si~uation is referred 

to as ndoubling11 ., :But when their income increases they f'requent1y 

move out and seek a dwelling of their own• a process called 

11u11do:ubl.ing" (McKenzie and Betts,. 1976) .. 
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Other economic factors favouring rental housing include an 

increase in the number oi' working wives, who want neither long 

commti,tes to work nor home. ownership to burden them. Since job 

opportunities for women are more common in cities than in the 

suburbs, families with working wives are likely to pl:'.efer to rent 

an urban apartment. 

:Ih.e increase in pro.fessi.onal,, managerial, and whi te-colla.r 
~.,---~-·~-....-......_... 

workers in the labou.1:' i'orce also favours rep,tal housing.;; Professional 
• \,c--~. __ .: .... : ----~ 

men appear more likely "'Go ;r;•ent than others in their income class. 

Contributing !actors include the high mobility rate and the urban 

loca·Uon of the professional 1 s activities (Wf;:ap.t,. 1.977 ). 

The availability of cx-edi t is auotb.e.r factor that influences 

the d.elliand. i.'or housing. .Bui)rir.i.g or build.ing;:..house is the largest 

investment most households makeoe .li'ew people have ·the resources 

to build a. house especially the low income :people. Financial 

institutions usually give loans to people for such an investment 

after fulfilling certain conditions prescribed~ The availability 
im.ves"{:-Q. ,:y_(:: 

a,..'ld relat.ive cost of mortgage creclit has an ~{~:, influence 

on ,People's ability to buy and therefore on local housing demand. 

lm,proved £,inancin~ o~ lower interests rates have the effect 

0! incr~aai:ng the housing puz-chasing power 0£ a given income 

level.. 'l:he J.ow income e~e;r: at the present interest rate ot: 

mortgage bank finds it difi'icul t to ge·I. loan :f:or house bllilding 

o:r: purchase.. This in.creases the demand for rental tenement 

houses .. 

Therefore, future changes in housing credit will affect 

housing demand.. As rightly obse;rved by McKenzie and Betts ( 1976 ), 
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Uforecasts of a decade of 'WOrld-wide capital shortages are 

forecasts of a troubled period :for housing demandff. 

Changes in taste is another factor influencing housing demand. 

Our most basic need for housing invoJ.ves little more than minimum 

shelter from animals and the elements • .As we seek a better stand

axd., we axe responding to our own and our group '·s e.."'C.pectation of 

what life shoulcl be" Wbat we choose in style$ location and other 

criteria are influenced by what we observe and. by wh.-,it we have 

:previously experienced .. When we change tastes, cur demend level 

also changes •. 

Taste determines the t;ype of house an individu..al lives or 

'bu:-,rs. Taste is always related. to the purchasing :power of indivi

o.u.als. T'ne income and the awount spent on housing determine the () 

tyije of houses individual live in. Individual tastes or preferences 

eould call for a seccnd hous~ in the mo~ntains or at the sea.shore 

but what actually affect the actualisation of the preference is 

the money at disposa1.,:some people might decide to spend a minimum ,,.,, 

on housing, J)a;ying for ba:.re shelter and warmth in o:tder to .freen 

money to pursue some other interests. 

Accessibility, location and neighbourhood are major factors 

t.'liat influence(J dema.nd for hour~ing that need exai1iination.. Access

ibility evaluates the net economic costs o.f movement of persons 

and goods between one place and another-. 1n tex:ms o! location, 

owne:r:ship -0f pro;perties have tended to the newer suburban homes 

while rentals ·to olde:e 17 ce.ntr:ally located apartments or converted 

houses. 
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Accessibility _plays a major :role in the demand £or any 

residential area because it dictates the ease with which contacts 

are made with other areas"!' It is cvncerned with the di~tance to 

be travelled• the time tak:en and ·!;r1e inconveniences ii:iv-olved 

(Glenn and Beyer, 19 ). All rational beings minimise the cost 

of distance by locating close to working place. 'I'hJs concerns 

the low income groups most of who cannot pay much for transport 

unlike peopJ.e in the high income g:roup who can live ;for from the 

place of work since they can afford transportation cost conveni

ently. 

In deciding ,vhetlier to live in a piaoe or not, tenants also 

con~ider the nearness. 0£ the house to neighbourhood. The neigh

bourhood includes schools that their children or other dependants 

can attend 7 churches. recreational facilities, health centres, 

etc., 

Generally speaking, the city centre commands highest rent 

in some towns,. ~fuis is because of the income pi:od.uci:ng ability 

of the location. Hence such a location is normally v..sed for 

commercial purpose~. Soc.io-01.u. tv.xal factors a.1.so im:9:i.nge on the 

demand .for housing. As cl)se:rved by Morris ( 1976), the type of 

residential accommodation depend on his status and cultural back

ground. 

Position and physical attributes also exert pressure on 

demand for housing. Housing is supposed to be a place of rest 

aft~r work and where every comfort ca11 be derived. The housing 

position and its physicaJ. cha.:cacteristics need be considered 

bef'ore one can demand for a house. 'lhe positional factors that 
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afi'eci:; demand for housing a.re: Communication with the ne~bou.r

hood., class oi: the people. exclusion :from noise and noY.ious .fumes 

dangerous. to :cesideut.ial areas an.d people tenet to desist, from liv;i.ng 

a.:t."Ound such mad.s. i"he 1a-you.t of a residential area will also. 

dete:t.'Illine the type of people that will live there. The orienta

tion of dwelling in relation to sunlight and direction of the wind 

will e.lso de·te:r:mine: the type of people that will a.cg_ui.re the 

building .... 

The aesthetic appea~a.uce of a given building will also 

at·tract the consume:;:.s.;t{fu.Udings with poor a.ppeara.nce w:ill at the 
l, .• Jo:.t"' 

,. 
same t-J.me co~ma less 1Jrice. Other ... ·oh:vsical factors that affect 

'£·~· J: -

the demaµd .t:or a l:ruilding a:ce the amenities present, the type of 

mate:cials used. for ·hh(7 eons"t-:ru.ctior1 and the organisa·Uon of' the 

units,. A consumer of a...~· :r:esider.:.tial building will consider the 

amenities like toilet, ba-thi park.illg space and the construction 

of the building .. _ A house that is made of cement block, rendered 

aXld :f)a.intecl will attract conBumers -than the one ma.de of mud and 

.le.f·G bare. '.l.h;i..s will a.ti':ect the :i::-ent the tenants ax·e willing to 

2 • .3.8 Institutional E.nvironnen-t. 0£ Housing M.sa;ke·t 

It is always convenient in analysi.n.g ax1y marke·~ to consider 

the impact of demand and supply factorsw Eowevei\. this is not 

all.. One should. actively .recognise that the economic forces of 

demand and $Upply CJ,;erate uithin un institutional e-nviror.unent. 

In turn,. this insti·liu.tiorial environment has formal and informal 

components. 
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'lhe institutional frame~ork of any society consists of the 

collection of laws, customs. practices. systems of thoughts and 
r.·1 • /"I ~· 

beliefs and actions which influence irnau!:s' activities. J)epending. 
"'..- ·--~ 

on how developed the society is, these could be formal instituional 

arrangements and agencies charged with given effect to law, customs, 

practices, systems of thoughts and beliefs and actions which in£-
. ' ; ,· ;_~ .... 

luence f,_!i~~ID activities. Dependirig on how developed the society 

is, these could be i'ormal institutional arrangements and agencies 

charged with given e.f.fect to law, customs and practices.. For 

exam1)le, the Jud.:.l.ci.al System serves to eive effect to, control aud 

protect the institution of property rights.. Also while formal 

.institutional controls exist about the use of land in the form of 

To1dll and Count:c;y Plar.1:ni11g laws, most colfilllur1ities still retain 

notions of' what is acceptable as well as unethical use of' land. 

In considering the institutional environment of housing 

markets, the primacy concei"'ll is with the formal, government 

maintained institutional arrangements. This is because these 

influence (i) the nature of blmdle of property rights owned 
p.,r,v<:;b~ 

(ii) ·the nature of .r.·ights tha·l; can be exercised by :privateindivi-

duals and groups., and (iii) the property :i::·ights held. by the govem-

ment through 6.i::.'ferent agencies. 

i::ssentially,: individual property rights are the residual 

rights remaining a:f-ter the government has rese;i:ved for its~lf 

four importa.ut powers 1rizi 

{i) The power of eminent domain-.the right to com1.mlsorily 

acqui:ce some other :persons property with the payment 

of compensation. It is notewoxth.y that in keeping 

with the tracU tion of 13:ri tish lee;al institutions, it 

used to be thought that the law of eminent domain in 
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in this country used to mean the right to take property 

with adequate compensation.. However, the provision of 

land use Act 1978 .suggests that the compensation needs 

only to be "pi"'Orr,pt" (See, Section 29}) · 
r--. 

r:··-~3 

(ii) .Police power - the power of the state litera.:cily to 
""'"-· J police anj j,ncJ.i vidua.J.'s use of his property. Police 

power is therefore the righ·t; to control the use to 

which a. l&1cl r·esourct: could. te 1,ut, for the protec

tion o.f ttthe health1 lifes limbt and !ilOXals o.t· society., 

This right enables the gover.nment to conpulso:i?ily 

acquire some other person's :prope.rty without the 

:payment oi· corupensat.ion. 

(iii) The power of Taxation - the right to impose taxes on 

private p.roperty acco:cding to any criter.ia. deemed i'it .. 

(. ' iY) The i'ourth :power iG the right of escltee:1.i - the righ·t 

held by the state to claim apy pro~pert:1 whose owne2 

dies without any heir. This;~~~~pre~~t;(yl@jlj;i~sillaa 
occurrence in the country. 

~11e residual .rj.ghts held by the indi viduaJ. enables him to 

occupy·, use, alienate (sell or give away f::r:eely), lease:;. po.ssess, 

eujoy t11e :r:ights i.n p:ruperty whichf;Jf1): previously held. ~;ro;perty 

rights are besi; 'thoug.ht of, iu terms oi' size aJ1d duration., For 

example, by contract~ the righ'l;s- and obligations in a subject of 

property rights ca..71 be established. (size).._ ,Uso the period for 

which the :dg·hts and obligations hold (duxa".;ion) can also be estab-

lisheci.. ;;:io one can talk about a statutocy .right of occupaJ.1cy i'or 

99 ;years renewable at ·the pleasure of the Governor. 
!--:-·,P.~ 

Also, L9A~~) 

can co:usidei· a lease (wi.th app:i:opriate approval),, Granted to other 

pe::i::son .for various du.rations less than 99 years., with certain 

:rights and obli$ations;, 

In reality~ these private prope:r:·ty rights, are at the heart 

of p:rop0rty value., A building, generating housing services. xepre-
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sents the object in which properly rights can be held. Conse

quently a discussion of the market for housing services is actually 

a discussion of the market for housing services with certain legal 

implications. The desirability of housing and the price that 

those dema..riding it can af fo.rd to pay is there.fore ini'luenced by 

the nat"Ure of gove:rnrnent controls and restrictions. 

The institutional .framework should not be perceived in 

merely legal perspective. Operationally, institutional arrange

ments helped in diverse ways: 

(i) To increase or reduce the supply of housing in the market, 

and 

(ii) '.l'o increase or decrease the demand for housing in the 

market .. 

Fox example, Tow :Planning laws could: 

(i) restrict the amount o.f land available for a particular 

use; 

(ii) restrict the amount of housing space through height 

(intensity), set-back~ and sight-lines restrictions; 

and 

(iii) control the amount, type and quality of housing through 

building codes, plan approval criteria, etc. 

Govex:nment policy, laws or programmes could increase or decrease 

the supply of housing., :!.'he government can do this by: 

(a) Encouraging private developers and public agencies to p:rovide 

l 
, I 

housing by: 

(i) 

(ii) 

(iii) 

(iv) 

reducing the cost of building materials 

making affordable housing loans available 

making building available at affordable cost 

direct provision of .housing units 

(b) niscouraging private developers and public agencies. 
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There are actions that reduce the incentive of developers to 

supply new housing or rna.:i..ntain existing ones. This can be due to 

actions that: 

(i) increase the cost of constructing new buildings; 

high import duty on building materials,- develo:P

ment levies~ 

(ii) increase in the cost of acquiring title to.land 

(iii) difi'j.culty and uncertainty as.sociated with obtaining 

approvals. 

(iv) reduction in the revenue qr re~ur.ns receivable by 

property O\me:rs due to property taxes in excess of 

va::Lue added. 

(v) rent control. 

The significant effects o.f institutional f'orces on demand is: 

(i) 

(ii) 

to increase the propensity to demand housing 

to J.ncree..se the ability to make effective demand for 

housing. 

Government policy and p.rogrammes under consideration a.re government 

actions that increase t.he ctemaxi.d for housing in a market by increa

sing the ability to malrn effective demand either for rental housing 

or home ownership. ~bese consist of the following: 

(i) Rent control Edicts - In the short .run, rent control 

edicts enables a renter with a given housing budget 

to make a bid £'or more housing services than before. 

(ii) 11ant Subsidies/Allowances - These increase the size of 
the housing budget making it possible to either pay a 

highex· rent or afford a higher debt service obligation 

that would not have been possible. 

{iii) Government Sponsored Loan Schemes - 'l'hese i'acilita(te. 

home ownership .. Prom the perspective of a developer, 

a loan scheme make it possible for more persons to 

:pu,rchase housing units. 
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2.3.9 Housing Occu;eat~ 

This concep·t; :i:·efe:.:--s to ·!;he annual o:.: pGriodic costs to an 

opcupant of: occupying a unit of accommodation. It is an im:po.r

ta.""lt concept in ren·~aJ. housing ma:i:ke·I; analysis. The concept of 

cash solvency in its two dimensions - short term cash solvency 

and long-term cash solvency, is relevant here. (.lm economic 

unit is cash solvent, in the period under consideration, if it 

is able to meet its cash obligations as they .fall due. In the 

long term, the unit should not only suxvive economically but 

should g:r:ow a..l'ld achieve the puxpose £or which i·t exists). 

When housing occupation costs exceed the cash-paying 

ability of' occupa.YJ. ts, t.rie occupant is cash insolvent with 

regards to his housing occupation obligations. The housing 

delivery system then has to make compensating adjustments or 

breakdo1,m. 

Stri~tly speaking, housing occupation costs include the 

actual money payment for housing unit occupied plus any addit

ional user fees or charges attached to the occupation, plus the 

opportunity cost of services in lieu of payment. For example, 

a tenard; in a Brazillian style tenement buildj_ng has the .f'oll

owing obJ.igationa; Rent at :I:~50/room/month, electricity bill at 

~5/month, wate:c r~;Le a.t i~2, N'ight watch levy :N'4/month; p:i:-emises 

clee . .ning charges 4JJ/mor:.th. '.lhe total of all these exi->e:rn:,;es gives 

the monthly housing occupation costs. 

2 QJ .10 llousing Ow.nershiE Cos·ts 

Housing Ownc.rsllip Costs refer to those cowts of ow-.aership 

associated with owning a unit oi' housing.. Consider the example 

CODESRIA
-LI

BRARY



89 

of the owner of a .single family house with the following 

obligations; 

(i) 

(ii) 

(iii) 

(iv) 

(v) 

(vi) 

Debt service ~Ut000.00 per annum 

Cost of Repairs and maj_n.tenance N1 ,250.00 

.A:.'lnual coBts i'or sinking funds it250 .. 00 

Ta."tes t i'ees and charges, :property tax N6oo.oo 

Ground rent charges 

Forgoen retu:cn on equity investment t;2,500.00 

Total a;n .. <1ual cost o.f ow11ership :N6.,6,50.00 

.8Il occupier who owns his property does not need to pey rent 

but is responsible !or debt service obligation in addition to 

foregoing return on equity invested in the property. 

2.J •. 11 :Principal 'l'.;ypes of Rental Housing 

Investors in rental housing have an array of investment 

opportunities to choose fi-om. While risk and return from each 

· o;pportuni ty are of l)araJ11ount importance to each investor, the 

.final ·cho,ice is to a lar1g;e extent determined by accessibility 
. . 

t~· ~~f,PeJ:'Sonai bis,$ and the status quo at the time the invest-

ment decision is being taken. 

In ma.king an inves·i;ment decision, the media of investments 

available to the ren'Gal housing investor a.re many. Studies 

employing residential building statistics are often hindered by 

the lack of consistency in definitions of housing '&y:pes. The 

!ocus here is to define the various housing types. 

(a.) Tenement Buildingo 

This. refers to residential properties that are buiJ..t and 

let out as single rooms or a combination thereof (i.e. of the C?1 
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singlei rooms). 'llley are found in the high density areas o.f the 

urban housing market. ~ey are also called room to room accomm

odation or(~ houses •. The. most striking feature of this 

type of r.esidential property is that .fgcilities i.e:., toiJ.ets, 

bathrooms 9 kitchens,. eto.a are shared and thus there is no exclu-

siveness of occupation. 

Theoretice.llY: tht;?y a.'t'e supposed to be the most risky of all 

residential p:mpe.rty investments (Il:dtton:1 William et a.ls 1980). 

As an inves·tment holding~ the low incorue st:i.·uo~;;Lixe or the tenant.a 

makes rental default a coI!l!llon feature thereby rendering the 

acci'Uing income less secured. :I.he many tenants closely laboured 

{~ex the same roof of"!;en create managerial _:problems of' settling 

frequent outburst of fights.. Thirdly, the intensive utilisation 

of. the prem:i.ses a:.'2d services therein accelerates deprecia.tion which 

guages up operating expenses. As the recourse of the poor urban 

workers, tenement properties hav0 for ages :i::emained the focus of 

rent ,control laws. 

Adedibu (1987) found. that, conti:·a.r.y to the theoretical position, 

tenement properties 11 te;;-id to be ·lihc most secuz,e (less ;i;isky) of all 

residential }?XOr,ert-y .uivestmonts because tEui.ants find it easier to 

PaY the rents charged (since they axe Jche lowest) and thus~s°ecuri¥ 
·'--:.......:. ._· ___ ..,..,.:__;:..-.,) 

of income is t,-u.ar.u1teedaJ.so as it is very easy to let· tenement 

buildint::s since its catcb.rnent a:r:ea€Populatio1i of tenants~is very 

high. 
.. .. 

In Westei·n }ligeria, (foom±ng houses have become a dominant 

feature since, among other things, it is a form oi' housing which 

provides rental accommodation at reasonable costs for the large 

CODESRIA
-LI

BRARY



91 

immigrant population .in the rapidly expanding cities. In its 

most common forrri, the rool!ling houses have numei:ous rooms arranged 

in linea.J:' form on one oJ: both sicles or an access corridor. The 

.,t~ypology with :room..<.:i on 1,oth sides of. rtrl access co:.~ridor is gene;i:ally 

oallec1 the ttfac.e me J. £'£:tee you'i hcuse since ·i;ho cloor to the rooms 

on oppo:;;:ite :;ides of· the corridor often face one another., 

P·ianY of the older tz,adi ticnal family compounds anc. the 

':Brazilian 1 single family ·town houses have beeu converted into 

rooming houses as housirig demand increases i:n central city areas 

(Oluwatudimu,, 199o)Q 

Contemporary examples of this house type range from si.x 1)ed

:room bimgalows with services in the background~ to two sto:rey 

(three floox) buildings with up to thirty six ~oms or more with 

cookirig and S(-,,..'ll ·t;a,:cy- 3eJ.."J"ices on es,ch .f'lool:'. These services a..re 

usually shai:ed among the numerous tencnts wi t_}i cons.iderable incon

veniences and low levels of :privac;y o In some of the overcrowded (_=' 

areas of Lagos e.g. Mushin, it is not unco!Iil!lon to find the inhab

itants doing "Ii.heir cooking inside thei.r rooms or in the corrido,rs., 

ioi.uite often, d.ue to sho:ctae;e oi' space, tenants place their storo?..ge 

cu;pboa.1:d.s a:i.ong ·these corr:i.dox:s (Oluwatudimu, 1990)., 
,. ~Qi~l~~ 

Wilbur\t;m:thL __ z:....~;J-'(1980) fauna. that .rooming houses and the 

a_partment bu;ldings accommodate ·the gi.·ea·l;er propoz•tion of v..rban 

dwellers; up to 80";6 oi.' the housing stock in Lagos I'ietropoli tan area. 

Essentially the term refers to buildings divided into separate 

apartments., (usually on two or more floors) each of which is rented 

out or owned by a .household. T"ne difference between these a.}}d the 

rcoroing houses is that the apartments are self contained i.e~ they 

have greater avJ;onomy with respect to privacy, cooking and sanitary 
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facilities. They are an increasing form of housing investment 

in urban centres. It is, however, a trend which favours income(~~; 

clients~ since the difference in rents compared to rooming houses 

is usually quite substantial.. F.rom the post-civil war era., the 

years of huge surpluses from the scale of crude oil; Nigeria has 

promo·ted the growth of higher standards in private sector resid

entj.al housi..'lg for the increasing p:ro:p'l>rtion of tertiary workers~ 

In general, these block of .fJ,.ats are built usj.ng modern technology 

with columns and suspe.nded floors in reinforced concrete. 

The apa:ctmen·!;s ru::e gene:r.ally designed on the basis of "wester-

11ized11 concepts of urban .life with a seperation of day-time from 

night time activities zones a.nd verandahs as the only form of 

private outdoor space . .-; They axe generally more adapted to the 

needs of the nuclee.r faI11ilies •. 

High rise a.partmen t blocks o! up to twenty-two £1oors have 

begun to multir,ly on the 18,gos skyline ~~~~!i;\ 1990)-. These 

buildings which were in traduced in the ·1960s in the high income 

:r.esidential areas of Jkoyi and Victoria Islands in Lagos, are now 
"'""':.,," .... <··· .. .!!,.··: __ -.', 

being built on a much larger scale '...~;pe<;ia,l~,7. where there is a 

clemand i'or "luxury11 housing._ So fars, this i;endency has been limited 

to the bigger ci·!;ies only. 

Several distinct structural changes on both the demaJ.1d and 

supply sides ot: the housing market have converged to accelerate the 

trend towa.:i::d. aJ)artment construction and the provision of rental 

e..ccommoclation.,. 

:Bourne ( 1973) attributed the increasing specialisation of the 

building inc1.ustry .in apartments const:cuction 1:esul ts from several 

supply factoxs operating together~ Rising land costs throughout, 
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augmented by an insu1'i'icient su,P;ply of reasonably priced land on 

the urban fringe; have increased the pressures on residential 

land development - which makes it increasingly dif.ficult to con

struct anything ·but high - density resi<iential buildings or high.

cost low-density units 'jjJithir1 the le.!.'ger ~~tropoJ.i·l~i:ij areas. 

~~~!~~ 

'lhe 11:Brazillian house" is more often a sto:r:ey building bu.ilt 

in bricks with suspendedfloors in timber, .featuriri.g artistic 

decorations and bright colours~ These buildings with their elab
J?.i'.:§ /;;iJt. -

oxate artistic decorations were considered as symbols oi: P:r:es.tt@) - ----- ... _ -

and were adopted by the most influential members of the society 

no·!; only in 1e..g'Os but all over Yorubaland especially in .Abookuta, 

Ibad,:µ1, ljebu-Ode, Ilesha. a."1.d Ile-lie (Marafa.tto, 1983). The 

introduction of' Brazillian house typ~s into \'1estern Nigeria started 

in the latter half of: the century. after -the :cepatriatio.u of slaves. 

liberated from Brazil and Cuba to the harbours of Badagry and Lagos 

on the Atlaxi.tic Goast.. A good pxoportion of those persons, many 

of whom were skilled craftsmen and commercialists settled in a 

part of the Lagos Island east of t.."la old Lagos called "Popo A3uda." 

or Brazill.iw quarter with their own i:.tyle of houses (Aderibigbe, 

19·75). 

The assimilation cf tbe imported model brought. about the int-

roduction of various new elements into the indigeneous buildings. 

Some of -thes~ include ·the internal stair cases. upper floor veran

dahs, the windows and doors. 
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Various definitions have been ascribed to the term "apartmentll. 

For example, the Central N,,,rtgage and Reusing Corporation, the 

Canadian Federal Housi...11g Agency, defines apartment to include 

11 triplexes, double duplexes:, row duplm:es 9 and other multi-family 

u..1i ts. Other agencies, however7 such as the metropoli ten Toronto 

Planning Board de.fine apartments to include only those structures 

consisting of several multi-fmrrily units... "l1r.t a~artmen-l; .unit is 

S~, 
a self'-conta,inf'Jd dwelling un.it in e. building contai.n:i.rig ~) or 

.more units which sharo a common means of accemJ at st.Teet level 0 

(N0t:r.·opolj.ian 'i'o.:conto P1a.nning :00 a,rd., Survey of Apa.rtments 1961) · 

Apartments by most common definitions are distinctive within 

the u.rban housing- i:I~\ren'tor,,J in only two regards; t..l1ey &.re usually 
u 

o.f high d.ensi ty construct-i(m and they represent rental accommoda-

ti.on.. Clearly ue.i·ther of ·these c:r:iteria axe ir} theµ;;;,elves dist.tn-

otive as some apartme11ts do not .fit into either of these categories .. 

and the u.<1iqu.e:ness of' a:pa..rtmen ts derives .f1.·om this combination. 

1·\ 
Jmy discussion cf their dist:db1,1..tion or extent muat theJ:efore di;-1.ell ,., 

on the reasons for: and implications of high d.ensi ty construction, 

and the l'Jature of both the ho1.1.Sj.ng J.ndustry and the rental housing 

market .. 

2.3.12 £R.ali ties/.Facili ties Needed by T@arits in a J3u.i.J.dj,m 

Euilding and Ground 

The following are the qu.alities inherent in buildings that 

make it attractive to tenants: 
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(ii) 

(ili) 

(v) 

95 

Attractive well constructed building 

Good ma.il:1 tenance and urikee:p of building 

Clean enviroJ.unent 

Well-1.i:t and ui:i.in:tl)edetl halls, errtra11ces, stairs 

Relidble build:Lng management and supe::i.-vision 

At w::a.c·tive hmd.sca}?ir~ \'Ji th adeque.te 01..1.tdoor 

space fo;.J~ tenar.Tts 

(vii) Looking e:tTt:!:.'8.l".!CeBs JJrotE:cted. from outside:1:s: clean 

attractive lobby"" 

Services and Facilitie$ 

:J.l1e .follow.ine; services and i'a.cili·U.es a:re ve;:y esse11tial 

.in a building f.'o:r t.11e use o.f the ocou.11ant.6 

(i) Launctry oqi..upruent. 

(ii) Parking sr,ac0~ 

(iii) Ad.equate fire escapes •. 

(iv) Storage lockeri:;,. 

Living space in the apartment. 

(i) 

( ' . ' ._:J.J.j Convenient floor pl.?..;r1o 

(iv) I)leasant views., 

( v) Windows located to provid.~ enough aiT •. light 

and ventilu.tionco 

( vi) i\greeable size, tyi:>e and :placement ot:· windows 

(vii} ~asy cleaning and. maintenance. 

(viii) .burnished appliances in good condition. 

(ix) Suitable wall space i'or fur.niture 

(x) lit·tcactive, easy to clean floors 
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(xi) Well fitted doors. 

(xii) Conveniently-placed attractive outlets. 

2 .. J.1J .An Overview of Rental Housine; Nanagement Function 

Management job is carried out by a manager; this may be 

the landlord, a caretaker or the professional property manager. 

The property manager is the d;yna.mic, life-giving elemen-1; in 

every estate. 1he quality and performance of the property 

manager determines the success o.f property management; indeed 

they determine the useful life of the property. 

Property management must always, in ever;/ decision and 

action, put economic performance first (Drucke.r, 19 ). The 

existence of property management can only be justified by the 

economic results it produces. Property management also produces 

great non-economic results: the happiness of the property owner, 

the contr:ibution to the welfare and culture of the community, 

etc. 

The economic performance as far as property management is 

concerned is unique.. It is on this basis that the performance 

of the property manager can best be measured. .Also the evalua

tive criteria in the final selection stage of a decision making 

process in property management is the economic oonseg_uences or 

jUStification of the various feasible alte:enatives.. Thus, it is 

a limiting factor in -t;hose decisions not their starting point or 

rationale.. J?or example, when there is a management problem that 

can lead to loss in value of the property, whether a remedy 
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decision is worthwhile or not, depends on the economic consequence("§) 

of such decision. 

Managing a.11 estate rests upon the need to plan arid control •. 

~e idea of :planning arises out of the need to establish a set of 

objectives and the description or the means of achieving those 

goals. 

Planning is mainly an issue o.f policy decision while controls 

are chiefly exercised thxough the organisation structure. 'lhe 

question of control arises f.t'Om the need -'i;o ensure that the plans 

are executed and modified to sui·i; changing circumstances (Drucker, 

19 ). 

The meaning given to an estate is also wide ancl includes a11y 

interest .in landed pro:perty giving rise to a measw.'e of controlo 

Control is the ultimate test of property ma...-1a.gement. The achieve

ment o:f property aims through an e:fficient and effective control 

system induces the landlord or the property manager to carry out 

his responsibilities •. 

For a landlord who wants to manage his own property (in the 

case of a small estate),. he may find property management to be 

more scien·~ific.. [here are some management routines that are 

established and from here the 1andlo;cd derives his experience 

and skill (suc.u r£1.2J.18,gement :routines include rent collection,_ 

.inspection o.f the property, carrying ov.t re:pai.rs of short live 

components of the property~ etc.). 

Often, complex management issues arise and the need for good 

conscious analysis and guesses become unavoidable for good manage

ment decisions. Thus, for an ef£icient managing of a property, a 

strong- close of imagina·liive and judgement sense is important-. As 

Sayles (1969) observes: the very bad manager will obviously 
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"look" bad and the very good one will not be missed either". 

Managing therefore. remains the first task of property management 

in .realisation of property aims. 

Effective management starts with a clear understandi11g of 

'-° ·,:<·,· · the property aims and objectives 41- Arter this, a property manager 

involves himself in a process by which a course of action is 

consciously chosen from available alternatives for the purpose 

of achieving the desired result. After the selection of; goals 

follows planning, _procurement. orgariisation, co-ordination and 

control o.f necessai,y resources needed for the achievement of the 

:pre-determined goals. Some important elements o:f management are 

discussed below: 

.Forecasting 

Management involves taking decisions i'Jhich affect the future 

but before these can be made,, it is necessary to make allowance 

for the conditions that lie ahead (T.horncro.ft, 1974). A p.roperty 

manager that cares more about rent review or future expansion 

of the estate must :possess the ability to analyse a:cid interprete 

obtainable .f'acts, and al.so be able to make accurate guesses •. 

Where aJ.1 the i'acts necessa.,.-y to make accurate forecast about 

the condition of' a. ·property are available, a property manager can 

predict about its likely future :physical and economic state with 

intelligent guesses~ 

~brecasti.ng, being futuristic, is usually based on some time 

horizon; short, medium or long term. Whatever the term, the degree 

to which what is actually obtained will correlate with a forecast> 

must be judged ( 'lhorncrort,. 197+ ). This gives an idea to what 
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extent a forecast can be relied upon. 

Planning for ll'Ia.nagepent 

Planning is a process of' visualising and. e-etting through the 

use of appropriate tools, a set pattern of most desirable future 

state .of affairs. 'Ihe set :pattern then serves a frame of reference 

for subsequent decision or policy making. To do this, the man~er 

requires an ability the analyse situations and make appropriate 

forecast. 

Planning comes up when there is a need f'elt and some problems 

a.re identii"ied.. The property manager w.ill strive to stipulate 

plans which are required to: 

(a) Control the investment process by ensuring that the 

management works proceed smoothly .. 

(b) Reduce cos.tat particularly by taking ad.vantage of 

the economies of scale and standardization. 

(c) Ensure that the estate's resources are kept continu

ously, fully and :profitably. ( Thorncroft. 1974) •. 

Planning has a very strong relationship with time and thus 

in claBsii'ying pla.n, short-term, medium term and long-terms are 

used~ .At "1.ll man%erial level ple.ns mv.st effectively result from 

rational plarmir1g process. Tne planner r;,cy .cor:sider this logical 

orderly sequence. 

(i) .Define the object:i,ves 

(ii) Establishment of premises and constraint; includes 

applica.ble poUcies; existing plans, forecast of 

future conditions anu £actual dateso lhese are 
the assumptions and facts on which a plan will\\ 

based., 

(iii) .Analyse da·lia. and :r:esul ts in step. 
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(iv) Develop alternative plan 

(v) Select the best plan; this is the major decision 

point in planning. 

However, if the proceeding step have been done ef'.fectively, it 

may be the easiest parts oi the entire process. 

Having planned, the ma...'1.ager has to o:r:·ganize. Orga.nising 

consists in the structure and allocation of jobs to various people, 

and co-ordir1a ting their ef.forts, in carrying out various management 

activities. Ti1e function includ.es putting the right thing in the 

right plu.ce. O:cgar,ising st:r:esses a.cross tenancy ad.ministration 

especially in collecting rents, (may be monthly, q;uarterly, etc .. ) 

and other cha.xees a.nd rates., 01.-ganising is very important in 

maintenance and repair works in a. building.. However, the guiding 

principles of a property manager are the aims and objectives o.f the 

estate which he has to constantly :put in mind. 

Staffing 

.After a good orgar1isa.tio11al structure might have been set, 

sta.i'i'ing for the implementation of -the plan sets in and its req-

uil:·eruents depend on the size of' the management work to be douG •. 

'.lhus manag~ment also involves )?roviding the right caJ.ibre of mep. 

and women in the right number to pe~form the right dut~es~ as a 

means of realising the objectives of the estate,. 

~.Jj.ng 

The manager has to guide the actual performance of the workers 

towards stated goals. This is directing. Human nature being what 
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it is, workers cannot be totally trusted to work according to 

schedule without some guidance.. Each manager, no matter the scale 

of job muet motivate his workers, or stai'f or tenants, by consul

ting11 informing and encouraging all associated with the estate so 

that a sense of pa.tnership and joint endeavour is established. 

90-ordin?a ting 

This is the £unction oi' management which integrates efforts. 

Bf'i'ect;ive co-ordination in management depend.s upon adequate comm

unication, balance and control within the enteJ::·p:r:ise .. 

It is a vital aspect of management particula:cly in construc

tion as most works axe carried out by small team or group. Hon

co-ordination leads to poor performance or delay. Co-ordination 

ensures higher prod1.1.ctivity· a."ld prope1· contJ.'01 • 

.22E.lf.9.1J._ip~ 

T.he management function that guides curre~t performance towards 

pre--dei;ermj_ned t'?,--Oals or plans to known as controlling+ Control by 

the enforcement of le~se covenants, .for eJ:amplef can be e.ffected in 

a va:dety o.f wa~ys - strictly, leniently• selectivelyP: formally or 

info:rmaJ.ly and 'ltil1ichever manner is emr1loyed carries its implications 

- for estate policy ('lhorncrof·t;, 1974) •. 

go;par1Y }1aJl.ag~~.:t.!_'up9t~ 

Px-0perty mar1agement Bhares the sai11e prii.icipJ.es 1 in organisation 

and administ;ration, with any other aspect of management (viz: 

:!3a1lking,. Insurance, Ind.ustxies, etc.). ProJJerty management 

entails organisation of men and their expert knowledge to maintain 

buildings in an acceptable condition. 
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Only a manager 1s experience can bring the estate's aims 

and objectives to life, concretely and meaningfully. 13u·l; because 

·i;hey ax·e formal, they apply ·l;o every manager and to everything 

he does as a manager. 1hey can therefore be used by every manager 

to appraise his own skill and performance and to work systematica

lly on improving himself' and his per.formance as a ID.?..nager. 

The property manager applies these functions to perform his 

own functions of space !Jla.nr1i.ugt lila:rketil:ig of prope:rt;y services, 

conserving property and. i·ts .surroundi11g and su_1;ervisiou of o:per-

ations on the property .. 

For good p:ro:perty rnancgement, the management, the management 

su.ryeyor should put himself into three important positions: 

(i) .As the ow•..1er who is always conscious of :po·lientia.l 

.changes in value of his property and working 

towards an optirrrum return f'xom his vrope:r:·ty. 

( ii ) As the tenant, whose quiet enj oyruen t of the 

propert-y must not be interfered with, and whose 

incapabilities in the short run must be duly 

consid.e:red as in the case oi' a ba.d business 

turn u:,;i due to bad economy which may temporarily 

lead to inability top~ for rent for a while. 

(.iii) As a member of the commuri.ity in which the 

property is located, their interest and the 

effect of the condition of the property as 

it affecfa them. 

'.l.:t .. e above points will, if ad&q_uately cared fort help manage-

mtm ·t to rendez:· ::;1;:.1;•vice., cievoici. of seli'ishuess and one-sidedness 

while at "i;he same time i·t1;1 profit will be catered for ... 
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Hanagement Ob;iectives i..'11 the Private Residential .Propert,y 

Management objectives in the private residential property 

include; ensuring adequate, .return on investment and achievement 

of estate goals •. 

Ensuring adequate return on investment. This is with respect 

to the security and reguJ.ari ty of the investment incom.e• D_~pend

ing on the ruot5-ves of the owners~ long term p:rofi t is one of the 

aims which necessitates the management of' an estate and thus a 

prop&:cty IDallci.gei· will want to t-aks the question, whether the 

es·~ate car1 fulfill thii., £unction., 

However, sometimes, the _pursui·t of the highest. return i'rom 

an investment may not be the premium but ~utting the property 

into a suitable use, bearing in mind. ·the physical character, the 

envi:r:onment in which it is situated as well as both the legal and 

economic circumstances prevailing. 

Achievement of estate goals.. Propexty aims and goals differ 

from one IJroperty to the other and they are to be constantly kept 

in the property manager's mind in oxdex that the might be accom

plished. 

Ensw:.·in.g .£s.Ood Gte,te of repairs can be acl1iev1;0. through regular 

maintenance~ '.I.he ea.sa with :which this objective can be .fulfilled 

may have bearing on how well the available resources have been 

integra-t;ed during and after the development stage of the property 

.fili.Other objective is 'to ensure a greater :p:roperty life span., 

'Ihe policies and methods required for attaining· this objective 

will include among othera, simplicity iil,.design and layout (as 

provided by e.rchitects) ai1d sound. maintena..'1.ce (by the prope::ty 

mar.agar).. 12.nds.d pr.o:per'Ues are often refe:r:red to as 11wasting 
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assets i.e. obsolescence sets in as the pro,Perty ages and thus 

judicious application of fresh investment may lead to an effic

ient state of use and thus a greater life span of the property 

( '.fhornc:roi't, 1974). 

When the management objective is that o:f ensuring a greater 

life span of the property, then 9 the trend towards physical and 

fur1ctional obsolescence forms an important economic feature that 

motivates the conduct of an estate. The achievement of this 

objective hinges on a collaborative effort of several people. 

It must bring out the greatest wit of the .Architect, as a designer 

to ensure that thEJ:.c·e is eim1;lici ty in ci.csign a..nd. J.ayout. IJ'.l::d..s may 

require someti.mes tJ.1e a,ccepta.ncs of "op2n _pl~"'l" :;11d ~-Ol,md mai,"1.te-

n.ence management by tJ1e yroperty manager at least to temper -t:b.e 

influence of early obsolescence~ 

Essentials oi' Good 1:'roperty Management 

Essential thing.8 needed by a L.mdlurd or property ::.1ariager 

for an e.f'ficiEm-t man~ement woxk include~ 

(i) 'l'.he mw1ag,:i:r:ts i:r:i·~eJ.lectual conception of'. the work 

processes that he should keep in "control11 t...h.at is, 

(ii) 'lhe operational methods by which he checks, mo.ui tors, 

and appraises these processes~ 

( ... \ :u.1., Criteria for evalue.ting the significance of what 

he observes (whG11 and where emergent :p:eoolems 

require some types of manageria action)~ 

(iv) A description of 1·emedial an tions ( short-term 

co:aecticms) that the property manager takes t 

the cha:imel thJ:ough which he moves and techr1-

iques he uses •. 
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( \ 
Y/ G:::-i teria for identifying occll.Xl'ing or "hi&h amplitude" 

dis tu:cba.nces (functional. er economic risks) that 

there are heavy a. chain on his managE::;.::·ial resources 

ana. process $.i'fectiveness. 

( vi) NethocJ.s oi' coping with these disturbances in ~r~r-o

o..uction 01· oxg~zationel (long-term) co:r·recti,;e 

change (Umeh1 1977)~ 

Later in this stud~-7 we will examine the current practice and 

strategies of formcl and informal :rental l,)r-opel.'ty managers in the 

residential snbmarkets o:f lba.dan. By i'oxmal property manager is 

mear1t ·the. registered Estate Su...""Veyors end Valuers while the 

informal managers axe the J.andlords (rental property owners) 

(particularly i..-ri hie;h density neighbourhoods) who perf 01."In the 

tracU. tional dui~ies of 8, rn.·operty rna.nage:r.·, tha. t is } who 0 manages 11 

his own properties z·e.ther than coutre.ct out the work to registered 

estate surveyors and valuers .. 

A key issue in determining the appro1>riateness of urban 

seJ.>vices -to low income popula-tio11s .is whether or not a. project 

i~ a.ffo:;.--d.able. The concept of afford.ab.Ui i;y in urban development 

proj~c-ts is irn}.)o:rtant .for two b8.sic :reasons. One is that the 

projects must be 11:replica.l~lan, that is,. they m~st be able to be 

re;pcated the countr,y w.:Lth little or 110 subs.:Ldy involved. The 

second, a..'1d :perha_r;s mere importax1 t, reason j_ s that urban clevelo_p

men t :projects are generally meant to be accessible to a certaj_n 

po:r:tion of the lov,-income popti.lation.. One of the goals of the 

special eva.ll:.c>tion stv.d.y has beeri to asc.ertai1;. whethe~ the p1:ojects 

are reucr1ing the target inco.E:e groups and to make the appropriate 
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recommendations if they are not. 

- ) ~~.:.....--:_ - ~-::.-=---~------~--=- . __ _:_·_.·}--.. . ...:_ ....... ,.. ____ ..:..._..;__:d 

.Affordability can be defined as follows: a certain level 

of ur.·ban services is affordable to a low-income beneficiary 

hOUsehold if the amount from monthly income that a household is 

willing and able to pay for shelte:r:.-related expenditures is 

sufficient to cover the monthly costs of providing these services. 

In symbols, affordability can be estimated as follows (World BaJ1k, 

1980); 

where C = monthly project cost •. 
Y = monthly family income, and 

<><.Di = the proportion of income the family is willingl,~and 

able to spend on housing. 

Most of the issues regarding affordability are concerned with 

examining the parameters "a", 11Y11 and 110 11
• In particular, it is 

crucial to determine if they have been measured accurately, and 

if the assumptions made by the policy makers in performing their 

.calculations are valid. I.f the assuml)tions do not hold, it is 

then important to investigate whether there have been any develop-

ments. external to the project (such as inflation) which have 

affected these assumptions or if discrepancy is due to faulty 

project design. Evaluatillg the accuracy of the measurements 

and the assumptions behind them is a key element in assessing 

·the everall success of a project. 

·. ·A.fiord.ability in housing means how much is a household or 

an individual is cai!able and willing to pay for his housing need 

-with most basic facilities. In trying to arrive at a situation 
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where the low income group or even the poor in the cities could 

easily be housed, Nigeria in 1980 and 1991 formulated two National 

Housing policies. The overall policy was based on the concept of 

affordability and aimed at "p:roviding the best possible housing 

within the resource constraints of each individual household"• 

The irnplementa~ion of the 1980 policy was based on two essential 

premises. Firstly, the gross income of the head of household was 

used as the yard.stick for allocating units and secondlyt general 

assumptions regarding the percentage of gross income that the 

household can pay towards housing were used to determine the 

nature of the housing supplied. 

However, in the context especially, of low income housing, 

both these preirdses have serious liroi tations. The consideration 

of gross income of only the head of household rather than the next 

income of t.1-ie entire household distorts the real ea.rni..'1g power o:t: 

10w i..'lcome i'amilies. 'lbe tra.di tional baseline used in designing low 

cost housing p.:coject, that is that the household will pay 20-25% of 

their income :f.oi· shelter and related services has also not been 

found to be true {Urban Edge, 1986). 

Inf'act, even simple descriptive measures of the marginal 

propensi ·l;y ·l;o consume housing such as rent to income (in case of 

tenants) and value to income (in case of owner-occupier) ratio, 

while giving a fair idea of how much households are willing to 

spend on housing, a.re constrained by that af'fordabil.ity does not 

mean willi11g11ess to pay only, but capability as well. 

Af.fo.:cdability is esse.atially, a behavioural concept and to 

establish what the household can af'f'ord to pay, it is necessary 
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-~o have a thorough llllderstandi..'1g and insight into the lif'estyle 

of the target groU]? since, apart f::com the total earnings of the 

household., affordabilit-<J is aff~~c·!;ed by se·1reral othe~ faotoz-s 

including ,security of the principal and seconda:rzy- sources of 

incorne, savings:. spending patterns, place of housing on the 

household priority list, etc •. (Malpezzi et al, 1982).. In some 

regions, affordability is affected by climate and culture e.g. 

Iran~ Tanzania and Turkey.. 

Thus the two prem.:i.se$ on which the implementation of housing 

J;JOlicy in lhge;-r.ia was l>ased have :proved fo be f allaoiou.s in the 

context o;f low income housing. It is not suprising there.fore 

that houses mean·t. :for low income !}ousehold were eventually bought 

by the middle and high income households (Harr 1987: Oruwari., 1984) • 

.By and large, what was achieved was an increase in the housing 

smock in the cou.'1.t:ry al though not for. the target grou:p: that is 

the low income household whose needs are manii'ested by ·bhe escala

ting growth of squatter areas all over the country in the last 

dece.de ( Izeogu, 1~86)... 1he main reason !or this trend is that by 

t-rie time the units were completedll the selling prices were ou.t of 

reach of the target groul.J (Oniboktm, 1983). 

It is thus· necessa:ry to (fl;a.ke a:n :Lndepth look in-bo the elements 
t) 

that make up the financial cons tra.i.nts such as;(~ - ~ 

(a) what a.re the sources of income for a typical low income 

family? 

(b) whether or not income is regular; 

(c} the needs that compete !or whatever resources that axe 

available; and 

(d) the sites for housing in the overall context of such 

household:.. 
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A comprehensive examination of household income generation 

and expenditure patterns are necessary prerequisites to any 

attempt of addressing the question of affordability towards 

housing~ typical low income urban family in Nigeria and becomes 

:particularly significant when viewed agains·t the backdrop that; , 

while on one hand .80)b 0 f the people in the country are not able 

to easily 1mrchas·e housing in the open rnarke t either as owners 

··or renters.- -Dn the other nand: subsidization :from national 

resolll'ces cannot reach out to the poor with any significance as 

evident ·by cer'liaJ.il case studies (.Davidsor.i., 1934). 'l:he perception 

that housing is a. form of social welfare that cw.-i a:nd should be 

provided by public ~encies,- is eroded by the J.-l:Cesmu·e of harsh 

fiscal measures introduced by tlw g-over.ume:r.rt a;.ud the public 

·nousiI1g prograrnl.iles :co st:dke th~ xight level cos·t (Urban Edge, 

]'roru the foi·egoing discussion, it can be seen that the wrong 

implementation of the a.ffordabili ty basis in the l~ationaJ. Housing 

Policy has reduced the fate of the low income group and the u.rban 

poor .. But still the urban poor must be housed. That is why most 

of our l::lllVi::t.'Onroen.t continuously [-g.i:t~.!"l.Orate~:i/ with formation of 
- ·- ·------ ... _/ 

pocket slums all over the cities~ Thus, if the country wants to 

genuinely provide housing for the poor people, their earning 

oapaci ties must be bome in mind a.ud ·their affordability :placed 

in the correct perspective so as to check continuous habitation 

of slums and squatters which a.re dangerous to health and social 

development .. 
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2.3.15 The Concept of Rent~ 

~e word rent or rental value has been subjected to a 

multitude of epithets. It is capable of attracting many 

meanings. It is therefore necessars to make some clarifications~) 

on the issue of renii. 

Rent J..--efars to aizy pa.ymen·b to any of f'a.c·tors o'f production 

not perfectly elastic in supj;,;Ly, \vi th land as· the principal 

example. It o.an also be defined as a texm .for a monopolistic 

price on the earnings of more or less specific means of produc

tion whose supply cannot be increased or decreased. 

"Rent11 in its general sense can be defined as "an annual 

or :periodic .:peymen·I; f-0:r:: the use 0£ land or of land and buildings11 

(Lawrence et al, 1974). We can however have market rent, edict 

rent, economic rent, contact rent, ground rent, replacement rent, 

g-.coss rent, rack rent, head .rent.- pro.fit rent, etc .• depending on 

the resultant i'orce(s) under which the rent is fixed. A rent 

£ixed under the normal economic forces 0£ demand and supply is 

termed market rent.. On the other hand a rent fixed in accordance 

with the provision of an edict or a statute will be styled edict 

rent (Ojo, 1978). 

Economic rent is that alllOunt paid over and above the market 

rent. Contract rent :cefers to the ac.:tual p.;1.yme:i.Tts tenants make 

£or their use of the property of others. The a.mount of these 

pa;,rments is normally agreed to by the landlord a..~d tenants in 

advance of the :period of property use and -thus stems from mutual 

contractual arrangements. Ground rents represents the rental 

value of' the ba.:ee site at the time the lease is granted. 'Ihis 
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type of rent is charged. ur1clei· ·~he building lea8e and in most 

cases is fixed in natux:e and can be for a. period of ninety-nine 

years. G:r:oss rent can be defined as the rent passing or chargecl. 

on a property under the situation or contract whereby the tenant 

undertook to pay all the usue..1 tenant rates and taxes and the 

landlord. undertook to bear the cos·t of repair and insurance and 

all othex: expenses P if e:ny, necessa:-t:'Y to maintain the property in 

a state to command that rent/1 ( General Rate Act (-1967) Section 
' 

.Replacement rent is the ·threshold level of income which is 

required to economica..lly justify the expenditure of current const-

ruction cost. Harket rent arid replacement rent are not the saJne 

in too.ay's market. As a result, market rent has been increasing 

persistently to meet replacement rent. At a point where they meet 
i 

the market wiJ.l be in, .. ~ state of baJ.ance or equilibrum. ~ck rent· 

can be defined as the rent paid to the investor in the perfect 

competitive market which represent the highest rent the property 

can command at a given time. 'Ihis is also termed ".full rental 

,, " 
vaJ.ue'' oi:"market rent.". Head rent is the rent reserved. under an 

occupation lease where it is less than the .full rental value while 

profit rent is the di.fferonce between the full rental value and 

the head rent :paid by the tenants .. 

In this study? "rent" is taken to mean the "eori-trac:l;t-,~·,, rent" ,,,_ ·=/ • 

that is the actual, monthly or a,."'lnual _µa.yments made by the tenants 

.for the use of resider.d;ial property of landloJ:d and usually fixed 

by contractual at;.i:E·ernent in acco:r-dance with -the prevailing market 

fo:cces (market :cerd;). All °bY.[Jes of residential properties in the 
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free rental housing liID.rket uill be the ma.i...'1 focus wb-ile the 

landlords (ot,mer occupiers) would be treated aa renting to 

theniselvGs. 

2.3.16 Factors Responsible for E:icalat;i.ne Rental Levels 

It is considered pertinent to identify factors tbat could 

possibly explain persistent increases in prices of rentaJ. housing as 

a. necessar.v preliminary to hypothesis. fo:nnulation. F.rom our litera

ture review., several factors have been mentioned as factors tbat 

motivate "periodic rental reviews and which can therefore be regarded 

as responsible for increasiri..g rental levels. Principal among these 

factors are (i) construction cost (ii) income levels (iii) prices of 

building materials, inf'lationary trends (iv) general: level of pros

perity (money supply as measured by total currenc-~ in circulation) 

(v) cost of funds (lending rate of financial institutions (vi) 

population growth and the consequent increase in demand for :rental 

accommodation and. (vii) vacancy level •. 

There is need for some clarif'ica tion here.. Factors such as 

location, types of finishes, accom.rnodation quantum are identified 

by sane authors as influencing rental values at the ip.ception of a 

lease :when contract rents are to be fixed. However, they do not 

explain trends. in rental values or provide explai-iations for the 

present escalatiri..g prices of renteJ. accommodation in the urban area. 

We propose in this study to analyze the :factors responsible for the 

escalating rental prices~ Therefore, . our hypothesis fonnulation 

will take into consideration those factors and changes in them 

( upwards or d01,muards) which the property 01-mer or his agent may 

wish to, pass to the tenant i..-ri fo:rm of higher rents or concessions 

(reduced rents) • 

In the light of the above, the facfo:rs which have been recurring 

through our discussion in this chapter will form the basis of our 
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11Y!)othesis formulation viz: Income level!' Construction cost,, Price::,:; 

of' building material" cost of fv..nd.s (lending rate of. ;fina.nciaJ. insti

tutions, money supply as measured by total cm:rency :j.n circulation 

and inf'lation rate. 

In selecting the above factors, we ta.l-~e into consideration tl1e 

:fact Jcb.at rent dete:rmi.nation and :rent review· is basically landlord's 

decision and factors considered are those that may influence supply 

abilities of the property owner just as choice of residence is 

basically a tenant's decision and factors considered are internal 

to the tenant. 

It is noteworthy that the f'actors identified above r..ave been 

risi:n.g uptra.i"Cl.s in the last decade in Nigeria particularly since the 

inception of the Structural Adjustment Programme (SAP). The income: 

level have been rising as the goveZTIJnent endeavours to cushion the 

pa.ins of Sli.P th:roug11 variou.:s relief measures. Nevei-:theless, the, 

average :f'amily finds its real income 01 .. level o:f purchasing power, 

reducing. '.file cost of new residential.construction has been rising 

much :faster than the general price level. Our concern here is with 

the uay high construction costs affect the :flm.ct-ioni.71g of' the 
'·., 

housing market. 

The devaluation of the na.ira as a lroy :feature o:f S!';fiP led to 

high exchange rate and the increase in the cost of importati1.:>ne . 

.AJ3 a.result,. ihe prices of building materials sk,yrocketted further 

worsemng the cost o:f development. The fall in the real value of 

the naira. made it compulsory :for the increase in the rent to comp

ensate for the loss in the value of rent steI!lll'.led f'rom inflation. 

Under SAP, lending ra-te was increased to adjust for the increase 

in ·the risk of ad.vm1cing loan~ The increase in the cost of borrowing 

led to increase :in t..ri.e periodic income (rent) from the real property 

in.vestment which is used in liquidating borrowed principal plus the 

interest on it .. 
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In the sa~e manner,. SAP led to tremendous increase in the money 

in ciroula tion. 'Ihe excess liquidity rras partly caused by the exporters 

o~ natural resources 1-m.o failed to repatriate their foreign ea:i."llingB 

in theiz> foreign accounts and used the funds as ,collateral with local 

banks to raise Naira ove._T'draf't or loan and again used the loan or 

overdraf't to finance further exports which proceeds were accumulated 

in the foreign accounts with commercial banks. With the above back

grotmd, we will now proceed to formv.lato the h,ypothesis o:f this study. 

2.3.17 ]efinition of F.ousehQ.l~-

Fbr the purpose of' this study, He define a household according 

to the Nigeria Feclera.J. Office of Statistics as 11a.ll persons living 

u_11.der the same roof a.rid having a common eating a?.".rangements, that is 

sharing or eating from the same pot. 'l'hv.s a person who eats his/her 

pri_ncipaJ. neals from the same pot of another persons or a group, but 

live elsewhere if' so happens, is considered a member of the household 

where he/she takes his/her principal meals 11
• 

The head of the household is an adult mariber of household resp

onsible for the overall management of the bousehold tfllilo a housing 

unit is a unit of accommodation occupied by one single household. 

Households are variously consti t-utcd, some are j.dentified with 

families, ot..h.ers are composed of :a. single ind.i vidual or gmup of' 

related individuals; and still others are a combination of families 

or a f'amily of' individuals. For the purpose of this study, people 

living together :in the same dwelling unit from part . of the same 

household unit ti': 

(i) T'.aey live toe,"Cther in the same hous:L..,_g u..11i t which 

might be a roo~~ a flat, a du;plex, etc. 
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(ii) they regard and accept the authority of a single 

head; 

(iii) they contribute to a common budget; and 

(iv) purchase and eat food from the same pot. 

Household unit rather than the family is the unit of demand 

for housing and therefore the analysis of rental housing will be 

based on household units. ~e housing unit is a unit of accollllllo

dation occupied by a household, it may be a room 9 a flat, a 

bungalow, etc. A dwelli..l'lg u.11it on the other hand is a separate 

building which mey :provide accommodation :for one, two or more 

householcls living under the same roof. It can a.lso be a bungalow, 

a sto:rey builcling~ etc. 

2.4 SPECIFIC HYPOTHESES TO .BE TESTED 

ifily attempt to explain economic behaviour requires the 

.formulation of hypotheses from which limited :predictions can 

be made and tested against the evidence in attempts to uphold 

or to refute them. In the absence of such refutation, the 

hypotheses may be said to hold (based on a particular study) 

as part of the ~tore of generalization which constitute specific 

knowledge. Rental housing market analysis £alls into this 

common mould that requires hypothesis testing'9 As regards this 

study,. the specific hypotheses to be tested are: 

(1) That rent is positively influenced by the income of the 

rental household. 

(2) That lending rate is directly related to level of housing 

rent. 

(3) Inflation rate has a positive relationship to rent. 
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(4) Rent is positively influenced by the amount of currency 

in circulation. 

(.5) Tb.ere is direct relationship bet·ween average price index 

of building materials and level of housing rent. 

(6) l19nt has direct relationship to construction cost index. 

2 .5 SW.t!WiY OF CHAPTER 

In tr.J.s chapter, en attempt has been made to provide a 

theoretical and conceptual fotmdation for this study. lt has 

been established that no single theoretical perspective could 

provide an adequate foundation for the problem being investig-

ated in this study which has necessitated a. multi-disciplina.Izy" 

review of the pertinent lj.terature. .An attempt was made to 

discuss the theoretical unclerpinings of the releva.ri.t variables 

before specific hypotheses were formulated. 

The next in the Gequence of steps for this study is to 

empirically test our hypotheses. However before this is done, 

it is considered pertinent to have an insight into our case 

study,·,.:"~.;;: .. to review the methods of data collection and also a.n 

overview of the statistical techniques to be utilised. 

In the light of the above, chapter three focusses on the 

case study while chapter .four focusses on the research method

ology. 
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CHJ\PTER THREE 

THE SETTING: AN OVERVIEW OF IBADAN ECONOMIC BASE 

.AND PATTERNS OF RESIDENTIAL DEVELOPMENT 

J.1 INTRODUCTION 

lbadan, the capital o;f Oyo State of' .Nigeria and one o.f the 

most ind4'geneous cities in sub-saharan .Agrica, is ·the second 

largest city in J3laclc .Africa (After Johanessburg). The city is 

dynamic both .in terms of }?hysical development (expansion) and 

population growth. Such a city offers a good gi"Ound as a study 

area. Also, this city is considered as a suitable test bed for 

a. behavioural st-udy o:f :rental housing market because of the fact 

that being a capital city, most of' the residents, particularly 

the working class makes use of the rental subsector. 

lbadan was .found in the 18JOs as a camp for a refugee :popula

tion seeking pro tec:Uon from the Yoruba wars which raged consequent 

upon the collapse of the Oya Empire. Oral tradJ.tion suggests that 

the word - Ibadan is d.eri ved from i'~Bli~,qQtfeil:.·~''{1hich if li teraJ.ly 

interpreted means "near grassland environment". According to 

History, the site o:f forest - grassland was deliberately chosen 

so that while the nearby g::i:-assla.nd ter.ri tory provide farmlw:id, the 

forest could provide the much needed protection for the re;t;ue;ee • . ,, 

J.2 lilAJOJ:?. iiELIEF AND CLli'.1.ATIC F.E.e.TURES OF IB.ADJJ~. 

The physical setting of lbadan is dominated by thr:ee major 

land form elements, hills~ :plains a.Yld river valleys.. The hil·ls 

are most spectacular a:r:o~md the city wit.~ the quartzite ridges 

and gneissic inselbergs being the two comr:ionly !.'ecognised. ( Tile 

in.selbergs :r.un app:roY..ima,tely in a north. ea.stern comer, along 
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the lbadan - Oyo Road (Fani:r:an, 1982). The highest 0£ these 

ridges lies in the central part of the cit-y and contains such 

peaks as Ma.po Hill, Mokola Bill, and Aremo Hill. The hills ranges 

in elevation from 160 metres to 275 metres above sea level. 

Generallyv the hills cove~ not more than 5 per cent of the total 

area of the city• 

The plain la.ndi'o.rm co.mp:eises about 80 pe:r: cent o:f the total 

sur!ace area of t.hG region. It covexs essentially the a:r:·eas bet-

ween the hill bases and the usually intrenched valley ·oottom. 

They are usually smooth and ;rolling with oonvexo~concave slopes. 

The city is drained by two major rivers; the Ogun:pa and the 

Ona rivers. Ogunpa River drains the eastern pa:rt with its major 
I 

' . 
tribuw.,ry; the .river Kude-ti while 'i:.he la.'t;·ter having many txibu

taries like Oshun, A.1.alubosa and Yemoja streams drain the Western 

part. ot the city. 

With its latitudinal location (Lat. 7° 23 1 ) .North of the 

Equator, Ibad&-i is under the influence of the West .African l>'Ionsoonal 

Climate cha.x·a.cte.rised by two wind.s; the moisture lad.en ma;ritime 

South-West monsoon winds which blows inlan.d from the Atlantic ocean 

between March &."ld October; and the dry dust laden winds blowing 

from the Sa.hara Desert from November to February. The resultant 

effects of the two winds are the rainy season and dry season 

:res:pectiveJ.y.. The seasonal variations in temperature recorded for 

the city i'ollowed the effects o:f the monsoonal winds .. The mean 

0 maximum temperature of 2B.8 C occurs in February while the mean 

minimum temperature of 24._5°c occurs i.'1 Auguste The mean ru:mual 

rainfall in Ibadan has resultant effects on drought and flood, 
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but of es'reater importance is the occurence of floods in the city 

during the past yeaxso 

-----.-------
\ J Year 

1911 

1921, 

1931· 

1952 

1963 

1972 

1975 

t 1979 

l.1:~o 
Source: .... .., ... 

Total Population Rate of Growth 
·_,.._ ... 

(Estima.te) 175,GOO -
i 238,075 I 3.1 

l 387,133 

I 
5.0 

459,146 2.8 

I 627,379 2 .. 9 
\ I 893,000 I 4.0 I I 

I 1,019,000 4 .. 5 . 
i 

" 
II 

(Census) 

If 

(Estimate 

n 

It I 1,..301,000 5.0 

_L~.:2 __ 0_,_0_00 __ ,._,.,j'------s-_s __ _ 

.ru.geI"ia& Levelopn;,er;. t l':r:o blems and Fu.tu.re NeerJ.s of 
:tvle.jor Urba.11 Centre-, Ibadan .. 
- Iioxiadis Associates. · 

The city is located on Lafa tude 7 .23° North of the equator 

alld J.56°East of Greenwich meridian. The city of Ibadan is not 

only the political centre of the State. it is also the nerve 

centre on which majox routes and comw.ercial activities converge. 

1ne city is important £or its strategic locatiou for eccnomic 

and administrative uses; hence these have been inc.reasing the popu

lation and. the physical extent of the ci-cy. Table 3 .. 1 shows the 

population of Ibad.an aite:r.· 1911 and the corresponding rate of its 

growth. 

Ibadan city is at :present being administered by Ibads.n Munici

pal Government (formerly lbad.an City Council) with headquarters at 

.Ma.po Hall.. It is the largest •;local itiQvernmenf'acinrinis:t;~t~~-"unit --J 
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1 r1t:. 1\1 t: 1 ~--{0.POL IT AN AREA .. · OF 1BADAN 
l r·-ll,q,/y~"kd,l,. ..... h+. w~~-tw:t -· ----·~~ ......... ...,,,,.w, .. ,,.. .. • ~,..,,_--~~· 

) 

\ 

OL:JYOLf 
ESTATE 

--,.~-1 .. 11 .. ~ 
{'~~I'\· 

--·----- ---·--·-·-
SOURCE: MIN!Sn<Y OF LAND &. HOUSING 

SWRVEY D\VlSlON 1BADAN ------- ------

1 · 

'· 

: l<'E-r 

STUDY AR'i:A 

~= .. fRUNI< 'If. ROAD 
-~ TRUNJ(e:ROAD . 
-LOCAL ROAD 
+\fH1'1+~ RAILWAY 

SCALE 1: .c,1.0,000 
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in the state. .Because of the special position of the city., the 

municipal govsi-nment~ embarked on various economic projects 

with a view to modernising the city. Some of the projects include 

· th.e Agoowo Shop:i_1ing Complex~ J;.dai.r.a.siug·ta. Stadium and 5'hopping 

CompleX,t various estates, the C~) JUesinloye ma.rket·,(&ie]iaw..:.·0 
- ----- - -

,-~gi 'ttr-mentfon ~-'fe~l~ 
- - •. --· 

E.ven though the indigeneous areas of the city are not well 

planned, efforts are being made by the Ibadan Area Planning Auth

o:dty to provide a healthy urban envixonment for living• working 

and recreation. '!he Authority has exerted considerable influence 

in the city in many facets. ~e former Western Housing Corporation 

established a model housj.ng estate at Bodija - a well planned resi

dential area. wh,ich compares .favourably with similar estates m other 

:parts o:r the world,,. .lt covers about 162 hectares of land arid is 

planned to accommodate 1,200. 

Ibadan m:trroL's the complex slurJ problems ·by most ci·ties in 

the emerging nations,. The residential blight and other :pxoblems 

which Ibadan shares with world cities elsewhere have been compre

hensively documented (Onibokun, 1969i Lloyd 9 1vrabogunje and Awe, 

1967). 

A general sw."Vey of the city ~eveals tl:1~Ge coutrasting areas: 

(i) the peripheral subµ.:L'b,. including the gover.nment 

housing estate and government quarters. 

(ii) the newer inner suburbs of ".:r:ecentn ir.mnigrants 

a.r!d almost all major offices, large commorcial 

houses •. business .firms, banks, state gove:rnment 

ministries and other large scale economic 

in.vestment; and 

(iii) the heart o.f the city, an area. that Na.bogunje 

and Okediji, refer to as the 11core sector11 of 

.Ibadar:i. (Habogunje, 1962; Okediji, 19f7 ). 

CODESRIA
-LI

BRARY



121 

'I'he administrative area covers an extent, of 452.6 km2 or 

45,260 hecta.res11 The city structure is almo~circular having 

12 kilometre radius on adoption of 14apo hill as the centxe. 

But the concentric structure is disrupted by the Military 

Secondary School, 11-~a.Road, New Army .Ba.rracks, International 

Institute of Tropical Agriculture {IITA), Oyo .Road, and Standard 

Breweries of Nigeria, Alomaja Village.. The identifiable uses 

include those of Residential, Public, Transportation, Primary 

Production, Woodland, Industrial, Business and Commercial" Water 

J3ody, Recreation, Utilities, Vacant or Rural Land. 

Table 3.2:gives the general analysis of the land use in Ibadan. 

Table 3.2: General Land Use An sis: 12 .Km Radius From 
Mapo Hill 

Type of Use Areas in Percentage 
Hectares 0£ 'lbtal 

Residential 1.0,880 24% 
Public 5,160 11.5% 
Transportation 2,150 4.7% 
Primary Production 1,500 3.3% 

Woodland 900 2.D]6 

Industrial 700 1.6jil 
.Business and Commercial 390 O.S% 
Water Body 200 0.47& 
Recreation 150 Ooffo 
Utilities 50 o.1% 

Vacant Land 23,180 51.2% 

Total 45,260 100% 

3.3 URBAN LAND USE AND THE LOCATION OF ACTIVITIES 

I.bad.an is one of the Nigerian cities that was allowed to 

grow :for a long time without Master .Plan. 1he consequence )is 
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a great .mix of' activities .such as residential and comme~ciaJ.i and 

sometimes residential and industriaJ. as in the case of small to 

medium sized industrial establishments (Oclusote., 1984). However, in 

recent years the government of the city has through the Iba.dan 

Metropolitan Planning Authority, instituied a number of control 

measures that a:re leao.ing to ·the emergence of d-iscern.ijlble pattern 

of land use in the metropolitan area. The activities in the city 

according to Ts.ble J.2 are: 

Business and Commercial .Area 

There are two Cen-tral Business Districts in lbadan; The first 

is the trao.itional business district. called lbe, ~.lal:'ket which is 

1ocated almost at the centre of the city and engages mostly in 

foodstui'f and local materials and the second is the Gbagi-.Dugbe 

Commercial iL~a {now called Old Gba.gi-Dugbe Commercial iD:'ea.). 

Though the activities in Gbagi are not. separated, nonetheless 

one can still demarcate between the departmental stores,. b2...nks, 

off'ices, and enter·tainrnent hall locawd towards the J • .AlU:ep.,. 

Oke-13ola - .Molete Road and the wholesaJ.ing and J.?e•tailing section 

of J)ugbe, Lebanon - .Agbeni - Ori tamerin Street and Gbagi -· .t.munigun 

Streets. Some hanks have branch o££ices at the wholesaling and 

retailing section. 

Also, Gbagi commercial area is the .focus of intra-city tran

sport :rou·tes a.n.d ·W.1e si·te is intensely developed at the expense of 

other centres,. with most banks, departmental stores and office blocks 

expanding vertically •. 

'.l.'he Cen·!;:i:al Business Districts extend along the main radia 

roads outwards forming ribbon shops and of£ice accommodation and 

thtJ.s resuJ.t in mix uses ... 
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Generally, three types of mix uses phenomena came to mind. 

These include: 
i. . 

(i). 9:-rans,fp:rrirat±on o! residential area to mixed uses (Resi-

dential,_and-.Jmsme.ssJ.i;: -1.lhis applies usually to area 

under the ~reseuxe of busine~s opportunities. 

(ii) The principle guiding extending area !or mixed residen

tial cum business uses as stipulated by the Planning 

Authority. 

(iii) Comrnerci~services and handicraft ribbons along the 

major routes, in front of residential blocks. 

In the first case, front rooms o.f residential buildings are 

converted to shops or warehouses. This is peculiar to the inner 

·core areas where shops line both sides of streets. In some cases., 

the commercial activities go deepe:c· into the street blocks, resul-
. I 

ting in the predominant residential use being overshadowed. :Notable._i 
a,nong such streets are .Agbeni, Amunigun, Balogun, Ibikunle, King 

George. Many buildings along newly widened core area roads which 

are :partially demolished :petty businesses £or.example at Aleshinloye, 

Isale ljebu, Bode, Sabo and Latosa Streets. 

iihe principle guiding extended areas for mixed residential 

cum business uses is responsible .fo:i:· the emergence of oi'£ices 0£ 

companies., departmental stores, and financial institutions in New 

J3odija Extension and South West Ring Road Bye-Pass. 

In the third instance, all major roads £or example Lagos Bye

Pass and all arterial roads experience mixed uses, Front houses 

are used for offices,- automobile sales, supei-me.rkets, and so on 

with local service industries - Mechanic Workshops; Watch Bepairing, 

Tailoring, Shoe ma.king, and Wholesale wa:r.ehousine;. These activities 
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continued daily as ribbon stretches and about sixty kilometres 

of strip commercial that is trading on both sides of .roads and 

streets have been established in the city. 

Industrial Uses 

There are two main divisions of industries in Ibadan namely; 

mnuf acturing,., and. non~anufactu:r:·ing such as warehouses, storage 

yards, ccn tractors ya:ixls, oil stoxage a.ncl so on ·that are e:,"J.'Ouped 

together under industrial uses. 

In recent times, industrial activities in Ibadau follow the 

major axial roads :for example Old Lagos, Iwo, I.fe Roads and so on. 

The only criterion considered in the location of such industries 

is mainly accessibility • 

.Among the rece.nt industries a-re Triplex a.rid Leyland along Iwo 

road, Nigerian Breweries along .New Ife road, and Nigerian National 

Petroleum Corporation Petroleum Storage at Ab~kuta .Road~ .Among the 

old ones; that the urban gr01-rth has resulted to thei~ 1ocation, 

within the city, are University J?ress:i Nigeria..11 Tobacco Company and 

Laf ia Ctiif.ning · .b"'actor-,1. 

!f.ansport 

There a.re t,·10 ea tego:r:ies of J:.'()ads in :r. bad.an. The Prima.r-,t for 

example _4,beokuta ... lbadan .... lfe - lbada.n, the seconda.:i.7 xoads such 

as Ring Road, E'leiyele, Yemetu - 13odija .Bead and Access roads which 

connect residential pz:-emises together with the secor.uia.:r:y roads. 

M.ost l.'Oads a.re ci ther no"!; well constructed o:c badly maintained. 

For example lack or inadeg_uate drainage syr.tem and potholes are 

common in the city. •me access roads a:;.;e mos-Uy affected arid the 
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landlords or residentq in the areas often contribute towards their 
thel!'e is 

improvements., Alsol-the problem1,1,o.f refuse blockage on some roads 
I, ' 

which causes most of the traffic jam on these roads. 

Ra.i11.i'Toad covers a distance of thirty two kilometres with 

main station at :OU.gbe and a substation at Bodija.. lliere are two 

air: fii2:ld.s at Itadan at presE:Lt. '.I'.hese are the old aexodrome at 

Bodija and. the rll:iw air}iort at Old 1.fe foad. i1ra.ospo1·ta·tion uses 

cover a.n ax·ea. of 2,150 hacta.res i.e. h .. 7'};, .c,f the total land area. 

Utilities 

'lliese comprise ~ewage Disposal Works,. Rei'use Dumps, lncinera

fors1 .Elect:r-ic Stations and. Substations, Water supply facilities 

and colII!IlU.'rlioation facilities such as Telephone buildJngs, Raido

towers~ Refuse account for twenty-five hectares, and water supply 

shortage is experienced in the city., Pure water supply is highly 

essential for healthy environment, people and it aids increase in 

productivity. 

Recrea,tional Uses 

ihese include camps, club houses, polo ground, p:i::a,ying ground 

and so on. Public owned open spaces are pa:t·ks, E'orest Reserves, 

Zoos~ and Playing Fields. Others are cemetries and Golf courses. 

The locations of these areas lie mainly in ~Ghe Western section of 

the ci t°'J.. This means traditional city has very limited access to 

the recreational facilities that are open spaces. The recent 

development here .is ·l;he Trans Wonder Land which is presently attrac

ting a. lot of p.eople •. 

Public Uses ~--_.-.::-...... ,._ 
The total land area devoted to public a.nd cultural uses is 
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5, 160 hectares, wJ:,..i,ch is 11 • 5%. These include Secretariat, Schools, 

Hospitals, Ju-my Barracks, Police stations and barracks, Prisons, 

Religious, Welfare Places and places of entertainment. 

Woodlands 

Woods ·we~ :planted for good reasons such as checking population 

of Eleyele Water Works, gully--erosion on .Aremo bill_ and the Premier 

Hotel slopes.. Woods are also planted for -F~seaJ?ch and Academic purposes 

of the School of' ForestrtJ and as a commercial Teak Fl."ee f'or Electric 

Poles. The land coverage of 11ood.land is 900 hectares-. 

Primary Production 

This mainly encompasses Ai-.:,"'I"iculture for example Horticultural 

Research Institute at Idi-Ishin, Akaru>a.n road., AgTicultu.xal Scheme 

and I,·10 Road Dairy Farm which are the major Agricultural undertakings .. 

Water Bodies 

.Among the water bodies are Eleiycle Lake, Alalubosa Lake and 

the Secretariat Fish Pond. 

Rural Use 

This rofers to undeveloped and rural area of Ibad.an murl.cipali ty 

·which according to the 1981 Survey shows to cover 51 .2 per cent of' 

the total area. Ayeni (1982) however,. f'ound that the rural use 

account for about 10 per cent. 

Residential Use 

Residential Land Use in Thad.an dominates the total urban 

land use with a total land coverage of 10,880 hectares and repre

senting 24.0% of the total land area. ~ use can. be classified 

into three viz: high, medium and low densities. The table below 

prese..nts analysis of residential land use. 
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Types o.f Uses Area in Hee-tares J?e:i:centage of To ·i;a.l 
1 

I High Density · 4,940 

Medium Density I 4,602 42-3% 

Low Density J 1 ,338 j 12 .3% 

~t~~- . :=~~1=~~~~~~,~-=~I~ --~ 1~:-·-_-0--m-.... .,.,.~.~_-t·. 

i;;)ou.rce; iiield Survey ·by Town l?lw:u..ting Division l'-linistry of 

u1vironmeL1.t, Cyo State, 198:t. 

This density accom1ts for the largest :percentage of the total. 

residential la.nd use? about 45~~.% with a. land area. of l.i.,940 hectare$. 

High density areas a.re in the old core areas of the ci t~r end some 

suburban sprawls. The old a.reas are characterised by over crowding 

0 f buildir1gs,. with almost all available space being developedo Two 

storey buildings dotted this sector. The concept of traditional comp

ounds is evident in thos-e areas. New High density suburban areas 

are a.lso charac.d;erized by overcrowding, lack of Jocaj.: point and 

lack of contrast and va:dety. These areas include Ijokodol' Apata 

Ganaa., Apete, ar1d Akanran, Fgbeda Tuba and Olojuoro Roads, in the 

Eastern part of the Lagos/Ibadan Expressway, Idi .Arere,. Foko 1 

.Agbokojo, Oja• InaJ.ende, Oniyanrin. 

The residential properties here are not well planned or well 

laid out; he:c..ce the nature is such that there are clusters of 

buildj_ngs with poor management and maintenance and are mostly 

occupied by their 011meI's who often bring in relations to live with 
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them. These residentiaJ. premises corunand comparatively low or 

no rento 

Medium .Density ~sidentiai Areas. 

Medium deusity areas occu!)Y; a.bout 4,602 hectares a. represen-

tation o.f L:2 • .3% of totaJ. .residential laud. use. Among a.:ceas of 

medium. density a.re Oke .1.\do, Holate, Ring Road. (now Ibrahim .Baba.ngida 

Road), Id.i li~,;Cl1allenge/O:dta ]'elele., Yemetu, Oke Bola'$ 
~~' 

Some new suburbs of Ibada...'1 are also being developed/particu

larly along the axial !)rimary roads. The buildings are mainly semi 

detached., two storeyed structures. Most oi' them have wall .fences 

sepa.I.'at.ing adjoining buildings from one another.. Nore than 50)6 of 

the lots a.:ce developed the .remaining being lei't as park:jng space 

(Jolayemi,: 1984) •. 

Fopulation here is moderate. and. the p~ope~ties put on some 

modei:.n touch~ Unlike the R.igh density residential area which is 

noted with ·tenement structures, here are modern flats interspersed 

with tenements~ IJ:he residential properties here command reasonable 

rents and t.ri.e 6.r:owth oi' l.'enta.l yield is appreciable. 

Low J)ens·t ty l~eae 

nie low dlillsity areas represent 12 .• 3~0 of tr.tS total residential 

use~. The extent o! ccv0:r~e is ·1 • .338 hectares. J.,ow desnity areas 

are mainly gove:r:.ument l1esidential A:eeas (GB.A). ~e GB.A. .include 

.Agodi, Iyaga;11k1..\, Oni:i:·eke, Je:dcho, :Bodija, and. Oluyole Estates. 

The buildings here a:c-e in most cases de~~c.hed bungalows 
(_-' 

In a few casest du.J:)lex stiructares form part of the :cesic.lential 

CODESRIA
-LI

BRARY



129 

development, Buildings are of'ten beautified with hedges, flowers, 

shrubs and trees. About 25% of lots are developed (.rca_ayemi, 1984). 

Two storey buildings are cowmon in Bodija and Oluyole estates. 

As noted earlier, Ibadan is a suitable test bed for car-.!'1Jing out 

of this type of research 1-10:rk because since 1970s, ·especially during 

the time of the oil boom, investment in real property increased 

and has tremendously changed· :i.n t1ris state co.pi ta1 f'rom the tradi

tional status -to thfa present sophisticated outlook. Due to the 

availability of' resources for development in t..1-ie past yea:r:s, various 

levels of' investors are springing up from here and there who buy or 

develop ,real. estate for their mm use as home, o:fi'ice, etc. 

T'nere have been earlier housing studies attempts focussed on 

Ibadan. These include Abiodun (1928), Onibokun (19 ), Mabogunje 

(19b>-<-), Arimah (1990), Ayeni (1.9~1) to mention a few discussed in 

Chapter tuo. 

Ibnda.~, which is representative of most capital cities in 

Nige1.'ia~ is being cbm::..en as the case study not only because the 

city is dynamic in terms ·of physical development and population 

growth but also because previous studies on the city;'s housing 
~ ' 

:t 
market have not examined' the crucial issue of balancing the dema:ml ,. 

and supply with a viet-r to achieving equity, Similar previous stud

ies like Ayeni ( 1982) and .Arimah ( 1990) ,.. though focussed on Ibada.n 

urban housing market, were not comprehensive enou.@1 to cover 

problem.and poliC"IJ issues relating to the three ltey pa.r-ticipants 

in the rental housing mnrket i.e. the suppliers, the consumers and 

the g'Overnment. It is, therefore, hoped that the present study 

will make a significant contribution to the existing body of 

knowledge on the rental housing l.!ktrket of this populous capital 
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city.. Particularly by uncovering the £'actors responsible for 

escalating prices of rental accommodation and by prescribing 

measures to abate this trend and this acb..ieve a more :functional, 

efficient and effective rental housing delivery system in Nigeria. 

A further reason for choosing the .study area is that the 

researcher is :familiar 11ith the city h::'1.ving previously studied 

the State Property Development Corporation activities in the city 

as well· as the cityts shopping ce..TJ.tre development~s •. Also the 

researcher has close friends and colleagues at strategic instim

tions in the city which facilitates data collection. These in.elude 

ba.nks,. Estate Firms, Oyo State Property Develop.tien.t Corporation, the 

the State. Ministry o-:f Finance; the Hinistry of Iand·s and Housing 

and tiigerian Institute of Social and Eeonomic Research (NISFJR). 

In conclusion, the growth of Ibadan has not been static .. 

The expansion of the ci t-y is mostly along the major roads. '.ihe 

factors that are responsible for the existing land use pattern of 

Ibadan are cumulative needs over the past year. These factors are 

topogr:aphical features in this case hill tops which favours the use 

of mud. 

'.rhe convergence in Ibadan city of tradi tio:nal and modem 

economic, social and political institution of the classes of' people 

required to maintain these institutions -explain much oi' the charac

ter of the city. In Ioodan, the new has faile::l to swallow up the 

old, both continued to eris'c and are strangely juxtaposed,. mai..Trt

ainin.g rather complex relation 1-Ji th each other, and :functioning 

despite each other (Mabogi.mje et al, 1967). Such a city provides 

the variety necessary for an empirical study of this type. 
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Now~ the various types o.f land use in the city of Ibadan 

have been examined. J3llt thei:i: .functionaJ. inte~rela.tio11ships~ 

especially of other uses, with the :residential use cannot be fully 

comprehended without sheeding light on :residential property ·types 

and distribution. Hence the need for exposition of various resid

ential properties on the urban landscape and their distribution on 

same. This is the central point of matters discussed in the next 

section. 

3,.4 .f AQ1Q.li,S .RES.[>,9}!Sl13LE FO.R THE PATTERNS OF LAND USE 

Land is both a factor of p:z:-oduction and a coil@odi ty. As a, 

factor of p:i:·ocluctipn.,- it is nearly always required in the pi--oduction 

pi~cess. The demand for land as a factor of production is derived 

demand depending upon the clemand for the £in al comrnodi ty pxoduced 

and as a, commodity land is used for housing and recreation (Neuell, 

1977 ).. The ease of acquiring land as a .factor of production or 

cmmuodi ty ph~s an impor-ta.nt :role ill +..he distribution of power., 

emplo;;,T1ent, income$ p.restige and social justice, and this af.fect 

the general economic development of the region (Fabiyi, 1982) .. 

Various potential use:cs compete f'o:c scarce land. 'I'.his compe

titive process is largely responsible for the determination of the 

use to whi·~h the site is put and consequently its value., The exis

ting structuxe of any urban area at a'1y point in time has been the 

cumulative needs over the yea"t's and are not due to cm·rent space 

requirements. Also. it arose by different requirements for various 

uses with regards to accessibility and com?lementarity of the site. 
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~us in studying the rental housing market of Ibadan, it is 

considered necessary to examine the factors that give rise to the 

present economic state and the pattern of land use. The principal 

factors are geoe;raphical and political.. The geographicaJ. charac

teristics of Ibadan (discussed earlier) made the present site of 

the city a suitable and favourable location for human concentration~ 

lJhe political factor :plays a major role in the economic and land 

use pattern of Ibadan city.. In 1893" Ibadan signed a treaty of 

peace with the British and a Beside11 t was posted to the town. His 

arrival marked the commencement of the emergence of the city as a. 

major commercial" administrative and educational centre (.A¥eni 11 

1982)"' The commercial organisation was fu:r:ther strengthened by 

the extension of ra.i..lway construction to Ibadan in 1901. 

By 1903, various Eul:opean firms were given leasehold interest 

in land; under the Native Lands Acg_uisi tion procla..TI1ation 0£ 1.900, 

in order to settle in the town (Adegoye, 1976).e This led to the 

establishment of a modern 0usiness centre and· European .Residential 

Reservation Area, to the West 0£ the business dis t:cict called 

Commercial and Links respectively. The business distict called 

Old Gbagi., is the second business centre in the clty and was 

1ocated at the railwa..v s.tatfon and it houses the largest concent

ration of business activities in the city, while the first is the 

traditioneJ. business centre; called Iba market. 

The growth of the city increased in 1946 when 1·l)adan became 

the headg,uarters of the defunct Western Region of Nigeria and this 

attracted both e.1..1?atriates and other Yorv.ba sub-ethnic groups into 

the civil service and into the ever increasing range of op:portu:ni-
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ties in the city. !Jhe city also witnessed large scale migration 

of ethnic groups., which according to 1963 censll$ include such 

groups as Ibo., Ibibios, mos, U:rhobos9 Fulani, Hausa, Igbiras, 

E.rik, Nupes into the twon. 

A significant proportion of these ·migTants found abode among 

Ibadan :people but a considerable number of them were located on 

laid out New sites such as Molwla, Ekotedeo, Sabo, Oke-Mo. and 

Oke-Bola. Consequently,. with the increase in population more 

residential areas were needed and the city began to gxow mainly 

outside the city wall. 

Other gove:r:nment and private individual actions that have 

incneased the outward expansion of the city in almost all directions 

since 1973 include the building of Ibadan - Lagos .Elx:p.ressway which 

goes round the Southern, Ea.stem and .North Easter.n parts of the 

city; the establishment of the housing estate, oil storage depot 

at Owode on Abeokuta .Road; the building of the New 11.irport and the 

commissioning of Ajoda New Town on lie .Road; the building of the 

New .A:rmy barracks near Ojoo to the North of the city; the building 

of I,.eyJ.and Assembly :Plant and Pilkington .Pa.ctory in Iwo Road; and 

Wire and Cable Factory at Abeokuta. Road (Areola.. 1982) • 

.Ayeni ( 1982) had identified \;~ : factors responsible for 

the present laud use pattern of Ibadan;.. These .include; 

(i) Topographical features for example the hill tops 

ancl slope.s that .favour the sun dried nr..td used in 

t:r:rnli·Uonal building techr;.ology .. 

(ii) l?as·l; and present social and religious customs, 

traditional lineage social structu:re result in 

creation of family compounds while the recent 

development and new developments give rise to 

sepaxate residential development u.~it. 
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(iii) .lli'!ective demund and consumers prei.'erenccs,. 

through the incxease in money income and popula

tio.n .. 

(iv) Pol.icy of. Loca.1, State and ]'ederal Government. in 

the supply of :public utilities,_ so·cial services 

and legislations+ For example oonstru.ction of 

roads and acquisition: 1?:rovision of low density 

and mediu.m density :residential plots and indust

rial. plots .. 

TYPES iiN.D :PA1IJI'E1Th1S OF I'IBSIDENTI.AL DEVELOP.ME.NTS LN IBA.DAN -
Tne focv..s of this section is on ·types of residential properties 

chs..:rac·teristic of the city,.. Those considered include tenement~ 

flats, and houses" 41'.he±:c dist:ributior1 within the urban shape is 

examined and particular attention is paid to :pattern of residential 

developments at the core and sub-urban areas~ 

R9 sider:itial 1n::·ope:dies in Ibadan can be broadly classified 

iUto th:cee na:11ely tenements, flats and houses. 11.hey constitute 

the old. resid.entia.1 development, the new ones aud ·i;he incomplete 

ones in all parts o:.c· sections of the city eit,her in :planned layouts 

or in unplam.1.ed a.:t:"e.as. 

In Iba.dan context 11 ·t;enements consist of residenUeJ. str-w;;-J;ures 

characterised by the ti:adi tional face to face internal space arran

gement of rooms symmetrical on a common passage for circulation. 

They are either rooms of the same size and with no access to anothez, 

room other than through the door opening onto the passage or: a. 

p€1,:dour anci two rooms with a.n eu trance i..71 to one from t.l.1e parlour 
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without having to pass through the passage doo.r. Such parlour 

and rooms usually consti t·ute a wing. In some other cases only 

xooms o:f equail('J3:i.cze constitu.te a. wing. Tenements are usually on 

one or two floors al though it is not uncommon to have some on 

three floors .. 

All ~alls i' ~tema.l. and inte:i:naJ. 11 are load bearing and are 

buiJ.t ot mud, mud 'block or sandsc:rete block, some plrurlie1."ed and 

rendered and paiirted. The :roofs are corruga·~ed iron sheet ·on 

timber truss and cons tru.ction is done by local brick layers and 

carpenters most of' whom clo not lend i'ro:ra the modem construction 

techniques.. Old properties do not have plans and the new ones 

that have are designed by the less iofo.rmed aad the le:;;s initiated 

in archi tectu.re who ar·e dreu.ghtsmen or semi-draughtsmen.. .All 

services p:rovided are jointly used by the occuJ;itu:its. 1/lost oi' the 

tenements are old and dilapidated while some a;ce new-recently 

developed - bu-t; .:functionally and economically obsolete. 

This class of' a.ccornod.e;i;ion is .found in both medium and high 

denf:lity residential w:acas but with the larger concentrQ,tion in 

the high density z.ones. They dominate residential pi:o:pei:··ties set 

in the older low qua.liW and degenerating diatric-'i.s comprising 

the i:j. ·ty -co~e and olde:c suburbs. Even most :-ced.evelopment v.nder

taken in thestl a:r.:eas- a.re still, ·t;euement.s but built o:f better 

building mater.ials and characterised o! modii'ied design ot elements 

such as windows and doors i:n tei:ms of height and uid.th. i1hey are 
I • ·, I 

'·-..:.m~~!~~ 1 i'ound on the Ibadan Municipal Authority Estates prominent ... _. 

of which are the :following leyouts: Oke-.Ado, Old C9 metry, Salva

tion .Ar1rry Road• ~Iokola and Liberty. Other city areas in which this 

type of accomodation is typical include 'l'oko, Oluyoro, Oranyan, 
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Kudeti, Molete, .Agodi, 0:remeji, Oke-:.Bola as well as the city 

outskirts such as Odo-Ol1a., A:pata Ganga, Moor Plantation, Agbowo, 

Basho::-cun, etc-. However, ·they are COIDpletely nor.i-existing in 

special layouts such as New :Bodija Estate,, Oluyole Esta;lie, 

lyanganku, etc., 

Tenements bave .made a nonsense o.f physical development for

their developers seem to undexstand residential development only 

in tr..e context of building structures uncomplemen ted by .such 

infrastructural developments- such as roads, sewers, drainage and 

plumbing facilities (water mains) which actually make such struo

t-ures iunctional. ~e haphazard development has greatly injured 

circulation, comfort, aesthetic, pleasure and convenience of 

1ivillg in those ;parts of Ibadan. Access roads a.re so naxrow that 

they fail to provide the intended access to motor car and re.fuse 

,oollectio11 iliorries and by £ail.ing to pe.I."loxm i~s !unction restric

ted the use of the tenements to the indigeneous population ano. the 

early non - Ibadan Yoruba immigrants such as the ljebus, Egbas, 

J:jeshas. Oyost Ekitis and O,ndoe. 

The common .features include highest housi11g and population 

densities in the city with an average of five :pe:csons pe:r room. 

The increasing housing density is largely attributable to the 

growth by "!issionll.. This. tti'ission11 is a direct :pi-oduct of 

extended i'amily sys ·l;em whereby the :polygamous f'amilies are break

ing u:p and the .family house, tenemell'.f;, equally breaking into a 

number of sGparate housing :units:• T.!.tis :physical ,assault on the 

compound gave birth to more intensive but unplanned residential. 

develo~ment manifesting in concentration of new tenements on every 
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available space within and around the compound. 'Ihe associated 

features are closely-~acked and jumbled nature of numerous tene

ments os found in places such as Gbagi, .Agbeni, Amunigun, .Arem.o, 

.Agbojoko, etc. 

Tenements give an indication of static nature of user require

ments as manifested in the development and redevelopment in the 

hi~i1 density areas. But tenements in the medium density tend to 

show otherwise as ruost of the development, redevelopment, improve

ment and alterations are in favour of tenements which pattern after 

flats, that is, a ;J>arlour and two rooms constituting a wing and 

exclusively used and occupied by a tenant. 

A flat can be defined as a self-contained dwelling on one 

flooro·. It is usually made up of a living room, dining room 

{combined or separate,. Kitchen, toilet and bathroom but without 

an outdoor. In other wo.rd.s1 each door to a flat opens into a 

common part and only one outdoor services all flats in a block. 

Common parts usually include entrance hall and sta.in-1~s. In 

Ibadan, some flats axe purposely built while some are converted. 

Garages and Boys Quarters are provided with some flats~ The 

structure of some flats are columns and beams and the non-load 

bearing walls made of sa.ndscrete blocks while walls of some flats 

made of sar1dscrete blocks are load bearing. Ti>inements converted 

to i'la.ts are all without Boys' Q.uarters and seldom have garages 

and adequate kitchen space. Infact garages are usually improvised 

and separated from the building. A block may consist of .four to 

six flats. 
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.Al.though, :flats are found in all residential densities, 

their ntunbers or concer1tratio11 Y8X'J and ·l;he highest concentra:l;ion 

is found in the P.1edium desnity areas. They dominate :residential 

pI-'oJ?erties in Bodija Estate.. Onireke? Hing 1?.oad, Challenges 

Kongi:'l new J1gbowo, etc. .In shorti, they are mostly concentrated 

in the newerti medium dens:i.ty x·esidential dist:c·icts comprising the 

newsr eastezn and western auburbs as weli as post western suburbs 

as well as· post 1952 suburbs. .lfla.ts range £1.'Dm 2 lied.room to 5 

be<lroom ·; ~,.~~~- ~- _ 

Houses are structures providing accomodation including ground 

floor accomodation,, usually having 1ndividual outdoor space asso

ciated with them and do not have other dwellings above or below 

them (Keeble, 1961). They could be one -oz: more .floors--. This 

definition covers such residential properties a.s.,ma.nsion~ bungalows, 

detached houses a:<1cl tenace houses ( on split level) .. 

'Ihey are f'ound in all :residential densities but constitute 

th.e dominant residential properties in "me low densi·by areas, 

tha.t is, promiri.ent la;touts. Eungalows and mai.1.sions which are 

owner-occupied a.re found in relatively insignificant proportion 

in the high. density a:reas.. Zney wer-e developed by the natives 

who by v i:ctue of their social ti~ ox resJ.)onsibili ty eraana:li.i.ng 

in thej.r chiefta.ir.i.cy,. religious leadership o:i: poll·tical weight 

coupled with their i·realth have decided -to stay with their p.eople 

in the high density areas. :Bungalows and semi-detached duplexes 

a.re both dotted singly and in small groups (constituting an 
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es-ta.te of some rich men) in ·~he medium density areas. 

However, houses are well set in the low density areas and 

this is not unconnected with their historical development. His-

torically, in Ibadan, hott$es have their development as a means of 

providing accoroodation for special type of immigrants into the 

city namely the colonial administrators who exclusively occupy 

them·up to 1952. Since then there has been an influx of' Nigerians 

of similar status due to political changes in that yeax (I,1abogunjet 

1962). ~he succeeding tenants initially possessed political status 

but later developed and extended to including businessmen,. profess

ionals and top civil servants. 

Pattern of Residential Development,~': C - - -

' ' 

In as much as it is difficult to f 5-nd concli tions to be 

·&-cltO-t.J.¥0 · t..'h.e same there are broad spectra of similarity which 

could form a common basis £or the pattern of development in the 

core section. What actually takes place is not development oi' 

v.:i.rgin land (for e~,en the available open spaces have been !illed 

u.:p) but redevelopment of dilapidated structures. 

i;gainst general e}..'J)ectations that redeveJ,o:pment will take 

cognisance of moclern standards ana. functions 5 the departure from 

old intemal space a.1:'l'.'&"'J.gements and fu..YJ.ctions is insignificant 

where it exists at all... Some still use mud for wall and toilets 

are still absent .. This perpetuation of functional obsolescence 

is not unconnected with Tu11e estate background of the <}Ol.'e a.rea .. 

Estate backgi'Ound is mainly concGxned with the sets of 

facto:rs •• intemal and extemal end having both time and .space 
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dimensions influencing individual .residential estate. The historic 

setting.of the city core viewed f.rom the framewoxk of ownex:ship 

structure and estate layout has singif'icantly restricted x:edevelop

ment to old buildings. The main features of the setting include 

the street layouts, building lots and infrastructural services 

which have come down f.rom the past and which are now in many cases 

m1suited to the :new demaJ.1ds and type of buildings that technological 

advances ha.ve now made possible. 

During the .field survey,. it was .found that so many people 

erecting structures at the sub-urban area would have loved to stay 

with their people in the core and iml)rove their lots through better 

housing but the historic setting would not. The street system 

does not permit the required traffic flow and the access roads 

where they exist are not wide enough for use by cars. 'lhe plot 

size for redevelopment is so small that it will never meet the 

requi.l.·ecl size layout for a redevelopment. In efi'ect~ it is no 

use incor.:pora ting a ga:r:age in a plan and even i.f as much as 75% of 'c. 

of the lot size is .redeveloped {which of course, will be JPiolat.ing 

pla.n.YJ.i:ng regulation) the 75'1o space is just too small for a worthy 

:redevelopment. 

The operation of some functions or activity spaces with:in a 

residence depends on the available infrastructural services such 

as water, sewer lines, etc. 'lhe layout of the core area while 

incorporating water meins (although many would be dry with much 

demand) does not include sewer lines or drainage pipes. One would 

have suggested the use of cesspool or septic tank but the street 

system as aforementioned will not permit dislodging as they afford 
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no access to public authority (local g;ove.rnment) vehicles meant 

is the refuse dis!)osal problem whereby refuse collection lorries 

have no access to some refuse dumping spots. 

The resultant .effect of the above condition is the exodus 

and inevitable mobility of modem :residential development to the 

suburbs while those who a.re ignorant or less conscious of modern 

housing need redevelop within the core following, with little 

improvement, the path of the olde Thus with a few· significant 

exceptions,, residential development i.vi thin the city core are 

ij\ighiy constrained by the estate background hence the perpetration 
' ' 

of functionally obsolete buildings which would suggest ignorance 

of technological advancement in architecture and static housing 

comfort or functional requirements. 

nesiuential developments a:ce being carried out at ·the suburbs 

by bo-th public agencies and individuals. The residential estates 

developed by public authorities such as Property Development Corp

oration of Pyo Ste,te (PDCOS},- Ibada.l'J. Nuncipal Planning Authority 

(IMP i.) :1 etc ! a.:t"e i·rell laid out ar~u. a u.niforrn policy governs the 

pattern of development. J)espite the fact that certain basic 

servic.c.!s sv.ch as wate:r a.1:e in short su-_pply a.s the case is with 

water supply for Owode Este,te, the vesting in. 0fue PDCOS of ow.aeD

ship and coxd.a.'Ol has not rermitted the erection of functionally 

obsolete buildings. 

In essencev even though certain infrastructures inevitable 

to proper and full operation of residential propexties 2;1:e lacking, 

development proceeds in a controlled manner in anticipation of 
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eventual benefits to be derived when infrastructural development 

is fully undertaken. Bu.·~ one b.a.s to <.lowment at this .junc.tion 

that ,residential development is implicitly seen as more of 

erection o! structures than a co-omination of in!:casti"".llotuxaJ. 

development and building construction~ 

On the side of individual developers, either for owne.v-ocouRfl:;:::=:: 

a.tion or for let·l;ing. Where their plots fall outside the prominent 

layouts of some public agencies, the situation is worse. The ley-

out is usually done by non-experts such as dxaughtsmen and unt'.or

tunately such J.a.j·cuts are always approved by the Planning Autho:city .• 

Common characteristics of such la,you.ts are; 

( 1) Only one type of plot size and is usually 60 1 x. 1001· 

or 50: 100 1 .• 

(2) Lack of infrastructural development of any kind 

including electricity and water •. 

(3) Lack of :policy governing dev~lopment on each :plot. 

%.e above features of such layouts which axe usually small 

in size to paes for a neighbourhood coupled with the rr.ctho£ of 

sale o:f residential pJ.ots have resulted in various residential 

pi?)perties which cannot attract any p~tj_cular cha.:racte:r:. Some 

buildings which are functionally obsolete reside side by side 

with modern buildings,,. In mos·i cases. as much as 70J6 of the plot 

area is developed,. 

Those mushroom estates have so distorted the city's landscape 

that it becomes difficult to describe the shape. They have cons

tituted themselves into urban sprawls and potential avenues Xor 

J.)Ublic fund in a:n:y programme of infrastruct~al development. 
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Housing in these estates sim;ply means er-ection of buildings just 

iike the civilia.'l'l Federal Government Low Cost housing estates. 

Thus sub-urban i~sidential ·developments which a.re supposed to 

meet the cantempora:rzy standaxds a.re. in most cases substandard 

a.nd constitute potential. slums. 

Although the Local Planning Authori·ties have the xesponsibi

lity for :prepa.J:ation and execution 0£ planning schemes and control 

of land-use development in their areas of jurisdiction,. residential 

developers on lands that fall within such areas sellicm obtain 

ofi'icia.l approval :for all their development ;p:roposals. In a.n 

attempt -to bring supply to satisfy demand, the peripheries on all 

sides of ·the city sprawl with new construction of ~esidentiaJ. 

buildin~s that are substa.nda:cd in design, suucture.,, quality and 

minimum standa.rd.s s,ti.Pula.ted in the building bye-laws. 

The ineffectiveness o:.f each !peal .Planning AuthoriJ.;y to control 

develo:plJlent derives from the management organisation of the physical. 

plannin€ unit. All developments are supposed ·to be r.~teleguided" 

from the Ibadan Hetroi:iolitan :Planning Authority's Central Office 

at Ring .Road (now Ibrahim. .Bs,ba.neida Road).... r.Ihis is a manifestation 

of :poor organisational struc:tu:r:e which does not :t•ecognise Decentz.-a.

lisation ot: power and cont:A:-ol to go along with d.elegation of .resp

Qnsibility.. Since the time taken fo:i: approval is so long~ many 

developers do not bother to undergo the rigours and as a result 

majority of new o.evelopments ere never kno1rrn by the Authority 

Staff until they are completed. i'.hey will therefore rapidly degen-

erate izi-to sl uus at tender ages. 
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3.6 FACTORS 11:ib"'LUENCllJG ll~t2)c:11pgiJ2:K.41 UlCATION DE<JISIONS IN IBADAN 

'lhose £actors discussed here include: Iocation., property, 

nei8hbourhoocI.:.- social :factor, legal factor and economic factor. 

Location 

The relationship between residential sites ari..d other points on 

the urban· landscape p1:ays a significant role in the dist-.L"ibution of 

propert~ values. This is noticeable with regard to medium re~den

tial fdensity areas. 

Bodija residential estate is sited in sucb a way that anchor 

house om1ers and tenants are easily drawn .from high income workers 

at Secretariat, University of' Ibadan and. the Polytecri..nic. These 

centres of adm:LYlistration &'"lcl education which provide stable and 

secure i.'llcome for their workers are so proximate to the residential 

site. Thl.s coupled with linkage system - the secondar-.r a_fatributor 

- roffers something near an ideal residential location .. 

This loca·honal juxtaposition is so beneficial fo..at it h,;.'1S 

resulted in -e:ff ecting a pull on skilled workers ·whose housing requi

rements are met. The educational policy in particular has provided 

more consumers of' residential es.tate products in this estate since 

the :increasi.11g staff' requirement and emplo;yment have. not been 

correspondingly matched by exp,..9.Ilding sta:f:f quarters. This is partially 

due to state of university funding a.r1d the time consumed. in the prod

uction of real estate producto 

Furthermore, nearness to :industries, cormnercie.l centres ari..d 

some important estahli:shments lH .. ...e Raclio 0-Y-O, Television Authority, 

0tc. -provide viable ~ma. fertile .sites for residential estate. :Lhe 

realisation of' this is not unco!.lnected with the common feature of the 
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prominent layouts having as their components some plots earmarked 

for residential, i.ndust:rial,. commercial and public uBes. Jror 

exai"T'.ple, Owode Housing Estate along Abeokuta road is contiguous to 

an industrial estate, Oluba.da:n Estate along If'e Road is both residen

tial and industrial and close to it is new Gbagi. vl'arket, Oluyole 

extension al-ong La.@'.)s :road is surrounded by the standard Breweries, 

Sanyo Premises and the High Court. Although one. is proned to be 

biased in judging the relevance of the spatial proximity of this 

pair of uses - residential and industrial one should remark here 

that these industries are not noxious hence not inimical to the 

operations of one or both uses. 

Property 

Properi..-y types requirements of tenants vary with their income 

and expenditure pattern~ 

Apart from the prominent layouts which aportion plots to high 

medium. and low residential density based ontheir feasibilit-s estirnatest 

:individual developers have taken little or no consideration of property 

type requirements of potential tenants. This is to say that conside~ 

ation for density zoning is not pai~t of urban land use. :Lliis has. led. 

to over supply of certain types of residential properties ancl under

supply o:f some others. noreover individual developers are often 

unmindful of their development in terms of supplying real estate 

products required by pot~tial tenan:Gs.. 1.Ihe prirn .. ary aim in most cases 

is usv.ally owner-occupation and designs are tailore-d towards satisf;ying 

individual taste as opposed to market taste. The survey carried out 

shoued that letting inclu.de among others the filling up of surplus 

accommodation pending the time a family will expand to occupy the 

whole residential premises. Mobility labour often account for some 

others. 
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Iack o~ investment objective in residential property manifests 

itself' in om1er -occupation aim. Tb.is has of ten gu.ided t.he planning 

and execution of residential projects by individuals without adequate 

if at all ~r, attention paid to local demand, actual or po:te~tial. 

Neighbourhood 

Neighbourhood signifies a residentiaJ. qu.arter which exhibits a 

degree of uniformity as to type and age of' building.. Here comes the 

role played by anchor ten-211ts, that istt those initial tenants who by 

virtt.1.:e.:: of possessing certain qualities are able ·to attract lilro 

tenants and hence define the market for particular residential 

properties. 

Neighbourhood concept becomes· especially important to tl10se in 

the high income brackets. For instance, those tenants (respondents) 

at Iyanganku GRA preferred the location firstly because of prestige 

and goodwill bestmred on them by -virtue of' residing in the neighbour

hood. This is because- it is instinctively assumed that residents in 

this neighbourhood are successf'ul businessmen, prof"essionals and top 

civil servants among ot,hers ,rho have got sufficient reputation to 

guarantee business t"2'a.Ilsaction or seek professional adv:i.ce. 

Moreover,. it is worth mentioning that the- societal prestige 

attached to GRA is historical. T'ne Iyanganku GRA was f'm.,nerly 

occupied. by the colonial admi:nistxators.. '.i.nis uas followed by :poli

tical successors and judges. :But today it is tm""ning to a neighbour

hood for millionaires, potential or actual political heav,:rweights and 

other vei"Y important personalities in tl1e city. 

Neig11bourhood can also be viewed in tenns of socio-economic 

compatibility and complimentarity~ Such locational juxtaposition .of 
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societal equals produces a kind of symb:l;,lf4ic relationship relation~ 

ship manifesting in business promotion,. status building and pe'.l;'Son

ality cult.. '.!he non-existence ·of such antipathetic settlenent is 

noted especially among the prominent layouts such as Bodija~ Oluyole, 

etc. Such conglomeration :bas been enhariced by the :planning and _layouts 

of such estates. 
• s· i 

Therefore, as opposed to Alonso 's theory the:._,1,'and and property 
.•... t 

value in ·these prominent estates do not :follow ·th~. general gimdient. 

This is in acco1:dance with the observati"On o:f sStbie that; 11 the stead.,., 

iness of the fall is dis1upted by the distribution·.o:f areas with special 

attractions as residential locations11 • 

Social Eac-tor 

Rents passing on residential properties on Ibadan Nunicipal 

Gove:rnment layouts mid ·those held by the na,Gives within th~ urban core 

are the most affected by cultlll,al compat-lbility. A survey or the urban 

core carried out by the author shows that tenants using residential 

:propet"ties in this area are those who share common cultllJ:'a.l background .•. 

Most o:f the tenants are Yoruba speaking people from Ogun State, Ondo 

state and. other parts of Oyo State. These· people are actv.ally not 

new migrants but have settled in the city £'or long. They tend to 

constit-ute tenants for son1e redeveloped residential property because 

of increase in size. notably among these tenants a.re the Ijebus who 

prefer to reside at Oke-Ado among Jcheir Kith and kins. These tenants 

are :not in the high income brackets but mainly artisanst labourers, 

primary school teachers, etc. who ha. .. ve just be.en drarm: to urban centre. 

T"ney are used to witnessing traditional festivals which sometimes 

look strai."'lge and intelligible to the Hausas, the Tbos'" the Bendelites, 

etc~ While the Yorubas enjoy living among people of same cul t'V.rai 

bacgground and common history, others such as the Hausas, Ibos and 
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Bendelites lov_e to reside in the fonner or new sub-urba?l residen-

tial properties 1·1here the cultural mix is favourable. Such proper

ties a.re found in places l:ili:e Sango, Ago Tailor, .Agbowo, Odo-Ona,, 

.Apata Ganga, Molrola, etc. Hm-rever, the impact of this cultural 

compatibility does not favour the urban core since the market for 

:residential properties is quite limited. to the yoruba migrants.. It 

is observed that the rate of absorption is ver-s low for redeveloped 

properties a.11d ·would have . continued to assume tlw.:';:; trend but for th~ 

eradiction of boartli..'1& facilities in secondary schools. On the other 

hand, the rate of' absorption in the suburb is very high, a positive 

effect o:f cv.ltuxal mix and ability to captive iu-irnigrants from any part 

o1' the countr-y. 

Legal Factor 

Statutory provisions such as Tmm and CountriJ Planning Laws,, Bye

laws of Local. Authorities, Decrees and Edicts are eff'ective instru

ments for st-.i.mulating the user of' property as well as pegging dmm 

values of properties. In t.rri.s regard the Residential (Accommodation 

Rent Control) Edict of 1977 christened Rent Control (Zoning, Classi

fication of Residential Accommodation and Fixing of Haximum Rent) 

Order 1977 as decreed by the then r,tlli tary Governor fixed the maxi.mum 

annual rents payable in respect of each type of residential accommo

dation. 

'lhe rent edict is of course a manif"estation of' lack of sound 

advice by the professionals involved. In the first instance, rents 

are pegged on e.11 types of' residential properties ·wherever they are 

on the urban lnndscape. On the other hand,. rent edicts a.-re not 

supposed to last for long without :revievr or total revocation. Al though 

'Ghe time lapse ha.<J rendered tl:',e provision of the edict unrealistic, 

and inapplicable many landlords based current ra'l'l.t passing on the 
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controlled rents of 1977. The difference, however, is just the 

rasuU of the passage of time, that. is, the appreciative powei" of 

residential properties in the fa.ceof inadequate supply. 

Economic Factors 

The Principal factors which influence the rental values of 

residential properties are demand and supply. In the recent time 

demand for tenement bas by far exceeded supply. The demand does not 

arise from or attributable to improved economic climate stems from 

educational policy which made nution free,. cancelled boarding,. 

increase number of schools - consequently increasing the popuJ.ation 

01~ pupils and teachers looking :for accommodation. 

3~7 TRENDS m RENTAL VALUES OF RESIDENTIAL PROPERTIES IN IB.ADAN 

3. 7. 1 T'.a.e De£S&1,e of ~~venties 

The decade of the seventies i·:ras characterised by the end of the 

Nigerian civil war.,. t:1e oil boom and its inherent ef'fects., a revolu

tione..ry governmental housing policy, the Rent Control Edict and the 

controvereial Land Use Decree No. 6 of 1~/78. The begi._iung of the 

decade marked the end of the Nigerian Civil War ( 1966 - 1970). The 

exodus of the !bo speaking people to the mst and. i;he civil war had 

suspended and paralysed most economic activi t:i.es including property 

investment.. Demand for and rental values of propert-y fell and the 

gover-f.llllent applied economic restrictions to reduce domestic consumpt

ion am conserve the country's f'oreign -exchange, which were needed 

for the ·war effort~. At the end of the war, the gov0.r.nment made a 

nNo victor, No vanguished U.e declaration and embarked on a. programme, 

of reconciliation, reconstruction and rehabilitation. This gave a 

boost to the property market;. '.Ihe Ibos who left during the war, 
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rei;urned to Ibadan and there was also an inCUl'Sfon of :fo1·eign 

natiom:8.s, most notably the Indians, Lebanese and the Ghanaians, 

which further put pressure on the demand f'or accommodation. These 

people except the Ghannians,also invested in real property, mostly 

as contractor fi.i.'1.BJ.1Ciers .. 

The oil boom of the 1 ':J70's also contributed to the rise in 

rental values. Money was pumped into the economy and a massive 

liousing policy never before seen in Black .Africa :was adopted by the 

Military Regime. 1Jl10 Federal Housing Authority was set up in 1-971 

to implement this programme. 60,,000 housing uni~ uere to be built 

at:t. 'bver the country during the 'lhinl Plan Period ( 1 CJ"/5 - 1980) with 

!bad.an getting a sl'l.a:re of Bt.000 u..11i ts. The Obasanjo regime in 1976 

increased it to 202,000 hous:ing units with Ibadan having 28,.000 units., 

Needless to say the programme was not successful as only 1 '5/o of the 

projected number of housing uni-cs would be constn1~ted. However, 

this euphoria wE.s shortlived with massive importation and the govern

ment investments in ver-J large. scale projects, which have now become 

"white-elepbants •. our foreign reserves dwindled; the country became 

reliant on :imported commodities; agcicul ture ~ f'OJ:merly the main stay 

of the economy was neglected and the Naira wmch was int~oduced in 

t..rie e arly 70's as the medium of exchange was gxossly overvalued. 

Our external reserves fell drastically, inflation rate sk;y:rocketed: 

compounded by the Udoji Award. 

Towards the end of the decade, bet-ueen 1 '177 and 1 g-/8, oil price 

fluctuations led Nigeria into borrowing from the.InternationaJ. Capital 

Market., '.this i,tas the genesis of the high foreign debt problem o:f the 

country •. 

:!his period also saw a growth in uncontrolled residential 

developments in areas like f4okola, Sango, Eleyele, Oke-Ado, Mole'.te 
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which were hitherto undeveloped.. The c-0·..rernment Secretariat and 

growth of Dugbe commercial area and Oluyole industrial area ~lso 

contributed to the development of' these areas to serve those working 

in Oluyole. 

In a bid to control these excesses,, the Fede:i:al Gover-mnent 

imposed restrictions on importation,- enforced the Indigenization 

Decree,. and introduced the Rent Control Edict. 

In ·1'R6, the Oyo State Rent Control Edict was· promulgated. It 

fix~d maximum rental values for unfurnished residential properties 

only, i'lh.ich im.s below the exist:ing market value. . It did not succeed 
., 

in reducing rental values as Landlo:ro.s found manyjways of circumven~ 

ting it. Demand for accommodation was still very;high, and the 

€:,"Overnment could not provide a corresponding supPly o:f housing un.j, ts. 

fue Land Use Decree 1 978 vested the freehold .ownership· of land 

in the state Governors to be held in trust on beha1f of all Nigerians. 

It granted government the power to revoke rights of oc~upancy on' 

bare.land without compensation and banned the salfof' land by private 

treaty which has led to landmmers una.ertak:i.ng,cla.ridestine sales of 

land through cumbersome means and at high prices.) There bas; however1. 

been violent resistance to acquisition and the government has had 

difficulty meeting the needs of the applicants for· land~ This has 
.. · . 
'' .- - ~ 

further encouraged private sales o:f land at high:costs • 
.. ·. 

All these have had the eff'ect of reducing the supply of' housing., 

and encouraged the growth of illegal developments on Ubare sites" 

which have now developed into slum areas •. 

3.7. 2 Pre,,-Si.."'I'Ucturol Ad.iust111ent Programme Era 

This decade started of' with the second global oil crisis which 

pushed crude oil prices as high as $4-0.00 per barrel. The then 
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ne11ly established civilian government 11a.s hmrnver, involved in 

gross fiscal indiscipline. So when oil prices began to fall in 

1981, our extei"Ual reseerves clropped.. Du.e to plenty of money in 

circulation, rental values were increasing between 1980 and 1982. 

For example, in Iyaganlru. GRA, bungalows of 4 to 5 bedrooms 1,;ere 

going for N:14,000 in 1980, N:16,000 in: 1982., although a three bedroom 

.flat remai.71.ed stable at EB,000 p.a. during the same period. In zone 

2. Bodija Estate remained fairly stable at Y:3,000.00p.a. £or a :;.... 

bedroom flat between these periods. Zone 3~ Idi Ape remained fairly 

stable, while rents in Kongi increased slightly' from NB,000.00 in 1980 

to w.,ooo.00p.a. for duplex in 1981 and remained so for 1982. .All 

other Zones had: fairly stable rents during this period for residen

tial properties! 

'3.7 .3; ·i~J:__fil_ructural Adjv .. ':'ltrnent Programme Em,. 

In July 1986, Nigeria. officially adopted a mac:ro-econom.ic policy 

refOJ.m programme knovm as the St"TU.ctura.1 Adjustment Programme (SAP). 

The policy ref'onn tras :i.nt:roclucea into the country as a mean.~ ,of solving 

the- economic 'depression that has plagued the nation during the past 

years. Significant among these problems are the high :foreign debt and 

balance o:f trade deficit, stagnating or declining domestic products, 

substantial decline in Nigeria.ta foreign exchange earnings arising 

:from the collapse of' the world oil market; high rates of domestic 

inflation, an over-value Nigerian currency; and overdependence on oil 

ex.port and imports of' essential commodities. SAP was therefore 

embarked upon by the 1Jigeria.n government ui.th the pr.im.a_ry objective 

of' reve.mping the economy throU@l diversification;i~~ productive base 
. ''fl·-~ 

in order to reduce its dependence onJ. oil. As a means of" promoting 

the economic growth and stability of' t..11.e nation, SAP was designed 
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to restructure the productive base of the economy by reducing 

Nie;eria's dependence on petroleum export as the main source of 

government revenue and foreign exchange earnings. 2.he above stated 

objectives were to- be achieved. largely th.rough. increases in ag:ci.c

ultural production in order to provide enough £ood :for domestic 

needs~ raw materiel.ls £01."' domestic industries and_' export of agric

uUural products to generate foreign exchange ear.nings. Some of 

the measures which have been designed under SAP to attain these 

objectives include trade liberalization, dereguJ.~tion of' the naira 

exchange rate (:L."1 order ·l;o improve the :price incentive to :farmers); 

scrapping of the commodity boards which 1"..ad hitherto regulated and 

dictated producer prices :for various crops; and the removal of some 

input subsidies from the economy; 

Also included as part: of the policy measures are the privatisa-

lis..lim.ent of the Directorate of Foods, Roads and Rural Infrastructure 

DFRRI) to work closely wit.'l-i the state governments in the provision 

of ru:ml roads, rural water supplies and other C0!1]Il1Ul'li ties through

out the country~ DFRRI is also expected to promote and i.rnprove the 

produc·l;ion of selected food crops,. livestock and -fisheries while 

a..r1other agency the National Directorate of Ernplo;yment (NDE) 1·tas 

established to enhance employment opportunities._ 

The impact of· SAP was not strongly felt in tho housing market 
. \ ~. 

until 1983. Appendix shows that betueen 1986 and 1 ;E,7, rental 

V8J..ues increased by a f'air]y wide marg:i.n. A ·bungalmr of 4 to 5 
' 

bed.rooms in !di Ape vent up :from N;Gi>OOQ.00 in 1986 to N8,0Q0.00poa. - ' ' ' ' ' 

in 1987; in Iyaganktl from N:12,000.00p.ao t.o N:14',ooo·.oOp.a. A det
ached maisonette in Iyaganku GRA also went up from Y13,000.oo to 

Y:-15JOOO.OO,- in Ring Road :f1-x,m 1*9,000.00 to !:!:1-0,000.00 and so on. 
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Increases were also recorded :for tenement abuildings in the other 

zones. 

1988, however, smr a drastic chc~oe in property rental values •. 

Rents rose sharply and astronomically. Tf1js d~tic clla.llge took 

effect in almost al1 the zones. This was brought about .by the 

drastic change tmt first occu:red in zones t and 2. ~his made a 

lot o:f people to migrate from these two zones to.other zones and 

by 1989, the spiralling rent effect was also being greatly felt :in 

these latter zones. 

T'nese drastic changes came about as a result of a combination 

of f'orces all attributable to SAP. F.ixst,, the devaluation of the 

Nairo bad serious effect on the property market. NJ majority of 

building materials or their components were imported, the devalua

tion of the Naira. led to massive increase in the prices of building 

materials.. Even those uhioh were locally sourced were made with 

imported machinery for which the cost of spare parts had also 

drastically increased. 

3.s RESIDENTIAL PROPERTY MAINTENANCE CULTURE rn IBADAN 

It is considered imperative to briefly examine the maintenance 

culture of' residential properties :in the ci t-y- of Ibadan. Because 

of the present economic s:ituation, public media claimed many rental 

property mmers are concerned that operating expE?nses are increa

sing f"aster than their rental incomes. However, the situation at 

Ibadan city does not support this assertion. If' we take a general 

look at the residential properties in !bad.an,, there appears to be 

lack of adequate maintenance. 'lliis is evident in gross neglect of 

public buildings, private bu:i.lding'S and other infrastructural deve

lopnents. People have :wondered: if there is a maintenance culture 
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uhy should this number of public and private residential properties 

fall into such a deplorable state of disrepair? 

A drive around Ibadan metropolis will indicate that most of 

the buildings are era.eking~ the paintings are fading, the services 

to most of these buildings are inadequate while ·:roads to these. 

residential houses are impossible. 

'Ihe above. sit-ua.tion iS an handicap to the efforts o:f a property 

manager and it is no doubt tbat there is the need for our people-

to de-..relop a good property maintenance culture especially in a 

capital state like Thad.an if i·re care about the economic,. physical 

and functional life of these properties. 

Before we end this chapter, it is considered necessary to talk 

briefly about issues in rent review and the landlord tenant stale-
: ' ~ 

mate in Ibadan. In Ibadan, not all :residential buildings a.re under 

themanagernent of' estate finns. The fact is that countless number 

Of these· buildings are 11managed II by the landlords; themselves Or the 

appoi.rited caretakers. In those of' the latter,. rent is fixed by the 

landlords themselves ar the appointed caretakers~ In those o:f the 

£onner, landlords :fix and review rents via the property manager 

(estate £inn). Rent is usually reviewed by the landlord or via the 

estate :finn :for various reasons; :for example: 

(i) If' the la..TJ.dloro has carried out some capital improve

ments on the house; if he· bas improved the standai."Cl 

of serv:i.ces. 

(ii) If the present economic climate in the country necessi-

tates rent increase_. 

The incessant rent reviews by landlords has aluay.s generated heat 

argument between the landlords, :managing firms ancl the tenants 

frequently. 

CODESRIA
-LI

BRARY



156 

While the la..lldlo:rd feels for a number of reasons he can review 

rents,. the tenants have hit back claiming such rent review is illegal!' 

arbitrar,y-,· and in contrast to the covenants in th~ tenancy agreement 

which treated 8IJY fom of rent increase without a proper justification 

as unreasonable and unlawful. 

'renants -often kick against such rent increase especially ·when 

it is not justif'ied by a CO!illll.ensurate improvement of the house in 

terms of' services, maintenaTJ.ce and general standards. Tb.is has led 

to llk.'1.r!Y court cases whe..r1 la..'l'ldlo:ro: eventually asked an aggrieved 

tenant to q_uit the house of he/she cannot comply accordingly. 

3. 9 SUI-'IT'11\.RY OF CHAPTER 

In this chapter, an attempt has been made to f'ocuss on the case 

study - Ibadan, the capital of Oyo State and its residential sub-

markets. Im,'lies examined here include the historical and geogra

phical background of the city, the land use patterns, the types and 

patterns of residential development and the trends in rental values. 

With respect to the <trends in rental levels, three ph;'l.Ses were 

considererl viz: the oil boom era, the Pre-structural Adjustment 

period and the structural J\.djustment Period •. Also exe..~ined are the 

factors influencing rental levels in the residen.tial zones.~ that is 

location :propert-y attribt:i.tes, the neighbourhood, social factors, 

legal factors and economic factors.. The remaining portion of the 

chapter focusses on residential property ma.intena...-vice culture in 

Ibadau and issues in rent }. 1rm,-::i..ews a."ld the J.andlom - tenant 

stale.mate uhere landlords or property ow,1.ers personaJ.ly manage 

tenanted properties. 
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4.1, DrTRODUCTIOM 

CHAPTER FOUR 

RESEARCH M8THODOLOGY 

In Chapter timl) an attempt uas made to lay a theoretical 

foundation for this study through a multidisciplinary review of 

the pertinent literature. In this chapter our focuss will be 

on the methodology· tbat :v1ill be utilised to accomplish the research 

objectives specified in chapter one. 

It will be recalled tbat in the 'Conceptual framework, we 

highlighted some .factors :responsible foz, escalating rental levels. 

The structural relationships expected, given the theoretical 

d:i.Boussions of each of' the pertinent factors were discussed. 

There ±s the need to proceed further to make the conceptual 

:framework amenable to empiric-:il i.T1vestigation by testing the 

hypotheses already formula.tecl. Ilef'ore this is done, however, 

it is imperative that we operationalize the theoretical relation

ships in a Il'lc.'Ull'l.er that are amenable to both meaningful measurement 

and statistical manipulation .. This will be done :in t:his chapter. 

Jl..lso, we will eXE.Jmine the procedure f'or collecting data for this 

study and the data a.nlytical techniques. 

As various methods of data collection are available to the 

researcher., we will begin our discussion here with the ident:i.:fi

cation of' the method and justification of ji;he met.riod of data 

collection utilised. 

157 
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4.2 METHODS OF DATA COLLECTION 

At the conception stage of this study, three alternative methods 
' ' " 

data collection were considered viz: te-1eplioi1~~: interview, 

of postal questionnaire and household questionnaire survey. The 

telephone op·i;ion was not adopted because of scarcity and 'lack of 

constant operation of telephone in the country. The postal option 

was also jettisoned because: 

(i) information obtained through the postal system may be 

limited; 

(ii) ambiguous ai.~swe~s which cannot be easily classified 

may be given thus limiting the number of answers 

given; 

(iii) important questions may be either deliberately or 
mistakenly omitted; 

(iv) once questions have been dispatched it may be diffi

cu.l t to amend clifficul t or ambiguous questions; 

(v) there is always the problem o! low rate of return; 

and 

(vi) in Nigeria in particular, the inefficient postal 

system is an important objection to this method of 

interview .. 

In the light of the above, a household questionnaire survey 

was opted for.. 'l'his choice was ini'luenced by the .followir1g 

advantages of this mode of data collection: 

(i) The researcher is more flexible and has more oppor

tunity to convince an unwilling respondent; 

(ii) It enhances the collection of more and precise 
information and 

(iii) The sample control can be made more effective 

because the interviewer will know when calls and 
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(iv) 

In the light of the above, a household questionnaire survey 

was conducted in residential" districts of Ibadan with the assist-· 
1 the 

ance of trained su:rvey assistants .. rn'_J· process of administering 
<. 

the questionnaires, three principal tecbniques of data collection 

were used. 'Ihese a:r-e: The stratified sarnplir1g technique, the 

random sampling technique and the systematic sampling procedure .. 

SAMPLING PROCEDURE -- ...... -p~ .-.;-.-.. 

The first step in obtaining our sample was to define the 

population of interest f'rom which a sample couJ.d be drawn and to 

assemble a data bank for the sample selected. 

4.3.1 ~ SamPlin~ ,.'.l'echaj;9,v.,e1 • .§!tl:,ection of Hesidenti-.~ 

Districts 

': .. f 

'I:b.e historical trends and the morphological set up of lbadan 

showed that three broad residential districts are clearly identi-

fiable. These a.re the traditional core area, the transitional area 

and tl1e government plus other public and private estateso These 

three residential districts are quite distinct f'rom one another 

when considered together but there is aji, element of homegeneity 

within each district when considered in isolation in certain respect• 

Such elements of homogeneity exhibited by the various residential 

districts include :population density, housing density» housing 

structure/design, housing quality, socio-economic attributes of the 

inhabitants, rental price levels and the general neighbourhood con-
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ditions (Mabogunje, 1968; Okediji and f-A}.)oyade-, 1967; Onibokun, 

1970). 

The traditional core residential areas a:re generally of low 

housing quality, high housing and :population densities; while 

the transitional residential districts are o.f middle quality•· 

medium housing and population densities; and the new and govern-

ment residential layouts a;ce of high residential quality~ low 

housing and population densities (.A.¥eni, 1982, A~umere, 1982}. 

The districts coincide with with where the low, middle and high 

socio-economic people live within the city respectively. 

The implications of the above for the study as regards data 

collection were three folds: 

(i) that the ci·l;y has already been stratified. 

(ii) it guides the choice of sample size 

(iii) it sup:ports the tyrJes 0£ sampling techniques 

utilised. 

The three residential districts identified above were therefore 

used as the major residential districts in Ibadan from which the 

following areas were chosen: 

(a) High density residential district: Ma:po, Agbeni 

Inalende~ Agbokojo, Oke Are 7 11.deoyo, Salvation 

J.;xmy, llugbe .1Uawo. 

(b) Medium density residential district: Oke Ado, 

Liberty Stadium, .Ring Hoad, Molete, Oke Bola .. 

(c) Low density residential area: Bodija. 

The boundaries of each residential district were delineated by 

r-1\/.l,Jl[l.. 
using man,, made, features such as roads and other natural features 

such as streams~ 
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The stratii'ied sampling technique was also used to subdivide 

the areas chosen within each residential district into grid squares4 

This made it possible to determine the number of squares actually 

selected for the survey in each residential district., llie squares 

wexe chosen in a way tha·l:; will be proportional to the total area 

delineated for each residential district. The grid square system 

was used to cover the Ibadan base map (street gu.ide) o:f scale 

1:20,000 (1cm on the map to 200m on the ground). 

Bach sq_uaro w.ill measure, 1cm x 1cm and have an area of 

40.11000 sg_:uare met.:::es. 'l'he squares were numbered and will reflect 

the various sizes of the .residential dist:dcts., the number of 

sg_uares covered we:r:e~ 23 squares in the high density residential 

districts (Hapo, .Agbeni, Inalende, Sa.rigo, .Adeoyo, Sal:ti;..ation .lu.-w.y, 

Dugbe 23 squares in the medium density residential area and 

(Oke Bola~ Oke Ado, Liberty, Stadium, Idi-Ape, Molete) 13 squares 

i.n the low residential di.strict (~a];j'a;J:::· <· '~ 

4eJ.2 Random S~~~hniqu~ 

11.he first step was to determine the sample size to be selected • 

.A sample size cf about 10 percent ( of the area C'.OVeJ:ed by each 

residentic>.l district) was chosen. Therefore, 3 squares each were 

selected in the high and medi.um a.ensi ty residential districts and 

1 square frcm Eodija. The sq_ua.res were selected ra.;.1domly by using 

a Table of random munbers. Shows the squares selected and the 

correspor1d.ing i:1ard.$ J.tJithin the area delineated for each residen-

tial district. 
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4,,,3.3 Systematic Sam;plipg !J.lechnigue 

ihe systematic sampling- technique was used to choose the 

dwelling uni·ts where the questionnaix:es will be administered on 

households.. ~e selection of dwelling units was carried out 

using a sample .fraction of' 1 to 10 ( 1/'W ).- .Based on the p.ilot 

su...-vey caxried out by the author the expec·l;ed number of dwelling 

units and households to be sampled in each residential district 

were as follows,. 40 dwelling units comprising about 180 house

holds., an average of 4.,5 households per dwelling unit in the high 

density residential d.istri~t. 

45 dwelling units of about. 165 households an ave.rage of 

3.7 households per dwelling unit in the medium density residen

tial district; and about J.i.O dwelling units inhabited by about 

50 households, an average of 1 household per dwelling unit in 

the low density rasidentiaJ. area. 

The higher :percentages of' the actual dwelling u."lits sampled 

to the expected and the generally lower :pexcen ta.ges 0£ the actual 

households sampled to the expected can be aocouuted f'or by two 

!actors. 

~e first is related to the assumption of a higher number of 

households per dwelling Ulli t for residential d.istricts as shovm by 

the :reconnaisance sur,ey (Li.S and. 3.7 for high and medium density 

residential districts) as against a very low averags number of 

households per dwelling unit in each residential district. 

Secondly, during the .interview, it was discovered that fewer 

number of households t.~an the actual number living in most dwelling 

units were met fox.· intei'View. The1"efore, as a wey of meeting the 

CODESRIA
-LI

BRARY



163 

e:i_p3cted sample population to be sampled were increased but :failed 

to give a corresponding increase in the number of households sampled. 

Altogether,, :321 questionnaires were administered out of which 

300 were properly completed. fuis number constit11tes about 76 per 

cent of the expected households :to be sampled which is reasonably high 

and satisfactory. The respondents among the households were supposed 

to be lmowledgable enough about the living conditions 0£ the family; 

therefore the most preferred subject was the household head. -Heusehol-d 

Household heads were perceived as being the most active decision 

makers within the family :i.n influencing residential change. But in 

the absence of the household head, the questionnaire could be admini

stered on any other knowledgeable member of tb.e household· 

4.4 DATA COLLECTION PROBIEMS 

With respect to seconda:ry sources of data, one common limitation 

of data collection is that this source lfoit the amount end t'IJpe of 

information that could have othert-rise been obtained from. To miti

gate this problem, oral interviews of:fer uritten :recoztls dUTing ·the 777 

survey • 

.Another problem faced dur:i.ug the period of data collection was 

seeming unpreparedness or lack of knowledge of some illiterate resp

ondents. to answer some questions. This problem was, however" resolved 

through the use of proxies e.g~ the son of the household head or the 

translation of certain tec1Ll'lical aspects of the questionnaire to 
·~. 

vernacular. It is noteworthy, however,, that property managers coope-

rated with the researcher. 

Inspite of the above few problems, the research is operationa.lly 

manageable and consistent with time and financial resources available 
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.for the study. The infomation analyzed is considered reliable 

enough·to make the achievement of' research objectives possible. 

4.5 DATA ANALYTICAL TECHNIQUES 

The data f'or this study was analysed with the aid of descriptive 

statistics 1d.th respect to data connected with the socio-economic 

churacteristics of rental households and selected property management 

fin!Is in the case study. In other wards,. objectives 1. a71d 4 were 

achieved through the use of descriptive statistical analysis 

(f'requency/percentage distribution). Inf'erential statis"Gical 

tecbn:i.ques (correlation and Regression analyses) were used in 

examining the relationships. The results were supplemented by 

somesk~tches of explanation such as the qualitative differentia

tion among the residential sub-markets. 

4~5.1 .Q.hoice of Tec}miques and Justif'ica~on 

Some studies stop uith tabulation and cross tabulation. Many 

involve additional a.nc1.fyscs, though!! pn.rticularly the search llto:bhe 
:5-t'?:J:;, s b ~i. s•_':.f.J:' h C?.--..c9' .. __ . .. _ ·• . ·, .· 

\tyf~·&:iEr!fi~- o:~JJfieooy~_/:.:1/,..~~~~ problem iii this search is the 

determination of: the appropriate statistical proced:tu-e. Churchill 

( 1979) identified the h9.sic co11side-.rotions involved in t..rie c..'IJ.oice of 

appropriate technique to depenc1 on: 

(l) the type of data 

,{2) the research design~ and 

(3) the assumptions underlying the choice statistic and its 

related consideration,, the :power of the test. These are not necess

arily :independent considerations. They are intimately related chara

cteristics. in that, for example, the mos-t :pouerftil s.tatistical test 

that one can apply is a direct function of the scale quality of' data-. 

The most important question tbat needs to be answered in preparing 

to run the maze of statistical methods is to decide whether the :problem 
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is of m1ivariate, bivariate or multivariate nat-ure. The problem 

is univariate if' there is a single measurement of each of' the n 

sample objects, or if' there are several measuremo..nt of' each of the 

n observations, but each variable is to be analyzed i..11 isolation. 

In a bivaxiate problem, there are two measures of each observation,· ... · 

and in a muJ.tivar:i.ate there are more than faro meaoures of' each 

observation and the variables are to be a.nalyzed simultaneously.,. 

Given that there are multiple.measures per sample observation, we 

find ourselves dealing with t1·m distinct emphases:: the search :for 
:. - --::<~ 

IJ:he !i.tlalytical techniques used in this study are selected for 

strength and ease of communicating the results. Instead of an all 

purpose technique, there are :i::-eally many possible tochniques that 

could be employed in the cours0 of research. As noted earlier,. 

the ap:p:rop:t'iateness or otherwise of a particulai" technique is a 

function of the nature of' the problem. 

l.'?l analysing data collected~ both descriptive and statistical 

techniques were employed. Frequency and percentage distribution 

tables were employed in analysing data that were connected with 

rental properties and socio-economic characteristics of property 

owner-s·aud tenants as well as the fonnal consu.me'.!:'.housing agents 

professionally called estate surveyors and value:rs. 

In short~ the ana~rtical techniques used in t.rus study nro as 

follows: 

(i) Fl"equency Distributions with descriptive statistics; 

(ii) Non,param.etric Approach; 

(ii.:i.) Bivariate and Multivariate Analysis. 

These techniques were the most appropriate f'or the nature of data 

for the study and the orientation of the research. Each of these 
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techniques and the context in which they are used are considered 

below. 

4o5,;.~ Frequency Distributions 

The f'irst task of data analysis is to determine the basic 

distributional characteristics of' each:of the vm;iahles to be used 

in the subsequent s-tatistica.1 an.alysis. 

Information on the distribution, variability and central tend

encies of some of.' the variables in this study is obtained through 

various summary statistics and the constrv.ction of frequency c1ist

ribution tables. 

4.5.~3
1 

HQ.n Paramet-ric App:roacJi 

Non parametric tests are pe.rticulai•IJi· useful for the analysis 

of normal data which may not be numerically precise but may !'ather 

represent some ordinal or subjective ranking of data to be analysed. 

me problem of subjective ranking would involve the use of 

Kendall Coefficient of Concordance (w) for n.rank:i.ng or order testsn 

(Siegel, 1956). 

The Kendall Coefficient of Conco:roance (w) is an expression 

of' the degr0e of o.ssociation rnnong a given K num~er of variables 
:, 

Ol" judges in a panel. It is p::3..rticularl,y useful :i.n studies involvi!J,g 

opinions or subjective ranking. W has the advnntago of being easy to 

compute and provides a single measure o:f agxeemen"c among several 
- -./ 

variebles or opinions expressecl as ranl:::.i11.g~ 'lhis ,nll be used in 

this study to show the at?,Toement among property owners in their 

ra:a.ki:ng of' the importance of :factors inf'luencing their choice of 
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potential tenants fOl." vacant accomodation. T'tie details of the 

analysis will be demonstrated in Chapter Seven. 

4.5~i"44- Bivariate and I<Iultivaria.te Statistical Techniques 

Essentially alllscientific investigations are concerned with 

understanding and explaining observable phenomena. In the search 

for explanations of these phenomena, one is f'requently,faced with 

modelling relationships among several variables. · Relationships 

can often be :fonnulated :in terms of a linear model. 

In many .situations 7 more general models are _?e.1uired indica

ting 11howu and 11 to. what extent" a response variable is related to 

a set of' independent variables. Fo:t· example, a .land economist may 

be :i.nterested in the :relationship between 11demari?J; for housing" 

and "disposable income 11
:, (b) a market resea.rcher}ia.y be interested 

in the relationship bet·ween "sales" and the variables t 1price" and 

1tamomit spent on advertising' or (c) a chemical engineer may be 

interested in the relationship between the 11concentration o:f a 

reac·ta..Y1t11 and the variables 11 reac-i;ion timell and 1itempera·l;ure11 • 

It is difficult to define multivariate analysis (Kendall, 1957). 

Broadly speaking, it includes those statistical techniques t-rhich 

are concerned 'l·iith a11alyzing nrultiple measurements that have been 

made on a number of individuals (Cooley, 1962). In short, any 

silli·u.JJ;aneous analysis of more than two variables. nill be part of' 

multivariate analysis. 

There exist as many or more methods in multivariate analysis 

as there are in both univari'lte and bivariate analyses. In addition, 

:multivariate analysis possesses foui~ distinct advantages over 

bivariate analysis. They a.re; 
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(i) economy in data collection; 

(ii) consistency of statistical in:feren<Je;/ · 

(iii) development of more adequate theoreti~ constructs; 

and 

(iv) greater conceptual precision and perspective {Catell, 

1966a, 1966b),. 

Multivariate techniques are classified into (the following 
< ·}.t 

catee;ories:- -·:''•,, 

·, )~, 

·. (:i.) Tests Of hypotheses aboUJG differencie{i4ri means and 
\..."',r' . ,,.;,., 

variances on a set of variables called' 0 T21t and multi

variate ANOVA :p?;'O.Cedures. 

·c.··> . ll. Multiple COJ:Tela:tion and. regression . 

(iii) Discriminatory Analysis; 

(iv) Canonical analysis; 

(v) · Principal aomponents;J\analysis; 

·(vi) Factor mialysis~ 

(vii) Ja.tent structure analysis; and 

{ix) Multi-dimensional scaling. 

. 1 

. '_·{ 

I 

·. r:: 

All of the aoove techniques are olosely related and 1.1se the same 

set o-£ mathematical theorems of linear algebra. For our purpose: 

in th.i.s study, :we i:dll U.'Se correlation,-_ana.:regi'e~siorj:;,analysis. 
. . . ~. --

Regression analysis is used pi"imarily for f~recastingor 
- ~!_ 

predicting the vtlue.of a dependent variab;!.e~ g.i.ven the values ot 

one or more inclepemlent values (Spurr and Bonini, 197.3). The relia

bilit-y _of the fo:recasi; m!d the extent to which variation in the 

dependent variable is 11explained" by variations in the independent 

value(s) can be tested and measured. 
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Regression and correlation arialysis can 11never11 "prove" any

thing. They merely demonstrate association between or among the 

variables, the closeness of that association, and the reliability 

of the forecasts based upon the analysis (Messner et al, igJ7) .• 

·-: ~ ~; 

r:ful tiple regressin is used to find a linear. combinati.on of 

the predictor variables t:hat nbest11 accounts for v-a.riation in the 

criterion variable, nhen that variation is measu.r..--ed a."l"Our..d the 

criterion variable's mean. 

The multiple regression analysis involves the use of the 

ominary least sciuare (or.s) technique to estimate the functional 

and stochastic relationship bet1·reen a dependent variable and a 

set-" of independent (or explanatory) variables. Taldng the simple 

li..l'lear fonn as an example, a multiple regression model of the 

general fonn can be e:iq>ressecl as: 

Y = f (x.i, x2, x
3 

•••••••• Xn, e).. ·~i··· ........ (1) 

Equation (1) can take the linenr fonn expressed by Equation (2) 

below: 
~---• '. ~; > 

•••••••~•••a• (2) 

Where Y :::: dependent variable 

a
0 

= the· intercept (a constant} 

b1_ ••• b :::: regression coefficients to be estimated n 

~,, x2 •••• xn :::: the set of independent variables 

and 

e = error tenn. 
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tfultiple regression assumes: 

(i) tb.at data should be nonnail.y distributedi if' not no:tmally 
,L?_-:,-~(\ 

distributed there is need to transform the data; 

-.({H.) that data are lli.nearly related:, that is:, it has no curve-
.,,, 

linear relationship •. ff the data is not linear.,. 'it will 

be necessary to t:ro.nsfonn them to become linear. 

'lhe 'simplifJring assump·'Gions which are ver-:1 crucial to the estimation 

of the :regression parameters were elaborated upon·by ID:nenta (1971) 

and Wonnacott and Wonnacott (1 CJ79). The assumptions include the· 

f'ollow""ing: 

(i) Nonnality,.. that is -the error term is nonnally distributed 

with zero mean. 

(ii) Ilomeskedasticity, that is~ every disturbance has the.same 

variance whose value is unknown 

(i~) The disturbances are non-auto regressive (i.e. the distu:r.

bance occuring at one point observation is uncorrelated 

with some other disturbance}; 

(iv) No exact linear relationship exists between the explanatory 

va:r.~iables,, that is., there· is no .znul ticolline~i~J among the 

independent Wll:'iables. 

(v) The explanator.y variables a.re measured without errors. 

These assumptions are relevant to our results as they are applicable 

to the least-squares approach adopted in this study in determining 

the best est:imate of our multiple regTession equations. 

The least square method, by and .lnrge, chooses the best .fitting 

model to be that model which minimizes the sum of squares of' the 

dista?Ices between the o bserv-ed responses and those predicted by the 

titled model. The.idea is tbat the better the fit, the srnaller:will 

be the deviations of the observed f'rom predicted values. 
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Thus, the Ordinary Least Square technique can be used to 

estimate the paramete2."S of equation (2) as given by equation (3) 

below:. 

Y* - a;IE-. 
- 0 • ... ,.(3) 

Where 

Y*. == an estimator of Y 

a*· == an estimator of a 
0 0 

b*1 , 11*2 .......... b* n :::: estimators £or b1" b2 ••••• bn 

respectively 

and- e* == an estimator of e .. 

Each of' these estimators is 2.·egarded as the best linear unbiased 

estimate.of the parameter it represents. 

To test our overall regression, we would examine the F - ratio, 

and the R2 estimate, and the t-sta.tistic. The F-Ratio indicates the· 

significance of' the overall hypothesized model. It shows whether or 

not the independent -variables. have significant effects on the mean 

of' the dependent variable. The ratio is computGd by using equation 

(4) below: 

re 
error sum of squares 

'\-Jhere 

K " == the number of' independent variables; and 

n :::: the number of' observations 
? '' 

• • • • • •.• .. ( 4) 

On the other hand, the R'"' :provides a quanti~tive measure of 

how well the combination of independent variables. predicts the dep,-
:;- '-·· ---· ' ' 

endent.variable. The R2 criterion makes adjus~1ent f'or dif'ferences 

in the degrees of' freedom and is given by the formula: 
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2 (1 - R) ,..... ..• • (5) 

-2 2 
Where R, is the ad,ju.sted. R and K and n a:re as defined above. 

The ·!; - statistic shows the significance of the individual regre

ssion coefficients. It is expressed as, 

t ·•• • •••·•••···• •o•·•:• (6) 

Where Sbi is the sta"ldard. error of the coefficient, bi 

An explanatory variable is adjudged significant if its computed 

11 t 1• ratio is greater than or equal to the tabulated "t11 ratio at a 

given level of significance. As a rule of thumb, however,. a 

regression is assumed signficant a.t the 5 .. 0 per cent level of 

significance if' its estimated coefficient is twice its standard 

error. 

4.6 SUMMARY OF 'l'HE CHAPTF£ 

In this Chapter, the focus has been 011 the dethodology chosen 

to accomplish research objectives, the method of c9~lect"ing data, 

t11e sampling procedure and the data ·collection problems. 

In addition, aJ1 attempt was made to cliscv.ss the data anal,ytical 

techniques and the justification for their choice, These statistical 
'.· 

techniques 't'rere outlined ui th respect to the underlying philoso-
, .. 

phical and tecimical considerations. In the subsequent chapters 
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we will focus on the analysis of the resuJ.ts of.the empirical data .. 

Towru:-ds tli..is and, ve will commence uith socio-economic characteris

tics of rental households in the submarkets· of our study. 
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CHAPTER FIVE 

.ANALYSIS OF THE SOCIO-ECONOMIC CHARACTERISTICS OF 

RENTAL HOUSEHOIJ)S IN IBADAN RENTAL 

HOUSING SUBHAR.KETS 

5.1 INTRODUCTION 

In the chapter on theoretical and conceptual framework? we had 

indicated the socio-economic charactez;istics of rental households 

which are germane to a behavioural study of the urban rental housing 

market. Drawing on the theoretical :fran1ework, ue had argued that 

household characteristics do affect the demancl for private rented 

acconnnodation. In this chapter, we i-rill now proceed to eXamine the 

socio-economic characteristics of rental households in Thad.an rental 

submarkets and their effects on demand for r~nted accommodation of 

different categories in the dif'f erent submarkets. fue household 

characteristics to be examined are: household size, income,..expenditure, 

educational level a.rid occupation.. We also consider related factors 

like Housing Services and tenure characteristics>o-r rental housing. 

'lne understanding of residential development in any area must 

be based on qualitative·'·'sub-market analysis which· involves a t.riorough 

and' accurate descriptive statistics of' the housing stock and its 

inhabitants. ~e reason for this is obvious because such ana.1.ysis 

serves as a starting point for rental housing market studies. Moreover. 

it is this type of analysis that reveals the behavioural relationships 

that exist in any housing sub-market. For example, the demand for 

rental housing can be interpreted meaningfully for guidance. in the 

provision of additional housing and in fixing the desired and optimal 

rental price level in the various sub-ma:rlcets. '.lnerefore this section 

will focus on the identification and description of the housing stock 

and the socio-economic cllaracteristics of their inhabitants in the three 

resid~ntial dist-ricts. 
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5.2 HOUSffiG STOCK AND l\'l.AR'KET CONDITION 

The identification a.ncl description of' the housing stoclt in the 

1•esidentic1.l districts can he achieved by comparing the sampled 

dwelling units in tel"ms of some indicators o:f housing standaro. 

:mis is because housing is not a homogeneous good but exists as a 

bundle of services. '.Iherefore,. such indicators o:f housing standams 

are examined w·l thin the definition and framework of the housing 

market.. For example:, indicators such as the structure,. qUc'llity~ 

characteristics of occupancy and level of facilities will be used 

as .the basis for comparing tJ1e housing units .. 

5,.3 PFll'SICAL AND STRUCTURAL VARIATION IN HOUSING STOCK AND r-'!AR.KE~ 
CONDITION. 

'I!lis aspect of the study considers the physical/structural 

variations oi' the housing stock within 2:md among the three residential. 

sub-ma.rkets. Table 5 .1 presents these variations. 

A caref'ul study of the table shows that in most cases there 

is no absolute domination of' a particuJ.a.r t;yl?e of dwelling structure 

in each :residential sub-market. Table 5.2, 5 .. 3 and 5.4 reveal 

striking variatione. in the level of housing quality indicators 

provided in the resiu.:ential districts. A large proportion of the 

dwelling units i..'1 the low densit--y residential sub-market were built 

of very high q_uality materials, serviced with modem and adequate 

in-house facilities and also located within a pleasant and peaceful 

environment. For exa..'1lplo, an average of about 95 per cent of the 

sampled households live in dwelling units bull t pf cement bloclc with 

plastered and painted walls and roofed with asbestos. As regards 

the provision and usage of housing :facilities,. all the dwelling units 
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Table 2.!1:: Phisical and Structural Variation of Housin~ Stock 

..,.;, 

DISTRICTS,, RESIDENTIAL 
VARIABLES Low.Densi!l Medium Densit;y: High J)ensi ti 

Fre9.u:ncy % Age Frequency % Age Frequency %~e 

DWELLING TYPE Hut 0 0 2 1.6 
Bungalow 30 55.6 30 27.4 67 53.6 
Storey 24 44.4 88 72.6 2~ 22.4 
Compound Type ;;;:o 0 0 0 28 22.4 

54 100 121 100 125 100 

HOUSING STRUCTURE F.arly Brazillia21 0 0 37 30.6 111 88.8 
I.O 
t- Modern Brazillian 1 1.9. 22 18.2 12 9.6 ...... 

Flats 6 11.1 56 46.2 2 1.6 
Duplex 10 18.5 2 1.7 - -· 
Semi Detached 11 20.4 0 0 

Detached 26 48.1 4 3.3 

54 100 121 100 125 100 

Source: Analysis of .E'ield Survey, 1993. CODESRIA
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Table~: Variation in Types of Buildin~s 
~ 

I 

:BUILDING RESIDT<;J\1TT .AL SUB.;.M.AR..TIBTS 
PHYSIC.AL 
STRUCTURES MATERIALS Low Density Mediu.,.i DensHy High Density 

·1-~ ~ 

·Frequency 0{ llr:>·e / 3? Freguency % Age Frequency % lg_e 

·WALI.1:: L.L Mud 0 0 29 24.,0 105 84 .. 0 
MA.TERI.AL.-~ Stone 0 0 1 o.B 1 o.8 ,._:. : __ .'· ·. r..,,~.:. ':....:,~-. ..!...\t\';. Cement Block 53 98.1 86 71.1 19 5.2 

Burnt .Erick 1 1.9 5 4.1 0 0 

54 100 121 100 125 100 

EXTERNAL WALL Plastered & Painted 49 90.7 102 84.3 23 18.4 
MATERIAL Plastered not P ain ted 4 7.4 14 11.6 63 50.4 

Not Plastered 1 1.9 5 4.1 39 31.2 
t:S --r:- 54 100 121 100 125 100 ..... 

ROOFING Thatched 0 0 0 0 5 4.0 
MATERI.AL Coxrugatea. Ixon b'heet 1 1.9 110 90.9 114 91.2 

.Asbestos 53 98.1 11 9.1 6 4.8 
Concrete 0 0 0 0 0 0 -

54 1.00 121 100 12~ _j_QQ_ 

FLOOR Eart..1-i 0 0 0 0 27 21.6 
¥.LA.TERI.AL Cement (Concrete) 11 20.4 79 65.3 97 77.,6 

Tile 27 50.0 39 32.2 0 0 
Terrazo 16 29.6 3 2.5 0 0 

54 100 121· 100 125 100 

Source: Analysis of Field Survey, 1993. 
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TaJ:>le i,l.: T.v-Pe and Provision of Housin~ Services 

DRESIDENTIAL DISTRICT 
FACILITIES OPTIONS --1E!f Densi~ Medium Densiti High Densi t.v 

~§_g,U~Cl., Y2~~L F~q,uenc;y: to .. ~e Freguenci °lo~e 
SOURCE OF Pipe 54 100 102 84.3 78 62.4 
WATER Well 0 0 19 15.7 49 32.0 

Others 0 0 0 0 7 ~.6 
-5~ 100 121 100 12,5 100 ---~ 

WATER Il1-Compmmd 0 0 51 42.1 49 39.2 
AVAIL.ii.BILITY In-Rouse 54 100 46 38.1 7 ,5.6 

J?u.blic 0 0 24 ___ 19.8 62 ~2.2 
·;oo 121 100 125 100 . 

SEWAGE TYPE Flush Toilet 54 100 78 64.5 18 14.4 

~ 
Pit Latrine 0 0 Li-3 35.5 56 44.8 
Bucke "t Type 0 0 0 0 15 12.0 

~- Open .Air '1:y:pe 0 0 0 0 36 28.8 ~--54 100 ·121 100 125 100 

SEWAGE In-Compound 0 0 53 43.8 55 44.0 
AVAILABILITY In-Rouse 54 100 68 S6.2 11 8.8 

Public 0 0 0 0 59 47.2 -- - - --.bf -..-..... 
122 100 _J_?.1_ ___ 100 100 

Kii1CHl!N JN-Compound 2 3.7 51 42.1 82 65.6 
Ir,-House 52 96.J 66 54.6 12 9.6 
Corridor 0 0 4 3..3 31 24.8 

2±: 1:00 121-=· -::. }gg _E5 100 -
LIGHT Electricity 54 100 112 92.6 108 86.4 

Oil latn;P 0 0 ,9 7.4 17 13.6 
• GS,,, 

54 100 121 100 1~5 100 --...-----·---- --·------

Sow:ce; Analysis of Field Survey, 1993 
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TablE:L.2.!l!: SUALITY INDICATORS OF HOUSING ENVIROID-:IENT 

RESIDENTIAL DISTRICTS 
FACILITIES OPTIONS UJW DENSITY MEDIUM DENSITY HIGH DENSITY 

Freguency %age .Frequency roage Freguence % eee -
PRIVACY Exclusive 54 100 13 10.7 18 14.4 

Fair .0 0 60 49.6 30 24.0 

No Privacy 0 0 48 39.7 77 61.6 

54 100 121 100 12,2 100 

GARBAGE Private Dustbin 4 7.4 25 20.7 9 7.2 
COLLECTION Commercial Bin 

(i\ 
50 92.6 78 64.4 4 3.2 

r:- Community Dump 0 0 16 13.2 89 71.2 ~ ... -
Thrown in street 0 0 2 1.7 23 18.4 

54 100 121 100 125 100 

STREET Clean 54 100 11 9.1 0 0 
<:-. 

CLEANLINESS Some Garbage 0 0 98 81.0 74 59.2 
Dirty 0 0 12 9.9 51 40.8 

54 100 121 100 125 100 CODESRIA
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have in-house supply of pipe wate:c and flush toilet facilities .. 

Dwellings in the medium density residential clistrictswere built 

of fairly high q_unlity materials. About 71.1 per cent of the housing 

units in this area were built of cement block, s4.3 per cent pla~tored 

and painted, 90.$ per cent roofed 1-rlth comtgated iron sheets~ nhile 

about 65v'.3 per cent of the floors :were ce.rnented~ The district also 

re.co!tled &+.3 :per cent &"1.d 15.7 per cent for housing un.5.ts with pipe 

and well sources of water; 64.5 per cent flush toilet, 35.5 per cent 

for pit latri...11e 9 92.6 :per cent electricity sup-ply.- On the question 

of availability of these services, the district exhibits an almost 

equal percentage for both :L.~ compound and in-house provisions a..~d in 

some cases recOJ."C1 an. appreciable percentage for public provision of 

facilities e.g public water ave..ilabili -cy- accounts for 19.8 per cent. 

In the lm-r cl.ensit;y- residential district, 55.6 per cent of the 

households live in Bungalons while 44.4 per cent live in storey 

buildings. Moreover, +.he disfa·ict has 18.5 per cent of' its house 

households in a duplex apartment 1 20.4 per cent L'l'l. semi-detached and 

48.i per cent of the households occupied detached dwelling • 

.Analysis of the c1welling t-y-pe in the medium density residential 

sub-market shmrs tha:!; 27 .3 per cent of the households live in Bunga.

lm-rs. 71 .. 1 p8r cent in storny buildings, 30.6 pm~ cent of the 

sampled households live in the early Brazilian type, 18.2 per ce.nt 

in modern Brazilian type and 44.2 per cent live :in the flat apart

ments .. 

The high d~~;i.t;rl residential sub-marl'"..et shows a different type of 

of' dist"I'ibution. In terms of dwelling type, 22.4 per cent of the 

smnpled households occupy the compound type, 52.8 per cent live in 

Bungalows and households in the storey building accounted for the 

remaining 22.4 per cent. 
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This distribution shorm complete absence of luxury properties 

like duplex and duplex mansion which in turn means that elite 

tenants are not likely to find this residential neighbourhood 

attractive. 

5 .4 VAIUATION IN HOUSING QUALITY INDICA1.IORS 

The qualitative aspect of housing relates to both the Building 

materials and the intrinsic f'acilities in the house. 'lb a large 

extent these two elements determine the qualitative standard o:f 

housing units, but in some cases the environmental sub-system rJf. 

the housing may be included. To this endt emphasis will be on the 

follm·r.i.ng: :Ihe type and quality 0£ materials us~ for the building, 

or in-compoUIJd water supply, sewage disposal, kitchen f'acility and 

electricity supply); and the qualit'y of the environment. 

The high density residential sub-market .has virtually very- low 

quality housing standai."'tl indicators. Majority of'. the households 

claimed that their dwellings were built of mud (8fl- per cent), 50.4 

per cent of the households live in plastered but unpainted dwellings, 

while about 31.1 per cent of' the households OCCUP,ied neither plastered 

nor painted dwelling. On the issue of' housing services, the dwellings 

were poorly serviced, a high percentage of' households were using pit 

latrine, bucket type and the open a:i.r system (44.a, 12.0 and 22.8 

per cent respectively). Most of the services were either in-compound 

or public provision. 

The environmental quality indicators show that households in 

the low density residentj_al district enjoy a pleasant environment 

They live in exclusive privacy and clean environment. '.Ihe latter 
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is a corollary of a large percentage (92.6 per cent) of the hoL1se

holds tl1a t depend on a m,11 serviced commercial garbage collection 

system. In the medium density district 89.3 per cent of the house

holds live in dwelling units where the services are being shared 

bet-ween two or more households, while most of' them also depend on 

the use of commercj.a.1 gii.rbage collection system. 

The view that the local housing market can be defined in tems 

of quaJ.i tative attributes .of dwelling u..71.i ts and thE! neighbourhood 

conditions is well orchest:i."Btea. in the foregoing descriptive analysis~ 

There exist a wide variation in the housing quali"bJ among the three 

residential districts. Also, the age distribution of dwelling units 
d<c.fi.-1:tf\.q 

in the resid.ential districts can be used as the basis :for idef#t~ t},le 

rental housing market., Most of the households in the medium and Ii..igb. 

density residential districts claimed that their dwelling 1-mits range 

between 15-.60 years'! 'lhe analysis of age distribution shovm that the 

modal age distribution for dwelling in the medi~ density area is 

between 15-20 yea.r.""'B, constitut:L.'1.g 55 per cent of tbe households,. 

ubile the modal age f'or dwelli11c,rrs in the high density residentifl1 

sub-nla.l'ket is beJ~feen 30-40 years,. accoU11ting for about 67 per cent 

of the households. In t;he low density residential sub-market, most 

of the c11'rellings were betwee..n 10-15 years. ~e variation in the age 

distribution of' dwelling units among the three residential sub-

markets: is a good: measure of the physical conditions of dwellmg 

1.1.ni ts. For example., :i.t is a crucial f'actor at revealing the extent 

of dilapidation :in dwelling imits. Old housings.tock not renovated 

-thrt 
will become dilapidated over yea.i.--s and therefore can serve as a 

" 
differential factor as regards the study area. 
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5.5 ngr.roGRA.PHIC At"'l.ALYSIS OF RENTAL HOUSING MARKET. 

This portion of' the rental housing market analysis is concer-ood 

tdth the sampled households which constitute the major component 

in the ari.a.lytical structuxe... It presents a kaleidoscopic view of' 

Jra1e characteristics of the in11a.bitants in the various residential 

districts. The household analysis is supported by the economy of' 

the various residential sub-markets to serve as t..~e quantitative 

demand f'or rental housing .. · Emphasis 1rill be on household composition 

(such as household head characteristics house...'hold size;. the number 

of households per dwelling uni tg etc.' 

5.6 HOUSEHOiiO C0~1POSITION 

Households are variously co11Stituted:,: some are identical with 

families; others are composed of a single :L-idi:viq.ual or a group .of' 

{imelated individuals; a.11d still others are a combination of famil!tes 

or a family and incli viduals. Regard.less of its cpmposi tion, the 

household rather than the. family is the unit; .of demand for housing. 

Thereforei the analysis of households is the c~ of the demographic 
,;• '· 
' ,. 

analysis• The detail or household a:nalysis mirrprs the complex and 

sometimes mys,Gifying f'orces of the real estate market with which 

~c1us project is concerned directly.· On the issue of household head 

characteristics, for the total market study, 95 per cent of the 

households were of male head while only 5 per cent were headed by 

fanale. This t-Jl)e of distribution were equally exhibited by each 

residential sub-market. Opinions have shovm that household with 

f'emale head aluays tend to demand for dwelling unit tii.th at least 

adequate provision of intrinsic housing infrastru.ct-ure with some 

degree of' privacy (sternlieb and Hughes, 1981). Also a greater 
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Ta._b)._E;L.i!.2.: Household Size 

------1 
~ Hf)[SEHOLD SIZE . WW DENSITY MEDIIB>l DENSI:L'Y HIGH DENSITY --No. of persons per Frequency of % 

Frequency of % Frequency of % household household household household 

1 - 2 3 .5.6 5 4.1 1¥, 11.2 

3-4 15 27.8 17 14.0 15 12.0 

5-6 26 48.2 29 23.9 18 14 .. 4 
7 - 8 9 16.7 39 32 • .3 23 18.4 

i 
·~ 9 - 10 1 1.7 19 15.7 19 ·1.5.2 

11 - 12 - - 3 2 • .5 18 14.4 

13 - 15 - - 4 3o4 11 8.8 

15 + - - . 5 4.1 6 4.a 

54 100 121 100 125 100 

Source: -- .Analysis of Field Survey, 1993 CODESRIA
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. percentage of the households in rental housing were married; 

s1.4 per cent for the low deiisity, 81.8 per cent £or medium density 

and 7$o4 per cent for the high density area. The other three alter

natives (single family 11 divorced family and widow) • Constituted 

less tri.an 20.6 per cent of the households. 

As re&iard the issue df ma:rket segmentation, t1e can say that 

the household with the most favourable ratio -male head wife 

present (husband - wif'e f'amilies) - is precisely· that fonna.t which 

is being lost to the rental market~ 

5. 7 OOUSEHOLD SIZE CB1LnACi1ERIS1I·ICS 

The. number of people living together constituting a household 

varies f'rom O'"tJ.e residential district to the other. T'n.e analysis o:f' 

the household size will uncover the degree of overcrowding which can 

be be used as a sun10gate meamu"e of housing quality among the resi

dent:i.al districts. Table 5.5 presents the varying household sizes 

for t..he three residential districts. 

The modal household size for the low densit-y;area is about 

5.5 persona per household.. '.Lhe figure for the medium and high 

desnity residential districts is about 7.5 perf:l~ns per household. 

Tabl~ 5,. 61 ·-5 .. 7 and. 5 .8 shows that the average number of persons 

per household is 5.3, 7.4 and 7.9 for the lcw, m~dium and high 
, .· 5,. '7 

derIBi ty residential sv.b-markets respec"ti veJ.y, while -Pable-~-s...rim:·78 

the average number of' rooms occupied per househo]p.. The calculation 

of the average number of persons per :room which is a measure of 

overcrowding is shmm in 'Iable \) ~~ .. 

In the low density residential district, overc:ro:wding index 

1.4 persons pe:r.• :t>oom, 2.2 persons per :room in the medium densit-y 
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'IabJ.e 5"6: ealculat:i.on of the Average Number of Persons Per 

HousehoJldl, 

Table 5.6:: Low Density: Residential District 

H9usehold S~e 

a1 

2 

' 4 

5 

6 

'1 .. 

8 

10 

..: 

~uen@y o:f .. ~oUfleiholds.. ~ta.l No. of Pe~~ 

°1 9, :it b1 . = ©1 

~ 1 

2 4 

4 12 

u cW. 

8 40 

18 1~ 

4. . 28 

5 40; 

1 1~ 

54 " 2f17 

287·' 
54·., 
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Household Size Frequency of Ilouseholds 
- . 

e.2 b2 

2 5 

3 8 

4 9 

5 13 

6 1'6 

7 18 

8 21 

9 10 

10 9 

11 :, 

13 1 

14 2 

. 15 1 

18 2 

19 1 

25 2 

121 

Total No. of Household Sampled = 

Averai:,o-e No. of Person Per Household :::: 

= 
899 
121 

Total No .. of Persons 

a2 X b
2 = c2 

10 

24 

36 

65 

96 

126 

168 

90 

90 

33 

13 

28 

899 

121 
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1a,ble 5.8: H~Den~i~ 

Household Size Frequency of Household Total No. of Persons 

a:; b:, a3 :x b3 == C 
3 

1 7 7 

2 6 12 

;; 10 30 

4 5 20 

5 7 35 

6 11 66 

7 9 63 

8 14 112 

9 11 90 

10 8 00 

1-1 5 55 

12 13 1"56 

13 4 52 

14 5 70 

15 2 30 

16 2 32 

17 5 51' 

19 1 19 

125 989 

Total No. of Household Sampled ·::: 125 

Average No. of Person Per Hou.~ehold 

'rota.I C3 989 
== Total b '-1"· 25 3 

= 
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Table 5.9: ~lculation o:f the Average Number of Persons Per Room 

in the Residen·tial Districts ( OVerorowdwg Index) 

The · General order is thei>efore given as 

Average Number of Persons per Household 
Average Number of Rooms per Household 

.) 

For fot.r Density/High Qualit:v Residentia1Submarket. 

Overcrowding Ind.ex = 

For Medium Density/Medium Quali t-y Residential $'i.:ib1n,.,g,:-cket 
'' ' 

Overc:rmlding Index = ::ii:; 2.2 
--=-

For High Density/mw Quality Residential Submarliet 
' ' 

Overcrowding Index 2.6 --

CODESRIA
-LI

BRARY



:tlen.aiti ·~~ .mvJ: 2.6. persons per room in the hib dem;i~J residential 

district. If t-re consider the fact that the United Nations regard 

as ideal an average of 1 person per room, then the figure. exhibited 

by the medillill and high density- residential districts are too high. 

~erefore there is high degree of overcrowding in these faro districts. 

The three residential districts have shown some striking elements 

of differentiation as ·regards household size and the degree of ·o:ve:,:,;..;. 

cro"vid.ing. Therefore each residential sub-market can be defined .and 

analysed separately from the other. That the low density residential 

district is inhabited b~.r households with low household size coupled 

with low overcrowding i...ndex is enough for the se~entation of the 

district :from the medium and high density residential sub-I!k1.rkets 

which exhibit verJ high household sizes and overcrowding index. 

5-;8 ECONOi-lIC AL"\JALYSIS OF REW.!.'AL FIOUSilJG N'AREET 
~ ~----~~-

Effective demand for rental housing is usually supported by 

the ability to pay as against the willingness to pay for residen.-

tial accommodation. Therefore, the measurement of the financial 

capabili"bJ of potential renters is verJ importan·t in the analysis 

of local rental housing market. In most cormnuni ties, wages and 

salaries are the most important components of determining the level 

of income of various reI1tal 110useholds (F.H.A., 1985). But two 

issues emerge in the use of income as a measure cLYJ.d as a. descriptive 

classi:fication of housing marlrot or sub-market.::· ;pi the first instance 

the high income households may under-report thei+ income in an attempt: 

to evade or cut down high taxes or are ot:herr·rise interested. in not 

disclosing their true income. While on the other hw..d, most house-
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Table 2.!1Q.: Income Distrib_ption of Rental Households (Monthly Incomes) 

_ ~U)~TTIAL DIST.Rl,CTS = ·-
INCOME GROUP LOW DEt:JSITY l\'IEDIUM DENSITY HIGH DENSITY 

- - -· - Frequency % 1".reguency % Frequency % 
Lower O - 300 0 0 0 0 8 6.4 

301 - 600 0 0 0 1.1 17 13.6 
Low 301 - 600 0 0 11 1.1 17 13 .. 6 

601 - 900 1 1.9 24 19.9 33 26.4 
901 - 1~200 0 0 43 35.6 42 33.6 

.Middle 1,201 - 1,500 1 1.9 16 13.3 15 12.0 

~ 1,501 - 1,800 4 7.4 11 9.1 8 6 .. 4 - 1,801' - 2,400 High 9 16. 7 6 4.8 2 1.6 

.Afiluent 2,401 - 3,000 26 48.7 1 5.7 0 0 

3000 + 13 24.4 3 2.5 0 0 

----
.54 100 121 100 125 100 

Source. Analysis of Fiald Survey, 1993 CODESRIA
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Tfl_ble 5 • 11 g Ekoenditu.re 1):f.Gt:dbv.tion .of RentaJ. Rouseholds Per Month 

RESIDENTIAL HOUSEHOLDS ·--------
Il1COJ.i1E GROUP LOW DE.NS1I:TY }IEDilJ111 DENSH1Y HIGB: DEJ:JSIT'I ··-·~~---~!lo3,,~~~ ... 

Frequency Qf ,o Frequency % l!'requency % 
~~~-

Lower O - 300 0 0 0 0 9 9.2 

Low 301 - 600 0 0 12 9o9 19 15 .. 2 

601 ·- 900 0 0 25 20 .. 7 ho 32.0 

901 - 1,200 
.., 5.7 46 38.1 42 JJe6 ;; 

Midd.le 1,201 - 1,500 2 3.8 11 9.1 10 8.,o 
'I 'W 

1,501 ... 1,800 4 7.5 10 8&3 5 4.0 g'\ 

r 
High 1,601 -- 2,400 19 35.7 10 8.3 0 0 

Affluent 29401 - JiOOO 17 31.9 3 2.5 0 0 

3000 + 9 17., 1 4 3.2 0 0 

54 100 121 100 125 100 

Source: .Analysis of Field Survey, 1993. CODESRIA
-LI
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holds make decisions about consuming durable goods such as housing 

on the basis of a long-run idea of wlw.t their typical income is most 

likely to be. 

These issues may distort the true position of the income dist

ribution of households in rental housing market vis-a-vis the classi~ 

fication o:r segmentation of sub-markets based on :income distribution •. 

To undercut the problems,. househ0lds :were asked to indicate their 

expendituxe (amount spent on consumable 011d service goods) in the 

:previous month. This is a better means of arriving at households 

income since most households are not like]y.to vnder-report their 

expenditt.1rc and thei"efore a better proxy for income. 

'lo complement the income distribution of rental households, 

other· economic attributes such as the occupational structure, level 

of educational atta.inrrrent, vehicle 01-mership or mode o:f travel were 

analysed. 

5.9 INCOME AfID EXPFTI'IDITURE DL'3TRIBUTI0N OF HEWTAL nousnm HAR.KET 

:fables 5 .1 O and 5 .11 show the income and mrpendi ture distribut"lon 

of the rental housing market in Ibadan. The lower; low,. and the 

middle income/expenditure households are basically the group being 

lost to the rental market 5-71 both the medium and high density resid

ential sub-markets. These three income/expenditure groups tthe lower, 

low and middle) constituted about 77.3/77.a ·per :cent of the total 

sampled households in the medium density residential district r1hile 

they also accounted f'or about 92/98 per cent o:f f10useholds in the 

high densit"Y residential sub-marke-1;. Although the medium density 

residential sub-market records an appreciable percentage of house-
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,_. -"'Oil 
.- .,, 7-f 

earning and spending quite above N:1,000.00 ·1per ·month; for example, 

about 22 .. t :per cent of the households earn between N:1 , 000 •. 00 -

N2,ooo.oo per month, while only 19.1 per cent spend between the same 

amount monthly. 

In the low density residential district, most of the households 

in rental market were in the affluence income/e~ndi t"UI'e group. 

lliis accounted :for ·&bout 73.1/49.1 per cent of iiie households sampled 
·' ' ~-· 

in ;this sub-market~ Of equal importance in ren~fQ. market are the 

households in the high income/expenditure group in the low density 

B:I?ea. The group also constituted. an appreciable number of households. 

24.1/43.2 per cent -of the households sampled in·. the :residential/ 

district. fue lower, low and the middle income/expenditure households 

were relegated to the bearest minimum in this area .. 

The foregoing analysis clearly shows that there is wide different

iation among rental households in the three resi~entia1 districts used 

for the study as regards income/expenditlll"e distribution. The house

holds in the rental market in the low density ·residential sub-market 

a.re basically the high and affluent income/expenditure gTOup while the 

lower, low and middle income/expenditure groups predominate the house

holds in the hi@1 density residential district. With the impressive · 

high level o:f income/expenditure percentages rec;:rded f'or·households 

in the medium density residential su~ket over ruid above the high 

density district tre can also conf'in:n. that the tt-ro residential districts 

d:tff'er signif'icantly •. 

Based on this sort of differentiation, th~:-\iocal rental market 

:in Ibadan can be sub-divided into three sub-markets based on the income/ 

expenditure distribution. 
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Table .5 .12: Eauca tional Leve:!;, of Re:g,ta~ ... IJ~~.f:!.~lli?l.4.!a. 

?i~ElT.P~~ DJ.:S'l:!UQ'f~ .. ..--.--·-
· JWUCATIONAL LEVEL 

LOW DENSITY .1'lliU.LU1•i JJ.i:.i.NS.J.Ti EIGH .D.EN8ITY 

~quency % Frequency % Frequency t1,' 

/0 --
No formal education 0 0 0 0 29 23.2 

Primary Eclucation 1 19 14 11.6 54 43r.2 

tc'\ Seconda:rzy/ Technical 
0\ 

1 1.9 50 41 • .3 38 30.4 
r, r-

Polytechnic/1WE 12 22.2 42 34.7 2 1.6 

University 40 74.0 1.5 12.4 2 1.6 

- ---
Source; .Analysis of Field Sm:·vey, 1993 
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5.10 EDUCATIONAL LEVEL OF RF.NTAL HOUSING MARKET 

The level of educational attairurient of' housel,1olds in rentc"\1 

market may be perceived as a consideration as rege..rds ·to location 

and rental price level. lliough, this assertion cannot be divo:i.-ced 

from ot11er socio-economic attributes of households as they jointly 

detennine the demand capacity f'or rental accommodation •. 

Most of the households living in rental housil1g in lou density 

residential sub-market obtained university education (74.0 per cent 

of the total household), while those with either Polytecb.nic education 

or College of' Education constituted 22.2 per cent of the sampled 

households. The households with prima.J;.fp secondary/tecbnical educ

ation are minimal. 

· In the medium density residential dis trio·!;, ; the households are 

well distributed all over the educational level with the exception 

of those i·iith foxmal edu0,:;.,.,tion. For example,, llQt¥3eholds w'ith prima:cy

educatioh background accounted for H.6 per cent~ those uith secondary/ 

technical background were 41.3 while those with University and Poly-· 

tec.hnic/Teachers College were 12.4 and 34.7 per cent respectively. 

1here is ample evidence to show that almost all the sampled 

households in the high density re~ddential district were distributed 

across tlu•ee educational levels. These are thos~ ni th no formal 

etlucation consisting 23.2 per cent, prima:ry education 43.2 per cent 

and those with seconda:r'y/tecbnical education fon~ 30.4 per cent •. 

Previous studies have attempted at using educational level and 

inco111..e distribution in explaining residential differentiation. Ansa 

(1980) found out that these tuo variables are significant inexplaining 

the pattern of 2~sidential developi.nent in Calaba.r." Atte-.ation in tlu.s 

project is at using educational level as a means of defining rental 

housing sub-market in Ibcuian. To this end, the low density residen-
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Occu-µational St:r-uctu:ce of iient£1J. Hcru.sehoJ.ds ... ....-....... .............. .,,..,_~-

RT<}3 Ti)BNTTAL :DISTlUGTS ____________________________ .....;...;;;.;;..:;;,;...~;..:.:;:;;;,..._.a,,.,, .... -=•:;j.Q,,i,.,w,!,f,d.~ ,., =------
OCCUPATION.AL CHAR.ACTERISTlCS LOW DEN.SI'J.1Y l\'i.EDlu"JVI IvIEID1D1'I :UENSITY HIGH DENSITY 

~ -~ 
Frequency % li';requenoy % Freg_v.ency O,'. 

/U D- -.. --.--..~.-.-... --
l,a.rming 0 0 0 0 3 2.1.J. 

Trading 5 9.3 36 29.B 82 65.6 
" ,.--

:r;; Civil Servant 14 25.9 29 24.0 16 12.i8 
~ 

Private Ooru;pa.n;y 35 64.8 46 38.o 16 12.s 

Retired 0 0 8 6.6 6 ~.(>8 

Unemployed 0 0 2 1.7 0 0 

S·liudent/ Appi'{~n 'bice 0 0 0 0 2 1.6 
~~""211" --- ............ -~~ 

54,, 100 121 100 125 100 

- ..... ,.,,:;,;.-... -~ -c»;,m:;;·-""'"·--~ *-=**'•-oit•Gll="ll;~ - Q ~ .. ~- -· - -
Source: .Analysis of Field Survey, 199; 
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tial district consists of' nell educated households while the high 

density area inliabits generally low educational level households. 

ili.e medium densi t-y residential sub-market cut ac:ross households with 

varying degree of' educational attainment. 

5 .11 OCCUPATIONAL STRUCTURE OF RENTAL HOUS:mG MARKET 

,The analysis of occupational structure is an important input 

to the economic arialysis of local housing market. This is because 

most householo.s that live in rental accommodation require at least 

one gainfully employed member to provide a monetary income from which 

the rental price level wou.ld be paid. and at the same time serves as 

measures of the living standard of households. But one hidden :fact 

is the type of relationship that exist betvreen o~cupational structure 

and ,income and therefore the use of occupa tiona:J'.\ structure in isola

tion -as a means of delineating a rental housing/sub-market is some.

how unrealistic. It b..as to be used in collabo~tion with other socio-
• ·; ... "i 

economic cha:ra.cteristic of households in the various residential 

districts. 

Majority of' the sampled households in the high density residen

tial si.1.b-rnarket were engaged in trading :which accounts for 6S.6·per 

-cent of the h..ouseholds, while those households engaged in the public 

ser-vice and private comp_.qny :were 12.8 per cent. The situation is 

more st:r.ik:i.ng in the medium density residential district where 

households in the public sector, private company and trading dominate 

the occupational scene,. Majority of the households in the low density 

residential district uere in the private sector·constituting about 

64.8 per cent of the households while those in the public service 

'!-Jere only 25. 9 per cent •. 
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5.12 TENURE CHARACTERISTICS OF RENTAL HOUSING HARKET 

Tenure is an occupancy characteristic of' housing unit. ~e 

occu~..mcy sfatlIB of the housing inventory can be grouped under two 

major headings, owner-occupier, renter-occupier •. :Lb this may be 

added the third generally :referred to as vacant units. Vacant units 

are sub-divided as available for occupancy and others. not available. 

Available vacant units are further streamlined as being either for 

sale only or :for rent; the :former are allied with the 01-mer-occupier 

sub-market of the housing inventory and the latter with the ren.ter

occupied segment. 

The low and medium density residential dist-ricts represent the 

zone of high rente1· households correspouding to a~ .5 per cent and 

78.5 per cent respectively while the high residential district 

recorded highe1~ percentage of owner-occupied households - 56 per cent 

as against 41 per cent for the rentals. 

5 •. 13 SU1,'IMARY OF CUAP:i..'ER 

In this cba:pter.,. an attempt has been made to examine the 

characteristic prefiles of the renter households in the three 

residential sub-markets of the case-study. It is noted in particular 

that.ohJC',of' the objectives of this study - to examine some socio

economic characteristics of rental households has been achieved j,n. 

this cbapter. 
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We have also focussed on the distributional characteristics 

of the v"l:l.riables which were e:xarn:LTJ.ed in chapter tt-:ro. 

So far, our analysis has focussed: on the demand side that :in 

the consumers o:f rental housing. In our t..'tJ.eoretical .framework, we 

identify the basic participants o:f the rental housing market viz: 

the consumers ( tenants).. the suppliers (rental property ovmers) 

and the consumer housing agents (property Illa."la[,"Grs) ~ 

In the next chapter, we l'rill focus on a tmc~~:i,on of the 

rental .housing management strategies -a.nd p:1,.-ncti.ce of selected: 

i'iI'ms of Nstate Surveyors and Valuem . in Ibadan metropolis.-
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CRA..PTER SIX 
I 

ANALYSIS OF THE RENTAL HOUSING l·IARIGi:TING STRATEGIES 

At""ID PRACTICE OF CONSUNER HOUSING AGENTS 

6..1 INTRODUCTI01'I 

13.1e activities of the consumers' housing agents are very 
; 

important to the explanation of housing delivery system Hithin the 

residential sub-markets used in this stlrly. Theref'oro it would be 

necessary to relate the fonns of' consumer agents to the varj"ing 

rental levels in the three residential districts. The activities 

of the fonnal consumers' housing agents ( estate surveyors a'YJ.d valuers) 

~ predominate the low density residential district,. T'.ais is -i:>b\~s 

:in that ma.jorit-y of the sampled. households in the district obtain 

their housing services t..hrough this medium. Because of the level 

of their expertise in man~n:i.ng residential units, the formal agents 

are paid accordingly., This amount added to the rental Jarel would 

invariably increase the amount t.'l'J.e tenants would: be or are p.:,,ying. 

4.lli.e informal consumers' housing agents (~etake~J, controlled 
.,, ' 

. the market activities for rental housing i..n. the medium density resi-

dentie.J. disi-rict. fJ!ajority of the sampled households obtain their 

housing services through tlu.s sector. Tlie issue of professionalism 

in their services is minimal and rent is usually fixed in accordance 

to the prevailing conditions in the sub-market. But usually charges 

are_over and above the request of' the landlords thereby increasing the 

market friction in this residential sub-market. 

The high density residential district has earlier been depicted 

as a zone of mmer occupier tenure where most of the dwelling units 

201 
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are occupied by their owners and thl? tenants. In this case the 

ovmer (landlorcl) would not require the services· of' ~ agent in 

renting out part of the dwelling unit to tal'lal'!.ts. lliis is evident 

in this district as about 95 per cent of the sampled household. 

obtained their housing services from the· popular agents. 

In some cases~ rents are· not determined by the market sit;uation 

alone but i..'l'.l. accordance with the type of relationship existing between 

the tenants and the landlo:rtls. :Eor example 7 where residents are long 

time tenants, they might be seen as part of the. landlord's family 

and theraf'ore the less easy it is to increase rent. This could be· 

the reason £or the low rental level variation in-this residential 

district. 

In the light of the above brief' exposition of the formal and 

ini.'01-mal consumer housing agents, this chapter focusses on the rental 

property marketing aci;ivities and strategies of a selected number o:f.' 

this, :fift-y (50) questionnaires were administered on a random sample r_ l 
· ·bi' fh-ms of estate su.rveyors a.11d valuers "'G..11rough the use .of' the 

Directo:F.f of the Nigerian Insti.tntion of Estate S>..:i.rveyors· and 

Valuers (NIESV). Out of the 50 questiomiaires, 31' we.i.--e retur.ned 

representing a response ra,te of 62;:6 ... 

Our purpose· here will be to analyse the views of respondents . 

on a wide range of issues with a view to eliciting the problems 

of rental housing manager.mnt in our case study .. : The Plll".POse of 

this is to provide a balanced analysis o:f the problems of' _rental 

housing market in Iba.dan particularly where properties are profe

ssionally managed. This is necessar.Y for our recommendations in a 

later chapter of this study trill be based on three perspectives viz: 

the tenants, the property o't'mers and the property ma.ri .. agers. 
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6.2 POSSESSION OF PROPERTY T•!ANAGENENT DEPARTMENT 

The various traditional routines of' a management surveyor req

uires a separate deparunent or section in an Estate Surveying and 

Valuation establishment with basically managerial duties not conflic

ting with other possible assignments like valuation, property f:i.:na.ncing, 

development, etc. Thus the :firms uere asked whether or not they 

possess a. formal property rn.nagernent section or department.. 24 firms ,, 

(1~) answered in the ai'finnative while 7 gave "No"· answer representing 

2:,C/o~ That the majority of the sampled firms have propert-y management 

establ1shments is not surprising as management is :_the most popular 

of the se;r.>Vices of Estate Surveyors and Valuers moreso in these days 
. ' 

when prope:ety development is distressed by the current economic pred

:i.cament in the country.. rue f':i.ri..ding also shows that rental propert"tJ 

,mmers avail themselves o:f the prof'essional services of the Estate 

Surveyors ancl Valuers -which has led to the firms' departmentalization 

drive. (See Table 6.1). 

Table 6.1: Possessi,2rl of Proper~ iv'ianar,ement De.E_artmen~ 

Response Frequency Percentage 

Yes 24 77% 

N"o 7 2:,J6 

Total 31- 100% 

FDLL TJJ.lE STAFF STRENGTH OF PROPERTY DEPARTMENT ......... . ,..,._ 

Pro:pert-.1 rnaw.gement requires staffing ( the right calibre of' 

men women in '!;he right number) JGo perfonn essential du.ties as a 

meens of realising the objectives of management. Of' the 31 respon-
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dents that :possess a property :management section,. 9 representing 

39.5~b have between one and five full time staff; 9 others also 

representing 39.5% have between 6 - 10 fuJ.1 time staff; 1 represen

ting 4'-'fa' :has bet1veen 11 to 19 full-time staf'f while only 4 represen

ting 17% have 20 or more full time staff strength. staff strengt~ 

of the consumer agerrt finn is very important as the traditional 

routine of rental property management constitutes.a heavy work load 

that can be satis:factorily borne by full-t5_rrre, diligent and well 

mot"ivated staf'f. Suf'ficient staff is necessru.,y to attend to new 

client and minister to the needs of new clients in the areas of rent 

collection, me-inteoo.nce of properties, tenant's welfare to mention 

but a few of the routines of' manager.1ent. (see Table 6.2). 

Table 6 .. 2: _Fv.11. Time Sta:ff Strength o:f Property; D~traent 

I1Tumber Frequency Percentage ---
1 -5 9 39.,5% 

· 6 -10 9 39.5% 

11 - 19 1 4.0% 

20 and above 4 17.o% 

Total 23~· 100;~ 

* Total less than 31 because not all entit:i:es sm--veyed 
llc1v~ full time staff' for the property deJ_Jc1.rt1uent • 

.§.,OUJ:..~: Author 1 s Field Survey ( 1993). 

Diff'erent people, at different times may ha.Ye dif'ferent objectives 

to achieve uith respect to the :properties in their portfolio.. Res;pon-· 

dents were asked to indicate whether their property management objectives 
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are either expressly stated or unstated but knovm to all staff or 

variable depending on the property and circumstances. 13 respondents, 

representing 42Jb indicated that the objectives are oxpressl,y stated; 

11 rep~senting 35~i indicated the objectives are unstated but known 
having' 

to all stai'f., mis gives a total of 77}6 of the respondentsl,definite 
- . - ' .. , ' (:'.; 

objectrves~,. Four -f'itms . ~'representing 13'}b indicated that the 

objectives are variable depending on the circumstances while 3 resp

ondent.'? representing 1 0% gave no response. 

Since a tofal of 7750 of the firms lmow the property manllgement 
.i'. · staff 

objectives of the finn, it is expected that_:~i-·can be Jnotivated 

to work towa.rtls the realisation of these objectives. The problem 

here~; howevei-; is that ·whei•e the expressly sta·~oo or unstated but 

knovm objectives are to be rigidly adhered to by all staffers, such 

a-ri· arrangement will not make :for flexibility in management objectives 

clepending on the propert'"J and the circrnnsta.nces (See Table 6.3). 

Table 6.3: Nature o:f Property NaY1ap;ement Objectives 

Natt11."e 

E..."'q,ressiv stated 

Uri..sta.tecl · but lmotm to all sta:ff 

Va:r-iable depending on the 
property and circumstances 

No Response 

Total 

:P1~equcmcy 

13 

11 

4 

3 

31 

Source: Authoi~ 1 s JI'ield Survey ( 1993) 

6.5 SPE:CIFICATION OF PROP8RTY :r-TA.NAGFacJF.NT OBJECTIVES' 

Percentage 

42'} 

35% 

13% 

1o% 

100% 

Respondents were asked to indicate whether their propert'".r :mana

gement objectives are for.nulated either by Propert-J Hanagemont Section 
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with approval of top management or specified by top management. 

T11e purpose of this·ques.,vlon is to detect t~~ degree.of autonomy 
~·;·· : ... - . 

granted the property management secti9n; .· Of ;tli~ ~J: re:;1pondents, J 2. 

representing 39% claim the property management ob,iecti ves are :form

u1ated by p:roper~J man?..gement secUon with approval o:f top manBt,o-ement 

while 16 representing 51% indicated the objectives are specified by 

top management. 3 ::respondents rep:resen ting 1 056 ga:ve no respol1Be. 

It is considered a salutary development tlmt top management allow-s 

input from the proper·cy management department staffers :i.n the speci

fication of the management objectives.. This is because the staff of 

the clepar-b .. 1ent are the executors of' the objec.,cives in the final 

analysis ru1d there is therefore need for their participation at the 

policy (objectr..re) f'o:rmulation stage (See Table 6.4) • 

.'..b"l.9..ble fr .. 4~ S3Jccif'icat.ion of I>..copert'l r,Tanagernent Objectives 

Options 

Ebv211u.ated by Property Hanagement 
Section w:i.fo approval of top 
management 

Speci:fied by Top F>1anagement 

No Response 

Total 

6.,6 MODE OF PAYDTG RENT 

]'requency Percentage 

12 39% 
16 51% 

3 1oci6 

31 1oo% 

The property ma.11c1gement establishrnenfa were asked to indicate 

the modj:l of rental payment by their tenants. 22 o:f them representing 

52% ir"'J.dicated tha.t rent is paid either b"IJ cheq_ue or money oroer. 

Another 'J 5 representing 36% indicated pa.yment by ca.sh while 5 

respondents represen.ting 127; f?J3.Ve no response. 
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The p~eponclence of :payment by cheque or mon~y order is not 

surprising in. these days when transaction oy cash is becoming u.naafe 

. particularly in case where· huge rental sum is involved (See Table 

6 .• 5). · ir 

Table 6.5·: Hode of Pa_y;i.ng Rent 

Mode Frequency 
.· . .ry 

.. >.!r· Percentage. 

,:W1YT.;1Sh 

E;l Gheque or 
'. I~1~y Order 

lG'o j.e~ f[~tJtiB{i ~-
1 . _-., .. 

-

Total. 

15 

22 

5 

* Total more tlw.n 31 because of' multiple responses, 

Sou...'"l'Ce:: Author's Field SUrlfey (1993) 

6.7 row RENTAL PAYMENTS ARE MADE BY TENANTS 

12% 

too% 

Respondents were given three options on how:rental payments a.re 

made to their property ~gement section. As seen from 'lable · 6.6 
• .!. . . 

only 2 ~espon:lents representing 4&% claim pa.ynie~i;s are sent through 

t.rie mil111 19 of th13 respondents representing .45~2% have their rental 
• • • i ' 

. . . . 
payments S<a.~t in by 1'19.1'.l.d · by teriant; another 13 representing 31% have ' . . 

their rpnts collected by official$ while 8 reppon,d~mts representing 

19.Q%. gave no response~ 'lhe low percentage ofrE#spondents paying 
, ..• _: 

. ' 
tbrough the mai,1, may be due to t..'1-J.o delay in ai'ld? -the unreliability . •. :,· . ' 

of the Nigerian Postal System. ht the mail ~ysJem is unpopular 

is not .surprising because o:f the unpredictability of Nigerian 

Postal System. 
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Table 6 .. 6: How Rental Pa;iagents are Made by Tenant.s 

Options Frequency 

Sent through the Mail 2 

Sent in by hand by tenant 1'9 

Collected by Official 13 

No Response 8 

Total 42* 

*Total more than 31 because of multiple responses~ 

Source: Authorts Field Survey (1993) 

6.8 WHEN DEMAND NOTICES ARE SENT 

Percentage 

4.8% 

45.~) 

31.0% 

19.0% 

1oo% 

Property manage:rs make demand notices to tenants of their 

occupied properties for the purpose of effecting pa;yments of rents. 

liJ3 can be seen from Tabl 6. 7. 1 fl respondents rep~esenting 5,% sent 

their demand notices befqre payment is duet :none.waits until after 

payment is due before sending demand; ano.ther 9 representing 28J& 

send demand notices bo~Gh before and after payment is due while 6 

respondent representing 19;b gave no response. It is in order tl1..a.t 

demand notices are sent before payment by the majori °t'J of the fi:r:ms 

to ensure prompt payment of rents •. This is more relevru1t to the 

case of corporate tenants where bureaucracy may affect treatment 

of demand notices. 

Table 6. 7: When Demand No·tices are Sent 

Options Frequency Percentage 

Before payment is due 17 

After payment is over due 0 

.Both before and after 9 

No Response 6 

Total 32* 

* Total more than 31 because of multiple responses 

Source: Author's Field Survey ( 1993) 

53% 

28% 
19% 

10o% 
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6.9 POSSESSION OF ACTIVE DELINQUENT i'ENANT EVICTION PROGRAMME 

Respondents were· i~~-- whether or not they possess active 

deliqu~nt· te:nant eviction programme. 16 respondents representing 

52% gave a "Yesn response while 8 representi11g 26% answered. 11Non., 

The remaining 7 representing 22% ga;ve no respons~. It is important 

£or firms to :have active deliquent tenant ev-lctlqn programme :to.·i~~::. 

minimize one of the risks inherent in rentalproJerty :investment -

irregularity of' income :flows or default which may frustrate or 

defeat the objec·tives of the investor (See Table '6.8). 

Table 6-.8: Possession of AcJGive Deliquent Tenant Eviction Programme 

Response Fl'.'equency Percentage 

Yes 16 52% 
No 8 26'/b 

No Response 7 2Z/o 

Total 31· 106% --
Source: Author's Field SUrvey (1993) 

6.10 NATURE OF DELIQUENT T~J.Al~T EVICTIO:H PROGRAJY1MEl 

The 16 respondents that claim to possess active ·l;enant eviction 

programme were unanimous that court action is their weapon. It is 

however_questionable how court action can be regarded as an active 

deliquent tenant eviction programme in view of the time lag normally 

involved ;in litigations in the country. It is iJ1t0rest:i.ng to note 

that no respondent identi:fied persuasion and forceful ejection or 

police assistance as aspects of their deliquent tenant eviction 

prog:ramme (See Table 6.9). 
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Table 6.9: Nature of Deliguent Tenant Eviction Programme 

Op'i;ions 

Court Action 

Forceful Ejection 

Police .Assistance 

Persuasion 

No Response 

Total 

Frequency Percentage 

16 too% 

16* 100% 

'~ Total less than 31 because only 16 of the 31 surtreyed 
claimed to possess active deliquent tenant eviction 
pro~e. 

Souce: Author's Field Su:rvey (1993) 

6.11 POSSESSION OF TENANTS' .ASSOCIATION IN MANAGED PROPERTIES 

Tep.ants' Association may often be useful in managed properties 

for variety of reasons. These include promotion o:f peaceful co

existence and resolution of disputes. Respondents were asked 

whether they possess tenants association in managed properties. 

14 respondents representing 451& claim to possess ta.nants' associations 

in some l1k'1Ilaged properties, 12 representing 39% claim to possess no 

tenant association uhile the remaini..Tlg 5 representing 16% gave no 

response (See Table 6.10). 
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Table 6.10: Possession of ·'Tenants' Association in r,Ianaged 
Properti~s 

--------- -~------------------·--· 
Response 

All managed properties 

Some managed properties 

None 

No Response 

Total 

Frequenc;y-

14 

1.2 

5 

31 

Source: Author's Field Survey ( 1 99}). 

6.12 ENCOURAGEJr.'.IFNr OF TENAiilTS I ASSOCIATION 

Percentage 

45% 

39% 
16% 

100.% 

Respondent uere asked whether they encoui1 age tenants I associa

tion or not. To this question, 14 respondents representing 45.2% 

miswere·d in the affirmative, 11 representing 35.51b claim not to 

encourage tena..:1ts' associetion while 6 respondents representing 

19.'?fj'o gave no response. '.Ihere is need to ·encour-c,,ge tenants' associa

tion as stated earlier to promote peaceful coexistence and resolution 

of disputes. Thin 3.s also necessary for prompt and co-operative 

approach/efforts to resolving common :r;,:roblems in the :neighboumood 

such as issues of safety~ environmenta~ protection, road maintenance 

or related comm.on problems (See Table 6.11). 

:fu.ble 6.11: filncou.rageme..YJ.t of Ter..antD' Association 

Response l.'requency Percentage 

Yes 1'4 45.2% 
No H 35.5% 
No Response 6 19.37& 

Tota.l. 1:;1, 100}6 ------------------
Sou.roe: Author I s Field Survey ( 1993) • 
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.• -,;"[2. 
6.13 .@,LOCA'l'iON OF _4. _CERTAIN PERCENTAGE OT!' :Lilli GRO~""-:S :mCOi'IB OR~ SONE 

OTHER NAIR.A AiiOUNT FOR VACANCY AND COLLECTION LOSSES 

On whether respondents allocate a certain percent.age of the gross 
\ 

income or some other naira. amount for vacancy and collection losses" 

it was. found th..at none does so. This finding shows that either the 

respondents do not attach much signif'ic.9n.ce ·Go vacancy and debt 

collection losses or that they may not have the problem in their 

man.aged properties. The high dema."ld for rental properties due to the 

prevailing economic situation in the count-:ry may also be responsible. 

Table 6.12: Allocation of a. Certain Percent§,ge of' the Gross Income 
$Z.. Some other Naira Amount for Vacancy and Collectiop. 
Losses 

Response 

Yes 

No 

Total 

Frequency 

31 

31 

Source: Author1s Field Survey (1993): 

Percentage 

100% 

100% 

6.14 ALIDCATION OF .l\M AMOUNT FOR A RESERVE FUND FOR PROPERTIES 

Respondents t-rere asked whether or not they allocate an amount 

for a reserve fund for their managed p:ropertieso :lb this question 

14 respondents represc..."1.ting 45.276 answered in the affirmative uhile-

17 representing 54.8}6 {!J;J.Ve a "No" response. It is essential that an 

amount f'or a reserve ftmd be allocated f'or properties at least for 

contingency purposes (See Table 6.13). 
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_!aj)le 6.12-: Allocation of a.11.).mount for_a. R~'§lerve Fund...fQ.:£ 
f-'J:'Operties 

Response l!"reg_uency Percentage 

Yes 1'4 45o2fa 

No t7 54.&yt 

Total 31 1 OOJ& 

Sour~: Author's Field Survey (1993) 

6 .15 TRE.A.TME:NT OF DEFAULTING TEN.ANIB 

On the treatment meted_ ou-t to defaultii.'lg tenan~cs, 12 r?spondents 
PA.CP L>-l_} :<J-7:); 

(39}&} claim that defau1-ting JGenants are sornetimes,~osecu.tedi> 2 repre-
f?,rr.'1'".s~?_cL!..:.P 

senting 6% claim def'aultfog tenants are never p+.-'Qsecutedi, 8 representing 
·.:.: ;·,.. . ' 

26% cla:im defa-ul tiP.g ten,.mts are often .prosecuted for recovery; ·while 

a respondent, .:_representin.g 29}~ gave no resPQnse., Table 6 .• i 4 explains 

further. 

Treatment }xequency 

Sometimes prosecuted 12 

Never prosecuted 2 

Often prosecuted f'or recover-ff 8 

No, Response 9 

Total 31 

Source: Autho::r's Field Sw:vey (1993)., 

.Percentage 

6% 
26% 

29% 

1oo% 

CODESRIA
-LI

BRARY



,·1214 

. 
6.16 BlIDGETTillG AND ALLOCATION OF RESOURCF.S F'OR PROPERTY MANAGEMENT 

SECTION 

Respondents were asked to indicate the t".YJ.)e· of budget. for the 

property management section. 8 1-espondents representing 26%·claim 

to poss.ess separate a.imual budget; 1 representing ;;% possess separate 

quarterly budget; 4 representing 13% possess se~rirate monthly budget; 

while a majorit-y, 17, representing 55% possess JJin budget with other 
,:·.-::. 

sections of the company- and the remaining l respondent 3% gave no 

1°esponse. The implication of the majority havini joint budget is an 
. ' f~c;:a,a,3.>. .· . •· . 
indication of the degre~ of~auton0my granted to the property manage-. 

ment section and this may affect the amount of resources available 

to discharge property ro.a11agement functions (See Tuble 6.15) ;. 

Table 6..15: Bud.getting ancl Allocation of Resources for Froperj;y 
rwamment Section 

~ype of Budget 

Sepa:i:ate Annual Budget 

Separ.a,te Quarterly Budget 

Separate Monthly Bu.dge1 
1:,. -·-··;, 

Jo:L-it· Bud.get with other sections 

No Response 

Total 

F.t>equency 

8 

1 - ' 

4 

1{7 

1 

31 

. Source: Authcir's .Field Survey (1993) •. 
L, 

6.17 NATURE OF PROPER'l'Y FIANAGEMENT FUNCTIONS 

Percentage 

'/ 

Y/o 
1-?'}& 

55% 

'7/o . 

100% 

Respondents were asked to indicate whether or not they have 

their property management ftmctj_ons as full~-time assig.!lfllent or 

whether they perform them as a shared assignment;with other duties. 
. . ' ,·, 

-To :this question 13 respondents representing 42% have their property 
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. ' ~ 

lllB.l'l.aoo-ement functions as full-time assigr>.ment while 15 representing 

48% have them as a shared assignment with other duties., ~e remain

ing 3 res:po:ndents representing 1 (h'b gave no response., In view of the 

multi-faceted aspect;s of the property management :f\wtions, one would 

have e..1Cl)ected a majority of the respondents to per.fem, th<Sse functions 

as full time ass~ent. This may become the situation as professN 

ional property ma..'Ylagement becomes more acceptable to the citizenryw 

·which 1n.ll increase tre.mendously t:he mana.ged properties in portfolio 

and thus requires :fu.11-t:ime specialisation (see Table 6.-16). 

Table 6.16: Nature of Property rmagem.ent Functions 

Nature of function F.requenoy Percentage 

A full time assignment 1·~ 42% 
A shared assignment with other 

duties 15 48% 

No R!3spo:nse 3 1o% 

Total 31 100% 

Source: Author's Field Sv.rvey (1993) 

6.18 RELATIONSHIP BETWEEN INClIBASE IN RENTAL lNCOf.TITI Al\l1) INCREASE 
IN OPERATING EXPENSESS 

f.la.Dy rental property otmel.'S are concerned that operating 

expenses are increasing faster than rent revenues. Res:ponde.nts 

were then asl{ed if over the last few yeai"s; their rental income has , 

increased faster than eJ,,.'];)enses have1 about the same as expenses have, ' 

or .lower than expenses have. To this question, 2 respondents repre- · 

sent:Ing 6% claim that rental income increases faster than operat:ing 

expenses, 8 re@1)0~e11ts .. representing 26% claim rental income 

increases at t.rie same rate,. 12 respondents representing 39% claim 

rental . income increases slower uhile 9 representing 29';t gave a 
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11Dont K..now" response. 

'E.'1e finding here that rental income increases slower than 

operati.11.g expe:nses has serious implication for the rental housing 

market.. In the first place, ·this u:1.i1 adversel;'l affect the abili t-y 

of the property mmer to service his debt obligayions where the 

property is mortgaged becnu.se ,~t is the qv.antum <¥1d regv.larit-y rental 

income that deter.nines (among other factors) the· a.bility of the 

bor-.coNer to se:1.:vice his debt. Secondly, as operti ti."rlg expenses 

:fast<;:r than rental i..ricome, the gap betwee..11. in:ve.stment expectation 

and iuvest-Inent realisation ( the rislr element) widens nhich may 

:f1.:tist-rate the basic objective of the private rented property owner 

·which ~ profit maximisation (see 2.able 6.17). 

Tu.ble 6.·17.: Relationship Betr1een Increase in Rental Income and 
Increase in Operat:i.IJ.g_Expense~ 

RelationsM.p Frequency Percentage 

Rentc."1.l Income Increases .Faster 2 6% 
RentaJ. Income ·Increases at the 

same rate 8 26% 

Rental Income Increases Slower 12 39% 
Don't know 9 2% 

Total 31 100% 

Sov.rce: Autho;r- 1·s Field Survey (1993) -

6019 SCIIEDULE OF RENT REVIEW 

Respondent uere unanimous tba.t there is no specific schedule 

for rent review. This finding places the consumers (tenants) at 

a disaclvantage position as rent revieim can be carried. out arbitrarily 

by the agent :b .. imself' or acting on the advice or pressure :from the 

:properb-.1 mmer (See Table 6.18). 
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Table 6.18: Schedule o:f Rent Review 

Schedule 

Once each yea:r 

Some other schedv..le 

Il"o Specifi.c Schedule 

Total 

31 

31 

Source: .Author's Field Survey ( 1993) 

6.20 A.WALYSIS OF OPEN-ENDED QUF.STIONS 

Percentage 

100% 

Ll'l the first question of the open-ended questions of the quest

ionn.air~, the respondents were asked on how they normally secure 

properties for management pui--poses. Some of the responses obtained 

were: 

(a) '1hrough personal contact with landlord 

( b) Tbrough goodwill 

(c) Through scouting for properties 

(d) By r.-ray of' letter of' introduction to individual house owners 

(e) By belonging to social gTOups or orga.,.isatioris 

(f) By. ·way of t-..ransfer of properties from :fellow estate fonns. 

On t11e property management activities carried out, respondents listed 

the following: Repairs, Replacement, Rent Collection, preparation of 

tenancy agreement, collection of service charges 1 monitoring of WATER 

and NEPA bills ancl other charges, waste management and general sani

tation, meetil1[,'°S and supervisory roles of tenants. 

The third question asked the respondents to state their property 

management objectives to which the following responses were obtained: 
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(a) Satisfaction of the landlord and tenants needs 

(b) Increasing properties in portfolio 

(c) Realization of clients 1 goal within the context of pro:fessional 

ethics. 

(d) Ma.:i;ntainingg and probably prolonging the working life o:f the 

building'S for the climts. 

(e) Providing the required professional service in real estate 

professional service that can adequately suppor·!; the main 

:profit centre of the f.irfil,. 

(f) Reducing cost on repairs by adequate maintenance and servicing 

of componentso 

(g) Ta.king a;r.rci:y from the shoulders of clients the responsibilii;-IJ 

for management Bl1d to give the client the best option for his 

property. 

(h) Ensuring that; all statutory obligations such as tenemen~G, 

,;,re.ter, improvements are all complied uith. 

(i) Enhancing the capital values of the properties. 

(j) Paving 11ay :for a planned development of estates. 

(k) Making sure the property is always in a tenant table conditiono 

(1) Attaining maxinn .. un profit. 

Although the above list is not exhaustive of the state of the art on 

property management objectives, it could be concluded. that the property 

managernerit f'L.--ms 1>..ave good 1.m.d.ersta.nding 0£ property management 

objectives ... 

On the designation of the officer in charge of the property 

mw..agement section, it was f01md that wu-ious fir.ns adopt varying 

nomencla:tures which include chief Estate Surveyor,.Assistant Estate 

Surveyor, Estate Manager, Premises Officer2 Estate Officer, Estate 

Officer, ·Estate Su.i.--'ireyor and Valuer, Estate Surveyor .u1 charge, 

Estate Sm.,Yeyor, Branch Mw..ager, Property J\:Janager, Manager, Regional 

Premises. r1ianager~ (by the Financial Institution respondent), Assist-
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ant General r4"a:nager (by the Property fuitelopment Corporation), 

Associate Partner, Patner, Surveyor (rmag'ellJ.ent), I<Tanagem.ent Surveyor~ 

While one can concede the non-prof'essional Estate Managers adopting 

different nomenclatures, there is need :f:'01~ Estate_ Surveyors and 

Valuer to adopt a un:i.fo1.".in nomenclatm~e to designate the officev-in

charge of the proi1erty m~me.gcment section. 

O:n the problems that are encomrl;ered in discharging property 

IJ1.ari..agement functions,. respondents offered the following: 

(a) le.ck of autho~it-y to exercise f'ull professional discretion 

due to inter.ference by instructions from prope1~ty owners 

and top management. 

(b) Collusion/conniv-ance of staf'f with tenants. 

( c) Lack of 1.mderstanding of the property management by landlo:ro.~r. 

(d) Te~nts' relv.ctance to pay rent at appropriate time. 

( e) Ianlo::ro.s 1 unwillingness to car-.f:;f out repairs when called upon. 

On other schedules f'or rent revieus aJ)<:1.rt from annually or 

quarterly respondents give the following responi;le~ 

(a) When the la.71dlord wants it so 

(b) When the surveyor aclvises t11e landlo:rcl considering the 

current mental value. 

(c) When it is discovered that other properties in the cvicinity 

are comme..nding higher rents. 

On whether rent i..'l'lcreases for tenants 't·iho move in or remain 

the same as previous tenants, respondents claim the rent ma;1 remain 

the same or the rent may increase through the instruction of the 

landlord because he might be nursing the hope of increasing the 

rent b0£ore the new temm t moves in. 

On factors respo:nB+ble for i.'lcrease i.11 rental income, rEispond

en·l;s were m1animous in identifying the present irrflationary rate in 
• l ' ' • 

. the economy which bas affected all sectors of the liJ.gerian economy 

and the- i"eal estate sector is not an exception. 
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lastly, respondent as experienced property n;ianagers) were asked 

if there was a need for a model for studying the behaviour of the 

participants a.VJ.Cl Housing .Agents) in the Rental Ho1ming r.1arket1 and 

ii' there.was a need for such a model, to offer their reasons f'or the 

need.. To the second part of' the question ·which asked f'or the respon~ 

dents' reasons for any response they might give, those who support 

the need for a model offered as many reasons as possible some of the 

reasons &"i ven a.re cited. as f ollm·rs: 

(a) So that we may know where the problem lies and wby so many 

people are not usually interested in decision - mald.ng 

processes in the housing market. 

(b) One observes a general apathy on the part of the property 

otmers to r.iake use of the services of' the professional 

mam.1.gex. There may be an important factor responsible 

needing solution. 

(c) the model could be usecl to explain the extent of involve

men:t of the fonnal consumer housing agents (the professional 

propertiJ managers) in property managernent activities of 

urban housing. 

(d) such a model will show f'actors governing the be.'haviour of' 

t.b.e participants and those factors which hinder their 

effective participation. 

(e) Too m.a1'1y property owners do not distinguish between the 

services o:f the professional managers or the. informal 

agents lilre quacks ru1d csretakers; it rray be :interesting 

to know why ? 

(f) there is the neec1 so tha.t necessary efforts could be ·taken 

~to get landlords interested in and appreciate . the services 

of the professional property manager. 

(g) 'Ihe Estate Surveyor and Valuer is the only legally qualifie(l 

professional to manage :properties in Nigeria. It is there

fore necessar-y to know the degree of involvement of Estate 

SUrveyors and Valuers in Property Ha11agement matters as well 
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as the factors encouraging or hindering their purtici:pa

tiono 

(h) Such a model would guide a rationa,l thinking process in 

evolv~ appropriate policy directions fora,functional, 

effective and efficient rental housing delivery system 

in Nigeria., 

OUr findings here confirm some of' oui~ post~ations in the 

chap:ter on theoretical and conceptual framework. I-!; has now been 

established that a relationship exists between rental income~ oper-

. a ting ex-'penses and the maintenance prog:ramra.es :for ,rental properties., 

The trend of operating expenses increasing f'aster·than rental 
' 

:i.ncome3?is capable of furstmtiug the investment objectives of the 

rental property :investor. Our analysis bas· introduced some relevant 

factors which may also inf'luence reguJ.ari t-y of rental income. such 

factol."s include the possession of active tenant delinquent eviction 
i 

programme,. mode of making demands for payment of· rents and treatment 

of delinquent tenants., 

As noted earlier, part fa:;o of this chapter fcicusses on the ·, 
_,:; .. 

informal consumer agent for puz,pose of comparative a.~ balanced 

analysis of con.•:rumer hous:q.1g agency business. ~ .. ~ focus is on 
- ' ; ·,', ~'l:~ 

landlords of rented ac<?ommodation in high density residential sub::•jJ;!·~-

6.22 · SUMNARY OF CHAPTER 

It will be recalled that in our chapter on background and objectives 

of study, we had proposed an analysis of the rental housing marketing 

strategies of consumer housing agents as one of' the objectives of this 
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st-ucly. The foregoing chapter has achieved tri..is objective •. For the m 

medium density and low density residential esul1markets,. we have 

er.a.mined the activities and strategies of the forrnal consvJner 

housing agents. 

In. the chapter which follows, we ,tlll proceed from our desc

riptive approach so far to give room for more rigorous and analytic 

depth to be given to all relevant variables we have identified in 

the COU1'Se of this st1J_dy. '.Ihis is because, so far, our descriptive 

approach has not u.nc,0vcred the factors affecting rental 1!3Ve:l.:s . .aiid 

the relationship existing among. the variables. T.his will be the 

focus of the next chapter. 
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CHAPTER SEVEN 

A!,1,.ALYSIS OF THE FAC'I'ORS IlWLUF,NCING RENTAL LEVEIS Ul 

!J!-IE RESIDENTIAI, SUBHARKBTS 

7 .. 1 INTRODUCTION 

In .Chapters Five and Six,. we examined the distributional chara

cteristics of rental households and rental property management 

strategies respectively. T.b.e analysis thus far has not uncovered the· 

factors influencing the rental levels in the different submarkets. 

In this chapter, we will a.Yk'l.lyze several variables that may at 

least o~ the surface appear to affect the amount of' rent that 

tenants pay and trends in the rental levels of various categories. 

In addition, an attempt will be made to present a .model of housing 

rent determinants based on these variables. Data on the rental 

levels of the different categories of rental properties in the 

dif'fererit submarlmts will be used as a starting p9int in the analysis. 

The possible 1"ent determinant faci;ors that a.re examined include: 

(i) J.ncome of tenant 

(ii) Lending Rate 

(iii) Iri..flation rate 

(iv) .ili'llount of currency in circulation 

(v) Construction cost index of residential property. 

(vi) Average price index of building materials. 

rt is conceeded that several other V'driables ca.n be added to the 

above l:i,st. This study houeverp will consider the effects of the 

above variables (only) on the level housing rents, The pertinent 

questions here are: Are there any relationships between the 

variables? How significant are there relationships? To wbat 
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extent are the hypotheses formulated in chapter trio validated ? 

What is t..11.e relative importance of these variables? This chapter ___ -;_:;:_ 

w4:p1 ho:pefully address there instructive questicinf3~ 

-_ The methodology adopted here involves the use, of correlation 

and multiple regression analysis. In this pro°'--"'ttut'e, the influence 
-·. 

of the variables on rent 'l'rill be assessed by ex~:j.ning the s-tatis .... 

tical rf)~ationship bet--..:reen rent and the expla71afo:r:j variables. It 

is not'ewortby that the selection o±~ the expla.nat~;;. variables as 

indicated earlier reflects the b;ypotheses fonnulatecl for validation 

purposes are in tv..m,. derived from the poshuated :relationships 

between,rent and the expla..Tk'l.tory variables. 

7.2 RYPOTIIESES RESTATED 

'Ine following h._ypotheses which were 1:i.itherto formulated under 

our chapter on the theoretical and concep·tual framework and which 

are relevant to the problem being investigated and- the objectives 

set to be accomplished in this study are hereby restated. 

( 1 ) That rent is positively :i.n:fluenced by the income of' the 

·tenant 

(2) The, lend:Lng rate o:f f'inancial insti tutiens is directly 

related to rent 

(:;) In:flation rate has a positive relationship to rento 

(4) Rent is :90sitively influenced by the amount of currency i.Yl 

circmlation .. 

(5) r.Ihere is direct relationship between average_ price index of' 

building materials rent •. 

(6) Rent has direct :relationship to construction ;cost index. 

7 .3 _mAMEWORK FOR STA'l1ISTICAL .ANALYSIS 

Ni th a view to gaining. an understanding of' the factors :t1ihich 

determine rent as highlighted in our earlier discussion and to 
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test the hypotheses :formulated, as restated above~.' the f'ollowing 

· variables were subjected .to correlation and mtiltil)le regression 

analysis: 

-K· Rent {Y) - Dependent Variable 

* Income of' rental household (explanatory variable _x,,J 
* Construction cost index (explanatory variable~) 

* Average price index of' building materials (explamtocy 

· variable ~). 

* Total currency in circulaJcion ( explanatory v'~iabl x4) 

*. L~ding Rate (explamtor-.1 variable ~) 

it· Inflation rate (explanatory variaple x6) 

7 .4 · TREND ANALYSIS 

Recent economic dovmturn has called for more critical assess ... 

men.t and analysis of the impact that economic·chaµges have on property 

development most especially the impact of the economic changes on the 

urhm.1 housing mru:ket. As noted at the begining oi" this thesis, the 

country!s economic predioom~nt and government effo_rts over the years 

to sol.ve the problem have in various 1·ra.ys aff'ected the construction 

indust:L"Y in general and residential property investment in part±cu

lar. It is imperative to st:v.rl.y the trends in rental values of 

resident¥l,l properties because such a study t-7ill :provide understan

ding of the property mar1..{~t in the area of s·tudy ~Y letting potential. 
,,.;-; 3 

tenants . knou before taldng up tenancy or lease agikement the periodic 

rental obligation he will be expected to fulfill •. 

.AJ.so,, the unde:rsta....viding of the trends in rental value will 
-, ' .~ 

equip the estate Sl.U'Veyor t:mcl valuer in carrying out valuation and 

viability appraisals ip. the area. With the understanding of the 
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pattern of rental value, he will be·able to forecast the future 

of income flow. Furthe1111oxe, this t:i:'end is very important to the 

financial institu:'cion in giving out loans on mortgage,, since the 

rental evidence goes a lone way in determining whether the st:r.eam. 

.of income on the subject propert-y ie capable of meeting the interesii 

on the loan and if the mo~tgagor (borrower) defa:i.~its, the capitalised: 

rent can :pay back the .original or outstanding lo¥:, advan~ed. Apart 
i· ' ! 

f'rorri, 'the benefits to participants of' the rental).19v.sing market, an 
• r . 

< .-

understanding of the tre..'7lds .in rental values can· serve as a gound'"'! 
' ~. :,'•} 

··work fo1" :f't.u~ther studies ~. the area of residential development since 

econow.y is highly d;ynamic. 

·~ 
-, ,S Rental Price Level and Residential Districts 

·since housing is not a homogeneous comnodity. but rather exist 

as a hundle of' services, the quantity of housing:s.ervices rendered 

at any pru:'tiGUlar time is bound to dL."'fer across a given hou~ing 

stock. This variation in the level of housing services is invariably 

accompa..Vlicd. by dif'f'erential rental pric.e lev~ls •.. For this reason 

therefore, the rental price level in each residentiai submarket · 
. . 

~' . 

·used. for ·this stu,dy will be presented diff~rentl.y. The monthly 
- '·. 

:rental price levels paid by b.ouseholds for residential accommoda-

tion is presented in Table 7 .1 • The purpose of the table is to 

slmt1 th<:: :relationships tm.t exist between rental price leve+s and 
., 

the p},.ysical/struci..1.mtl variations in dwelling units among and 

i:d thin the residential districts. -

Tn the }1..igh density residential district uei~lbourhood), 
' ~.~ 

Table; .. 7,.l: shows· rental levels for 1980-1994 f'or'-:1:filree dif'f'erent 
, . ' ..... . 

• ·!. 

categories o~ rental properties,normally charac~~~istic 0£ high 
:·.·.; 

densi't1J areas viz: 2 bedroom and 3-bedroom flats and tenement-
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I 

Table 7.1: RENTAL VARIATIOi'iS WITHIN IBADAN CITY 

Year 

1980 

1981 

1982 

1983 

1984 

1985 

1986 

19[5( 

1983 

1989 

'1990 

1991 

1992 

1'993 

·: ·1994 

(Rentals i..'Yl. Naira Per .Axmum ( 1 980 - 1994) for 

_categories of ~ental. Housing in the Residential 

Submarkets)9' 

(High Density Area) 

3-Bedroom Flat 2-Bed.room Flat Tenement 
House 

1,560 1,200 720 

1,680 1,200 720 

1,680 1,200 720 

1,680 1,440 960 

1,680 1,.440 960 

1 ;.800 1,440 960 

1,800 1,560 960 

1,800 :h560 1,200 

2,400 1,800 1,200 

2,400 1,800 1,200 

2,400 1,000 1 ~200 

2,4.00 1,800 1,440 

3,000 2AOO 1,440 

3,600 3,000 1,440 

3,600 3,000 1 ,.440 

---
Source: Author.1,s Field Survey 

CODESRIA
-LI

BRARY



.{', 

229 

houses, .. The highest rental level paid is :for three· bedroom :flat 

that 'is, w;6oo per armrun (N.,00 per month), im.ile:.the J.01>rest is. 
i- . . . . : ; . 

N:1,440 per annum (N60 :per µionth) for tenement house •. ]br the 

fif't~en., year period, there is increase of N:2, 040. ,in the annual 
;·:;·: 

rentai price for 3 bedroom :flats.representing 56~7% increase, an 

increase of YI· .soo in the annual rental price of: .2,-bedroom flat 

representing 6(:f/o increase and a.n increase of' gr2tj\in· the annual 
. > ~). 

rental price of tenement houses representing :foc~&'.·!increase. . . . . . . 
. ,~I 

,. 

Th~ 

table also shows that for the three categories of'\jproperties in 
\.1 

this di:9tict, rent bas been on the :increase ove:rj)y}1e years :wi~h no 

fluctuation at all during the 14-,year period. ·~is finding is n<;,t 
-1fl 

surptis:u1.g taking into consideration that tli..is diS,trict is charact-
\·. ; • • , r • )i~f 

. erised t-rith non--lUXlJl.'Y rental acconmodation that a'.re in high demand 
. . ~t 

among tp.e .{'.'majority of urban salar.v and wage eahi,:\ng classes.. The 
. .· •. 

table also reveals that.rental price levels of ~bedroom a.nd 2"* 

be~oom· flats stabilised before the introduction\~;!: the Structural 

Adj~,tm~nt Programme ~d increased. steadily theJ&te~. Since SAP• 
'·' ·~ 

renta.,i price level o:f rbeclroom flat has increasep. byl:\1,00.0repr~ 
,_ -,·· ' 

sentfr.lg :.10(};& increase; rental price ~f' i bedroo~dhat has increased 
' . .' . . ; . :· ~·;:_<-._.tt: . · .... 

by N;1,44:C> repres$Ilt:i..ng 48% increase while rental;:~rice level <>,:f': 
' ' 

'tene.ment l1ouse has increased b'".t N240 ~present:ing.:,l6. 7% increase~ 
. ~: '; " . . . ~ . -

'.. ~-

This :shows that in this residential d~trict,.: SAI\has affected high 
'·· 

quality properties more than the low quality ones~ 

In the medium density residential district, iable 7 .2 shows 
. ' ' 

rental· levels for 1980-1994 for five categories of.'. properties in 
. -·--~ 

this district viz: tenement hov.se, 2-bedroom f'la~, 3-bedroom f'lat, 

Duplex, Duplex Mansion and Bungalow. fue highest :.rental level paid 
:. ,:.: 

is for pungalow, that is, M:10,000 per annum whil~ ;the lowest is 
.: ,:·,'. 

N,l,440 per annum f'or tenement house. ]br the :f'i.f;~een yea:r ·period, 

therec~i~; an increase- of N2,.ooo .. in the annual' r~r.i.~l price of bllilgalow 

··- ~ .. ' 
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Table ~z' .. 2: Medium D~j~ Residential Area 

Year Duplex 
Dy:plex 3-Bedroom . 2 ... Bed:room Tenemen·I; 

Btmgalow Mansion Flat ·Flat House 

1980 8,000 7,000 6,000 3,000 '1,560 720 

1981 8,000 7,000 5,000 3.,000 ·:' 1,560 720 

1982 8,000 6,000 5,000 2,400 :1,560 720 

1983 ':-'l~:000 6,000 5,000 2,400 1,200 960 

1984 7,000 6,000 4t000 2,400 1,200 960 

1985 6,000 5,000 4,'000 2,.400 1,200 960 

1986 6,000 5,000 4,000 2,400 1,200 960 

1987 8,000 6,000 5,000 3,000 1,560 1,200 

1988 8,000 6,000 5,000 3,000 1,560 1,200 

1989 8,000 7,000 5,000 3,000 · 1,800 1,440 

1990 8,000 7,000 5,000 3,000 1,800 1,440 

1991 8,000 7,000 5,000 3,000 2,400 1,414() 

1992 8,000 8,000 6,000 3,000 2,400 1,440 

1,993 10,000 8,000 6u000 311600 311000 1,440 

1994 10,000 9,000 6,000 4,800 3,600 1,440 

Source: Author's Field Data 
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representing an increase of 20%; an increase of N:2,000 in the annual 

rental price of Duplex mension representing 22.2% increase; duplex 

property roai.'11.'cains its 1980 level at N:6,000 per annum. It is notew 

vrortby tba:l; the rental price of duplex properties i..n this district 

has been· fluctuating from 1980 till the i.?1.ception of SA.l? after which 

H rose and stabilised s·teadil;i,r. Tor the 3-bedroom flat there is an 

increase of ~1.,800 f.rom its 1980 level representing 37 .5% increase; 

and i.TJ.crease of N2,040· in the an..'11.ual rental price of 2-bedroom flat 

representing 56. 7% i.ncrea.'3e and an increase of £!(20 in the annual 

re.."'1.tal price of teneme..nt represGiit:i.ng 100;16 increaseo 

For duplex mansion., there is a variation of Y2.,000 in the D.m1.Ual 

rental price level representing 2202%• bor the five categuries, of 

rental properties, aI1.nual rental price levels rose steedily since 

inception of SAP. However,. for tenement properties i.11 particular, 

the :i.nc:rease has been steady over the fifteen year :period. .For 

Bungalow, there has been a11 increase of N4, OOO over the 1986 level 

repr-esenting 40% increase, for duplex ID&"1Sion -Chere has been an 

increase of Y<:1-,000 since S.AP representing 33.3% increase; for :duplex, 

there has been an increase of 1±2,000 representing 33.3% increasei, 

for 3-beclroom flat. there has been an increase of N2,400 representing 

100~6; for 2-bedroom flat there has been an increas~ of N2,.040 repre

senting 56.7% increase and fo:r' tenement house, there has been an 

increase of N240 representing 16 .. 7%e 

In the high density residential area, the highest annual rental 

:paid is for duplex mansion,. that is N.20,000 per a..'l'lllum. 1,rhile the 

lowest is W ,200 for 3-bedroor-Jl flat. /Af3 no·l;ed in chapter three, 

the low density dist-rict is characterised with luxury accommodation. 

Hence the absence of 2-bedroom flats and tenements is understandable. 
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Table?.~: !Dw Density Re~idential 1\rea 

Year, Bv.ngalow Duplru:: Duplex :,;-Bedroom 
M311.Siom1ette Flat 

1900 14i1000 14,000 6,000, 3,000 

'.:ts@t 16,.000 16;'000 6.,000 3,600 

1982 16,000 16~'000 7,00(\ 3,600 
.... -· ,~ 

1983 16,000 16,000 8,000 · 3,000 

.1984 1-4,000 14,000 8,000: 4,000 

1985 12,000 13,000 8~000 · 4;,000 

1986 12,000 13,000 8,000 4~000 

1987 14,000 15,000 8,000 4,000 

1988 14,000 15,000 9,000, 4,000 

1989 · < . 16:,000 18,000 . 9,000 . 4,000 

1990:::· 16,000 18,000 9,000 4,000 

1991;·'. 16, OOO 18,000 9,000 5.,000 

1992 16,000 19,000 10,000 6,000 

1993 18r000 20,000 12,000 6,000 

1994 18,000 20,000 ·12,000' 7,200 

Source: Author's Field Data, 1994. 
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Table J.t}: :Percentage Variation in Rental Price Levels (1980-1994) 

1980 1994 Variation Percentage 
Variation 

Tenement 780 1,1.il+O 720 100% 
2 Bedroom Flat 1,200 3,000 1,800 60% High Density 
3 :Bedroom Flat 1,560 3,600 2,040 56.7% 

Tenement 720 1,440 720 1000/o 

2 Bedroom Flat 1,560 3,600 2,040. 56.7% 
3 Bedroom l!,la t 3,000 4,800 1,800 37 • .5% Medium Density 
Duplex 6,000 6,000 

Duplex .Ma.n~.ion 7,000 9,000 2,000 22.2% 

Bungalow 8,000 10,000 2,000 20}6 

3 :Bedroom Flat 3,000 7,200 4,200 58.3% 
Duplex 6,000 1~,000 6,000 100% 

Duplex Mansion 14,000 20,000 6,000 300/o 

Bungalow 14,000 18,000 4,ooo 22.2% 

Souxce: Analysis of Field Data CODESRIA
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Table 7.5 : Percentage .Y.ariati.9n_in Re.n.i§J. .. J::d,£L~Y.tl.§....filnce S§? (19§6-199/4) 

Type of Property Ranta! Price Level Rental Price Level V it· J?ercentage 
Per Annum ~ ·1 ~8§.)_y~.Annum, ( 1994) __ ar a ion Variation District 

2-:Bedroom Flat 1,560 3,000 1,440 48Jo 
Tenement 1,200 1,400 240 16.7~0 High Density 

3-Bedroom Flat 1~800 3,600 1,800 10Wo 

Tenement 720 1,440 720 10Wo 

2-Bedroom Flat 1,200 3,600 2,400 56.7~6 

3-Bedroom Elat 4,800 2,400 2,400 100% 
Medium .Density 

Duplex 4,000 6,000 2,000 .33.3% 
Duplex Mansion 5,000 9,000 4,000 33.3% 
:Bungalow 69000 10.000 4,000 40% 

3-:Sedroom .E'la t 4j)OOO 7,200 3,200 44.4% 
.Duplex 8~000 12,000 4,000 33·.3% Low Density 
Duplex Mansion 13,000 20,000 7,000 35% 
:Bungalow 12,000 18,000 6,000 33,3% 

Source: .Analysis of FieJ.d Data CODESRIA
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Fbr the f':i.f'teen yea:r period, there is a ,raria tion of ]14, OOO 

in the annual rental price o;f bungalow representing 22.2% increase, 

an increase of' NS,000_ in the annual rental price of duplex mansion 

representing 3o% increase; an increase of H6,000 in the annual rental 

_ 9.:t' iclupl.ex.:.r.~prese.nt:i.ri,.g,'.,1 oo-~-·:-;I:ncr~as1g· · a:hii -.i:w.: i.nc.re~c-~oi':;-Jlth200 in 
.:;:->",·":, . ·-

the annual rental price of }-bedroom flat representing 58.3% increase. 

The table shows that the rental price of duplex has been rising 

steadily over the fifteen yoo:r period - same for 3-bedroom flat 

except the fall in 1983. For bungalow and duplex mansion however, 

the price level has been fluctv_at:i.ng until the inception of SAP 

and rose s~eadily thereon. 

For bungalow, there has been a variation of' !!.6,000 on the annual 

rental since S.AP representing 33.3% increase. Fbrduplex mansions, 

there h.<J.i3 been an :increase of gr ,OOO in -the annual .rental price 

level representing 35% increase.. For duplex; there has been an 

increase o:f ]14~000 representing 33.3% increase nhile for 3-bed.room 

flat, there bas been an increase of N8,200 representing 44.4% .. 

See Tables 7.4 and 7.5 for :further analysis of these variationso 

.Also see appendix. 

7.5 BIV.I\RIATE ANALYSIS OF FACTORS IlTI?LUENCTiiJ'G RENTAL Ll~VEI.S 

7 .. 5.1 'l'es'i; 1: Rentc'l.l ila.lue ;:f\e._c4Ilst Income of Rental Ilouseholds 

:i:Bst 1 is based on the hypothesis tr..at there is a positive 

relationship bei11een rental value and income of' rental household. 

Using th~ values of' rent (Y) and income _ (X,); the correction (R) 

obtained 'is 0~969 at 5% significance level ._ This shows that 

th0..re is a verJ strong 1)0sitivc relationship betireen the two 
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variablese That is, high rental value baing alliecl. with high income 

of' rental household and low rental value being associated with low 

income level. In regression tenns, the R2 for the two vai~iables is 

0.939. The regression therefore shows that tfhile the Y-intercept is 

- 88e28764, the degree of association reflects a gradient. of .120569. 

'llie least square regression li.11.e can therefore be expressed as: 

Y = 88.28764 + .120569:K.i 

This equation confi:rms the positive relationship between the two 

variables. As will be seen 19.ter in our regression results, it is 

the variable, i.e. the income level of rental household that exerts 

the strongest positive infiuence on rental levels compared with the 

remaining free variables that are examined later. 

These :results coZTOborate the findings of some scholars as rega.rd 

the type of relationships that exist between incomep m(pendi ture and 

housing rent vls-a-vis residential differentiaJGion. Fbr example, 

Becker (1965) postulated that the relationship betvreen household 

residential location a.YJ.d housing rent is constrained by what. is termed 

the house...h.old 's money income and expenditure. Also Deleemr and Ekanem 

{ 1 973), Turner ( 1 g72) and Muth ( 1 978), were of ·!;he :Opi.Tlion that renter 

household respond strongly to real income and to the price of housing 

services relative to their expenditu.re on other goods. Al.130, Heilbrun 

(1973) argued that the principal factors shaping a family's demand for 

housing are income and fai.11:i.,ly sizeo The hi@l.er its income. the more 

it will spend on housing in terms of rent paid. The response of housing 

expenditures to change in the level of income is measured by the income 

elasticity of demand, which is defined as percentage change i.11 expendi

ture cli v:i.ded by the percentage change in income. In an. important 

theoretical and empirical analysis of urban housing, Huth :found that 

the income elasticities of demand for housing "tend to cluster around 
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a value just slightly greater tl:lan .J,1. In another comprehensive 

analysis~ Reid (19 ) estimated the income elasticit--y of demand for 

housing at between -a .5 and -i2.o. 

In the same study, she found that the income elasticit··y of 
I 

consumption of rooms pei' pe1·son uas only about -f{).5. This means 

that al though consumption of space rises as family income goes up, 

the ammmt spent on increased space ca11 account for only a. minor share 

of the increase in family expenditure that occurs as income rises. 

The major share must Jcherefore be accounted :for by a rise in the 

quality of' the space consumed - i.e. by a rise in rent paid per room. 

In shortr these figurea imply that the income ehsticity of demand 

f'or housing quality is quite high. JW, Reid explains it:. 

"For several decades high quality housing appears 

to have been an import..911t feature d.i.'3ting_uism.ng 

the consumption of the rich from that of the poor._ 

Housing iuprovcs ma:l.'1:reclly as one goes up the 

economic hierarchy of consumers - mLich more than 

does f'ood and clothing and probably even more 

tr,..an automobiles •• ., .. with housing as with food, 

increase i·i1 q 1iali ty :rather than sheer g_ uan ti ty 

accounts for most of the rise in consulJlI)tion with 

normal income". 

The result of our ruk'llysis above confirms Muth 's :fi."YJ.ding's which 

also directly confirm the effects of income on housing qualit--y that 

are only· implied in Reid's study. It is note1·1ortlw, however, that 

the strong relatiooohip between hou.sing qu.ali ty and income has both 

encouraging and discouraging implications for the struggle to improve 

hou.sin_g conditions in Nigeria. On the one hand, it means that the 

secula.r rise ±a li vi.ng standards can be e}...'"J?ect;ed to reduce mal.'kedly 

the incidence of' subste.ndard housing for the nation as a wl10le. On 

the ether :b.ancl, it also suggests tl1at substa.ndurd .housing is likely 

to J.)l!n'Sis uhere poverty persists.. Therefore, centi•al cities, with 
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their concentrationG of lavr income :populD.tion, will find it especially 

d:i.ff'icuJ. t to el:iJn:i.na·l;e i."l.adequ.a te housing._ 

7..5.2 ~:, ,Rental Values .i\_,gainst Constru.ction Cost Jmclex of' 
Residential Properties 

Test 4 is based on the hypothesis that the cost of construction 

of rental properties directly influences the rental levels. From 

the valu~s of' Y and~ imputed, the correlation coefficient (R) 

obtained is 0.898 at 5% sigo.if'icance level for tenement properties 

in the high density :residential neighbourhood; R
2 

obtai11ed is 0.807. 

T'.o.e above '.L'esults shous that there is strong positive correla

tion between construction cost index of residential properties and 

rental values of tenement associated with high .r.ental levels and low 

construction cost being associated uith low rental levels.. The degree 

of association of the two v-ariables shows t.liat any ad.di tion of 

N:1,000 on constri.:.ction cost would result in a...1. increase of N-356 .. 14 

j11 rental level. The hne of' best fit tak:en from th0 evidence can 

be expressed as: Y == 854.4588 + .3561484-~ 

For 3-Bedroom flat properties in the meditlli!. density the correl

ation coei'ficient (R) obtained is 0.841 at 5% significance level. 

R2 obtained is 0.707 and the t-value is 0.23. '.the regression 

eg_uation is: Y == 2467 .277 + e8i 73978~ 
2 

For duplex properties!' R is 0.891 at 5% significance level; R = 0.784 

The regression eq_u.."'l.tion cmi be e:xpressec1. t:rm.s: 

Y ::: 6907 .055 + 2.321044~ 

From these resultz, we can see that this -r.raria.ble (construction cost) 

is second only to income in te:rms of its stre11,{;;-rth of :ir...fluence on 

:cental levels. Secon.c1ly 9 ·the ixlflnence of construction cost is 
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strongest on tenement properties followed by duplex properties 

and 3-bcdroom flat {tb.at is 0.898,0891 and 0.841. respectively). 

7 .5 .3 Test 3~ Rental Values Against Average Price Index of Building. 
Hater:i.ale 

Here, it is hypoJGhesiz:ed tha.t there is a direct relationship 

bettreen average price :index of building materials and rental levels 

of residential properties. Using the values of rent (Y) and average 

price index of building materials(~), the coITelation coef:ficient 

(R) obtained is 0.867, for tenement properties 5% significance level. 

This su.ggests a strong positive relationship between the two variables, 

that is high prices of building materials being associated with high 

rental levels of residential properties and low rental prices of 

builcling'materials be:ing associated with low rental price levels; 

R2 obtained is 0.752., The regression therefore.shows that while the 

Y-intercept is 871.59~ the degree of association reflects a gradient 

of 2.39 •. The line of' best fit taken f·rom the evidence can be expressed 

as: Y = 871.5925 + 2.}35216X3 

In the S?llle ma..."l!ler, for 3-bedroom f'lat in tJ1e medium density, the 

correlation coef'f'icient R obtained is 0.871 at 5% signi:ficance level; 
2 ' 

R is 0.'758. This shous that the inf'luence is stronger on 3-bedroom 

flat than ·on tenement properties. The regression ec1uation can be 

expressed thus: Y = 2467. 767 + "3~ff72877X,. 

The equa~i;ion confirnIB the sJcrong positive relc"itionshiPo We can however 

see that the average price of building materiaJ..9 rank thiJ:tl in tenns 

of its strength in :i.nf'luencing rental levels. 
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7.5.4 Test 4: Rental values Against '.lbtal Currency in Circulation 

It is bypothesized that money supplyf as measured by the total 

currency in circulation9 bas a positive relationship to the rental 

level .. From the values of rent (Y) and total currency in circulation 

(x4) imputed, the correlation coefficient (R) obtained is 0.833 for 

tenement properties at 5Jb significance level. This: shows that there 

is a strong positive correlation bet1ieen rental level a.11d money supply 

R
2 

obtained is 0.694. 'Ille z,egression equation can thus be expressed 

as: Y == 843.5311 + 2.178X4• 

For 3-bedroom flat properties, the cor-..celation coefficient {R) is 

0.810 (slightly lower than :for tenement) at 576 significance level; 

R2 is 0.657. The :regression eqv.ation can be oxp:ressod as: 

Y = 2418.786 + 5.19x4• 

For duplex propGrties, R =.0.819 (slightly greater than for 3-bedroom 

flat and l01-1er t:ti .. rur for tene.'!lent), R
2 

::: 0.670. T.he regression equation 

is Y ::: 6921.0(37 + .1'404307X
4

• From our regression results, it is 

obvious that this variable is important in that it rruiJcs fourth a111ong 

the six explanatory variables~ Secondly, the :influe-ace of this variable 

is strongest on tenemen·c properties followed by duplex and then 3-

bedroom flat properties ( that is o.833, 0.819 and o.81 O respectively). 

765.5 Test 5: Rental values Against Lending Rate 

Here we. lzypothesize that_ the lending rate of financial institu

tions is directly related to :rental levels. Using .the value of rent 

(Y) and lending rate (~), the correlation coeffici.ent (R) obtained 

is 0.796 at, 5% significance level, R
2 

obtained is 0.633 for ta~ement 

properties in an High Density Area,. This shous tbat there is strong 

positive correlation between lending rate of fm'Ulcial insti tu~Gions 
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and rental levels; tbat is high rental J.evel 1s being associated 

with high lending rates and low rental levels being associated with 

l?u le:r..d.ing rates. The degree oi' association of these two variables 

shows that any 1 per cent increase in lending rate would result in 

an increase of £:143.68 rental value.. 'l'he line of' best f'it talcen from 

the evidence can be expressed as: Y = 345.3556 + 43.6839421s• 

Also for 3-Beclroom flat properties :i.n the medium density neighbo~ 

hood, the· correlation coeffic:1.ent (R) obtained is. 0.522 at 5% signif-i•;' 

iGa.L"'lce level, P.2 obtained is 0.'.304, T'.ae equation for the relatio:nship 

can be expressed as: Y == 1749.767 + 74.29363'.l,. Tor duplex 

properties in the low densitjr area, the correlaUon coefficient (R) 

obtained is 0.699 at 5% sign:i.fiCc'l.Ilce level; R
2 obtained is o.489. 

The regressfon equ.:'ltion can be expressed as: 

Y ::: 4225 .1 92 + 251 • 9084~ 

T'n.is means that for duplex properties in the low density area, any 

increase of 1 per,cent in the lending mte will resu.U in an increase 

of ~51 .90 in rental level. In a case of' zero-interest :mte, this 

means, pu-1; sirn.ply, tbat rental -11nlue o:f duplex properties will be 

at its lowest i.e .. N411 225.19 .. From these figures, our JJ,y1-1othesis is 

confinned tmt the lending :rate has positive influence on rental levels. 

Ilowe,rer, the influence of lending rate is weaker tlk.1.:n f'our other varia

bles viz: income, construction cost, AYerar:;e price index of building 

materials and total ClJ.J.;.cency in circulation. Further the regression 

results shows that the i:n:fluence of lending rate is stronger on the 

rental levels of duplex, f'olloued by tenement properties and 3-Bedroom 

fla;I:; respectively ( that is o.699, o .. 633 and 0.522 respectively). 

· 7 .5.6 Test 6: B.ent..a.1 Values l\,.QB.inst ,In:flati.Qp. Rate, 

I-'G is hypothesized that inflation rate has a positive relation

ship with rental levels. From the 1ralues of Y and ,% imputed, the 
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correlation coeff'icient (R) derived is 0.473 at a.to significance 

··level;;{? obtained is 0.223 £or tenement properties in high density 
,',; .;: 

area. We can d.m.w similar conclusions as in earlier tests, that is, 

there is posit-ive· correlation (albeit weak between) rental levels and 

inflation· rat~high rental levels being asscciated-,'t-Tith high inflation 

rate ancl low rental levels being associated with low inflation rate. 

Their degree of association shows -that axzy addition of 1 per cent to 

the inflation rate would result iJ1. an increase o:f P.:7.75 in rental 

value. The least sql10.re regxession line can therefore be expressed 

as: Y -;:;-- 926 .4092 -,. 7 .75204~ 

For 3-Bed."l'.'Oom f'lat properties in the medium density neighbourhood, 

the correlation coefficient (R) obtained is 0.461 ,at o.1-o signifi

cru1ce level; R
2 

obtained. is 0.213. This· result shows that the influence 

of inflation rate ls slightly stroll;,;,"'6r on the rental levels of tenement 

prope:i?ties th:m on rental le1rel of 3-bedroom i'la/i; properties.. The Y

intercept is 2614.621 vhile the degree o:f association reflects a 

gradient of 18~55. Put simply this means t11a.t when inflation rate is 

zero, :rental ,..-alue of 3-bedrclOm prope:1:-ties is at its lowest, NZ,,614.62 

a:ncl. fQr ever.J 1 percent :increase in inflation rate; is an increase oi' 

~18.55, :in rental val.1.1 .. e is e:&-pected. · The least squ..1,re regression line 

can thus. be expressed as Y ,;,._ 2614.621 ;-18.54851X~~ 

For duplex properties in the low densit-y area, th;/correlatioil coeffi

cient (R) obtained is 0.594 at o.10 significance l~vel; ·R2 obtained is 

0.352. ~e regression equation is: Y == 7134.832 + 63.831'4~' 

From~ the results :for the three submarkets, the, :following 'observa

t"ions can he made. In the first place, inflation r,ate pl;'Oves to be 

the weakest factor in explai..Tling varia·tion in z,ent~l lavels among the 

six variables considered: :in this study. Secondly, inflation rate has 

strongest' influence on duplex properties followed by tenement proper-
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ties ai1d },-bedroom flat properties (that is, 0.596, 0.473 and 0.461 

respectively). This is e::iractly the same pattern corupared with our 

analysis of lending rate. That is, the influence of lending rate is 

st-rongest on du.ple.."'l: 1 folloued by tenement properties and the 3-bedroom 

flat. 

F.rom the.values of the correlation coefficients, one could :in:for 

t:ti..at inflation rate may be directly related to rental value but not 

to a high degree. Defining what constit-utes a high degree is sui)... 

jec-cive and is the responsibili·[;y of the rHsea:rcher.. 'l'he literature 

supports the conclusion that there may be "some possibility of 

correlation11 't-rhen the correlation coefficient (R) is between .30 and 

.60 (Balsey, 1970)~ '.L'..hereforc we concur uith ·the inference that 

i:n:flation;rate may be related to rental value. :I.his may shed some 

light on other xelationships 

The above analysis sho1-1s tha'~ in the resido ntial 11eighbourhoods, 

rental level is influenced by a number of factors-principally income 

of rental hou.seholds 11 lending rate of f:LTJ.ancial institutions, iri.i'la

tion rate~. construction cost index and a:~erage price index of building 

material,s. However, within the i·ental suttnarkets and :for categories 

of properties, the form of influence varies. Although the correlation 

coefficients as interpr0ted above generally represent the streng·th anc1 

direction of association between the variables, great caut-lon needs 

to be exercised in :Lviterpreting. These coefficients because such 

deduction.':! axe subject to the limitation of statistical generalisation. 

We will now proceed further to reg.cess the de:pen.dent variable against 

the independent variables in the next sect;ion. 

llie pur})Oses will remain the same.. He still want to contract 

an equation that will enable us to estimate values of' the criterion 

variable, but now from given values of all these predictor variables • 

.ll..rid we still i-ra.nt to measure the closeness of the estiraated relation-
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sli..ip.. Our obj0otive .in combinj.ng tlle e:x:plantor.r variables is basic 

- to .improve our predictions of the criterion variable., 

7 .6 HULTIPLE RF.GRF.SSION .ANALYSIS 

Our correlation analysis has enabled us to validate our bypo

·i:;heses. Hnwever, due consideration must be given to the f'act that 

considerable inter-relationships exist betvreen the explan~to1-:v 

variables. The essence of the correlation a.'l'k-1 • ..lysis has been to 

provide an initial view of the variables. A multiple regression 

model was employed to allow for simultaneous variation in the varia-· 

bles used for analysis.. Such analysis is necessazrtj partly for the 

purpose of estimating the overall variation accounted i'or by all the 

1:ndependent variables together and more importantly for the purpose 

of assessing the relative impormnce of influence of each independent 

vai~iable; The strength of the relationship of each hypothesized 

independent variables can be assessed by this procedure. It also 

gives considerable rigour to the anazysis, which may lead to further 

clasifica;liion Of the postulated hypoJGheses. 

7 .6.1 J~del Specification 

To gain more understanding of the specific fac.tors influencing 

rent -in the residential submarkets, a 1'unctiona1 relationship was 

postulated bei~reen rent and the e~'})lanatory variables conceptualized 

in chapter four. The explanatory variables are: 

(1) Income of rental household (Variable ~) 

(2) Construction cost index (Variable ~) 

(3) .kve~age price index of bvilding materials (Variable x3) 

(4) Amount of Currency in circulation (Variable 
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(5) Lending Rate ( Variable x2 ) 

(6) Inflation rate (Variabie Xs) 
These variables a.re incorporated into a stept'iise muJ. tiple' regression 

model of the f'orm 'below: 

....... ·~ Eq. No. (1) 

where Y1 is the z,en-1:; as measured by th~ contract rent 

x1.,. ~' ~r x4,~1nd ~ are as defined above and u1. the el'TO:t' tem. 

Accord.itig to Stopher a!ld T·Teyburg (1979)., the stepwise procedure is a 

sophisticated. process fa.ilor~'Cl. to the usual situation in which indep

endent variables are sign.ificrortzy correlated with each other.. One 

of the most important f~tures o.f the stepwise :regression is that a 

signi:fican~G ,ra.riable uhich has been added at an earlier stage is 

exam:med 'alo:ri..g w'ith other Yaria.bles at -a later stage and Ii18,Y then be 

considered insigaificunt mi_d. consequently deleted.. At the end o:f the 

sea.r.chJ) only the most significan:t vru~iablos nhi",.,h account for the 

largest propo~tion of the to~al variance i..~ the dependent V--c.U'iable 

are reta:l'l'l.ed • 

.As usual ~ regression analysis,. it is assumed. that the error 

components are (1) IndepcndE;mt (2) have a mean of zero and (3) have . . ' 

. the same variance throughout the ranie of Y values (Theil, 1961). 

Es.eh of, the explanatory variables apart from U was also assumed to 

be'.·: non stochastic. rn general n.iultiple regression requires that 

variables are measured on :L-r1terval or ratio. scale and that the 

relationships between the variables are _:iinea.r. 

·~;-;,6.2 Interpretation of Multiple Regpcssion lmal_ysis Results 

7 .6.2.1 Test 7 

Rental Values Against Income 11 Construction Cost, Average Price, 
Index of Building r.1a terials. Total Currency in Circulation,. 
Lending Bate and Infla:tion Rate. 
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To perfozm this test, 1mu ti:ple regression model is adopted and 

th~ hypothesis is that increase in all these expla..71.atory variables 

cause increase in rental values •. 

'l1he result of the regression analysis shows a commulative Rf! 

value of 0.935 for t'enement properties i.n high cleri.sit'tJ area, .0'9819 

for 3-bedroom flat in :medium deIJEity and 0.933 for duplex :prope~tie~ 

in lou donsi ty ai--ea.. Put simp].y, the 1°eg-.eession results show that 
,' 

when a:Ll the explm1a t0ry variables a;t:>e at theii:> 16v~est value ( o) , 

the rentaJ. value of tenement properties is expecterl to be YB07.87, 

YB,046.47 for 3-bodroom flat and the ronta.l value o:f dupl1:x is 

The print-oat shows that the si."C independent variables - income, 

consti·nctio:n cost index,- [;l:'.rerage price index of building materials, 

total currency in circulation, lending rate a~d inr"lation rate account 

f'or 94% of the va:ciation in rental value of tenement properties in 

h.ig.ri density m"'ea (R2 = 0. 94); 82 per cent of the var:i.a tion in rental 
. 2 

. value of 3-bedJ'.'oom flat properties :i.:n the medium density area (R ::: 

0.82); and 93 pcir cent of the vari,.s.tion in the rental value o:f dupl~ 
2 ' 

properties in the low clensity area. (R =: 0.93). 

The results ind:i.cate that no s:inglG -vc1.r:i.ablo cs.n be uced as an 

accura·to prGdictor of rental leyels. However, utilizing the steptdse 

variable--inclusiou regression procedure (SPSS) ue have been able to 

constru.c-i:; models to explain variations in rental levels in our resid-
. . . . 

· ential su:hmarkets. These models may also be us0.d to :predict the rental 

value which a pal.'ticular tenant will paJl in a neighbourhood. 

As obsei--ved by Messner et aJ. (1977), a reg-ression analysis can 

be used not only to show the relationsb..iJf'petween. the de:pendent . ' ' 

variable ruil one or more :L-idependent variables., it 0,1.m also be used 

to show whether, ·bhe relatio:ri.ship could have. happened by chance or 

to test the reliability of that estirna te or prediction. 
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In the light of the above, we can further our ana.J.,ysis by 

subjecting ou.r regression coefficients to a one-tailed test, since 

a. priori information indicates the direction of the effect of ea.eh 

pred.etennined variable upon the dependent variable. Under the- test, 

a coefficient must be twice its standard error to regard the coeffi

cient as non-random (Pasoir, 1965). The 0.05 level of significance 

uas considered relevant and is designated by the symbol,, *. Accorcling ,-

to Madalla (1978), this is the cut off point normal].y employed :in 

regression analysis to determine whether or not a coefficient has 

a meaningful effect. 

The predicting equations for the final modesl yielded by the 

stepwise variable-inclusion regression procedure (SPSS) may be 

stated as follows: 

In the case ~f High Density A:rea (Tenement ;r6perties) 

x1 = 001 .. 9 + o.34-Xi* + 0.19"10.·'* - 3.4~~'* 
Q.09) (0.34) (1.90) 

==- 0.02X4* 
(0.01) 

27 .9Xs* - 1 .46x6 -
( 17 .06) (2.12) -ID:l 

"* Standard er-..rors are in parentheses. 

+=· Signif'icant at 0.05 level 

Tur medium density area (3-Bedroom Flat properties). 

Y2 = 3046.47 - 0 .. 48~ * + 0.3~! + 11.~* 

(0.39), (1.42) (7.83) 

- o.o3X4* . + 1 o.6Xs* 
(0.05) (70.2) 

2 ** R :::: 0.82 

** Standard errors are in parentheses. 

* Signif'icant at 0.05 level 

- Eq_. 
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For low density area (Duplex Properties) 

Y'.3 = 5065 .. 88 + o.66~ * 
(0.65) 

0.03X4* 

(o.os) 
-lh'<· R2 ::: 0.93 

+ 

.2.27~-r.

(2~32) 

75.0~* 
(114.6) 

+ 25 -,'7~~·· 
(12.8) 

+ o.22X6 
(14 .. 2) 

+.'-* Standard e:i:r.cors are in parentheses 

* Significa11t at 0.05 level. 

The linear equation shows that the included regressors explain 

93;~ of the variability in the regress and for high densi'cy, 82 per 

cent for medium dewity and also 93 percent for low density. .All the 

estimated regression coefficients of ~, ~' ~' x4,a11d ~ in that· 

order Were Signi:fican'G at the chosen 5% level. 

In our equation (?.. ) for medium density are (for example) and 

judging from the sigri..ificance of the regression coefficients in the 

said equation, the price of building w::;erials and the lending rate 

play a significa.n'G role in explaining variation iri rental levels. 

It can be seen tba.t the. coef'ficients of these three. variables carry 

:positive signs as ~xpected and are significant at 5~b level. These 

findings confinn our hypotheses 2, 3 and 5. 

However, the positive signs on ~he coefficients of ~, x4 and 

x6 (Income, total currency in circulation and inf'lation rate is 

contrary-to a priori expectation. This implies ·l;h~t an increase in 

income, total currency in circulation and inf'lation·ra.te will lead 

to decrease in rental level, all other factors remaining eqv.al. 

The explanation :for this may arise from a wilful trend (underlying 

preferences) towards home oi-me~hip (in other uords, a trend awey 

from rental housing) as income, inflation rate and total currency 
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in circulation increases. Although the infla.tion rate (45 ) car.ries 

a negative sign contraJ?"iJ to expectation, this coefficient is not 

statistically signif'icant at 0.05 level. 

In the equation (7. ) for high density area~ only two variable 

are play a significant role in explaining variD.tion in rental level 

viz: income and cost of co:n,struction and both carry :positi,re signs 

as expected. This confirms our hypothesis 1 and 2. The reason why 

:income is significant here can be related to the level of poverty 

nozmally µssociated with the residents of high density residential 

neighbouinoods. Price of build:i..11.gmaterials carries negative sign.a 

Although th:i.s is not expected, it is understandable :in the snse that 

bu.ild:ing materials are nonnally locall,y sourced on this neighbourhood 

at virtually no substantial cost .. Other variables ~4, Xs and% 

CaITies negative signs. Although the5e are not expected, ~ is 

no'c statistically significant at 0.05% level. 

In equation (7.) for low density area, only cost of construction 

(x2) and total currency is circulation ca:rry negative signs cont--ra...ry 

to e.."tpectation. Al though t:hese are not expected the coefficients are 

statistically significant at 0.05 level. 

It can be further seen that the most important variable which 

explains rental variation and statistically significant in the }Iigh 

Density area but least important in the low density area is cost of 

construction. But in our bivariate analysis, this variable had the 

highest correlation coefficient (r) for the three submarkets. 

In the medium density area, the lending rate (Xs) is the most 
.. 

important variable and statistically significant while it is the 

least important variable in.the high density area. 

For the low density area, the most important V'"cl.Z'iable is Xs 
(lending rote) but the least important is the high density areas as 

it ranks fourth there. 
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In ~he li~1.t of' the ,above interpretations of the correlation 

and regression analysis, we may now pre~en.t OU!'. finding'S in terms 

of the validation of our original hypotheses. 

(1) That rent is c1irec~ly influenced by income is confirmed 

in high and low density areas but not upheld in the 

medium densi t'"J. 

(2) That rent is positiveJ:y influenced by cost of' construction 

is 11.ot·con:firmed only in low density area. 

(3) '£hat average price index of bu.ilcling materials is directly 

reJ.atecl to rent is not con:firm0d only in the high density 

area. 

(4) That total cu...ryency :i.11 circulation }1..as positive influence on 

rental levels is not confim.ecl in all the three submarlcetso 

(5) That lendi..l'lg rate ha.s a direct relationship with rent is 

confirmed in the medium and' low density ai~eas but not upheld 

in the high density area. 

(6) T'nat infla·l;ion rate is directly related_ to rental levels is 

only confirm.ea. in the low density areao 

.Q.~:JJ.1ding Rem.'1.rks on tp~pirical Results 

In concluding -~his section of t.he analysis, it must be empha

sized that we have boon largely concerned with a restricted. set of 

variables that may be regarded as 11"l:iecbnical" rather than with a 

larger set of potentially relevant variables as earlier conceptua

lisec1. Dut we have had to contend with these variables due to 

limitation.'3 posed by data availability. Although the explanatory 

powers of the variables m0 e high in the submarkets, the inclusion 

of additional independent variables (such as operating expe...7lSes~ 

. construction cos,G per square metre, le:ngth of lease term, etc.) 

uould presuma.1::]y hmre improved the explanatory pouer., 
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Besides the exclusion of certain pertinent variablest there are 

also problems in establishing appropriate epistemic correlations 

bet-i-reen theoretical concept and the surrogates .. 

rfuere is some measure of consensus in the social science l:i. tera

t-ure tl:iat the operationalisations of concepts is problematic. '.lhis 

is more so in a si tuatio:n of uncertainty llllere these fa no clear cut 

or well groi.mded theory to enable the researcher decide on relevant 

of these problems, we can.'Tlot be sure that the surrogates employed 

here are the most appropriate f'or the concepts postulated m chapter 

two. Tbis state of aff'ai't'S might partic1.lly have influenced the kind 

of empi:"cical results obtained in this chapter. The obvious :iJ.nplica

tions o:f the issues raised here is that we neml to treat the results 

with some caution.. Being a pioneering uork in this area implies that 

the empirical results should be seen as tentative and hoping that this 

will serve as a basis f'or further theoretical and empirical de'bateo 

In spite of' the problems highlighted, the ernpirical results can 

still be very useful in sheddi_ng some light on the rental housing 

marke~c a.l'l:d rent determ.inatj_on in Nigeria. 

In the next chapter, an attempt will be made to focuss on policy 

recommendations which will be based on the f:indings of this study. CODESRIA
-LI

BRARY



8.1 INTRODUCTION 

CHAPTER EIGHT 

POLICY INPLICATIO:NS OF FilIDIMGS 
.ANTI RECOrID1ENDATIONS 

Policy makers in NigBria include aJ.l persons (il1dividuals and 

corporat;) ministries and parastatais tli.at make some input into a,,_rcy

:policy decision. :i:t is in this broad concept of policy makers that 

the challenges of the ClL"l'Tent state of Rental HousL11g delivery system 

in Nigeria are exami.ned. 

The ef'fects of government policy exercise a profound impact on 

investment decisions in the property Illl:lrket. Thus the achievement 

of the rental housing secto1" is entirely determined by a whole set 

of gover-.amei1t policies .. 

It is evldent from the study tliat majority of urban dwellers 

Gnt,oage either in the public or private sector find rental housing 

an asset, a sort of security that is universally accepted as one of 

the most basic needs with a profound impact on · the li:festyle, health, 

and happiness which a.re concomitant to productivi·!;yo 

The time has come for the government to examine the dimensions 

of rental housing policy options in all its ramif'ications as component 

of a balanced National Housing Policy. That the goal of home-cnmer

ship (at least among the low and the so called middle class) is 

seemingly uri.attainable is not an exaggeration. The findings of this 

study raise issues which lmve vital policy implications for the 

rental housi..11g market in Nif.,teria. These issues are concerned with: 

(1) ~Ihe underdeveloped nature of rental housing market 

institutions in. NiGeria. 

(2) Abating the spiralling prices of rental accormnodations. 
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~hese issues are concerned uith the follm-r.i..:ng pillars of' the housing 

marke·t: land, fi..r1ance, build.mg materials, labour, infrastructural 

facilities, Research on local building materials and management and 

maintenance. \·i'le will now prooeed .to el1:3ibor9te-on each of these 
' I .. . ' 1 . ~ ' , \ I ·: • -·-

pillars Of t:p:e hOUSing\mai~ket. ;, ./ . I 

. l. 

) ... ). . l 

8.2 FACILITATING L..Al1:D ACQUISITION .FOR nousnm DEVELOPi11ENT 

There is need for a forceful and plirposef'ul policy for acquiring 

land for housing developmm1·~ in Nigeria.. It has been argued that 

Uigeria is ill-prepared :for the coming clra.'Tiatic expansion of her 

settlement and the subsequent demand. for lEJ.nd, since she does not 

possess appropriate legislation, policies, procedures, institl1tions~ 

or financial resouxces to ensure that lancl will be supplied :for 

settlement development at the pace and on the scale requircd.o ~he 

limited capacity to meet the complexit"y of the policy challenge posed 

by the land issue/ settlement policy will become increasingly severe 

in the coming years unless the E,"'OVernment aclopts immediate measures 

to clear it. 

These measures must empliasize ef'ficient land management end 

ensure that future governmental interventions 'are on the scale required 

:for the land market to function efficiei""J.tly and deliver lancl into the 

hands of large developers,. srr..,a,11 bv.ilders, building co-operatives, 

individual house m-mers, and all the other agents proa.ucing housing. 

Moreover, public authorities mu.st strengthen their capacHy to acquire 

J.ond for the construction of public building'n and physical and social 

infrastructure on the scale that will be required over the next decade • 

.Another dimension oi' the problem of land acquisition for residen

tial development is the issue of' prohibitive price. As a product of 

three decades of rapid urban growth, central city locations ,bave,·_enor

mously increased .in price. Sites have become too expensive f'or low-
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income residential occupa11.cy, a..'l.d gi•eat pressure }1.as developed to 

expel existing residents and activities. Host city centres are uride~ 

going a process. of densification, primarily reflecting skyrocketing 

demand f'or residential &"1d commercial space and office use ubich itself 

is the result of re,pid economic growth and development. 

Despite the pv .. rported ban on the ~e of land · by any person by 

the !and mm Decree, sites ripe for development ai>e never obt;ained 

free of 9haree anywhere in Nigeria. Tu. Lagos Statl?, a. plot of land 

measuring 18m x. 45m ( 60 feet x i 50 feet) in Ikeja ~ells for bet"vreen 

Y:500~000 .... N:1 million in the open market. In Centml Iagos, a. plot 

of lanc1 measuring 18:n x 36m (60 feet x120 feet) Qn Broad street, sells 

for betvreen Y6 million and NB million in. the open market. In Yaba, a 

plot of land measuring 18m x 36m ( 60 feet x 120 feet) sells ·:for between 

N200,000 and N800:rOOO. In Enugu, a plot of land measuring 30m x 66m 

within Okpm"ll. and Og1.1i noacl Junction sells for between m 50,000 and 

I:f300,000.· In Ui-m:ni .Axea of Enu.gu, a plot 0£ lo.nd measuring 1Bm x 36m 

( 60 feet x 120 feet) sells f'or be·l;t·reen N70, OOO and N:160, OOO in the 

open market (Ugbamadu9 1993). 

It is clear that the government cannot assume a passive attitude 

towarus the issue of' land supply in the years al1ead. Ui th supply 

tight, demand hL-.'.?,'.h and urban growth continuing, government must 

establish prog;."esive ai:"1.d efficient enabling mechanism which will 

ensure h·1nd delivery as needed •. 

There have been persis·tent calls by primary mortgage finance 

institutions for immediate abrogation of the L9.11d Use Decree No. 6 

of 1 ':!!8 in the interest of mor-'i;gage operators. While the decree has 
I·.·. 

been ·lau.clecl · for easing the tension over land oi:m.ership in the country 
. :) 

it has also been repeatedly attacked on account of the bureaucracy 

and. other bottlenecks resuHi..'1.g from its :implementation. These obstacles 
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have considerably reduced the pace of land allocation to private 

and mortga.g0 developers. 

The government should streamline and unify the procedure for 

obtaining consent throughout the Federation. In es~encep the L.1.nd 

Use Decree should be reviewed to allow the stai;e 610vernor to delegate 

some of' bis powers of consent to other responsible state authorities. 

Specifically, the decree should.grant the lam registry more powers 
, 

to undertake thit.3 function. Thi:Q· wouJ.cl. reduce the,bureaucratic 
J 

bottleneck and quicken the pace of the issuance of Certificate of 

Occupancy to credible land developers., 

8.3 MOBILISING AD,JRUL\.'l'E FJJil,ANCE FOR.HO]SING DEVEIIJPrllENt,_AND REDUCING 
THE COS'I' OF FiliIAlJCE 

it has been established in this st-v.dy that alt:hough there are 

S(:'!i:rera.1 other di.'Tlensions of the hotIBing problem, the issue of finance 

is very critical.· '1'.he general objective of a housing finance policy 

is to increase availabili t--y of financial resources for housing develop

ment particularly for ·che clevelopm.enJ.; of lorJ-:i.:n.come housing.. While 

approaches to financing the different components of housing differ 

wia.Gly, the tJ:i..ree basic issues that :financial resources have to address 

are:: 

1. Mobilisation of financial resources on a sustainable basis; 

2.. Institu.tional a:r·:ra.ngement to chc'1t1Ilel resources into housing 

development; 

3. Specific moohru1isms and conditions to finance housing· for 

the low income group. 

The. loopl"t..oles :impeding the operation of the National nousing 

Fund Decree No. 5 of 1992 should be rectified in oru.er to make it 

wo:clmble and attmctive to its major cont-ributors (banks and :i..n..~surance 
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companies}. !!he Federal Government may have to ib'ok a-'c th..e entire 
' . .~ 

·concept of the National :Housing Fund (NHF) with a view to bringing 

it in lirl.e_with the tenets of deregulation, monetisation and indi

vidual sa:ving. The ~ver.ament can make the .shelter ques~ion more 

realistic and :unplementable by allowing the individual to choose 1,11 

which mortgage bank to put his N.fJF cont-'.i;oibutions while the Federal 

Mortgage .Bank of Nigeria. (FMBN) plays the u.~ire to make su.re that 

the mortgage film does not cheat the indiviclual. Such an arrangement 

lrill bring the shelter nearer to the individual at a: lm-1er cost. 

Fv.rthemore, mortgage repayments P9,Yable on housing loans should be 
. 1 

made deductible from tax. This facility shou.ld, however, be .limited 

to only two 1"esidentia1 houses perpe:reon so as to avoid abuse o:f 

the privilege by speculators .. 

The aim of' 'establ.ish:ing the primacy mortgage institutions would 

be defeated if cheap and ad~quate funds are not made available to 

them th:rougnthe.d.isbursement of the NBF for·on-leadi.ng tomembel.'; 

of the public. A situation where the p;r:imary mortgage institutions are 

allowed to source ·l:;heir :funds in the market does not augur well for 

housing deve1opment because the interest rates which the credits . 

will attract not encourage borrowers to borrow and.build. The system 
' ' 

should be that a borrower pays f'ixed rate of interest throughout the 
• •,1 

tenure · of the loan. 

In eiidi tion to making cheap :funds available to the primary 

mor·tga.ge institutions:, the apex mortgage bank shoul~ proper;ly police 

the institv.tions to ensure that they did not divert. :funds meant :for 

housing purposes to areas where the ret-urns could be highe;i:a. 

'.rhe'operatoi"'S of prima~ mortgage institutions:must realise 

that the const-raints of the land· Use Deere(:} are mrel,y a p~t of' 'the 
;:; • • -- •• !_. 

problems a:ff'ecting the housing delivery system in the country •.. It 
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is ~p~tive. that mortgage finance operators, rather than ca:Ll f.or . 

the abz:ogation of the Land Use Decree~ should work out the deta.J.ls' 

and modalities that 1rould assist the gover-.a.ment, .the organised 

private sector,. menufactlll'eI'S .of building material.$, as uell as the 

Federal Mortgage l3ank·to comprehensively review the relevent laws 

as w~lJ. as monetary and f'iscal policy measures to correct the inheren"'! 

tly defective housing delivery system. 

In view of their direct involveme-.i1t in housing construction act-

ivities, mortgage i:nstitu.t-lons should exch:.qnge current information 

a.'l'ld d,ata· with the p1'0duce1"S of basic build:i.ng materials'! rrhis would 

· ensure that adequ.ate steps are ta...'l{en by the mmmf'acturem to con~ 

ously ,determine the production and consumption :pat;tem £or basic 

'.Quilo.ing materials. It is also importa.n:t to h~lp, .~deritify new local 
.; 

ra1; mii-te:t>ials available for the manufactv.r0 of ;e~~ed · building 

materials. 'J!his 110uld raise the level of self sufficiency and reduce 

11:he Federal Government should work out modalities :for the estab

lisbment of a M.orleao~ Insurance Scheme that will provlde e<:>ver 

against the risk of def'aul·l; il1 mortgdge repayn1ents. The ;facility 

will make mortgage fina:nci.t"'lg mm."e secure and more marketable. 

8.4 DEVEWPmG LOCAL BUILDIMG MATBRIAL RESOURCES 

The use of local building materials should '!Je; encouraged.·. 

Gove1.'ill11ent should give greater encouragement to Universities and 

other Research I..'11Stitu.tes · for :researches. aimed at local sourcing 

of building mater-la.ls. Gover.rnnent should place :priority on tb,e 

establ;i.ehment of factories for the manufacture. o.f ~J.ilding materials 

using local raw -materials'•· Uigeria should also give priority ·to 

CODESRIA
-LI

BRARY



its pe~hemical in:dustl"J and also explore the. plastic option i..'l. 
. . 

the_ construction.indus~ry as·it has been successfully done in Ca$e 

of the plastic house.:J in Mexico • 

. . Nigeria is 1-~ell endowed with .natural resources. that is of ten 

. bewild~.ng but given all these we are still largely a country 0£ 

importers. A sit1.1ation whereby most of' the elements used in· construc

tion are still being imported must be d~criecl. For the target of mass 

housing for a.11 to be met, there is the urgent need for looking 

inwards •. A simple domestic two storey building flo'es not need to 

have a concrete floor. T:i.niber flooring is ad.equate~ cheaper and 

functional ,Raw Mater:i,als Research and Development Council (;m,'lRDC) 

had done a; lot of work on possible lo~al alte.i.--..na.tivesll! We need to 

start ;experimenting :with them · 

8.5 Rc"'IDUCING COSTS THROUGH CHEAP AND FUNCTIONAL .DESIGN'S 

There is -l;he need. to opt i'or cheap ·and functional design. 

?!igeria.ns always have penchant for unnecessary display o:f affluence •. · 

This. regrettably :has been entrenched in our houses just as is preva

lent -with cars. 111.ere are abl.m4ant evidence of over-designi,ng of 

housing projects with attendant consequence on :finance. Our designers 

should therefore be more cost conscious. There is need to place a 

cost ceiling on all hous~ projects before they are embarked upon,. 

' Housing design standards i.¥1 the country should aii11 at simple 

a.'tld functional housing uni :ts _at a.f'f qrda.ble prices and ui th emphasis · 

011 the use of' local materialf2l .. Proto-type designs :of simple, :f\mc

tional hou.c;;es with emphasis on local sou.wing of building material.$ 

should be mass-produced for SH.le to members o:f the public at afford-
able prices.. Jh oi"'Cler to. mi..'flimize the problem of ove:t-<Iesigning 

a11d high costs of buildings~ t}1..ere is nee.d for a mu1 ti-disciplinary 
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:forum whereby pro:fessionals such as .Arehitects, mst?;te SUrveyo:rs 

and Valuers, Que.nti ty ·Surv:eyors w.d. structui"al ·Engineers engage in 

·constant q:ia].ogue on housing d,esie,i.' and const-ruction. 

!mp'I'.Ovements .in the skill capabilities o:f local construction~ 

manpower and: the adop·i;ion of appropria. te cons t:ru_c-tion techniques 

can expq.11d the .output ca:paci ty of' the constru_cti9n. indusi7.cy-,: mini

mize cost of const:i:11ction, and enaure quality in,; output. 

Earth as a building material has been frequently identified· 

1dth 11;on-d.urable construction; as exemplified in:; the shelter condi

tions of most low income settlements.~ One reason ,w-by houses built 

1rn. th mud have become s;vnonymous i:dth low qua.lfty construction :is· 

that, in most :I:nstance.~, those who build with the material do not 

possess the requfaite skills~ Wit.li good construction p:racticG, 

/~ar,1;~> can be durable in simple shelter COl1.'3truction~ For instan~, 

the use of' ordilm:cy- fired-clay bricks in structural :masonry in place 

of reinforced concretEl~· is a cost sav:i.ng tec1mique which is simple 

bu.t requires some basic skills• 

In most instance1pp the promotion of appropriate skills and 

techniques for the constru9tion incl.ustcy can be l'acilitated if basic 

tools such as those for weigh~tiS and measures are, Widely available~. 

In ruidi tioni> the {~dopti~n of standardized bv-"ll<l;~g:: components or the 
. . "· ~ 1 

tus::e o:f co-ordinated sizes in construction 't'iil:lr runo:rjg other benefits, 

minimize; ira.ste or: materials _in construction~ Typical examples ·of 

materials Which a.re Wasted in site·~ as a result of'. lack of CO"."Ordi-

11ated. sizes, are t:imber elements and concrete blocks.. With timber · 

elements, the absence of dimensional co-01."'dination is worsenecl by 

ina:pp:rop:t"-ia:te jo·i:nting teclmiquesj so that a considerable amount 

of ·l;imber is cut off as t.Jaste. 
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Without investing in m.1y new procluct;ion unifo, the supply o.f 

build:LY1g.materials ca.r1 be extended and the cost of const:t'l1ction 

minimized by ra,tionaliz:i.ng the existing system. One important task 

will involve 1"'ationalizing the installed capacities of production 

units operating belO't'T Capacit-y-. T.hS:s'C:I are numerous.'cases Of ceme-nt, 

lime and fired-clay brick producing plants opera.ting far below 

installecl- oopaci ties, and these will require a mini..inal effort to 

increase output and reduce costs. 

Rationalization is also necessary a.s a means of controlling 

the use or misuse of scarce a'l'ld expensive building materials .. 

Portland cement has become ubiquitous as a building llk'1terial and 

probably the most widely used item in construction, but at the same 

time, it is the main cause of several abadoned or delc:'1.yed p:rojects 

owing to escala.tii.-ig costs in construction because of its scarcity 

and high cost. 

8.6 DEVELOPilTG EFFECTTITE AWD EF.FICIF.NT R.lliNTAL FIOUSING r'1A.WAGEMENT AND 
NAIN'l'ENANCE STRATEGIES 

To reduce the current as'i;ronomical rental prices, there is the 

need for regular maintenance of' existing dwelling units, production ,./ ,;· 

of' new units and housing facilities along with the environ.mental 

infmstructu:ml facilities and the likes. These can be provided 

through any of the actors in the housing deliver.v system; the 

public:, pr;ivate and the popular sectors or a; combination of their 

activities. 

Rea1 Estate maintenance in Nigeria is seriously handciapped 

not only py the apathy of Nigerians on the issue$> but, also by poor 

and inadequate financing. Jibr most rented premises, the responsibi

lity for financing all maintenance works falls on the landlord who 
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relies exclusively on collected rents to .fund such works. O.ften 

such landlord hide behind the, non-payment, or late payment of' rents 

to avoid carr,Jing out repair uorkB :r.esul ting in the properties 

turnir,g into slums. There is no legal o bliga·i;ion on tbe part of' 

land.lm."Cl ·-'co repair ~cheir properties, and even where there is such 

provision, it cannot be enforced. 

In the public sector area, the management of properties, wl:dch 

i..71cl1.1des property maintenance~ is contracted out to the estate surve

yors, 1-rJ:10 in turn rely on outside contra.ctors to ca:rry out the main

tenance jobs. These estate surveyors unfortunately do not have the 

free hand to mxl.er the carrrJing out of repair works,' and have-, 

firstly to obtain clearance from their client landloms. 'lhe result 

is that repairs ru."e not 1.U1..dertaken soon enough, or possibly not at 

all. 

There should be an entirely new approach to propei-rf:;y maintenance 

financingp that would ensure that :funds are available as a :matter, 

0£ coursep for carrying out disrepair jobs, and that the responsibi

lity o'f: actually Ca.rr,'/ing out the jobs is entrusted in capable hands. 

AcconlinglY,,Provision ought to be made for this contingency either 

at the design stage of the development or thxoughout the expected 

li:fe of' the buil~OB. 

J.n the first approach, a maintenance fund which fonns part of 

the overall cost of the building should be set aside as a s:i..nl-".i.ng 

fund; a.11.d managed by sound investment to cover the cost o:f all 

mainteil.ance uork over the expected lif'e of the building. In the 

second a,pprcf.tch, a mintenance fvnd is provided for the annual budget 

of the establisbm.ent, &-id used for the regular upkeep o:f the buildings. 

CODESRIA
-LI

BRARY



8.7 

262 

Property Mn.:nagement mir-ireyors should endemrour to keep proper 

books and records relat:i.J.1g to all residential properties in their 

care since tenants and even landlords could, as of r-lgh-'c, call for 

such accounts and indeed ask g_v.estions on them. Ms could go a 

long via;y. towards improving the management skill and methods of the 

ma:nagin..g fir.mso Si.1<1ce residential property :ma.7'k-igement is· an aspect 

of the profession of Estate l~anagement tl1a-'c is very demanding in that 

many parties who are involved may not agree, ma.nagenent of residential 

properties~being somehow t1"0ublesome.~calls for a g.ceat deal of' care, 

attention and tledication. 

Efforts should 1)e gea:i:.•ed toi:m.rds enlightening the general pro

perty owners on the crucial need to surrender more of their proper

ties :for· efficient, standard and adequate management,~ .. . landlord should 

not wait to give their properties to management surveyor-.3 only when 

all offo:ets to eject; tenants or collect arrears have failed. 

It is suggested that wherever people live together as a neigh

bou:roood~ for example, as seen in Bodija Est.."'1.te 1-rhere infrastructual 

:facilities, amenities, are often being used in common, a service 

oha.rge ought to be paid to ensure that proper and a.deq_uate :mairrl;e

nance of' such :facilities and services a:;:,e curried out right on time. 

Property owners, tenant and the general populace should be 

enlightened to build up a standard and modern maintenance culture 

(attitude) to properties generally so that the general economic and 

p11ysical life of these buildings may be maintained favourably. 

RESEARCH IN T'tlE HOUSING ¥11\RRET - -
There is no gainsaying the fact tr.cat the tbrust of real estate 

developmqmt lies in availability of cheap building and cons±uction 

materials. So much · r:1hatever the financing mTangement that may 
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be :pro:ffered for real estate development, th~e are a silent majority 

tbat may never be able to benefit from it. ~es~:~e the silent poor 
··_. 

' ; . 

1vhose bas"ic needs is shelter •.. · ::Jibr several generations, governments, 
'~ 

·, 

housing specialists and the public have supported :tlnat has turned out 

to be an almost mythical product called ".Low cost liousing''• Yet the 

enswer :t;o the problem o:f low cost housing ~d reaJ.:;~state in general 

lies principally in resea.rah. AJ3 a nation we have·,~ot been able t~ 

research.adequately into the use o:f' local reso~J~{as major compon--
[ 

ents :for housing delivery, Mud, Clay, Wood, Raf':fia,Grass, Bamboo and 
' ' ',,. :! 

Granit~ ·are some of the abundant local resources:#t we o~ tap 

towam.s z:educ:ing the cost of building- const-ructioh;~ Until then our 
' . ·:··} 

hopes will remain hopeless in our attempts to ho~s~') the poor. Ralph 
' 

Pritchard; the President of International Real Estate Federation 

(FIA:BCI) 1985 s~ised what the approach should be thus:• 

11Since the great majority of the world's population 

caimot afford the i.."Y.f)e of housing tradi tioually pro

vided by the public and private sectors, there is an 

v.rgent need to develop new procedures ·which will have. 

to include aspects such a.a .self' help construction 

programmes, simpler a.ncl less ·expensive mortgage 

schemes, new criteria regarding the extensipn of 

. creditp better use of' indigenous building materials· 

and simplified land.title registration :procqdures:" 

In Nigeria, a salutary development in the Hous.ing development 

industry is that ~'research· has shown that stonecrete, pebblecretep, 

terracrete, solid sandcrete·blocks, bricks and woodblocks can be 
-. ; . 

• i•. C 

used a.s footings :ror housiqg development C61afej~-t 19~io). 

There is the need for tb,e establishment of housing data 1;>ank 

by the Federal l\'linistry of .Works and Housing in collaborati~n with 

the Federal Mortgpge Bank of' Nigeria to shed light on the demand/ 
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supply relationships in ·the housing market. In particular, research 

on the following questions could yield valuable policy insights: 

What role does rental housing play in integrating new ~grants 

into the urban community? ? What are the real rates of ret-v.rn on 

investment in rental housing and uhat factors inflm:mce those rates 

1111der various market conditions? 

TJ:1ere is the need for a proper assessment of our :immediate and 

future housir1g needs so as to be able to for.mu.late policies and 

strategies for meeting the expected target by the development of 

new hou.sir.ig units a.'1.d the :i.mprovemen·!:; 0£ existing stock in need of 

refurbishment. 

Value engineering and a...'1.alysis should be applied in all our 

mass housing projects. l"ibr the avoidance of doubt, value engineering 
.· \if\Q',·,.;; ,·,. -,H, 

and analysis (Value management) is about ren1oving <1:ffidesirable costs 

in a project without affecting the 'r'Juality of the· project. What is . . 

absolcitely certain is that value engineering or value anazysis will 

either recluce costs, lcav:i.r .. g the same or better quality ruid fuJ1ction, 

-or it will improve- quality and function while leaving the costs.the 

same. In a project, it asks the f'ollm·r.i.ng questions: ·wnat is it? 

What does it do? What does it cost? What modi:fications are possible? 

t-Jhut will such modificatio:ns cost? Wl':!at effect i:f any, will the 

modification have on the time required to complete the project? 

In countries where value engineering is practised, contractors 

are normally given a percentage of the a'llount saved as an incentive .. 

But in Nigeria, Foreig11 contractors apply it to improve 011 their 

profit marg:i...YJ., without any- part going to the client .. 

CODESRIA
-LI

BRARY



26:5 

8~8 COMBATING INFLATIONARY ~IDS 

One :r.·ecognises the. Pl"Ovisions made in the national Housing Policy 

for solving the count-ry1s hou.5ing problems but it will be proper to 

identify two important £actors namely,. :lnflatio:a and: security or 

tenure-: Inflation, in all, ramif.ications affects the :fabric o:r the . . 

economy.;:: Serious a.'l'ld ilrimed:iate attention should, be. paid to inflation 

so as to b:e.i.11g down prices of building materials, cost of f1.md.g and 
0:S-r<7H? DO 1 'c,~ . ~--""\. . 

other commocl.i tiesd.n.order to stimulate tens.nts to pay rents because 
1 . . . . - - • . . 

the less ,one bas to spend on food and o·ther necessities~ the more 

will be the amount at his disposal for housing~ The ]\3de.r.al M.i.nistey 

of Wor~ ana. Housing protot-".fl)e has a price tag of W50,000, a f'it,au.re 

which in rela/Gion to the general income level, is of course on the 

ver-y hi.gh, side. 

Kuch has there is ne~d to enhance the policy of researching 

into the use o:f local building materials to bring down cost, the· 
. -

curbing of' in£lation in the ec~nomy should be the\~~tio~ priority. 

We must xecognise -t;hat nei;ijier research nor local building mate::cia.Ji.-. . ~ 

is inflat"ion proof'.. Even .a. ~.ubstantial increase :in the supply of 

housing funds at the present level of material p:r-lces and construc

tion costs e.nd thei:r present rates of i.'l}.crease will make only little 

· meaningt as bo1··I·owing, even at lmr intefest rates fcor housing 1:dll 

still be mw.ttra.ctive.. With :inflation @1.loping as it is now, the 

goa1.of ma.king decent housing accommodation available at affordable 

costs to ;all Nigerians by the year 20001\,,D •. may not be ac1i.ieved'" 

8 ... 9 PROVISION. OF IlWRASTRUCTURAL FACILITIES AND DfPROVEMENT OF 
ENV!RONMF'...t!.l:AL QUALI1.J3Y: 

T"ne :prov'.J..Sion of infmst:i:v_ctural f'acili ties should be given 
'· ' ., 

i$l'eater attention by the goverri..ment as a way of stinr.ilating housing 

developmeiit• 'Ille activities of the Directorate of Fbod, Roads and 
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Rural Infmsi."1.'Ucture is a right step in this direction. 

Support should be gi.ven to measure$ 11:rhich encourage incremental. 

develqpment and upg:roding, of dwellings, so long there is no discrimin

ation against subletting. Where market condi tions\are appropriate,., 
' .· '':~ 

rentals should be actively encouragedp 
' 

Above all, a conscious effort to document ancl present the rela.;. 

tive attractiveness of rental, housing and to encoura&,'8 balanced 

consideration of rental housing in the National Rousing Policy should 

be undertaken!" 

The national Housi.'flg Policy is focussed on making home ownership 

possible for a broader range of poopl{;!. Little e:cplicit attention is 

given to stra~gioo f'or an active rental hous~ secto;t>. As the 

argnmen ~ prese11ted in this thesis have sholim, there are good ju.st:i,.

ficatfons for taking a more ooJ.anced approach to the role o:f rental 

housing. First there is· a clear demand. for rental housing which can 

account for one quarter to two thµds of the market. overall, and a 

much higher proportion of lower income house..11.olds. Seeond. r~tal 

ho"USing' meets demand sooner than oviller-occupied and is not selected. 

s:Lmply because renters hav~ no choice. Thircl,. demand f'or rentals is 

t1.$t ·with smaller units, dense developmerrt than comparable numbers of 

mmer-occupied dwell~. The 1:imi ted. f'irumcial resources- of' the 

country can achieve greater coverage in increasing total housing 

supplies. If rental development is given even tre~tment in housing 

policy. 

A balanced treatment qf rental and ownership housing will 

require·attention to the followiD.g pertinent1 issues: 

· (i) · Continuing effo1•1;s should be geared towards a ratio:na.li

.· zation of .land . tenv.i"'e and manage.'!lent •. Specif'ically 1 

, i,rovisions should be made in the Land Use Act to ensure 
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tbat property assembly, and otmership instrw.nents 

in no 'Way discriminate ag;ains·!; rental housing or 

ac.,,ainst d.evelop.nent of land to maximum densities~ 

Iand should be released iJl blocks to clevelope:ro,, 

for construction of' housing for 1?ent or resale while 

government effort should focus on supply of w.ajor 

infrastructure. 

(ii) There should be appropriate fisc.."tl and moneta.riJ policy 

to encourage :i.nvesi111ent in the housing sector. The 

Federal and State Governments should classify residen

tial housing as a. social service, rather than leaving 

it as an economic undertaking competing :for loan finance 

in the open market at high interest rates. Housing loans 

should be highly subsidized by the government as it is 

done in some other developing countries. 

The Nigerian Housing strategy should be in line wi t.11 the United 
I ,j 

Nations'
1

~lobal Strategy to the year 2000/' which incorporates much 

of the thinld.ng on housing. The new stra'i:;egy is centred arouri..d the 

notion that governments s1101ud serve as enablers in hotlSing sector 

- drawing back: :from their :role as providers of' housing and playing 

a.more forceful role in facilitating new construction by the private 

sector by creating an appropriate regulatory envlronment and ensur:i.:ng 

the availability of housing finance. ~e whole basis of a worlmble 

stX'S,tegy is that the goverrm1ent should review existi.Y1g legislation 

and regulations ancl their :impact on sheliter production and improvement 

and remove those which appears to be unenf'orceable. 

Underlying the st:r."'ategy is the belief tlla;!; the division of 

labour between the public and p::i.•ivate sector sbould reflect more 

accurateJ..y -'Ghe fact that in most countries, it is the private sector 

that procluces the bulk of all housing. The govenwent should es·l;ab

lish the legislative, institutional and financing framework that 

will enable formal and informal business sectors, non governmental 
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organisations am community groups to mal1;e optimal cont-ribuJGions 

to the develop.ne-at of the housing sectoro 

Our .stra·cegy should contain three complementar,v :parts, a gradual 

reorganisation of the housing sector, a rational mobilisation and 

distribution of financial resources :i.n the sector, and the creation 

of measures to invest i.:hese resources in the production of hous:ing., 

It ha.s become evident tli..aJG housing poliC'J must be developed in the 

context of ovei"all national economic policy, just as macro-economic 

policies should be made ·with a view to stimulating housing growth. 

In short, the housing sector must be integrated into macro-economic 
,· 

decision I!k.'lld.J.1g.. Policy makers in Nigeria need to become aware of 

the important effect of hovBing policy on income, employment, fiscal 

and f:i.nc'1.llcial matters. 

The enabling strategy concept .requires a large step beyond the 

pilot project approach, in the direction of creating sustainable 

housing deliverJ sys'Gem. The latter im.piies refonuing policies and 

streamlining institu·i;ions~ rather than proceeding on a project by 

project basis. These changes l'ihile made at -t;he national level will 
-

require co-01."Cl.ination between the private and public sectors including 

level gover-fID.le11ts and government agencies. ]'or successful housing 

strategy, the full participation of locaJ. communities :i.n the decision 

making process is .Jt'equir.(:,d. 

Government should not aba'l'J.don their role as builders of housing: 

they shovJ..d multiply their i11vestments on the provision of serviced 

land, in the mobilisation of housing finance and in the facilitation 

of the fon:na.1 and informal private sectors through the adop:ciliri'-o:r 

appropriate standards, legal frnmeworks and procedures. The Govem

ment should focus attention on the issues of land management, 

infrastructure and 'building.materials to encourage new housing 

CODESRIA
-LI

BRARY



269 

production, ana. the :iJnprovement of ex.isti.flg units.. I.e.ncl is the 

first basic element required for increasing the availability of' 

hou.s:ing., Where land is publicly helds the goven.1ment will need to 

allocate sufficient resov.rces to servlce land f'or .hous:'i.ngo Whore 

· land is mos-t held I)rivately, the :role of govel'.'11.men.t should be to 

provide incentives 8nd apply sanc·l;ions to ensure that land is made 

available for building. In most cases, this will mean streamlining 

government procedures for registering title and related regulations. 

In addi~Gion, land L"lfonna.tion ma:nage.Jllen,ti systems will need to 

be improved to p:romote efficient land markets. Poor land systemsu 

in genera.l, .increase the cost of' land, and, thus the cost of hou.sing. 

Government also need to take a caref'ul look at infonnal ahelter and 

sqootter areas with a view to p1?oviding "'tienure rights and security, 

which i·rill encourage low income households to :improve existing homes. 

Along the same line, the Nigerian government can play a role in 

ensuring. adequate housing by providing low cost !' \ifater supply.~ sani

tation a...~d other in:frastrnctural facilities. Another important 

gover.runent role is the stimulation of appropriate b~ding technolo

gies lzy- providing incentives (credit, tecbnical support 9 etc) to 

small-seal~ producers of local construction materials. 

In the next chapter, we will make some concluding remarks and 

identify _possible fut-ure research directions. 

CODESRIA
-LI

BRARY



CHAPTER NINE 

COIJCllJDTIJG REMARI<S J\JtID FUTtJRE RF.SEARCH DTI1ECTI0N 

9~1 INTRODUCTION 

In this study:> an atte"illpt J:i..as been made to examine the socio-

economic chara.cteristics of :re..'l'ltal households in Ibad.an, to anaJ.;vze 
. . J . 

lllf'.:i<p ,11!.~~c.. 
the rental levels a.T1cl to :i,'.n<fu:ir~ into -1,;he factors inf'luencing rental 

levels in the different resiclential submarkets of the city. Based 

on the findings of' this study, t·le ha.VE:) made some policy recommend&.,, 

tions to address the issues raised by our empirical results,. 

It is considered pertinent befo:re. ending this study to make 

some. concludir-ig remarks. With respect to mari.agement 0£ rental 

housing in Nig-e:d.u, the nefarious activities of' the fake estate 

agents in the urban centres of Nigeria deserves special mentiono 

The proliferation of these fake agents :i.n rent:al housing services 

and transaction8 in recent times has assumed a notable dimension, 

moreso i.ri view of the fraudulent activities of a majority of persons 

in this category of business. It does seem that the prevalence of 

this aspect of comrnerciul activity neglects the implications of the 

11.ncurtailed activities of persons engag'ed in this fo:rm of service 

especially as it af'fects owners of rented accommodation. Consequently1 

due to the pecunia.rs advantages of real estate transactions, all 

calibre of persons hold out to be agents capable of' bending owners 

of property by such representations. 

Thi:!:'d parties as a result rely on such Ill£l.,_~ifestations to·make 

financial commitments in :fulfilment of oblig;,3.tions on their:part. 

Regre·ctabiy, a good number of these transactions t1J..m out to be 

cases of obtaining by ffilse pretenses and appear u.i.-ie:nforceable tdth 

the owners of the propertiJ they purport . to represent a 

Z70 
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:rn the light o:f the above, there is need fo:t· research on the 

activities of these ubiquitous f'ake estate agents to complement the 

propaganda efforts of the Nigerian Institution of Estate Surveyors 

and Valv.~:rs (NIESV). Such :resee..rch should provide answers to pert-

inent questions such asg 

* vl1m:1; is their unc1erstand:ing of the traditional routines of 

:pxope:rty management i..L,. the rental housing m.rket ? 

* Ca:n. they continue to operate legally in a country where there 

is a."i'l Institution of professionals backed up 1+ith a decree who 

should legally perform specif'ied services? What is the legal 

position? 

-X· To what extent is the prope:rtL-y 011mer (lau.dlo:ru,) bound by a 

fake 8-:,CTOC.'"Jlent under the auspices Of a falte SS'tate agent ? 

* $1 Ubat ways <k'l.ll the a~tivities of these quacks be mitigatecl 

or crurtailecl i.n the housing rr.arke·t ? 

It has become obvious tlm.t at times of economic depression~ 

housing assumes a secondary :role :i.n the reordex(~d pxiori t-y of govern

ment.. Also the effo1-rts o:f the private secto1~ in sustaining its cont-.. 

ributions to housing development is greatly i11hbitec1 due to 1 ~p;!:$1 ling, 

inflation, high cost of' building rnater-lals, excessive cost of f'v.ncls 

and low retu:ms on investment. 

At t~es such as these, the ingenv.it-.1 of equityfvncling can sv..s

tain housing development in this country. The major problem ~Ghis 

time ar01.md is tbat because of the harsh economic situation in which 

'lire 110w find ourselves, the annual returns on housing vis-a-vis the 

cost of funds (and considering the :reJ.,;1.tive yields on other if<v-:C'{3t

ment a.ssets) do not justii'y the capital invested~ But we must a~;.eee 

on the fact· that- housing development enjoys high capital appreciation 
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yield which gv.ara:ritees it a higher return than other·comparable 
. ·-. '· ' . ... 

investmehts on all equated balance sheet. This latent resource of 

· capital yield cmi effectively be tapped through equit,y- partnership 
- .. -. ·/.;::· . - . ' 

. deve).oprnen. t financing. 

tn our present circvlllStances in the country, there is a larg~ 

dispati t"Y ;bet'i·reen the huge cqst of housing and the : income of pros~ 

ective home mmers.. In o:-i.."Cler to bring about norma.;tc;y- in the housing 

-. market and promote aff'ordabili ty, it · is necqssa.J'?IJ to . reduce housing 

cost or increa.':le the income of the people substantially~. In ad.di t"ion. 

the level of interest on home loan would also need 'to be brought down. 

Fiscal. measures tend to favour d:;he foxmal sector .iii the housing mar~t 

while the i.Y1.f'onnal sector which represent 7fffo of' the population of' 

Nigeria .(Wahab, .1990).~: cannot be ig:n.orecl. A new ·development to help 

this sector is the co-opei"a.tive llousil.-:ig system .. a st-rategy devised to 

achieve cost reduction in housing through judicio~~) organ.tsation of' 
·r' •.;\ "' .-~·--,._. ',> ' ;• ,, •. ·:'; 

resources .. and marsha.lli.."'1.g i;he. energies of coopera:tive .. 
. • , ; . . ' ..• , • . ., ,•,·"._! 

There is need Jco make ~ome ra11~s on the issue -of ~d Use ., -.r 

Decree. Tlie tim~ it takes for a developer to secil.re the land nece

ssar.v fq:i? develop.'Ile.."1.t is at present ino:r:dinate. ·There is also the 

feeling ·that -'i;he state itzel:t' perceives the sale of' land as a source. 

of revenue and this perception in many cases had led to.the f'ixii.ng 

o:f.' an arbi h"al'.'Y price for the sale of' stat.e land in o:ro.er to increase 

· the revenue to the state. 'Should this be t'l.'Ue then the thinking must 

be erroneous;. The concem. of. t.11e state under the Land Use Act must 

be e. good use o:f the land in the State and the creation of the col:.rect 

environment.. I:r these a.re .s.ecured,,,_th~ a good, developed environment 

must remil t alld a higher property value mus-1; be the benef'i-'c. It ha.a 
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been a!'b'Ued repeatedly tmder the auspices of the Nigerian Institution 

of' Estate Sul"veym:•s and Valuers tha-t the State sb..ould expect to derive 

:income on a continuing ba.sis from the taxation of real estate and not 

from the saJ.e of 1..'9.Ild under the Land Use Act.. By a logical process, 

Jc;here must come a time when all available land would be sold. If the 

state shoilld depend on the sale of land then it should expect to :face 

a zero-income si tv.ation when all the available land wovJ.d have been 

sold.. But iJG seems that the oppo:r.t-..mi t.y which the Land Use Act offers 

the state to sell land for an income is one of the reasons why many 

of the ,State Governments wish to retain the Act.. But the cont-..eadiction 

of the control of the distribution of land by the state in a deregu

lated econom;y- flies in the face of all. 

We will conclude our rema.rks here by focussing on the consvJner 

( temmt) • A tena..?J.t deserves . value for his money.. There should be a 

legal machinery for withholding rent from the landlord when he de:faults 

most especially in ca1Y.iring out repairs. The statute should be in 

such a way t..tiat the tenant stops paying l'ent and when the landlord 

brings ,sv.mmarJ,r process action, the court will accept as a def'ence 

against eviction the existence of hazardous violations of the housing 

code;. r1ore of'ten the tenant must .petition the co'Ul't for permission 
I 

to vrl.thhold his rent or pay it into an escrow account (which should 

be held hy the cou.rt). To facilitate this P the Federal Ninis try of 

Works and Housing should prepare a list of "rent-impairing vi~iations" 

in order to avoid the necessity for judicial detennination of the 

severity of the violations and its eligibility to r;1eet the statutorrj' 

1Bnocu.age of the rent withho+ding law. '.Ille legal machinery should be 

conched in such a. way Jc;ba.t the la.71.dlo:rd receives his rent after he 

makes the. necessacy repairs, w.d sometimes t."1-J.e money in the escrow 
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account should be turned over to him. in oi'tler to permit him to mke 

the necessa.r-j' repairs.,, 

Hm-rever, this rent str:L"!ce 
1 
as it can otherwise be called, has some 

·) 

ar1mfoj stru.tive impediments an<1 that is why it llas not been 1-ridely- used~ 

For in.':ltance JGhe New York Statute requires that six months must elapse 

after Jche violation llas been. recorded before rents can be withheld. 

Th.e policy of those enforcing the law is to give the landlord. an 

e~{tensio~ so long as he promises to repair. While the tenant waits 
.. 

:in condi·tions 1-rhich may enda..n...ger his health or well being, the land.-
cc,,,,,_ ..s h, l / 

lord may adopt one stalling device .'after another. Often, he caru.: $:tall 

until the tenant moves and the case is itlthd.rawn, and thus avoid the 

repairs altogether.. Also, lack of. uidespread knowledge about the 

existence of such lmJS, if. made, the reluctance of tenants to go to 
fctvf c:ilj 

court, &"'1.Cl the pall.city of le,gal help may be impediments to rent strike 

approacho 

In the section which :follows, we will examine possible future 

research direction. 

9.2 THE RESEARCH_FRONTIERS 

From the various 1-1orks sourced in this thesis, it is obvious 

·l;ba-'G the problem.g of' the urban housing market have attracted the 

attention of' many scholars in the developed countries and soI!le -.<::c,ww. 

scholars in the developing world. Nevertheless, there is still need 

for a probe into a wide range of issues in this topical area of the 

v.rba.>1 economy. It is also necessary to test the "goodness of f'it 11 

of Western models, and it is :important to formulate models dealing 

u:i.th the behaviour of other participants in the rental housing market 

ri..amely the property managers, the bankers, the developers, the land 

speculato1"'S, etc. 
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Apar:c :from the issues mentioned above, there a.1:'e other issues 

of the Housing Market· wliich~~ bound to engage the attention of urban 

economists i."1 Nigeria in the immediate futv.re ancl which would feature 

prominently as part of the frontiers o:f the Rental IloUBing Market in 

the countriJ.. Some of these issuel3 include a comparative st-udy of the 

property mari.agemen-t; activities of firms of F.state Surveyoz,s and Valuers 

ancl .Quasi-prope1~ty management .firms in Nie,Bria. Do they have the same 

or different appreciation of the issues imrolved in property man8t,"'0~ 
( 

· II 1! 

Inspite of their '!illegal'''status in the property market can the 
,.. ',;_',- I 

ment? 

:pro:fessio11al estate surveyors a...1d valuers la"!Jm ani'ch:i.;.'1g'·''kefui: from 

t,hem? T-o what extent are their activities detrimental or salutary to 
.j 

the in ter0st of tha key participa11ts in the housing marke"i;4:'?>~ . \'-

There is also the need to introduce gender issues into the st-u{i.y 

of the re-n.tal housing market. For example ~111.c.'1.t ure t:he p:references of 

wnmen with respect to housing a.t·tr-lbutes in te!lc'l.Iltable vroperties? 

What are the activities of women that are detrimental to maintenance· 

of housi11g quality? 11.hat is the relationship between women, housing 

a"lld envirornnent? There is also the need to int:roduce the population 

element into the study o:r housing • .Also :relevant is the relationship 

between housing quali t--y and hE".al th. Studies on these areas even in 

the developed countries are yet few and scanty and almost non-existent · 

i.'11 the d.evqloping -world. Some o:f the 1·10rk already done has a tendency 

of fitting t.rie patter11s end structure of :Nigerian Residential :property 

market into existing Euro··lm1erican models. Yet, it has been arg..;i.ed 

that as a, resiilt of the distinct cuJ:cura.1 background of countries :in 

the deveJ.oping world 11 thG!.:il' mm urbanizo.tion C).1,)erience as well a.s the 

r.,atter11s, structUZ'e and processes of their urben contres would have to 

take a distinct :form and shape. 
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Research workefs in the Nigerian Ur~ HOus~ rJJa.rket are 

bQUlld to be more e:ng.rossed in the search for this)istinct f o:i.:m and 

shape by focmssing on t;~~e pe_culiar- characteristics : generated by the 

cul ti.1.re of th? land~- It is. therefore to be expected that research . 

workers-would also be mo~ waxy in importing findings.either in·the 

:form of theol.'ies and empirical models from other urban environment;. 

such as those of the developed countries. into their oim without ade

quate testing_awl modification. 

Fu.i.""thermore, there is need for ~esearch progress in the a'l)lora

tion- of' theoretical :formulations which trill not only explain ·but also 

provide systematic generalizc1tions 'ti11ich could form guidelines in 
' ,, ·. 

Hou.sing policy fo:rmulation processes.-

There is need for a similar study to be conducted on the mortgage 

lende:i''s behav:iow. in the housing mazket~ Because;~:f "the problem of 

afford.ability particularly,.among the low and the middle-income people~ 

the mortgage lender has become a key participant in th$ housing market~ 
J. :, . .\ . " l '. i. . ·, : \ ' :_: -' ' . ~ - .. '., ,j ~~ . . - ' 

1U3. -ea .'r$Sul7t·· ., ot·~·-·-trul!:::)j;e'y:_e'+Opment';/ , there
1 
i:3 need fOX' :a study 

~ ·--· ·"- .... - -- - - ·------::.:{_ - - ., 
- ~- _ .. - .. - - .... - . :. ~- ·· .. .,__ 

hi..g1tl.i~tJ.ng the various £actors ( con.side:rati:ons) influencing 'mor~ooage 

lender's behaviour as regaxcls adva:a.cement of loans to :potential borrowers 

and b.ow· signif'icant ea.eh f'actor (consideration} 'a.~~· 
. ' . '·-: . 

Jtne~ is artSurgent need for studies in 116ij.s~1{§1d expendi t-ure 
. ' ' ' ~ - ~:; \'< 

patterns overtime. As at now the qrestion of' 1-rho the "low income 
.- •. 

work~~n is with respect to n1ow-:i..ncome housing" rema:i.ns elusive. 

Such stuo.ies would help establish the :proportion, of i..YJ.come that. 

remains after urgent needs a.re met. It is this . inf 011na.tion ~ing 

rosid.uaJ, income rath~r than arbitrar-J definition of' income leil'els 

that should be u.sed in the formulation of a housing policy for the, 

poor. ~e Consideration of e,TOSS. income Of on1y the head Of the, 
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household rather tban the net income o:t: the entire household distorts 

the real earn:ing power of low :L.-icome frunilieso 

' Research has shovm that factors such as family size a.:r.d composi-

tion, stage :i.11 the lif'e cycle1 income, level of education, age, number 

of children do iP..i'luence the relative satisfac"'cion of people with 

housi..-ng. · Put11re s:tudy on hurnan be.bavi.our and il:1Sti·i;utions as they 

affect housj.ng preferences :L-ri :Nigeria could be of great assistance 

"'Go housing designers. Nigerian sociologists and. psychologists need 

to apply~t.'iieil',,:di"}Ciplj;ne to the field of housiri..g. This is a way of 

ensuring that the social needs of different classes of families are 

met m the process of meeting the housing needs. 

Another fertile area. of research which hus not been given ade

quate consideration is the question of tenant orgai.,ization and involve

ment in ·!;he management of public housing.. Experience from other 

countries hav.e shmm tbat it is '·:.desirable and most beneficial to g'i.ve 

tenants in public housing some voice in the administration of ,Gheir 

projects" . , Such participation do help to encourage a new and healthier 

outlook., How such tenant involvement should be introduced, promoted 

and made meaningful needs to be critically explored by researchers 

and policy makers. It is also neces~ for the Federal i-ti.nistry of' 

Works and Housing to :f)mcl. a series of' seminars on tenant participa

tion in order to identify the principles and problems invoJ;~ed. 

Th.ere is also the need .for research to move away from the 

necbanics of housing to the problem of the people who live in the 

house. For example, what are the needs of a family and hou do these 
·---; 

relate to the requirements for the use of a dwelling unit? !Thes~, 

inte1 ...... al.ia,'! are th~ ·iSSU03 1that 'lilhould §fi{Jlc1g@ .tl1@.§,1it§11t1@rif@f.il?@_§~ 

earchers in ·the imrnediate-·future ·.as far ;as the urban housing market 

is concerned. 
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APPENDIX I 

SURVEY UESTIONNAIRE ON TI3AD.AN RENTAL HousrnG M"ARIIBT 
REN'l'AL HOUSEHOLD UESTIONNAIRE J -

Dear Sir/r,'hdam, 

Tb.is questionnaire is being administered blJ a Post-Grad:µate, 
student in the Department of Estate r-1anagement, Obaferni Awolovro Univer
si,cy, Ile-If-e to collect :i.m:onnation for a research project entitled 
"A Behavioural St-udy of' the Rental Hou.sing J:tmket in Ibadan, Oyo state 
of Nigeria". 

All i.nf'onnation obtained will be treated confidentially and used 
onlyl'or the purpose of the st-udy., 

Your cooperation will be highly appreciated •. 

Thank you. 

Date of Intervie1·r: 

Identification Number: 

Sample enumeration district: 

Housel10ld Cha.J.."acteristics 

1 • 

2. 

Age: 

Sex! 

.•.•..............•..... 

·····~···~·············· 

High. De.11Sit~y:: ............ a ...... o ••••• 

l~Iedit.un Densi cy: IP:., .•.••••• o ••••••••• o,. 

IDtr Densi-cy: .......... , ••••..••••••••• •·• 

3. Marital Status: Single··' .CJ 

Widowed I:J 
Married .LJ' Divorced .C/ 

4. Educational Atfa.inment 

no fonnal Education ..cJ l'rimar,J School I::! 
Secondary School .cJ Technical School I::] Polyteclmic/NCE I.::J 

5. Occupation 

Trading .cJ Civil Servant l:::.J 
student/Apprentice .I:::/' 

6. Place of Einployment: • O'O 'Cl •••• ••• 0 •• •···. t) ,0. ....... • , ........... 0 ...... e ... Wt .... .. 
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Income and .EePendi tare . 

7.. How much did your household receive last mo17-th from the earning 
of the · 

(i) 
(ii) 

(;i.ii) 

Household head ·• •• ••·••o·• '9 • • -. ...... q •·•e.:•·•'*-• •,• .. ·o:c.-.-..·o 9,.• ·•'• 111: 

. Earning of other members: ....................................... .. 

8.. · Who are the filiancial members of the family ? 

9. About how much did your household spend last month on 

.E'c>od ......... o.· •.• '°' • ., ... o. e- -& ~ '°' o • ....... 

Clothi;ng:- •. ! .......... . o ••·• •.•.• ..,, •• • 

Water/Electricity ouu•••••• 

Otllem .............................. •·•·•• e:•-·• 

?}:'operty Characteristics 

10. Type of Property 

Rooming House~/Tenement 

Eduoa tion • -•- •.• 1!11- •. •·• •• . 111 ·• • a ., ......... . 

Savings ............................. . 

Medica,l Expenses: •••• " ••••••.•••. 

Entertainments ~-· ......... •-.a:• ..... .. 

i\:>tB.4, •·•• •·• •-•-o o·• •-• -..•·• e::• • •·•·• • •·• • • 

Block 0£ flat:;1.:: --~-o~············ ·······••o•'••.••·a-'9··············-
J3ungalow/Maisonette 

11'. No •. of rooms ., ............... •·•••o••••••·•••••••••••.-•,••••••••····•••••·• 

~,-2. No .•. 9f· flst,e ... ·-..0-•··•·•. ·O;~· ........ ••.• •·••·•·•:•·•.•·•·•-•·• ........... a .•.• , .......... -•.••.••.•• , 

1:;.,. Use of' Property: Residence only: ••••••·············· ......... ..-· ••• 

Residence/Business .............. ~ ~ ••••.•• ,. • ••• .; .•• ·• 

14. Total number of hou.seholds in the dwelling ••••• _.,. .............. .,. 

15. Total number of rooms occupied by household •••••••••·•• ........ ,er 

16. ibtal num.~r of flats occupied by household ••• .... , ............. . 

-17. Sizes of rooms .......... ~ •.••••••• •••·•,•·••••·•·••·••-••••·•• •••.•••.•• , •••• 

18.. Ho:w many are you in your household? .. ·~ ........................... . 

Information on Tenancy TS':rms 

20. Who rented the premises? Self .......... -... Employer ............. ' 
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21. If' rented by employer, what is the proportion of' rent paid by: 

·i. ~elf' per year: ······••o•o••·••0:.••••···•••••11•• .. o•••··········· 
ii. employer :per. year·:. . ................................................. . 

22. If privately rented., what is the annual rent paid{ per room/ 

~at/entire premis~s? •-•• .............. o-••·•·•• ..... ·••·•-•-•·•• •••.•••••• 

23. Apart from the normal rent, did you make £my other :payment_ to 
the landlord since you moved in? · · · · · · · · · · · · 

Yes . .£:J" No CJ 
If Yes, ki.ndly f'ill ·m 'the :follotr:mg:' . 

i. Purpose of payment Amov.nt (N) ......................... •·•• •••• 

, .. • •,• •-• • •• 01 •-• • • .-., • •·•'• •'•~•-•·• • • • • • • • •-• • e • .~ •.•.• -.-. ·• e •·•·•i•.i•·•.,•·•·•·• •·•·•' 
.ii. Year payment made-: .• -.. : •• ~ .................. -.,-. -•• -.-o ••.••.••••••.•.• -•• • :.-

24. As a tena.tlt of tb.'is property, what are the problems' you riomlly 
" I ~ C ' " ' , l I I • , • C ! • . ' 

encotmter? ••••.••• ~ .............................. •·• ....... _,.i.· •.•.••••••.••.• ,. 
' ~--··············9····························&····~·~······~··· 

25., What d:o you think can be done to solve these problems ? 

i) ... What do you expect landlo:i:ds to do ? ••••• H .............. , •••• 

• • 0 ••.••• ,Cl-·-· .•.••••. ·• •·•·• ......... •1 •••••• • .•.•• ~ •• "' ........ •:• ••••••• 

ii) W.ha.t role(s) d~, you. think the. gov~rpm.ent ca.µ,pl~Y- ~o ~uce 
,' • • ~ <' < : • I • • ' , • • ' ' ~ ' • • • ' • 

the• probl~·? ................ •o··~····~-·~~.•.•.•.•·-~-~.~~.·~~'!'~········' 
: ; ! ••<•I••''•!; • ' ' '•' •' '• ' 

••.a 8 •• •• • • A•·•••·•• ea O. •• ••• e e o • • 0 ••••a.a• e e e •·•. • 9 • a e •·•a••-·•· O. • e. 

26. Being a- tenant ·has its advantages and disadvantages, being an 
olmer-occupier.or; investor also.has.its,advantages a.'l'J.d. disadvan~ 
tages. Assuming you have the resour_ i,cms, · 

i. Would you like to build to occ py ? Yes .L] . fao z::J 
.. '•·· '; . . 

If' Yes, ·wey? ....................... • ..... • ·• ~ .••. ·;··· ~~:_..:. ................. . 

ii. Woyld you like to build to let ? Yes.LJ ,No·.l:J. 
I:f.' Yes,. tvhy? .••.••••.••••.•.••••.•.••••• ·• ••• ~ ...... _·~<:~~ •• Ji~,,..~~~"·~-~ ~ 
.................. , .................................................. •'•·•·• .. 

iii. Would you like to build to sell ? Yes.Q 

•. e o e • e O· •·•·•'e • • • ;c, • • •·• ~-· .,._ • ~ • • o. • • .. •. 6. ••-•·•·ill·••,• O • •·••. 9 .. •• ._ •·'e 

z-r. vn1at other 1"Casons could motivate.you,to build? .................... ~~ 

........................................... •1t ••• ·~ ~·~ ~~~, ...... ••·••••·•·• ~f~. ~ ~~~-.~~ , •. 
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29. 

Ii' .~you would not 
investment would 

299 

like to i11veot .your money in1,builcl.inG, .whnt .other 
you consider? Please, list :L.'1. other of' preference. 

(a) 

(b) 

(c) 

(a.) 
(e) 

•••~•••••••••••••••••••••••••••••••••••O•E•••••••••••••••••e 

O· Ill' 'Q O 19 & e • • e O • ,p Cl> • °"'. c 4> • n e ~ 9 O O,Q e O 4t • Q • e.•·• Cl- o 4 4f. o 9 • a • ·O ,c,- -• ,e ,., •·• c, •·•·a•·•· IP 

Why do you prefer the above :invest"!nent media to real estate? 

0 .... 6lt O • ,(> e 8 G e • • «··· ••. -t9 ...... QI· & ·Clt • Cl' 9 e ·• 9-. • •• O' ••• a 41 .. • ,6 • e ••• 9' • a e • 0, ••••••. e O" 'O 

, ... C.•-~ 0 fl ,a •. e O • e O • • ..... .0 • 9,. :0, ft.·• ... • e O 8. •· •·• 0 • • V! ·4t e • • •· • .- • e • •·•· •• •. • •.•. • •.• e·.•·. e. 

30. Dwelling struct'"U.I'e and characteristics,. housing services .and 
neighbourhood conditions · · · · 

31., 

··-~·······················-~··························~········· 

• • 11 C q, 0, o b ••. 'f a:, • 0, Q e ... •'. -,4!, ., ·- (i O O e . • • ~ • C • 1!. C • .0 • II tl • « .... ·,o, .. - • e •• · ,et -e· 'I! eke ·• • • • t: ,tf $ • '6' .,: 1!-· 

• • • o • ""• ac o.e • •' • • • • •·•·•·e. • o, • •-•· • • o q •· • • • • • • ·• o o • • • ~ • ": •· 111,, e • ~ • • • e •· o: •. • • o;-. • • ~ ~ 

What other .inf'o:miation will :5rou like .to ·offer for. the .purpose ,of 
this study? 

• • • • • o o, o • •· e • • • • • 1, • • .e, ~·,. o -. • • 11. Q 4 v • • o 1J o- • ce,, -e a Qo .o, • o •· o ~· • <" ·•· o- • :o a-e • 1r o • o ·• It. • • • • 

o • • • G • • • -c .o •· • •· • • • -o. " •· • • •·• "' -.,,., ,:i '9 o • i; • • o ,a •--IIJ ·• • e· .... o c: • &· ~·• o $:' v o o -e • ·• • i:,, • • ._ o. 9 • &, • 

•··• o,.n • • ··• •o • • • o • -•• o •·•.JI-•• •-oo e.v •e.•,•• ••,e ••a•••• •.o.e • • • • -:·• • • • •• • • •• • • ~e 

'Il1ank you for you:r co-operation. 
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APPENDJJC 2 

SURVEY QUES'fiONNAIRE ON IBADAN RENTAL HOUSING MARKET 
(PROPERTY MANAGEivJENf ESTABJJI}3Hr1JENT QUESTI01~) 

Dear Sir/I·1adam, 

This questionnaii"e is being administered by a Post-Graduate student 
in the Department of' Bstate Nanagernent, Oba.f'emi Awolowo Universit-y, 
lle-Ife to collect i.11.formation for a research project entitled "A 
Bemvioural Study of' the Rental Housing Market in Ibadan, Oyo State 
of Nigeria11 • All inf'orm£!.tion obtained will be treated confidentially 
and ·used. only for the 'purpose of ·the ·st-ucly. ' , .. 

Your co-operation will be highly appreciafod. 

PLEASE TICK OR CIRCLE .APPROPil.+J!.'l'E ANSWERS 

1. Please indicate type of business enti t:v· or organisation: 

(a) Fil':!!l of Estate Surveyor:;ci and Valuei"'S 

(b) Property Development Compa:ny 

(c) F:i.wm.cial Institution 

(d) Corporation, Public/Private 

(e) Proper~J Hanagement Company 

(f') Other (Please specify) •••••••••••••••••••••. • ..................... . 

2. Do ;y-ou have a f'onual properJGy management section or department ; 

(a) Yes .LJ (b) No ..CJ 
· 3. · If, you have a formal pro:per.ty manµgement. sec:t;Lon, wh:i:b is the total 

full time staf'f' strength o:f this sect.ion? •• ..-.• ••••••••••••••• persons .. 

4. If you do not have a formal property mmmgement section, what the 

number of 

(a). Pe..rt-time staff available to this Section? ............... persons . . ' . 

(b) Average m...i:m-hours per week available to this section •••••••••• 
· hours/per week. · · : 

5. What is the designation of the officer-ir..-charge of the Property 

6. 

!~TaJ?,~gement Section? o- ••••••••• ~ •••••• ~ .•••••••••• o ~ ............... . 

Does the Officer have this as (a) a full-time assignment? 

(b) a shared assigmnent with other duties? (Please specify) ..... 
.. ~ ......................... ,~·~··!··········~····················· 
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7. Please indicate the types of properties in your portfolio,. and 
the amount each (e.g. Residential Properties;- 50 Units) 

. Mo. of' ;T.Jni ts/m2 of 

(a) 
(b) 

(cJ 
(~) 
(e) 
(f) 

(g} 
(h) 

Type of Property lettable floor.space 

~························· ......... ··••·· ............... •· 
••......•...•.....•....••• ·····~················ 

··········~············ . •··•··· ....... , ........ , .. ·~·. ··•··• ...•....•.......•...•.• 
......................................... • •••••••••••••••••••••• 

••.•·•o.••••••••••••'.a•-••o•o'c·• -~·····~··············· 
.................... &- ........ • :. 0 •••••o•••~••••••••••••• 

8. In how many diffr;rent torm.s/cities are the properties, for vlhich 
this .office bas responsibility located? ........ ..:u • •••••• locations. 

9. Which are the main property rnana.gement activities carried out ? 

(a) 

(b) 
(c). 

(d) 

(e) 

{:r) 

••••••••••••~•••~•••W•••••••·••••••••••••••••••••ea4a•o•••• 

... "9 •. ._ e ·- .. 0 • • II.•· •.• ~., ..................... "9 •.•• a•· ••• e ••.• 0 •··• 9 •• ................ 

~~O~A••••••••••••~••••••••••••••••••••••••················ 

·····~·····-················~·~··~········~·-~ •• ~~·-··••i•· 
••·• • ••• 41•0•• ••·•O·-•·•,~•--• ·~ ••.•••·•• • lit;•e• ••• e-..- .. ••·• o •·• •·•·••·•-••·•••·() 

•••••••••••~•••••a•••••••~••••~•~•••••~~•••••••••••••••••• 

1 o. · Given the nature of' your org13.J."'1.isation, what is/a:re your Property 
management objective(s) 1 ... 

n .. 

• e. • • • • 0- & • • • • •. • •. • • 0 • • • e • • .. • • ft • • • •· e e e ·-. • .. • • •· 6i • • •.• e .- • •. D. 0 • • • • .... • • • • 

-~~-~··························································· 
41 • • • ... w: • • .- ... :. • • • ·-·• .• ••a e • • •. • • • • • •. •-·•.•••·ft •• e • ..... • • 4. ~. • • • ~ • •.•.•e. a•• • 

Are 

(a) 
. (c) 

. the objectiyes o:f property 

.Jilxpressly stated 

management ...... 

(b) lJhstated but knmm to all staff 

Variable, depending o:rt the property and circuIDStances • 

12. Are · .. objectives: {a) specified.by top ma-Tl.agement 

' (b) f'ornw.lated by property management section with the approval 
of' top meiia.gements 

:f:'3 •. Do .. 'you have· specific property ma.'Ylllgemen:li targets\:for e~ch' property 

(a) , Yes (b) No (c), Not. applicable 
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. 14. P.:re there f'ormal property ~ment plans for 

(a). Each property in your portfolio (b) Groups of property 

(c) ·£qr the tvb.ole property management.section •. 

15. Are property mana.~e~t per.fonnance evaluation. excercises ?, · 
1 ,. . ~ . ' . . . . . 

(a) librmal . (b). ~omal 

16. If fomal, perfonnance evaluations exist; are those on: 
(a). •a.'l'l<individual property basis '(b) g:roup·;ixropert,,j basis 

. . '. . 

(c), .Comparative ·OVer-all management ui1it perfoz.ma.nce 

If j;ler.formari.cie ~val~.tions are inf'ormaJ., what :forms do this take ? 
'1.. ". . . . . '. - ',\ 

~~-·····················································-~······ 
·····································~·························· 
··················~·-·····~····································· . - . . ; ' ................. ··-· .... ····· ........................................ ·-·-······· 

18. With respect to budgeting and. allocation of resources, does. the 

19. 

property ma..'l'lagement· section have: · · · 

(a) . a- separate· annua.1/quai'terly /mo:i:r"chly budget .? 

(b) a joint bud~t uithothe:rsections? 

Who approves propert-.i Iri.anagement expenditures ? ····~~····~······ l • • • • 

• ,_. ! •'". 

20. Kindly a~~~~s. ~h~ adequacy. of .tl1.e .folJ~ow:i.ng resou..rees -available 

Very r.-ood Adeciuate Inadequate i. M,i.npc,Wel' resources Oo94. 

a. Senior level ·····~· •!II•·• ..... •.• •· .~·-··· ..... 
·o.. Junior level ,, ... ·- ,.:r .-. ....... 0 --.• ·•· ........ . , t". l" 

. 'Tecli'aj:ca'.J. (non ' ' . . ~ ·c·; Estate 
, Management) · · · : 

•••• . ..... .. . ... . . ..• . .. , ...... 
d .. Trades: men •'•:., ... -.• .... .... ·-· ... . .......... 

ii. Financial . .. . . • ••• .•. ···-····· . ......... 
iii. Materials al'ld equipment ..... • ••• ···-· ..... ·• ·-···· .... 

21.. In ad.dition to the above,. wlµQh of the following,a:r.e constraints 
encountered in discharging' property· rnana.gemen t function (Please tick 
all · relevant ones) · · 

i. Lack of authority to excercise fu.11 professional discretio~ 

ii~ I:nterf erence from top management/propert;~t owner 

ii.'b. CoJ.J.usion/connivance of st£tff with tenants·· 

iv. Lack of untlerstanding of the property management function 

(a) ,by t0nants (b) by top management (c) Landlords 

(d) .othe:r. departments 
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22. Of' aJ.l property management f'unctions carried out·which a.!'e the 
2 mosJ,; important (in rank order) in teJ;'I!lS of: · 

(a) Attention of Senior Level Staff require 

'·i •. 

ii., 

iii. 

' ......... e,. 0 ..................... ·•• ...... Q .................... : •.••••• 

•••••-,,••••·•••-••••••·••••••••••o•••••~•••••••••••fr••~••· 

a••.••·•.••·~••~••••••••• 8 •.••.o·••·•• ,••~,•,•.••.•• • •,• •·• •·• .-,.,• • • • •· 

( b) iotal. man hours required 

i. ·····~··········~·-····························~-~··· 
~i·~. • •.••.• ii •·•·• ·• •••• .•.• ,a. • ....................... ~ ••.••• ;. ;.. •••• 

iii • .- •• 4' •• •..• 0 ·- ••.• ,0 • ......... ., ••• • :. ••·t1••· •.•.• .,. ........ , .......... ·I····· 41! •.•.•. 

( c ), Amount.· of'.· reso:urces cons..UTl!e.d. 

(d) 

i •. 

. iia 

iiio- · 

Urgency associated and potential. loss 

i. 

ii • 

iii. 

•••••••••••••••••~•••••••••&•••••••••••••••••••••••••• 

•••.•.....•...• ~~····································· 
·················~···························~······· 

23. \vith respect to. management of occ~:p~e.d premises, az·e in:spEiotiori 

,carried out (a.) :rJeekly for . (b) Fortni~tly (c) Monthly 

(d) Quarterly (e) Annually (:r) Other (spec:i:fy) 

If .necessaz·;y-, please explain ..... ·o ................. ~ ••• •••'•• •••••• 

,• ~'•·• ••• ~· ••·• ,•·• ·~ • • ~ o !9 • • • • •·•.• •,- ~~,.o,~ !' i.•-.• 9' • • • • •·• • • •• • • •,• • •~':!-•-• ·•·•·~ • • 

••••~••••••••••••••••••••••••e•••~·~•••••••••••••••••••••,•••••~ 

24. What,kind o~ maintenance programm~.do,you have? 

(a) Routine maintarumce (b), Pia,n.'1.ed maintenance 

(c)" Ad-hoe (as need arises) If n~CeSSB.r'Jr please eiaborate 

25. With respect to occupied premises, do .YOU l~ve a te1iant ·satisf'a.C-:. 

,tion evaluation programme ? (a) Yes (b) No 

26. Do you bave a high vacancy pmblem in your properties? Yes or No 

27. .If' Yes!) which prope1•ty JW~~' by location, are more e:ffected ? 

i. 

ii. 

iii. 

Type of property 
~ ••• • .... 1111 .,,. • •••• e. •,a 0, a 4 .. •. e •· e •• 

. .............................. ·-· .. 

Ipcation 

• • • • •·o"•• • • • • 

. ........... . 

. ········ ...... . 
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. 'I 

28. Jiith resnect to, rentaJ. .,nro,,Jlert~: ·, 

i.· are rents paid (.a.) by cash (b) by chequ:e 03: money order 

ii •. are payment (a} sent t..l-J.rough the. mail· . 'J' 

{h) collected by- of'ficial ( c) .sent in by band by tenant. 

iii.. are dem&"ld :notices -sent: (a) before paymexrt i~ due 

(b) - af'ter payment is overdue (c) ,bo,th before ancl after 

iv. ·Do you have an active deliquent-tena'Ylt eviction programme ? 

(a) Yes · · '(b) · No· · 

v.. Would you say defaulting ·tenants are: (a) Never prosec1x'.;ed 

(b) Sometimes prosecuted (c) Often prosecu,ted for recov~ry. 
vi. Do you make use of debt collection agencies?· Yes or No 

vii·~ Do ~,1uu have -t;enants A,qsociatioi1s in your managed properties ? 

·(a) A.11 (lJ) Some (c) lifone 

·viii. Do you encou..,:,age T<".na.nt Association. in managed properties? 

(a) Yes (b) No_ 

On the average, ~rha-1; is the vacancy :rate of the following 
relevEmt kind· of· propert:Les in you:L"' :portfoli9 •. 

%YQe 2! ~.12§1~ l@:\ge 9:f Vaca.n-9:_ Rate 

. (a) Residential properties 

*flats ... ,. 
i'n~p1exes 
*Single occupati~n Bungalows 

(b) Office space 
( c) Commercial p1.'0perty 

.;} Shops . 

* Warehouse 
. . ''' ' ' . . . ( ) ·d Iudu.st--rial. propei'ty ~ · 

, ~ ~ , ' ., ... 

On· the a;erage, t.f.bat is ·the· range· of return• on investment on 
the. :roiiowin}g ld.nds. ;f'. proper-He~ fu yo~1r portfolio 

Type of Propert-y 

· {a.) Residential. ?-.coperties1 

0
..-· • Flat/apartments 
* Duplexes, 

-K- $:i.ngl~-OCC~t)atiOJl 
Btlllc,o-e.lows 

· {b) Office_ Sp~ce 

Range of Retun:1 
' ' . 911...:fu.:Y.~~ 

Information no.t 
available 
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Type of Property 

(c) .CowJUercial property 
-:f 

* 
Shops 

Warehouses 

(d) Inclust:r:i.al prope:t:·ty 

P.1:,.nge of Return 
_9n invcntnont 

290 Do you hn:ve iYJ.-h.ouse repai:r workmen ? Yes 

T.rJc·1.nk you. 

Information not 
aveJJ.able 

or No 
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APPENDIX 3 

LAND ALLOCATION IN RF.SIDENTIAL DEVF...LOPii/JENT 

IN NIGF:RH CI'1'IES 

lend Use 

1.. Residential (Tosrelling plots) 

2. !Dcal/I?eighbourhood shopping (M9.rkets) 

:;. Parks 11 Playgrounds and other organised 

open spaces. (recreation) 

4. Reacts and Street 

5. Public and Semi-public Uses (Schools, 

Clinics 11 worshipping places, cemetries, 

etc.) 

% of Development .Area 

50 - 60 

3-4 

10 - 12 

15 - 20 

15 - 20 

Source: Va.gale, L.R.: Ha.nual of space studies for Urban Development 
in the Wester-.a State of' Nigeria ( 1977). 
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APPENDIX 4 

PHYSICAL CONDITION OF HOUSES IN smm 'IOWNS 

Estimate of Estmate o:f Perc-entages 

Tomis 
Total Number Total Number Fairly of Ilou;3es of derelict Derelict Good 

builc1int,as Good 

1". Aba. 103,-000 1 o~ooo 10.0 60.0 30.0 

2 .. Benin :t10,000 17,000 15.6 41.,7 52.8 

3. Calabar 24,000 3,000 12 .. 5 45.0 42.5 

4. Enugu 127 sOOO 28i>OOO 21.7 46 .. 7 31.7 

5. Ibadan 355,000 64,000 18.0 50.0 36.o 

6 .. Jes 72,000 19,000 26.8 36.6 36.6 

7o Ifa.710 235,000 24,000 10 •. 0 2s.5 67.5 

8. U4:,0'QS 645,000 103,000 16.1 55.a 23.1 

9. Maki.u:tli 16,000 9,000 12.5 53.1 34.4 

10. Onitsb..a 176,000 7,000 3.9 43.1 52.9 

11. Owerri 24,-000 4,000 18.0 41.0 38.5 

12. Port-Harcourt 159, OOO 37,000 22.5 55.0 22.5 

13. Sokoto 88,000 4,400 5.0 75.0 20.0 

14. Yola 12,000 3,800 31 .. 7 56.1 12.2 

Source: Extracted from PAI il.ssociates: A Sector Plan for r<1anaging 

· the Nigerian Environment, 1983 - 1995 Ibadan ( 1984). CODESRIA
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DEFINITION OF itIE TRADITIONAL AND MODERN SEGMENTS: 
IBADAN RENTER HOUSING SUB-MARKET 

Segment 

TRADITIONAI, 

MODERN 

Source: ARIHAB, B.C ~ (1991) 

Neighbourhoods 

Beere, Ogv.nmola's Compound, Cke Iada, 
Mapo, Oja1ba Olupoyi, Oritamerin, 
J\.lekuso, Oriolowo t .Ay(!!Jre, Yeosa 
.Agbede .Ad.odo, Oke Are, .Agbudugudu 
Odoye, I~i--Ke 1 · Isa.le Alfa, Iabiran, 
Beiyeri.wJm; Itabele, Olttgbode; Ogbori
efon, Ora?iJniyan, Isale Jebu, Idi .Arere, 
Omiyale, Ita Agba .Aldn, Kobiowu, · 
Kobomoje, Ita Ege, Isale Osi, .Akm:'O,; 
Gege. · '':' 

.Agbowo, Adamasingba, Sabo, r-1okola., 
U .. I:; Sango, Olopomewe., ,Ijokodo, Akuf'o 
Road, nodija, Secretariat, U.C.H., 
Apete, Ju-my Ba.rrack-3, Oke-Ado, Molete , _ 
Challenge, Polytechnic Area, Liberty;.· 
Sta.clium Area; Ring Road, Oluyole Estat$ 
Orita Podo, 00:o--Ona K€¥:{ere, Jerieho, · 
Alalubosa Onipepeye, .. ~a.re Elero, 
Eleiyele, Samonda., .Ago'J.pke, Odo Ona, 
Moore Plantation, Apatli, Abeoktjts 
Road., Orogv.n, .Ajibode/ Ojoo~ New k,emy 
Ba.r.t-.ack Area• 

.. ···· 
., ... 
r 
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APPTIJNDJX 6 

DESCIPlT!Ol'l OF CLASSES .OF PROPmllfiES Iii IDA1)&l 

BUNGALOJYS oa FLA.TS 

Co:ri..st:rucJcion 
Materials 

Wall Finishing 

Electricity: 

Tap Water; 

Well Water: 

Kitchen: 

Bathroom: 

Co.,.."101:rt sandcrete blocks; reinforced concrete 
upper floors, c01nent sandscrete, tiled o~ 
te:r:i:-azo f loo:r finish Balconies with i:·r.rought 
iron gua...""iis, burglar proofing or windows .. 
Flush doors ol' c:r:i ttal hope-type cloo:rs •. 
.Asbestos ceiling cor.c',_igated iron or 
asoos·tos :r.~oo:fing .. 

. Cement sandsc1'ete finished.. Painted 
internally and externally. or with 2.1,y:rolean 
finish externally. Bungaloi·TS may have wood 
:paneling. 

.Available 

.Available taps in Kitchen, bath and wash 
h.."'ll'ld sinks. 

!Jay or may not be available .. 

Provided for each flat or·. bun.:,P"a.low with 
K:i:tchen sink, may have draining boaros, 
a lander and a · pan triJ. 

One for each flat or Bunga.lot-1. '.riled to 
a height of 2m equipped w;ith Bath and 
shower, 

water cistern toilets, one :for each :flat. 
Bungalows may have two 

t-lODERrl BMZJiiIAN-STYIE HOUSE 

Construction Materials~ 

Wall Finishing: 

Electricity: 

Cement sandscrete blocks, reinforced concre~i;e 
upper floors: cement sandf?crete floor i'inish. 
Balconies with wrought iron guaros, burglar 
proofing on louvre windows for lo.test deve
lopments wooden wi."1.dow for grovnd floor 
:rooms, flushed or wooden glazed doom, 
asbestos ceili.."lg, co~.rugated iron roofing. 

Cem<.mJG sw.dscrete finishm. PainterJ. inte!"* 
Uc'1.1ly and externa,liy or with ty:role:,ari fi?lish 
externally. 

AYa:i.lable. 
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310 

Tap water: 

Well: 

Ki.tchen: 

Bathroom: 

Toilet: 

EA..R.LY BRft..ZILIJJl-STYLE ROUSE 

Construction Materials: 

Electricity 

i'ap Water: 

t'lell 

Kitchen 

Ba th:room: , 

Toilet: 

Available in bathroom and tap in the 
back o:f.' house 

May or may not be available 

One provided for each :row of 4 - S 
rooms on · the same floor · 

011e r.>.rovided for each :ro-i'l' of 4 - 5 
rooms on the same floor. 

One water cistern toilet for each row 
of 4 - 5 rooms on the same floor. 

Ce.inent sa:ndscrete blocks or dried mud 
blocks, wooden first floors. Cement 
sandscrete floor :finish. Balconies with 
:reini'orced 00ncrete guaro.s., wooden 
glazed w:l.ndow. Asbestos.or card-board. 
ceiling corrugated iron roofing. 
Cement sandscrete finish painted 
inte:rnally' and externally 

Available 

Available in better types,. ·Not available 
in oider ones,. 

Usually provided 

One for a floor of 8 ~\+i rooms. In;; 

some cases, ldtchen is built some distance 
from main building or ,a simple structure 
may serve D.S ld.tchen. 

May be buiit some distance from main 
building or sL"[)le structure may · serve 
as l,athmom. 

Pit latrine or pail system built some 
distance :t':rom main house,or kitchen-. 

TRADITIONAL cor-U'OUND UNITS OR t'IODIP]]]D B.RAZILI.fu.~ 

I.IJud walling, beaten eartl1 or cement san<.1 
screte f1oo:rs 1 small wooden windows.set 
high or normal siz~ windows in modified. 
Brnzilia'!'l types~ Mat, bamboo or card
board ceiling, In some cases, absent 
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1-lall Finishing: 

Electricity: 

Tap Watert · 

i1G11: 

Kitchen: 

Bath...room; 

Toilet: 

Building usually p..1.rt of a compound 
or an agglomerate of houses 11.Agbo,-,Ilell .. 

Front facing road may be plastered 
u&·ually not rendered internally. 

May or may not be available 

li!one 

May or may not be available. One may 
serve a compou.a."'ld or 11.flgbo-ile" .. 

Cooking done iu an out house or in 
open when coold.ng permits. 

Simple out house uncovered. Pieces 
of stones as floor. Bathing alter-
na.tiv~ly done in a stream~ 

Compound w.ay h2.ve a. single pit latrine 
usually :none. 
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.. : -· ;\ _/~'.~~·,izi9;~ 
'<' ~, / ··-:.... ·;,., 

~ifilIX 1 llily '-.;~~:~;~; 
IN THE PRICES ,QF SELECTED :BUILDING J.l'IA'.l.'ERIAW,) ·~ I ·~~ft~4::·, /J ~f 

1 984190 ~·~··!i I · - , ·'1 ."' ~ 

+W:fcF~i(i1) : ' ' \'.~:~JJ!}):{;J!l 

TRENDS 

1984 1 985 1 986 1 987 1 900 1 989 1990 1984 - 1990 ------------------------------~·--
c.r.s. (15) 

Asbestos Roofing 
Sheet 

-(4 1 x 8 1 ) sheet 

.As~estos Ceiling 
8' x 4' sheet 

Ha:ro.board 

100 

30 

8 

i5 

38 

10 

20 

180 

38 

12 

20 

220 

45 

13 

25 

260 

55 

. 16 

35 

350 

65 

19 

50 

520 

120 

30 

75 
225mm Sandcrete 
blocks 0.50 0.90 0.85 0.85 1.50 3.50 3.50 

Sharp Sand/trip 

Cement por 50kg 
bag 

Gloss Finish 

Emulsion 

PVC<Floor tiles 
225mm x ?25mm 

, ' Ceramic floor 

40 

20 

15 

50 

title (local Carton 20 

Flush door 32mm. 30 

w/H basin (weal) 48 

50 

27 

17 

50 

22 

35 
55 

60 

30 

17 

67 

25 

35 

70 

75 

20 

65 

25 

88 

80 

27 

90 170 

35 53 

70 140 160 

35 '65 75 

88 · 95 ' 12D 

37 45 60 70 

50 68 95 165 

85 160 190 280 

White we suite 
(local) 130 135 140 170 250 360 750 

.Ariston Water 
Heater-

350 360 600 650 650 800 1 , 200 

Bath Tub 400 

Gravel 3/ 4-1 11 
/ 4 rip 11 0 

1 6mm H/T :rod/length 14 . 

16mm m/ s rod 11 1 0 

20l!l.m H/T rod 11 20 

20mm m/s rod" 18 

25mm H/T rod 11 30 

25mm m/s rod 11 25 

480 

130 

25 

15 

27 

25 

35 

35 

540 

135 
·28 

28 

35 
30 

40 

45 

500 650 700 1 '350 I 

150 200 260 350 

40 60 150 110 

40 60 150 110 

~o 90 190 170 

45 80 170 120 

80 110 330 350 

90 120 350 350 

200.00 

275.00 

400.00 

600.00 

325.00 

783.;f3 

100.00 

400.00 

140.09 

250.00 

450.00 

433.33 

476.92 

2242.86 

237.50 
218.18 

685. 71 

00.00 

750.00 

566.67 

1,066.67 

1,300.00 

Source: Nwuba~ Co (1991): ''Private Urban Development in a depressed 
Economy" NIESV Conf'erence Paper, Kaduna, 
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