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ABSTRACT

The rental Housing Market Subsector in several cities of Nigeria

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

escalating rental prices of various categories of rental housing.

This study represents an attempt to analyse the factors which are

responsible for these rental levels with particular reference to the

rental housing market in Ibadan, Oyo State of Wigeria.

Specific objectives of study include:

(1)

(iv)

To examine the socio-economic characteristics of
rental households in regidential districts of Tbadaie

To analyze the rental price levels in the residen~

tial districis.

To examine the relative importance of the factors
affecting rental price levels in the residential
districts.

To compare and contrast the existing practices of
rental housing management between landlords of
rental properties and formal property management
companiess

To make appropriste policy recormendations with a
view to achieving a more functlional, effective and

efficient rental housing delivery system in Nigeris.

In pursuance of *he objectives of study, primary data were obtained

from two main sources. Firstly, data on socio~economic characteristics

of rental households were obltained from questionnaires administered on

rentsl households in the residential districts in Tbadan. Secondly,

data on rental housing management information were obtained from another

set of questionnaires sdministered on a sample of 50 Estate Surveyors

and Veluers at their work places.



The secondary sources of da'l;a included several pﬁblished documents.
and recoids of established goveﬁment corporations, agencies and mini-
stries as well as the Central Bank of Nigeria. .

The data for the study was enslysed with the aid of descziptive
statistj.dé'r«ri’bh respect to data connected with the socio-sconomic
' characteristics of rental households and data on rental housing manage-—
ments In addition, inferentizl statistics (correlation and mwltiple
regressibn)vérere used in analysing the factors influéhé;’ng rental Iwels.
“The résults were supplemented with some sketches of exi)lamtions- such
as the qualitative differentiastion among the residentié,l distﬁ;'ic'l:s.;

With wespect to ‘the'high density regidential distriet, the study
'-shoued (:m terms of the velidation of the original hypotheses) that
rental levels have largely been positively z.nﬂunnced by income and
cost of cons’cructzon. In the medium density area, th‘e only factors
which were found to have posiﬁi%}é significent influence on renb were
cost of dénstmction, averaée price index of building materials and
lending rate. In the low density aréa, income, average price index of
building materials, lending rate and inflation rate were factors found
to have positive significant influence on rental 1evéis.

Based on the findings of study, appropriate nolicy recozﬁmen&a-— |
tions were offered with a view to achlemr:g 8 moxre .w_nctlonal eff ectﬁre
and efficient rental housing dellvery sys‘bem in i\}':.gerla. 'Ilhese :mclude,
:mter-al:.a, fac:.llta.tmc, land acqulsz.t:t_on for hous:mg development, |
nobilis ing adeguate finance for housing development and reducing the
cost of fm.nce, dew elop.mg local building material fesourcos, 'Eeduc:mg
cogts th’i:'ouga cheap and functlonal designs and cevelonmenu of‘ effective

and efficient rental housing management and maintenance strategicsSe



CHAPTER CNE
BACKGROUND AND OBJECTIVES OF STUDY

1.1 INTRODUCTION

The rental housing market is the segment of the housing
market which is concerned with the letting of ﬂhousing unitse
There are other smaller sub-markets &ithin this market accord—
ing to housing types. Thus, we have markets for tenement
properties, blocks of flats, self contained bungalows and
duplexes. The other seguent of the housing market is the sales
housing sector which refers to the market in which houses are
bought and solde. This thesis focusses on the rental sub-sector.

By housing is meant here not only the shelter structure,
but also the lot on which the shelter stands and the services
provided to the lot such as water and energy supply, waste dis=~
posal, drainage and fire and police protection.

The rental housing indusitry in a large city can be
deécribed as & case of monopolistic competition among a large
group of sellers (Rapkin et al, 1953). The product is differ-
entiated by quality, location, lagyout, rooms per unit, and the
like., Hence, within each of the smaller sub-markeis, different
rents may be charged based on the quality differentiations of
the individual units. In general, the number of sellers is
large encugh and the largest firm is small enough in relation
to the size of the whole market so that the effecis 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-

titora



The supply of space offered by the rental housing industry
takes the form of a distribubtion of space by rent level per room,
with the higher guality units commanding the higher renis. Within
this rent, quality distributions are constrained cnly by the housing
codes. The building owner can "move" his building either up or down,
depending upon possibilities for profit indicated by the markets
He accomplishes such a move by remodelling, by varying his outlays
for meintenance or operation, or by some combination of these threes
At the same time, expenditures by consumers in the foxm of rent paid
provide a market evaluation of the services provided. In general,
the higher the quality of housing sexrvice offered, the higher the
rent consumers will pay. Depending upon the problemd;ﬁ;hand, the
output of service in a given building can therefore be measured
either by the annual cogt of factor inputs - or the annual gross vent
receipts. Of course, rent and cost are acceptable units of account
for intertemporal comparisons only if we abstract from cyeclical and
secular changes in price:{ieiibrun,. 1964).

Hental housing investmenf does not exist in isolation. Rather,
it is in competition; for the available meagre resources, with an
endless arrvay of investment opportunities in the large investment
markets Company shares and stocks in the stock exchange, property
bonds in insurance cqmﬁanies, property shares in property develop-
ment companies, debeéture stock and of course giitﬁgggédﬁﬁébﬁéitiésL
jssued by governments There ave also invesiment opportunities in
agricultural production, manufacturing and general merchandising
business. JImplicitly, therefore, an investor in wental property must

have been motivated by cerdain fundamental factors. However, a very



significant advantage;} to property owners of investing in rental
property is that they can refinanee the property and borrow money
for other purposes,; such as fixing up the properity or using the-

money for other investmenis or personal uses.

Alternative opportunities in the rental housing sub-sector
include tenement properiies, blocks of fla,ts;g bungalows and duplexes
and mgissonnettese. A prudent prospective investor will study the
demend patterns in the market before a decision to embark on deve=
lopment so as to provide real estate product that will satisfy his
investment objectives and at the same time to meet the requirements
of the potential final users. However, no mahier the alternative
development copportunities ophed for, a basic consideration to always
bear in mind is that private housing development for a private mavket
is firat, last and all the time a business operation conducted for
profity and the merdit of decisions is always judged by their effect
upon profite

The quality af service offered is one of the variables that
the qumer of a rental structure cen manipulate in attempting to
maximize his return (Heilbrun, 1964 ). This quality depends upon
three elements: (i) the original cost of building the structure
and subsequent investment in remodelling, if any ~ these expenditures
establish the spaciousness of the aparitment units and determine the
kind and extent of equipment they contain (ii) thel level of quality
at vhich structure and equipment are maintsined (iii) the level of
operating outlays thai ithe owner applies to the given siructure and:
that determines the quality and extent of operating services he can

offer, Two other factors thet have important effect on housing

e ———— e e - e
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guality when broadly defined are the social characteristics of
tenants and the quality oi the neighbourhood as an environment.

Marketing rental housing is different from marketing for -
sale housing, Jjust as marketing single=family detached houses is
different from marketing town houses. The iools may be ihe same
but the technigues are differentaﬁgr rental housing, a venlal manual
is normally prepared which includes flooxr plans, a rent schedule; a
sample lease as well as detailed information on the buildings and
amenities and possibly information on the developer's reputation.
In the model rental units,a developer would stick to standard itemse.
A‘developer would not include any bullt-in-items which would nct be
inéluded in the rental units. Newspaper advertising is a must for
rental housing because people looking for apartments or houses
always read ithe classified sdvertisementsa. 4 developer should not
overlook the fact that satisfied tenants are typically the best
rental agenise. In addition, a simple "for rent™ sign in frent of
. the development can help reﬁt unitss

The developer of rental housing is faced with a unique problsnm
(O'mara, 1978). He must comstantly mexzchandise his projects If
buildings are not adequately maintained and if repairs are nci made
pyouptlys he mey be faced with many vacant units. After development,
he is in a sexvice business. idequate management ils thus a rental
developerts biggest pluss Supervigion of maintenance should cavxy
top priority, and most cemplainis, unless they are majory should be
handled satisfactorily and quickly $o0. Tenant coumititees or assoce
iations cau be formed especially in large projecis, to keep tenants

informed of problems or changes in management policies. They should



be fora in which to address and solve minor problems before they
becoue major ones. From the foregoing discussion, it could be seen
that rental housiug market by nature involves very couplex and inter—
acting decision networks with the three key participants being the
landloxds (eatrepreneur owners), the tenants (consumers) and gover~
mentte

Available literature on houging in Higeria is dominated by a
concentration on supply side. It has focusged on the study of
congtraints in the Nigerian housing delivery system and the formula~
tion and evaluation of policies and strategies for removing these
congtraints. Constraints have been identlfied as the xelatively
high ccat of inpuis in heusing developmenty bhe availability, cost
and terms of houging finsace, access to and coslh of acquiring title
$o building plots, limited ecapacity of the building industiy, as well
as bureaucratic botilenecks in the huilding plan approval process
(Wahab, 19783 Onibokun, 195763 19825 Seymour, 19783 Abiodun, 1930;
Falegan, 1980C),

The present siudy proposes o examine the problems of both the
Qémand aod. supply sides. This approach deparis from the existing
practice and so fills a gap in the "Utate of the irite On the basis
of the identified proliems, gppropriate pelicy recommendatvions will
be made with a view to balencing the demand and supply and thus

achleving equitye.

STATEMENT OF THiE PROBLEM

Some of the wmost important declsions of 1life concern career,

family aud housiogs There is no doubt about the importaunce of the

first two, but the concern here ig the housing decision. Housing



is one of the three basic needs of mankind and it is the most
important for the physical suxvival of man after the provision of
foed, It is also one of the best indications of a person's standard
of living and of hig 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 6f the house is part of the very spirit of life and prosperity
of the society (Adeniyi, 1972).

Housing is awong the most lmportant declsions for several
reasons. Most families spend over 30 pexcent of their gross income
on housing {Ismails 1991), which is ysually their largest expenses
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 rumniang errands, and it has a large part in determining
our social contacise. Unfortunstely, in spite of its significances
housing remging one of the world's most pressing probleus, one which
is continually growing.

Housing difficuliies, particularly of low income groups, have
been complicated by conditions peculiasr to developing countries with
rapid growth, inflated real estale values, specualtive activity,
influyii of poor immigrants and lack of planning. Housing problems
and therefore, housing needs are manifested in overcrowding, in poor
and inadegquate soeial gmenities, 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 overs
crowding of buildings in sccessibility within residential areas and

in the scarcity and high cost of building materials (Onibokun, 1982);



The problem of houging provision either individually, co=-
operatively or by the government is more critical now than ever
before in most developing countries. Various estimates by the United
Nations Cenire for Housing, Building aﬁd 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 consiric-
tions and replacements in the developing world would be beiween 886
to 1,052 million while studies, since 1970, have shown thal the stock
of new housing added to the old stock is decreasing most rapidly iun
the developing countries because of their proverty and their under—
developed economy combined with their poor technological development
(Olateju, 1990).

In Nigeria, in particulszy, the housing problem in many of her
touns acd cities is quite acute today. As observed by Wahab (1990),
this situation has not suddenly occured but there has been s build up
over timg. Past governménts‘ efforts to tackle the problem through
direct intervention (construction of houses either %o let or sell)
has failed to achieve the desired resulise. This failure, he abtrib-
uted to (i) the adoption of high standard of housing determined by
material specificaﬁicn and space per housing unit (ii) the level of
houging finance and (iii) the interest which home loans have atiracted
over the years from 3% in 1975 to 19% in 1990 charged by the Federal
Mortgage Bank of Nigeria (Wahab, 1990).

In the country today, the real esiate secior of the economyy
like other sectors of the economy, has had its own negative sghare of

the present economic predicament in the country, with the high infle



ation rate further compounding the problems of housing developmente
Characteristicallys it has always been a question of perpetra.tihg
increase in vecency rates and redugtion in rental incomes of LUXUTY
properties, acute shortage and escalating xents of low and middle
income rented accommodation and asitronomical rises in the prices
of building materials for construction and maintenance (Ashaolu, 1986).
The crigis in renial housing has come to the forefront in many
urban centres in Njgewias Concentration of industries, employment
opj;ortunities and other basic human infrasbtructures in a few gsiate
capit.a.ls and other advantoged cities act as a pull factor cavsing
an uncontrelled migration fLrom the rural areas to these few urban
" gentres. Perhaps, one of the im_porfant problemng ereated by this
uncontrolled migration is inadequate housings Various studies have
ghown that inadequate houging is the coaseguence of rapld expansion
of uvban population (Mabogunje, 198l4; Abiodun 1976; Unibokun, 1986 ).
The problem of inadequate housing is compounded by the devalua=
tion of the nairs through the Foreign fxchange Market which has
reduced xgal income. With reduced veal income and high rates of
infiationy an zverage family cannot afford to save substantiallyy
if at all, towards the bullding or purchase of its own housg.
There is a large digparity belwesn the huge cost of housing and
the income of yprospecitive home ouners, To illusirate the enormity
of the problem, Wzhab (199C), compared the cost of a wing of a
duplex at the Dolphin schems in Lagos which was 850,000 with the
¥25,;000 consclidated anmual salary of the .Dire@bor Generals in the
Public sector and suggested that to bring about normaley in the

houging market and promote affoxdabilitys it would be necessary



to eltner reduce housing cocst qr) increase the income of the people
substantially. Furthermore, many rental property owners aré concerned
that operating expenses ere increasing faster than their rental income.
Apart from the problem of inadeguate supply of housing and high
cost of malntenance, the tenazl‘tsi. vho agre already faced with soaring
cest of living under the austered climate, are digturbed with an
excessive house zenl in relation to thelr earnings. The consensus
of eopinicn in Higeria is that rapid urban growth has seriously agera~-
vaited the shortages of dwelling wniis in the country resulbing in
overcrowding, high rent, slum and squatter settlements {Onibokum,
1990)s is observed in the Third Natioral Be&elopment Pign: "As o
resull of acute shoridage of sulsable rental accoumodation especially
foer the low Jjncome groups in our major c;’.ties and towns, renis are
exbuemely high and the average urban worker ofien has 10 pay as much
as U0 percent of his monthly icecoms in rent. This is a major faptor
in the distoyticn of income distribution in favour of the property
owning class and consiitutes an obgtacle in the realisafion of one
of the long~ternm gosls of our development effcri « the attainment of
a Just and egaliterian scclety. There is no area of social servige
where the wrban worker in Nigeria now needs relief more desperately
than kmus:i.ng“,.“ﬂii‘l’;is- 1:§x’cei¢£;emén*t"5 iy -fore- valid {Sc}dgq} Lhen when it was mé.de. ‘
Substantial porticn of household budgeis are speut on housing
and related services, not only among wealthy but also awong poor
householdse. On average; households spend between 15 and 25 pex cent |
of thelr total expenditure on housing (World Bank, 1980) although
the share tends to be lower in some countries and may vary considers
ably betwesn and within income groupss Presently in Nigeria,

percentage of monthly income paid as rent has risen more than the



10

recommendation workdwide that nc employee should have o pay more
thau 332% of his income as rent (Iswail, 1991). Toe shortage in
the supply of housing has mede this goal seemingly unatteinable.

4g a result of this problem of excessive house reni, some
states in Nigeria have proposed edicts on rent control as a shorh-
term solution. The edicts threaten to curtail needed rent increases
and clear up the current imbalance of demand and supply of rental
properties. However, the enactwments of rent contwel ordinances have
caused goncern among aparitment owmers aud invesiors on whose assess—
ments of future income, decisions about the construction of new
agpariment struetures and the vurchase end msintenance of existing
structures derend heavilye

There appears a fundamental reascn why 1andloids-often fail
comply with rent regulations. The ?rincipal grisvance ig that aqthn

[ .
ocriged renis in many casses continue to remain I¥9zen at levels which,

because ¢of inflation,; long agv become obsooleite. They, therefore,.
gemand Key wmoney or oihwer forms of supplementary payments fLrow tenants
to bridge the gap between confrolled and market level rentg. Further-
mone, xent conirol or its pruspecits, adds an element of uxceritaindhy
td estimates of fwiure rental income. The wicertainty and concern
exist even though most rent control ordinances provided for ihe
possibility of some rent increases. Uncertaintiss exist conceraing
the types of cost increases that laudlords will be permitted o pass
through, the proportion of such increases that will be allowed to be

reflected in higher renits, and the speed with which political bodies

charged with administration of rent contxel oxdinances will reaet fo
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landlord petitions. Critics of remt control regulations have
alsco asserted thatlthe ordinances worsen the existing inadequate
supply of housing accommedation, adversely affect the ability of
the landlords o mgintain their properties and that rent regulation
has actually graduated te rent freezing in some states of the
country..
There are also problems related to government policies.
Past governments® efforis to solve the problem has not produced
the desired resulises 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 aveas identified by
Onibnknn.inc;udea
(i) Undue delay in the building plan approval process
(ii) Sub-division of large building conbtracts into bits (in an
attempt to encoursge indigeneous contractors to grow) which
makes economics of scale unattainable, and
(iii) The imposition of turnover tax on the housing industrye
The forces which presently militate against a solution to the
housing problem are philosophical and practicale First, there was
inertié.on the part of the state to accept social responsibility
$0 provide housing for the masses. Yhen finally the responsibility
was aceepted, a Land Usé'Act was promulgated whose operation was an
anti%h@éié Hto the objecti%e:of providing housing for the masses
and the antithesis manifésted itself in the disastef which the
Second Republic (1979 —= 1983) produced as ifs housing programme
(Ismail, 1991). These were estates which were wrongly located and
which lacked infrastructure and which therefore did not meet the

imnediate needs of those who required housing. This simply
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amommted to misallocation of scarce resources. The practical
problems include the high cost of land and a difficult supply 7
process for those who are able to pay the high cost. fThere is .-1"";?' c
also the high cost of borrowing.

from the above, it is submitbed that housing is a multi-
faceted problem whose solutions should be found through a comprehen-
sive examination of the various factors (Legal, institutional,
$echnical, efc.) which contribute to the problem. Briefly, the
problem is the need to ensure an adequate supply (Q_uali‘tatively and
quantitatively) of houses to match an ever—growing demand soAas to
produce rents which are reasonable to meet the resources of various
income groups within the comunity end which are equitable in terms
of reburns o investors in housing.

Several questions are considered relevant in the light of the
above exposition: UWhat are the problems of rental housing market
in Higerig? What are the factors responsible for the skyrocketting
prices of rental accommodation in Higeria? In the light of the
identified problems, what is the atiractive ness of rental housing
;f.w.s an imrestment medium compared with other investment opporbunities?
Vhat has been the impact of the various govermment policies on the
housing sector - particularly the rental sub=-sector? Finally, what
whould be the appropriate policy divections with a view to creating
a more functional and effective rental housing delivery system in
the coviltry? This study is intended to address these pertinent

guestions among otners.

OBJECTIVES OF STUDY

The study is designed towards accomplishing the following

objectives:
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(i) To examine the socio=economic characteristics of rental
households in.residential districts of Ibadan.

(ii) To analyze the rental price levels in the residential
districtse

(iii) To examine the relative importance of the factors affecting
rental price levels in the residential digtricts,.

(iv) To compare and contrast the existing practices of rental
housing management between landlords of rental properties
ant formal property management compauniese.

(v) To make appropriate policy recoumendations with a view to
achieving a more functional, effective and efficient

rental housing delivery system in Ibadane

1oy JUSTIFICATION OF THE PROPOSED RESEARCH

This study can be Jjustified on a number of groundse. Although
a 1ot of studies have been conducted in the area of housing market,
many of the studies did not pay attention to economic logic as
would interest an lgbate Surveyor and Valuervr. Alhough some of
the studies (Onibokun, 19783 Abiodun, 1980; Mabogunje, 198L) show
that inadequate hougsing is the consequence of rapid expansion of
urban population, a closer look at the propexnty market shows that
the situation in the market is moxre than that of inadequate housing.

Since the'ailing national economy has crippled the already
risky property market and with the prime peosition of housing in
human life, the need to understand the forces threatening its ¢
continued production and maintenance canroi be over—emphasized,

Svch a study would in tum help to illuminate a fair assessmeni



of prevailing public policies and exXpected steps alb sustaining
rental housing és ah indigpensable source of housing supplye
Expectedly, such policy formulation should be informed by a
-eareful understanding of the behaviour of participanits in the
urban housing markets. Infact 1% has been argued that little
information on maxrket behaviocur is available fto poliey nakers of
developing countries.

Such basic informaiion is needed for improve@ project design
anid evea more importently, fox improved sectox%ﬁi&e;pbiicigsf
Furthemmore, the general zpprehension of the slump in property
market requires an indepth understanding via eupiricael study to
illumingte realistic peolicy divecticnss. bHuch study weuld also
enable uwa to gel acguainted wlth the objectives, constrainits and
possible reactions io the veesent developments in the market of
the different intecesied groups in the rental housing markets
Bouging markets are localcand divevse., What is true in one city,
even within a country is noit necessarily true in anothery so it
is justified o extend rental housing market analysis to a wide
variety of placege

For the estate surveyor and valuer to ve able to offer
profesgional advice to the different interested psriicipants in L
the rental housing mazkei, he must be versed in its current oper—
ation which neceésitateg an empirieal study as proposed hexre.
Finally, active and efiicient government intervention in the
housing markeds require detailed knowledge of housing market

parvameters and problems. Infact, in developed countries, govern-
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nments have sponsored mgjor studies of housing markets which
were explicitly designed to facilitate choices among altemative
housing policy instrumentse In Nigeria most of the existing
gstudies on housing markei?iarely linked with policy gpplicationse
Furthergore little is known concerning the impact on housing
denmand of institutional features of housing markei such as the
availability of housing finance, rent control, or laus and
practices concerning fenure and occupancy rights, and little is
known concerning the xole of inflation on housing demasnd. The

present study will help fill this gap in knowledgee

METHODOLOGICAL JISSUES 1N THE STUDY

The research process gimg alb arviving at dependable solutions
to problems threough the planned and systematic collection, analysis,
end interprefation of data. According to Churchhill (1979), ths
process is a sequence of sieps comprising of the following stagess

(i) Problem fommulation

(ii) Research des;ign

(iii) Determination of Method of Data collection and design
of data collection methods

(iv) Sample design and data collection

(v) Heseaxch repori.
The rmethedology utilized in acconplishing the above sequence of steps
ig poxmally delercined by two fectors: The purpose of the research
study and the nature of the problem to be investigated., It is
nighly essential that there should be corgruence between ihe problem

being investigated and the methodology utilized. Churchill (1979)
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also identified the basic considerations involved in the choice
of analysis methoed, According %o him, one useful classificationg
of these_considera%icnsis that the appropriate technique depends
upon (i) the type of dabtar (ii) the research design, and (iii)
the assumptions waderlying the test sitatistic and its related
congideration, the power of the test.

HMoler {1980) provides much tighter classification of the
research process inito three categories namely, theoretical,
empirical and normative; and labels themr as levels of analysis
while at the same time emphasizing that they are iunterrelsated and
complementarys.

In the light of the sbove exposition, the following methodology
will be ubilized in epcomplishing the ressarch objectivess:

(1) The theorebical component

{1i) The empirical component
The theoretical component will provide theoreticsl models upon
which a conceptual foundsiion can be built for the empirical e
level of analysis. The conceptual framework would establishgﬁ
the relevent variableg}suggest the possible pelationships among
the variables and highlight specific hypotheses which need to
be investigated in this studys

Ihe empirical cemponent will involves

) GQuestionuaire suivey of a sample of rental households and

[N

estate surveying ané valuation firms in Ibsdan with a view
to eliciting their views on issues concerning the rental
housing marketas

(ii) Personal interviews of the officials of the Hstate and
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Planning Departments of Ministry of Lands and Housing,

Ibzdan, Oyo State,0ificials of the Property Uevelopment

Corporation, Ipadan, Oyo State%,Officials of Egtate

Depariment, Ibadan Municipal Government, Mapo Hall,

officials of Estate Department, Ibadan Municipal Planning

Authority, Ring Road, Ibadan, Officials of Lands Deed

Registrys Ministry of Lands and Housing, Secretariat,

-Ibadan and the Estale Surveyors of the Federal Morigese

Bank of Nigeria, Ring Hoad, Ibadane.

At the normative level of analysis, the purpose is to

‘synthesize the pueceeding two levels of analysise. This is

the level at which distillation and evaluation of findings /™)

are carried out upon which approprialte policy recommendationss

Having exsmined the implications of the resulits for fubure

resegrch, an attempt will be made to discuss the direction

that future research should take. Also, the practical

implications of the study for the urban rental housing

market in Nigeria would be pointed out in this final stage

of the discussione.

To carxry out the above levels'of anglysis successfully, wel
would need certain pisces of information. This is the focus of

the next section of this chapters

1.6 SOURCES OF DATA

The study will be based on daba to be collected from two
sonrces viz: Primary and secondaly SOUXCESs
The primary source will consist of structured/open—-ended

guestionnaires to be adminigtered on rental households at theix
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dwelling places and Bstate Sﬁrveybrs,and Valuers at their work
pPlacess The secon@ary~source will include the Ibadan Land Use
Map 0 be collected from the Ipadan Metropolitical Planning
Authority, the Ibadan base Map (Street Guide), property manage-~
ment files of Bstate Surveying and Veluation Firms, 0fficials
documents and records of established government corporations,
agencies and ministries, Jjournals of financing institutions,
books journals, newspapers and magezines and other relevant
literature.

One basie issue that will guide the chodce of information
required for the siudy is that in assessing dwellings, housing
will be seen in its multi~dimensional nature, that is, in rela=-
tion to the overall environments Housing should include, therefore;
the dwelling sitructure and design, the housing services, the inha-
bitant subsystem, the neighbourhood subsystem and the overall
management subsystem (T.N.0., 1975, Onibokun, 1973). All these
variables will have influence either positive or negative on the
inhgbitants' state of mind,

Based on this and relevant to the study, the gquestionnaire
survey will elicit information on the enumeration districts,
hovsehold chearacteristicsy dwelling structure and design housing
services and utiiities; rental price levels, public utilities

end the neighbourhood environment.

PLAN OF THE STUDY

In the light of the exposition about the nature of the

problem $0 be investigated in this study, the research objectives
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and the methodological issues, the remaining part of this thesis
is laid out as followss

Chapter two focusses on a2 mlti-disciplinary review of
relevant literatures. Heve attempt is made to review the pertinent
literature and to assess the extent to which the various perspec—
tive could be useful with rvespect to the problem being investigated
heres The chapter uses some theoretical models to build g concep=
tual framework which attempt to integrate the pertinent variables
from the perspectives based on the fundamental criterion of concepe
tual relevance to the research problem,.

Chapter three focusses on the case study = Ibadan the Capital
ol Oyo State and its residential sub-markeitse Issues examined
here include the historical and geographical background of the
city, the land use patternsy the types and patierns of Hesidential
Development, the trends in rental values, factors influencing the
rental levels and the residentiai property maintenance culture in
Ibaden. Also examined gre issues in rent reviews and the landloxd
tenant stalemate where landlords personally manage tenanted
properties.

Chapter four examines the research methodologye. Issues
discussed here include the nature of the data fto be used in the
study, the sampling procedure and the analytical techuniques
employed in the study.

Chapter five examines some socio economic data relating o

rental households in the rental submarkets of Ibzdans



148

20

Chapter seven presents the statistical resulis while
chapter eight distills the empirical xesulis of the earlier
chapters upon which policy recommendation and rental héusing
policy measures are baséd in chapter nine. These recomuendaow
bions and summery of findings, concluding remarks and suggested

future research direciion asre covered in Chapter ten..

SUMMARY OF CHAPTER

This is the intwxoductory chapter of this study. The
purpose is to present the object and the plan of this work..
Jssves deall with include the problem formulation, ths
objectives of study, justification for study and the method=
ological issues of the stwdys In the chapter which follows,

we will focus on the theoretical and conceptual framework of

the studye



CHAPTER TWO

THEORBTICAL AND CONCEPTUAL FRAMEWORK

2.1 INTRODUCTION
The purpose of this chapter is to build up a theoretical

foundation for this study through an extengive and multi~-disciplinaxy
review of pertinent literature. It is hoped that through such
reviewy we will be able to indicate the focus or orientation of
previous studies, the methodologies adopted in these previous
empirical studies, the findings of suckxéfﬁﬁiésﬁthe models tested
and by so doing identify gaps and limitations that will be considered
relevant for this present study. Such a2 review will also enable us

$0 build a concepitual framework upon which testable lypotheses can

be formulateda

2.2 REVIEW OF RELEVANT EMPIRICAL STUDIES

Bousing markets have been more intensively studied in the
developed countriesééﬁééialli'in the United States and Great
Britain@}ﬁﬁji&{fiéthe developing countries where there are few
empirical studies. The central concern of such studies have been
t0 establish: the relaticnship between residential location of city
dwellers and the differences in reutal price levels in relation to
other spetial economies sueh as accessibllity, household income
and expenditure. For examples, see Quigley (1979).  :Weicher
(1979) and Deleewd(1571)e

The assumption made as regards 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

21
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giving the rent = offers of different households is a crucial
one for finding an equilibrum allocation of households to dwelling
of different ftypess. From the ecomparison of these rent = ofier
functions of diffevent households, the function relating dwelling
rentals to size in a merket equilibrum is easily deriveds Gener-
ally, a household zeni~offers ifunctions are related io household
inconmey expenditurs on other goods, location of employment and
accessibility o other places of iatervesd. The velationships are
subject to different and conflicting interﬁre%étioas and therefore
allocation of households to different dwelling types based oo
rental leveél camunot be explained singly by Jjust one rent—ofier
function but instead by a combinétion of theme ‘Ihis approach has
been pursued by past scholars when trying to relate the rent-offer
function to the variocus residential patternse

Therefore, in order to understand or explain the residential
Jocation of city dwellers, it is necessary to examine the rental
differences that leave them indifferent among locations with
different accessibilities. Thus Nelson (1973) argued that podels
that dexive compensating rent‘differentals have been used for this
purposes Such models focus on the differences in transporitation
cost at different residemntial locations in urbén areas. Rent Aiffe
erentigl among residential districts are then assumed to compensate
for these differences in iransportaticn costs. In measuring guch
rent differential among districiss the approach has been to use
cost incurred in movement 0 a single central lecatior within a

Ci"C.Y'e
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The adoption of such an approach has some inherent wesknesses.

In the first instance; there is overesimplification of transporia-—
tion measurement, iAccessibility is usually expressed ag the
physical distance to one central location. Obviously, accessibility
should include much more then a ceniral point distance and the
physical digtance measures. Consideration should be on accessibie
1ity to different locations such as employment modes; public
facilities, friends and relatives locations with respect to a
paxrticular household on one hand, and the cost and the time taken
in getting to these lﬁcations. %See Osaghde; Ighoko and-fadare, 1993)

Secondly, the welfare loss o the xresidents caﬁéed by a
gregter travel distance to a ceniral location is not measured
appropriately by the inciease in fotal transportation cosis. If
we congider an extrere gituation vhere transportation cost decrease
with distance from the eiby centre due to a rapid fall in the number
of trips made as the coét per trip vrises, then this would lead to
ingppropriate econclusicn sbout the behaviour of rents.

1t has been argued that if travel cost to work are nil or vexy
1ow, househelds will be prepared to pay the hiszhest vents for acco=
mwodation and therefore iive very close to their working placess

Blank snd Vianik (1953), {or example, noted that the most import=

ant factor in deiermining where an individual household will locate
is the distance from his or her job or businesg. idrnest and Fisher
(196L) also agree that the most important factor in analysing a
local housing market is the distance to employmént centrese The
assextion was supported by a 1964 survey conducted by the University

of Michiganis Survey Heseaxch Centre 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 impoxrtant factor (Lansing and Mueller,
1964).

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

used the "Travel Cost and Heousing Cost Trade-off Theory" propounded
by Wingo (1961) to explain the changes in residential locations of
urban dwellers. The theory assumes that households of the same
income group will be prepared to pay over.asperiod of time the sane
real aggregalte cogt of travel and housing. An increase in travel
cost foxr the households may lead to migration into areas of lower
price housese On the other hand, if travel cost decreasess the
movement will be to a more expensive housing. This theory assumed
the noxmal working of the price mechanism which implies that the
very high residential valueé?giose to the Central Business
District (CeBeD.) and the low in the outer sub-urban.

Households are therefore faced with the probiem of Jjustaposing
these various rent offer functions to determine its equilibrium
location in any urban centres. This is evident in Alonso's theoxy
of urban land markeb, where he claimed that "sgiisfaction is the
relevant criterion of opiimal location” for households faced with
residential choices. For a household, given his income and his
pattern of taste will seek an opitimal location to balance the
rental costs and bother of commuting against the advantages of
chegper land with increasing distance from the city centre.

"Paste™ in this regards has consideration for many households

needs that are competing for the household's income. Therefore,



the bid rent curve of individual will be such that for any given
curve, the individual will be equally satisfied at every location
at a price set by the curve (Alonso, 1950).

Studies have shown that renter households yespond strongly
'to réal income and to the price of housing servicés relative to
the general price level in their decisions about the quality of
housing services to consume (Deleeuw and Ekanem (197%); Turner
(1972); Muth (1978). But opinions vary widely about the price
and income olasticities of demand of housing. Sdme.researchers
are of the view thait since-housing is a necessity in some sense,
Then the quantity of housing demanded changes less %han DPTopoT~
tionally in response to change in price or income with respect to
price and income. In this school of thought is Hor%on (1985) who
opined that "because 0? ‘the absolube necessity of shélter, housing
stands with food very high in the order of urgency. Housing expen=—
diture accordingly do not bear a constant but a decreasing ratio
to income". Maisel (1953) offers a similar opinion to justify her
belief that Yhousing demand is highly inelastic with respect to price'.
But the coﬁverse ig generally true as many studies have shown that
high income households do not have to trade-off travel coats aﬁd
housingtcost ~ they can afford both. The rich geﬁe?ally prefer
housingaiaﬁﬁhe sub=urban where they can benefit from a better
environment and cpen space and where they can segregate themselves
from lower socio~sconomic group. It may only be within the outer
areas of the cities that sites are available for the construction
of new énd expensive residential dwelling.. »

Rether than 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« They have suggested a gradient.of increasing status
with distance from the city centre (Johnston, 1973; Ansa, 1980).
Ansa found out that income and education are very significant
variables in explaining differentiation in his study of Calabare
Becker (1965) came out with a modified technique to urban dwellers®
decision making to the theory of residential locations He posiu-
lated that the relationghip between residential location snd
housing rent can be constrained by the introduction of household's
incomes This can be called the "Consumex Full Income" whichk is
squal to the meximum income the consumer Can earn.

Tuccillo et at (1982) focussed on various housing policy
instruments and analysed their effects on housing markets. The
acope of their work is limited to describing programs and policies
that influence owner—occupied mortgage financing in some way, either
directly through the hehaviour of mortgage market institutions or
directly by subsidizing the borrower'!s interest cost. The authors
consider understanding of the effects of the various housing policy
instruments and their interactions imporitant in several ways:

First because it improves the formulation of efficient housing
policys Second because macro policies are 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 impoxrtant parameters,

making old regressions obsoletes
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The basic framework is %taken from Penner and Silber (1973).
The argue (i) that mortage market policies interact some reinf-—
orcing each other and some cancelling each other out suggesting
the importance of cowordinating policy (ii) that the use of two
policies that individuslly might improve the mortgage market
could, if pursued sgiuwulteneously, be much less effective and
(iil) thet pelicies that arc effective in one insititutional
climate may not be effcctive in anothers

The authore concluded (i) that the interactive effects of
these policy types mean that the impact of any particular set
of actionsg igs aepeﬁdnnt en the gpecific supply and demand rela~
tionships present in morigage markets at the time of the policy
neasure. Thisllsuggests that the use of forecszhing models o
asgess policy will produce misleading results unless the parie
meters of those models are flexible enocugh to accommodate a
nunber of situations (ii) that the interaction of various policies
reguires g co-ordinsted approach o policy meking lest the intended
goals of cue policy he uvninientionally thwaried by the impact of
anothers

Egckhoudt (1982) investigaies the effects of income-level
weertzinty on wwrban household bshaviours. The principal purpose
of the paper is to‘explore e theoreuloal isesues that emerge
when uncertsinty affects residential housing demané and locatiog,
igsues that are interesting in their own wight. The exercise is
not without empirical interest, however. AL present in mgny

couniries, unemploynent rates are relatively high, resulting in
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uncertainty on households income levelss That such uncertainty
can theoretically affeci housing demand and desired residential
location in urban aveas may be worth investigating empirically.

in econometric argument for the eumpivical significance of
the model is noted in the coneluding part of the work, The model
is gindilar to bal, except the imtroduction of uncertainty, gimpler
than those of 4lonso aud Muth and a comparative static analysis is
provideds

Andrulis (1962) considers the decision of an individual
household to change either itg residence, its woxkplace, ox
both, within an urban aves, when there is uncertainty regarding
the future characteristics of the new Jjob or the new residences
The decision of household to chgnge either its residence, or iis
workplace, or both simulianevusly, is treated as an endogeneous
decision made in the presence of uncertainty regarding the fubure
characteristics of the new job or residence.. This is analysed
within a model which is explicity spatiale. &isk gversion is
found to have implicatiecns for equilibrum location and the
decision o moves Furbher, the cosiwof risk are gqualitatively
different from those of fransaciion cosis and changes in commiting
costse The emphasis is upon the role of uncertainty, expressed as
the cost of rigk, but other cosits of moving are also considered,
notably transactions cosits and changes in commuting costse

Kent (1983) showed the relationships between income and price
elasticities which incorpéra.te various combinations of the three
decisions pertaining o the demand for housinge These decisions are

(i) household formation (ii) tenure choice and (iii) how much housing



t0 consume, given the household formation and tenure choice
decisionse Kent's work is important because previous works in
the area had some inadequacies. For example, Jaffe and Rosen
(1976) in developing a small model of the housing, mortgage and
deposit sectors of the United States economy, di;tingu@§ﬁﬁﬁ§9
household formation and tenure choice decisionsg. In discussing
the démand for housing, they use the number of units as the depen~
dent varigble; they do not discuss the third decision above.
Jaffe and HRosen do not discuss the relationships between jncome
and price elasticities incorporating various numbers of the three
decisionse

Similarly, in discussing housing demand. Byatt et al
(19?39 recognise that elasticities vary depending upon how ﬁany
of the three decisions are incorporated into the equation egtim=-
ated, but also do not show the relationship between the various
elasticities.

Brueckner (1986) developed a theoretical housing model
embodying the approach of the hedonic price literature. Instead
of focussing on scalar "housing service" congumption measure,
the model portrays housing as a commodity with two atiributess
flooxr space and yard spaces Degvelopers react to a consumer bid—
rent function, which relates dwelling rent to floor space, yard
spaces 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 whether yards are larger farther from the yrban centre ),

and a comparative static analysis of the housing market equilibrum
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is presented. Brueckner's gpproach differ 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
services" which is produced with inpuis of land and capital.

In contrast, the growing empirical hedonic price literature:
quigley and Grether (19 ) and Mieszkowski (19 ) is based on
the assumption that housing is a multifaceted commodity whose
congumption cannot be>captured by a scalar housing service
measure, DBrueckner's work is very significant. Although Hosem.
(197#) provided an abstract snalysis of the market for such a
commnodity, which we viewed as providing "implicit" markets for

ithe sommodity s various attributes, little effort has been

expended analyzing theoretical housing models embodying the
impliclt market approach.

Bruechner's work help tie together the divergent strands of
the housing economics literature by providing such an analysise
An uvrban spatial model is developed in which consumers value two
houging atitributess floor space and yard spaces. Hpusing develo=
pers take account of the eonsumer bid rent funciion, which relates
dwelling rent to floor space, yard space, and location, in choosging
the profit maximizing charascteristics of their housing complexes.
A& principal goal of the analysis is %o describe the spatial beha~
viour of the developer's choice variables. Yor example, an impor-
tant question is whether yard sizes in the model realistically

increase with distance from the central business district (CBD).
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The paper algo presents a detailed comparative statdstical
analysis of the housing market equilibrum, providing one of the
few existing examples of market equilibrum analysis in a Rogen
type framework. The analyses establishes that many of the results
derived by VWheaton (1982) for a simple urban economy where land
and s composite commodity are the only consumphion goods, also
emerge in & more conplicated and realistic model.

By making yard space a choice variable of the housing deve-
laper, the analysisAén Frueckner's work also eliminates an
unrealistic features of the standand urban model. In the stand-
ard model, housing services (which ave best thought of as the
services derived from floor space) are produced with inpubs of
capital W and land 1 accoxding to a constant relturns function
H(N, 1)s Now for this production to be well defined, the fraction
of the land input physically covered by the capital musit be spe-
cified in advances Thig follows because a fixed amount of capital
which completely covers a given land area will generate more sqpére
feet of floor space than the same amount of capital arranged vert=
ieally in a italler structure which occupies only a fraction of the
available land (some capital will be used up in stairways, shronger
foundation, etces)e To ensure that a unigue oulput of floor space
is associated with each inpul bundle, buildings must occupy some
constant fraction, say 75 percént or 100 percent, of the land ares
rented by the developer.

In the latter case, buildings ar&@_xa”ﬁeé,] and while the
model will accurgiely iepresent the d&gﬁtown areuas of mosty large
cities, it will fail to capture an essential feature of sub-urban

land use. Ipdeed, since the proportion of the land input covered
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by structures appears to decrease with distance from the BD in
cities, any model in wnich this proportion is fixed will be at odds
with realitys. 3By allowing yard size 1o be a choice varigble of

the developer, the model of Brueckner yielded a potentially move
accurate xepresentation of an vwrban economy.

Mas (198L) tests the hypothesis that information about
housing market activity and sbout specific dwellings becomes
capitalized into single fawily dwelling prices through a dise~
guilibrum adjustment processs A dynamic price adjustment model,

- which is an extengion of the standard hedonic model widely used
in the literaiure, is derived, specified and tested with both
micro and sggregated data from the city of Chicago and for the
period 1972 to 1976« The resulits show that from 32 to 75% of

the variance in dwelling prices, unexplained by the standard
hedonic attributes under assumptions of equilibrum, is explained
by market activity signals such as morigage interest rates and
neighbourhood transaction rates of the preceeding period.
Dwellings aboul which there is less information, making comparison
pricing difficult, are shown 10 command a price'premium.

The standard equilibrum hypothesis appears readily rejectable
and betiter predictions are obiained from the disequilibrum specifi~
cationgs Several directions for extending this line of research
are also discussed.

Fujita (1982) studied a simple dynamic model of :j;esidential
development with durable houéing, where all pouseholds are iden=
tical and all developers have perfect foresight. It is showm

that, unlike the case of static models, it is quite possible that
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house size decreases and thus population density increases with
diétance from the city centre and that the house rent curve has
positive gradient in certain area.

Ellickgon (1981) used the hedonic theory of housing markets
to generate a multinomial logit model of household behaviour in
an urban housing markéte Application of hedonic theoxry to housing
markets is fairly familiar and a link to multi nomial logit has
alsc 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 rurining
the psual loglit equations in reverse.

One advantage of this approach is that the link between the

logit equations zod hedonic theory involves bid.price@ﬁiﬁiﬁthhan
uiility functiong, and this in tucn persits the empirical resulis
ﬁo be given an extremely clear interpretation. Hurthermore in
contrast to the standsrd logii model, the extreme value digtribu=~
tion required io Jjustify the estimating techniques emerges endogen—
eously as part of the analysise

Lerman (1983) provided an alternative to Ellickson's multi-
nomial logit model of household bids for dwelling units by making
use of observable information on the price paid by ihe winning
biddere The alternative épecification mgkes it possible to
estimate willingness to pay for housing atiributes, which cannot
be obtained from Ellickson's modele Some methodological issues
arising from Ellickson's method of grouping households are also

examined,
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Gillingham and Hagemenn (1983) analyzed the demand for
housing services, integrating into a single analysis g systematic
treatment of several important conceptual and ;mpimical‘issues.
Their objectives were to (i) evaluate the empirical importance of
the simultaneity between the benure choice and consumption level
decisions (ii) analyse the relationship between household types
and housing demand and (iii) present new estimates of the para=—
meters of housing demand which are based on detailed micro-datae.

In the process, the guthors using Lee-Trost model ( IFB76& ) derived
and estimgted overall income and price on both the temure choice
and consumption level decisions. In the process of obiaining
these estimatess they treated other issues in the specification

of housing services demand equationss. First, unlike most previous
analyses, thig paper treats owners and renters identifically, using
a conceptually egquivalent measure of the flow of housing services
for bothe ©Second, it incorporates into their demand eguation the
impaet that federal tax regulations have on the cost of housing
services for owner=occupants. Finally the authors examine the
controversy which has avisen over the relative accuracy of housing
demand analyses based on iﬁgividual household and aggregate data.
The results indicabted that, at least for their e@éééfseéthﬁﬁigf}
data base, there is no evidence that pousing demand pavameters
estimated on micro data are subject to significant biasesa.

Kaneko (1983) presented =z model of a rental housing market
in which houses are btreated as indivisible commodities. 4 recur—
sive equation that determines a competitive equilibrum is provided,
and it is argued that this competitive equilibrum is representative

of the set of all competitive equilibria. Usiug this representative
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equilibrum, several propositions on comparative statics are
considered that have to dc with how the competitive renis change
when certain parameters of the model changes

In his woxk, Kaneko apart from ireatbing houses as indivisible
also consider that each household wants 1o rent at most one house
uwhile other consumption conmeodities are hreated as one composite
commodity which he called money. To examine competitive equilibria
in this maxket model, the paper provides a certain recursive egua~
tion that determines a competitive equilibrum.

Also, Hekart (1983), in an equilibrum model embracing land
and housing nmarkets ghowed that, given a perfect capital market,
land price and housging réntvare disconnected if specualtive (idle)
land holdings take place: Land price level, due to0 future price
expectations and the interest rate, 1s of no importance for the
rental price of housings. The latter is determined by the depre-
ciation rate, the interest rate and the coustructicon costs alone.
Taxing idle land heldingss however, is shown to lower land price
and housing rente The introduction of imperfect capital market
conditions into the analysis destroys the discomnection of land
price and housing rent gnd “high" land prices caused by "high"
future price expectations could well iﬂérease@ the rental price
of housinga

Bckarb?s vork is considered singificant foxy, lhough it is
common knowledge that specualtive activities take place in the
1and market, they have not been given alequate treatmentsin
micro~-economic modelling. In the models of Bentick (1972) and

Skouras (1978} only necessary conditions for the equilibrium
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land price are derived, Hence the relevance.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. Eckary's work provided a deeper understanding of

the role that land speculation plays in the determination of both

the land price and the rental price of housing.

In the framework of an equilibrum model, where every agent
considers both building housing wunits and holding idle land,
equilibrum levels of land price, housing rent and housing density
are derived, which gives some insight into the mutual relationships
between these variables.

Hamiltoﬁ and Cooke (1982) presented a model of the housing
market that takes account of both the durability and the non-
malleability of the housing stock, and estimated the time path
of the (ex-ante) rental price of housing between 1950 and 1975.

It was found that the price declined about 3 per year over this

- period. Their central assumpition is that housing is a putty-éigy

4ype of investment. Once amorphous regources are assembled into
’ to

"g dwelling unit, it is (economically) impossiblethgrade the unit,

The quality of the housing stock is improved oﬁly via replacemenita
There is some casual evidence in support of the putty~clay assum-
ption; addition and remodelling costs generaliy run substantially
above new construction costs The empirical question the authors
examined wag; How hag the renital price of housing changed over the
sample period?

The rental price was taken to be affected by a host of other
variables, including construction and finaﬁcing costs, the price

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

of governmental intervention in the housing sector and the economic

!
dine
2

rationale’; for them. The case for and éfficiency of this inter=
vention is then examined pursuant to two objectivess ensuring
the avallability of adequate and affordable housing to low iﬁcome
houscholds and encourgging home ownershipes The paper concludes
with suggested modifications that appear o be reagonable on
budgeting efficiencys, and political groundse

Quigley (1982) presented a methodology for exploiting the
non=linear hedonic nature of housing prices to estimaite the comp—
ensated demands of households for particular housing attributes.
The methodology is employed- to provide Hicksian benefit measures
of a particular housing subsidy program typical of those underw
taken recenily in developing couniriese

Goodman and Kawai (1982) examined housing demand by loéking
quite specifically at the income and price varigbles based on
individual household datas Permanent and transitory incomes are
computed through instrumental warigbles related to human and non=-
human wealth. A4 price is constructed by spatially varying hedonic
techniques separation of measured income into permenent and frang=
itory components substantially improves the predietive power of
the housing demand gstimation and leads to demand elasticities of
+1)and ~1 with respect o permanent income and prices The permanent
income elasticity is roughly twice the measured income elasticity.

Anas (1978) develops a dynamic model of the urban residential
markets Under specific assumptions about market behaviour on both

the supply and the demand sides, it is shown that cities grow by
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attaining a sequencé of ghort run equilibra. A set of gegu}s}lg%/,f
equations. is derived and through these the impact of growth on
the strueture of rents, densities and consumer welfare is analyzeds

The dynamic model explains the decay of the ceniral localbions
in large 0ld American cities. Housing obsclescence and abandone=-
ment arises under special conditions and is reflected in pogitively
sloped rent gradients in central locationss The well koown static
result of declining densities with distance from the centre is
shown to occur only under special conditions such as riging income
levels., Directions for further analyzing urban growth, by expands=
ing th':;fns dynamic approach are pointed oute

Stull (1978) investigates the asking rent behaviour of a
landlord with a vacancy who faces a kuown, downward sloping
rental probability functions. The shape of this function is shown
to be strongly dependent on the form of the undexlying acceptance of
rent digtribution and on the rate at which prospective tenants
visit the unite A varticular family of asking veni siralegies
is examineds. I% is shown that all of these strategies exhibit
a declining sequence of asking rents, and that the landlord in
choosing among them must balance his desire for rental income
against his aversion to walting.

Whitehead (1980) sets out a model which analyses whether
and how household characteristics affect the demand for privaie
rented accommodation. Uging a linear expenditure system, demand
ubility functions are estimated from deta colleected in the pri.vate
sector in central London in 1973 =~ The The result suggest thai

household characiteristics do affect demand for private rented
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‘accomwodation but primerily through the minimum level of consump-
tion of different housing.

In encther work (Whitehead, 1983), examined the major deter=
minants of the demand for finance for owner occupation and the
rejationghip between the finence and houging markeis. The study
concentrates both on ghort term factors and the causes of instab-
ility in flow of funds prices and output, and in the longer term
factors determining the demand and supply of owner oceupied hhousing.

4lso, Boehm (158} uses a "disequlibram™ model of residential
noblility to examine the effect of market conditions on the gobility
decisions of rentexr householdss The analysis shows that mortgage
credit terms and othexr housing costs play a significant role in
determining the houszhold's optimal housing choices and, therefore,
its intra=-metvopolitan mobility.

iorukho@_et al (1978) presents findings on urban pousing
preferences in Israel as reflected in the market prices of apari~
ments in the Tei Aviv metropolitan area. 'The differences in prices
sexve as judicators for the preferences fof the various gitribuies
of different dwelling unitse ‘The study islbased on the prices of
a sample of gpartments offered for sale in the Tel Aviv metropolis
tan area. Uging muliiple regression analysis hedonic price indexes
were obtained for a layse number of characteristics of the apart-
ment, the building, adjacent properties, the neighbourhood and the°
location in the metrcpolitan area. It was found that a premium ig
paid for characteristics which facilitate maintenance and for
features which serve as indicators for the sccial composition of{ -

the neighbours and their attitudes.
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]hspité of the significant contributions "che above review
had made toA i;musing market studies, certain gaps still exist.

| The 'f::i.x;'_s‘:t of these rélates %o the a?pmaeh gdopted in ear-
liér studies. Here, housing ﬁalue differen‘l:ialé are largely
assumed %o be de’cérmine& by the location of the unit in relation
o the C@tral Business District (CED) or journey %o work, thus
making hoﬁsiﬁg values a function of cost a.ndl distance to the CBD
(Yeates, 1965; Knos, 1968; Brodsky, 1970)e The problem with
those studies is that they are biased, in that the CBD is accorded
more imporitance than it really deserves vhile the effecis of other
related varisbles are neglected (Arimah, 1991). ‘

Although recent studies have modified this approach, to
include other relevant housing rélated variables, there exists
the issue of housing submarkets. A sizeable literature exists
vhich has neglected the issue of the identification of homogeneous
submarkets/segments of the entire housing market (Kain end Quigley, < ™.
19703 VWieand, 1973; Davis, 19743 Apps, 1973; King and Meizmskowsky,
197%s Richarxdson eb al, 19743 Harrison and Raﬁenfeld, 1978; Butlev,
1982). These studies use & common methodology., a measure of
héusing value is regressed on housing attributes drawm throughout
the city. |

To 'date, very little urban micro~economic analysis of housing
markets in developing countries has been undertaken.} Apart from
the studies of Follain and Jimenez (1984, 1985); Lim et al (1984);
Mayo and Mal pezzi (1984); Follain et al (1982); Jimenez (1982)

and Quigley (1982) of certain Iatin American and Asian cowmmtries,
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Hegbolugbe®s (1983, 1986) study of Jos stands out as the first
of such attempt in Nigeria. Thisvstaﬁé of affairs can be
attributed toz

(a) the difficulty associated with obtaining property values
in a developing country.

(v) the apparent belief that housing markets in developing
countries arve underdeveloped and inhabited by socioe=
cultural and political institutions which meke the study
of housing markets through micro-sconomic wéaalé unwan=
rrenteds and

(c) the fact that data from such markets are unreliable
(Dalton, 1962; Megbolugbe, 1986)

Ahumibe (1987) examined the relative performance of the
various categorieg of the rental regidential rezgl estate investment
in Owerri and therefrom determined the work rewarding invesiment
over the period 1981 to 1986, In the couwse of the study, he
rvevieved the cyitical enviyronment that has &ta@wed the nation
in the face over the period - an environwent of high infiatian,
highfunemployment rate decrease in salavies and wages and mosit
of all a dwindling Gross Domestic Product (GDP). The real estate
industry being part and parcel of the economy hag also had its own
share of the dold:um with declining property values,; geometric
increase in prices of bullding materials and cosis of financne
and consequently operating expenses of properties and landlords
suffering high rent colleciion loss.

Bgsed on the theorvetically expected response of the real
. estate investment to the econoumic climatve of the country, a set

of expected hypotheses were developed vize
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{i) an expectation of general increase in operating

expenses, stagnation in rentel values, and dec-

line of real egtate market valuess

(ii) increase in vacancy and rent colleciion loss
rate -~ that duplexes and bungalows will be worse
off than itenemenis and block of flalse.

(iii) Tnat the velative wisk level of duplexes and
bungalows will be higher than thoze of {ene=-
nent properties and flats.

inalysis of data collected from the Owerri renital residential
real estate market confirmed all the hypotheses exceptithat. it was
found contrexy to the hyrotkesis that the vacency rates of tenement
properiies were higher thsn those of duplexes and bungalows.
Explanation for this was found in the faet that the Cwerrd rental
property maxket is far frem being saburated and that despite the
economic depression/pffective demand g%ill existed for high class
residences. Another veason for the mesult of the hypothesis test
ig found in the special features of denement properiies: It acco-
nacdates a large nuwber of tenents in a building hence there is a
high probability that vesy often there must exist times when one
or more 0f the accomsodation wnlts will not be occupieds This is
iu copntrast with block of flalbeg or bungalows which have few number
of accommodation units ia a single buildingu

In the comperalive sralysis of the performance of the various
properties, it was found that tenement properties contrary to the
generally held view recorded the best performance over the period
uder review paridicularly in all issues of risk and rate of retume

However, wider the parameters that measured tenants' response to
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to the properties in terms of vacancy rate, rent collection~loss
rate and managerial intengity - tenement properties perfommed
badly, In this regavd, duplexes arnd bungalows proved to appeal
to terants most.

The result of the analysis showed that though an investment
may be managerislly intensive or demasnding it couvld still be a
very profiteble venture in all its ramifications@k%ékhibitiﬂg
how business and probably finaneial risks and high rates of
veturn. This is the case of itenement properties. Hence it is
erwoneous 6 attempt to eguaie the level of management demand of
an investwernt with the level of rigk inhexent in the investment.
Both could (or may net) be inversely related.

The findings of Ahwaibe's study make ii‘imparative for the
various interest groups in the real estate business - the invesiors,
developers, the government and the professional estate managers
to review their policies to conform to the prevailing circumst-
ancess He recommended a thorsugh appraisal of the economic
vigbility of an invegtment before commitiing capital to the invegi~
ment. Govermment should take positive action fowards the reduction
of cost of congtmuction by wveducing bank interest rates, cost of
Wwilding materials and the bureaucracy of iis agenciles aééociated
with the construction industry. Lastly, he recommended that
investment in tenement properiles should be embraced by investors
and developers because it is a fertile ares and government should
give incentives to the developrent of tenement properties and use
it as a policy tocl to schieve housing for the low income group.

On the part of the Estate Surveycrs and Valuere, there is the
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innovative management technigues in oxder to defeat the managc=
ment challenges at states

Osaghae, Igboke and Fadare (1993) examined the relabionships
between variablefof accesgibilily ~ travel time sud irangpexrt
cuat - anld rental values in resldential propexties drawing
resources fron & gurvey conducted along /;é?okponba Head in Benin
Ci?’cj, To achieve this goal, the gnalysis centred on the travel
mode agud travel paitiermn of residentlal dwellers and the rental
transactions in Imbedruom residential flats in the distriet. To
measure the degree of relationships between verizbles, linear and
muitiple regression anaiysis methods weve applied. UThe findings
ghowed that cccupiers of residentizl properties teke the elements
of accessibility intce comsidergiion in meking real estate choicese
They are also influenced by thiz consideration in the assessment
of the use~retuxn of particular properties and thus the price they
are likely to offer. |

the policy damplicetions of this study are enormous especlally
as they afifect uvwban regouvce allocaiion, mepagement and wbtilisa-
$i0One Since the urban propersty mauager must assist potential

4

tenants and properity investors in the analysis and search for
urban space and sibes, information on the consideration of tran—
sport costs aud trevel time would assist such consultants in
advising on appropriate choice while teking full cegnizance of

the Iinancial/eccnomic implications of the sction. Urban planners

too require dhis iuformation for the likely effect of the choice

of a site for a parbicular lanc use gctivitye. Ihis means thab
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policy makers and physical planners pust therefore combine the
Ikmowledge of the performance of these variables in designing
a structure for urban resource allocation and development.

Ekpo (1976) assessed the housing market characteristics in
dariae. ‘the study assessed the existing housing situationg and
the existing housing supply mechanisme He identified the problems
of suppliers and counsumers, the legal aspects of housing, charact-
erized the future housing requireménts and gave recommendation on
how the housing needs could be met.

Nze (1975) analysed the housing market in the urban area of
Enugu. The study defined and declineated the housing market area
of Enugu, discussed the city's economic base as a factor affecting
housing demand and household formations Population and household
characteristics as main elements of housing demand were discusseta
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
Mgkurdi town including the aitempis made to solve the problems.
The study showed whether or not the masgnitude of the housing
problems vary from ward o wards. The wards more seriously
affected by the housing problems were identified together with
the impact of the housing situation on the workers.

Ogunpola and Oladeji (1975) critically exawmined the housing
situation in Metropolitan lagos. The authors discussed the hou=
sing situation in Lagcs with particular reference to stock, gquality,

occupancy rate, cost of rents in relation to income and communually
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provided facilities and relaited these to internmationally sccepted

standards of houging and drew conclusions therafrom.

4 basic weakness of the above studies is that$fi€7focussed oi

the supply side alone and therefore presented an unbalanced analysis

of housing mavket(s

both D net (4 quantitetive and quelitative dimension of the
houging stock unlike cther studies ﬁhich noxmally focugses on the
quantitative aspect along.

fvoniyi (1980) studied the salient features of the existing
houging conditiong both guantitatively and qualitatively in Ilorine
Estimabion of the present and fubure housing needs was attempied,
basing it on the existing situations The study rovealed that one
of the major causes '-ai‘ the present housing problem in Iloi'in ias
lack of essentisl fasilitics in the dwelling units , such as water
supply; electricity, environmenial sanitation among others, The
study further showeld that most of the future needs in housing in
Ilorin will arise from formation of new households and replacement.
of obsolescent sitructures. Again, -t'nis study tias voth the st-fength
and wealness of Cgunpola and 4Q]@@i'§;§tq§y¢- |

Cnokerhorsye {1977) analysed the spatial cheracteristics of
contenmporary residéntial districts in Benin znd atiempied to
identify the major factors responsible for the prevailing spatial
structure of residential distriets in the towne The stufy concluded
that sociale cultural and institutional factors have been the main
influence in the development of the present (‘residential pabtern
which cannot be explained solely by the theories which have been
advanced for Westem Industrial cities. This study is very relevand

“bo this study in thal an attenpt will be made to examine the factors
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explaining the prevailing patterns of regidential development in
Ibadene

Odediran (1978) focussed on the housing problems and prospects
in Apeokuta,; the Ogun State capital, prior to and after the creation
of the state. The study examined the impact of population growth
and housing condition on housing demand. The various issues mili-
tating againgt hovsing development in Abeckuta were identified and
discussed. Again, thig study isrﬁiitaiét0wards the supply side of
the analysise

Seymour {1978) critically examined the existing methodological
approaches for the study of housing needs.iThe limitations of past
housing need studies were identified and desireble ard necessary
scope and foeli of housing needs studies were presenteds he authoxr
called for a shift in the study of housing needs and demand which
will involve an investigation of subjective prefexences, examination
of the question of geographical distribution, costing of proposed
units, analysis of public opinion on appropriate gtandards. He was
of the opinion that regearch on housing demand, by providing inform-
ation on economic activiidies and subjective houéing preferences,

might make a useful coniribution fto Improve plamning, perticulaxrly

4]

for.the lowes® income groupse. He was also of the opinion that too
much attention has been focussed on the bﬁildingu- In his.ﬁétﬁﬁ§ﬁ7

in Kadunas; he found evidence to show that the poverty of the envire
cnment is perceived by urban residents as a more serioua problem
than the dwelling wmit itself. He therefore, advocates a shift in
policy from providing new housing to improving the environmental
guality of existing housing areas. This; in his view, will decreaseu

the gqusntity of new housing reguired.
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Seymour's identification of "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 peotential tenants for wacant accommodation
parti;ularly in the high density residential district where Jand-
dords pexforms the wanagenens functions reléﬁing to tenanted
properties.

Abiédungﬁ(1976) exagmined the housing problems in some selected
Nigeriao citiese. O5he ackuowledged the great shortage of adequate
housing facilities in ﬁigerian towns and opined that such inadequacy
very often finds expression in a vexry high occupanecy ratio, The
houging need in N;geriaﬁ vrban centres is made greater and the
houging problems exarcebate& by a combination of factors which she
identified as stated below:

(i) the fact that the bulk of the traditional housing availe
able in our urbasn centres is mainly in a dilgpidated

condition end uwnsuliable for habitabion;

(i) more houses are nceded to relieve existing overcrowding

in many of the Nigerian urbsn centress

(iii) natural increase within the urban centres themselves
. demands additional dwelling units ito house the increa-
sing population and
{iv) rural-srban migration, which has assumed great propor—
tions during the last few decades, has aggravated the
housing needs of urban cenires in lNigeria. PFProblem
identified include excessive cost of building materials,
high cost of land acquisition, high cost of labour and
problen of maintenances

Based on problenms identified, she recommendeds
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(i) thet the Federal Covernment should devote a specific
percentage of its annual national budget toward housing
developments.

{ii) the establistment of iron and steel industry to assist
in mgintaining the prices of some of these products at

reasongble levels.

(iii) the establiishment of more technical training for the
construction industry.

(iv} the inivoduction of prefabricated houses as z form of

dwelling foxr the umasses of the populsation..

(nibokun (1982} exauined the nature ofiﬁéeuﬁ&ng problems
facing Nigeria, characterized the responses to the needs and iden=
tified and discussed the f£lawse thai is; congruence or lack of it
between housing needs and responses to the needs. Identified flaws
include governuent direct housing consgtruction, the loan inadedquacy,
inadequate attention to other solutions, ineffective programme of
action and machinery, narrow concepltion of housing need, dearth
of data to determine housing needs, playing the game of number
rather than a well rezmoned and cavefully planned sirabegy to nmeet
the housing needs and playing the politiezl chess gams coupled with
lack uvf cocperative spirit resuliing ia "much efforis, much coni-
rontation, much wastage, intangible real aghievements manifest in
the "match=-boxes" called houses of the péople“.

He recommended the Jjettisoning of the piecemeal approach to
housing provision in Njgeria, the need ito think and plan cur communi-
ties as part of a ;egion; the neighbourhoeod as part of the commmities;
and the individual home as part of the neighbourhood which essentially

means that housing mugt be plamned in totality of all aspects of our



50

national,; social, economic and cultural conditions. Government,
he argned, should be aware that given the economic situation in
which the socizl infrastructures are being laid in the face of
shrinking resources, both in jerms of foreign exchange earnings,
and dﬁimgling reserves, that extreme cutbacks and prudence in
expendifure is calizd for in evexny seqtor of the economy, including
housings. He asseried that the provision of housing~assistanee-ﬁo'
low income gwoups could bs effective in the long Tun only if accomp=
anied by soeial énd econonic programmes necessary o strike at the
cause of the prevailing probleme Finally, he opined that efforts
nust be divected te sufficiently raise the income levels of
Nijgerians s¢ that all but the most deprived families can compiies
in the private lhiousing maxketb.

sdeniyi (1970) examined the priority accozded to housing in
national development plans. The author sttemrted to establish the
significant role which investment in housing could pley in the
econonic development of a country, As aptly put by the authér, "
"the exercise of investment in housing is seen as a stimulaiing,
strengthening snd integrating mechanism that increases amployment
opportunities, increases family incomeg. improves community and

urbanization facilities, ralses levels of living and provides
more savings for expanding the eycle of investment”, In spite of
the multiplier effects of investuent in housing in economic deve-
lopment, the author illustrated how Nigeris has accorued low
priority to programmes of houging development especially during
the firet and second plan pericds.

éadahunsi {1980) examined the same issue fdeniyl addressed
above but in a more comprehensive way. Vhile the paper by

Adeniyi 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 plans, the paper by Fadahunsi is more
recent and treats in chronclogical sequence the efforts made and
the steps taken by the goveranments to provide solutions to Nigéria‘s
housing problems during the past fifty years - 1929/30 to 1979/80~
The paper presentss in a very didatic way, the changing phases of
housing sitwnation, the urban conditions, and government intervention
in housing and physical development within the last half a centurye
According to the author, progress was made but achievements fell
short of expeciations due t¢ a number of factors and circumstainces
among which are lack of adequate funding, non«exploitation of invest=-
ment potential generated by creating housing estates; non~utilization
of all sources of available funds; shortage of building materials,
the designing of houses of the high cost type; lack of attention to
needs of the rural areas; lack of encouragement o private sector
participation in housing; lack of stability in organizations set up
for implementing programmes; the failure of contractors to perform
according to their terms of contract; and inadequate manpower res—
ources 1o cope with the needs of housing development. The paper
concluded by offexing guggesbions on whai could be done to ensure
the provision of good and adequate housing for the Nigerian populace.
Okpala (1985) and Vagale (1971) both focussed on rent control
and the two paperéjéémplementary. Vagale examined the soaring rents
for residential accommodation in Nigerian cities, especially the
state capitals. In other couniries, rent regulations had been

introduced, with both negative and positive consequences. 1f rent

control had to be introduced in Nigeria, the author contended, it
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should be within Zwell forxmulated policy framework. The author
discusses the céntenté‘of such a framework.

Okpala also focussed on the Nigerian rent controlled edicts,
especially in the light of the stwmcture of the Nigerian housing
construction industrys. In the light of the apparent failure of
the rent control measures in Njgeria, the author argued for a more
discrete and selective use of the rent control instrument znd for
stronger policy emphasis on the incentive leverzging of more housing
supplies, which wquld reduce rents more naturally amd help o avoid
penalising those the reﬁt edict intends to help.

Adeniyi (1974) outlined the Nigerisn economy and examined the
role of housing in economic and social development as a component
of the congtruction industry. The avthor identified the problems
facing the construction industry as well as the possible ways and
mezns through which the construction industry can respond 1o the
challenges of providing housing in Nigeria.

Oxpala (1977) critically examined the problems end progpects
of promoting the use of loczl building m#terials in Nigeris housing
construction. The author examined the Justification for encouraging
the use of leoecal building materials, reviewed the steps hitherto
taken by the govemment te encourage the use of these materials,
analysed the problems of acceptability and wnacceptability of the
materials, and discussed the technological, legal and economic
imylication of the issue of the use of local materials in the
building construction industry. UYhe value of imports for certein
years of scme selected material inputs inte the puilding and con-
struction industry in Nigeria were presented by the suthor and

these added to the educabtive impact of the paper.
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Adesina and Utgikar (1980) in a similar manner examined how
the costs of houging construction can be reduced through the use
of available local building materials and changes in the building
construction methodse The experience from other countries, past
experiments in Nigeria and the proposals for medification presented
by the authoxrs show that there is a very high potenvial for stone,
clay profductss stabilised eaxth, lime, timber, sulphur, bamboo,
plastic and other locel materiels in the exercise of finding cheap,
durable, attractive and acceptable materials for building construc—
tion in Nigeriae

Ola (4977) susgested the use of stabilized soil to provide
cheap but durable housings This idea has not yet caught on in
Nigeria although it is common in Latin American countries and is
pecaming comson in the South Central United States of America.
 In Nigeria, the only known example has been the ikar Christian
Hospital which was built primarily of stabilized saile

Oguara (i980) ﬁggﬁaa similar suggestion on recoummending
specifically cement stabilived laterite blocks instead of cement
tlockss

adesina {1980) advocated a broad range of materials that are
easily available on site including clay produciss stones, bricks,
lime, timbex,; bamboo and even grass as thatch for roofs, IThe
osseuce of these suggestions are sumarized by Okpala (1980) who
pointed out that ihe cost of importation both in cash terms as well
as in terms of lost opportunities in other sectors of the economy
~is tco highe This cost pakes it imperative To substitute local

building maberials where possibie,
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Onibokun (1977) carried the theme further by analysing and

discussing an éxperiment which has successfully shown that a
Judicious use of local bullding materials in prefexvence to imporied
ones and a refinement and adopbion of fraditional methods of houging
construction, could bring housing within the reach of the loy jncoue
families. The paper showed that there are still quite 2 number of
steps to be taken before the really low income groups will be able
to afford the decent low cost housing. 1In an earliex woxk
(Onibokun, 1972), he had examined the problem of urbasn decay in
Nigerian cities and the plight of the low income people who live
in the subsitandard housinge

According to him, much has been written snd said sbout the
subject where acticn has bteen taken couacerning the rehsbilitation
and redevelopment of Higerian cities, "the approach bhas besn adhoc,
and policies and actions, in the main, have not been crchesirated
towards the desired geoal®, The author focussed cn a case study and,

after a careful considersation of the circumstances under which the

action on the housing and environmental problems plaguing Nigeria's
urban centress

Jawando and Ven der Zee {1975) pursued a similar theme, Uhile
Onibokun used Ibhadan as a case study of urban decay problems in
Nigeria, Jawando and Van der Zee focused on Lagos and the authors
successfully analysed the problem of unplamned developments In
metropoliten Lagose The location of these unplenned developments
are identified; the social, economic, legal, health implications

4

of this phenomenon were discussedj and practical suggestions for



improving and correcting the conditiong of the areas offered.
These include the delay of slum clearsnce programmese. (This is
pased on the bellef that slum clearance adds to the houging
shortage as planned developments cannot be esitablished fasi enocugh
to cater for both the population growth and the inhabitants ejected
fLrom candémned areas) Other suggestiong by the authors include
upgrading of existing uwnplannied arveas, sites and services schemes
and.developmént af new estates.

The authoxs also emphasized ithe importance of upgrading of
wnplanned development by introducing basic infrastructure and
compunity facilitieg ag & short range and economical weasure of
improving +the housing situation. The upgrading recoumended is
enviséged as an alternative Yo total redevelopment which has proved
difficult to execute owing o economical and political problems..

Very little has been done on construction technigues per see
Adesina (1980) advocated the use of traditicnal methods as a
building block foxr developing a home grown technelogy for the
futures This view is rathe; appealing except that we are not
toldhow it is to e implemenied. Three other authors suggzest
vhat is essentially the same thing, namely industrislisation of
the building industrye fzhabor (1980) advocates a systems app~
roach based on GIWARITE (TH) products which include a full range
of roofing, walling and finishing products. Orouet (1980) advocates
mass production techniques, and Sinma (1980) alsc advocates mass
production jechnigues especially prefabrication of sections of

the building in the factory tc facilitate rapid assembly. While
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these suggestions are interesting, they often do not produce
cheapér or better housing.- Prom observing prefabs construction
in Ahmadu Bello University, there is no question that it is faste
However, it requires hegvy capital oullay in equipment and machinery
to manufacture the components as well as assewble them on the sitee
Lémer (1581} made an analysis of future demand for housing in
Nigeria's yrban centres at gbate levels; considering nabural popus
lation increase and immigraiion, househoid sizes and counsumpiion
patierns ehanging witn rizing iacome, snd availability of finances
Supply was analyzed in termws of the size snd sirvength of the
housing secior in the national economy, iustituticnal strucihure
oi the industry, and availability of factors of production. A
strategy was formulated to increazse supply of appropriaie housing
to meet future demand, based upon meximuie parvticipatlon of the
private sector to produce affordable housings
Yew works have also been done in the discipiinary area oi
aconomics of housing policy. This area did not receive much

attention in Nigeria uwntil 1972 when housing became a national

f-

gsue. Oinee then, much has been writien about its policy both

in the popular wmedia as well as from both resesrchers in the
acederic commmitye JFov example, adeniyi (1972) stressed the

need. for policy, especially in the context of national developmente
His ideas were put Fforward shoerily aftexr ihe cessation of nostilie- -
ties in the Higerisn c¢ivil wer. Keconstruction was at thal time

the main thrust of govemment action. Adeniyi suggested the estab

n

ishment of a Ngitional Housing Bank to finance housing developmente
This suggestion was zdopted in 1976 with the formulation of the

Federal Mortgoge Banks
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Abioduni:? (1980) stressed some of the problems of formulating
and implementing a- policy; Her paper, howéver, dealt more on
fiscal allocation, xather than the quantity and gquality of housing
delivered.

Of the few available work on housing policy on Nigeria,
Araedon's (1978}, a path breaking empirical study provided the most
incisive analysis into the problems., According to him, policies
such as existed prior to 1975 Were elitist and resulted in programme
that benefitted only a few. Furthermore, such programres as existed
were a direct response o the wills and atbtitudes of a few influen-
tial government personalities. The views of the public.with respect
to their views and aspireiions, were not considered. Wghab's earlier
work on values and planning wahe.b, 1976) stated the general problem
as the imposition of planners? valucs on ihe userse This, in his
opinion, leads toc poor regulits in the atienpt to meet housing
objectivese. One of the objectives not met, is the inability of \;;,c
housing stock to 633@?1 or even agpproximate the peed for housinge

Okpala (1978) suggested that one of the reasons for this
shorttall in housing stock is the fact that standards set are too
highe iHe, thexrefore, advoc‘a,‘ees the establishwent of an gppropriate
level of standards that would meeb the needs for environmental
quality and economy and at the same time allowing rapid housing
provision. |

Public media contribution to housing policy has beeny in the
mzine & reaction %o varicus government asctions such as the appoint=-
ment ‘of the Omolayole_ Hent Panel in the mid-1970s, award of cont—

racls and locazbion of federal housing projects, and comments on
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design and allocation of housing projecise Unfortunately, apart
from indicating the problem, there has not been a cawveful anazlysis
of the ramifications of the problems. Such recommendations as axe
made are consequently shallow and often seem to compound rather
than solve the problem,

A path breaking nagbionwide smpirical study on the Nigerian
Housing industry is that of Coibokun (198L4)e He found that prosp-
ective house owners may face many problems such as fingnce, labourn,
building materials, land, and lately,.the proeuvement of the certi~
ficate of ocecupancy to legitimise the possession of the land,

About 77% of the respondents thwroughout the country considered
finance a major problem. Only in thvee states viz: 0Oyo (B8.8%).
Kano (13«6%) and Berue (4S%) do less than half of the respondents
consider it as a critical problem. The second most important pro-
blem is land which 57 per cent consider a very inhiviting factor.

On g nationwide scale, three situdiss got clese to being viewed
as comprehensive studies of urban housing in Nigeriaze Uhe ficst
was s study commissioned by the ¥ederal governmeni in 197k on ﬁhe
probleus facing 12 mejor urban centres in Nigeria (see Doxiadis{ )
Agsociates; 1973)« The study ireated housing -tangentially and did
not collect any primary data on housing in the cities covered.
Besides, the study was a generalised survey, the findings and conc=—
Insions of which could not form a good basis for formulating housing
policies and programmes for Nigerian citiese

In 1973, the then Fgderal Militaxry Government requested the
Institute Roman de Consuvlting (HomConsult) of Romania to advise it
on how to achieve the construction of 5,000 housing unité earliexr

promiseld by the Head of Siate for the low income people in Nigeriae
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Romconsult visited the then 12 states, discussed with government
officiagls and prepared a report which focussed on the opportunities
for implementing the low income housing scheme in the then 12
statess The report did not cover housing needs, demands and
problems in the countzy, MNoreover, no soconer was the report
prepared than new states were cregted and a new low income housing
target sets The report, therefore, does not help much in the wnder=
standing of the issues involved in urban housing in Nigeria.

Another study on housing was prepared in 1975 by the same
Romania Ingtitute of Consulting. It was referred to as "a ten
year Federal Housing Development Programue in the 1976 - 85 period”.
The study focussed on houging problems in Higeria, using secondaxry
data and the projections based on the controversizl 1963 census
figures to gquantity housing needs (See Romconsults 1976)e The
study became out of date soon after it was completed asz many of
the assumptionsg on which the study findings and recommendations
were based became untenable and unreliable, especially as a result
of the creation of new states in 1976« It was the realisation of
the inadequacy of the study as the basis for poliey making during
the third plan period that led the Ministry of National Plaoning
to Commission auother study in 1978 on Njgeria's urban housing
problems.

In 1978, the Federal Ministry of Nationzl Planning commissioned
a firm, PBC.(Nig} Ltd. to conduct a comprehensive study of urban
housing in Nigeria with a view to coming up with strategies for

meeting housing needs in Njgeria's urban centres (see PRC, 1980).
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This étudy like the last oune, depended too heavily on
secéndary datas it did not undertale a f ield study of urban
housing conditions in any part of Nigeria. Such a field
'zi;;):‘c'k vxould have cushioned the study a little against the
adve:;*se ‘e_ffects of the controversial census figures and the
secmdarj data useds 4s a result, the study does not provide
guality information which could form a sound basw for urban
houging policy in Nigeria. .

The dearth of primary and yelisble data on urban housing
contributed imensely o the inability of the coﬁr_mry to for-
mulste an appropriate housing policy to meet “the different
facets of the urban housing problems Successive ézrsa'i:ion of
states led to chenges in 'l;b.e‘ geographical and eeo;lomic impor-
tance of different tovms; and cities.in Nigeria which has,
inevitably, resulted in the need and demard for housing in
Nigerian urban ares.

“From the above review, it is indisputable tha'c housing
problen has attracted a lot of attention in nge:.la but only,
very few of the studies deal with the remtal subsector of the
urban housing market as being done here.

Fron mc available literature on Higerian 1:['“;35111 hous:i_ng
markets, a number of tentative conclusions can be made:

(i) vhile housing construction is a major sector
of the economy, the nature and performsnce of
renbal housing [have not been adequately studied.

(ii) +*here is consensus that the local material con-
tent of building industiry should be considerably
increaseds .
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(iii) there is also a strong view that costs can be
radically reduced by use of alternative mate-

rials.
(iv) industrialization of housing industry is advoc=
ated by somg, however there is nc independent

study to assess the benefits of industrializatbion.

(v) space provision is often inadequate in view of
the needs of the families occupying them. This
applies mostly to the lower income familiese

(vi) at the policy sbtatement level, each subsequent
plan represents a significant move in the direc-

tion of meeting the needs of the people. The
plan documents however do not show the range of
alterngtives aveilable to the government. It is
therefore not possible at policy level to say
whether or not the post effective policies were
being adopted. Pelicy, no matter how lavdable
cannct achieve the desined results unless there
is a commitment as well as instruments to achieve

itg goals. Policy proposals have not resulied
in the achievement of goals and objectives
(Gyuse 5 1‘982-&)’

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 market generally

(ii) Studies on housing demand (econometric studies)
(iii) Studies that deal with policy issues..

Studies on housing generslly in Nigeria (Wabab 1978, Onibokun,
1976; 1982, Seymour 1978; Abiodun, 19803 Falegan, 1980) is deminated
by a supply side orientation of the neglect of the demand side,
There is, however, & great need fo£ studies on both the demand and

supply side (as proposed here) because %o achieve equity in the
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hous.:".ng market, there is need fto balance the dema.nd and supply
sides, It is in this respect that this study will examine both
the 1andlord and benan® behavioure .

Studies on policy issues (Adeniyi, 19725 Abiodun, 19803
Aradon, 1978; Okpala, 1978; Tuccillo et al, 1982) have no doubt
made significant coniribution to housing studiesi.fﬂ Hoever, these
studies have not clearly jdentified rental housing policy options
Tor Nigeria as heing proposed in this studys |

Although, some of the empirical studies in Nigeria have made
some contribution to the urban housing market studies, certain
gaps stil} existe The studies have not been compfehensive enough
to cover importsnt aspeclts of the rental housing market such as,‘.v'

(1) trends in rental values by cabezory of rental pro
properties;

(ii) +the factors that are responsible for the
: present level of skyrocketting rents in
Rigeria and measures to abate the trend.

‘(iii) +he problems of the three key participants in
the rental housing industry viz: the vental
households, the rental property managers and
the governmente. -

\

M11y, numerous shudies on housing demand (econometric
studies) have left out vital areas vis: Lendlords and tenants'
preféfc:mces; and the socio~economic clmracteristiq‘é‘.of tenants
(consufers). Also completely neglected are issﬁes. concerning
rental housing managements. This study is designed to fill
this gap.

In the section which follows we will focus on operational

definitions of relevant issues as a necessary preliminary for
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a better understanding of materials in later chapters of the
study.

2.3 QPERATIONAL DEFINITIONS AND JSSURS IN THE STUDY ‘.,

“E.ﬁ.% The Congept _and_Components of Houging .

' The term "housing® refers Lo the combination :of tangible
and non-tangible benefilts that a person derives from the occupa~
tion of a wesidential property. These benefits, in the most
elementary form (component) consists of sheltered ispace that
protects the occupants from the elements-rain, sun, wind and
exposure to undesirable extremes of temperature.

A+ another Ievel, housing consists of the sﬁmcture Provide.
zi'ng shelfer. This can be considerad in terms oi‘" its permanence,
rigidity, etc. If one thinks of utility that is derived from
secured occupation of sheltered space, one can then consider the
degree of the structural édequacy of the shelteved space occupied.

Another component of housing refers to the sej:'vices and
facilities provided with the physical shell for the purpose of
increasing the utility, and value enjoyed by the occupant.

Unaér consideration are electricity, gas and water supply,
sanitery facilities, the finish of the floors and walls, types
of windous, as well as heating and cooling equipment.

The fourth component refers to the types of v"s;pace provided
for other activities besides the sleeping queu%ex*&‘:,» and the
functional arrangement of these arease Specifica;lly, in sddition
to sleeping areas, a house may have a purpose-built living area,

dimming, kitchen, toilets, garage, etc. Consideration of this
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component ig,; however; not restricted to the mere provision of
.these areas; it extends to the functionality of the size and the
relationship of these areas to one another, given the pattern of
activity of the houschold for whieh the house is provided.

A £ifth component referg to the non~structural altributes of
housing but to the characier of the site on whickh the structure is
locateds The site caw be considered in terms of size; shape, orien-—
tation, and any developeent work onr ity for exzample, has it been
landscaped? Are ceriezin sections paved, filled, levelled; woocded
plants with lawn grass, flowerssy

A gizxth compenent of houging is the linkage attribuies of the
structire and sibe with arezs of interest, and desired facilities.
This componeat refers o the distance, and the ease and cost of
communication with other avess and facilitiess It involves consid-
eration of the.presence o1 otherwise of telephonesi access roads
and their condition,

A final component refers to dynamic; mental, attitudingl
sspectss the uneighbournood in which the building is located gnd
the desirability of atiractiveness of the neighbourhood to the
occupante QEpdies have shown that psople feel safe, secured,
satisfied, proud etce. if their house is located in areas with
certain characteristicss For example, some prefer to live with
people from the same ethnic group. for some, they wish to live
with people in a higher socio=-econonmic class 1o themselvese
Ironicallyy, those in ‘the higher socic=—sconomic classes strive to
put as much spatial distence as possible between themselves and

those in a lower groups
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A congideration of the various components of housing éhows
that housing, like propexty rights, is actually a bundle of atte
ributess Uhe size and composition of the bundle of attributes
found in a housing unii depends on preferxences and affordability.
The examination of the various components also lends weight to
the assertion that housing is a multifaceted problems The sketch
beiow shows the various components or dimensions of housing espec—

ially as relating to the level of technology in cur societye

Housing Bundle

Basic Attributes of Houszing

Shelter Iocation Invizonmental  Status Investment
Amenity :
Accessibility  Local gexL-~ End{viduality
to work, vices Sghool, Self expre-
Markets 2ice SSion ieCe
Recreation, painting
etc. decoration,
etces

In vilew ¢f the very complicated nature of housing, Doling
(1973) documented that any statisitical study of housing is made
difficult bécauseggi?it ig a complex or multbi~dimensional commoditye

Housing stock is very diverge, AL its simplest, every one of
the milliong of dwellings in Nigeria ig wnigue. Houses, even when
they look exactly the same are Infinitely varied in character and
qualitys Their occupiers buy not only the bricks or the cement
block or the mud aud mortar but they buy location; security of
tenure, a fashionable aldress, proximity o work and schools,
proximity to relatives elc. ionetheless; another iwportant
dimension %o the councept ox definition of housing is that housing

i® also a process; it is a consitruction prucesse
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.:} From the foregoing discussion of housing, one cannot but
agree with the United Nations'! definition of "housing® as" the
regidential environment, rneighbourhood, micro-district or the
physical structure including all necessary servicess facilities,
equipment and devices needed for the Physical health and social
wellbeing of the family and individual®, The discussion also
lends welght o the assextion that the concept of housing
includes envircnwental factors — the general land use, recreation
areasy shopping facilities, infrastructural servicesy; nuisance of
pollution @al noise = all of which has resulted in the three

aspects 0f housing = economicy~ soclial and envirconmentale

2¢3¢2 The Concept of Jouging Need

Housing need is the extent to which the supply of adequate

3,

housing fglls show

ot

of the demend of households in texrms of
their psychological and physiclogical needss To evolve g good
nousing policy and programme, it is necessaxry w establish the
needs If the data to establish sucn needs are not available,
then serious efforts should be mede to establish such a data
hanke

In nutshell, the scale of housing nesds could be aszessed

1

on the following basis

(23

Vi

(i) <he mraent need to house the homeless
(ii) +the need to overcome the problem of housing

environment in existing residential areas.
(iii) the need to replace existing dilapidated
housing units.
(iv) the nzed to mske provision for the increase

in the urban populatlion; 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 thet the latter
involves need backed up by the ability of the prospeciive
renter or owner-occupler o pay the price in form of rents oxr

sale price for rental and ownexr~occupabion purposes respectively.

2¢3«3 The Social and Kconomic Sismificance of Housging

In the fulfilment of social needss housing plays both a
direct and indirect role and both roles are decisive. In its
direct role, housing?lézg;g;%j as the area where the individual
becomes capable of experiencing community and privaey, social
well=being and shelter and protection against hostile physical
forces and disturbances. In its indirect role, housing servgs -
as the area where an abundance of social relationship and ser—
vices are accessibles Egonomically, it is not an overstatement
that housing constitutes an important provisibn in a naition
providing not only shelter but also security, comfort and dignitye

It is & social necessity because good housing iuproves
healthy living which leads to a greater productivity of labour.
It also stimulates investment in other sectors of the economye
For example, the provision of building materials, equipment,
creation of employmgnt opportunities and training of ungkilled
labour all depend on housing.. -

On the other hand, housing is an economic necessity and a

social overheads. Its social implications are evident in the

interwoven velationship existing in its'physical aspects with
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regards to healthy living. The econcumic aspects are related

to the fact that no inhabitant in any compunity can live

beyond his incomes

-

243+4 The Physical Characteristics of Housing and the kconomic

Conseguences

Housing, like other forms of real estate, is characlerised

by the following attributess:

open

(a)

()

(c)

(i) Fixity of location

(ii) Heterogeneity of housing iypes

(iii) Relatively large economic size

(iv) Durability and longevity

(v) Relatively long producltion time.

The fixity of location (immobility of housing)makes it
to certain forces:

It is subject to institutional controls more than other

Torms of investments e«g« rent eontrol, property tax,

' building code, land use vestrictions, with less

opportunity to0 avoid such controls.

Each housing unit at a given location is unigque that no

other unit like it exists;efén  if another were accross
the road on the next plot and of identical design.

The supply of housing services at a location, at a given
time is relabively fixed, Therefore, there may be an

excess supply of housing wnits (and low rents oxr prices)
on one shtreet, while supply of the same type of houging

may be grossly inadequate on the nexte.

Heterogenelty of Housing Types

There is a reiatively great diversity of building types.
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Consequently, housing units differ by location, floor on which
it is found, number of rooms, types of finish, housing fixtures,
etca The sigﬁificanc;e (econémic consequence)) of this is that
housing is a remarkably differentiated product, compared with
corn for example. This results in a grezier range in the utility

evaluations of housing by renters and buyerse

Relativeiy Large Fconomic Size

The cogt of housing unit is large compared to other items
Puxchaseds Consequenily, the decision to purchase or build a
house<§;<an important one. For most persvms, it vepresentss the
largest single expenditure of money that they will make in &
1ifetime. The size of the capital requived %o build or puirchase
housing relative io income oxr saving often make the use of credit
necessarys Conseguently, the relative availability of housing
credit, the interest vate and the lending conditions are important
considerations influvencing housing ownershipe.

The large capital sum required to purchase a unit of housing
also affecis the liguidity of housing invesitmentss Consider a
100,000 investment in stocks. Iach stock is valued at ¥1.00.
6n the other hand, a similar #100,000 invested in a bungalow
represent an indivisible unit of purchase. This influences the
case with which a buyer can be found. In this regard, it should
be noted that the velative liguidity of housing units decrease as ‘.’
the size increases. For certain properties, there may be one
single buyer or no buyer capable of making effective demand for

the property.
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Physical Durability and Long Feonowic Life

Taken together with the relatively large capital required
for housing investments, the durability and economic longevity
of housing means that an invesior in housing is concerned with
a stream of future benefiits given adequale management. This is
an important characteristic: Since expected benefits are receivable
in the future, an investor, implicitly ox explicitly, makes PIroje
ections based on his expectations of the futvre. This relates fo
the amownt and nature of ihe yeriodic-ﬁéﬁﬁbenefits, the regularity
with which iﬁ will be receivedy and the duration of the pericd for
which it will be received.

In case the invegior intends to hold the property, for say
ten yearss, he needs to make a prediction about probable proceeds
from sale of propsrity net of cost of sales transaction. |

A combination of the immobility of housing, its large economic
size, its durability and long economic life means that at any time,
the existing stock of housing is dominated by clder structures.
Even, if an investor in housing realises/determines that rents are
lowei than expectations, or that no one is willing to purchase the
propexrty, the investor remainéé§§§§?,;ith the property for a long
time to come, g@ﬁﬁgﬁﬁition to the existing housing stock in a
market usually cost more than older buildings built in the paste
Conseguently. as prices/rent rise in order to make it worthwhile
for new development $0 take place, the renits or prices of existing
well maintained buildings also rise making them more profitables
For this reason, under donditions of prosperity in particular,
housing isg congidered 4o be a goéd investment and a_good hedge

egainst inflation.
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Relatively Long Production Time

The time required to identify an effective demand for
housing and the time required to xespond to the demand by produ-
cing a new bhuilding is usually relatively long compared with other
economic goodss This is on account of the diversity of activities
that need to be performed and also because the construction indus—
try has not enjoyed the technological and managerial improvements
found in the manufacturing industry. Consequently, the supply of
housing units is often a lagged response to effective demands
Secondlys supply of housing is relatively inelastic in the shorte
Tune 1in the presence of increased demand, the possible market
responses are increased rents, followed by {}@@éé?%iégg:}and alter-
ations of other structures,

Finally, the housing market is more prone to extreme of under
supply and over supplys. Because supply is a lagged response to
Gemand, & large number of housing unite than necessary may be under
construction while the condition of shortage may still be encoura-
ging even moxre developmentse This feature makes it important in
housing market auslysis to congider existing buildings in addition
to those under constiuction, those beiug planned plus possible ones

given suitable sitese

24345 'The Concep} of Housing Marked

A housing tarket cen be defined within the framework of the
" demand for and supply of the economiste This definition is viewed

from the fact that the housing market is a composite of negotiations
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between buyers and sellers (including lessee and lessor) in free
communication for the acquisition and dispesition of individual
dwelling units which are in some degree of competition with each
other. This opinion ig inm line with Cronin (1983) who claimed
that "the hovging market has much in common with the idealized
competitive merket portrayed in micro-economic theoryg For
example, the market is not concentrated and & large number of
buyers and sellersg participzie in any meitropolitan mavketbs

In veality, urban housing marikets do neot always provide a
representative picture of what theoretically constitute a compe=
titive sounC market. The distinctive characteristics of housing
market makes the application of conventional market theory Aiffi-
cult and further cecentribute to cloudy understanding of its funew
tioning. These unique characterisitics have been defined according
to the structurgl feszbures and coperational conseiuencies (Clson,
1969; Monica, 19763 Jon Pynous et al, 1980). The structural
characteristics of th@ housing market éﬁc?ﬁae weglization, dura=
bility, heterogeneity while the cperational consegquencies are pre-
existing stock, informsbion merket segmentation, transitional
friction, neighhourhcod é&t@inalities and the dynamics of the
housings«

These basic ctharacierisitics of the housipg market will find
expression and explanationg within the context of the houging
market and submarkets which will be discusged in the following

paragraphss
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According to Emest and Hobert (1954), "a housing market
is defined by the area over which units in the sianding stock
are assumed to be substituted for one another", This view was
shared by Kain (1980) who claimed that "a housing market is the
principal area within which all the dwelling units are linked
tcgether in g chain of subgtitution®.

If every dwelling unit within a local housing market can be
congidered a subsititute for every other unit, then gll dwelling
units may be saild to form a single merket characterised by intere
action of occcupancy, prices, rent, quality sitructure and even the
environment of the housing markets This shows that the housing
market is a physical market delineated'in space by the extent to
which housing quality, tenure, design price, rent and the general
neighbourhood conditions are similare

This definition could be maintained with difficulty even for
the most general situation, like when considering the national or
regional housing. Zven in the loecal context, it is certain that
dwelling units are heterogeneocus in terms of buandle of services
obtained and therefore one dwelling may not be an absolute sube
stitute of the other. Two fundamental issues are hignlighted 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 surrounds the assumption of a single housing marketb«

As regards ﬁhe-issue oi reality in the delineagtion of the
housing market, it was largely orchestratved thal housing market
area is noi an axrbitrayy delineation. It is based on cerxrtain

atbributes exhibited by the dweiling units in any pariticular
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spatial localiiye. oSuch ativibutes of delineation may be based on
individual scale of preference as to the fype, quality, location,
price, rent of dwelling units desired. There is no absoclute
housing marked, the marvket area delimited must follow the specific
puxrpose of housing market analysise HMHarkelt delineation is a con-
cept,%& the function of study and not merely of space representation.
It is, however, difficult to draw the boundary lines of housing
market with any degree of precisioca because of the difficulty in
determining which housing units ere in competition with one another
o -
(ﬁa;ﬁh; Winnick and Blank, 1976).

In ithe developed economies like Iin the United States and
Beitain wheve the form of social orgaaization in the houging
secior can be itagzed divectly 0 a particular politiczl philosophy,
such delimiﬁation of houvsing market can be practicalised. For
exanple, housing mavkelt srea has been delimited in such a way that
it couincides with administrative units or whai is referred to as
counties Or cengsus tracts. Such delineation has been much of help
in identifying and analysing the housing problems.

The second issue of a single housing market is a 1ittle bit
complex if we consider every housing unit as unigue in itsell and
yet is similar to gnother to a certain degrees Lgeh univ is unique
because no two dwelling ualts can occupy the sawe localion and
situation. Also the heterogeneous natbure of housing market makes
it unique in gli respects

Housing units within the seme location may to some extent be

consifiered similar in terms of struciure and tenure. Equally too,
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chenges in the price or rent could bring down a parvbiculsr
house type to the price range of another lower housing type and

_So make them similalrg« Therefore, the housing mavket is not a

| single market, it can be differentiated by the e}%tent Yo which
the dwellings are linked by such factors as 1ocation, tenure,

. qwlify, rent, etc. The housing market in an areé consists of
groups of markels which are related to one ancther in varying
degree. It is Yan aggregate of a mumber of separate regional
maritets which are further diversified into a 'coilgction of sub~
marketst (Rateliffe, 1978).

Grigsby (1967) describes the main housing ma&ket as the
"toiai market" while the group housing markebs 6é§stitute the
tsubmarkets®. Aleo Stranszheim (1975) holds that an urban housing
market should be viewed as a set of spatial compai'imentaliseol
subo-mérketsw Basically, two dwelling units are in the same sub-
mayket when the issue of substitutebility. From these definitions,
tmee broad levels of markets can be identified J.n Nigeria viz:
the Wationzl Housing Farket, the State or Regional Housing Mavket :

and -the Local Housing Market each having nugerous, subnarkets.

2.3.6 Demand and Supply Fectors in The Housing Morket

It is convenient to classify supply factors under two headings:
(i) Factors affecting the willingness %o suppl:); housing units.
(ii) Factors affecting the ability o suppl . |
For the t-rillingnes_s to exist, there must be an excess of expected
benefits over expetted supply costs. For the developer who intends

to build an sell, he must have the expectation that the expected
benefits on sale, less all cods 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 intends to build and let o one who
buys and lets, there must be the expectation that periodic income
from the property will cover the period cost of ownership and yield
an acceptable veturn for the sawe period.

It is now clear that factors affecting the willingness to
supply housing are:

(a) The expected level of renis, and selling prices.

(b) ihe expscted cost of develoment {land building materials,
labour fses, professicusld fegs, intsrest rate, contingency
allowance, etC.)a

{(¢) The expected cosis of ownership.

(d) 'T™e returns availzble on comparable alternative investie

ments in the econcny.
Given the willingpness 6 supply housing uniis, the ability
to supply is crucliale. Under consideraiion are the folioyings

(a) 1he ability to personally manage the development process

and the completed property.

(b} he ability %o obtain skilled persons %o do the samwe ab

an affoxrdable coste

{c) FPossession of the capital resources for development in
forms of adequacy of equily funds and access fo losnable
fuands.

(&) Presence of other facilitating institutional avrrangements.

(e} Presence of bettlenecks in the development processe

The entreprensurial snd the menagerial ability reguired in
the development of certain kinds of housing units could te a conw

straint. ‘This b

[43]
0]

comes ¢rucial when the skilled perxscnnel is also

unavailable at an affordable ccsie 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 “giicial factor influencing the ability to
supply housing. Given the size of the regquired capital, a
developer may either possess the whole of the required capital
in the form of equity funds or he may have access to loanable
funds to supplement the equity funds available. With the
Present sitvation in the country and the impact of the economic
situation on the construction industry (with respect to cpst of
building materials and labour), it is becoming increasingly
difficult to finance housing development with equity funds alones
Thus,! borzowed Capital is very important to supplement equity

C&Pital .

2¢3+7 Factors Affecting Demand for Housing

The demand for housing is strongly influenced by many factors
such as population, efiective income, tastes, demographic factors
which depends on the size, age and sex composition of the popula—
tion and hence ¢ 'birth and death rates and the number of marriages,
divorces (Stewart, 19 ). Housing is demanded for both consumption
and investment purpeses both of which are affected by one or more
of these factorss

The most important influence upon housing demand is popula-
tion. To put it simply, housing is for people, and their presence
or absence affects housing demand. Sheer é%ﬁ%%%fof people,

however, ave not the only influence of population on housing
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demand. Jemographic factors like household formation, age, sex,
occupation, income levels, family size affect the demand for
housing greatlye These demdgzzaphic factors are important because
people of diffevent dewographic characteristics ha,vé- differing
housing demand (McKenzie and Betts, 1976)s

In the words of Wendt (1977):

"Démog:caphiq factors help increé,se demand for rental
housing. One impordant demographic trend that creates
demand for rentsl housing is an inerease in the numbexr
of marrisgess Another important factor is a rise in
the number of young edult who tend to rent rather

than buye. |

Again v:f the number of "priuwasry" individuals also
cantributes to the demand for rental housinge lhere
ave people who establish dwelling units that contain
no othex £ anily memberé-. An increase in the membel~
ship of this group develops largely from an increase
in the number of older pecple and widows and widowers.
The number of primany individual households also
grows as divorce a;nd. j'sepéieatién rates increase and
as more young unmarx._’ied people establish their oim
dwelling uwnitse The wain demographic factor against
demand for rental housing is larger family sizes

| Having more children seems %o delay the stage in the
life eycle at t{hich housing space reqg).:’L:n'em_en'l:s’'l

Age _a.ffeets houzing demande For example, children live with
theifparents,‘ By the time they are 18 or so, some would have
moved out of the family house while in late thirties or early
fourtiess some would have moved into a housing of their own.

Sex also determines the type of housing dexﬁanded» lgn,

generaLly, like to stay alone in a separate apartment big enough
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to accommodate them bubt women (who are not married yet) prefer
a small house that they can live in until they marry OT even
stay with their parents until merrisge. Also, larger family
size demand for bigger, comfortable accommodation than a single
person who have not formed a familye

For income, the type of houses that individval demand de§énd.
on his inconme gnd the price ab which the house can be rented or
purchased. People whoe lack money cannot afford adeguate housing
however great their housing neede (McKenzie and Betts, 1976).
When people have a housing need and if their income is sufficient
to pay the cost of housing. then they can creste an effective
Idemand for howgings. For some people too,. maﬁy bills to pay or
ge%g:; to feed restrict the money available for housings Hence
the amount of money spent on housing also depends on the amoﬁnt of
money spent on food, clothing, utilities and other essentialse
For a low income earner, the amount left for housing after satig=
fyiné all other necegsities like food, clothing, etcs is so smalle
Thig is because there has been an increase in pri@es of commodiﬁies.

Income levels, like population affect not only toital housing g
demand, but alse the composition of that demsnd. Higher ingomes
often cause people %o have rental units and buy homes or build if
the income is high enough %o finance the comstruction. Feople of
lower income sometimes find th_ey must share housing accommodations
with their parents or their relatives. This situation is referred
to as "doubling", DBut when their income increases they frequently
move out and seek a dwelling of their own - a plrccess called

"undoubling™ (McKenzie and Betts, 1976).
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Other economic factors favouring rental housing include an
inc‘rease in the number of working wives, who want neither long
commutes to work nor home ownership to burden thems Since job
opportunities for women are more common in ceities than in the
suburbsy families with working wives are likely to prefer to rent
an urban apartments

The increase in professional, mansgerial, and white~collar
workers in the laboun foree also favours rental howm-nﬁg@
men gppear more likely 1o went than others in their income classe
Contributing factors include the high mobility rate and the urban
location of the professicnal's activities (Wemdt, 1977).

The availa,bili’sy of credit ig asnother factor that infivences
the demand for housings DBuying or building. house is the laxgest
invesiment ﬁosi: households miskee Few peopie have the resources
to bulld a house especially tue low income peoples Financial
ingtitutions uswally give loans to people for such an investment
after fulfilling certain ccnditions prescribed. The availability

jrporbonk

and relative cost of morigage credit has an imporiast-s influence
on peopliels ability to buy and therefore on local housing demands

lmproved Linaneing or lower interesis rates have the effect
of increa.sji.ng the housing purchasing power of a given income
level, The low income ezrner at the present interest rate of
morigege bank finds it difiiecult to get loan for house building
ox purchases This inereases the demand for rental tensment
houses.

Therefore, future changes in housing credit will affect

housing demande As rightly observed by McKenzie and Betts (1976),
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Pforecasts of a decade of world-wide capital shortages are
forecasts of a troubled pericd for houvusing demand”,

Chenges in taste is another factor influencing housing demand.
Our most basic need for housing involves little more than minimum
shelter from animals and ithe elementse As we seek a better stand=
ard, we are responding to our own and our group's expectation of
what life should be. VWhat we choose in style, location and other
criteria are influenced by what we observe and by what we have
previously experienced. When we change tastes, cur demand level
also changes..

Taste determines the type of house an individuzl lives or
buyse Taste is always related to the purchasing power of indivie
dvalse The income and the amount spent on housing determine the Iﬂ
tyDe of houses individual live in. Individual tastes ox preferences
could call for & seccnd house in the mowntains or at the seashoxe
but what actually affect the actuzlisation of the preference is
the money at disposals’§ome people might decide to spend a minimum
on housing, psying for bawve shelter and warmth in oxder to freen
money to pursue some cther interests..

Accessibility, locaticn and neighbourhood are major factors
that influence;:i demand for housing that need examination. Accesse
ibility evaluates the net ecozldmic costsg of movement of persons
and goods between one place and another. In terms of location,
ownexrship of properiies have tended to the newer suburban homes
while rentalg %o oldew, ~cen‘aré.lly located apariments or converied

housese



Accegsibility plays a major xole in the demand fLor any
residential area because it dictates the ease with which contacts
are made with other areas. It is concerned with the distance o
be travelled, the time tzken and the inconveniences involved
{Glenn and Beyers i9 )e A11 vational beings minimise the cost
of distance by locating cloge to working place. This concerns
the low income groups most of whe cannot pay much for Liransport
unlike people in the high income group who can live for from the
place of work since they can afford transportation cost conveni-
entlye

In deciding whether t0 live in a place or not, tenants also
congiider the nearness of the house 10 neighbourhoode The neigh~
bourhood includes schools that their children or other dependants
can attend, churcheg, recreational facilities, health centres,

etce

Generally speaking, the city centre commands highegt rent
in some tounss Whis is because of 1the income produeing ability
of the location. Hence such a location is normally used for
commerciasl purposes Socio=~cultural factors also impinge on the
demand for housinge. As ohsexrved by Morris (1976), the type of
resgidential accommodation depend on his status and culbural back-
ground.

Position and physicél attributes also exert pressure on
demand for housinge Hpusing is supposed 4o be a place of rest
after work and vhere every comfort can be deriveds The housing
position and its physical characteristics need be considered

before one can demand for a houses The positional factors that
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hood, class of the people, exclusion from noige and noxious fumes
and other non~coming activitiess Primayy distributive xoéds are
dangerous 0 residentisl areas and people tend fo desist from living
arcund sucﬂ roadgse The layout of a residentigl ares will also
determine the itype of people that will live theres The orienta-
tion of dwelling in reléﬁion o sunlight and direction of the wind
will elso detemmine the Gtype of pecple that will acquire the
buildinga

The aesthetic sppearauce of &z given building'willualso
attract the consumezéfgéﬁildings with poor appearance will at the
same‘time'ébﬁggg& less prices Other ghysical factors that affect
the demand for o building arxe the amenities present, the type of
materials used for the comstbruction and the oxganisation of the
gnlise 4 couswmsy of any residential buildiang will consicder the
amenities liks toilet, bathy parking space and the construetion
of the buildinga. A house that is made of cement block, rendered
gad painted will attrect concumers than the one made of mud and
left bares This will affect the rent the tenants ave willing to

Pa&Y e

2¢3+8 Jjnstitubional invironment of Housing Market

i1t is always convenient in analysing any market to consider
the impact of demand and supply facitors. However, this is not
alle Onée should activeiy recognise that the econcmic forces of
demand and supply cperate within an institutienal envirounents
In turn, this institniional envirconment has formal ard informal

COMmponentSe
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The jinstitutional framework of any scciety consists of the

collection of laws, customs, practices; systems of thoughts and

B

S i g
beliefs and actions which influence man!s activitiess Depending.
on how developed the society isys these could be formal instituional
arrangements end agencies charged with given effect to law, customs,

practices, systems of thoughts and beliefs and actions which inf-

L

luence{é@ﬂf§féctivities, Depending on how developed the society
is,-thesevcould be formal institubional arrangements and agencies
charged with given effect to law, customs and prabfices.‘ For
example, the Judicial Sysiem serves to give effect to, control and
protect the institution of property rights. Also while formal
institutional contrels exist ghout the use of land in the form of
Townr sand Counizy Planning iaws, most communities gitill retain
notions of what is acceptable as well as unethical use of land.

In congidering the institutional environment of houging
markets, the primary concern is with the formal, government
maintained institutional arrangementse This is because these
influence (i) the nature of bundle of property rights owned

pvivate

(ii) the nature of righis that can be exercised by privateindivie
duals and groups, and (iii) the property rights held by the govern~
ment through different agenciesa.

mgsentially, individusl property rights are the residual
rights remaining aiter the governmeni has reserved for itself
four important powers vizs
(i) The power of eminent domainsihe right to compulsorily

acguire gome other persons property with the payment

of compensaticne. It is nobteworthy that in keeping

with the *trafition of British legal institutions, it

used to be thought that the law of eminent domain in
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in this country used 1o mean the right to take property
with adequate compensatione. However, the provision of
land use Act 1978 suggesis that the compensation needs

Fal

only tc be "prowpi" oee9 Section 29 ) ¢
P . :

(ii) Police power - the power of the state literarily to
pol:..cean::undwnduajL use of his propemty. Police
pavwer is ivherefore the xight to contrel the use to
which a laxnd resource could be put, for the protece
tion of "ihe health, life; limb, and morals ol society.
This right enableg the governmeni to cowpulsorily
acgulre sole other personts properiy withoubt the
payment of compensation.

i1i) The power of Taxabion = the xight to impose taxes on

private property according to aany ecriteria deemed fite

iv) The fourth power ic the right of escheat - the right
held by the siate to claim aqy nlopertf WhOR? gwner
dieg without® any heir. mh:Ls ;

occurrence in the couniry.

The residual righits held by the individusl ensbles him fo

oceupy, use, alienate {sell or give away freely), lease, possess,

enjoy the rights in property whichifie previously helds property

rvights are best thought of, im texms of size and durations For
example, by contract, the rights gad obligations in a subject of
property rights can be established (size). 4Also the period for
which the rights and obligations hold (duration) can also be estab-
lished. S0 ome can talk about a statutory right of occupancy for
g

99 years renewable at the pleasure of the Governor. Also, {one/
can éonw.aer a lease (with appropriate approval), granted to other
person for various durations less than 99 years, with certain
rights and obligationss

In reality, these private property xights. are at the heart

of property value., A building, generating housing services, repre-
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sents the object in which propexrty rights can be held. Conse~-
quently a discussion of the market for housing services is actually
a digcussion of the market for housing services with certain legal
implicationse. The desirability of housing and the price that
those demanding it can afford to pay is therefore influenced by
the nature of government conitrols and resitriciions.

The institutional framework should not be pexceived in
merely legal perspective. Operationally, institutional srrange-
ments helped in diverse ways:

(i) Po increase of reduce the supply of housing in the market,
angd.

(ii) To increase or decrease the demand for housing in the
market.

For example, Town Plamning laws could:

(i) restrict the amolnt of land available for a particular

use;

(ii) restrict the amount of housing space through height
(intensity), set=backy and sight~lines restrictions;
and

(5ii) control the amount, type and quality of housing through

building codes, plan approval criteria, etc.
Government policy, laws or prograumes could increase or decrease
the supply of housings The government can do this bys

(a) Encouraging private developers and public agencies to provide
heuging bys

a (i) reducing the cost of building materials
(ii) making affordable housing loans available

(iii) making building available at affordable cost
(iv) direct provision of housing units

(b) Discouraging private developers and public agencies.
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are actions that reduce the inecentive of developers to

supply new housing or maintain existing onese This can be due %o

actions that:

(i)

high import duty on building wmaterials, develop-—

(i)

(iii)

(iv)

(v)

increase the cost of constructing new buildingss

meny levies,
increase in the cost of acquiring title to land

difficulty and uncertainty associéted with obtaining

approvals.

reduection in the revenue or returns receivable by
property owners due to property taxes in excess of
value added.

rent controle

The significant effects of institutional forces on demand is:

(1

(ii)

to increase the propensity to demand heuging

to lncresse the ability to make effective demand for

housing.

N

Government policy and programmes under considergtion ave government

actions that increase the demend for housing in a market by increg-

sing the ability to make effective demand either for rental housing

or home ownershipe. These consist of the following:

(1)

(ii)

(iii)

Rent contrel Bdictg = In the short run, rent conizol
edicts enables & reniter with & given housing budget

to make a bid for more housing services than before.

Hent Subsidies/Allowances - These increase the size of
the housing buwdget making it possible to either pay a
higher rent oxr afford a higher debt service eobligation

thet would not have been possiblees

Government Sponsored Loan Schemes — These facilitage

home cwnership. From the perspective of a developer,
a loan scheme maske it possible for imore persons 1o

purchase housing units.
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This concept refers o the anmual or pericdic costs to an
opcupant of occupying a unit of accommodations It is an impor-
tant concept in rental housing market analysise The concept of
cash solvency in its two dimensions ~ short term cash solvency
and long-term cash sclveney, is relevant here. (4n economic
unit is cash solvent, in the period under consideration, if it
is able to meet ils cash obligations as they fall due. In the
long term, the unit should not only survive economically but
should grow and achievé the purpose for which it exists)s

Vhen houging occupation costs exceed the cash-paying
gbility of occupants, the occupant is cash insolvent with
regards to his housing occupation obligations. The housing
delivery system then has %o make compensating adjustments or
breakdomme

Strictly speaking, housing occupation costs include the
actual money payment for housing unit occupied plus any addit-
ional user feesg or charges atbached fo the occupation, plus the
opportunity cost of sexrvices in lieu of payment. For examples
a tenant in a Braziliian style tenement building has the foll-

owing obligationg; Rent atb 3#50/rcom/month, electricity bill at

H
¥5/month, water raite at #2, Night watch levy BL/month; premises

cleaning charges EB/anth. The tetal of all these sxpslises gives

the monthly housing occupation costse.

2e3.10 Housing Owmership Costs

Housing Ownership Costs refer to those cosis of ownership

associated with owning a urit of housing. Congider the example
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of the owner of a single family house with the following
obligationss
(i) Debt service #3,000.00 per aannum
(ii) Cost of Repsirs and maintensnce 1,250.00
(iii) Annual costs for pinking funds ¥250,00
(iv) Maves, fees and charges, property tax ¥600.00
{(v) Ground rent charges
(vi) Forgoen return on equity investment 32,500,00
Total annﬁal cost of ownership §6,650.00
in occupier who ouwng his property does not need to pay rent
but is responsible for debt service obligation in addition to

foregoing returh on equity invested in the property.

2.3.11 Principal Types of Rental Housing

Investors in rental housing have an array of investment
opportunities to choose frome While risk and return from each
iopportﬁnity are of paramount importance to each invesgtor, the
"fiﬁa;-éhoice is to a large extent determined by accessibility
3%@ éésgfﬁeisbhél vias and the status quo at the time the investe
ment deéigion ig being takene.
In msking an investwment decision,; the media of investments
| available 1o the rental housing investor are many. Studies
enploying residential building statistics are often hindered by
the lack of consistency in definitions of housing ‘btypese The
focus here is to define the various housing types.
(2) Tenement Buildings
' This refers to residential properties that are built and

let ocut as single rooms or a combination thereof (i.e. of the ¢
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single rooms), They are found in the high density areas of the
urban housing market. They are also called room to room accomme
odation or frooming houses. The most striking feature of this
type of residential propexty iz that facilities i.e. toilets,
bathrooms, kitchens; efc. are gshared and thus thers is no exclu—
siveness of occupation.

Theoretically., they are supposed tc be the most risky of all
residential property investmenis {Britton, William et al, 1980).
As an investment holding, the low imcome siructure of the tenants
makes rental Gefault g common feature thereby rendering the
accruing income leps gsecureds ‘The many tenants closely labeured

4@%def the same roof offen create managerial problems of settling
frequent outburst of fightss. Thirdly, the intensive utilisation

of the premises ard services therein accelerates depreciztion which
guages up operating expensess. As the recourse of the poor urban
workexrs, ienement properties have for ages remained the focus of
rent control lawsSe

Adedibu {4987) found that, contrary to the theoretical position,
tenement properties "tend to he the most secuwe (less Iﬁsky) of all

residentizl property invesiments because tenants find it easiex to

pay the rents charged (since they are the lowent) and thusiSecurit
of incone is‘guaranteé&also as it is very easy to let tenement
vuildings since its catchment area&populatioﬁ of tenantszis very
highe
N ’?"m ‘- )
In Western MNjigeria, .reomimg houses have become a dominant

feature since, among other things, it is a form of housing which

provides rental accommodgiion at reasonable costs for the large



91

immigrant population in the rapidly expanding cities. In its

most common form, the rooming houses have aumerous rooms arranged

in linear form on one or beth sides or an access corridor. The
wypology with rooms on both sides of an access corridor is generally
galled the "face me I face you' hcuse since the dcor to the rocms
on: cpposite gideg of the corridor often'facé c¢ne another,

Many of the cldex traditicnal family compounds snd the
*Brazilisn' single family towm houvses héve been converted ianto
rooning houses as housing demand increases 1n cenitral city arvsas
(Cluwatudimi, 1990).

Contemnporary examples of this house type range from six hed=
room pungalows with services in the baeckground, Lo two storey
(three flooxr) buildings with up to thiriy six zoomws or mowe with
cookirig and sanibtavy sexvices on each floor. These services are
usually shared among ¥he nunercus tenants with considerable incon-
veniences and low levels of privacy. Ip some of the overcrowdedqijf
areas of Lagos eege Mushin, it is not uncommon to find the inhab-
itants doing their cooking inside their rooms or in the corridors.
Guite often, due %o shoriage of space, tenants place theixr storage
cupboards aLlong these corridors (Cluwabudimua, 1990).

Associates

Wilour§ith; 7.7 (1980) found that rooming houses and the

apartment buildings accommodate the greater proporiion of urban
dwellers; up to 80 of the housing stock in Lagos Metropolitan areas
Essentially the ferm refers to buildings divided into separate
aparinents, (usﬁally on two or more floors) each of which is rented
out or owned by & household. The difference between these and the
rooming houses is that the apartments are self contained i.e. they

have greater avtonomy with respect to privacy, ccoking and sanitary
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facilitiese They are an increasing form of housing investment
in'urban centres. It is, bowever, a trend which favours income ¢
clients, since the difference in rents compared to rooming houses
is usualiy guite substentials From the posit~civil war era, the
yeérs cf huge surpluses from the scale of erude olil; Nigeria has
promoted the growth of higher standards in private sector resid~
ential housing for the increasing pxopaition of textiary workers.
In general, these block of flats are built using modexrn technology
with coluwmns and suspended floors in reinforced concretes

The apartments are generally designed on the basis of "wester-
nized" concepts of urben life with a sepevation of day~time from
night time activities zones and wverandahs as the only form of
private cutdoox spaces: They are generally more adapted o the
needs of the nucleer families..

High rise gpariment blocks of up to twenty-twoAfloors hgve
begun to multiply on the Iegos skyline @§§f§§§§§§§§$199b). These
buildings which were introduced in the 1960s in the high income

residential aveas of JTkoyi and Viectoria Islands in Legosy are now

o
o

N T}
being built on a much larger scale-gspee

demand for "luxury" housing. So far, this tendency has been limited
to the bigger cities onlye.

Several distiéct structural chsnges on both the demgud and
supply sides of the housing market have converged to accelerate the
trend toward sparitment construction and the provision of rental
accemmodations

Bourne (1973) atitributed the increasing specialisation of the
pwilding industry in apartments constzuction results Lrom several

supply factors operating togethers Rising land costs throughout,
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augmented by an insufficient supply of reasonably priced land on
the urban fringe, have increased the pressures on residential
land development -lwhich makes it increasingly difficult to con~
struct anything but high - den31ty res1aentlal bul;dlngs or highe

cost low-density units . w1tn1n the larger metropolluna_,areas.

The "Brazillian' Housg Type

The "Bragzillian house" is mwore often a storey building built
in bricks with suspendedflooxrs in timber, featuring artistic
decorations and bright colcurs. These buildings with their elab-

Preskige
orate artistic decorailons were considersd as symbols oi;mestmge,
and vere adopted by the most influential members of the society
net cply in Lagos but sll over Yorubzland espeecially in Abookuta,
Ibadan, ljebu=Odes Ilesha and Ile-Ife (Marafatto, 1983). The
intrecduction of Brazillisn house types into Western Nigeria started
in the latiter half of the century, after the repaitriation of slaves
libergted from Brazil and Cuba to the harbours of Badagry and Lagos
on the Atlantic Coazst. A good proporiion of those persons, mauny
of whom were skilled crafismen and commercialists settled in a
part of the Lagos Island eqst of the o0ld Lagos called "Popo Aguda"™
‘or Brazillisn gquerter with their own style of houses {Aderibigbe,

1975 )
The assimilation of the ipported model birought about the int-

roduction of various new lements into the indigeneous buildings.
Some of these include the internal stair cases, upper floor vergn—

dahs, +the windows and dooxrs.



Ol

Apartment Buildings

Various definitiohs have been ascribed to the term "apartmeni'.
For example, the Central M,rigage and Housing Corporation, the
Cangdian Federsl Housing Agency, defines apartment‘to include
"triplexes, double duplexes, row duplexes, and other multi~family
unitss Other ayenciesgs however, such as the metropolitsn Toxonto
Planning Board define apaxrtments to include only those structures
consisting of several multi=~family units. "An spartment unlt is

s

a self~contained dwelling unit in a building containing six ox
nore pnits which share a comuon means of access at street level"

(Fetropolitan Toronto Piamning Bpard, Survey of Apsriments 1961)-

N~
§

e -,

—rT e e e T e

e e eied Ted

Apartments Uy most common definitions are distinctive within
the urban houging i%&entory in only two regards; they ere uwsually
of high density construchicon and they represent rental accommoeda
tion. Cleariy uneither of these criieria are in thesselves distin=
ctive ag sone aperiments do not fit into either of these cafegoriess
Generalily, howsver, apartments can be charvacitexized by boﬁh,criteria,
and the uniqueness of gparitments derives from this combinatione
ﬁny dizcussion of their distzibution or extent must therefore d@ell
on the reasonsg for snd implications cof high density coustruction,
gnd the vature of both the housing industry and the rental housing

marieta

2+3+12 Qualitieg/Facilities Needed by Tgnents in a Building

Building and Ground
The following are the qualities inherent in buildings that

make it attrsctive to tenants:
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Attractive welld constructed building

Good szintensnce and upkeep of building

Llean eavironmend

Well=-lit and wdnpeded halls, entrances, stairs
Reliable Duilding mansgement and supervision
Atlractive landscaping with adeguate ouidoor
space for tenanis

Locking entrances,; protecited from ouisliders., clean

atbractive lobbya

Services and Facilities

The following services and facilitles ave very egsential

ir a building for

the use of the ocovpante.
Laguwndry equipnent.
Parking space.
Adegquate fire escapes.

Sporage lockeXs.

Adequate woom slzes and glorage spacee

Hy

Conveniant fioox plan.
Plzasant visuse.

Windows located t© provide enough aire light

and veatilgtions

igreeable sizey type and placement of windows
masy cleaning and maintenances

Pupnished gppliances in good conditiona
Suittable wall space for furniture

Attractive, easy o clean floors
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(xi) Well fitted doors.

(xii) Conveniently-placed attractive outlets.

2:3«13 An Overview of Rental Housing Management Function

Management job is carried out by a manager; this may be
the landlord, a caretaker or the professional property managers
The property manager is the dynamic, life-giving element in
every estate. The gquality and performance of the property
manager determines the success of property management; indeed
they determine the useful life of the propexrtye.

Property management must always, in every decision and
action, put economic performance first (Druckery, 19 )« The
existence of property msnagement can only be Jjustified by the
economic results it produces. Property management also produces
great non-economic results: the happiness of the property owner,

the contribution to the welfare and culture of the community,

etcs | S ‘_;_ Ll T

The economnic performanbe as far as property management is
concerned is unigue. 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 economlc oonsequences or
justification of the various feasible alternatives. Thus, it is
a limiting factor in those decisions not their starting point or
raﬁionaleo For example, when there is a management problem that

can lead to loss in value of the property, whether gz remedy
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decision is worthwhile or not, depends on the economic consequence(§)

of such decisione

Managing an estate rests upon the need to plan and controles

The idea of planning arises out of the need to establish a set of

objectives and the description or the means of achieving those

goalss

Plamning is mainly an issue of policy decision while controls
are chiefly exercised through the organisation structure. The
question of control ariges from the need 0 ensure that the plans
are executed and wodified to suit changing circumstances (Drucker,
19 )'

The meaning given ¢ an estate is also wide and includes any
interest in landed properiy giving rise to a measure of control.
Contrel is the ultimate test of property management. The achieve-
ment of property aims through an efficient and effective control
system induces the landlord or the property manager to carry out
his responsibilitiese

For a landlord who wants to manage his own property (in the
case of a small estate), he may find property menagement to be
more scientifice There are some management roubinesg that are
established and from here the jandlord derdves his experience
and skill (such mansgement Toutines inciude rent collection,
inspection of the properiy, carrying out repairs of short live
components of the propexrty, etcs).

Often, complex managewent issues arise and the need for good

conscious analysis and guesses become unavoidable for good manage=—

ment decigionse Thus, for an efficient managing of a property, a

strong cloge of imaginative and judgement sense is importants. 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 menagement starts with a clear understanding of

= the property aims and objectives. After this, a property manager -

involves himself in a process by which a course of action is
congeciously chosen from évailable alternatives for the purpose
of achieving the desired result. After the selectioﬁ of goals
follows plauning, procurement, organisetion, co-ordiration and
control of necessary resources needed for the achievement of the
pre~determined goalse. Some important elements of management are
discugsed below:

Forecasting

Management involves taking decisions which affect the future
but before these can be made, it is necessary to make allowance
for the conditions that lie ahead (Thornceroft, 1974). A property
manager that cares more about rent review oxr future expansion
of the estate must possess the abllity to analyse and interprete
obtainable facts, and also be able to make accurate guesseSe
Where all the factvs necessayry 1o make accuraie forecast about
the condition of a property are available, a property manager can
predict about its likely Ifuture physical and economic state with
intelligent guessess

Forecasting, being futuristic, is usually based on some time
horizons short, medium or long term. VWhatever the texrm, the degree
to which what is actually cbtained will correlate with a forecast,

must be judged (Thorncroft, 1974 ). This gives an idea to what
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extent a forecast can be relied upon.

Planning for Management

Plamning is a process of wvisualising and getiing through the
use of appropriate toolsy a set patiern of most desirable future
state of affzirs. The set pattern then serves a frame of reference
for Subsequent decision or policy making. To do this, the manager
requires an ability the analyse situations and make appropriate
forecast.

Planning comes up when there is a need felt and some problems
are identifieds The property panager will strive Lo stipulate
plans which are reguired ios

(a) Control the investment process by ensuring that the

management works proceed smoothlya.
(b) Heduce costsy particularly by baking advantage of
the economies of scale and standardizatione

(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 classifying plsn, shori-~term, medium term and long~terms are
usede 4t all mgnagerial level plens must effectively result from
rational plamming preocess. The plaoner msay consider this logical
orierly seguences

(i) Define the objectives

(ii) Establishment of premises and constraint; includes
applicable policiesi existing plans, forecast of
future conditions and factual dates. These are
the assumptions and facts on which a plan will'\

basel.

(iii) Analyse data and results in step.
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(iv) Develop alternative plan

(v) Select the best plan; this is the major decigion

point in plammiug.
However, if the proceeding step have been done effectively, it

may be the easiest® parts of the entire process.

Organising

Having planned, the pansger has to organize. Opganising
consists in the stmcture and allocation cf jobs to wvarious people,
an@ co=ordinating their effortsy in carrying out various mansgement
activitiese The function includes putting the right thing in the
right place. Ogganising stresses acrogs tenancy administration
especially in collecting rents, (may be monthly, quarterly, etc.)
and othex charges and raies. Organising is very important in
maintenance and repalir works in & building. However, the guiding
principlies of a property manager are the aims and objectives of the

estate which he has to constantly put in mind.

Staifing

After a good organisational structure might have been set,
stafiing for the implementation of the plan sets in and its reg=-
uiverents depend on the sige of the management work to be dones
Taus management also involves providing the right calibre of men
and women in the right numbex to penform the right dutigss as a
means of realising the objectives of the sstale.

Directing

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 isy workers cannot be totally trusted to work according to

schedule without some guidance. IXach manager, no matter the scale

of Job must motivate his workers, or staff or tenants, by consul=

ting, informing and encouraging all associated with the estate so

that a sense of patnership and Joint endeavour is established.

Co=prd.inating

Thig is the function of management which integrates efforts.
bBffective co=ordingtion in umanagement depends upon adequaie comi
unication, balance and control within the enlerprises

1t is ; vital aspect of managemeut pariticularly in congirucCe
tion as most works are carried out by small team or groups HNon—
co~ordingtion leads to poor performance or delay. Co=ordination

engures higher productivity'and proper conitrole

Sontroliing

The manzgement function that guides current performance towards
pre—~determined goals or plang to known as controlling. Conirol by
the enforcement of lease covenantss for example, can be effected in
a variety of ways ~ gtrictly, leniently, selectively, formally cx

informally and whichever manuer iz employed carries its implications

- for estate policy (Thorncrofts 1974)

Property Management Functions

Property management shares the same principles, in organisation
and administration, with any other aspect of management (viz:
Banking, Insurance, Infustries, eic.)s Properity management
entails organisation of men and their expert knowledge to maintain

buildings in an ecceptable conditione.
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Only a msunasgert's experience can bring the estate’s aiams
and objectives to life, concretely and meaningfully. But because
they are formal, they apply to evexry manager and to everything
he does as a manageTs They can therefore be used by every manager
to appraise his own skill and performance and to work systematica=-
1ly on improving himself and his performance as a managev.

The property msnager applies these funeticms tc pexrform his
ownt functions of space planning, marketing of property services,
conserving propexty and ibs surrounding and supervisicn of oper
ations on the propertys.

For good property management, the management, the maensgement
surveyor should put himgelf into three important positiong:

(i) As the owner who is always conscious of potential
changes in value of his properiy and working
towards an optimum return fxom lhiis propertye

(ii) 4&s the tenant, whose quiet enjoyment cf the
property must not be interfered with, and whose
incapabilities in the short run must be duly
gonsidered as in the case of a bad business
o up due to bad economy whieh may temporarily

lead to inability to pay for rent for a whilea

(iii) As a member of the community in which the
property is located, their interest and the
effect ¢f the condition of the property as

it affects them.
The above points will, if adeguately cared for, help manage-
ment to render service, Gevola of selfishness and one=-sidedness

wnile at the =zame time ibs profit will be catered fox.
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Management Objectives in the Private Hesidential Properiy

Management objectives in the private residential property
include; enguring aﬂequatexreturn cn investment and achievement
of estate goalse

Insuring adequate return on invesimente This is with respect
to the security and regularity of the investment indomé. Dépend—
ing on the motives of the owners, long term profit is cne of the
aims which necessitates the management of aun esbate and thus a
property manszger will want to taks the question, whether the
estate can fulfill this functions

However, sometimesg, the pursuit of the highest return from
an investment may not be the premivn but putting the property
into a suitable use, bearing in mind the physical character, the
environment in which it is situated as well as both the legal and
econonic circumstances prevailing.

Achievement of esstate goalse. Property aims and goals differ
from one property to the other and they are to be constantly kept
in the property maunager's mind in oxder that the mighi be accom=
plished.

inguring good state of yepairs can be acnieved through regular
maintenance. Ihe ease with which this objective can be fulfilled
may have bearing on how well the available resources have been
integrated during and after the developument stage of ithe property

Another objective is to ensure a greater property life span.
The policies aud methods required for attaining this objeective
will include amoung others, simplicity jnddesign and layoutd {as
provided by srchitects, and sound maintensnce (by the property

manager). Landed properties are oiten refexred to as "wasting



assets i.e. obsolescence sets in as the preperty ages and thus
Judicioung application cf fresh investment may lead to an effic-
ient gtate of use and thus a greater life span of the property
(Thorncroft, 1974).

When the management objective is that of ensuring a greater

dife span of the property, then,; the trend towards physical and
functional ohsclescence forms an important econcmic feature that
motivates the conduct of an estate. The achievement of this
cbjective hinges on a collaborative effort of several people,
It must bring out the greatest wit of the Architect, as a designer
to ensure that there is simplicity in design and layout. This may
require somstimes the acceptance of "open plan" and zound mainie-
nsnce management by the property menager at least to temper fhe

influance of early opavlescence,

dssentials of Good Froperty lanagzement

fssential things needed by a landlord or properity wanager
for an efticient management work includes
(i) The manager's ioiellectual conception of the work

processes that he should keep in "control® that is,

what he is going o monitor Oor supervise.

(ii) The operational methods by which he checks, monitors,

and appralses these processes.

(iii) Criteria for evaluating the significancs of what
he observes (when and where emergent problems
require some types of manageria action).

(iv) 4 description of remedial ections (short~term
corrections) that the property mansger bakes,
the channel through which he moves and techn--

igues he uses.
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{v) Criteria for identifying occurring or "high amplitude"
disturbances (functional or economic risks) that
there are heavy e chain on his managerial resources

and process effectivenesse

(vi) DMetheds of coping with these disturbances in intro-
duction of organizationsl {long-term) corrective
change (Umeh; 1977 )

Later in this study, we will examine the current practice and
strategies of formel and informal rental property msnagers in the
residential subnarkels of Ipadan. By formal properiy manager is
meant the reglstered Estalte Surveyors and Valuers while the
informal menagers sre the landlords (rental property ovners)
(particularly in high density neighbourhoods) who perform the
traditional duties of a property menager, thsat is, who "menages"
hig own properties rether than contract out the work o registered

estate surveyors and valuers.

2¢3.1  Affordability Criteria in Housing

A key issue in determining the appropristeness cf urban
services 0 low incoume populiatious is whether or not a project
is afioxdable. The concept of affordability in urban development
projects is importent for Hwo basic reasonse Cne is that the
projects must be ¥replicable", that is, they nust be able fo be
repeated by the counitry with littie or no subsidy invoived., The
second, and pexrhsps mere important, reason is thet urban develop=
ment projects arve generally meant 0 be accessible o a certain
portion of the low-income population. One of the goals of the
special evaluvation study has been te ascerisin whether the projecis

2.

are reacring the tarzet incowe groups and to meke the appropriate

[53]
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recommendations if they are note

= T DO -

.
S

Affordability can be defined as follows: a cexrtain level
of urban services is affordable to a low~income beneficiany
household if the amount from monthly income fhat a household is
willing and able to pay for shelter-related expenditures is
sufficient to cover the monthly costs of providing these services.

In symbols, affordability can be estimated as follows (World Bank,

1980): =
where C = monthly project cost,
Y = wmonthly family income, and
=D = the proportion of income the family is willingjend

able to spend on housing.

Most of the issues regarding affordability are concerned with
eiamining ﬁhe parameters "a't, '"Y" gnd “CY, In particular, it is
crucial to determiné if they have been measured accurately, and
if the assumptions made by the policy‘makefs in performing theixr
-calculations are valids. Lf the assumptions do not hold, it is
. then impoitant to investigate whe@her 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. Evaluating the accuracy of the measurementis
and the assumptions behind them is a key element in assessing
the overall success of a projecte.

:~Affoidability in housing means how much is a household or
an individual is capable and willing %o pay for his housing need

with most basic facilities. In txying to arrive at a situatiom
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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 policiess The overall policy was based on the concept of
affordability and aimed at "providing the best possible housing
within the resource constrainis of each individual household",
The implementation of the 1980 policy was based on two essential
premisese. Firstly, the gross income of the head of household was
used as the yardstick for allocating units and secondly, 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 contex’t especially, of low income housing,
both these premises have serious 1imitatiéns. The consideration
of gross income of only the head of household rather than the next®
jncome of the entirs household distorits the real earning power of
iow income familiese The traditional baseline used in designing low
cost housing project, that is that the household will pay 20-25% of
their income for shelter and related services has also not been
found %o be true (Urban idges 1986).

Infact, even simple descriptive measures of the marginal
Propensity bto conswnae hdusing such as rent to income (in case of
tenants) and value to income (in case of owner-occupier) ratio,
while giving a fair ideg of hbw much households are willing to
spend on housing, are constrained by that affordability does net
mean willingness fo pay only, but capability as well,

Affordenility is esseatially, a behavioural concept and to

establish what the household can afford 40 pay, it is necessary
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o ha?e a thorough undergtanding and insight into the lifestyle
of the target group since, gpavri from the total earnings of the
household, affordability is affected by several other factors
jneluding security of the principal and secondary sources of
income, savings; sperding patterns, place of housing on the
household priority list, etc. (Malpezzi et al, 1982). In some
regions, affordability is affected by climate and culiture e.Z
Iran, Tanzenia and TurkeY.

Thus the two premises on which the implementation of housing
policy in Nigewria was hased hagve proved 1o be fallacious in the
econtext of low income housings It is not suprising therefore
that houges meant for low income household were eventually bought
by the middle and high income households (Harr 1987, Oruwari; 198l ).
By and large, what was achieved was an increase in the housing
smoék in the cowatry although not for the darget group: that is
the low income household whose needs are manifested by the escala=
ting growth of sqQuatier areas all over the country in the last
decade {Izeogu, 1986). The main reason for this trend is that by
the time the units were completed,; the selliﬁg prices were cul of
reach of the target group (Onibokun, 1983). |

It is thus\neces§ary télgéa%e aﬁ indepth look into thg.elements

5

oF

that meke up the financial constrainis such assi

{a) what are the scurces of income for a typical low income
fanily?

(v) whether or not income is regular;

(c) the needs that compete for whatever rescurces that are

availabley and

(&) +he sites for housing in the overall context of such

householdss
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A comprehensive exasmination of household income generation
and expenditure patterns are necessary prerequisites to any

attenpt of-addressing the question of affordability towards

~ housing a typical low income urban family in Nigeria and becomes

particularly significant when viewed against ithe backdrop that; .

vhile on one hand 80% of the people in the countxzy are not able

$0 easily purchage housing in the open market either as owners

or renters. - Un the other hand, subsidizmation from national

resources cannot reach cut to the poor with any significance as
evident by ceriain case studies (Davidson, 1984). The perception
that housing is a form of socigl welfare that can and should be

provided by publ;c agencies, is exoded by the pressure of harsh

fiscal measures introduced by the government and the publie
‘housing prograumes o strike the right level cost (Urban Edge,

: 1936 ) ®

From the foregoing discussion, it can be seen that the wrong
implementation of the affordability basis in the National Housing
Policy has wveduced the fate of the low incowe group and the urban

poor. DBub still the urbsn poor must be housed, That is why most

-+ with formation of

of our environment continuously déteriorate
pocket siums all over the citiese« Thus, if the country wants to
genuinely provide houging for the poor pecpley ithelir earning

capacities must be bome in mind and their affordsbility placed
in the correct perspective so as to check continuous habitation

of slums and squatbters which are dangerous to health and social

developments
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2¢3e15 The CGoncept of Rent snd Rermtad Value

The word rent or rental value has been subjected to a
multitude of epithets. It is capable of atiracting many
meaningse. It is therefore necessary to make some clarifications
on the isgue of renias

Lent refzrs t0 any payment to any of factors of production
not perfectly elastic in supply, with land as the principal
example. It can also be defined as a term for a monopolistic
price on the earnings of more or less specific means of produc—
tion whose supply camnot be increased or decreaseda.

"Rent" in its general sense can be defined as "an gnnual
or pericdic payment for the use of land or of land and buildings®
(Lawrence et aly 1974)« We can however have market rent, edict
rent, economic rent, contach rent, ground rent, replacement rent,
gross .rent, rack renty, head renty profit rent, elc. depending on
the resultant foree(s) under which the rent is fixeds A Tent
fixed under the normal economic forces of 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 siyled edict
rent (0jo, 1978)s

Eeonomwic rent is that amount paid over and above the markeb
rente Contract rent refers io the actual paymeats tenants make
for their use of the properiy of otherse. The gmount of thesg
payments is normally agreed to by the landloxrd and itenants in
advance of the pericd of property use and -thus stews from mutual
contractual.arrangementsw Gpound rents represents the rental

value of the Dbare site al the time the lease is granted. This
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type of rent is charged under the building lease and in most
cases is fixed in nabure and can be for & period of ninety-nine
yearse. Gross rent can be defined as the rent passing or charged
on & property wider the situation or contract whereby the tenant
undertook to pay all the usual tenant rates and taxes and the
landlord undertook t0 beax the cost of repair snd insurance and
all other expenses, il any, necessaxzy o maintain the property in
a state to command that rent{z(General Fate Act (1967) Section
19(6 )«

Heplacement rent is the threshold level of income which is
regquired to economically justvify the expenditure of currént const=
ruction coste IMarket rent and replacement rent are not the same
in today's markets As & result, market renthhas been inecreasing
persistently to meet replacement rente 4% a point where they meet
the market will be in.a state of balance or equilibrum. iﬁ;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. This is also termed."full rental
valué'oramarket rent"s Head rent is the rent reserved under an
occupation lease where it is less than the full rental value while
profit rent is the difference between ihe full rental value and
the head rent paid by the tenants.

In this study, "rent" is taken to mean the "eon&féd@fijxent",
that is the gctual, menthly or annuwal payments wade by the tenants
for the use 0f resideniial properiy of landlord and usually fixed
by contractuszl agreement in accordance with the prevailing market

forces (market rent)e 411 bypes of residential properties in the
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free renbal housing market will be the main Focus while the
landloxds (oxmer oocupiers) would be treabted as renting to

thenselves.

2.3.16 Iactors Responsible for Escalating Rental Ievels

It is consiéered‘pertinent to identify factors that could
possibly explain persistent increases in prices of reutal housing as
a necessafy preliminary to hypethesis formulation. From our litera=
ture review, Several factors have been mentioned as factors that
motivate periodic rental reviews and which can therefore be regarded
as responsible for increasing rental levels. Principal among these
factors are (i) construction cost (ii) income levels (iii) prices of
building materiz.als,v inflationary trends (iv) generai level of pros=-
pority (money supply as neasured by total currency J.n circulation)
(v) cost of funds (lending rate of financial institubions (vi)
population growth and the consequent increasé in dem;md for rental
accommodation and (vii) vacancy level. h

The:c;e is neéd- for some clarification here. Factors such as
Iocatiocn, types of finishes, accommodation quantum are identified
.by some authors as influencing rental values at the ;nception of a
lcase when contract rents are to be fixed. Howeve:é, ‘_‘chey do not
explain fre:nds, in rental vzlues ox provide explana‘bioﬁs for the
present escalabing prices of rental accommodation in the urban area.
We propose in this study to analyze the factors responsible for ‘Ehe
escalab%ing rental prices. Therefore, ocur hypothesis fomulation
will take into consideration those factors and changés in then
(upwards or downwards) which the property owner or his agent may
wish to pass to the tenant in f"orm of higher rents or concessions
(reduced _‘rents)q .

In the light of the above, the factors which havé been recurring

through our discussion in this chapter will form the basis of our
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hypothesis formulation vizm: Incoue level, Construction cost, Prices
of building materiel, cost of funds (lending vate of financial instis
tutions, money supply as measured by total currency in civculation
and inflation rate.

In selecting the above :f‘actoi:'s, we take invo consideration the
fact that rent determination and rent review is basically landlordts
decision and factors considered ave those that may influence supply
abilities of the property owner just as choice of z-eéidence' is
basically a _tenent's decigion and factors considered are internal
to the ‘tenant.

Tt is notewortby that the factors identified atove have been
Tising upwards in the last decade in Nigeria particﬁlarly gince the
inception of the Structural Adjusiment Programme (SAI?). The incoma
level have been rising as the govermment endesvours to cushion ﬁhe{
pains of SAP through various relief measures. Nevertheless, the
average family finds its real income or level of purchasing power,
reducing. e cost of new residential construction has been rising
much faster than the general price level. Our concern here is with
the way high construction costs affect the functionh}g of the
housing in;mket. J

The devaluation of the nalra as a key Ai‘eature»of 8P led to
high exchange wate and the increase in the cost of importation,.

As a resgl‘t,_ the prices of building materials skyrocketted further
yorsening the cost of developments The fall in the réal value of

the naira made it compulsory for the increase in the ?e_ant to comp—
ensate for the loss in the value of rent stemmed from inflation.
Under SAP, lending rate was increased to adjust for ;l:}ge incresse

in the risk of advancing loan. The increase in the cbs't of borrowing
led to increase in the periodic income (rent) from the real property
Investment which is wused in liguidating borrowed principal plus the

interest on it.
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In the same manner, SAP led to tremendous increase in the money
in circulation. The excess 1liguidity was partly caused by the exporters
of natural vesources who failed to repatriate their foreign earnings
in their foreign accounts and used the funds as .polléteral with local
banks to raise Naira overdraft or loan and again used the loan or
overdmft to finance further eprrts which pruceeds f-rere accumlated
in the foreign accounts with commerecial banks. With the akove backe

ground, we will now proceed to formulate the hypothesis of this study.

2317 Definition of Household

For the purpose of this study, we define a household according
to the Higeria Federal Office of Statistics as "all persons living
under the same roof and having a comon eating arcangements, that is
:sharing or eating from the same pot. Thus a person who eats his/her
principel neals from the same pot of anothier persons or a group, bub
live elsevhere if so happens; is considered a raém’oez\’ of the household
where he/she *tekes his/her principal meals".

The head of the household is an adult menber of household resp-
onsible for the overall managenent of the household while a hous:mg
unit is a unit of accommodation occupied by one singie household.

Households are variously constituted, some axe :f.deni:ified— with
families, others are composed of a2 single individual or group of
related individuals; and still othexrs are a combinsition of families
or a family of individusls. For the purpose of this study, people
living -together in the same dwelling unit from part of the sane
household unit if:

(i) They live together in the same housing unit which

night be & room, & flat, a duplex, 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 then the family is the unit of deménd
for housing and therefore the amalysis of rental housing will be
based onfhouseholé unitse The houging unit is a uvnit of accommo=—
dation occupied by a household,; it may be a room, a flat, a
bungalow, etcs A dwelling unit on the other hand is a separate
building which may provide accommodation for one, two or more

hougeholds living under the same roof., It can also be a bungalow,

a stoxey building, elca

SPECIFIC HYPOTHESES TO B TESTRED

My 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 theme In the absence of such refutation, the
hypotheses may be said to hold (based on a particular study)
as part of the store of generalization which constitute specific
knowledge, BReontal housing market analysis falls into this
common mould that requires hypothesis testing. 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

rents

(3) Inflation rate has a positive relationship to rent.
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(L) Rent is positively influenced by the amount of currency

in eirculation,

(5) There is direct relationship between average price index

of building materials and level of housing rente

(6) Rgnt has direct relationship to construction cost indexe.

SUMMARY OF CHAPTER

In this chapser, an attempt has been made ic provide a
theoretical and conceptual founmdation for this study. It has
peen established that no single theoretical perspeetive could
provide an adequate foundation for the problem being investige
ated in this study which has necessitated e multi~Gisciplinary
review of the pertinent literabure. An attempt was made to
discuss the theoreticel underpinings of the relevant veriables
pefore specific hypotheses were formulated.

The next in the sequence cof steps for this study is to
empirically test our hyrotheses. However befoxre this is done,
it is considered pertinent to have an insight into our case
study, *-+2- to review the methods of data collection and also an
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-

ologye



CHAPTER THREE

THE SETTINGs AN OVERVIEW OF IBADAN FGONOMIC BASE
AND PATTERNS OF RESTDENTIAL DEVELOPMENT

3.1 INTRODUCTION

Ibadan, the capital of Oyo State of Nigewia and one of the
most indﬁgeneoué cities in sub-sagharan Agrica, is the second
largest city in Black Africa (After Johanessburg)s. The city is
dynamic both in terms of physical development (expansion) and
population growth. Such a city offers a good ground as a study
ares. Also, this city is considered as a suitable test bed for
g behavioural study of wental housing market because of the fact
that being a capiial ciiy, most of the residents, particularly
the working class makes use of the renial subsector.

Ibadan was found in the 1830s as a camp for a refugee popula=
tion seeking protecihion f;om ﬁhe Yoruba wars which raged consequent
upon the»collapse of the Oyo Empire. Oxal tradition suggests that

xiga® hich if literally

the word = Ibedan is derived from M
interpreted means '"near grasslénd environment". According to
History, the site of forest - grassland was deliberately chosen

50 that while the nearby grassland territory provide farmland, the

forest could provide the much needed protection for the refugee.

MAJOR RELIEF AND CLIMATIC FEATURES OF IBADAN

The physical setiing of Ibadan is dominated by three major
land form elements, hills, plains and river valleys. The hills
are most spectacular avound the city with the quartzite ridges
and gneissic inselbergs being the itwo commenly recognised. fﬁ[he

ingelbergs run approximately in a north eastern corner, along

117



118

the Ibadan -~ Oyo Road (Faniran, 1982). The highest of these
ridges lies in the central parit of the city =nd contains such
peaks as Mapo Hill, Mokola Hill, and Aremo Hille The hills ranges
in elevation from 160 weitres to 275 metres above sea level.
Generally, the hille cover not more than 5 per cent of the total
area of the citye

The plain landform comprises about 80 per cent of the total
surface area of the regions It covers essentially the areas bel=
ween the hill bagses and the usually intrenched valley boifom,
They are usually smooth and rolling with éonvexonconcaye slopese

The city is drailued by two major rivers: the Ogunpa and the
Ona rivers. Ogunpa Hiver draing the eagtern part with its major
éfibut@ryi ne river XKudeti while tine latter having many tribu~
taries like Oshin, Alalubosa and Yemoja streams drain the Western
part of the city. |

With its lasitudinal location (Late 7° 23') Horth of the
Equator, Ibadan is wnder the influence of the West African Monsoonal
Climate characterised by two winds; the moisture laden nmaritine
South-West monsoon windg which blows inlend from the Atlantic ocean
between March and October; and the dry dust laden winds blowing
from the Sghara Dgsert from November to February. The resultant
effects of the two winds are the rainy season and dry season
respectively. The seasonal variations in temperalure recorded for
the city followed the effects of the monsoonal winds. The mean
“maximun temperature of 281806 oceurs in February while the mean
minimum temperature of ZA.SOC oceurs in fugust. The mean annual

rainfall in Ibhadan has resultaut effects on drought and flood,
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but of greater importance is the occurence of floods in the city

during the past yearss

Table 3.1: Fopulation of Ibadan (4911 ~ 1990)

Year 7 Total Population § Hate of Growth
1971 {Bstimate) 175600 | -

1921 " 238,075 3.t

1931 " 387,133 540

1952 (Census } 4595116 2.8

1963 * 6274379 2.9

1972 (Bstimate) 893,000 LeC

1975 " 1,019,000 L5

1979 " 15301,000 5¢0

1990 |  (Foxecast) 2,220,000 i 55

Scurce: Higerias Development Froklems and Fulure Needs of
Major Urban CGentre, Ilbadan.
= Doxla@is AssoOclatese
The city is located on Latitude 7.23° North of the equator
and 3+56°East of Greenwich meridian. The city of Ibadan is not
only the political centre of the State, it is also the werve
centre on wiiich major routes and commercial activities converge.
The city is important for its strategic locativa foxr economic
and adminisirative uses; hence these have been increasing the popu=
lation and the physical extent of the city. Table 3.1 shows the
population of Ibadan after 1911 and the corresponding rate of its
srowtliis
Ibadan city is at present being adminisiered by Ibsdan Munici-
pal Governument (formerly Ipadan City Council) with headquariers at

Mepo Hall. It is the largest ‘local ‘governmeit administiation .imit -
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in the statee Because of the special position of the city, the
municipal government b5 embarked on various economic prbjects
with a view to moderniging the city. Some of the projects include
" the Agbowo Shopping Complex, Aﬁamasing‘ba Stadium and Shopping

" Alesinloye markety.the New -}

réﬁééifféxmehtion a‘fews - »

Complex, various estales, the{

Even though the indigeneous areas of the city are not well
plarned, efforis are being made by the Ibadan Area Plamning Auth-
oxrity to provide a healthy urban énvironment for living, working
and rec;‘eation.‘ The Authority has exerted considerable influence
in the city in many facebsas The former Western Housing CGorporation
established a model housing estate at Bodija = a well planned resi=-
dential area which compares favourably with similar estates in other
parts of the worlde 1t covers about 162 hectares of land and is
ploxned fo accommcdate 1,200

Ibadan mizrors the complex slum problems by most cities in
the emerging nations. The vesidential blight and other problems
which Ibadan shares with world cities elsewhere have heen compre—
hensively documented (Onibokun, 19693 Lloyd, Mabogunje and Awe,
1967)

A4 general survey of the ciity reveals three countrasting aveas:

(i} the peripheral suburb, including the governuenti

hougling estate and governwent quarters.

(i1) the newer irmer suburbs of "recent" immigrants
and aimost a.il major offices, large commercial
houses, business firms, banks, state government
minigstries and other large scale econcmic

invesitment; znd

(iii) ‘the heart of the city, an avea that Mabogunje
and Okediji, refexr to ag the "core sector' of
Ibadan (Habogunjes 1962; Okediji, 19%7)a
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The administrative area covers an extent of 452.6 i or
1154260 hectares, The city structure is almoé%;circular having
12 kilometre radius on adopiion of Mapo hill asg the centre.
But the concentric sj;mc_h;re is disrupted by the Military
Secondary School, ‘{ji%é'éﬁ%éﬁoad, New Army Barracks, International
Institute of Tropical Agriculiure (II‘I‘A), Oyo Road, and Standard
Breweries of Nigeria, Alcomaja Village. The identifiable uses
jnclude those of Regidential, Pﬁblic, Transportation, Primary
Production, Woodland, Industrial, Business and Commercial, Wabter

Body, Recregtion, Utilitiess Vacant or Rural Lande

Table 3e.2:gives the general analysis of the land use in Ibadane

Table 3s2¢ General Land Use Analysiss (12 Km Radius From
Mapo Hill)

Residential 10,880 2h%
Public 5,160 11.5%
Transportation 2,150 L 7%
Primary Production 1,500 3435
Woodland 900 2.0
Industrial 700 1«60
Buginess and Commercial 390 049%
Water Body 200 Qeli%s
Recreation 150 003%
Utilities 50 0+1%
Vacant Land 23,180 51e2%

Total 145,260 100%

3«3 UHRBAN LAND USE AND THE LOGATION OF ACTIVITIES
Ibadan is one of the Nigerian cities that was allowed fo

groy for a long time without Master Plan. The consequence jis
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a great mix of activitles such as residential and commemcial, and
sometimes residential and industrial as in the case of small to
medium sized industrial establishments (Odusote, 198L). However, in
recent years the government of the c¢ity has through the Ibadan
Metropolitan Planning Aubthority, instituted a nu@ber of éontrol
measures that are leading to the emergence of dﬁécern@ble patiern

of land use in the metropolitan area. The activities in the city

according to Table 3.2 ares

Business and Commercial Area

There are two Central Business Districts in Ibadans The first
is the traditional business district called Iba Market which is
jocated almost at the centre of the city and engages mostly in
foodstuff and local materials and the second is the Gbagi=-Dugbe
Commercial Area (now called 01d Gbagi-Dugbe Commercial Area)e

Though the activities in Gbagi are not separated, nonetheless
one can still demarcate between the deparimental stores, banks,
officesy and entertainuent hall located towards the J. Alden,
Oke=Bola = Molete Road and the wholesaling end retailing section
of Dugbe, Lebanon = Agbeni = Oritamerin Street and Gbagi - Amunigun
Streets. Some banks have branch offices at the wholesaling and
retailing sectiona

Also, Gbagli coummercial avea is the focus of intra=-city tran=—
sport routes and the site is intensely déveloped at the expense of
other centres, with most banks, departmental stores and office blocks
expanding verfically.

ihe CGentral Buginess Districis extend along the main radia
roads outwards forming ribbon shops and office accommodation and

thus result in mixX usesa
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Generally, three types of mix uses phenomena came t0 minde
These includes

’ ¥ ) P | .

(i). Eransformation of residential area to mixed uses (Resi-

dential ~gnd busine$se - This applies usually to area

under the pregsure of business opvoritunities.

(ii) The principle guiding extending ares for mixed residen=
tial cum business uses as stipulated by the Planning
Authoritys '

(iii) Commercigl,-services and handicraf+t ribbons along the

major routes, in front of residential blocks.

In the first case, front rooms of residential buildings are
converted to shops or warehouses. This is peculiar o the inner
‘core areas where shops line both sides of streets. In some cases,

the commercial activities go deeper into the street blocks, resul-

ting in the predominant residential use being overshadowed. . Notable .

among such streets are Agbeni, Amunigun, Balogun, Ibikunle, King
George. Many buiidings along newly widened core area roads which
are partially demolished petbty businesses for.example at Aleshinloye,
Isale 1jebu, Bode, Sabo and Latosa Streetse

The principie guiding extended areas for mixed residential
cun business uses is regponsible for the emergence of offices of
compénies, departmental stores, and fingncial insbtitutions in New
Bodija Extension and South West Ring Hoad Bye=Passa

In the third instance, all major roads for example lLagos Bye—
Pass and.all arterinl roads experience mixed uses. Front houses
are used for offices, aufomobile sales, super-markets, and so on
with lqcal service industries -~ Mechanic Workshops; Watch Repairing,

Tailoring, Shoe making, and Wholesale warehousing., These activities
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continued daily as ribbon siretches and about sixty kilometres

of strip commercial that is trading on both sides of roads and

streets have been established in the city.

Industrigl Uses

There are two msin divisions of industries in Ipadan nanely:
mnufacturing, and non-manufacturing such as warehouses, storase
yards, contractors yards, 0il sitorage and so on that are grouped
together under industrial uses.

In recent times, industrizl activities in Ibadan follow the
major axial roads for example 0ld Lagos, Iwo, Ife Roads and so on.
The only criterion considered in the location of such industries
is mainly accessibilitye

Agong the recent industries are Triplex and lLeyland along Iwo
roady Nigerian Breweries along New Ife road, and Nigerisn National
Petroleum Corporation Petroleum Storage atAﬁEBkufa:Hoada Among the
old onest that the urban growth has resulted to their jocation,
within fhe city, are University Prese, Nigerian Tobaceo Company and

Lafia Canning Factoxry.

Lransport
There are two categeries of moads in Ipadane %he Frimaxry for
example Abeokuts « Ibaden = Ife = Ibadan, the secondary roads such
as Ring Road, Hleiyele; Yemetu - Bodija Road and Access roads which
comect residential premiges together with the secondary roadss
Most roads are cither not well constructed or badly maintaineds
Por example lack or inadequsbe drainage system and potholes are

common in the city. The access rcads ave mostly affected and the



landlords or residents in the areas often conitribute towards their
there is

improvementse Algo?%he{problemuof refuse blockage on some xoads

which causes most of the traffic jam on these roads.

Railiiroad covers a distance of thirty two kilometres with
mgin station at Dugbe and a substation at Bodija. There are two
air £ields at Ibadan at presert. These are the ¢ld aerodrome atb
Bodija and the uew airpori at 0ld Ife koad. Traasporiation uses

cover an area of 2,150 hectares l.e. LoTh of the total land area.

Ubilities

These comprisé Sewage Disposal Works, Refuse Dumps, Incinera=
fors, Tlectric Stations and Substations, Water supply facilities
and commmication faeilities such as Telephone buildings, Hgido~
towers. Refuse account for twenty-five hectares, and water supply
shortage is experienced in the city. Pure water supply is highly
essential for kealthy envirzonmeut, people and it ailds increase in

productivity.

Recrestional Uses

These include camps, club houses, polo ground, praying ground
and so on. Public owned open spaces are parks, Foresit Heserves,
Zoos, and Playing Fields. Others are cemetries and Golf courses.
The locations of these areas lie mainly in the Western section of
the city. This means traditional city has very limited access to
the recreational facilities that are open spaceses The recent
development here ig the Trans Wonder Land which is presently attrac—

ting a 1ot of peoples

Public Uses

The total land area devoted o public and culitural uses is
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5,160 hectares, which is 11.5%. These include Secrétariat, Schools,
Hospitals, Army Barracks, Police Stations and barracks, Prisons,

Religious, Welfare Places and places of entertainment.

¥eoodiands

Woods were planted for good reasons such as checking population
of Eleyele Water Works, gully-erosion on Aremo bill and the Premiex
Hotel slopes. Woods are also planted for.;‘?ééseaqrch and Academic purposes
of the School of Forestiry and as a commercial Teak Free for Electric

Poles. The land coverage of woodland is 900 hectares.

Primary Production

This mainly encompasses Agriculture for example Horticulibural
Research Imstituie at Idi~Tshin, Almnran road, Agricultural Scheme

and Iwo Road Dairy Farm which are the major Agriculiural undertakings.

Uater Bod_ies -

Among the water bodies are Eleiyele Loke, Alalubosa Iake and
the Secretariat Fish Pond.
Rural Use

Thig refers to undeveloped and rural area of Ibadcm unicipality
which according to the 1981 Survey shows to cover 5.? «2 per cent of
the total area. Ayeni (1982) however, found that the rural use

account for about 10 per cents

Residential Use

Residential Iand Use in Ibadan dominates the total urban
dand ﬁse- with a total land coveragze of 10,880 hectgﬁ:‘es and reprew=
senting 24.0% of the total land avea. This use can be classified
into three viz: high, medium and low densitiese. Tﬁe table below

presents analysis of residential land uses



127

Table 3.3: Hesidential Land Use in Ipadan

Types of Uses Area in Hectares Pervecentbage of Toval
High Density | L4940 U5 ol
Medium Density 1,602 L2 . 3%
Low Density H 1,338 12.3%

Total , 10,880 10056

Source: Field Survey by Town Plaaning Division Mianistry of
Environmeut, Oyo State, 198%1.

High Density Hesidential Aveas

This density acccunts for the largest percentage of the total
residential lend use, about 45.4% with a land area of 1,940 hectares.
High density areas are in the old core areas of the city =nd scme
suburban sprawlss The old areas are characterised by over crowding
 of buildings, with almost all available space being developedo Two
storey buildings dotted this sectore The concept of traditional comp=—
ounds is evident in those areas. New High density suburban aveas
are also characterized by overcrowding, lack of’féﬁCéil point and
lack of contrast and vaviety. These areas include Ijokodo, Apata
Ganga, Apete, and Akanran, Bgbeda Tuba and Olojuoro Roads, in the
Eastern part of the Lagos/Ibadan Expressway, Idl Arere, Foko,
Agbokojo, Ojas Inalende, Oniyanrin.

The residential properties here are not well plamned or well
laid outs hence the nature is sych that there are clusters of
buildings with poor management and maintenance and are mostly

cccupied by their owners who often bring in relations to live with
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theme These residential premises command comparatively low or

no rente

Mediuvm Density Residential Areas

HMedium density aveas oceupy, aboutb 44602 hectares a represen=
tation of Lh2.3% of ktota..‘l residential land use. among areas of
mediun density are Oke Ado, lMolete, Ring Koad (now Ibrshim Babangida
Road), Idi 5@@@,’, Challenge/Orita Felele, Yemetu; Oke Bolas

Some new suburbs of Ibadan are alsoc being developed/particu=—
larly along the axial primary roads. The buildings are mainly semi
detached; two storgyed structures. Most of them have wall fences
separating adjoining buildings from one ancthexrs Nore than 504 of
the lots are developed the remaining being left as parking space
(Jolayemi, 198L)..

Population he:_re iz modei'_ate; and the properiies put on some
modern touch, Unlike the High density residential area which is
noted with tenement structures, here are modern flats interspersed
with tencments. The residential properiies here command reasonsgble

rents and the growth of zentsl yield is gppreciable.

Low Density Aress

The low density areas represent 12e3% of the total residential
use. JThe extent of coverage is 14338 hectares. Low desnity areas
are mainly government Hesidential hxeas (GRA). The GRA include
Agodi, Iyaganku, Onireke, Jericho, Bedija, and Oluyole Estatess

The buildings here ave in most cases de?ggched hungalows
surrowded by a conside:ca‘dle avea ol open spe;:e and/or gardenss

In s few cases, duplex sbtruciures form part of the residential
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development., Buildings are often beautified with hedges, flowers,
shrubs and trees. About 25% of lots are developed (Jcﬂayeml, 3984)
Two storey bulldings are cowmon in Bodija and Oluyole estates.

As noted eariier, Ibadan is a suitable test bed i‘or carrying out
of this type of research work because since 1970s, especially during
the time of the oil boom, investment in real propeity increased
and has tremendously changed in this state capitai ';ﬂ'from the tradi-
tional stabtus to this present sophisticated outlookf due to the
availability of rescurces for development in the past years, various
levels of investors are springing up from here and there who buy or
develop real estate for their owm use as home, off 1ce, etc..

There have been earlier housing studies attemphts focussed on
Ibadan. These include Abiodwm (19%8), Onibokun (19 ), Mabogunje
(1969;), Arlmah (1990), Ayeni (1992 to mention a few discussed in
Chapter tvo.

Thadan, which is representative of most capitai cities in
Wigeria, is being chosen as the case situdy not onl,y‘because the
city is dynamic in "termé. ‘of physical development ancl population
growth but also because prev:.ous studies on the ci uy s housing
market have not oxam:.ned the crucial issue of halanczng the demand
and supply with a view to achieving eguily, Similar previous stud-
ies like Ayeni (1982) end grimah (1990), though focussed on Tbaden
urban hou§ing market, were not comprehensive enough to cover
problem and policy issues relating to the three key participants
in the rental housing markel i.e. the suppliers, thé, consumers and
the goverrment. It is, therefore, hoped that the pi:esent study
will meke a significant contribution to the existing body of

knowledge on the rental housing market of this populous capital
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city. Particularly by uncovering the factors responsible for
escalating prices of rental accommodation and by p_réscribing
measures o gbate this trend and this achieve a rﬁore functional,
efficient and effective rental housing delivery system in Nigeria.

A further reagon for choosing the study ares J.s that the
researcher is fawiliar with the city having previously studied
the State Property Developument Corporation activiti‘ga:s in the city
as well as the city's shopping centre developmeaqts.‘. Also the
researcher has close friends and colleagues at siratesic instity—
tions in the city which facilitates data collectioﬁ-. These include
barnks, Estate Pirms, Oyo S’cafe Property Development Corporation, the
the State Ministry of Finance; the Hinistry of Iandé and Housing
and Nigerien Institute of Social and REconomic Research (NISER)..

In conclusion, the growth of Ihadan has not been static.
The expansion of the city is wmostly along the major roads. The
factors that are responsible for the existing l-and_ ﬁse pattern of
Ibadan are cumulative needs over the past year. These factors are
topographical features in this case hill tops vhich ;E‘avoux-s the use
of muds ‘ |

The convergence in Ibadan city of traditioné.l é.nd modern
economic, social and political institution of the classes of people
required to maintain these institulions explain much pi‘ the charac-
ter of the city. In Ibadan, the new has failed to“;swallow up the
0ld, both continued to exist and are strangely juzf;s.posed,, maint-
aining rather complex relation with each other, and functioning
despite each other (Mebogunje et al, 1967)« Such a city provides

the variety necessary for an empirical study of this type.
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Nows the various types of land use in the city of Ibadan
have been examined, But their functional intervelationships,
especially of other uses, with the residential use cannct be fu}ly
comprehended withcut sheeding light on residential property btypes
and distributions Hence the need for exposition of various resid~
ential properties on the urban landscape and their distribution on
saues This is the central point of matters discussed in the next

sectiona

FACTORS RESPONSIBLE FOR THE PATTERNS OF LAND USE

Land is both a factor of production and a coumodity. &g a
factor of production, it is nearly always required in thevproductian
procesce The demand for land as a factor of production is derived
demand depending upon the demand for the final commodity produced
and as a commodity land is ysed for housing and recreation (Newell,
1977)e The ease of acquiring land as a factor of production or
commedity plays an lmportant role in the distribution of power,
employmenty, ircome, prestige and soclal Justiece; and this affect
the genersl economic development of the region (Fabiyi, 1982).

Various potential users compete for scarce land. This compe-
titive process is largely responsible for the determination of the
use {o which the site is put and consequently its value, The exis-
ting structure of any urban area at any point in time has been the
cumulative needs over the yeavrs and are not due to current space
regquirementse Alsoc, it arcse by different requirements for various

uses with regards to accessibility and complementaxity of the sitee
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Thus in studying the wental housing market of Ibadan, it is
considered necessary 10 examine the factors that give rige to the
present economic state and the pattern of land use. The principalk
factors are geographical and politicals. The geographical charac—
teristics of Ipadan (discussed eaﬁlier) made the present site of
the city a suitable and favourable location for human concentration.
The political factor plays a major role in the economic and land
use pattern of Ipadan city. Im 1893, Ibadan signed a treaty of
peace with the British and a Besidenti was posted to the town. His
arrivel marked the commencenment of the emergence of the city as &
major commercial, administrative and educational centre (4Ayeni,
1982). The commexeial organisation was furnther strengthened by
the extension of railway construction to Ibhadan in 1901.

By 1903 various European firms were given leasehold interest
in landj under the Native Lands Acquisition proclamation of 1900,
in order to settle in the town (Adegoyes 1976). This led to the
establishment of a modern pusiness centre and European Rgsidential
Bgservation Axrea, to the West of the business district called
Commercial and Links respec%ively. The business disticet called
014 Gbagi, is the second business centre in the city and was
1ocated at the railway station and it houses the largest concentbe
ration of business activities in the city, while the first is the
traditional business centre called Iba market.

The growth of the city increased in 1946 when Ipadan became
the headguarters of the defunct Western Regionm of MNjigeria and this
atiracted both expatriates and other Yoruba sub-ethnic groups into

the civil sexrvice and into the ever increasing rauge of opportuni=
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ties in the city. The city also witnessed large scale migration
of ethnic groups, which according to 1963 census include such
groups as Ibo, Ibibios, Hdos, Urhobos, Fulani, Hausa, Igbiras,
Epik, Nupes into the twon.

A significant proportion of these migranis found abode among
Ipbadan people but a considerable number of them were located on
laid out New sites such as lbkola, lkotedeo, Sabo, Oke-Ado, and
Oke~Bolae Consequently, with the increase in population more
residential arveas were needed and the city began to grow mainly
outgide the city walles

Other govemment and private individual actions that have
increased the outward expansidn of tﬁe city in almost all directions
since 1973 include the building of Ipadan -~ Lagos Expressway which
goes round the Southern, Egsiern and North BEastern parts of the
citys the establishment of the housing estate, 0il storage depot
at Owode on Abeokuta Road; the building of the New sdirport and the
commissioning of Ajoda New Town on Ife Road; the building of the
New Army barracks neax Ojoo to the North of thg eitys the building
of Leyland Assembly Plant and Pilkington Factoxy in Iwo Hoad; and
Wire and Cable Factory at Abeokuta Road (Aveola, 1982).

Ayeni (1982) had identified %%%éI factors responsible for
the present land use pattern of Ibadan. These includes

(i) Topographical features for example the hill tops
gud slopes that favour the sun dried mud used in
traditicnal building teclinologys

{(ii) Past and present social and religious customs,
traditional linesge social structure result in
creation of family compcunds while the racent
developument and new developments give rise to

separate residential development unite.
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(i3i) Effective demand and consumers preferencess
through the increase in money income and popula=
tiona

(iv) Policy of Iocsl, State and Federal Government in
the supply of public utilities, Social services
and legislations. For exzample construction of
roads and acquisitions Provision of low dengity
and mediuvm density residentisl plots and indusi-

rigl plotse

3.5 TYPES AD PATTERNS OF RESIDENVIAL DEVELOPMENTS IN TBADAN

The feeus of this mection is on types of residential properties
characteristic of the citye Those considexed ipclude tenement;
flats, snd housese Thedr distribution within the urban shape is
examined and pariticular attention is paid to pabttern of residential
developments at the core and sub-urban arease

Residential properiies in Ipadan cen be broadly classified
juto three namely tenementg, flats and houses. They constituie
the 0ld residential development, the new ones and the incompletbe
ones in all parts or seeiiong of the city either-in-planned layouts

or in wplaoned arsaSe N

tenements

e

In Ipadan contexts benements consist of residentisl sitruchbures
characterised by the traditional face 1o face internal space arrane-
gement of rooms symmetrical on a common passage for circulatbione
They ere either rooms of the same size and with no access to another
roow other than through the door openiug ocuitc the passags or &

parlour and twe rooms with an entrance inte one from the parlour
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without having to pass through the passage doore Such parlour
and. Tooms usvally constvtute a winge In some other cases only
TOomS cf equal sime constitute a wings Tenements are ysually on
one or two floors although it is not uncommon te have some on
three floorss.

All walls, external and intewrnaly are load bearing and are
buiit of mud, mud block or sandscreite block, some plasiered and
rendeved aud painbede. The roofs are corrugate& iron sheet on
timber truss gnd coustruction is done by lecal brick layers and
carpenters wost of whom do not lend from the modern construction
techniguess Old properiies 4o not have plans and the new ones
that have are designed by the less informed and the less initiated
in architecture who are draughtsméﬁ or semi-draughtsmens &A1l
services provided ave jointiy used by the cccupantse Most of the
tenements 5?@ old and Gilgpidated while some gre new~recently
developed = but funetionslly =nd economically ohsoletc.

This class of accomodation is foun€ in btoth medium and high
density residential areas bul with the larger concentwration in
the high density zonesa They dominste residential vroperilies set
in the older low yuality and degenerating districts couwprising
the city core and older gubbrbse Lven most redevelopment under-
taken in these awveas ave gtill, tenements but built of betler
building materials and characterised of modified design of elements
such as windows @nd doors in texms of height and width. ZThey avre
,mostly found on the Ipadan Municipal Authority Bstates prominent
of which are the foliowing layouts: Oke~Ado, Cld Cguetry, Salva=—
tion Army Road, lMokola and Libexrtys. Other city areas in waich this

type of sccomodztion is typical include Toko, Gluyoro, Oranyan,
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Kudeti, Moletey Agodi, Oremeji, Oke=Bola as well as the city
outskizrts such as Odo;-'Ona,. Apata Ganga, Moor Plantation, Agbowos,
Bashorun, etce However, they are completely non-existing in
special layouts auch as New Bodija Estate, Oluyole Estate,.
Iyanganku, etcCe.

Tenements have made a ﬁonsense of physical development for
their developers seem to undersitand residential development only
in the context of building struciures uncomplemented by such
infrastructural developments such as rosds, sewerss drainage and
plumbing facilities (wabter maing) which actually make such struce
tures functionale. The haphazard development has greatly injured
circulation, comfort, aesthetic, pleasure and convenience of
1iving in those pavrts of Ibadan. Access roads are s0 narrow thatb
they fail to provide the intended access to mobtor car and refuse
gollection dorries and by failing to perform l'ss function restrie-
ted the use of the tenements Ho the indigeneous population and the
early non - Ibadan Yoruba immigrants such as the 1jebus, Egbas,
Ijeshas,s Oyos, Ikitis and Ondoge.

The common feabures include highest housing and population
densities in the city with an é.verage of five persons per Toom,
The increasing housing density is largely attributable to the -
grouth by "fission", This "fission" is a di;'ect product of
extended fanily system whereby the polygamous families are break-
ing up and the family house, tenement, equally breaking inte a
number of separate housing unitse This physical assault on the
compound gave birth to more intensive but unplanned residential

development manifesting in concentration of new tenements on every
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available space within gnd arvound the compound. The associated
features are closely-packed and Jjumbled nature of numerous tene-
ments os found in places such as Gbagi, Agbeni, Amunigun, Aremo,
Agbojoko, etca

Tenements give an indication of static nature of user requiree
ments as manifested in the development and redevelopment in the
high density areas. But tenements in the medium density tend to
show otherwise as most of the development, redevelopment, improve=—
ment and alterations are in favour of tenements which patiern after
flats, that is, a parlour and ftwo rooms constituting a wing and

exclusively used and occupied by a tenante

555 Hats

A flat can be defined as a self-contained dwelling on one
floor. It is usually made up of a living room, dining room
(combined or separate, Kitchen, toilet and bathroom but without
an outdoors In other words, each door to a flat opens into a
common part and only one outdeor services all flats in a blocke
Common parts usually include entrance hall and stairuayse. In
Ibadan, some flats are purposely built while some are converteds
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 sandscrete blocks while walls of some flats
made of sandscrete blocks are load bearinge I mements converted
to flats are all without Boys'! GQuarters and seldom have garages
and adequate kitchen spaces Infact garages are usually improvised
and separated from the buildings A block may consist of foux to

six flatse
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Althovugh, flats are found in all residential densities,
their numbers or concentraiion vary and the highest concentration
is found in the medium desnity areass They dominate residential
prorerties in Bodija Egtate. Onireke, Ring hoad, Challenge,
Kongi, new Agbowo, etce JIn short, they are mostly concentzated
in the newer, medium density residentisl districis comprising the
neweyr eastern and wesiern suburbs as well as post wesiern suburbs
as well géﬁpost 1952 suburbse JFlats range fxom 2‘§edroem w0 5

bedroom ‘dypams..

_5%5%3__HOusesL

Houses are strucbures providing accomodabion including ground
floor accomodation, usually having sndividual outdoor space asso—
ciated with them and do no% have other dwellings above ox below
them (Keeble, 196%). They could be one cr more flocrse This
definition covers soch residential properiies'as;maﬁéiaﬁ, bungalows,
detached houses and terrace houses (on split level).

They are found in all residential densities but constitute
the dominant zesidential properties in the low density areas,
that is, prominent layoubse. DBungalows and mansiouns which are
owner=occupied are found in zelatively insignificant proporition
in the high dengity arease. They were developed by the natives
who by virtue of their social ties oxr respongibility emanating
in their chiefiainey, religious leadership ox political weight
coupled with their wealth have decided to stay with theixr people
in the high density sreas. Bungalows and semi-detached duplexes

ave both dotted singly and in small groups (constitubting an
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estate of some rich men) in the medium density areas.

However, houges are well set in the low density areas and
this is not wnecomnected with their historical developments. Hig=
torically, in Ibadan, houses have their development as a means of
providing accomodation for special bype of immigrants into the
city namely the colonial administrators who exclusively occupy
them up to 1952. Since then thers has been an jnflux of Nigerians
of similar status due to political changes in that year (Mabogunje,
1962)e The succeeding tenants initially possessed political status
but later developed and extended teo including businessmen, professe—

jonals and top eivil servants.

Pattern of Residential Development:" '~

City fore

In as much gs it is difficult o find conditions to be
~exaé$£¥§'the czme there are broad spectra of similarity which
gould ferm a common basis f@i the pattern of development in the
core sectione What actually takes place is not development of
virgin lend {for even the available open spaces have been filled
up) but redevelopment of dilapidated structures.

Against general expectationg that.redevelppment will fake
cognisance of medern standards and functions; the depariture from
0old intemmal space arrangements and functions is insignificant
whexe it exists at all. Some still use mud for wall and toilets
are still absent. This perpetuation of functional obsolescence
is not uncomnected with the estate background 0f the core area.

HEgtate background is mainly concerned with the seis of

factors - internal and external and having both time and space
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dimengions influencing individual residential estate. The historic
setting of the city core viewed fxom the framework of ownership
structure and estate layout has singificantly resiricted redevelop—
ment o old buildingse. The main features of the setting include

the street layoubs, building lots and infrastructural services

which have come dowm from the past and which are now in many cases
wisuited to the new demends and type of buildings that technological
advances have now made possible.

During the field survey, it was found that so many people
ereching struciures at the submurban area would have loved fo stay
with their people in the core and improve their lots through betier
housing but the historic setting would not. The gtreet systenm
does not permit the required traffic flow and the access roads
where they exist are not wide enough for use by carse. The plot
size Ior redevelopment is so small that it will never meet the
required size layout for a redevelopmente In effect, it is no
use incorporabing a garege in a plan and even if as umuch as 75% of ©
of the lot size is redeveloped (which of course, will be wiolating
planning regulation) the 75% space is just too small for a worthy
redevelopmelife

The operation of some functions or activity spaces within a
residenga depends on the available infrasfrucitural services such
as water, sewer lines, etc. The 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 suggesited the use of cesspeol or septic‘tank but the street

system as aforementioned will not pewmit dislodging as they afford
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no access to public authority (local governmeni;) vehicles meant
is the refuse disposal problem whereby refuse collection loryies
have no access to some refuse dumping spots.

The resultant effect of the above condition is the exodus
and inevitable mobility of modern résidential development to the
suburbs while those who are ignorant or less counscious of medera
housing need redevelop within the core following, with litile
improvement, the path of the olde. Thus with a few significant
exceptions, vesidential development within the e¢ity core are
fgi\i'ighm constrained by the ééta,te backgropnd hence 'i;he pexrpetration
of funéﬁionally obsolete-buildings which would suggest ignorance
of‘tecﬂnological advancement in architecture and.sﬁatic housing

comfort or funcitional requirementise.

sub-=Urban Areas

Residential developmenis are being carried §ﬁ£ at the suburbs
by both public agencies and individualse ‘The reéiééntial egstates
developed by public authorities such as Property bevelopment Corp-
oration of Uyo State (¥DCUS), Ibaden Muncipal Planning duthority
(T¥Pa)s ebe. are well laid cut and a wniform policy governs the
pattern of developments Despite the fact that certain basic
servicés svch as wabter are in short supply as the case is with
water supply for Owyode ILstate, the vesting in the PDCOS of owner—
ghip and control hasg not permitted the erection of funcitionally
obsolete buildingss.

In essence, even though certain infrastructures inevitable
to proper and full operation of residenitial propexrties mre lacking,

development proceeds in & controlled manner in anticipation of
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eventual benefits to be derived when infrastructural development
is fully undertakens 3Bub one bas to cosment at this Jjunetion
that residential development is implicitly seen as mbre of
erection of structures than a co—ordination.of infrastructural
development and bulilding constructions

On the side of imdividual developersy either for owner~occups: - =
ation or for lettinge Where theii plots fall outside the prominent
layouts of some public égenciesg the situation is worsee. The lay~
out is usually done by non-experts such as draughtsmen and unfor-
tunately such layouts are always approved by the Planniﬁg-Authorityw

Common chaxacterigtics of sueh layoubs are:

(1) Oniy one type of plot size and is usually 60' x 100
ox 50% 100,

(2) Lack of infrastwyuctural development of any kind
including electricity and water.

(3) Lack of policy governing development on ea#h plots

The above feastures of such layouts which are vspally small
in size to pass for a neighbourhood coupled with the methof of
sale of residential plots have resulted ir varicus residential
propexrties which canmot attract any particular charactere Some
buildings which are fqnctionally obsclete reside side by side |
with modern buildings. In most cases as much as 70% of the plot
area is Cevelopeds

Those mushroom estates have so distorted the city's landscape
that it becomes difficult fo describe the shape. They have cons=
tituted themselves into urban sprawls and potential avenues Ior

public fund in any programme of infrastructural developments
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Hoysing in these estatés sinply means erection of buildings Just
like the civilian Federal Government Low Cost housing esiates.
Thus sub-urban resideuntizl developments which are supposed to
meet the contemporsry standards are in most cases substandard
and constiiute poitential sluus.

Although the Local Planning Authorities have the respousibie
1ity for prepavation and execubion of plamning schemes and control
of land-use development in thelr areas of Jjurisdietion, residential
developers on lands that f£2ll within such areas seldcom obitain
official approval for all their development proposals, In an
attempt to bring supply o satisfy demand, the pexipheries on all
sides of the city sprewl with new congtruchion of residential
buildings thait ave substandard in design, structure, quality and
minimum standerds stipulated in the building bye=laws.

The ineffectiveness of each local Planning Authority o control
development derives from the management organisation of the physical
Planning unit. A1l developmentis are supposed 40 be Mieleguided”
from the Ipadan Metropolitan Planning Authority‘'s Ceniral Office
at Ring Road (now Ibrahinm Fabangida Road)s This is o manifestation
of poor orgaunisational structure which does not recognise Decentra-
lisation of power and control Lo go along with delegation of regp—~
onsibility. Since the time taken for approval is so long, many
developers 4o not bother to undergo the rigours end as a resuld
majority of new developments are never known by the Authority
Staff unitil they are completeds They will therefore rapidly degen=~

erate inio slums at tender ages.
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3.6 FACTORS INFLUBNCING BSIDmiik MGATION‘DECISIOﬁS. IN TBADAN

=T R

Those factors discussed here include: Iocation, property,

neighbourhood, social factor, legal factor and economic factor.

The relationship between residential sites and other points on
the wrban landscape plays o significant role in the distribution of
property values. This is noticeable with regard to medium residen=—
tial fdengity arcas. | |

Bodi,ja, regidentinl estate is sited in such a way that anchor
house owners and tenants ave easily drawn from high Income workers
at Secretariat, University of IThedan and the Polytechnic. These
centres of edwministration and education which provide stable and
secure income for their workers axe so proximate te the residentisl
site. T.his coupled with linkage system = the secondary distributor
- offers spme»thz’.ng near an ideal residential loc;ﬁ;ién«

This locational juxtaposition is so beneficial +that it has
vesulted in effecting a pull on skilled workers whoée housing requi~
remez;ts are met. The educational policy in particular has provided
moyre consumers of residential estate products in tli‘is estate since
the increasing staff requirement and employment have net been
correspordingly wmatched by expanding staff quarters. This is partially
due to state of university funding and the time con_smeci in the progdw
uction of real estate product.

Furthermore, nearness to indusﬁries, commercial centres and
some importent establishments like Radio 0=Y=0, Televisicn Authowrity,
etc. provide viable and ferbile sites for residential esitoles The

realisation of this is not uncormmected with the common fealure of the
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prominent layouts having as their components some plots earmarked
for vresidential, industrial, ecommercial and public uses. For
example, Ouode Housing Esiate along Abeokuta road is contiguous to

an industrial estate, Olubadan BEstate along Ife Road is both residen—
tial and industrial and close to it is new Cbagi Market, Oluyole
exbtension along Iagos road is surrounded by the standard Breweries,
Sanyo Premises and the High Courbs Although one ism proned to be
biased in Jjudging the relevance of the spatial proximity of this
pair of uses = vesidential and industrial one should remayk hewve

that these industries are not noxious hence not inimical to the

operations of one or both usess

Property

Property types requirements of tenanis vary with their income
and expenditure pattern.

Apart from the prominent layouts which aportion plots o high
medivn and Yow residential deusity based ontheir fleasibility estimates,
individual developers have taken 1little or no consideration of properiy
type requirements of potential tenantss This is to say that consider-:-‘
ation for densibty zoning is not part of urban land use. This has led
to over supply of certain types of residential properities and under-
supply of some otherg. loreover individual developers are often
vmindful of their development in teyms of supplving real estate
products reguired by potential tenants. The primary aim in most cases
is usually owner=occupation and designs are tailored itowards satisfying
individual taste as opposed o market taste. The survey carried out
shoved that letiting include among others the £illing up of surplus
accormodation 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 of investment objective in residential property manifests
itself in owmer occupation aim. This has of ten guided the plamning
and execution of wesidential projects by individuals without adequate

if at all any, attention paid to local demand, acitval or poi:é:n‘sial.

Neishbourhood

Neighbourhood sigrnifies a residential quarter which exhibitis a
degree of uniformity as to type and age of building. Here comes the
role played by anchor tenants, that is, those mlt:.al tenants who by
virim.‘e.::‘ of possessing certain qualities are able --‘c}; attract iike
tenants and hence define the market for particular residential
properties.

Reighbourhood concept becomes especially impoftant to thoge in
the high income brackets. For instance, those tenants (respondents)
at Iyanganlku GRA preferved the location firstly because of prestige
and goodwill bestowed on them by virtue of residing in the neighbours
hood. This is because it is instinctively assumed- that residenbs in
this neighbourhood are successful businessmen, professionals and top
¢ivil servants among others who have gnit suffici-en“c repubation to
guaraniee business iransaction or seek professional advice.

Moreover, it is worth mentioning that the societal prestige
atbtached to GRA is historicale. The Iyanganku GRA4 was fommerly
occupied by the colonisl admwinistrators. This was followed by poli-
tical successors and judges. But today it is tuming to a neighbour-
hood for millionaires, potential or acthual politicgl heavyweisghts and
other very important personalities in the citye

Heigubourhood can also be viewed in terms of socio=economic

compatibility and complimentarity. Such locational juxteposition .of
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societal equals produces a kind of symbié?{ic relationship relation-
ship manifesting in business promotion, status building and person-
ality culte The non=existence of such an’cipathetié settlenent is
noted especially among the prominent layouts such as Bodija, Oluyole,
etcs Such conglomeration »hés been enhanced bjr the planning and layouts

of such estatess

Therefore, as oppesed to Alomsols theory thlapd and property
value in these prominent estates do not Ffollow the general S:Eadz.ent.
This is in accordance with the observation of sStone that "the stead—
iness of the fall is disrupted by the distributi on of aress with special

attractions as residential locations'.

Social Factoxr

Rents passing on residential properv'sies. on Ibédan Murdeipal
Government layouts and those held by whe natives within the urban cove
are the most affected by culbural compatibility. A survey or the urban
core carried oub by the author shous that tenants using residential
propevties in this area arve those who shave common culbural background..
Most of the tenants ave Yoruba spea.xmg people frc;n Ogun State, Ondo
State and other parts of Oyo State. These people are actually not
new migrants but have settled in the city for longe. They tend o
constitute tensnbts for some redeveloped residential property because
of increagse in size. Notably among these i;ena;zts, are the Ijebus who
prefer to reside at Oke—Ado among their Kith and '~. These tenants
are not in the high income brackets bubt mainly .a:c.tisa.ns, labourers,
primary school teachers, etc. who have just beenv @ravm to wban centre.
They are used to witnessing traeditional festivalé %fnich sometimes
look strange and intelligible to the Hausas, the Ibos, the Bendelites,
etc. While the Yorubas enjoy living among pecple of same culiural

background and common history, others such as the Hausas, IThos and
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Bendelites love to reside in the foxmer or new sub-urban residen~
tial properties where the cultural mix is favourable. Such Proper-
ties are found in places like Sango, Ago Tailor, Agbouo, Oﬂo-Ona, B
Apata Ganga, Mokols, etc. However, the impact of this cultural
compatibility does not favour the urban core since. the market for
rresiden’cial properties is quite 1:im_ii:ed to the yoruvba migrants. It
is observed that the rate of absorption is very low for redeveloped
properities and would have continued to assume tha’ trend but for the
eradiction of boarding facilities in secondary schools. On the other
hand, the rate of absorption in the suburb is very high, a positive
effect of cultural mix and ability to caplive immigrants from any part

of the countrv.

legal Factor

Statutory provisions such as Towm and Country Planning Iaws, Bye-
Isws of Local Authorities, Decrees and Edicts are effective instru-
ments for stimulating the user of property as well as pegging dowm
values of properties. In this regard the Residential (Accommodation
Rent Control) Edict of 1977 christened Rent Conirol (Zoning, Classi-
fication of Residential Accommodation and Fixing of Meximum Rent)
Order 1977 as decreed by the then Military Governor fixed the maximum
anmmal rents payable in respect of each type of residen'bial aCcommo-
dation.

The rent edict is of course a manifestation of lack of scund
advice by the professionals involved. In the first instance, reats
are pegged on all types of residential properties _f-ﬁlerever they are
on the urban landscape.l On the other hand, rent ..edicts are nob
supposed to last for iong without review or total revocation. Although
the time lapse has rendered the provision of the édict unrealistic,

and inapplicable many landlords based current rent passing on the
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controlled rents of 1977. ‘The difference, however, is just the
result of the passage of time, that is, the appreciative power of

residential properties in the face. of inadequate supply.

Tconomic Factors

The Principal factor s which influence the mntal values 6:&‘
residential properties are demand and supply. In. the recent time
demand for tenement has by far exceeded supply. The demand ‘d_oes not
arise from or attribuitable to improved economic climaté stems from
educational policy which made nubtion free, cancelled boarding,
increase number of schools = consequently increasing the population

of pupils and teachers lookding for accommodation. -

3o7 TRENDS IN RENTAL VALUES OF RESIDENTIAL PROPERTIES IN TIBADAN

%.T«1 The Decade of the Seventies

The decade of the seventies was characterised by the end of the
Wigerian civil war, the oil boom and its inherent effects, a revolu-
tionary governmental housing policy, the Rent Control Edict and the
controversial ILend Use Decree No. 6 of 1978. The begining of the
decade marked the end of the Nigerian Civil War (1966 -~ 1970). The
exodus of the Ibo speaking people to the Iast and the civil war had
suspended and paralysed most economic activities including property
investment. Demand for and rental values of property fell and the
govervrment applied economic restrictions to reduce domestic consumpt-—
ion and conserve the couniry's foreign exchange, %-rhich were needed
for the war efforb. At the end of the war, the géve:rtnmen‘b nade a
"No victor, No vanguished"; declaration and embarked on a,prpgi‘ammef
of reconciliation, reconstruction and rehabilitatione. This gave a

boost to the properity mavket. The Ibos who lef't during the waw,
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retorned to Ibhadan and there was alsc an incursion of foreign
nationals, most notably the Indians, Iebamnese and the Ghanaians,
which further put pressure on the demsnd for accommodation. These
people except the Chanaians, also invested in real property, mosily
as contractor financiers. 4

The oil boom of the 1970's also contribubed to the rise in
rental values. Money was pumped into the economy and a massive
Housing policy never before seen in Black Africa wa,s adopted by the
Military Regime. The Federal Housing Authority was set up in 197H
to mplement this programme. 60,000 housing um.ts wvere to be built
all over the country during the Third Plan Per:.od (1975 - 1980) with
Ibadan getting a share of 8,000 unils. The Obasanjo regime in 1976
increased it to 202,000 housing units with Ibadan having 28,000 units.
Needless to say the programme was not successful as only 13% of the
projected number of housing units would be constructed. However,
this eupheoria was shortlived with massive importaﬁ;;on and the govern-
ment investments in very large scale projects, which have now become
"white~elephantss our foreign veserves dwindled; fhe country becane
reliant on imported commodities; agriculture = fomerly the main stay
of the economy was neglected and the Naira which was introduced in
the e arly 70% as the medium of exchange was grossly overvaluecds
Qur external reserves fell drastically, inflation rabte skyrocketed
compounded by the Udoji Awaxd. ‘

Towards the end of the decade, between 1977 and 1978, 0il price
fluctuations led Nigeria into borvowing from the. international Capital
Markets. This was the genesis of the high foreign debb problem of the
country..

This period also saw a growth in uncontrolled residential

developments in aveas like Mokols, Sango, Eleyele, Oke-Ado, Molste
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which were hitherto undeveloped. The Covernment Secretariat and
growth of Dugbe commercial area and Oluyole industrial area also
contributéd to the development of these areas to 'Sersre- those Wofking
in Oluyoie.

In a bid to conirol “chése excesses,, the Fedéi;al Government
imposed restrictions on ihportation, enforced the Indigenization
Decree, and introduced the Rent Control Edict. |

In 1976, the Oyo State Rent Control Edict was} promuleated. It
fixgd mexirum rental values for unfurnished residential properties
only, vhich was below the existing market value. '-.,It did not succeed
in reducing rental values as Lané.lozds found many_fﬁays of circumven=
ting its Demand for accommodation was still very high, and the
government could not providé a comesﬁbnding supply of housing unitse

The Land Use Décree 1978 vested the freehoid ';ownership]of land
in the State Governors %o be held in trust on behalf of a1l 1 \Ilgenans.
It granted government the power to revoke rights of occupancy on
barelafnd without compensation and banned the sale of land by private
treaty whlch has led to landowners undertalﬂng clandes’clne sales of
Yand through cumbe'r'some means and at high m:'lccs. 4 ﬂlere hasy however,
been violent res‘istance to acquisition and the go{r'emen"c has had
dz.ﬁ’lculty meeting the needs of the appllcan’cs for Jands This has
further encouraged private sales of land at hlgh costs.

411 these have had the effect of reducmg the_ supply of housing,

and. encouraged the growth of illegal developments on "bare sites®

vhich have now developed into slum areaS.

2 Pfevstmemml Adgustment Programme Era

‘Plns decade started of with the second global 0il crisis which

pushed crude 0il prices as high as $40.00 per barrel. The then
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newly established civilian governﬁem‘: was however, involved in

gross fiscal indiscivline. | So vwhen oil prices began to fall in
1981, our external resecerves dropped. Due to plénty of money in
circulation, rental values were increasing between 1980 and 1982.
Tor example, in Iyaganku GRA, bungalovs of 4 to 5 bedrooms were
going for ¥4,000 in 1980, 6,000 in 1982, although a three bedroom
flat remained stable at 3,000 p.a. during the same period. In zone
2, Bodija Fstate remained fairly stable at ¥3,000.00p.a. for a 5=
bedroon flat between these periocds. Zone 3, Idi Ape remained fairly
stable, while rents in Kongi increased slightly from N5,000.00 in 1980
to X7,000.00p.a. for duplex in 198Y and remained ‘so for 1982. All
other Zones had fairly stable rents during this period for residen-

tial properties.

3.7.3 B Structural Adjustment Programme Fra

In July 1986, Nigeris officially adopted g macro-sconomic policy
weform programme known as the Structural Adjusmenf Programme (SAP).
The policy reform was introduced into the country as a means of solﬁn_g
the economic depression that has plagued the natibn during the past
years. Significant among these problems ave the'h,igh foreign debt and
balance of trade deficit, stagnating ow ﬁeclinin.‘g domestic products,
substantial decline in Nigeria's foreign exchange earnings arising
from the collapse of the world 0il market; high -ra_.t:es of domestic
inflation, an over-value Nigerian currency; and -ov’érdependence on oil
export and imports of essential coxmmdities-. SAP was therefore
embarked upon by the Nigerian government with the Vpr:i.mary objective

productive base

of revamping the economy through diversification
in order to reduce its dependence onl. oil, AS a means of promoting

the economic growth and stability of the nation, SAP was designed
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to restructure the productive base of the economy by reducing
Nigeria's dependence on petroleunm export as the main source of
government revenue and foreign exchange earnings. The above stated
objectives were to be achieved largely through increases in agyric—
ultural production in order to provide enough food for domestic
needs, rav materisls for domestic industries and: export of agrice
ultural products o generate foreign exchange earnings. Sonme of
the measures which have been designed under SAP to attain these
objectives include itrade liberalization, deregmlatlon of the naixa
exchange rate (in order %o improve the price incegn'tive t0 farmers);
scrapping of the commodity boards which had hitherto regulated and
dictated préducer prices for various crops; and the removal of some
input subsidies from the economy.

Also included as part of the pelicy measures are the privatisa-
tion gt commaneialdzation of government parastatals and the estabe
iishment of the Direc‘comté of Foods; Roads and Rural Infrastructure
DFRRI) to work closely with the State governments in the provision
of rural roads, Iﬁz’al watey supplies and other éémmﬁties throughe
out the country. DFRRI is also expected to promo%e and improve the
production of selected food crops, livestock and -f‘lsherles ‘while
another agency the National Directorate of E'np}_oyment (¥DE) was
established to enhence employment opportunities. .

The impact of SAP vas not strongly felt inlr’z%ho housing market
until 1988, Appendix shows that between 1986«-2'and 1%37, rental
values increaged by a fairly wide margine. 4 bu;i;galow of 4 to 5
bedrooms in Idi Ape went up from 6,000.00 in 1986 %o m,ooo.odp_;a.

in 19873 in Iyagankn from E12,000.00p.a. 0 E14,000.00p.a. A dete
- ached maisonette in Iyagonku GRA also went up from M13,000.00 to

815,000.00, in Ring Road from ¥9,000.00 to E10,000.00 and So one
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Increases were also recorded for tenement abuildings in the other
Z0NeSe

1988, however, saw a drastic change in property rental values.
Rents rose sharply and astronomically. This drastic change took
effect in almost all the zones. This was bmugh‘é about by the
drastic change that first occured in zones 1 and 2, This mede a
1ot of 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 zonese. |

These drastic changes came about as a resuli.: of a combination
of forces all attributable to SAP. Firsi, the dévaluation of the
Naira bad sevious effect on the property market. As majority of
building materials or their components were imported, the devalua=-
tion of the Naira led to massive increase in the :prices of building
naterials. BEven those which were locally sourcéd were made with
imported machinery for which the cost of spare pgrts had also

B

drastically increased.

RESTDENTTAT, PROPERTY MAINTENANCE CULTURE TN IBADm

It is considered imperative to briefly examine the maintenance
culture of residential properties in the city oi‘fl“badan.; Because:
of the present economic sitvation, public medié claimed many rental
property owners are concerned that operating expenses are increa—~
ging faster than their rental incomes. Hoz-rever? 'fthe situation at
Thadan city does not support this assertion. IT 'We take a general
look at the residential properties in Ibadan, ‘thefe appears to be
lack of adeguate maintenance, This is evident in gross neglect of
public buildings, private buildings and other infrastructural deve-

lopments. People have wondered: if there is a maintenance culture
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uhy should this number of public and private wesidential properties
fall into such a deplorable state of disrepaix?

A drive around Ibadan metropolis will indiéé‘te that most of
the buildings are cpacking, the paintings are fading, the services
Yo most of these buildings ave inadequate Whilé ‘roads fe these
residential houses ére impossible.

The above situation is an handicap o the efforts of a property
manager and it is no doubt that there is the need for our people
to develop a good properby maintenance culbuve especislly in a
capital state like Ibadan if we care about the economics physical
and functional life of these properiies.

Before we end this chapter, it is ‘cons‘ide:c;_e‘_d necessary to talk
briefly about issues in rent veview and the landloxd tenant sitale=
mate in Ibadane. In Ibadan, not all residential- bulldlngs are unde:c;
the management of estate firms. The fact is that countless number
of these buildings are "managed" by the landlofd.:s‘; themselves or the
appoi;i‘ced caretalers. In those of the l-at‘i:er,.- Itéh’b is fixed by the
landlords themselves or the appoinbted Cax'etakers;_‘; In those of the
former, landlords fix and review renis via the pinperty managexr
(es’ca"i:e firm)e Rent is usually veviewed by the landlord or via the
estate fimm for various reasons; for example: |

(i) If the lendlord has carried out some capital improve
ments on the house; if he has improved the standaxd

of services.
(ii) If the present economic climate in the country necessi~
tates rent increase. '
The incessant rent reviews by landloxds has always generated heab
argument between the landlords, managing firms and the tenants

frequently.
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While the landlord feels for a number of reasons he can review
rents, the tenants have hit back claiming such rent review is illegal,
'arbitxazy,- and in contrast to the covenants in the tenancy agreement
which treated amy form of rent increase without as proper justification
as uvnreasonable and unlauful.. |

Tepnants often kick against such rent increase especially when
it is not Jjustified by a comensurate improvernenf of the house in
terms of services, maintenance and general standards. This has led
to many court cases when landlord evenbually aéked an aggrieved

tenant to quit the house of he/she cannot comply accordingly.

SUMMARY OF CHAPTTR

In this chapter, an attempt has been made to focuss on the case
study - Ybadan, the capital of Qyo State and its residential sub-
marketse. Issues 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 %o the ‘trends in rental levels, three phases were
considered viz: the oil boom era, the Pre-Structural Adjustment
period and the Structural 'Adjustment Period. AJ;so exemined are the
Factors influencing rental levels in the residential smones, that is
location property atiribubes, the neighbourhood, social factors,
legal factors and economic factors. The 'remainiﬁg portion of the
chaé’cer focusses on residential property main’senaﬁce culture in
Thedan and issues in Tent irevievs and the landloxd = Lensnt
stalenate vhers landloxds or property owners personally manage

tenanted propertiese.
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GHAPTER FOUR

RESEARCH METHODOLOGY

INTRODUCTTON

In Chapter two, an attempt was made to lay a theoretieal
foundation for this study through a multidisciplinery review of
the pertinent literature. In this chapber our i‘omzés will be
on th'e methodology that will be utilised to accomplish the research
objectives specified in chapber one.

It will be vrecalled that in the conceptual i“raméwork,, we
highlighted some factors responsible for escalating rental levels.
The structural relationships expected, given the tﬁ;oretical
discussions of each of the pertinent factors x~rere'di;30ussed.;

There is the need to proceed further %o make the conceptual
framework amenable o empirical investigation by tes“{:ing the
hypotheses alveady formulated. Before this is done, however,

it is imperative that we operationalize the theoretical relatione
ships in a manner that are amenadle to both meaningful measurement
and statistical menipulation. This will be done in this chapter.
Also, we will exzamine the procedure for collecting data for this
study and the data anlytical bechnigques.

As various methods of data collection are available to the
researcher, we will begin our discussion here with 'i:ile identifi~
cation of the method and Jjustification of the method of data

collection utilised.

157
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Le2 METEODS OF DATA COLLECTION

At the conception stage of this study, th;ee alternatimggmﬁmods
data collection were considered viz: ~té&épﬁ0ﬁa;?interview,
of postal questionnaire and household questionnaire survey. The
telephone option was not adopited because of scarcity and lack of
constant operation of telephone in the country. The postal option
was also Jjettisoned becauses:

(i) information obtained through the postal system may be
limiteds
(ii) ambiguous answers which camnot be easily classified
may be given thus limiting the number of answers
glivens
(iii) important questions may be either deliberately or
nigtakenly omitted;
(iv) once questions have been dispatched it may be diffi-
cult to amend difficult or ambiguoug questions;
(v) there is always the problem of low rate of zeturn;

aend

(vi) in Nigeria in particular, the inefficient postal
system is an important objection to this method of

interviews

In the light of the above, a household questionnaire survey
was opted fora This choice was influenced by the following
advantages of this mode of data collections:

(i) The researcher is more flexible and has more oppoT=-

tunity to convince an unwilling respondent;

(ii) It enhances the collection of more and precise
information aund

(iii) The sample control can be made more effective

because the interviewer will know when calls and
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vigite are pnecessaxrys and

0 recording vital answers that may be given orally.

In the light of the above, a household questionnaire survey

was conducted in residential districts of Ibadan with the assiste-
ance of trained survey assistantsylgﬁiEPZrocess of administering
the questionnaires, three principal technigues of data collection

were usede These are: The siratified sampling technigue, the

random sampling technigue and the systematic sampling procedursa

SAMPLING PROCEDURE

The first step in obtaining our sample was to define the
population of interest from vhich a sample could be drawn and to

assemble a data bank for the sample selecteds

Le3e1 Siratified Sampling Techniques Selection of Residential

Districts

The historical trends and the morphological set up of ITbadan

showed that three broad residential districts are clearly identi=-

fiablee. These are the traditional core area, the transitional area
and the governmen® plus other public and private estates. These
three residentizl districts are quite distinet from one another

when considered together but there isgﬁ:element of homegeneit&
within each district when coansidered in isclation in certain respecte
Such elements of homogeneity exhibited by the varicus residential
districts include population density, housing density, housipg
structure/design, housing guality, socio~economic attributes of the

inhabitants, rental price levels and the general neighbourhood cons-
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ditions (Mabogunje, 1968; Okediji and #Apoyade, 1967; Onibokun,
1970)e

The traditionsl core residential areas are generally of low
housing quality, high housing and population densities; while
the transitional residential districts are of middie quality,
medivm housing and pdpulation densitiess and the new and govern-
ment residential layouts are of high residential quality, low
housing and population densities (Ayeni, 1982, A@umere, 198é).
The districts coincide with with where the low, middle and high
socio~economic people live within the city respectivelye

The implications of the above for the study as regards data
collection were three foldss

(i) that the city has already been stratified,

(ii) it guides the choice of sample size

(iii) it supports the types of saupling techniques
utilised.

The three residential districts identified above were therefore
used as the major residentisl districts in Ibadan from which the
following areas were chosgens

(a) High density residential district: Mapo, Agbeni

Inalende, 4Aghbokoje, Oke Are, Adeoyo, Salvation
Avmy ., Dugbe Alawoe

(b) Medium density residential districts Oke Ado,
Liberty Stadium, Ring Hoad, Molete, Oke Bola.
(e) Low density residential area: Bodija.
The boundaries of each residential district were delineated by
, rAADE

using men ~ made features such as roads and other natural features

such as sireamse.
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The stratified sampling technique Was also used t0 subdivide
the afeas chosen within each residential district into grid squares.
This made it possible to determine the number of squares actually
selected for the survey in each residential district. The squares
were chosen in g way that will be proportiocnal to the total area
delineated for each residential district. The grid square system
was used to cover the Ibadén base map (street guide) of scale
1:20,000 (fcm on the map to 200m on the ground).

| Hach square will measure, 1cm x lem and have an area of
40,000 square metres. The squares were numbered and will reflect
the verious sizes of the residential districts, the number of
squares covered were: 23 squares in the high density residential
districts (Mapo, Agbeni, Inalende, Sango, Adeoyo, Salwation Army,
Dugbe 23 squares in the wedium density residential area and
(Cke Ecla, COke Ade, Liberty, Stadium, Idi-Ape, Molete) 13 squares

in the low residential district {(Bodija)s ™ ..

Lo3e2 kandom Sampling Techuigue

The first ster was to defermine the sample size o be selected.
A sample size of about 10 percent (of the area ccvered by each
residential digtrict) was chosen, Thersfore, 3 squeres each were
gelected in the high and medium Jdensity residential digtricts and
1 square frem Bodijs. The sguares were selected randomly b# uging
a Table of random numbers. Shows the squares selected and the

corresponding wards within the area delineated for sach residen-

tial district.
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lie3e3 Systematic Sampling lechnique

The systematic sampling technigue was used 1o choese the
dwelling units where the questionnaires will be administered on
householdse 7The selection of dwelling units was carpied out
using a sample fraction of 1 to 10 (1/10). Based on the pilot
suxrvey caixied out by the suthor the expected 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 L.5 houssholds per dwelling unit in the high

density residential districte

b5 dwelling units of about 165 households an average of
3+7 households per dwelling unit in the medium density residen=
tial districty and about 4O dwelling units inhabited by about
50 househclds, an avérage of 1 household per dwelling unit in
the low Gensity residentizl area.

The higher percentages of the actual dwelling units sempled
1o the ezpected and the generally lower percentages of the actual
households sampled to the expected can be accounted foxr by two
factors.

The first is related tc the assumption of a higher aumber of
‘households per dwelling unit for residentisl districts as shown by
the recomnzisance survey (L5 and 3.7 for high end medium density
residential districts) as sgainst a very low average number of
households per dwelling wnit in each residential Gistrict.
Secondly, during the iutexrview, it was discovered that fewer
nunber of households than the actual number living in most dwelling

units were met for interview. Therefore, as a way of meeting the
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exected 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. This pumber consbtitutes about 76 per
cent of the expected households to be sampled which is reasonably high
and satisfactory. The respondents among the households were supposed
t0 be kmowledgable enough about the living conditions of the familys
therefore the most preferred subject was the hop.sehold head. Heousehold
heaéé%rere—pereeived-.

Household heads were perceived as being the most active decision
makers within the family in influencing vesidential change. But in
the gbsence of the household head, the gquestionnaire could be admini-

stered on any other knowledgeable member of the household:

DATA COLILECTION PROBIEMS

With respect to secondaiy sources of data, one common limitation
of data collection is that this source limit the amount and type of
information that could have othervise been obtained from. To miti-
gate this problem, oral interviews offer written records during the 77
SUrvVeys

Another problem faced during the period of data collection was
seemning mpreparedness 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 oy the
translation of certain techmical aspects of the questiomnaire to
vefnacular'. It 1; noteworthy, hovever, that property managers CooOpes
rated with the rese:;:;rcher.»

Inspite of the above few problems, the fese&rch is operationally

manageable and consistent with time and financial resources available
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for the study. The information anslyzed dis considered reliable

enough “to make the achievement of research objectives possible.

4.5 DATA ANATYTICAT, TECHNTQUES

The date for this ‘study was analysed with the aid of descriptive
statistics with respect 1o data comneched with the --éocio-emnomic
characteristics of rental households and selected éﬁoper’cy managemendt
Tirms in the case studye In other woards, objectives 1 énd 4 were
achieved through the use of descriptive statistical analysis
(frequency/percentage distribution). Inferential statistical
techniques (correlation and Regression analyses) were used in
examining the relationships. The results were supplemented by
some sketbches of explamation such as the qualitative differentia-

tion among the residential sub-markets.

4:5.1 Choice of Technigues and Jusbification
Sore studies stop with tebulation and cross tabulatione. Many
involve additional analyses, though, particudlarly the search ifothe

staftiskical gignai §ince. B _
Bimtiotical giemificantds . A phouzring problem in this search is the

determination of the appropriate statistical proced_x;m.v Churchill
{1979) identified the bosic considerations involved in the choice of
appropriate technique to depend ont |

(1) the type of data

{2} +the vesearch design, end |

(3) the assumptions wnderlying the choice s‘ba’cistic 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 most powerful s;tatistical tesb
that one can apply is a direct function of the scale quality of data.

e most important question that needs to be énswered in preparing

to run the maze of statistical methods is to decide whether the problem
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is of univariate, bivariate or multivariate nature. The problem
ig univariate if there is 2 single measurement of ecach of the n
sample objects, or if there are several measurcment of each of the

n observations, but each variable is to be analyzed in isclation.

In a bivariabte problem, there are two measures of each observation,

and in a multivariate there are more than two measures of each
observation and the varigbles are to be analyzed simultaneously..
Given that there are mulbiple memsures per sample observation, we

the search for

find ocurselves dealing with two distinct emghase\ 7-*
s arsneis ax-the Tvestigbisn o assoc:uatlon.z

The apalybical technigues used in this study are sclected for
strené‘l;h and ease of communicating the resulits Instead of an all
purpose technigue, there are really many possible techniques thatb
conld be employed in the course of research. As noted eaxlier,
the appropriatenecss or otherwise of a particular :’ceclmique ig a
Tunction of the nature of the vroblem.

In analysing data collected, both desc:ripﬁivé and statistical
techniques were employed. Freguency and percentage distribution
tables were employed in analysing data that were connected with
rental properties and socin-economic charac‘{,emstlcs of property
owners’ and tenants as well as the formal conswncr housmg agents
professz.onally called estate surveyors and valuerc'

In short, the anslytical sechnigues used in this study arc as
followus:

(i) Frequency Distributions with descriptive statisticss

(ii) Non parsmetric Approachs
(iii) Bivariate and MNultivariate Analysis.
These hechniques were the most appropriate for tﬁe nature of data

for the study and the orientation of the research. Each of these
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technigues and the context in which they are used are considered

below.

4,542 Frequency Distribubions
The first task of data analysis is to determine the basic
distributional charvacteristics of eacly of the variables to be used
in the subsequent statistical analysis.
mformation on the distribution, variability and central tend-
encies of some of the variables in this study is obtained through
various swmary statistics and the constrnction of freguency dist=

ribatiocn tablesS.

4.5.:3 Non Paremetric Approach

Non parametric tests are perticularly useful for the analysis
of normal data which mzy not be numerically precise but may rather
represent some ordinal or subjective ranking of data %o be analysed.
The problem of subjective rankdng would involve the use of
Kendall Coefficient of Concordsnce (w) for "ranking or oxder tests"
(Siegel, 1956).
The Kendall Coefficient of Concordance (V) is an expression
of the degree of association among a given K numb;er of variables
or judges in 2 panel. It is particularily usefui ﬂin studies involving
opinions or subjective ranking. W has the advantage of being easy %o
compuie and provides a single measure of agfeemeca’t among several

varisbles or opiniongs expressed as ranlting. ‘l‘his will be used in
this study to show the agreement among property owners in their

ranking of the importance of factors influencing their choice of
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potential tenants for vacant accomodation. The details of the

analysis will be demonstrated in Chapter Seven.

445 .',44* Bivariate and Multivariate Statistical Technigues

Bssentbially alliscientific investigations are concerned with
mderstanding and explaining observable phenomena. In the search
for 'explanations of these phenomena, one is freguently,faced with
modelling relationships among several variables. Relationships
can often be formulated in terms of a linear model.

| In many -Situations, more general models are ;_'required indicas=
ting Yhow! and "to vhat exbent' a response variaﬁe is related 'bd
a set of independen® variables. For example, aland econonist may
be interested in the relationship between "(iem;zii&for housing®
and "di;pos&ble income™,” (b) a market :cesea:r'che:c::gﬁay be interested
in the relationship betwesn "sales" and the va;cjigbles “price a:ad
“amount spent on advertising' or (¢) a chemical engineer may be
interested in the relationship between the "concentration of a
reactant" and the variebles “reaction iime" and “iemperature".

It is difficult to define multivariate analyéis (Rendall, 1957).
Broadly speaking, it includes those statistical techniques which
are concerned with analyzing multiple measurements that have been
made on a number of individuals (Cooley, 1962}). in short, any
simultaneous analysis of more than two variables will be part of
multivariate analysis.

There exist as meny or more methods in multivariste analyéis
as there are in both univariate and bivariate amelyses. In addition,
miltivariate analysis possesses four distinct advantages over

bivariate analysis. They ares
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(1) \l economy in data collection; :
(ii) consistency of statistical 1nference, : ‘
(111) development of more adequate theoz'etn.cal constructss
(iv) sgreater conceptual precision and perspective (Catell,

19662, 1966b).

tivariate techniques are clessified into 'the following

categoriess

(1) Tests of hypoineses about diffevences fin means and

variances on a set of variables called "T2" and multi-
variate ANOVA procedureS.
(ii) Maltiple corrclation and regression .

(1ii) Discriminatory Analysiss

(iv) Canonical analysiss

(v‘)- Principal components!analysis;
Avi) TFactor analysiss
(vii) Iatent structure analysis; and

{ix) Multi~Gimensioral scaling.

A1l of the above technigues are closely relate& .a'_na use the same

set of mathematical theorems of linear algebra. 'ﬁ‘or our purpose

in this study, we will use correlatz,on and;i'egress:.on,analyms'
Regression anslysis is used primarily for forecastmg or |

predicting the velue of a dependent variable, glﬁ{en the values of

one or more independent values (spurr and Bonini,; 1973), The reliag=

bility of the forecast and the extent to which va'"_riation in the

dependent variable is "explainefl" by variations 1n the independent .‘

value(s) can be tested and measureds
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Regression and correlation analysis can 'mever" “prove" any-
thing. They merely demonstrate association betweén or among the
variables, the closeness of that assoclation, and the reliability

of the forecasts based upon the analysis (Messner et al, 1977)

¢

4-‘5 iZJ&?* _Jhe Multiple Regression Analysis

FMultiple regressin is used to find a linear combination of
the predictor variables that "best® accounts fo: variation in the
eriterion variable, vhen that variation is measured avound the
criterion variable's mean.

The multiple regression anzlysis involves the use of the
ordinary least square (OLS) technique to estimate the Ffunctional
and stochastic relationship between a dependent ‘_variable and a
set of independent (or explanatory) variables. Talking the simple
linear form as an example, a multiple regression model of the
general form can be expressed as: :

Y = £ (x1 > Xz, X5 stosmenes Xn, e)__' .._:;_-':50?'.0‘..‘.5.‘(.1)

Equation (1) can take the linear form expressed by Hquation (2)

belotrs ‘

Y o= "a(}‘g"@ﬁ EZ:.%’ e bgﬂa) e b3 33 "'.’._;3 s 000D bn le - e

LA N AR NS R RENY (2)

Where Y = dependent variable

|

a the intercept (a constant)

0

i

by .ee b, = regression coefficients to be estimated
Rys Tp eeee X, = the set of independent variables
and

e = error term.
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Multiple regression assumes:
(i) ‘that data should be novmally distributeds if not normally

" distributed there is need to transform the datas

that data are Rinearly related, that iéf,. it has no curve-
linear relationship.. If the data is not lineawr, it will
be necessary to transform them o become linecare.

The simplifying assumpiions which are very crucial to the estimation
of the regression parameters were elaborated upoﬁ'vby Kmenta (1971)
and Wonnacott and Wonnacott (1979). The assumptions include the
folloltv'ing:

(1) Nommality, that is the error term is normally distribubed
with Zero meane

(ii) Homeskedasticity, that is, every disturbance has the same
variance whose value is unknown

(iii) The disturbances are non=aubo regressive (i.e. the disture-
bance occuring at one point observation is uncorrelated
with some other disturbance);

(iv) No exact linear relationship exists between the explanatory
variables, that is, there is no multicollineawity among the
independent variables. '

(v_) The explanatory variables are measured -without errorse
These assumptions are relevant to our results as they are applicable
to the least-squares approach adopted in this study in determining
the best estimate of our multiple regression equations.

The least square method, by and large, chooses the best Lfitting
model to be that model which minimizes the sum of squares of the
distances between the observed responses and those predicted by the
titled model. The idea is that the better the fit, the smaller will

be the deviations of the observed from predicited values.
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Thus, the Ordinary Least Square bechnigue can be used to
estimate the parameters of eguabion (2) as given by equation (3)
beloirs -

Y* = a*o of. bﬁ? X' & b’X‘2 }{2 + ceaa bﬁ'ﬂ,}g] o G* o.on,»-o(?))

¥here
Y% = an estimator of Y
* o ar £
& . = an estimator of ao
* - ; .
b 19 Y, eacvcecs b’*n = estimators for bey b2 coecs bn

respectively

and- e¥ = an estimator of e.

Bach of these ést:'mators is :L;egazﬁed as the best linear unbiased
esfimate. of the parameter it represents.

Ta teat our overall regression, we would examine the F - ratio,
and the B> esbimate, and the t-statistic. The F-Ratio indicates the
significance of the overall hypothesized model. It shows whether or
not the independent variatgles_ have gignificant eff.'ects on the mean
of the dependent variable. The ratio is computed by using equation
(4) bel;om .

P . Arecression sum of squares)/¥ - (4)
~ error sum of squares Tl =oomeeneses
Where
K - = the number of independent variables; and

n = the number of observations

On the other hand, the R‘? provides a qu@tiﬁ%tive measure of
how_ue_ll the combinztion of independent variab;eé.-pmdicts the dep~
enéentl-variable. The R?' criterion makes adjustéient for differences

i# the degrees of freedom and is given by the formula:
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=2 2 K , 2
R = R bl n-=k-1 (1 had R ) PR B WS (5)

fthexre ﬁ? is the adjushed R2 and K and n are as defined above.
The t - statistic shows the significance of the individual regre-
ssion coefficienis. It is expressed as

t - bl/sbi P BRGDL O NN ™ g; 'f: (6)

Where Shi is the standard errvor of the coefficient, bLi

An explanatory variable is adjudged significant if its computed
ngh yatio is greater than or egqual to the tabulated "t ratio at a
given ;evel of significance. A4S a role of thumb, however, a
regression is assumed signficant at the 5.0 per cen‘;u level of
gignificance if its estimated coefficient is twice its standard

SITTOY

SUMMARY OF THE CHAPTRR

In this Chapier, the focus has been on the dethodology chosen
to accc;n_xplish research objectives, the method of cgi,lecdng data,
the sampling procedure and the data collection probiems.

In addition, an attempt was made to discuss tlf;e data analytical
techniques and the justification for their choice:. _“‘These statistical
techniques were outlined with respect to the undezj;yilzg philoso=-

phi‘cal and technical considerations. In the subseuuent chaptlers
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we will focus on the anslysis of the results of the empirical data.
Towards this and, we will commence with socio=-economic characheris—

tica of rental households in the submarkets of our study.
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CHAPTER FIVE

ANATYSIS OF THE SOCIO-ECONOMIC CHARAGTERISTICS OF
RENTATL HOUSEHOIDS IN IBADAN RENTAL

HOUSING SUBMARKETS

INTRODUCTION

In the chapter on theoretical and conceptual framework, we had
indicated the socio-economic eharaqtat*istics of fental households
which are germane to a behavioural siudy of the urban vental housing
market. Drawing on the theoretical framework, we had argued that
household characteristics do affect the demand for private rented
accormodation. In this chaptef, we will now prof'j:eed to examine the
socio=-economic characteristics of rental households in Ibadan rental

submarkets and their effects on demand for rented accommodation of

o

&ifferént cétégories in the different submavkets. 1The household
charactei'istics to be examined are: household size, income,expenditure,
educational level and occupation. We also conside;r related factors
like ‘Housing Services and tenure characteristiqufd"f rental housing.

The wnderstanding of residential development in any area mush
be based on ciﬁaii’bative:fjsub-market analysis which involves a thorough
and” accurate descriptive statistics of the housing stock and its
inhabitents. The reason for this is obvious b'ecéuse» such analysis
serves as a Starting point for rental housing market studies. Moreover,

it is this type of analysis that reveals the behaxﬁioural relationships

 that exist in any housing sub-market. For example, the demand for

rental hbusing 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~mavkets. féd;erefore this section
will focus on the identification and description of the housing sbock
and fhe socio=ecconomic characteristics of their inhabitants in the three

residential districts.

174
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HOUSING STOCK AND MARKET CONDITION

The identification and description of the housing stock in the
residential districts can be achieved by C,:Ompariﬁg the sampled )
dwelling units in terms of some indicators of housing standard.

This is beczuse housing is not a homogeneous good but exists as a
bundle of services. Taerefore, such indicators of housing standaxds
are examined within the definitvion and framework of the housing
market. TFor exemple, indicabtors such as the structure, quality,
characteristics of occupancy and level of facilities will be usged

as -the basis for comparing the housing unitse

POYSICAT, AND STRUCTURAL VARTATION IN HOUSING STOCK AND MZLRKE’Q

CONDITION

This aspect of the study considers the physical/structural
variations of the housing stock within and amon%fhe three residential
sub-parkets. Table 5.1 preseants these variationf;.'

A careful study of the ta’ole‘ shows that in z'zjxosi; cases there

is no absolute domination of a particular iype of dwelling struchure

in each vesidentisl sub-markets Table 5.2, 5.3 and 5.4 Tevesl

striking variations in the level of housing quality indicators
provided in the vesidential districts. A large proportion of the
dwelling vnits in the low density residential sub-market vere built
of very high quali‘i:;v materials, serviced with moéiem and adequate
in=house facilities and also located within a pleasant and peaceful
environment. For example, an average of aboﬁ't 95 per cent of the
sampled housecholds live in dwelling units built ‘Qf cement block with
plastered and painted walls and roofed with asbéétos. As regards

the provision and usage of housing facilities, all the dwelling units
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Table 5¢1: Physical and Structural Variation of Housing Stock

VARIABLES

RESIDENTIAL DISTRICTS”

Low Density YMedium Density High Density
Frequency“ % Age  Frequency i % Age Frequency % Age
DWELLING TYPE Hut 0 0 2 1.6
Storey 2l Lhyaly 88 7246 28 224
Compound Type 20 0 0 0 28 22
5L 100 121 100 125 100
HOUSING STRUCTURE rly Brazillian 0 0 37 30.6 111 88.8
Modern Bragzillian 1 1.9. 22 18.2 12 9.6
Duplex 10 18.5 2 1.7 - -
Semi Detached 11 20. 0 0 - -
Detached 26 L8.1 L 363 - -
5L 100 121 100 125 100

Source; Analysis of Field Survey, 1993.
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Table 5,2: Variation in Types of Buildings

RESIDENTIAL SUB~MARKETS

PHYSICAL BULLDING : - . - ,
‘ v De D s D
STRUCTURES MATERIALS — Low Density i Medium Density High Density _
Frequency % Age Frequency % Age Frequency % Age
Had 0 0 29 21,0 105 8100
Stone 0 0 1 0.8 1 0.8
Cement Block 53 98,1 86 T1s1 19 52
Burnt Brick 1 1.9 5 Lot 0 0
| 54 100 121 100 125 100
EXTERNAL WALL Plagtered & Painted L9 907 102 8he3 23 184
MATERIAL Plastered notP ainted L Telt il 11.6 63 50.4
' Hot Plastered 1 1.9 5 L[.'1 39 31.2
54 100 121 100 125 100
ROOFING Thatched 0 0 0 0 5 440
MATERIAL Corrugated Iron Sheet 1 1.9 110 90,9 114 9142
_ isbestos 53 9841 11 941 6 L8
Concrete 0 0 Q 0 0 0
5l 100 121 100 125 100
FLOOR Harth 0 4] 0 C 27 21.6
MATERIAL Cement (Concrete) 11 20.4 79 6543 97 77«6
Tile 27 5040 39 3242 0 0
Terrazo 16 29.6 3 245 0 0
5l 100 121 100 125 100

Source:s Analysis of Field Suxrvey, 19293



Table 5.@: Iype and Provision of Housing Services

, DRESIDENTIAL DISTRICT

LAT8

PACILITIES OPTIONS Low Densi‘l;y__ Medium Density High Density
Freguency % Age HFrequency L Age Freguency % Age
- SOURCE CF Pipe sk 100 102 BLe3 78 62l
WATER Well : 0 0 19 1547 49 32,0
Othexrs 0 0 0 0 7 566
. Shy 100 121 100 125 100
WATER Tn—Compound 0 0 51 L4241 L9 39.2
AVATLABILITY In=Fouse Sl 100 L6 3841 T 56
Public 0 0 2l 1948 69 5542
ol 100 121 100 125 100
SEWAGE TYPE Flush Toilet sh 100 78 6lis5 18 ey
Pit Latrine 0 0 13 3545 56 L)18
Bucket Type 0] 0 0 0 15 12.0
Open Air Type 0 0 0 0 36 28,8
5l 100 121 100 125 100
SEWAGE In=Compound 0 0 53 43.8 55 bl 0
AVAILABILITY In~House sh 100 68 56,2 ' 11 88
: Public 0 0 0 Q 59 LT.2
5l 100 121 100 125 100
KITCHEN IN=Compound 2 3e7 51 U241 82 65 .6
- Jn=House 52 96 .3 66 5)4 . 6 12 9 06
Corridor 0 0 L 3e 31 24,8
b 100 121 0 125 100
LIGHT Electricity Sl 100 112 92,46 . 108 8644 .
0il lamp 0 0 9 yasn 17 13,6
N 100 121 100 125 100

Sources Analysis of Field Suxrvey, 1993
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Table S5eLis QUALITY INDICATORS OF HOUSING ENVIRONMENT

RESIDENTIAL DISTRICTS

FACILITIES OPTIONS LOW DENSITY MEDIUM DENSITY HIGH DENSITY

) Frequency Jage Freguency Jage Freguence % age
PRIVACY Exclusive ol 100 13 10,7 18 1L
Fair 0 0 60 1496 30 2440
No Privacy 0 0 48 . 39.7 77 61.6
5l 100 121 100 125 100
GARBAGE Private _I-)us‘bbin L Tkt 25 20,7 9 Te2
COLLECTION Commercial Bin 50 92,6 78 6ly.oy L 3.2
Community Dump 0 0 16 13.2 89 712
Thrown in street 0 0 2 1.7 23 1844
5h F00 121 100 125 100

STHEET Clean 5L 100 11 9«1 0 0
CLEANLINESS Some Garbage 0 0 98 81.0 70 59.2
Dirsy 9 0 12 9.9 51 40,8
100 121 100 125 100

54
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have inw-houge supply of pipe water and flush toilet facilities.

Dwellings in the medium density residential districtswere built
of fairly bigh quality materials. About 711 per cent of the housing
units in this area were built of cement block, 84.3 per cent plastored
and painted, 90.8 per cent roofed with comrga"beé iron sheets, vhile
about 65.3 per cent of the floors weve cemented. Thée district also
racq;t}_e_@ 81.3 per cent and 15.7 per cent for imuéing units with pipe
and well sources of water; 6445 per cent flush tc;ile‘c, 35.5 per cent
for pit latrine, 92.6 per cent electricity supply. On the question
of avéilability of these services, the district exhibits en almost
equal percentage for both in compound and in-house provisions and in
soue cases record an appreciable percentage for public provision of
facilities e.g public water availabiiity accémzté for 19.8 per cent.

I the low density residential district, 55.6 per cent of the
househelds Iive in Bungalows while 4444 per cent live in storey
buildings. Moreover, the district has 18.5 per éen’t of its house
households in a duplex apartment, 20.4 per celnt in semi-detached and
48.1 per cent of the households occupicd detached. dwelling.

Analysis of the dwelling type in the medium density residential
sub-market shows that 27.3 per cent of the households live in Bunga~
lous, T1.1 per cent in storey buildings, 30.6 per cent of the
sampled households live in the early Brazilian type, 18.2 per cent
in modeyn Brazilian type and 44.2 per cent live in the flat apart~
ments.

The high densn.‘b:f Vresidential sub-market shows a different type of
of disfxmibution.‘ In terms of dwelling type, 22.4:. per cent of 'the
sampled houscholds occupy the compound type, 52.8 per cent live in
Bungalows and households m the storey building accounted for the

remaining 22.4 per centbe
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This distribution shous complete absence of luxury properties
like duplex and duplex mension which in turn meaﬁs that elite
tenants are not likely to ©ind this wesidential neighbourhood

attractive.

VARTATTION TN HOUSING QUATITY INDICATORS

The qualitative aspect of housing welates to both the RBuilding
materials and the intrinsic facilities in the house: To & large
extent these two elements determine the qualita’c;i.ﬁe standard of
housing units, but in some cases the environmenital sub-system &F
the housing may be included. To this end, emphasis will be on the
following: The type and quality of materials used for the building,

the type and visage OF the basic infrasizuchursl #hsilities (in-house

or in-compound water supply, sewage disposal, kltchen facility and
electricity supply)s and the quality of the eméironment.

The high density residential sub-market has virtually very low
quality housing standard indicators. Iviajority'of;; the households
claimed that their dwellings were built of mud (84. per cent), 5Q.4
per cent of the households live in plastered but i‘unpainted dwellings,
while about 31.1 per cent of the households occuz;;ied neither plastered
nor painted dwelling. On the issve of housing se;:'vices, the dwellings
were poorly serviced, g high percentage of house‘h.olds were using pit
Iatrine, bucket type and the open air system (4448, 12.0 and 22.8
per cent respectively). Most of the services vrefe either in~compound
or pub.lic provisions |

ﬁze environmental quality indlicators show that households in
the low density residential district enjoy a pleasant environment

They live in exclusive privacy and clean enviromment. The latter



is a corollavy of a large percentage (92.6 per cent) of the house=
holds that depend on a well 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
between two or more households, while most of them also depend on
the use of commercial garbage collection system¢:

The view that the local housing market can be defined in teorms
of qualitative adtributes of dwelling units and the neighbourhcod
conditions is well orchestrated in the foregoing descriptive analysis.
There oxist a wide variation in the housing quality auong the three
residential disitricts. Also, the age distribution of dvelling units
in the residential districts can be used as the basis forgééﬁiﬁi%gvtﬁe
rental housing market. Most of the households inrthe medium and high
densilty residential districts claimed that their:dwelling'units range
beteen 15=60 years. The anslysis of age distribution shows that the
modal age distribution for dwelling in the mediuq density area is
between 15«20 years, consti%uting 55 per cent of'the houscholds,.
while the modal age for dwellings in the high density residential
sub-mariket is between 30~-40 years, accounting for about 67 per cent
of the households. In the low densily residential sub~market, mosh
of the dwellings were between 10-15 years. The variation in the age
distribution of dwelling units among the three residential sub-
markets is a good measure of the physical conditions of dwelling
unifs. TFor example, it is a cruclal factor at revealing the'extant
of dilapidation in dwelling umits. 014 housing stock not renovated
will becoﬁe dilapidated over:§éars and therefore can serve as a

differential facior as regards the study aves.
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DEMOGRAPHIC ANALYSIS OF RENTAL HOUSING MARKRT

This portion of the rental housing market amalysis is concerned
with the sampled households which constitute the major component
in the ansiytical structure. It presenis a kaleidoscopic view of
the characteristics of the inhabitants in the various residential
districts—.; The household analysis is supported by the economy of
the various residential sub-markets to serve as the guantitative
demand for rental housing. Buphasis will be on household composition
(such as household head characteristics household size; the number

of households per awelling i, elcs

HOUSEHOLD COMPOSITION

Houscholds are variously constituted, some are identical with

familiess othews are composed of a single Lﬁdim“dual or a group -of

‘tmrelated individuals; and still others ave a ccombination of families

or & fr.}mily and individuals. Regardless-of its c;(__)mposition, the
household rather than the family is the unit jof:_‘ demand for housing.
Therefore; the analysis of households is the cruxoi‘ the demographic
analys:.s. The detail or household analysis mmors the complex and
sometines mystifying forces of the real estaie ma;i'ket with which
this project is concerned directlys On the issge' of household head
charscteristics, for the total market study, %5 yer cent of the
households were of male head while only 5 per cent were headed by
female. This type of distribubion were equally e%daibited by each
residential sub-markets. Opinions have shown that household with
female head aluays tend to demand for dwelling zmlt; with at least
adequate provision of intrinsic housing infz‘asﬁrgctwe with some

degree of privacy (Sterniieb and Hughes, 1981). A4lso a greater



Table 5.5 Household Size
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% HOUSEHOLD SIZE . 10W DENSITY ~ MEDIUNM DENSITY HIGH DENSITY
No. of persor}s per Frequency of % ¥Frequency of % Frequency of %
_household household household household
1«2 3 546 5 Lei 1Lt 1142
3~1 o 15 27.8 17 k.0 15 12.0
5=6 - 26 Li8a2 : 29 2349 18 ely
7=-98 ] -9 16.7 39 3243 23 18ely
9 - 10 1 TeT 19 1547 19 ‘15'2
11 -~ 12 - - 3 2.5 ' 18 hely
13 -~ 15 - - h 3.k 11 8.8
15 + - - 5 L1 6 l148
5k 100 121 100 125 100

Source: Analysis of Field Survey, 1993
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: percentage of the households in rental housing were marvieds

a1 .4 per cent for the low density, 8t.8 per cent for medimn density
and 784 per cent for the high density avea. Sllhé other three glter-
natives (single family, divorced family and widow). Constituted
less than 206 per cent of the households. |

As regard the issue of market segmentation, j’»'."{re can say that
the household with the most Favourable rafio -~ male head wife
presedt (husbend - wife families) ~ is precisely that format which

is being lost to the rental market.

HDUSEHOLD SIZE CHARACTERISTICS

The number of people living together constituting a household
varies from one residential district to the othe:c. The analysis of
the household sige will wncover the degree of o\rercrom}.lng which can
be be used as a surrogate measure of housing quality among the resiw
dentiel digtricts. Table 5.5 presents the varving houschold giszes
for the three residential districts.

The nmodal household size for the low denslty area is about
5+5 persons per houschold. The figure for the medivm and high
c'iesni‘cy residential districts is aboub 7.5 pe‘rs_qns pexr household,
Tables5,6} 757 and 5.8 shows that the average number of persons
per household is 5.3, Ted ard 7.9 for the low, medium and high
density residential sub-markets respectively, whi:le ‘Eablé—ié\?shows
the average number of yooms occupled per hcuselﬁ'.éd. The -calculation
oY %he 'average number of PersSons per room which is a8 measuxe of
‘ov.ercrowding is shown in Table’ 5.9

In the low density residential district, Qvercmxfdmc index

1.4 persons per room, 2.2 persons per room in the medium density



Table 5.6: Eamlculation of the Average Numher of Persons Per
Household

Table 5.6

o0

Eow Density Residential Distriet

Household Sige = Freguency of Households Total Hoe of Persoms

&, b . L b= gy
1 ? 3
2 2 4
3 4 12
4 11 44
5 8 40
6 18 108
1. 4 28
8 5 40
10 1 10
. 54 287

Total number of Household: Sempled = 54

ALverage Number of Persons Per Household

Total G, 287
= Totaiy . = 54

= 503
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‘Table 5.72 Modium Density

Household Size Freguency of Households Total Noa. of Persons

> b, ay X b, = ¢,
2 5 .
3 8 24
4 9 36.
5 13 65
6 16 96
7 18 126
8 2t 168
9 10 9%
10 9 | 9%
1 3 '. 33
13 1 13
14 2 28
15 1 |
18 2
19 1
25 2
121 T 899
Total No. of Household Sampled = 121
Average No. of Person Per Household = |
_ Total C, 899 v

T Total B, 128



Table 5.8: Hish Density

Household Size Frequency of Household Total Noe. of Persons

23 b3 35 % by = Oy
1 7 " 7
2 6 | 12
3 10 ::: 30
4 5 T2
5 7 B
6 11 | 66
7 9 . 63
8 14 ‘ 112
9 1 %0

10 8 80
1 5 55

12 15 156

13 " 4 52

14 5 70

15 2 30

16 2 32

17 5 54

19 1 19

125 99

Total No. of Household Sempled = 125
Average No. of Person Per Household

Total Gy 989

Total by = 125 79

i
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Table 5.9t Calculation of the Average Number of Persoms Per Room

in the Residential Districts (Qvercrowding Index)

The General order is therefore given as

__Average Humber of Persons per Household
Average Number of Rooms per Holsehold

Fopr Tow Demity/ﬁigh Quality Residenbial Submetrk@_‘et»

Overcrowling Index = —%fi‘ "= Yol

===

-

For Medium Density/Medium Quality Residential Submsvicet

Overcrowding Index = ’“3."3‘-

For High Density/low Quality Residential Submarket

Overcrowling Infex = == = 248
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Hdensity ares and 2.6 persons per room in the h:.ga ‘deﬁéity residential

district. If we consider the fact that the United Nations regard

as ideal an average of 1 person per room, then "i,he figure exhibited
by the medium and hlgh density res:v..dentlal dlstmcts are too high.
Therefore there is high degree of overcrowding in these two districhs.
The three residential districts have shown some striking elemei;ts

of differentiation as regards household size and }the degree of over
crowding. Thercefore each residential sub-market can be defined and
analysed separately from the other. That the 101-3; density residential
distriet is inhabited by households with low houschold size coupled
with low overcrowding index is enough for the segmentation of the
district from the medium and high density residential sub-markets

which exhibit veryv high household sizes and overcrowding index.

ECONOMIC ANATLYSTIS OF RENTAT, HOUSING MARKGT

Effective demand for rental housing is usually supported by
the ability to pay as against the willingness tb pay for residen-
tial accommodation. Therefore, the measurement of the financial
capability of potential renters is very important in the analysis
of local rental housing market. In most conmunj;ties, wages and
salaries are the most important components of determining the level
of income of various rental households (F.H.A., 1§85)- But two
issues emerge in the use of income as a measure and ag a descriptive
classification of housing market or sub«maﬂzet. hl the first instonce
the high income households may under-report the;.r income in an attempt;

to evade or cut down high taxes or are otherwise interested in not
disclosing their true income. While on the other hand, most house-
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Table 5.10: JIncome Distribution of Rental Households {Monthly Incomes)

RESIDENTIAL DISTRICTS

INCOME GROUP LOW_DENSITY MEDIUM DENSITY HIGH DENSITY
Freguency % Frequency % Frequency %

Lower 0 -~ 300 0 0 0 0 '8 6ol
301 ~ 600 0 0 0 1ol 17 1346

601 - 900 1 1.9 24 19.9 33 264

901 = 1,200 o 0 L3 35.6 L2 33.6

Middle 14207 = 1,500 1 169 16 133 15 12,0
1’501 - 1’800 )-I. 701{- 11 9.1 8 6wh

High 1,801 = 2,400 9 16,7 6 148 2 1.6
AfTluent 2,407 = 3,000 26 18,7 547 0 0
3000 + 13 2y 3 245 0 0

54 100 121 100 125 100

Sources Analysis of I'jeld Suyrvey, 1993
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Table 54113 FExpenditure Distribution of Hental Hougssholds Per Month

HESIDENTIAL HOUSEHOLDS

IOW DENSETY

MEDIUM DENSITY

HIGE DENSITY

INCOME GROTP . _
Frequency % Frequency % ‘requency %
Lower 0 « 300 0 0 0 0 9 962
Low 301 = 600 0 0 12 Te9 19 15.2
601 = 900 0 Q 25 2007 4o 32,0
901 ~ 1,200 3 5.7 L6 38,1 L2 33.6
Middle 1'201 bnd 1,500 2 308 11 901 10 800
1,501 = 1,800 I Te5 10 8.3 5 L0
High 15601 = 2,400 19 3547 10 8.3 0 0
| Affluent 2,401 = 3,000 17 31.9 3 245 0 0
5l 100 121 100 125 100

Source: Anmalysis of Field Survey, 1993. |
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holds make decisions about consuming durable goods such as housing
on the basis of a long-run idea of what their typical income iz most
likely 0 be.

These issues may distort the true position ‘of the income digt-
ribution of households in rental housing marked {ris-a-vis the classi-
fication or segmentation of sub-markets based on income distributions..
To undercut the problems, houschelds were asked o indicate their
expenditure (amount spent on consumable end service goods) in the
previous month. This is a better means of arriving at households
income since most households are not likely to under-report their
expenditure and thevefore a bebter proxy for incqmeo

To complement the income distribution of rental households,
other economic attributes such as the occupationél structure, level
of educational attainmwent, vehicle ownership or mode of travel weré

analysede.

INCOME AID EXPENDITURE DISTRIBUTION OF RENTAL HOUSING MARKET

Tables 5.10 and 5.1 show the income and qﬁéenditure distribution
of the vental housing market in Ibadan. The ‘l-oifr'e.ér; low, and the
middle income/expenditure households are basicaij,y the group being
lost to the rental market in boith the medium andf‘.-hig‘n density resid—
ential sub-markets. These three income/expendi"mifre groups §the lower,
low and middle) constituted aboub T7+3/77.8 -pe:cj :C;ent of the totalk
sampled households in the medium density residen;sial district vhile
they alsc accounted for about 92/96 per cent of households in the
high density residential sub-market. Although the medium density

residential sub-market records an appmciable percentage of house-
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carning and spending quite above Hl,000.00 per nonth; for example,
about 22.1 per cent of the households earn betweén ¥1,000.00 =
¥2,000.00 per month, while only 19.1 per cent sperd between the same
amount monthly.

In the low density vesidential district, m&éﬁ of the houscholds
in rental mavlket were in the affiuence 1ncome/éxpend1ture Zroups.

This accounted for about 73.1/49.1 per cent of the households sampled
in this sub-market: OFf egual importance in rcntal market are the
households in the high income/expenditure ﬂ*roup in the low density
area. The group also sonstitubted an appre01able,number of households.
24.4/43.2 per cent of the households sampled in the vesidential/
district. The lower, low and the middie income/éxpenditure housecholds
were relegated to the bearest minimum in this aféa.

The foregoing analysis clearly shous that tﬁere is wide different-
iation among rental households in the three residential districts used
for the study as regards income/éxpenditure~&isffibution. The house~
holds in the rental market in the low density"fé§idential sub=-pariet
are basically the high and affluent income/éxpeﬁditure group while the
lower, low and middle income/expenditure gzoups.predominate the house=
holds in the high density residential district.njwith.the impressive’
high level of income/expenditure percentages rccorded for households
in the medium densiiy rvesidential sub-market ovar and above the high
density district we can alse confirm that the two residential districts
differ significantlye |

Based on this sort of differentiation, thégéncal rental market
in Tbadan can be sub-divided into>three-sub~mafkeﬁs based on the income/

expenditure distribution.
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Table 54122

Biucational lLevel of Hental Households

RESIDENTIATL, DISTRICTS

- KDUCATIONAL LEVEL

LOW DENSITY

MEDIUM DENSITY

HEIGH DENGITY

Frequency % Frequency % Frequency 7
No formal education 0 0 0 0 29 2342
Primary Edueation 1 19 1 1146 5L 43,2
Secondary/Technical 1 149 50 13 38 30kt
Polytechnic/NCE 12 22,2 L2 3Le7T 2 146
University 15 1244 2 A1¢6

LG 7he0

Sources Analysis of Field Survey, 1593



5.10 EDUCATIONAL LEVEL OF RENTAL HOUSING MARKET

The level of educational attainment of housefz?iolds in rentel
market may be perceived as a consideration as regards to location
and rental price level. Though, this asseriion Camnot be divorced
from other socic—economic atiributes of househoi@s as they jointly
detemmine the demand capacity for rental accommoéation..

Most of the households living in rental hé.using in low density
residential sub-market obtained university education (74.0 per cent
of the total hcjusehold),. while those with either'; Polytechnic education
or College of Bducation constituted 22.2 per cent of the sampled
householdse. The households with primaxy, secondary/technical educ—
ation are minimal.

‘In the neditm density reoldentlal dlstrlct the households are
well distributed all over the educational level w:_th the exception
of those with formal educations TFor example, housaholds with primaxy
educa tion background accounted for 11.6 per cent, those with secondary/
techm.cal backeground were 41.3 while those with Un::.vers::.ty and Poly=
technic/Teachers College were 12.4 and 34.7 per cent respectively.

There is ample evidence to show that almost :‘all the sampled
hougeholds in the high density residential district were distributed
across three educational levelss These are thosg with no formal
education consisting 23.2 per cent, primary educdtion 43.2 per cent
and those with secondary/techmical education forms 30.4 per cente

Previous studies have attempied at using edqcational level and
income distribution in explaining residenbial differentiation. Ansa
(1980) found out that these two variables are si"gimficant inexplaining
the pattern of residential develompment in -Calabax‘;-qv Attention in this
project is at using oducational level a3 a means of defining renbtal

housing sub~market in Ipadan. To this end, the low density residen-
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Table 5.13: QOccupational Structure of fentel Houscholds

3

RESIDENTIAL DISTRICTS

OCCUBATIONAL CHARACTERISTION LOW DENSITY MEDIUM ~ MEDLUM DENSITY HIGH LS ITY
Frequency % Prequency % Frequency %
Farming o 0 0 0 3 Zely
Trading 5 9.3 36 2948 82 65.6
Civil Servant 1 2549 29 240 16 1248
Private Company 35 6l148 L6 3640 16 12,8
Ketired 0 0 8 646 6 408
Unenployed 0 0 2 Y4 0 0
Student/Appivniice 0 0 0 0 2 146
| 5., 00 121 100 125 100

Source:

Analysis of Field Survey, 1993
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tial district consists of well educated households while the high
density area inhabits generally low educational level households.
The medivm density residential sub-market cut across houscholds with

varying degree of educational gttainment.

OCCUPATIONAT, STRUCTURE OF RENTAL HOUSING MARKET

The analysis of occupational structure is an important input
to the economic analysis of local housing market.: This is because
mest households that live in rental accomodat:_lon reguire at least
one gainfully employed member to provide & monetary income from which
the rental price level would be paid and at the same time serves as
measures of the living standard of households. But one hidden fach
is the type of relationship that exist between oécupational structure
and dincome and therefore the use of occupation;féstmctum in isola=-
fioﬁ as a means of delineabing a rental housing sub—-market is some=
lncm: mrea,llsta.m It has to be used in col labom‘t:.on with other socioc~
economic charecteristic of households in the various residential

istricts. _

Majority of the sampled households in the hlgh density residen—
tial sub-market were engaged in trading which .éc9omts for 65.6 per
cent of the households, while those households er;gaged in the public
service and private company were 12.8 per cent. | The situation is
more strildng in the medium densiby residential district vhere
households in the public sector, private -compan&_and trading dominate
the occupational scene. Hajority of the households in the low density
residential district were in the private sector constituting about

64..8 per cent of the households while those in the public service

- were only 25.9 per cent..
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5.12 TENURE CHARACTERISTICS OF RENTAL HOUSING HARKET

Teniure is an occupancy characteristic of housing unit. The
occupancy stabtus of the housing inventory can be grouped under two
mejor headings, mmer-occupier', rentémccupier. l To this may be
added the third generaliy referred 1o as vécant u_p,its. Vacant units
are sub-divided as available for occupancy and otﬁers not availables

‘ Available vaeant units are further streamlined as being either for
sale only or for rent; the former are allied witl:x_ the owner-occupler
sub-market of the housing inventory and the latter with the renter-
occupied segment. »

The low and nmedium density residential disw':r;i.cts represent the
zone of high renter households corresponding to 8.5 per cent and
73+s5 per cent respectively while the high residen;tial district
recorded higher percentage of owmer—-occupied households - 56 per cent

as against 4% per cent for the remtals.

W

5.13 SUMMARY OF CHAPTER

In this chapter, an atlempt has been mado tq examine the
characteristic préfiles of the renter households in the three
residential sub-narkets of the case~studys It is noted in particular
that ‘one of the objectives of this study - to examine some socio=
economi¢ characteristics of rental households has been achieved in

this chapter.



We have also focussed on the distributional characteristics
of the varisbles which were examined in chapter two.

So far, ocur analysis has focussed on the demend side that in
the consumers of rental housing. In our theoretical framework, we
identify the basic participants of the rental housing market vizs
the consumers (tenants), the suppliers (rental property owners)
and the consumer housing agents (property managers).

In the next chapter, we will focus on a ilz,c‘msslon of the
vental housing management strategies and practice -oﬁ' selected

firms of Nstate Surveyors and Valuers in Ibadan metropolis.



CHAPTER SIX

" {
ANATYSTS OF THE RENTATL HOUSING MARKETING STRATEGIES
AND PRACTICE OF CONSUMER HOUSING AGENTS

6.1 THUTRODUCTION

The activities of the consumers' housing agents are very
importént to the explanation of housing delivery systen Wi’chiﬁ the
»residential sub-markets used in this stwly. Therefore it would be
necessary to relate the fomrms of consumer agents %o the varying
rental levels in the three residential districts‘. The activitilea
of the formal consumers' housing agents (estate surveyors and valuers)

- predominate the low density residential distric.t; Thig is obv}_@ys '
in that majoxity of the sampled households in the district obtain
their housing services through this mediume. Because of the level
of their expertise in managing residential wmits, the formal agents
are p2id accordingly. This amount added to the rental Jwel would
invariably increase the amount the tenants wquii be or ave paying.

‘ The Znformal consumers' housing agents (c,are‘cakers) controlled

-the merket ectivities for rental housing in the medium density resi~
dentisl districte. Majority of the sampled households obtain their

housiﬁg‘ gervices through this sectors The issue of professionalism
in their services is minimal and rent is usually fixed in accordance
to tb.e:prevail:?.ng conditions in the sﬁb—-mrket. -But usuaily charges

are _‘over and above the request of the landlords thewreby increasing the
market friction in this residential sub-maricet.

The high densibty residential district has earlier been depicted

as a sone of owner occupier tenure where most of the dwelling wnits

- 201
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are occupied by their owners end the tenants. In this case the
owner (landlord) would not require the services of any agent in
renting out part of the dwelling unit to tenants. This is evident
in this district as about 95 per cent of the sampled' household
éib'l:ained their housing services from the popular agents.

In some cases, rents are not determined by the market situation
alone but in accordance with the type of relationship existing between
the tenants and the landloxds. For example, where residents are long
time tenantsy they might be seen as part of the landlovd's family
and therefore the less easy it is %o increase vent. This could be
the reason for the low wrental level variation mthls residential
districte

In the light of the above brief exposition of the formal snd
informal consumer housing agents, this chapter focusses on the rentall
property mavketing activities and strategies of a selected number of
this, fifty (50) q;ues%;ionnaj;res vere administéred on a random sample ¢ |
of firms of estate surveyors and valuers through the use of the
Directory of the Nigerian Institution of Esta{:e Surveyors and
Valuers (NIESV). Out of the 50 questionnaires, 3} were returned
representing a response rote of 62F.

Our purpose here will be to analyse the views- of respondents
on a m‘.cie range of issues with a view to eliciting tihe problens
of rental housing menagement in our case study...«fffhe” purpose of
this is to-provide a balanced anaiysis of the prbblems of rental
' housing ‘market in Ibadan particularly where propér‘cies are profe-
ssionally managed. This is necessary for our recommendations in g
later chapter of this study will be based on three perspectives viz:

the tenants, the property owners and the property monagers.
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6»..2 POSSESSION OF PROPERTY VMANAGEMENT DEPARTHMENT

The various traditional routines of a management surveyor reg—
uires a separate department or section in an Estate Surveying and
Valuation establishment with basically managerial duties not conflice
ting with other possible assignments like valuation, property financing,

. development, etc. Thus the firms uvere asked whether or not they
‘possess;a formal property management section or'depértment.. 24 firms
(‘E’?%) a;nsitnrered in the affirmative while 7 gave "iﬁ“o;"ansx»rer representing
255, That the majority of the sampled firms have ._Iﬁi-operty management
establi'shments is not surprising as managenent lS the most popular
of the gerVices of Estate Surveyors and Valuers moreso in these days

When property development is distressed by the current economic pred-
icament in the coumtry., The finding also shows that rental property
owmers avail themselves of the vrofessional services of the Estate
Surveyors and Valuers which has Jed to the firms' departmentalization

drive. (See Table 6.1).

Table [N E Possession of Property Menagement Depariment

Response Frequency Percentage

Yes ' 24 7%
Ho 7 - 23%
Total 3} 100%

6.3 FULL TTVE STAFE STRENGTH OF PROPERTY DEPARTHMENT

Property monsgement requives staffing (the rignt calibre of
men women in the right number) %o perform essential duties as a

means of realising the objectives of management. Of the 3t respon—
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dents that possess a property management section, 9 represenbing
39.5% have between one and five full time staff; 9 others also
representing 39.5% have between 6 = 10 full time étaff; 1 represen—
ting 4% has between 11 to 19 full-time staff while only 4 represen—
ting 17/ have 20 or more full time staff strength. Staff strength
of the consumer agent firm is very important as t}ie traditional
routine of rental propverty managemen*c constitﬁteg a heavy work load
that can be satisfactorily borne by full=time, diligent amd well
motivated staff. Sufficient staff is necessary to abttend to new 7
c¢lient and minister to the needs of new clienté in the areas of rent
collection, .maintenance of properties, tenant’s welfare to mention

but a f'éw of +the routines of managenenta (See Table 6.2‘).

Toble 6.2 Tull Time Staft Strengbh of Property }jepartmenﬁ

Numher ) Prequency . Percentager
1-5 9 30.5%
6 =10 9 o B95%
20 and above 4 1705
Total | 235% 100

* Total less than 31 because not all entities surveyed
have full time staff for the properiy deparitnent.

Source: Author's Field Survey (1993).

God NATURE "~ OF PROPERTY MAWAGEMENT OBJECTIVES

Different people, at different times may have different objectives
t0 achieve with respect to the properities in their portfolio. Respor

dents were nsked to indicate whether their property mensgement objectives
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are either expressly stated or unstated but knowm to all staff or
variable depending on the property and cimmstances. 1% vespondents.
representing 427 indicated that the objectives are ecxpressly stateds
11 representing 35% indicated the objectives are unstated but knowm
having-

to all staff. This gives a total of T7% of the respondents/definite
/‘;l

objectivess. Fowe -fiyms - wepresenting 134 indicated that the
objectives are variable depending on the circumstances while 3 résPn
ondents representing 10% gave no response.

Since a total of 775 of the firms know the property manegement

v staff

objectives of the firm, it is expected Lhat%an can be motivated
to work tovarcs the realisation of these objectivess The problem
here,, however}is that where the expressly staved or unstated but
knovm objectives are 1o be rigidly' adhered to by all staffers, such
an' arrangemeﬁt will not make for flexibility in management objectives

depending on the properby and the circumstances (See Table 6+3)

Tabhle 6.3: Nature of Property Management Objectives

Wature Frequency Percentage
Expressly stated 13 42%
Unstated but known to all staff 11 5%

Varisable depending on the

property and ciroumatonces 4 1354
No Response 3 10%
Total 3 100%

Source: Author's Ield Survey (1993)

6.5 SPECIFICATION OF PROPERTY MANAGRUENT OBJECTIVES

Respondents were asked to indicate whether their property mana-

gement' objectives are formulated either by Properﬁr Management Section
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with approval of top mamgement or specj.fied by top managomente

The pufg;ose of this’ quos tion is to d_o‘tect 'tihe deg:eee of au‘bonomy
grﬂntoc. the property management sectz.on,c- Of the 31 respondents, 12
i*epresenting 3% olaim the property mana‘gement objectives sre foirm=
ulated by préper“ty management section with approval of top management‘
while 16 representing 51% indicated the c;*b,j ectives are specifiea by
top maﬁégemen'i;. 3 respondents representing 10% gaﬁe N0 Tesponsec.

It is -consi&ered a salutary development ‘uﬁat top management allows
input from the property management department staffers in the speci-
fication of the management objechives. This is because the staff of
the dep;]rtmen‘b are the execurvors of the objectives 1n the final
a.na..urs:r.s and there is 'Lneremre need for their partici pat:.on at the

policy (objective) fomulau_on stage (See Table 6.4).

Table G.4s Specification of Property Mamagenent Objechives

Options © Irequency Percentage
Formulated by Property Management
Section with approval of top
management 12 305%
Speci:c"ied by Top Management ' 16 51%
Ko Response 3 10%

Total : 31 100%

Bource: Author's Field Suvvey (1993)

VODE OF PAYING RENT

 The property menagenent establishments were asked fo indicate
the mode of rental payment by their tenants. 22 of them representing
52% indicated that rent is paid either by cheq_ué ‘or money order.
Avother 15 vepresenting 36% indicated payment by“cash while 5

respondents representing 12% gave no responsce.
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The p*eponaence of payment by chegue or money order is not

surprising in. *these days when transaction by cash is becoming unsafe

.particularly in case whexfe huge rental sun is ._nvolved (See Table

6-05 )- ‘.‘}

Table 6.5% Yode of Payine Rent

. Mqa'é Percentage
| . E,y”fwash 365%

: iqof SRS ’ 5 A 12%
TTem e hed

% Total more than 31 because of maltiple responses.

Source: Author's TField Survey (1 995)

FOV_RENTAT, PAYMENTS ARE MADE BY TEI\IANTS

Respondents were g:.ven three options on how renual payments are
made to theix property m:adgemen’c sectz.on. As seen from Table 6.6
onl;yr_a respordents representing 46% claim paymer;i;s are sent through- :
the nall " 19 of "the r’espondents&epre%nting 45 2% have their renbtal
paymemus sent in by lmd by tenant; another 13 repregentmg 31% have
their rents collected by officislswhile 8 re‘opondﬂnts represemmg

19. O% O'a.ve no responses JThe low percentage of respondents pang :

through uhe mait may be due to ‘bhe dela,v in az'xd t.le unrehab::.llty
of the N IT:LgerJ.an Postal Systeme That the mail sys tem is unpopu}ar

is not surprising because of the uapredlcta,blllw of Wigerian
Postal System.
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Table 6.63 How Rental Payments are Made by Tenants

Options Fregquency Percentage
Sent through the Mail 2 48
Sent in by hand by tenant 19 45 «2%
Collécted by Official 13 31 0%
No Response 8 19.0%
Total 42% 100%

*Total more than 31 because of multiple responses.

Source: Author's Field Survey (1993)

6.8 VWHEN DEMAND NOTICES ARE SENT

Property managers make demand notices to tenanits of their

occupied properties for the purpose of e:’:‘fecﬁing_,payments of rents.

As can be seen from Tabl 6.7, 17 respondentis representing 53% sent
theiy demand notices before payment is due, noxiefwai‘hs, mwntil after
peyment is due before sending demands an&ther 9 representing 28%

send demand notices both before and after paymen‘?; is due while 6

regpondent representing 19% gave no response. It is in order that

demand notices are sent before payment by the majority of the firms

to ensure prompt payment of rents. This is more relevant to the
case of corporate tenants where bureaucracy may affect. treatment
of demand notices.

Table 6.7t When Demond Notices are Sent

 Options Frequency  Percentage
Before payment is due - 17 5%
After payment is over due 0 e
Both before and after 9 28%
No Response 6 1%

Total 2% 100%

* Total more than 31 because of multiple responses
Source: Author's Field Survey (1993)
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6.9 POSSESSTON OF ACTIVE DELB\IOUENT TENANT EVICTION PROGRAMME
Respoﬁdents were’ gsked/ whether or not they pbssess active

deliquent tenant eviction programme. 16 respondénts representing
52% gave a "Yes" response while 8 representing 26% answered "No',
The wemaining 7 representing 22?75 gave no respoﬁéé. It is impoxiant
for fim.s to have active deligquent tenant ev:u_ct:_on programme Lo, il
mizzimiz; one of the risks inherent in remtal properi‘r,;r investment =
irregulavity of income flows or default which méj;' frustrate or

defeat the objectives of the investor (See Table 6.8).

Table 6,8: Possession of Active Deliquent Tenant Fviction TONne
Response Frequency ' Percentage
Yes 16 ' 52%
o 8 : 265%
No Response 7 . 22%

Total 3t L 100%

Source: Author's Field Survey (1993)

6,10 NATURE OF DELIQUENT TENANT EVICTION PROCRANME

The 16 respondents that claim to possess aciﬁive tenant eviction
programne were unanimous that court action is their weapon. It is
however questionable how court action can be regawmded as an active
deliquent tenant eviction programme in view of the time lag normaily
involved in litigetions in the country. It is mtoresthlg to note
that no respondent identified persuasion snd forceful ejection or
police agsistance as aspects of their deliguent tenant eviction

progranme (See Table 6.9).
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Table 6.9: Nature of Deliquent Tenant Bviction Prograrme

Opkions |  Freguency  Percentage
Court Action 16 3 10055
Forceful Ejection - o -
Police Assistance - -
Persuasion . - ‘ -
No Response - - : -
Total 6% | 100%

* Total less than 31 because only 16 of the 31 surveyed
claimed to0 possess active deliquent tenant eviction
programmne.

Souce:s Author's Field Survey (1993)

6.11 POSSESSTON OF TENANTS' ASSOCTATION IN MANAGED PROPERTIES

Tenants! Association may of'ten be useful in managed properties
for veriety of reasons. These include promotion :of peaceful co-
existence and resolution of -disputles. Respondenté were asked
whether they possess tepants association in managed properties.

14 respondents representing 45% claim to possess tanants' associations
in some managed properties, 12 representing 39% claim to possess no
tenant association while the remaining 5 representing 164 gave no

response (See Table 6.10).
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Table 6.10: Possession of *Tenants! Association in Mansged

Properties
Response Freguency Percentage
All managed properties - . -
Some managed properties 14 45%
None 12 5%
o Résponse 5 '_ 16;"5
Total 3 100%

Source: Author's Field Survey (1993).

6.12 ENCOURAGEMENT OF TENANTS' ASSOCTATION

Respondent were asked whether they encourage tenants' associa~
tion or not. To this question, 14 respondents representing 45.2%
ansvered in the affirmative, 11 representing 35.55% claim not to
encourage tenants' association while 6 respondents representing
19.%% gave nc response.  There is need To encourage tenants' associa-

tion as stated earlier 1o promote peaceful coexistence and resolution

[a]

f disy utes. This is also necessary for prompt a:ad -co—oi)era’tive
approach/efforts %o resolving comson problems in the neighbou::thobd
such as issues of safety, en:vironmen'l:al protection, road maintenance
or related common problems (See Table 6.1%1). |

Table 6.17: Incovrazement of Terantg' Association

Response Frequency Percentage

Yes 14 4525
No Response 6 19.3%
Total B3t ' 100%

Source: Author's Field Survey (1993).
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6,13 ALIQCATION OF A CERTAIN PERCENTAGE OF THE GROSS INCOME ORT SOME
OIHER NATRA ANOUNT FOR VACANCY AND COLLECTION ICSSES

On whether respondents allocate a certain percentage of the gross
income ox some other naira amount for vacancy and collec%ion losses,
it was. found that none does go., This finding shows that either the
respondents do not attach much significance to vacancy and debt
collection losses or that they may not have the problem in their
managed properties. The high demand for renbal properties due to the

preveiling economic situation in the couniry may also be responsible.
D

Table 6.12: Allccation of a Certain Percentage of the Gross Income
or Some other Naira Amount for Vacancy and Collection

Losses
Response Frequency . Percentage
Yes : - -
No : 31 100%

Total 31 1005

Source: Authorls Field Survey (1993)%

6414 ALIOCATION OF AN AMOUNT FOR A RESERVE FUND FOR PROPTRTTES

Respondents were asked uwhether or not they allocate an amount
for a veserve fund for their managed properties; ;'ib this question
14 respondents representing 45.2% answered in thg\ affirnative while
17 representing G4.5% gave a ."No" vegponsce 1t is essential that an
anount for a reserve fumd be allocated for properties at least for

contingency purposes (See Table 6.13).
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Table 6.13: Allocation of an Amount for a Reserve Fund for

Properties

Respouse Fregusency : Percentage
Yes 14  45.2%
No | 17 54 «&5%

Total 3t A 10085

Sources Author's Field Survey (1993)

6.15 TREATMENT OF DEFAULTING TENANTS

On the treatment meted out to defaultbing tenants, 12 f@ipondents
. . Ps"hiﬂ’b-& _;t;‘v..l./
(39%) claim that defaulting benants ave sometimesgprosecuted, 2 repre~
. ) p?xt“L’?_SéZ cout s .
senting 6% claim defaultbing tenants are never prosecuted; 8 representing
26% claim defaulting benants are often prosecuted for recovery; while
a respondent: ' representing 2% gave no response. Takle 6.14 explains

further.

Table 6.14: [Prestment of Defaulting Tonants

Treatuent Freguency _Percen‘cége
Sornetimes prosecuted 12 39%
Never prosecuted 2 6%
Often prosecuted for recovery 8 ) 26%
Ho, Response , 9 295

fotal - 31 100%

Source: Aubhor's Tield Survey (1993).



/214

616 BUDG"'TTING AND ALLOCATION OF RESOURCES FOR PROPERTY MANAGEM’ENT
- SECTION

Respondents vere asked to indicate the ttypev of budget for the
property management section. 8 respondents representing 26% claim
to poss,esé 'separate annual budgets 1 representiug 3% possess separate
Quarterlj budget; 4 representing 13% possess separa'be monthly budget;
vhile a majority, 17, representing 55% possess,qgm budget with other
sections of the company and the remaining % :‘cespéndent 3% gave no .
vesponses The implication of the magorl’cy havmg joint budget is an

finfncdad.~ - -

indication of the degree onau'tonamy g,\:'amed o the property manage—
ment sSection and this may affect the amount of resources avallable
to discharge property management functions (See Table 6415)..

Table 6.15: Budgetting and Allocation of Resources for Property
Management Section

Type of Budget : Frequency  Percentage

Separate Anrmal Budget 8 26%
Sei;argte Quarterly Budget | d f, 3B
Separsite Monthly Budgeh ' 1%
Joint Budgeb with other sections 17 55%
No Réspon&se- T 5%
Total | A 100%

_Source: Author's Field Suxvey (I 993)'L

6.17 HNATURE OF PROPERTY MANAGEMENT FUNCTIONS
| Respondents were asked to indicate whether ox not they have
their property management functions as fullfftimeqassigmaent or
Whe?hef they perform them as a shared assignmeﬁt};}with other duties.

“To tm.s question 135 respondents representing 42% have their propexrty
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mamgément functions as full-~time assisnment tnrlﬁlia 15 representing
48% have them as a shared assignment with other duties., The remain-
ing 3 respondents representing 10% gave no responée.z In view of the
multi=faceted aspects of the property management i‘uctions, one would
have expected a majority of the respondents to. péxfom*thgase functions
as full time assignment. This may become the situation as profess-
ional property monagement becomes more acceptable to the citizenry w
which tﬁll increase tremendously the mansged pxﬁperties in portfolio

and thus requires full-time specialisation (sec Table 6+16)e

Table 6416: HNature of Property Momagement Functions

Nature of function Freguency Percentage
A full tine assignment 13 42%
A shared assignment with other
duties 15 45%
No Response 3 10%
Total 3 100%

Sources Author's Field Survey (1993) -

618 RELATIONSHIP BETYEEN INCRBASE T RENTAL INCOME AND INCREASE
JN OPERATING EXPENSESS ' ‘

Vony renial property ovners are concerned thét operating
expens;es are increaging fagter than rent revenuess Respondents
were then asked if over the last few years, -their‘ rental income has
:i._ncreased faster than expenses havé, about the same as expenses have, °
or lower than expenses haves To this question, 2 responden‘tg repre=
sentin;g 6% clain that rental income increases. fasfer than operating
expenses, 8 respondents. representing 26% claim rg_-ntal income
increases at the same rate, 12 respondents représenting 39% claim

rental income increases slower vhile 9 representing 29% gave &
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"Dont Know" response..

The finding here that rental income increases slower than
operating expenses has serious implication for the renmtal housing
markete In the first place, this will adverselj affect the ability
of the property owmner to service his debt obliga»’éions vhere the
property is morigaged because it is the gquanium a.nd regularity rental
income that determines (smong other factors) the ability of the
bomowgz- to sexvice his debt. Secondly, as ope%é?ting expenses
faster than rental income, the gap between inv'éé%ment expectation
and investment realisation (the risk element) Trldens which may
frustrate the hasic objective of the private rented property owner

which is profif maximisation (see Toble 6.1 7).

Table 6.17: Relationship Between Increase in Rental Income and
Increase in Operating Ixpenses

Relationship TFrequency Percentage.
Rental Income Increases Fastber 2 6%
Rental Imcome Increases at the

same rate 8 , 26%
Rental Income Increases Slower 12 59%'
Don't know ‘ 9 ' 29%

Total 3n 100%

Source: Author's Field Survey (1993) .

6.19 SCHEDULE _OF RENT REVIEW
Respondent were unanimoue that there is no specific schefule
for rent review. This finding places the consu:ﬁers (tenants) at
a disadvantage position as rent reviews can be cé:crierl out arbitrarily
. by the agent hmse;f or acting on ‘che'adv.ice or iaz'essu:r:e fz.fom the

property owner (See Table 6.18).
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Table 6.18: Schedule of Rent Review

Schedule Frequency Pexcentage
Once each year - -
Some other schedule - -
o Specific Schedule 31 100%
Total 5 R 100%

Source: Author's Field Survey (1993) -

620 ANALYSIS OF OPEN-ENDED QUESTIONS

In the first question of the open-ended guestions of the gquest=
ionngirve, the respondents were asked on how they normally secure
properties for menagement purposes. Some of the fesponses obtained
- weres -
(a) Through personal contact with landlord
(b) Through goodwill
(c) Through scouting for properties
(a) By way of letbter of introduction to individusl house owners
(e) By belonging to social groups or orgenisations

(£) By.way of transfer of properties from fellow estate forms.

On the property menagement activities carried out, respondents listed
the following: Repairs, Replacement, Rent Collection, preparation of
tenancy agreement, collection of sexvice elﬁrges, vmonitorj_ng of WATER
and NEPA bills and other charges, waste menagement and general sani-
tation, meetings and supervisory roles of tenanits,.

The third question asked the respondents fto state their property

managenent objectives to which the following responses yere obtained:
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(2) Satisfaction of the landlord and tenants needs
(b) Increasing properties in portfolio

(c) Realization of clients' goal within the context of professional

ethics.

(@) Maintainingg and probably prolonging the working life of the
bulldings for the clients.

(e) Providing the reguired professional service in real estate
professional service that can adequately support the msin

profit centre of the firm.

(£) Reducing cost on repairs by adequate maintenance and servicing
of components.

(g) Talding away from the shoulders of clients the responsibility
for mamagement and to give the client the best option for his
propertye.

(h) Ensuring that all statutory obligations such as tenement,

water, improvements arve all complied with.
(i) Ephancing the capital values of the properties.
(3) Paving way for a plammed development of esta*cés.
(%) Making sure the property is always in a tenant itable condition.
(1) Attaining maxioum profit. ' |
Although the above list is not exhaustive of the state of the ant on
property management objectives, it could be concluded that the property
management fimms have good uncderstanding of property management
objec.‘tivesvo | |

On the designation of the officer in charge o;? the property
managenent section,. it was found that various fimg'adopt varying
nomenclatures which include chief Estate Surveyor, '_ Aésistant Estate
Surveyor, AEs:i:ate Manager, Premises Officer, Estate -Officer, Tstate
Officer, Estate Surveyor and Valuer, Estate Surveyor in charge,
Tgtate -Surve:y‘or, Branch Manager, Property B‘Ianager; Manager, Regicnal

Premises. Manager, (by the Financial Ipstitution respondent), Assist-
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ant General Manager (by the Properiy Development Corporation),
Associate Pariner, Patner, S_qureyor (E-isnagement), Management Surveyor.
While one can concede the non=professional Estate Managers adopting
different nomenclatures,. there is need for Estate Surveyors and
Valuer to adopt a uwniform nomenclature to designate the officer-ine
charge of the property manegoment sectione

On the problems that are encountered in discharging property
management functions, respondenfs offered the following:

(a) Iack of authority to exercise full professional discretion
due to interference by instructions from property owners

" and top management.
(b) Collusion/comnivance of staff with tenants.
(c) Iack of understanding of the property manageﬁxén’c by landloxds.
(d) Tenants'® reluctance to pay rent at appropriate time.
(e) Ianlomds’ unwillingness o carxy out repairs when called upon.

On other schedules for rent revieus apart fi_'drf_l anmally or

quarterly respondents give the following responges.
(2) then the landlord vents it 50

(b) When the surveyor advises the landlord considering the

current mental value.

(c) When it is discovered that other properties in the cvicinity

are commending higher rents.

On whether rent increases for tenanfs who move in or remain
the same as previous tenants, respondents claim tHe rent mey remain
the same or the rent may increase through the instruction of the
laLle.(‘d because he might be nursing the hope o\f' increasing the
rens };efbre the new tenent moves in. |

On factors responsible for :‘.ﬁcrease in rental income, responds— ‘
én‘ts were mw.zﬁ.mous in identifying the present inflationary rate in
- the economy which has affected all sectora of the I\Iigeriaill eOOnbr@

and the real estate sector is not an exception.
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Lastly, ,respondent as experienced property mansgers) were asked
it there was a need for a medel for studying the bhehaviour of the
participants and Housing Agents) in the Rental Housing Market, and
if there was a need for such a model, t0 offer their reasons for the
need. To the second part of the question which asked for the respon=
dents' reasons for any response they might give, those who support

the need for a model offered as many reascons as posgible gome of the

~

" reasons given are cited as follovs:s

(a) So that we may know where the problem lies and why so many
people are not usually interested in decision - making

rocesses in the housing market.
pha

(b) One observes a genersl agpathy on the part of the property
owners o make use of the services of the professional
manager. There may ve an important faclor responsible
needing solution.

(c) the model could be used to explain the extent of involve-
ment of the formal consmer housing agents ( the professional
property menagers) in property management activities of

urban housing.

(@) such a model will show factors governing the ‘behaviour of
the participants and those factors which hinder their

effective participation.

(e) Too many property owners do not distinguish betueen the
services of the professional managers or the.informal
agents like quacks and caretakers; it may be interesting
o know vwhy ?

(f) there is the need so that necessary efforts could be taken
to get landlords interested in and apﬁrecia‘t‘e._the services

of the professional property managers

(g) The Estate Surveyor and Valuer is the only leésslly gualified
professional to manage properties in Nigeria. It is there=
fore necessary to know the degree of invelvement of Estatle

Surveyors and Valuers in Property Managemen®t matiers as well
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ag the factors encouraging or hindering their participa-

tion.
(1) Such a model would guide a rationsl thmkmg'process in

. evolving appropmate pol:.c y directions for a -functional,

effectlve and efficient reatal housing delivery system

in Nigeri

Our findings hexre cénfirm some of ocuwx posijxi%,tions in the
cha'p,’cer( on theorvetical and conceptual framer}orlc. Ic has now been
established that a relationship exists betbween reﬂtal income, oper-
ating expenses and the maintenance programmnes i‘o:c-’-l\ren"sal properties..
The ‘Lrend of operating expenses increasing faster than rental
mcomeﬁ:.s capable of furstrating the investment obdoct.ues of the
ren'tal property investor. Our analysis has introduced some relevant
factors which may also influence regularity of reﬁtal incomes Such
factors, include the possession of active tenant del::.nquent evietion
programme, mode of making demands for payment of rents and treatment
of delinquent tenantse |

As noted earliew, paru tio of this chapter fccusses on the
informal consumer agent for purpose of comparatlve and balanced

analys1° of consumer housing agency business. - focus is on

landlords of rented: accommoda tion in high dpnsvfsy residential subs~i:
market of Ibadano

6 22 - SWIARY OF CHAPTRR

I'i; will be recalled "that in our chapuer on backg:t’otmd and objectives
of étpﬂy, we head proposed an analysis of the rental housing marketing

strategies of consumer housing agents as one of the objectives of this
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studyse ;ihe foregoing chapter has achieved this bbjective. For them
medium density and low density vesidential esubmarkets, we have
examined the activities and strategies of the formal consumer
housing agenis.

In the ch.;pter which follows, we will proceed from our desc-—
riptive approach so far to give room for more rigbrous and analytic
depth to be given to all relevant variables we have identified in
the coulée of this study. This is because, s0 .E'ar, our descriptive
apprdach has not urcovered the factors affectiﬁg rental levéis;aﬁd
the relationship existing among the variasbles. This will be the

focus of +the next chapler.
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CHAPTER SEVEN

ANATLYSTS OF THEL FACTORS TNFLUENCING RENTAL TRVEIS T
TIE RESIDENTIAL SUBMARKETS

=1

INTRODUCTION

In Chapters Five and Six, we examined the distributional choma-
cteristics of rental households and rental pmper%:y nanagement
strategies respectively. The analysis thus far has not uncovered the-
factors influencing the rental levels in the dj.’c‘ijeren‘i: submarkets.
In this chapter, we will analyze several variables that may at
least on the surface appear to affect the amount of rent that
tenants pay and trends in the rental levels of 'various categoriesS.
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 propgrties in the
different submexrkets will be used as a starting pomt in the analysis.
The possible vent determinant factors that are éxé:nined includes

(1) Income of tenant

(ii) ZLending Rate

(111) Inflation rate

(iv) Amoumt of currency in circulation

(v) Comstruction cost index of residential ﬁroperty.

(vi) Average price index of building materials.

It is 'ccslnceeded that several other variables caa fb"e added to the
above list. This study however, will consider thé effects of the
above variables (only) on the level housing rents; The pertinent
questions here are: Are there any relationships 5ett~zeen the

variables ? How slgnificant are there relationships ¢ To what

223
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extent are the hypotheses formulated in chapbter twd validated 9
Vhat is the relative importance of these vamables? This chapter viil -
‘will hopefully addvess there instructive questidﬁ,?;_‘;

._The? methodology adopted here involves the use of correlation
and mdtiple regression aﬁalysi%v. In this procemme, the influence

the varz.a'bles on rent will be assessed by examlnlnb the stat::.sw.
tical relatlonshlp between rent and the explemaioxf, val*lables. It
is noteworthy that the selection of the exnloﬁatovy variables
mdlcated earlier reflects the hypotheses fomula ced for validation
purposes are in burn, derived from the postulated relam.onsnlps

between, rent and the explanatory variables.

7.2 HYPOTHESES RESTATED
The following lfzypo’che’ses which were hitherto fomulated under
our chapter on the theoretical and conceptual frémewofk and which
are relevant to the problem being investigated and the ohjectives
set to be accomplished in this study ave hereby restated.

(1) That rent is posz. tively influenced by the mcome of the

“tenant

(2) he lending rate of financial institubitns is directly
related to rent

(3) Inflation rate has a positive relationship to rent.

(4) Rent is vositively influenced by the amount of currency in
circulations

(5) Theve is direct relationship behween average price index of -
building materials rent. |

(6) Rent has direct relationship to construction cost index.

Te3 I‘RAEEWORK FOR STATISTICAL ANALYS]B
With a view to gaining an mderstandlno of 'Lho factors which

deteymine rent as highlighted in our eariier discussion and to
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test the hypotheses formulated, as restated abowr;eé,‘,; the following
- variables were subjected to correlation and mtiltip_le regression

anslysis:

# Ren’u (Y¥) = Dependent Variable
* Income of rental household (explanatory vamable X1)
% Construction cost index.(explanatory variable X2)

# Average price index of building materials. (explana‘tory
" variable }(3)

* Total curroncy in ca.:c-culacz.on (explana‘com* vamabl X4)
* Lendlng Rate (explanatory variable X5) o\

% Inflation rate (explavatory variable X6)

T+4 ’i‘REIND ANALYSTS _

Recent economic downturn has called for more critical assess~ -
ment and ailalysis of the impact that economic’ clﬁn?ges have on property
development most especially the impact of the ecdﬁomic changes on the
urban housing market. As noted at the begining of this thesis, the

‘ covntry's economic predlcament and government efforts over the years
$0 solve the problem have in various. ways a.ffected: the coustruction
industiy in general and res:nden‘l::.a.l property mvegiment in particu-
lar. It is imperative to study the trends in :c'ental values of
residential properbties because such a study Ulll prov:Lde undersi:an—-
ding of the property market in the ayea of shudy by letting potentlal
tenanos ‘know before takmg up tenancy or lea.ge agreement the nemod:n.c
rental obllgatlon he will be expecied to fulflll.

Also, the understandlng of the trends in rental value will

_equip the estate surveyor and valuer in carrying out valuation and

viability appraisals in the avea. With the understanding of the
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pattern of remtal value, he will be able to forecast the f‘ume

of inconme flow. mrthemo.ce, this to end is ve::y-.tmportanu to 'the A
:E‘inancia;l institution in giving out loans on mortgage, since the
rental evidence goes a long way in determining w‘hveth'e.r the strean
of incojne on the subjectproperty is capable of ﬁgethg the interess
on the'-'lban and 'if the mbi’cgagor (borrower) defaults ». the cepitalised
rent can pay back tne orlgmal or outstanding 1oan advanced. Apart
from- the benefl'l,s to participants of the rental housmg market, an
quel;s‘candlng of tae trends in rental values can sez've as a gound=

“work for ﬂrtber studies :Ln the area of res:.dentlal developmen't since

| 'economy is hlcl_ly dy:namlc.

€

Rental Price level and Residential Distriets

Since housing is not a homogeneous comoditysbut rather exist
ag o hundle of services, the quantity of housing -sei*viees renclered
ab any partlcular time is bound to differ across a g:.ven hous:mo
stock. This variation in the level of housing services is invariably
accompanied by differential rental price 1evels.i ,fi}.?br. this reason
therefore, the rental price level in each res:Ldentlal submarket
'ﬁseﬂ,for this study will Be presenied differentﬂ;{; | The monthly
‘reptal price levels paid by households for residéﬁtial accommoda=
tion is presented in Table T.1. The purpose of ‘uhe table is to
show the relationships that exist between rental nrlce levels and
the physicai/strucmra.l var:,atlons in dwelling 1m1~1:s among and
within the residential districis. - : '_

+he high density residential dlstrlc‘c nexghbour‘mod),

Table 7.1 shows rental levels for 1880-1994 for- three different

categorles of rental properties .normally charact

density areas viz: 2 bedroom and B—bedroom flats and tenement.
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Toble T.1: RENTAL VARIATIONS WITHIN IBADAN CITY
' (Rentals in Naira Per Armum (1930 - 1994) for

Categories of Rental Housing in the Residential

Submarkets )e
(High Density Area) :

" Year S—Bed;*oom Mat 2=~Bedroom Flat ngzrgznﬁ
1980 1,560 1,200 720
1981 1,680 1,200 720
1982 ' 1,680 1,200 720
1983 1,680 1,440 960
1934 1,680 1,440 : 960
1085 1,800 1,440 960
1986 1,800 1,560 i 960
1987 1,800 g0 1,200
1983 2,400 1,800 , 1,200
1989 2,400 1,800 1,200
1990 2,400 1,800 1,200
1591 2,400 1,800 1,440
1992 - 3,000 2,400 1,440
1993 35600 3,000 A 1,440

1994 3,600 3,000 B 1,440

Source: Author's Field Survey
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houses. . Tne‘ highesf i'ental iével paid is for un.ee bedroom flat
that 15, %,600 per ammm (:2300 per month), thile the lovest is
4 ,440 per annum (N60 per momh) for tenement bouée. For the
f:ifteen year periocd, there is increase of HQ,O4~O :.n the annual
rental price for 3 bedroom f]ats.represen‘bmg 56.7% increase, an
mcrease of ¥,8060 in the annual rental pr:.ce of 2-bedroom flat

representing 60% increase and an increase of 1‘-7 - the annual

mcereases The
(

‘cable a.lc'o shows that for the three categories o:E (jpropertz.es in

rental price of tenement houses representing '7"0

this d:.s tict; rent has been on the increase ovo:e-f?“the years with no

fluctuation at all during the 14=year period. ‘I'b finding is not

) vsurp:c‘:i,lsmg taking into coﬁsideration that this _‘d vict is charact—

.e'"lsea frith non=luzury rental accomnodatmn that are in hlgh demand |
among the imajority of urban salarfy' and wage earu.ng classes. The

table also reveals that reni:al price levels of 5—bedroom and 2-

bedroom fla‘cs stabilised before the :mtroduci;:.on the Structm'al

Ad,jusmen‘c Programme and :anreased steadlly the c.fter. Smce SAP,'
.' L\) .t

| rent:‘,a}i price level of 3~bedroom £lat has mcrease‘z} by &l ,800 ':_cépr,eé-i _

sanﬁihg :"'iG'O/"é increases rental price of 2' bedroo‘ﬁx tlat has increaéed
by ] 440 representing 48% increase Whlle :c'en'tal prﬁ.ce level of
oenenen‘a house has increased by LL240 representmg ‘16."{‘;a J.ncrease.
This shows that in this res:r.dent:.al district,. SAP has affected hlgh
guality propert::.es more than the low quality ones. |

In. the medium density re31den.t1a1 dn.strlct, ‘I;able 7«2 shows
rental levels for 19801994 for :E‘:Lve categories of properties ‘in
this district vizs teﬁément house, 2=bedroom fla*c, ‘3-bedroom £lat,
Duplex, Duplex Mansion and Bungalow. The higheé% frental level paid
is i‘or bungalow, that is, .;1510,000 per annum whlle uhe lowest is

jasl ,440 per annum for tenement house. Eor the fz_f'teen year per:.od,

thez"e-iai% an increase-of- N2,000.in. the anmal .r price of bungalow
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Table 7,22 Medium Demsity Residential Ares

B«Bedroom = 2-~Badroom Teneﬁeh‘b

_ Year Bungalow Tiﬁf@fé?én Dyplex Flat Flak House
1980 8,000 7,000 6000 3,000 1,560 720
1981 8,000 7,000 5,000 3,000 ';-;2_:51;,560 720
1962 © 8,000 6,000 5,000 2,400 1,560 720
1985 77000 6,000 5,000 2,400 '1: 14200 960
1984 7,000 6,000 4,000 2,400 1,200 960
1985 ° 6,000 . 5,000 4,090 2,400 f,zoo 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 1,240
1992 8,000 8,000 6,000 3,000 2,400 1,440
1995 " 10,000 8,000 6,000 3,600 - 5,000 1,440

1994 10,000 9,000 6,000 4,800 34600 1,440

Source: Auvthor's Field Data
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representing an increase of 20%; en increase of ¥2,000 in the ammual
rental price of Duplex mension representing 22.2% increase; duplex
property maintains its 1980 level at HE,OOO'per annume It is notew
worthy that the rental price of duplex prope:ties in ﬁhis district
has been fluctuating from 1980 i1l the inception of SAP after which
it rose and stabilised steadily. For the 3-bedroom flat there is em
increase of ¥!,800 from its 1930 level representing 37.5% increase;
and increase of ¥2,040 in the anmual rental price sf 2=bedroom flaf;
vepresenting 56.7% increase and an increase of 720 in the amnuval .
rental price of tenement representing 100% increase.

For duplex mansion, there is a variation of ¥2,000 in the ammmal
rental price level representing 22.2%. Ior the five categories of
rental pi’opezvties, anpual rental price levels rose steadily since
inception of SAP. However, for tenement.propertieé in particular,
the increase has been steady over the fifteen year l;period. For
Bungalow, there has been an increase of ¥4,000 over the 1936 level
représenfing 40% increase, for duplex mansion there has been an
increase of 4,000 since SAP representing 33.3% increase; for ‘duplex,
there has bee n an increase of 22,000 representing133.3% increase,
for 3=~bedroom flat there has been an increase of ¥2,400 representing
100%; fo; 2-bedroom flat there has been an increasé of 82,040 repre-
senting 56.7% increase and for benement house, the?e has been an
increase of ¥240 representing 16.7%. |

In the high density residential area, the highest annual rental
paid is %or duplex mansion, that is E20,000 per annum vhile the
Jovest is 7,200 for 3-bedroom flate. As noted in chapter three,
the low density district is characterised with luxury accommodation.

Hence the absence of 2-bedvoom flats and tenements is understandable.
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Toble T.3: - low Density Residential Ares

Year - Bungalow rga‘gi?nlé the Duplex > BEJdﬁom
1980 14,000 14,00 6000, 3,000
| r:l1,gz>,1v 16,000 165000 6,000 34600
1982 16,000 165000 7,006; 5,600
1983 16,000 16,000 8,000 5,000
1984 14,000 14,000 8,000 . 4,000
1985 12,000 13,000 8,000 . 45000
1986 - 12,000 13,000 8,000 4,000
1987 14,000 45,000 8,000 4,000
1988 14,000 15,000 9,000 45000
1989 . 16,000 18,000 19,000 - 4,000 -
1 9§'6g:3 16,000 18,000 © 9,000 45000
1991+ 16,000 18,000 9,000 5,000
192 16,000 19,000 10,000 6,000
1993 18,000 20,000 12,000 '" 6,000
1994 18,000 20,000 12,000 ° 7,200

Source:  Author's Field Data, 199%.
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Teble 7.4: Percentage Variation in Hental Price levels (1980-1994)

1580 1994 Varigbion —oioontass
Tenement _ 780 1,040 720 1Q0%
2 Bedroom Flat 1,200 3,000 1,800 60% High Density
3 Bedroom Flat 14560 3,600 2,040 5647%
Tenement 720 1,440 720 100%
2 Bedroom Flat 15560 3,600 2,040 5647%
3 Bedroom Flat 3,000 14,800 1,800 3745% Mediun Density
Duplex 6,000 6,000 - - ;
Duplex Mansion 7,000 9,000 2,000 2242%
Bungalow 8,000 10,000 2,000 20%%
3 Bedroom Flat 3,000 74200 L4200 5843%
Duplex 6,000 12,000 64000 100%
Duplex Mansion 111,000 20,000 6,000 30%
Bungalow 18,000 14,000 22,2%

145000

Source:

Analysis of Field Date
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Table 7.5 ¢ Percentage Variation in Rental Price Levels Since SAP {1986=199L.)

Lype of Property ﬁitzlmﬁic?'igggil g:?tﬁnﬁif%gﬁgel Variation %:_fggﬁgﬁe Digtrict
2=Bedroom Flat 1,560 3,000 1,440 L8%
Tenement 12200 14400 240 16T High Density
3=-Bedroom Flat 1,800 3,600 1,800 100%
Tenement 720 14440 720 100%
o=Bedroom Flat 1,200 3,600 2,400 5647
3-Bedroom Elat 1,800 2,400 2,100 100% Nedium Density
Duplex 14,000 6,000 2,000 3343%
Duplex Mansion 5,000 9,000 144000 3343%
Bungalow 6,000 104000 11,000 L0%6
3=Bedroom Flat 1 4000 74200 35200 Ll o196
Duplex séooo 12,000 11,000 3343% Low Density
Duplex Mansion 13,5000 20,000 7,000 35%
Bungalow 12,5000 18,000 6,000

33+3%

Sources Analysis of Field Dats
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For the fifteen year period, there is a variation of 14,000
in the eimual rental price of bungalow representi:ag 22.2% increase,
an inci’ease of 35,000 in the anmual rental price o.ﬁ‘ duplex mansion
representing 30% increase; an increase of 6,000 in the annuval rental
of idwx_p%{é;tlzﬁ@@zes enting:l O@rf’fﬁ-:fmcréé,sg- ‘#nd . sn- incregs el ¥45200 i
the m1 rental price of 3=bedroom flat represen{:iné ‘58‘.3% increase.
The table shows that the rental price of duplex has been rising
steadily over the fifteen year periol - same for 3=bedroom flat
except the fall in 1983. TFor bungalow and duplei mansion however,
the price level has been fluctuating until the inception of SAP

. and rose steadily thereon. '

For bungalow, there has been a wvardiation of 555,000 on the apmual
rental since SAP representing 3%.3% increase. For duplex mansion,
there ha been en increase of N7,000 in the anmusl rental price

. level representing 35% increase. For duplex, bthere has been an
_increase of 4,000 representing 33.3% increase while for 3-bedroom
fiat, there has been an increase of 53,200 representing 444 4%,
See Tables T4 and 7.5 for further analysis of these variations.

Also see appendix.

7.5 BIVARIATE ANALYSTS OF PACTORS INFLUENGING RENTAL IRVELS

To5e1 HTest 1: Rental Value Acsinst Income of Rental Hcﬁuseholds

Test 1 is based on the hypothesis that theve is a posibive
. relationship between rental value and income of r’eﬁtal household.
Using fhe values of rent (Y) and income (X_} ), the 'c?orrect'ion (®)
obtained 1.5 0.969 at 5% significance level . This Ns;hows that

there is a very strong positive welationship between the two



variables. That is, high rental value being allied with high income
of rental household and low rental value being associated with low
income Jevel, In regression terms, the R? for the two variables is
0.939. fhe regression therefore shows that while the Y=intercept is
- 88,28764, the degree of association reflects a gradient of 120569
The least sguare regression line can therefore be éxpressed ass

Y = 68.28764 4 .120569%, |
This equétion confimns the positive relationship between the two
variables. As will be seen later in our regression resulis, it is
the variable, i.e. the income level of rental household that exerts
the strongest positive influence on rental levels compared with thé
remaininé free variables that are examined later.

These results corroborate the findings of some scholars as regerd
the type of relationships that exist between income, expenditure and
housing fent vigs-a—~vis residential differentiation. TFor example,
Becker (1965) postulated that the relationship between household
residential location and housing rent is constrained by vhat is termed
the household's money income and expenditure. Alse Delecuw and Tkanem
11973), Turner (1972) and ¥uth (1978), were of the opinion that renter
household respond strongly tc real income and to the price of housing
services relative o their expenditure on other goods. Also, Heilbrun
(1973) argued that the principal factors shaping a femily's demand for
housing are incoue and family size. The higher its income, the more
it will spend on housging in terms of rent paid. The vesponse of housing
expenditures to change in the level of income is measured by the income
elasticity of demand, which is defined as percentage change in.eXpendi-
ture divided by the percentage change in income. In an important
theoretical and empirical analysis of urban housiné; Huth found that

the income elasticities of demand for housing "tend to cluster around
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~omy
a value just slightly greater thzm' #A+ In another comprehensive
emalysis, Reid (19 ) estimated the income elasticity of Gemand for
housing at beﬁ-;reen He5 and 42.0. |

" In the same study, she found that the income elasticity of
c&vmswnptionj of rcoms Per person vas only about 40.5. ‘Ghis means
that although consumption of space vises as famila} income goes up,
the amoupt spent on) increase& space (ca;z account fof only a minor share
of the increase in family expenditure that occurs as income rises.
The major share must therefore be accounted for by a rise in the
quality of the space consumed - i.e. by a rise in vent paid per room..
In short, these figures imply that the income elasticity of demand
for housing quality is quite hish. As Reid explains ib:

"For several decades high quality housing appears
to have been an importont feature distinquishing
the consumption of the rich from that of the poor.
Housing inproves mazrkedly as one goes up the
econoni¢ hierarchy of consumers - much more than
does food and clothing and probably even more

Than aubtomobiles ..se with housing as with food,
increase in quality rather than sheer quantity
accounts for most of the rise in consunpbion with

normal income.

The resnllt of our analveis above confimns ?fratl;'s' findings which
also dirvectly confirm the effecits of income on houé:ing quality that
are only-implied in Reid's study. \ It is notewortm}, owever, thatb
the strong relationship between hovsing quality and income has both
encouraging and discouraging implications for the strugsle to dimprove
housing conditions J.n Nigeria. On the one hand, il means that the
secu}ar rise ia living standards can be e}@ecbéd to reduce markedly
the incidem.ce of substandard housing for the natvion as a whole. On
the cther hand, it alsc suggests that substandard housing is likely

to prrsis vhere poveriy persists. Therefore, central cities, with
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their concentrations of low income population, will Find it especially

difficult to eliminate inadequate housing. :

Te5e2 Tesh 2: Rental Values Against Construction Cost Txdex 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 valuqs of Y and X2 imputed, the correlation coefficient (R)
obtained is 0.898 at 5% significance level for tencment properties
in the high density residential neighbourhood; R2 cbtained is 0.807.

The above results shous that there is sirong positive co:c'rela-.
tion between construction cost index of residential properties and
rental values of benemen’ associated with high renial levels and low
construction cost being agscciated with low rental levels. The degree
of asscciation of the tww variables shous that any ;z,ddition of
Bl ,000 on construction cost would result in an increase of 53356»%4
in rental level. The line of best fit taken from the evidence can
be expreaosed ass Y = 854.4588 4+ 3561 484}(2

For Z~Bedroom flat properties in the r:e:llam density the correl-
ation coefficient (R) obtzined is 0.841 at 5% significance level.
R2 obiained is Q.707 and the t-value is 0.23. ’jhe regression
equation is:s ¥ = 24ET7.277 4+ .81 '7"59‘78;\{2
For duplex properties, R is 0.891 at 5% significance level; R2 = 0.784
The rémssion equation cen he ef:pressec‘». thus:

Y = 6907.055 4 2.321044%,

Prom these results, we con see that this variable (construction cost)
is second only to income in terms of iits strength of inflvence on

rental levels. Secondly, ithe influence of construction cost is
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strongesjc on tenement properties followed by duplex properties

and 3~bedroom £lat (that is 0.898,0801 and 0.841 respechively).

Te5:3 Test 33 Rental Values Acainst Averase Price Tndex of Building
Materialg

Here, it is hypothesized that there is a direct relationship
between average price index of building materials and rental levels
of residential properties. Using the values of rent (YY) and average
price index of building materials (X3)’ the correlation coefficient
(R) obtained is 0.867, for tenement properiies 5% significance level.
This suggests a strong positive relationship between the two variables,
that is high prices of building materials being associated with high
rental levels of residentinl properiies and low rental prices of
bullding materials being associated with low rente;l price levelss;
R2 o‘bta:’ied is 0.752f The regression therefore shows that while the
Y=intercept is 871.59, the degree of assocliation reflects a gradient
of 2.39+ The line of best fit taken from the evidence can be exj)ressed
as: S Y = 875925 4 2.38521’61(3
In the same manner, for 3=bedroom flat in the medilém density, the
correiéfién coefficient R obtained is 0.871 af 5% -éigaificance level;
R2 is 0.758. This shows that the influence is stronger on 3-bedroom
flat then on tenement properties. The regression écluation can be
expressed thus: Y = 2467.767 + *5'5'872877}%. .
The equation confirms the strong positive.relations»hip, We can however
see that the average price of building materials rank third in terms

of its strength in influencing rental levels.
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Te564 Test 43 Rental Values Azainst Total Currency in Circulation

) It is hypothesized that money supply, as measured by the total
currency in éi:cculation, hasl a posit‘ive relationship to the rental
level. From the values of rent (Y) and total cvméncy in circulation
(X4) imputed, the correlation coefficient (R) obtained is 0.833 for
tenenent properties at 5% significance level. 'This shows that there
is a strong positive correlation between rental level and money supply
Re obtained is 0.694. The regression equation can thus be expressed
ags T = 843.5311 .4 2.1 78}{4.

For 3=bedroom flat properties, ithe correlation coefficient {R) is
0.810 (slightly lower than for tenement) at 5% significance level;
R2 is 0657. The regression equation can be expressed as:

Y = 2418786 4 5.19K,.
For duplex properties, R = 0.819 (s1lightly greater than for 3-bedroom
flat and lower than for tenement), R’:2 = 0.670. The regression equation
is ¥ = 6921.097T & .‘1'404307}{4. From our regression results, it is
obvious that this variable is important in that it ranks fourth among
the six explanatory variables. Secondly, the influence of this variable
is strongest on tenement properties followed by dupiez and then 3~

bedroom flat properties (that is 0833, 0819 and O..810 respectively).

To5¢5- Test 5: Renial Values Aspinst Iendine Rate

Here we hypothesize that the lending rate of financial institue-

tions is directly related to vental levels. Using the value of rent
(1) and lending rate (X5), the correlation coefficient (R) obtained

is 0.796 at 5% significance level, R2 obtained is 0.633 for tenement
properties in an High Density Area. This shous that there is sirong

positive correlation between lending rate of financial imstitutions
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and rental levels; that is high rental Jevel's being associated
with high lending rates and low rental levels being associated with
low lending rates. The degree of association of these two variables
shows that any 1 per cent increase in lending rate would result in
an increase of ¥{3.08 rental value. The line of best it taken from
the evidence can be expressed as: Y = 345.3556 + 43468394,
Also for 3-Bedroom flat properties in the mediuﬁ dénsity neighbour-
hood, the correlation coefficient (R) obtained is 04522 at 5% signifi-
icance level, P.2 obtained is 0,304, The equation for the vrelationship
can be expressed as: Y = 1749,767 .;.74.29363}{5. Tor duplex
properties in the low density avea, the correlation coefficient (R)
obtained is 0.699 at 5% significance level; R® obtained is 0489,
The regression eguation can be expressed as: |
Y = 4225.192 +251’.9084X5

This means that for duplex properties in the low density area, any
increase of 1 per .cent in the lending rate will result in an increase
of ¥251.90 in rental level. In a case of zero~interest rate, this
means, put simply, that rental value of duplex propertiss will be

- at its lowest i.e. ¥4,225.19:. From these figures, our hypothesis is
eonfimed' that the lending rate has positive influence on renital levels.
However, the influence of lending rate is weaker than four other varia=-
bles viz: Income, construction cost, Average price index of building
materials and botal currency in circulation. TFuriher the regression
results shows that the influence of lending rate is stronger on the
rantal levels of duplex, followed by htenement properties and 3=Bedroom

flat vespectively (that is 0.699,00633 and 0.522 respectively).

"T.5.6 Tegt 6: Rental Values Amainst Tuflation Rste
T4 is hypothesized that inflation rate has & positive relations

* ghip with rental levels. From the values of Y and Xs imputed, the
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correlation coefficient (R) derived is 0.473 at 0.10 significance

. levelg; R2 obtained is 0.223 for tenement proper‘ties in high density
arecae ?‘e can 'draﬁ similar conclusions as in . earlier tests, that is,
there is positive correlation (albeit weak between) rental levels and
inflation rate=high rental levels being asscciabed ‘with high inflation
rate and low rental levels being associated with ldw inflation rate.
Their degree of agsociation shows that any additioz}. of 1 per cent to
the inflation rate would result in an increase of EY.75 in rental
value. The least sguare regression line can theréi}ore be expressed
asi Y = 926.2092 7.-.752043{6

TFor 3-Bédroom flat pz-qperties in the medivm density neighbourhood,

the corre lation cosfiicient (R) obtained is 0.4l61 at 0.10 signifi-
cance level; B2 obtained is 0,213« This result shows that the influence
of inflation rate is slightly stronger on the rental levels of tenement
properties than on rental level of 3-bedroom flat properties. The Y~
intercept ié 2614.621 while the degree of association refiects a
grodient of 18.55. Put simply this means that when inflation rate is
zerd, rental value of S-bedroom properties is at its lowest, N2,614.62
and for every 1 percent increase in inflation rateé is an increase of
E18.55. in rental value is expected. The least sque%re regression line
can thus be expressed as Y = 2614.621 ;.1 8‘54851X6?

For duplex properties in the low density area, the correlation coeffi~
cient (R) obtained is 0,504 at 0,10 significance level; K obtained is
0.352. The regression equation is: “ Y = "'f 34.83‘2. + 65.881'4)(6“

E‘ron;i the results for the three submarkets, the following observa~
tions can be made. In the first place, inflation ifate proves to be
the weakest factor in explaining variation in ;eﬁ’céjl levels among the
six variables considered in this study. Secondl:;r, inflation rate has
strongest" influence on duplex properiies followed by tencment proper=

-
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ties and 3=bedroom flat properties (that is, 6,595, 0473 and 0.461
respectiveiy).. This is exactly the saume patlemm compared with 6ur
analysis of lending rates That is, the influence of lending rate is
strongest on duplex, followed by tenement properties and the 3=bedrcom
flate |

From the values of the cofrelation coefficients, one could infor
that inflation rate may be directly related to vental value dbut not
o a high degree. Defining what constitutes a high degree is sub-
jective and is the vesponsibility of the reseavchers The literabure
suppdrtS‘the cﬁnclusion that there may be "some possibility of
correlation” when the correlation coefficient (R) is between +30 and
60 (Balsey, 197C)s Therefore we concur with @hevinferenoe that
inTlation, rate may be related to rental value. This may shed some
light on other relationships

The above analysis shows that in the reside ntial neighbourhoods,
rentaltlével is influenced by a number of factdﬁé:ﬁrincipally income
of rental ho'useh.oldsP lending rate of financial institutions, infla-
tion raté,_construc%ion cost index and average price index of building
materials; However, within the rental submarkets and for categories
of properties, the form of influence varies. Although the correlation
coefficients as interprebted above generally vepresent the strength and
direction of association between the variablies, gréat caution needs
to be exercised in interpretving. These coefficients because such
deductions are subject to the limitation of statistical generalisation.
We will now proceed further to rezress the dependent variable against
the independent variables in the next section. -

The purposes will remain the same. We stiil wént {to contract
an equation that will enable us to estimate values ﬁf the crilterion
variable, bult now from given values of all these pﬁedictor variables.

And we still want to measure the closeness of the estimated relation-
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ghip. Our objective in combining the explantory variables is basie

-~ %o improve our predictions of the criterion variable.

7.6 MULTIPLE RECRESSION ANATYSIS

Qur correlation analysis has enabled us to validate our hypo-
theses. However, due consideration must be given to the fact that
consideréble inter*-_:elationships exist between the explanatory
varigbles. The essence of the correlation analysis has been to
provide an initial view of the variables. A muliiple regression
model was employed to allow for simumltancous variation in the varig~
bles used, for analysis. Such analysis is necessary partly for the
purpose of estimating the overall variation accouﬂiéed for by all the
ixxdepénden‘i: variables together and move importantly for the purpose
of assessing the relative importance of influence' éf each independent
variable, The strength of the relationship of each hypothesized
:indejé;;_dent variables can be assessed by this pméé&ure. It also
gives conéiderable rigour to the analysis, which may lead to further

clasification of the postulated hypotheses.

T«6e1 Iodeli Specification

To gain more understanding of the specific :E'aci‘cors influencing
rent in the residential submarkets, a funchional relationship was
posimla"céd between rent and the explanatory variables conceptualized
in chepter four. The explanatory varizbles ares
(1) TIuncome of rental household (Variable X1)

(2) CGonstruction cost index (Variable Xe) ‘
(3) Averase price index of building materials (Vafiable X3)

(4) fmount of Currency in circulation (Variable
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(5) Lending Rate (Variable X,)
(6) Inflat:Lon rate (Vama.ble X3)
Taese vamables are mcorporated into a stepwise muliiple regression

-

nodel of the form below:

Y:‘ :‘:.L (X1 Xa’ X3 X ¥ }% U) ) LA X KX RN Eq_. NO-(?)
where Y1 is the rent as measuced by the contract reni: '

’

X?" X2, ](-3, X,,,and X5 are as defined above and U1i the error lerms

Accommg Stopher and Meyburg (1979), the sterm.se procedurs is a
.sonhlstlca bed. procass tailored to the usual sztuatz.on in vhich indep-
cndenu variables are significantly correlated m.’ch each other. One
of the most importent features of the stepwise regression is tha% a
signiticant variable which has »been added at an ecarliex stage is_
examined ‘along with other vériables at a later sfage and ﬁay" thén be
considered insigaificmﬁ and conseguently delefted. At the ernd of the
search, only the most sigoificant varisbles which éccovnt for the
largest proportion of the total variance in the deﬁendent varisble
are retained.
A3 usval in reg:c'ession analysis, 1t ié assumeki that the eﬁnr
components are (1) Independent (2) have a mean of }z‘ero ard (3) have
" . the same variance throughout the ranze of Y values ( Meil, 1961') :
Bach of the explanatory varisbles gpart from U x«ras also assumed to
Ber non stochastics TIn general nqu:t:.ple reg,’ress::.on requires that
variaﬁles are measured on interval or ratio scale -8.11(1 that the
relationships between the varisbles are lmear.
CFe6e2 Int cevpretation of :T[LLL'L:LD].G Regression Analysis ‘R@;sul‘ts
Tebe2et Test T

Rental Values Against Incowe, Construction Cos s Average Price
Index of Building Materials, Total Currency in Circulation,
Iendjng Rate and Inflstion Rate. _
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o };Jerfom this teat, .multiple regression moéel is a;dop‘ted and
‘the nypothes:!.s is 'that increase in all these expla.natoz'y variables
cause increase in rental values.

Tbe redalt of the regression analysis shows a commulat ve R2
value of 0.936 for tenement properties in high deng;a.“bzf' aven, 0,819
for 3-bedroom £lat in medium density and 0.933 for duplex properties
in low density ares. PU.L- simply, the regression rest ults show thab
when all the explanabory variables are at their lov.'fes‘b valve (o),
the ren’céa,l valuz of tenement properties is expected %o be HB0T.8T7,
¥5,046.47 for 3-bedroom flat and the rental value of duplex is
expected to be ¥5,065.88.

The print-out shows that the six mdependen'b'dvariables = income,
construc%;i'on cost index, average price index of bm,ldmg materials,
total currency in cir T’OUJ.EL'LJ.OZI, lending rate and inflation mate accownt
for 94/o of +the variation in rental value of ’cenemént propertises in
high d«nsmy area { R2 0.,94)3 82 per cent of the -v;ariation in rental

- value of 3~bedfoom flat properties in the mcdium demrby area (R
0.82) and 93 per cent of the varistion in the rental value of duplex
properties in the low density area (R = 0.93)

The wesults indicate that no single \rarlable csp e used as an
accura‘i;e‘ pradictor of rental levelz. However, utlllzmg the stepwise
variable-inclusion regression procedure (SPSS) we héve been able\to
construct models to explain variations in i‘ental levels in ouxr resid-

- ential éulmarkets. These médé‘lé nay also be used éo predict the rental
value tsﬂﬁch a particular tenant will pay in a neighbourhood.

As observed by Messner eb al .(1 977), a regressio_n analysis can

be used not only to show the relationship'betveen the dependent
urmble and one or more J_nde,pandent variables, it o'm al.,o be used
to show wnether, the relat:z.oﬁ:shlp conld have. happened 'by chance or

to test the reliability of that estimate or prediction.
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In the light of the gbove, we can further our analysis by

subjecting our regression coefficients to a one~tailed test, since

a Eriori information indicates the direction of the effect of each

predetermined variable upon the dependent variable.

hoder the test,

a coefficient must be twice ites standard ervor to wegard the coeffiw

cient as non-random (Pasoir, 1965) The 0.05 level of significance

mas cons:.dered relevant and is designated by the 53 meol %

According

to Madalla (1978), this is the cut off point normally employed in

regression analysis to determine whether or not g coefficieni; has

a2 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 of High Density Avea (Tenement properties)

Yy = 8079 +0.34K% 4 0.T9KG* = 3.45K5
$.09) (0.34) (1.90)

:A— 0002}(4* hand 2709}{5*’ - 046X

i R?’ = 093,

%% Standard errors are in parentheses.
% Significant at 0.05 level _
Tor Mediun density area (3~Bedroom Flat prcpertieés.
= 3046447 = 0.48K* + 0.30K5% 4 11.0K¥ |
(0.39)  (1.42)  (7.83)

bl 0-03}{4* 3 10.6X5* - 0029X6
(0.05) (70.2) (8.72)

R R2 = 0.82

** Standard errors ave in parventheses.
*  Sigaificant at 0.05 level

- 00,
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For low demnsity area (Duplex Properties)

Ty = 5065.88 + 0.66X%* = 2.2TH* 4 25.TRs*

(0.65) (2.32) - (12.8)
- OOFT L, Tmoms 4 0.2,
(0.08) (1 14--6) (1 402)
# R = 0493

**  Standard errvors are in paren‘blléseé
* Significant at 0.05 level.

The linear equation shows thatv the included regressors explain
9%% of the variability in the regress and for high density, 82 per
cent for medium density and also 93 percent for -io't-; density. All the
estimateé regress?'.on coefficients of X XZ’ X3’ ﬁménd }{5 in that
order were significant at the chosen 5% level.

n oﬁr equation (7. ) for medium density are (for example) and
Judging fyom the significance of the regression coefficients in the
said equétion, the price of building materials and the lending rate
. play a significant role in explaining vaﬁation in rental levels,
It can be seen thal ‘Lhe coefiicients of thése fhree. variables caryy
positive signs as expected and are significant at 5% level. These
£indings confirm our hypotheses 2, 3 and 5e |

However, the positive signs on 'the coefficient:f.s of X;‘ ’ X4 and
X6 (Income, total currency in cir.culation and inflation rate is
contrary -to g priori expectation. This implies that an increase in
income, total currenéy in circulation and inflation iate will lead
to decre ase in rental ievel, all othey factors remaining equal.
The explanation for ’ch::.s ney arise fmm a Wi]i‘u.l trend (vnderlying
preferences) towards home 01—n1efship (in other x-rox’cis; a.trend avay

from rental housing) as income, inflation rate and total currency
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in cireulation increases., Although the inflation rate (X6) carries
a negative gign contrary to expectation, this coefficient is not
stabistically significant at 0.05 level.

Ta the equation (7. ) for high density area, only two varviable
are play a significant role in explaining variotion in renital level
viz: income and cost of congtruction and both carry positive signs
as expected, This confirms our hypothesis 1 and 2, The reason why
income is significant here can be velated o the 1ével of poverty
normally associated with the residents of high density residential
neighbourhoods. Price of huilding materials cavries negative sign.
Although this is not expected, it is understandable in the snse that
| building materials ave noxmally locally sourced o‘n\‘:‘“this neighbourhood
at vj;gftgg.lly no substan“ciél cost. Other variablesi '}.{4, X5 and Xg
carries negative signs. A_lthough thede are not expected, X6 is
not statistically significant at 0.05% level.

In eguation (7.. ) for low density area, onJ_y cost of construction
(Xz) and total currency is cirvculation carry negative signs contrary
to expectation. Although these are not expected the coefficients are
statistically significant at 0.05 level.

It can be further seen that ‘he most important variable which
cxplams rental variation and statistically signifiéant in the High
Density area bﬁt least important in the low density area is cost of
construction. Bubt in our bivariate analysis, this variable had the
highes’d correlation coefficient (r) for the tﬁree subnarkets.

Tn the medium density area, the lending rate (X5) is the most
importan'bb variable and statistically significent while it is the
least importaﬁt vé.x'iable in the high density area'.’

For the low density area, the most important variable is X‘S
(lending rate) but the least important is the high density aveas as

it ranks fourth theree.
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In the light of the above interpretations of the correlation
and regression analysis, we may now present our findings in terms
of the validation of our original hypotheses.

(1) Tat rent is directly influenced by income is confirmed
in high and low density areas but not upheld in the
medivm density.

(2) That vent is positively influenced by cost of construction

is notl confirmed only in low density area.

(3) ‘fMhat aversage price index of building materials is directly
related to rent is not confirmed only in the high density
area.

(4) That total currency in circulation has positive influence on
rental levels is not confirmed in &ll the three submarkets.

(5) Tat lending rate has a direct relationship with went is
confirmed in the medium and: low density aveas bubt not upheld
in the high density ares. '

(6) 'Mat inflation rate is divectly related to rental levels is
only confirmed in the low density areas

- Concludine Remarks on the Impirical Results
In concluding *this section of the analysis, it must be empha~
sized that we have been largely concerned with a restricited set of
variables that may be regarded as “iechnical' rather than with a
larger seb of potentially relevant variables as earlier conceptug-
lised. But we have had o contend with these variables due to
lﬁnii:afioxns posed by data availability. Al‘i;houg‘ﬁ_ the explanatory

powers' of the varizbles ave high in the submarkets, the inclusion

of additional independent variables (such as operating expenses,

_construction cost per syuare meire, length of lease term, etc. )

would presuwmably have improved the explanatory power.



Besides the exclv.sion of certain pertinent variables, there are
also prbblems in establishing appropriate epistemic correlations
between ’éheore“'sioal coneept and the Surrogatés. |

There is some measure of consensus in the social science litera-
ture that the operationalisations of concepts is prbblemai;ic. This
is more S0 in a situation of uncertainty where these is ﬁo clear cut
or well grounded theory to enable the researcher decide on relevant
of these problems, we cannot be sure that the surrogates employed
here are the most appropriate for the concepts postulated in chapter
to. This state of affairs might partially have influenced the kind
of empirical vesults obtained in this chapier. The obvious implicas-
tions of the issues raised here is that we need to treat the vesults
with some caubion. Being a pioneering work in this area implies that
the empirical results ghouwdd ’r;e seen as tentative and hoping that this
will serve as a hasis for further theoretical and empirical degateo

In spite of the problems highlighted, the empirical resulits can
atill be very useful in shedding some 1light on the rental housing
market and rent determination in Nigeria.

In the next chapter, an attempt will be made to focuss on policy

recommendations which will be based on the findings of this study.
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CHAPTER EIGHT

POLICY TMPLICATIONS OF FINDINGS
AWD RECOMENDATIONS

INTRODUCTION

Policy makers in Nigeria include all persons (z‘.ndividuals and
corporate) ministries and parastatals that make some input into any
polio;ﬁr decision. It is in this broad concept of éblicy makers that
the challenges of the current shtabte of Rental Hous{ing delivery system
in Wigeria are examined.

The effects of government policy exercise a 'p'rofound impact on
investment decisions in the property markete Thus the achievement
of the rental housing sector is entively determined by a whole set
of government policies.

It is evident from the study thet majority of urban dwellers
engage 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 profourd impact on the lifestyle, health,
and happiness which ave concomitant to productivity.

The time has come for the government to examine the dimensions
of rental housing policy options in all its ramifications as component
of a balanced National Housing Policy. That the goal of home-owner-
ship (at ieas’c among the low and the so called middle class) is
seemingly unattainable is notv an exaggevation. The findings of this
study raise issues which have vital policy implications for the
rental housing merket in Nigerin., These issues are concerned with:

(1) The underdeveloped nature of rental housing merket

institutions in Nigeria.

(2) Abating the spiralling prices of vental accommodations.

252
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These issues are concerned with the following piliars of the housing
markel: land, finance, building materials, labour, infrastructural

facilities, Research on local building materials and nanagement and

|

- o\ . A £y . !
maintenance. Ve will now proceed to elavorate-on each of these .

S e AP A ) N : ]
pillars of the housing'market. -t ' ) . - oL

e

FACILITATING TAND ACUUTSTTION FOR HOUSING DEVELOPUINT

There is need for a forceful and purposeful peolicy for acquiring
land for housing development in Nigevia. It has been argued that
Wigeria is ill-prepared for the coming dramatic expansion of her
settleinent and the subsequent demand for land, since she dees not
possess appropriate legislation, policies, procedures, institutions s
or financiai resources to ensuvre that land will be supplied for
gsetllenent development at thie pace and on the scale vrequiredg The
Limited éapaoity to meet the complexity of the policy challense posed
by the land issue/settlement policy will become increasingly severe
in the- coming years unless the government adopts immediate measures
to clear ite.

Thes.m measures nust emphasize efficient land management and
ensure t‘ha'(; future governmental interventions are on the scale required
for the land market to function efficiently and deliver land inito the
hands of large developers,.small builders, building co—operatives,
individual house owners, and all the other agents producing housing.
Yoreover, public auvthoriiies mwmst strengthen their capacity %o acguire
land for .’z;he construction of public buildings and physical and social
:mfrasi:ﬁmmre on the scaie that will be required over the next decade.

Another dimension of the problem of land acquisitiozi for residen—
tial development is the issve of prohibitive price. As a product of
three decades of rapid urbail growth, central city iocatiohéf:rfaéxfej'enoxb

mously increased in price. Sites have become too expensive for louw-



income residential occupancy, and great pressure has developed 1o
expel existing residentg an@ activities. Uost ciiy centres'are undere
going a process of dengification, primarily refiecting gkyrockeﬁing
demand for residential and commercial space and office use which itself
is the result of repid economic growth and developmen%.

Despite the purported ban on the ééie of land by any person by
the Land Use Decres, sites ripe for development ake never obtained
free of charge anyvheve in Nigeria. In Lagos State, a plot of land
measuring 18m x 45n (60 feet = 150 feet) in Ikeja sells for between
¥500,000 ~ Ml million in the open market, In Cént:al lagos, a plot
of land measuring 18m x 36m (60 feel x120 feet) Q&TBroad Street, sells
for between ¥ million and M8 million in the 6pen narket. In Yaba, a
plot of land measuring 18n x B6m (60 fee% x 120 feet) sells for between
1200,000 and 500,000, In Bugl, & plot of land measuring 30m x 66m
within Okpara and Ogui Read Junction sells for bebween EJE0,000 and
300,000, In Uwani Area of Emmgu, a plot of lond measuring 18m x 36m
(60 foot x 120 Foet) sells for between X70,000 and 60,000 in the
open mavket (Ughamadu, 1993).

It is clear that the government cannol assume a passive atbtitude
‘towards the issue of land supply in the years ahead. With supply
tight, demand high and urban growth continuzing, government must
establish progresive and efficient enabling mechanism which will
ensure land delivery as needed. .

There have been persistent calls by primazw'moiﬁgage Tinance
institutions for immediate abFogation of the Lend Use Decree No. 6
of 1978 in the interest of mortgage operators. While the decree has

1
been iagded'for casing the tension over land ovmership in the counbtry
it has also'been repeatedly albtacked on account of the bureaucracy

and other bottlenecks resulting from its implementation. These obstacles
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hg.xve consideraﬁly reduced the pace oif? land allocation to private
and mortgage developers.

‘Ihe'government should streamline and wnify the procedure fox
obtaining consent throughout the Federation. In essence, the Iand
Use Decree should be reviewed to allow the state governor to delegate
some of his powers of comsent to other responsible étate authorities.
Specii‘icélly, ﬁhé docree should :gfsm“a the land roaa:stry more povers
o undertake thig function. ﬂm:} would reduce the bureaucratic
bottleneck and quicken the Pace of thg issuance of Certificate of

Occupancy to credible land developsrss

MOBILTS NG ADEQUATE FINANCE FOR HOUSING DEVETOPMENT AND REDUCING

B COST OF FIUANCE

}fc has been established in this siudy that zil*&bgugln there ave
several 'oi;h;:r dimensions of the housing problem, thé issu.é of finance
is very c;citical.- The general objective of s housing finance policy
is to increase availability of financial resoumes.fo'r houging develops
ment particularly for the develoment of low-dincome housming. Wnile
approaches to financing the different components of housing differ
widely, the three basic issues that financial resources have to address
arae:

_1. Mobilisation of finanecial resources on a sﬁsﬁainable basiss

2. Imstitutional arrongement to chamnel resources into housing

developments

J. Specific mechenisms and conditions to finance housing for

the low income Sroup.
The. loopholes impeding the operation of the National Housing
Fund. Decree No. 3 of 1992 should be veckified in omler to make it

worlmble and attrachive to its major contributors (bam;s and inssurance



companies)s The Fedeval Government may have to '1001; at the enbire
-concie'pi; of the Nat::.onal Housmg Fun«i (I\EHF) v:z.tb 8 view i:o br:urg:mg
it in line with the tenets qi" deregulation, monetisation and indi~- .
vidual savings The gpﬁeﬁnment can mﬂl_cé the shelter question 'mo’re
realistic and implementalle by allowing the individual o choose in
uhich moritgage bank o put his NHF rcént'x_'ibutiong while the Federal
EJIortgag@.Banls of Nigeria (FNBN) plays the umpive to: make sure that
the mortgage fim does not cheat the individuals Such an arrengement
will bring the shelter nearver o the individual at ivé lower coste
Forthermore, mortgage repayments payable on hpusirig loans sﬁould be
made deductible from tax. This facility should, hc{vrever,. be Limited
to only two residential houses per person so as 'to':avoid abuse of
the privilege by speculators. ' _

The aim of ési:ablishing the primary mortgage :i.‘ns*timtions would
be defeated if cbeap and adeqwate funds ave not made avm.lable to |
‘them 'l:hrough the disbursement o*‘ the NiF for on-leadmg to. members
of the pub},lc.- A sitvation where the primavy mortgage institubions are
allowed to soﬁrce their funds in the market do'e;s not avgux well- for
housing development because the interest xates wh:«.ch the credits
wiil attract not encourage bhoxrowers o borrow and l‘?ouilda The system
should be that a borrower pays fixed vate of :‘u}tefe%sit throughout the
tenure:of the loans o |

Iri addition to maling Qheap funds available ’co:f the primary
morug;a.ge ingtitubions, the apex moritgage bank snoald properly police
the m..n.ltutlons to ensure that they 4id not ci:nrert__ funds meant for
housing purposes to areas where the returms could bAe highers

The opera‘i,ors of pmmary mortgase. mst:.tut:.ons must realise
that the conshamts of the Iand Use Decree are m'e],y a part of ‘the

problems a:f'fecuin,g the hm.ls:i.ng delivery system in the countrye
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is @aﬁgrativel that mortgage finance operators, rather thon call for
the aszogafion of the Iand Use Decree, should tqork‘i.out the delails
and modéii‘bies that would assist.i:he government, ‘i’c‘i_;e organised
private sector, memufacturers of building materialé ¢ 85 wellk as the
Federal Mcrtgage Banlk B0 comprehensively reviet;r the relefvazrb lavs
as well as monetary and fiseal policy measms' to ci:oweet' the inheren=
tly Gefective housing delivery systeti |

In view of their direct involvement in housing construchion act-
ivities, mortgage institutions should exchsnge current information

anfd data"w:i.th the producers of basic building matevials. This would

ensure that adeguate steps are taken by the manufacturers to continu-

ously determine the production and consumption pattern for basic

%wllding materials. Tt is also important to help ;identify new local

e maoerlals available for the manufacture of reg_ulred building

maters.@l This would raise the level of Self su:tf::.c:v.ency and reduce

" the cast of constructions..

B4

‘i‘he Federal Goverrment shou._d woxl oul modal:.t:.es :t‘or the estab=
hshmen., of ‘a 'iiortgag\e Tnsurance Scheme mzat t»rill prmr.:.de' cover
againagt the risk of defaulb in mortgage repaymenise The facility

will make morigage financing more secuve and more marketables

DEVEIQPING LOGAL BUILDING MATERIATL, RESOURGES

The use of local building materials should be encourageds
Governnent should glve greater encovragenent to iUﬁ‘iveﬁsities and
other Research Insbitutes for i’esea.rches ained at v]{.‘ocal sourcing
of buildihg ma”'érials. Government should place pmonty on the
es’cabl:..izmnn f Tau ctor:n.es for the- maufacmc of bu:.ldlng materials

using local raw matemals:._. Wigeria should also give priority %o
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its pé*sroéchexnical industry and also explore the. plastic option in
the construetlon mcluszzy as it has been successfully done in case h
of the plastic houses in Mezico.
-Bigeria is well endowed with natural ve&ourcéé ‘cha"i: is of ten
bem.lder:mg but given all these we are still 1argcly a countny of
importers. A s:.matlon whereby most of the elements used in construc-
tion ave still being imported must be decrieds For the target of mass »
housing for all to be met, 'i:here is the urgent need. for looking
inwardse. A simple domcs tic two storey building rloes no% need to
have a ccmcrete floor. Timber flooring is adeguat z.e,, cheaper and
functional Raw Haterials Reseaxch and Development C‘cmneil: (rvmDC)
had done & lo*u of vork on possible local alterw—z tivess We need to

stort. e*cper..n"ent.._.g 1‘1%&1 tThem -

8¢5 REDUCING COSTS THROUGH CHEAP AND FUNGTIONAL ‘DESIGI\IS_-_:'

ﬁ.‘l}ere is the need 1o opt for cheap and ﬁmctiénal désign.
m.germns ﬂ,lmys have penchant for unnecessaxy dlsplay of affluence. '
This. regvettably has been en’urcmcaed in our houses guut g8 1S prova=
lent with cars. Tere arve abundent evn.denee of overmdesz.gamg of
}rousmv nmaects with at endam‘b consequsnce on finance. Our designers
ghould thersfore bs more cost gfonsciexzs‘ "ﬂleré is need to place a
éost ceiling on all bousinn' p‘*ojects before they are'embarked upon.

Fouswg desien stazldurds in the country should a:i.m at smple
and flmc‘blonal housmb units at affordable prices and with emphasz.s )
on the use of local materia_ls'. Prose~type des:t.gas oL s:mr)le, func-
tional houses with emphasis on local sourcing of ba.lld:mg materlals
s ould be mass-produced foxr sale to membcrs of the publxc at afford=
able prices. In order to minimige the problem of over-=designing

and high costs of buildings, there is need for a multi~disciplinary
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~ forum uhareby p@o.neusz.onals suCh as Arcmtec bS’ Estate Surveyors
and Valuez*s, Q’(JBIIL:Z'E" Surveyors and Stmctural Engmeers engage in
constant dialogue on hovsing design and :cons’l;ructlon.

Improvements in the skill capabilities of 1oca1 construct tion,
mempower and the adoption of appropriate cons*tmcm.on ueclm'rques
can expand the outbpub capacl‘cy of the constructlon mdustzw, mini- ’
nize cost of comstruction, and ensure quallty :Ln om%put.

Ea:zrth as g building materisl has been ﬂfrequerﬁ:ly identified
with non=durable cens’cmctlon, as exempllfled _,n uhe shelter condim
tions of most low income settlementse O’]_e reason wl_y houges build
with mwd have become synonymous with low qudlz,tj construction is
that, :In ,most instances, those who build with the material do I}O't-

posses.a ’she requisite skills. With good construction practice,

,i.Aea_;;;“ can be durable in simple shelter coma*mc’blon. For instance)
the use of ordinary fived-clay bricks in structural masonry.in place
of re;i.;lforged conerate, is o cost saving technique which is simpie
but régui‘res some basic gkillse |

| Tn most instances, the promotion of appropmate skills a:ad
techn:.aues for the construction industry can be fac:.lltaied if basie
tools stch as 'thooe for welghts and measures a.l'e W:Lde“*v availables.
Tn addition, the 7 adon'claa of standardized 'mnld:v.n@ components or the
UZze of co-’oxﬁlnated sizes in construction will, amung other benefz,ts,
minimize waste of mate:clals in constructions Typ:‘:cal examples of
materials wvhich are wasted ':'Ln site, as a result ofi lack of comordi~
nated sizes, are timber elements snd concrete blocks. Wiﬁh timber
- elements, the abuence of dimensional co-ordmatz.on is worsened by
mappmn riote jointing technigues, so that a considerable amount

of #imber is cut off as waste.
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Without investing in any new production wmits, the supply of
building materials can be exbended and the cost of construchion
minimigzed by rationslizing the existing systems One important task
will involve rationaslizing the installed capacities of production
unibs operating below capacitye There are nvmerb‘us;'fcases, of cement,
lime and Tired-clay brick producing plants opemtiﬁg far below
installed: copacities, and these will require a minimal effort to
increase oubtput and reduce costsSe

Rationalization is also necessary as a means of controlling
the use or wisuse of scarce and expensive building zﬁaterialse
Portland cement has become ubiquitous as g building nmaterial and
probably the most widely uesed item in construction, but at the same
Yime, it is the wmain cause of several abadoned or delayed projects
owing to escalating costs in construction because of its scarcity

and high cost.

DEVELOPTNG FFFECTIVE AND FPPICTENT RENTAL HOUSING MANAGEMENT AND
mmmmrcn STRATECIES

To reduce the current astronomical rental prices, there is the
need for regular maintenance of existing dvelling uvnits, production
of new wnits and housing facilities along with the envirommental
infrastructural facilities and the lilkes. These can be provided
through any of the actors in the housing delivery system; the
publid, private and the popular sectors or & combination of their
activities. |

Real Retate maintenance in Nigevria is seriously handciapped
not only by the apathy of Nigerisns on the issue, but, also by poor
and insdeguate financing. TFor most rented premises, the respongibi=

1ity for financing all maintensnce works falls on the landlord who
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relies exclusively on collected rents o fund sv_ch; works. Often
such landlord hide behind the non-payment, or late payment of ren"os
to am_*oid carrying out repair works resulting :.n the propertieé
turning into slums. There is no legal obligation on the part of
landioxd o repair their properties, and even vhere there is such
provision, it camnoct be enforced.

In the public sector ares, the management of properties, which
includes property maintenance, ié contracted out to the estabte surve-
yors, who in turm rely on outside contractors to carry out the main-
tenance jobs. These esbate surveyors unfortunately do not have the
free hand to oxder the carrying out of repaix wo:eks; and have,
firstly to oblain clearance from their client landiozds. The result
is ﬁla*i: :éépairs are notv undertaken soon enough, o possibly not at
alt.

There should be an entirely new approach to property maintenance
Tinancing, that would ensure that funds are available as a matter,
of course', for carrying out disrepair Jjobs, and that the responsibi-
lity of actually carrving out the jobs is entrusted in capable hands.
Accordingly, provision ought to be made for this contingency eithor
at the degign stage of the development or throughout the expected
life of the buildings.

| In the first approach, a maintenance fund which forms part of
the overall cost of the building should be set aside as a sinking
fund, and mavaged by sound invesitment %o cover the cost of all
mah‘oe‘zmct;ze work over the ezpected life of the buildinge In the
second apprdsch, = mainitenance fund iz provided for the anmual budget

of the establislment, and used for the regular upkeep of the buildings.
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Property Monagement surveyors should endeavour o keep proper
books and records relating to all vesidential properties in their
care since tenants and even landlords could, as of right, call for
such accounts and indeed ask questions on them. This could g0 a
long way. towaxds improving the management skill and methods of the
monaging firms. Since residential property management is an aspect
of the profession of Bstate Management that is very demanding in that
many partvies who are involved may nobt agree, management of residential
propertiesybeing somehow troublesome,calls for a great deal of care,
attention and dedication.

Efforts should be geared towards enlighfening the general pro-
perty owmers on the crucial need ;uo surrender more of their proper—
ties for efficient, standard and adequale management. - landlord sheuld
not wait to give their properties to management surveyors only when
all efforts 0 eject tenants or collect arrears have failed.

It is suggestved that wherever people live together as a neigh=-
bourhood, for example, as seen in Bodija Estate t-rhe:e infrastructual
facilities, amenities, are often being used in cormmon, a service
charge ought to be paid to ensure that proper and adequate mainte-
nence of such facilities and services are carried oub right on time.

| Pmﬁer’cy owners, bensut and the general populzce should be
enlightened to bulld up a standard and modern naintenance culture
(atti‘l;ufle) to properties generally so that the gene;'al economi.c and

physical life of these buildings way be maintained favouvably.

RESEARCH. IN THE HOUSTNG NMARKET

There is no gainsaying the fact that the thrust of real estate
development lies in aveilability of cheap building and consiuction

materials. So much | ~ubatever the financing arvengement that may
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be yroffered for real esiate development, there are a silent majority
that may never be able to benefit from 3.1;. These . are the silent poor
\ 'whose bas:.c needs is sheluer. p yFor several generaulons, governments,
hnus:mg specz.allsts and the public have supported Wha.t has turned out
to be an almosi, myth:_cal product called "Tow cost hous:mg“ th the
answer to the problem of low coot housmg and red_ estate in {,eneral

lies prlnc:.pally in researoh As a nat:.on we have no‘h been. able o

research adequa tely :mto uhe use of local resourc:es as me.go:r.' compon—

ents i‘or housmg delivery, ma, Clay, Weod, Raff:.a Grass, Bamboo and

Granli.e are some of the abundant local resources » t we Can tap
’cowards reduc:mg the coot of building- constmctlom Until 'Emen our
hopes - m.ll remaln hopeless in our attempts to house the poor. Ralph
Prltchard, the President of Tnternational Real l%tate deerat:;on
(FIA.‘BCI) 985 szmnam.sed what the approach should be thusse

~ #Since the great majority of the world's population
cannot afford the type of housing traditionslly pro=
vided by the public and private sectors, there is an.
urgent need to develop new procedures which will h_avef‘
1:’6 include aspects such as ‘self' help'constmétion '
programes, simpler and less cxpensive moxtgage
schenes, new criteris regarding the extension of

_credit, better use of indigenous building materials

 and simplified land title registration procedures:®

In Ni@ria, a se.lutazy development in the Houéing development
mdustzy is that “research has shown that ,si:onecreiﬁ-‘e, pebble‘creteg.,
terracrete, 501id sandcrete blocks, bmcks and woodb‘locxs can be
used as footings for housing development (Olateau, 1990)

There is the need for the establishment of hegsmg data bank
by the Pederal Ministry of Yorks and Housing in cellaboratiqn with

the Federal Mortgage Bank of Nigeria to shed light on the dema_nd/
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supply relationships in the housing marl'{gt_. In particular, research
on the following guestions could yield valuable policy insights:
What rolé doés rental housing play in integrating nev imbigrants
into the urban community? ) Wnat are the real rates of reburn on
investment in rental housing and what factors influence those rates
under various marvket conditions ?

There is the need for a proper assessment of ouy immediate and
future housing needs so ags to be able to formulate policies and
si;rategies for neeting the expecied target by the development of
ney houssj.ng wits and the improvement of existing gtcck in need of
refurbishmente.

Velve engineering and analysis should be applied in all our
mnass hoﬁsing projects. Ior the avoidance of doubt,: value engineering

: : Caneasar bl
and analysis (Value management) is aboub removing Andesirable costs
in a pmjec*c without affecting the guality of the xiroject. What is
absolﬁtelir cerbain is that value engineering or v&i}fue analysis will
either reduce cosls, leaving the same or better quality and function,
or it will improve quality and function while leaving the costs.the
samee. In a project, it asks the following questions: What is it?
What does it do? What does it cost? What modifications ave possible?
What will such modifications cost? What effect if any, will the
modification have on the time vequired to compleie the project?

In .001.mtries. vhere value engineering is practised, contractors
are normaily given a percentage of the amount saved as an incentive.
But in Nigeria, Foreign conbractors apply it to improve on their

profit margin, without any part going to the client.
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 COMBATING INFIATTIONARY TRENDS

One vecognises the provisions made in the Nai:lonal Housing Policy
for solvmg the counbry's housing problems bubs ih Will be proper to
idén’cify' two dwportant factors namely, inflstion ancl security of
’cehuré. Inflation, in all, ramifications ai‘fect.) ﬁhe fabric of ‘the
economy.u Serious md immediate attention shoum be peid to inflation

80 a3 1o bring dom prices of building meterdels, cost of funds and

Cog 7797 Dz,\ i \\'\A ﬂ’;.

other commodities: inorder to stimlate tenants 1o ray rents because

the less one has to spend' on food and other necessities, the more
will be the amount at his disposal for housings | The Federal Ministry |
of Works emd Housing prototype has a price *ag of 50,000, a figire
which in relation to the general income levei, .is of course on the
very b:q. oh, oide. ‘ |

Much hag there is need to enhance the po‘iicy of researching
into the use of local building materials to bring dovm cost, the
curb:mo of inflation in the economy should be th\, nat:.oné pmor:.ty‘
We must recognise that neifher ressarch nor loca,l bu:.ldmr ma.tex'lal
is 1nflai:10n proofs Even a‘,gubstantlal increase in the supply of

housing funds at the present level of material ’pxci.ces and construc—

tion costs end their present rates of increase will make only little

- meaning, as borrvowing, cven at low interest raies for housing will

Still be wattractive. With inflation galloping as it is now, the
goal of making decent housing accommodation available at affordable

costs_ .‘GQ 811 Nigerians by the year 20004.D. may noi; be achieveds

P

PROVISTON OF TNFRASTRUCTURAL FACILITIES AND TMPROVEMENT OF
TV IRONTRIAT, QUALITY —

The p ovision of infrastructural facili t:.es snould be given
greater attention by the governnent as a way of stmala‘t:mb how:mg

developments The activities of the Directorate »of Tood, Roads and
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. Rm:‘al nfrastrvcture ig a vight step in this direcltiona-

Support should be g.vén 'to measures which enec;urage incremental
development and upgrading, of dweilingsg so long there is .nc discrimin-
ation egainst subletting. Where market _conditiohsiigére appropriaté,: ’
r’entais_ should be activély encouraged. S |

Abéve ail, a consoioué effort ji:o d‘ocmén‘b aﬁd present the réla-é
tive attractiveness of vental housing and to encourage balanced
considefa‘sion of renbtal housing in the National Houéz‘.ng Poliéy should
be undertaken.

ﬂxe Na*i:ionél Housing Policy is focussed on malcmg home ownership
possible fox a broader range of people. Litile e:cpiicit atiention is
given %o strategies for an active rental housmg set'eto_l“o As the
arguments presented in this thesis have shown, 'bheré are good justie
fications for taking a more balanced appi‘oach to the role of rental
housing. TFirat there is a clear demand for rental housing which can
account for one quarter bo two thizds of the market overall, and a
much highey proportion of lower income householdse ‘Second, z’en‘ual
hous:a.ng mee‘{:é demand socner than owner-occupied and is not seleched
s:implj becausé renters have no choice. Thind, demnd for rentals lS
net with smaller units, dense development than compérable avmbers of |
owner~occupied dwellings. The limited fimancial re_s_‘,ources' of the
countrj can achieve greater coverage in increasiné fotal hous:i:gg
supplies. If rental development is given even treatment in hoﬁsing
fpalicy..,‘ |

A balanced treaitment of rental and ovmership housing will
z:equire- attention to the following pertinent, issues:

(l) “Gontinuing efforts should be geared howards a- rationali~
- gation of land ‘terwre and msnagementes Specifically;
. provisions should be made in the Land Use Act to eusure
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N

that property assembly, and ownership instruments

in no way discriminste against vental housing or
against development of land to mascimum dengities.
YIand should be released in blocks to developews,

Tor construction of housing for rent or vesale while
government effort should focus on supply of mejor
infrastructure.

(ii) Theve should be appropriate fiscal and monebtary policy
to encourage invesiment in the housing sector. The
Federal and State Governments should cleseify residen—
tial housing as a secial service, rather than leaving
it as an economic undertalking competing for loan finance
in the open market at high interest rates. Housing loans
gshould be highly subgidized by the government as it is
done in some other developing countries.

The Nigerian Housing strategy should be in line with the United

! U . .
Nations'*™Clobal Strategy to the year 2000, which incorporates much
of the ﬁl:izﬂd:ag on houging. The new strategy is centred around the
notion that governments should serve as ensblers in housing sector
= drawing back from their vole as providers of housing and playing
a more forceful xole in facilitalbing new construction by the private
sector by creating an appropriate regulatovy environment and ensuring
the availability of housing finance. The whole basis of a wozkable
strategy is that the government should review existing legislation
and regulations and their impact on shelter production and iwmprovement
and remove those which appears to be unenforceable.

Undei¥lying the strategy is the belief that the division of
labour between the public and private sector should reflect more
accuzétely the fact that in most countries, it is the privabe sector
that produces the bulk of all housing. The government should estab=
lish the legislotive , institutional and financing framevork that

will enable formal and informal business sectors, non govermmental
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organisations and commmity groups 1o malte optimal contributions
to the development of the housing sectors.

Our.strategy should contain three complementary parts, a gradual
reorganisation of the housing sector, a rational mobilisation and

distribution of financial resources in the sector, and the creation

of meaéures to :i.ni@st these resourceé in the production of housing.
Tt has become evident tha’ housing policy must be developed in the
context of overall national econémic policy, just a.s MACTO-ECONoNic
policies should be made with a view to stimulating housing growbth.
In short, the housing sector must be integrated into macro=sconomic
decision 'xlzm-)kj:aga Policy makers in Nigewia need to ‘become aware of
the important effect of housing policy on income, employment, fiscal
and financigl matters. |

The enabling stm’cégy concept requires a large step' beyond the
pilot pxb,jec’c approach, in the direction of creating sustainable
housing delivery systems The latter implies reforming policies and
- gtresmlining institutions, rather then proceeding on a project by
project basis. These changes while made at the national level will
require co~oxdination between the private and publ:ie sectors including
level govervments :a.ncl government agencies. For successful housing
strategy, the £ull participation of local communities in the decision
malcing process is ;E'eqt.'imd.

Govérmnen‘l; should not sbandon their role as builders of housing:
they should mltiply their invesiments on the provision of sewviced
land, in the mobilisation of housing finence and in the facilitation
of the formal and informal private sectors through the adoptibon. -of
approprié‘i:e gbandards, legal vframework.s and procedures. Tae Govern—
ment should focus attention on the issues of land management,

infragtructure and building waterials to encourage new housing
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production, and the improvement of existing units. Iend is the
£irst basic element reguired for increasing the availability.of
housing. Where land is publicly held, the govermment will need to
alloecate sufficient resources to sexvice land for housing., Where
"1and is most heid privately, the role of government should be o
provide incentives and apply sanctiom to ensure that land is made
available for building. In most cases, this will mean streanlining
government procedures for rvegistering title and rela’ced regulations,

In gddition, land informotion management systens will need %o
be improved to promote efficient lond markets. Poo‘r land gystems,
in general, increase the cost of land, and, thus the cost of housing.
Government also need %o take a careful look at informel shelter and
squatter areas v}i_th a view o providing tenure righls and security,
which will encourage low income households to improve existing homes.
Along ﬁlle gsame line, the Nigerian government can pla_y g._role in
ensvringaﬂequate.housimg by prov_iding low cost‘-’- Water supply, Sani-
tation and other infrastructural facilities. Another important
government role is the stimulation of appropriaté bundlng ‘technolo-
gies by Iprovidi‘ag incentives (credit, technical support, ety to
small-—scélé producers of local comstruction nlateria;_l.s¢

In 'th‘e next chapter, we will make some concluding remarks and

identify l_possible future research dirvections.



CHAPTER NINE

CONCIUD NG REMARKS AWD FUTURD RESEARCH DIRECTION

9.1 INTRODUCTION

In this sbudy, an attenpt has besn made to examine the socio-
econonic characteristics of rental households in Ibmjﬁo analyze
the renbal levels and %o ;«sziualrts into the factors influencing remtal
levels in the different residential submarkets of the city. Based
on the findings of this study, we have made some policy recommendsr
tions to address the issves raised by our empirical resulbse

B; is coﬁsiderec‘i pertinent before ending this study to make
sone concluding remarkse With respect to management of rental
housing in Wigeria, the nefarious acitivities of the fake estate
agents in the urban centres of Nigeria deserves special mentione
The proliferation of these fake agents in rental housing services
and transactions in recent times hag assumed a notable dimension,
morsso in view of the f:cgudulent activities of a majority of persons
in this category of business. It does seem that the prevalence of
this agpect of commercial activity neglects the implications of tﬁe
weurtaliled activities of persons engaged in this form of service
especially as it affects owners of rented accommodation. Consequentlyy
due to the pecuniaxy advantages of real estate transactions, 211
calibre of persoms hold out o be agents capable of bending owners
of propexrty by such representationSe

Third parties as a result rely on such manifestations to make
Tivancisl commitments in fulfilment of obligations on their part.
Regre‘ﬁtébiy, a good number of these transactions tuxrn oub to be
cases o_f obtaining by false pre"cénses and appear wnenforceable with

the owers of the property they purport to represent,

210
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Tn the light of the above, there is need fox :ceéearch on t‘he
activities of "%hese ubiguibtous fake estate agents to coinplmen'i; the
propaganda efforts of the ngorlsm Institution of Estate Surveyors
and Valuers (NIESV). Such resesrch should provide answers o peri:«-'
inent questiéns such ass

¥ Yhat is their wz.ﬁerstanding of the iraditionsl routines of
property memagement in the rental housing market 9

* Can; they continue o oﬁemi:e legally in a cowntbry where theve
is én Institubtion of professionals backed up with a decree who

'should legally perform specified services ? Vhat is th@ legal

position 7 ‘

* To what extent is the property owner (landlord) bound by a
fake agreement under the auspices of a fake sgtate agent ?
% I what 'ways can the activities of these q,vaéks be mitigated

or curtailed in the housing warket %

I% has become obviocus that at times of economic depression,
housing assunes a secondary role in the reordered priority of govern—
went. Also the efforts of the private sector in sustaining 11:3 cenu-
ributions fo housing development is grc,ably inhbited due to splﬁa_lmg
J.nfla.tion, high cost of building mabterials, excessive cos % of funds
and low retumns on investuente.

AL 'times such as these, the ingenuity of sq;ii”t_iy‘funding can Suse
tain housing development in this cowtry. The major problem this
time around is that becavse of the harsh economic situation in which
we now find ourselves, the amual returns on hou.sing vig-g=vis the
cost of funds (and considering the relative yields.on other ife st
nent assets) do not jus tify the capital invesbed.

But we nust agvee

on the fact that housing development enjoys high capital appreciation
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y:r.eld trh:r.ch guamtees it a higher veturn than other comparable
mves‘cments on sn equatea balance sheets This 1atent resource of

- ~cap:ma1 chld can effectively be tapped through eqm.ty parmefsh:_p

an '«rell developed and organised equity merket for housing
._dOVe3opment fme:zc:mm
in G present circumsténces in the comtry.,‘ ;r;here is a large-

disparity bett ;een the huge cost of housing and the Ancome of prosp-
ective home owners. In order to bring about normalcy in the housing

rket and promote affordsbility, it is necéséary '_t‘:oreduce housing
cost or increase the imcome of the people substantially. In eddition, |
the level of :i;m:erest on home loan would also need »fto be brought dowm.
Fiscal measures temnd o faﬁour:'the formal. secto:r;-';ifzi the housing market
while the izﬁ'omal sector which represent 70% of the population of
Ni_géria -(I-é’ahab, 1990) cannot be ignoved. A new -development to help

this sector is the co-opexative housing system-g si:rateg;r devised %o

achn.eve co..,‘i, reduction in. houomg thyough Judlc:c.ou‘ 'orgamsatlon of

resources. and narshalling the energies of cooparatwee

’i‘he'fe is nead o meke some vemorks on the issue of ;,and Use
Decree. The time it takes for a developer to secizr‘g_—z ‘_the land nece-
ssary fo-i’* development is at éresen‘c inoiﬂiné-‘ce' 'Tﬁere ig also the
feeling bh 1t the state it uelf percelives tl;e sale of land as a source
of rovenue and this perception in many Cases had" léd to the fixing
of an -arbi“arery price i"_orv the sale of state land :.n oxder to increase
the Teveime to the state. Should this be true then the thinking mist
be ervoneous. The concern of the state under the Iand Use Act musk
be a good use of the land in the State and the crégtion of the correct
‘envi:c’ome:‘lt.. I thése are ,s?éwred,,then a good(deféloped environment

magt result and a higher property value must be the benefite It has
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been argued repeatedly vnder the auspices of the Nigerian Imstitubion
of Bstate Suﬁ:veyo:cs and Valuers that the State should expect to derive
income on a contimuing basis from the taxation of real estabe and not
from the sale of land under the Iand Use ACte By a logical process,
there must come a time when all available land would be sold. If the
State should depend om the sale of land then it should expect %o face
a z:éro—:inccme sitvation when all the available lapd would have heen
solde But it scems that the opportunity which the iand Use Act offers
the state to sell land for an income is one of the veasons why nany
of the Stabe ’Govez'nments wish to retain the Act. But the contradiction
of the conirel of the disiribution of land by the state in a dereczu-
lated economy flieg in the face of all.

We will conclude our remarks here by focussing on the consumer
(tenemt).? A tenant deserves value for his mone;‘yu. There should be a
legal machinery for withholding rent from the landlord when he defaults
most especinlly in carrying out repairs. The statute should be in
such a way that the tenant stops paying vent and when the landloxd
brings ;sw‘:r}znary process action, the court will accept as a defence
against eviction the existence of hazardous violations of the housing
code. liore of%:en/ the tenant must .pe‘a’ition the covrj; for pemission
to withhold his rent or pay it into an escrow account (which should
be held_b& the court)s. To facilitate this, the Federal Ministry of -
Works and Housing shouwld prepars a list of "reni;-jﬂxpé.iring vié;la;’cions"
in oxder to évoid the necessity for judicial determination of the
severity gf the violations and its eligibility to meet the statubory
language of the rent withholding lawe. The legal machinery should be
conche& in such a way that the landlord receives his rent aftey he

makes the necessary repairs, and sometimes the money in the escrow
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account should be turned over to him in oxder %o permit him to make
the necessary repairs.

However, this rent sirike as it can otherwise be called,‘)has sone
aﬂ.minist;*ative impedinents and that is why it has not been widely used.
TFor instance the New Yoxk Staetute requires that six months must elapse
after the viclation has been. recorded before rents.can be withheld.

The policy of those enforcing the law is to give the landlord an
extension so long as he promises to repaire While the tenant waits

in conditions which may endsmger his health or well being, the land=-
lord may adopt one stalling device.after another. Often, he %gﬁ gfi:i{l
wntil the tenant moves and the case is withdrawn, and thus évoid the
repairs altogether. Also, lack of widespread knowledge about the
existence of such lgws, if made, the reluctance of tenants to go to
court, and the gg;éitt?y of legal help may be iwmpediments to rent sirike
approache

In the section which follows, we will examine possible future

regearch direction.

THRE RESEARCH FRONTINRS

Fvom the various works sourced in this thesis, it is obvious

" that the problems of the urban housing market have attracted the

attention of many scholars in the developed countries and some -<evi@
scholars in the developing world. Nevertheless, there is still need
for a probe into a wide range of issues in this toplcal area of the
urban economy. 1t is also necessary to test the “goodness of fit®

of Vegtern models, and it is important to fomulatg rodels dealing
with tﬁe behaviour of other participants in the rental housing market

namely the property managers, the bankers, the developers, the land

gpeculators, etc.
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~ Apart from the issues mentioned above, there are other issues
of the Ifcus.w.g Market whichiz;;é bound to engage the attention of urbam
ecbnomists in Nigeris in the immediate future and which would feature |
prominently as part of the frontiers of the Renbal Housing Merket in
the country. Some of these issues include a comparative study of the
property mavagement activities of firms of Fetate Surveyors and Valuers

and Quasi-property menagement fiwms in Nigeriae. Do they have the same

or different appreciation of the issves involved in properity manage-
P , )

ment? Inspitei—" of }lzeif\;ﬂlegéﬁ”stams in the property narket can the
- professiocnal estate ‘éurveyors and va;uei:'s learn anythmgusefulfrom
them? T what exbent are their sctivities detz'jmez;tal or "saluti—_;z'y to
the interest of the key participants in the housing mafke’c‘?/ .
There is also the need to introduce gender issues in‘é:p the study
of the rental housing meylet. For cexauple vhat are the preferences of
women with respect to housing attributes in fenantable pféper‘cies?
What ave the activities of women that arve detrimental o rﬁajntenance'
of housihg quality? What is the relationship bet;—reen women, housing
and eavirorment? There is also the need to i;n‘uroduée the population
element into the study of housing, Also relevant is the relationship
be‘t:ween» housjing quality and health. Studies on these arvess even in
the developed countries are yel few and scanty and almost non-cxistent
in the developing world. Some of the work already done has a tendency
of fitting the patterns and structure of Nigerian Residential property
market into existing Rurc--American models. Yet, it has been argued
that as a. result of the distinet culiural baolcg.ﬁdliﬁd of cowntries in.
ilw dévelopjmg world, thedr own urbanizstion experience 'as well as the
patterns, structure and processes of their urben centres would have %o

take a distinet form and shape.
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Research workefis in the Nigerian Urban Pous:mg Market are |
bound 't;o be nore engrossed in the seaych for ths alstlnct fom and
shape by focussmg, on the peculmr characteristics: generated by the
culh.rc of ’the lande It is. therefore to be expecmed that resesxrch .
worksrs»mould also be more wary in importing find’ingaeii;her in tl_le
form of 't':héories and empirical models from other urban enviz,'on'ment,l
such as 'l;hose of the develnped cmmtries.inﬁc thei_;f o without ade-
guate bes >tl..g ard modification. - .

Pusrthermore, there is need for ;‘esearch progress in the explore-
tion of theoretical formulations which will no’c»onliy explain but alsc
provide systematic generelizations which could fonj:z guidelines in
Housing policy fommulation procéssess ' o '

"‘hewe is need for a snm lar s’cudv to be conducted on the moritgage
‘iénder's behamour in ’che housing markets Became of ‘the problenm of
, ?foyﬁab:l llty particnlarly among the low and the mlddle-:mccme people,
" the mortgage 1endm has become a key partlclpant in the housing marketbe

tnere is need for ‘a study

mg!ﬂlghfmg the various factors (consz.deratlons) influencing mor‘i:ga‘,e
lender's bebaviour as vegawls advancement of loans to potential borrowers

and Hoy-significant each factor. (considerai:ion)’ ié;

There is anfurgent need for studies in hou'fw '
patterns_ over ta.me,- As at now the gu‘esuon of mo the %low income
wo:eke?“ is with respect 1:0 "low-income housing® remams elusivee
Such stu&z.es would help esnabl::.ah the p:coport:.on of income that .
remaing aftcr nrgent needs are met. It is thls information reﬁerdmg'
residual mcome rather thon arbitrary definition of income 1evels |
that should be vsed in the formulation of a hcus:mg policy for the'

poors ‘The consideration of gross income of only the head of the
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househéid rather than the net income of the entire household distorts
the real'éarning power of low income familieS.

Research has showm that factors such as family size and composi-
tion, stage in the life cycle, income, level of education, age, number
of children do influence the relative satisfaction of people with
housing.f“Future study on human béhaviour and ins%i%utions as they
affect housing preferences in Nigeria could be of great assisbance
(] housi;g designers. Nigerian sociologiéts and.pSychblogists aced
%o éiapig?iﬁ;k’iéirﬁ‘a?i%ci@line o the field of housing. This is a way of
cnsuring that the social needs of diffevent classes of families are
met in the process bf meeting the housing needs;

Mnother fertile area of research which has not beén given ade;
duate consideration is the question of_tenant organization and involve;
ment in the management of public housing; Experience from other

| COuntrieg have shown that it is'desirable and most beneficial o give
tenants in public housing some voice in the administration of their
projects. :Such participation do help to encourage a new and heslthier
outlook. How such tenant involvement should be introduced, promoted
and made meaningful needs. to be critically explored by researchers
and poliﬁy makers. It is also necessary for the E?deral Ministry of
Works and Housing to fund a series of seminars on‘tenant participa~
tion in order to identify the principles and problems involved.

There is alsé the need for research to move away from the
mechanics of housing to the problem of the peoplevﬁho live in the
house. -Fbr example, what are the needs of a family and how do these
relate %o the requirements for the use of a dwelling unit? E&hese.
in%érmalia;/afe ihe -ssais %haﬁ‘éh@uié @ngégé,ihbféﬁﬁéﬁﬁi@§f©fa§@§?
eérchers in*the<immeﬁiate»futﬁfe;as-férfas the urban housing'ﬁérket'

is concerned.
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APPENDIX T

SURVEY QUESTTONNATRE ON TBADAN RENTATL HOUSING MAREET

(RENTAT, HOUSEHOID QUESTIONNAIRE)

Dear Siv/Madem,

Thig questiommaire is being administered by a Post~Graduate .

student in the Departuent of Hstate Monagement, Obafemi Awolowo Univer—
sity, Ile=Ife to collect information for a research project entitled
A Behaviocural Study of the Rental Housing Market in Ibadan, Qyo State
of Nigeria©.

A1l information obtained will be treated confidentially and used

onlyfor the purpose of the study.

Your cooperation will be highly appreciated.

Thank you.
A. Se ASATU
Date of Imterview:
TIdentification Number:
SEHlee eﬂvmor&tion diS'a'II’iCt: Bj_gjﬂ Densi-w: FID TG EAPATDONRCOCGERGOS

I*Iediwﬂ Densiw: 2900080800203 920408

Iow D@nsit'y: #0searaesusrcsaIsrseant

Household Charvacterigtics

1.
2e

Se

4

5e

G

AZBS svsccsvrssnesscacnesscsse

OEX3 ceasesscascnssnscasncace .

Morital Stetus:  Single [ 7 Merried /_/ Divoreed /7
Widowed B :

Educational Attainment

No formal Bducation [:7 | Primary School C7
Secondary School /_/  Technical School /_/ Polyteclmic/NCE /7

Occupation

Farming /_/  Treding /_/  Civil Servant /7
Retired 57 Student/Apprentice U

Place of Fmployments eccoonsscessscosesoconsonsecccssensooessssrnane
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Income and Egg_endlture

T« How much did your household receive last month from the earning
of the . o '

(i) Hougehold head .-qog.an-'nat.otoqvnntat;.acauo.ot-;
(ii) B&mmg()f lhe !’flfe- ll‘.“.C.l..'lvGttulb'les...‘ﬂ.’..
(lll) Fﬂmmg of other members. ssersracsrsocnsevensnsenan

\

8. 'Who are the finsmcisl members of the family ?

2ROLBDOLVBVE SO LCOABOCELLXSISCEN LI ATRETAEOL GO ao.t:.-iq‘olnn-acsa:oﬁ_:»g'

9. About how much did your novsehold aspend last mon Gh on

Food seossovscmscsos sndeenevs . BAUCALION conenvss [ R R APy

Clo’thing: YR e rEOeOLLOIRERIER Sav'in@ SeBIELOSOEPIVLEABLEDETE

Re nt: GO EFEAEBEIDES S AP IR D Medica.l E'}f_peﬂses{" TR R R POPNPE T Sy

Wa‘ter/Elec*bricity cazrevessLed Enter'tamments -. eéssnsseceenee :

OLherS sesvsscevsnsessnsocess lIbtal SR IR UDFODNPEEBPCELESNEEE PSS
) .

Property Cilg‘:mcteristicg_
10. Type of Property

Roorﬂing HQUSGS/Tenement esvertetsatbow seevessTavsa e . . o

Blcck Q.f fla‘lﬁ. D S N A e L R AL R L T T e

Burlgalot‘f/ﬂ{alsone L be LR N Y L R ) asesresennEne

11.. Ro. of I‘ooms TSN SN .0‘1!"..‘0.."0.!0#..“““..._&‘:.t!‘I-.'Q...'l'.ﬂllv. '
- P R L

120 Now Of fla"n:s -..a-oﬂtceo-qao;co.o.---on':cctcccnnooo'e-:ua.t--a

13‘ IISG of Plﬂperty. Residence Only ouocnc....cedo;.oocoot'iu‘-{;.bv :

ReSJﬂence/BusmeSS sereessrrrevsaves sessnsaan

14. Total number of households in the dwelling casesserracronsacens

15. Total number of rooms occupled by houscholl sesesssessssceasens

ox

16 tal number of flats occupied by houselold ceveorsssecscasaces

174 S,izes Gf YOOMS sses LR POED IR E ST ONONEEE PTG NDTENOAGSENS NSEEN D

18. How meny are you in your household? Cln.b‘i.....Q.‘.iq‘o‘..i."

Information on Tenancv Terms

;19. Hhen didyﬁu mﬂve in ? - .'.‘v'.p‘i.,‘l.l"'.’...‘l."ﬂ.'l!.... XYY

20+« Uho rented the PremiseS? Self ssscese *ee Bnployei‘ ssCossvanEEe
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23,

24

26,

REXRNARSETE N ESRE PN 24 RSB NESY S R ERZNRR ] '.."’;‘!‘..'&..»D".'Q’..,....'.‘.0’-;
: ' .o B B 1 PR
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If rented by employer, what is the proportion of rent paid by:
i. Se]f PeI' yeal': 'O..'-.IGDQ'I'..G‘...‘Q-"CCOab';’......t.—&“.

ii. eﬁlployer Pe:(' yeal": e N T Y R R

'If pvlvately rented, what is the annual rent paldf per room/

ﬂat/e.n’tlre premlses ..Ql.‘b'...c.a.'Itoh..o...g.........'..‘

Apa,rt from the normal rent, d:Ld yqu make any other payment to
the landlord since you moved in? =

Yes [ Yo L7
If Yes, kindly £ill in the followings
i" PUI’POSG‘ Of paymeﬂt Amm.m't (}I) Sa* eV SINSSOTOES O)Ac' LA Z RN TN AN XY

IR N R R Y RS X R AN N R PN R N W W N W TR S E TP e SPOrer i R S

‘ii' Year Payment made: R L L AN I N W TP ST WP O SPLPOPOPLY W T S

As a tenent of this property, what are 'the problems you nomally

enCOm'Ger? ..ll'lt..Oo..'.'..'.o.‘...t. !.O...patpl. [ EFETY N TSR ENX D ]

‘c...n'tblaupiltlooot‘-con-m.-...un-o-.".am‘ ou.omoib.\t“lﬁo...._-'Q.

What do you think can be done to solve these problems ?
i) . What do you expect 1andlords 10 0 9 scessscecressosessacne

SRS 924 0C0BCIS LR IEFECCIOINRIISOPOLELSSQAGTRESSTININRESOOS
! 1

ii) ‘Uhat role(s) do you t:tm)k the government can, pla,y o .reduce

Be:.ng & tenant has its advantages and dlsadvantages, bemg an

- owmer-cccupier. or: investor. also has. its: advan*ages and. dn.sadvan«-

tagess Assuming you have the resources,
i. Would you like fo build %o occ:L}py Yes - Mo /7
I YGS, Why? -oo.o-.uuuo--o.occioqt;nnttctocncno.--o--.o..

. - : P R
DB SR ICBARIDLVAEOO O ORR 2O RANUCANCRAUFEREOIGCII ORG24 DR 2B 0 InGaY

ii. Woyld you like to build to let ?  Yes 57 No [/

I:E Yes’ t‘q}w ES RS EREWEEEALERE N X NN N ..l."‘-‘....t."‘..‘ll"

RPN GEEEERERERO DI CINOARORNACOLD S 'f-w.‘t.‘o-c..c..-v.q'..-n-.’i-.‘o‘.

iiil. Would you like to build to sell ? Yes /7 No /7

[

i Yes, 'Wil:y‘? Py tu.“.,.i'jb.l.,«."-ll.‘..lcol"l‘;,;;;"'-;;C...-.»ii‘loq

PP UOL MBI ISFDBREIOINQGOPBEFTRIECANCLAUNVNIS I OGO PRAVOGTRCHERNTLEON

What other reascns could motivate.you:to build 2. sssesvivinssssso -
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If .you would not like to invest .your money in building, what other
investment would you consider? Please, list in other of preference.

(a) O‘.‘o..-soototetobc-‘w.o‘aswalcoo...c.n5oaacahn:to(rlu...angoaacv'.
(b) EX RPN EE NN ENEE] Di;il»'-'D.AO-.‘.IAQDO‘Qb-Ob‘O"'Q‘.{o&ltomun-n.aalfolniol.
(G) ,.;, er'o rouﬁo.-vaoo'-avo‘nvnc'o"oscro'-.oo'a.-eollovcn:ir-vlc‘.co.o‘c.t&_cq o‘aveo.cnt
(Q) Dborl‘lcvoﬂn-olOO'QlW#.DQ&BGGO?QJOOOOOQOOl.QQCBQ’.“'.0.00".
(e) VPV NERDEAVVLPEET QD OV RNOFIICLYBIPOCLNEOVO0QGOIE ERNOCCe e DEdedP

Why do you ?refer the above investment media to real estate?

D@ IS NOOEDREVRCCCLERELDATGCIVALRLT I BT OEIBPILENLEP VGO AEERDPOCE0CEROVELRECOD

TR - B B PRI SR
J'ﬁlﬂb«d."...'.ol‘T"D.O-.i&Q"ﬁ""ﬂ"."-'ci.vl'OlI.'-......‘O'.\D."~-‘>“’l-‘.'

'

Duwelling SuI'lZO'L’UI‘e and c}wractex:n.stlcs, housmg semces and
neighbouvhood conditions

Qi'v'QDDVQQ.Q..@!“»ﬂ-&GGI'.DD."O‘.‘Q..:.':"!’l..'“.'<ﬁ‘0'.ﬁ.ﬁ.'ﬁ.".’l"'....
B OGPNO VRO PO R GV EANBOCCAPCELTO LIS LIRS D IR vo‘t"l-o«avlcoq'o-’t.‘»ecoeve¢n‘~io
MG EV ST E YYD GO OO T LG LGP TOONEPOPEBTLOVOCTIPEIITOROESTOELEROES TP RS
RVDISPDCRLMAVTIVTCAIF VDRG0V PICOTAEECO VIO ECPICE NI CPC DRSS LIROBETEREDONGNTD

FRICEEHIOTIS BRI NDC0PCIICITOTHROEDIOTDOVENPCRISAULPOTEPIVLED S B CES FO

Yhat other . informaebtion will you like .to offer for . the purpose-of
this study?

0T LS COOOPCHABOLIRITELHIT AT EORNY VTS0 D OEQD 9?0'0&-'!’.#‘0‘0'Vn’D'Wﬁ‘E‘.llIQ!

LEERE-ANNES RS SR NEERREREY REXAEIT SR LRSS RE LT T AR EF SR EETE-EE LN Y YN SN NN
...... L

P OB AIPBFIOLYPVICOCIODII OO TODORE MALERZ A ES AR AL RS RER SRS X RS NN TSR R X

Thank you for your co~operation.
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APFPENDIX 2

SURVEY QUESTIONNAIRE ON IBADAN RENTAL HOUSING MARKET
(PROPERTY MANAGEMENT ESTABLISHMENT QUESTIOM\TAIRE)

Dear Sir/Madam,

This questiomnaire is being administered by a Posi~Graduate student
in the Department of Bstate Management, Obafemi Awolowo University,
Tle~Ife to collect information for a research project entitled "A
Behavioural Study of the Rental Housing Market in Ibadan, Oyo State
of Nigeria'. All information obtained will be trca ved confidentially
and used only for the purpose of the studys ,

Your co-operation will be highly appreciated.

PIEASE TICK OR CIRCLE APPROPRIATE ANSWERS
Te Pleaée indicate type of business entity or organisation:

(a) Fym of Estate Sﬁrveyoi's and Valuers
(b) ‘Property Development Company

(c) Financial Imstitution

(@) Corporation, Public/Private

(e) Property Management Company

(f) Other (Please specify) R R R P TR R,

2. Do you have a formal property mansgement section or depariment s
(a) Yes [ 7 (») wo /7

" 3. " If you have a fowmal property management section, what is the total
full time staff strength of this SectIioN? scecsctssscracceorespersons.

4. If you do not have a formal property mansgement section, what the
number of

- (&) Pari~time staff available to this Section? se.....cevssspersons

.. (b) Average EAN=-Honrs per Ueek avallaole o th_ls SECHLON escsesascos
hou:cs/per veek.

De Uhat is the defsn.gla cion of the o:fi‘lcer-lr charge of the Property

Hanag,ement Seculon'?’ cevesscasestrLasoRttese et atrtasronatsnnany

6. Does the Officer have this as (a) a Iull-tz.me asss.gnmen ?
(b) a shared assigament with other duties? (Please specify) eeees

B PG PSSO A TONERAET SO ELIOBEPANIVENTIBACEA0CCRE0IOQPIENTPOITLIRIDERERNOE TS
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Please indicate the types of properties in your por’cfol:.o, and
the amount each (e.g. Residential Properties; 50 Unlts)

_ No. of Um.tu/m of
Type of Property lettable floor space

>

(a) ‘;‘.'.‘.....lt.l..'.'...l....... ’ .'0t‘.n.’-»t‘,opf.ooo‘r!o‘..v
(b) Pesevecosnsedavcecnntiesae s . sROGPDANMSCOISETETE R ORI IBRRERGS

(C) :o‘olc.oo caconaoree tagenareane PERNGERLELBCLRECSRIEIOBEAD
(d) O"’O-l-.I.OD’:.."&‘U‘OO'!'QO-’-ua AR Al R A T RS R A NN X XS NS
(e) . CRNREGICLEEL DD ECO PGSR PSR SE ’l:‘l'C.‘l....otnlny..'.".
(f) PRCGOPAF ORI IEATEIARNSSEE2 60 @ : B EAN AL ST ERITT RTINS X Y ]
(g) .'&O.eun...e"'zwvooo"no'cnonc‘(“ : 209V STeRB LGB CEATED RO ND
(h) s - '-goco-..'-rocoo;.oo.ﬂo‘tn-u-‘-o $toesustecesvracossrons

Tn bow many different towns/cities ave the propertics, for which
this .office hags Z‘esponsibility located? eevuase cosssesere locations.

¥hich are the main property management activities carried out ?

(a) ‘."ﬂ..‘..«...“‘.‘..:ﬁ..'OQI S 2SR VIPNEREDBOIECOEPIAESPLONROECESLAECTHOORTE
(b) R 'O.’O.QCO‘GOb.;‘I-O'.9‘»Qﬂ'ﬁ'. r.wao—’nnuovr‘tolmoq--oo~oeouo.q-.u,-,--.‘.o LR
(C) n:e Q-l!,lOOQ'QO,II..Q.'Q'.I.Q"0.lﬂ.?"."..".l'. SooenensnsVtbevson
(d) tegssrossnRIsatROseNtdD B L L g cosnssane e
. (e) LR ERY YRS R R E NS IS R R AR Y IR A A N XN R AR ERE RTINS
(f) BE PO S B i.";0oo-oo,tqilto-ot..ou.-i;‘ Ve hede Q"“.! [ IR R NN R LR TY

Given the nabuve of your oz’ga.msa’clon, what isfare your Property
mahagement objective(s) ?

.'.l"""ﬁi.....‘..‘0.\'0‘.0-‘. .-ﬂ-.ﬁ“oll" [N NN E-E RN TN YN, .;:0’.".“""“41.':.l"’-
...'C"Gl.‘..‘_'.‘..0".'..-’.5&.BIO‘O...,'l'..‘vﬁ'..'..#"."ne.“E..'.....

SIS TC NP COPSET ORI O RT VRGOS ICPCCOEANT P00 RATOIRSe TS RTGERSS

cll&0.B'io'.b‘cnol-.tieuooolltlt.'.l‘.&"lo'.n (X RN E RS LA N ESY R R L AL N

Are the obgec’cJ.Ves of pronerty management
(). Trpressly stated (b) Unstated but known to all staff

,(o) Varisble, depending on the property and circumstances.

Aré Shjectivess - (a) spoc:r.f:.ed bv top memagemefn'b

" (b) . formlated by property mzmagement section with the appmval
of top manao‘ement.

.Dd"'yéu have spegific proj:éi”ty‘managemeni:- targets  for each property

(a) "Yes - (b) Mo (c) Not. applicable



e

15.

16.

18.

19.
20.
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Are there formal property management plans for .

(a) . Bach property in your portfolic  (b) Groups of property
(c) -for the whole propéerty management section. .
Are prqperby management performance evaluation. excercises ¥
(a), Formal (b). Informal
If formal performance evaluations exist, are Hhose on:
(a) - -on-individual properbty basis (v) group propert:f bas:.s
(¢) . Comparative over-all minagement um.t perfoménce -
H‘ pcr:f‘omamce evalua tlons a:c'e 1nfomal, uhat foms do th:.s take ?
..0-.; .....9 [ Y E- XX EET NSRS X R ERY) .“.Q'.'..‘ .y ‘.'l.....l.‘#.l‘bl..
’c.";.":"..’. '.’.“....to.. I ENERY FRN YRR E F- RN S NN SN .‘.... [ XY EXEZ ISR N )
BATHRE MO BASOLLORSALASBSS TN NS .‘.:"‘_Qﬁ"ﬂ-._."."cQ‘.‘.‘l’@,ﬂ:. ....'\.‘;.,'\r.'ﬁtﬁﬁ" ..
With re%pec t to budgeting and alloca’c:.on of resources, does. the
yroperty wanagement section haves’
(a) a separate annual/quarberly/monthly budget ?
(b) & joint budget with other gections ¢
¥ho ﬁpproves property management expendl‘cure ‘._?' ... oeo stuecsevess
K:mle assess the adequacy of the following resources. a.m:dable
Very
i. Manpower resources . Good Good Adequate  Inadequate
a. Senior 'Level L eees esws RALE erse  evecssce
* Do Junlor ]eV'e] ' vese ,, *7¢s  Ssemecxe  sesseccae
el Declinical (nonnstate L A L
Mamgemc‘nt) """ ‘caen " etse  demeveas . ssssassen
. Ge ~Trades mén ' Sieeos so'nn : : - '-:."a: T ':.'vfo':o:-,o . 0‘o~l ‘ ‘.'.’.’." ene
ii. . Fin.aIICial ’ -;oo . LY YY) Seonvene 06..-;....
iii. PMaterials and eqllipment awee X EY) esnsesan svovscnve
Tn addition to the above, which of the following are constraints

encountered in discharging:property management function (Please tick
all relevant ones) ' '

i. Iack of authority to exeercise full professional disci'etioz;
iis Interfersnce fz‘dm top menagement/property owner
iii. Collusion/commivance of staff with benants -~
ive TLack of undevstanding of the property management function
(a) by tenants (b) by top management (c) Landlords
(d) .other departments
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22, Of all property management functions carried out vhich are the
3 most important (in rank order) in ferms of:

(a) * Attenbion of Senior Level Staff require

: . 1
‘Le S SPIBOROIAIPELLDEL80CCAINNCISG QO QGNP INSINOEPE OGS VYR TSSO
s .
llw I ZFFEFE IR NN RN F RN FNSYNNENEE X TR NNE NN NN RS W FIW R PIWRE Y Y
R .
llll aveassevptbrsosdsdaavas 90,&9,6».“'0‘.."l_o;.i“.t'iogr..““_,'m-...y

(b) Total man hours reguired -

1’ .on.ro-b-lt'uooacﬁ'ao'o¢|v'.lvcc'tocccotr~0.0.00.'0-..5'-‘00
e RN . '
N B e A R N L T A T TR R Y FE N T TR P PP RY R T Py
cs PN
L ALYe  HR N e R R DB e RAO OIS ISP OB ONN P AL IONABGSIC RS ER PGS OS D

(¢) . Amount of resources consumed = - PR

e rec.sees08 . :

R N L Y L R R R R T R g R o B N R A R
2.
! .115- PR T LTSN AN A FEY RN NI LT IR RN R T e o008 Hes |

.=
33300 0PN BN EEP eIt et 0800 PeRrEEete N0 tne s tSesNssee

{d) Urgency associsted and potential loss

3-'_ O',O0!-otDeo’n.oosvi..ooooolg-nzn‘o»l-loicecoet‘00«00"0:&-0!00_‘
. PP S :
- o ‘ : .
Lo 00t srs0eesssvsrvesierostitetosnsetisceionsnnrsst@®esons
P v . o
Aile PRI EDBIPRNEREPITIEEEIPEANOIBORGOE I IR RO IRIPRINPIORS

23, With respect to management of occupied premises, are inspection
carried out (2) Weeldy for . (b) Forhightly  (c) Wonthly
(a) Quarterly (e) Amwally  (£) Other (specify)

T ,Iieoessalw‘, please explain sseceieerencencancnt seessessenrrene

e e " . 1 L
RS ESS $0AE 0SSOSR P 0TSO0 0PN IBEONP R BRITNEBEIPIONIFETNQOtssPIOES

24. What kind of maintenance programme do-you have ? - .. .., ..,
(a), Rovtine maintensnce - (b)=P1aI_med maintenance . . L
(¢). Ad~hoc (as need arises) ~If necessary, please elaborate .........

25, With respect to occupied premises, d¢ you have a tensnt satisfac—
bion evaluation progremme 2 (a) Yes (v) Mo
%6« Do you have & high vacancy problem in your properties? Yes or No
27+ If Yes, which pxoperty types, by 1ocation, are more affected ?
' Type of properby Iocation
i.' lD_OOOIC'IAQ1"'OO'l“ﬂO.ﬂl'..."".‘ . v IR RN NN N R ERN N}

- = .
1. ®evscesrcesresisvossensons RN teraracsasaes

1:—1‘ D LUVSOSOBOCOVICEEESHEISOESBOODIIA Y I T A RE XN I NN R ]
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it

28, Ul'th respect to rental properties: N
i. are rents paid (.1) by cash (b) by cheqae O.L money order
ii. - are payment (a) sent through the mail
(b) collected by official (e) sent in by hand by tenant
iii. are demand notices sents (a) bexore payment is due
(b) - after payment is overdue (c) both before and after
ive Do you have an active deliguent=tenant eviction programme ?
0 (a) Yes o (b)  Wo

Ve Would you say defaviting ‘btenauts are: (a) Never prosecuted

~(b) Sometimes prosecuted (c) Often prosecuted for recovery.
vi. Do you make use of debt collection agencies?” Yes or No
'vii;';_‘ Do you hove benants Associations in your managed properties ?
{a) A1l (n) Some (c) Ione ' .
viiis. Do you encouvage Tenant Assoclabtion.in managed nroverﬁ::.es?
(a) Yes () Mo

. ix, On the average, wgrhal. is the vacancy rate of the following
- relevant kind of properties in your portfolio.

. Iype of Proveriy Range of Vacancy Rabe
(a) Residential properties
* Fiats A
: 3 Duplexes h

e S_nglo occupatlon bungalows N
" (b) office space

N R

(c) Commercial property
& Shops .|
* Warehouse
() Indﬁsi:rial’i)x"operty;' .

X On tﬂe avcrage, Uha‘[, 1s the ran_,e oi‘ retu.m on investment on -

the follow_n;., ’c..mi.s of propertleg m your portfol:.o ‘
Range of Retumm Information not

 Lype of P?C”F’?e’-"“"y ... ..on Tpvestment svailable
(a) Residential Properties:
' I"la‘c/aparmen'cs
% Duplexes .

.. * Single occupation
megalowq

L : () Off:.ce Space
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Range of Returm

Type of Property on invesinent

Information not
available

(c) Commercial property
*  Shops

*  Warchouseg

(8) Industrial property
29, Do you have in-hcuse vepalr workmen 7 Tes

Thanlt you.

oxr

Ho
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APPENDIX

LAND ALTOCATTON IN RESIDENTIAL DEVELOPMENT
IN NIGERTA CITIES

Iond Use % of Development Avea
1« Residential (Dwelling plots) ‘ 50 = 60
2. local/Neighbourhood shopping (Markets) 3 =4 -

3« Parks,; Playgrounds and other organised
open spaces. {(recreation) 10 - 12

4o Roads and Street 15 = 20.
5. Public and Semi-public Uses {Schools,

Clinics, worshipping places, cemetries,

Source: Vegale, L.R.: Hanual of space studies for Urban Development.
in the Western State of Nigeria (1977).
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APPENDIX 4

PEYSICAL CONDITION OF HOUSES IN SOMB TOWNS .

Estimate of  Estimate of Percentages
Toms ggltgiugnger gtirgﬁzir Derelict . Fairly Gocd
buildings Good

Te Aba 103,000 10,000 10.0 60..0 . 300
2. Bemin 110,000 - 17,000 15.6  41.7 528
3+ Calabar 24,000 3,000 12.5 45.0 4245
4. Enugu 127,000 28,000 217 46,7 317
5e Ibadan 355,000 64,000 1840 50.0 5640
6., Jos 72,000 19,000 26,8 3646 3646
7> Kamo 235,000 24,000 10,0 2845 6745
8. Iagos 645,000 | 103,000 16.1 558 23.1
9. Makardi 16,000 9,000 125 5341 3444
10. Onitsha 176,000 7,000 349 431 52.9
1. Owerri 24,000 : 4,000 18,0 4.0 3845
12+ Port-Harcourt 159,000 37,000 2245 5540 22.5
13. Sokoto 828,000 . 4,400 5.0  75.0 200

14. Yola 12,000 3,800 3.7 5641 12.2

Source: Extracted from PAI Associlates: A Sector Plan for Managing
-the Nigerien Envivonment, 1983 - 1995 Ibadan (1984).



308

APPENDIX

DEFINITION OF THE TRADITIONAL AND MODERN SEGMENTS

IBADAN RENTER HOUSING SUB-MARKET

Segment

TRADITIOWAT

MODERN

Sources:

ARIMAH [

BiC. (1 991 )

Weighbourhoods

Beere, Ogunmola's Compound, (ke Mada,
Mapo, Oja'ba Olupoyi, Oritamerin,
Alekuso, Oriolowo, Ayeye, Yeosa

Agbhede Adodo, Cke Are, Agbadugudu
Qdoye, FKami=Xe, Tsale Alfa, labiran,
Beiyerunka, Itabele, Oluighcde, Ogbori-
efon, Oranmiyan, Isale Jebu, Idi Arere,
Omiyale, Ita Agba Akin, Kobiowu, -
Kobomoje, Ita Ege, Is ale Osi, Almx‘a,
Geges

AgbOWD, Adamasingba’ SabOg MO]-{Olag
UsI; Sango, Olopomewa, Ijokodo, Akufo
Road, Bodija, Secretariat, U.C«H.,

Apete, Avmy Barracks, Oke-aAdo, Molete , -

Challenge, Polytechnic Area, Liberty @ -

Stadium ATea; Ring Road, Oluyole Estate
Orita Podo, Gdo=Ona Kekere, Jericho,
Alalubosa Onipepeye, Alaro Elero,
Bleiyele, Samonda, Agploke, Cdo Ona,
Moore Plantation, Apa%:a, Abeokyba
Road, Orogun, Adn.bode, -0joo, New Army
Barpack Avea.
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APPINDIX 6

DESCRIPTION OF GLASSFS OF PROPERITES TN IBADAN
BUNGALOWS OR FIATS | :

Construction Cament sanderete blocks; veinforced concrete

Materials upper floors, cement sandscrete, tiled or

terrazo floor finish Balconies with wrought
iron guards, burglay proofing or windowse
Flush doors or eczittal hope~type doorse
Asbestos ceiling corcugaléd iron ox
asbestos roofing. :

Wall Finiching -Cement sandserete finisheds Painted
internalily and externally ox with Tyrolean
finish externally. Bungalows may have wood

paneling.

Electricity: Available

Tap Watér: Available taps in Kit ucnen, bath and wash
hand sinks. .

Well Water: Yoy or may not be availabie,

Kitchens P:éox}ided for cach flaf or bungalow with

Kitchen sink, may have draining boards,
a landeér and a pantry.

Bathrooms ‘ One for each flat or Bungalotrs Tiled toO
o height of 2m equipped with Bath and
shovers

Toilets Water cistern toilets, ono for each flate

Bungalows may have two

MODERW BRAZ ILIAN~STYIE HOUSE

Construction VMaterials:s Cement sandscrete blocks, reinforced concrete
upper floors, cement sandscrete floor finishe
Ralconies with wrought iron guaxds, burglar
proofing on louvre windows for latest deve-
Jopments wooden window for ground floor
rooms, flushed or wocden glazed doors,
asbéstos ceiling, corrugated iron roofings

Wall Finishing: Cement sandscrete finisheds Painted inber-
' nally and externally ox with tyrolsan firich
externally.

RBlectricitys Available.
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Tap water: : Available in bathroom and tap in the
baclk of house ;

Well: HMay or may not be available

Kitchen: One provided for each row of 4 = 5

rooms on - the same floor

Bathrooms One provided for each vow of 4 = 5
rooms on the seme floors

Toilets One water cistern toilet for each row
of 4 = 5 rooms on the same £1001re

BARLY BRAZILIAN-STYIE HOUSE

Construction Moterials: Cement sandscrete blocks or dried mud
blocks, wooden f£irst floors. Cement
sandscrete floor finishe. Balconies with
reinforced cdoncrete guards. Wooden
glazed window. Asbesios or card=board
celling corrugated iron 'Poof._ng

Wall Finishing: Cement .yandgcre'te finis h painted
internally and extemall;y
Electricity Available |

Tap Water: Avaa.lable in bettexr ’cypes. ‘Kot available
: in older oness

Welr - Usually provided

Kitchen Cne for a floor of 8 «10 rooms. To-
, gome cases, kitchen is built some distance
from main building or a simple structure
nmay serve as kitchenJ -

Bathrooms My be built some distance from main
building or simple sm:c‘i.ure nay sexve
as bathvoom.

Toilets Pit latrine or pail system built some
distoance from main house or kitchen.

TRADITIONAL CONMPOUND UNITS OR MODIFIED BRAZILIAN

Construction Moterisls: Mud. wallling, beaten earth or cement sand
screte floors, omall wooden windows seb
high or normal sized windows in modified
Brazilian typess Mat, bamboo or card-
board ceilings In some cages, absent



Wall Finishing:

Blectricity:
Tap Water:

Welle

Kitchens

Bathroons

Toilets

31

Building vsually part of a compound
or an agglomerate of houseg "Agbo=Ile®,

Front facing road ray be plastered
usually not rendered internallye.

May or may not be avalilable
Hone

May or may not be available. One nay
serve a compound or “Agho-ile'.

Cooking done in an out house or in
open when cocking permits.

Simple out house uncovered. Pieces
of stones as floor. Bathing alter=
natively done in a giream,.

Compound may have & single pit latrine
usually none. .
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APPENDIX 7T
TRENDS IN THE PRICES GF SELECTED BUILDING MATERTAIS

~1984/9%0

MATERTAL ST rens @)
1082 1985 1986 1987 1988

¢.I.8. (I5) 100 130 180 220 260
Asbestos Roofing
Sheet
(4 x 8") sheet 30 38 38 45 55 65 120 20000
Ashestos Celling . ,
87 % 41 shoot 8 10 12 13 16 19 - 30 275 .00
Hardboard i1 20 20 25 35 50 5 400.00
225mm Sandcrete :
b100ke 0,50 0.90 0.85 0¢85 1450 3.50 3.50 600 .00
Shazp Sand/trip 40 50 60 75 80 90 170 325,00
nggnt per S0ks g 75 12,50 20 27 3B 535 763.53
Gloss Finish 20 27 50 65 70 140 160 T700.00
Emlsion 15 17 17 25 3B 6 75 400.00
PVC Floor tiles 50 50 67 8 88 95 120  140.00

225mm x 225mm

-’ Ceramic floor

title (local Carton 20 22 25 37 45 60 70 . 250400
Flush door 30m % 3% 50 68 95 165 450400
W/H basin (local) 48 55 70 & 160 190 280 483,33
??§§§1§C Suite 130 1% 140 170 250 360 750 476,92
Aviston Water 350 360 600 650 650 800 1,200  2242,86
Heater : .

Bath Tub 400 480 540 500 650 700 1,350, 23750
Gravel 3/4-1%/4 vip 110 130 135 150 200 260 350 218.18
16mm H/T vod/length 14. 25 -28 40 60 150 110 685,71
16m m/s zod" 10 15 28 40 60 150 110 88400
20mm H/T rod" 20 27 3 50 9 1% 170 - 750400
20mm m/s rod® 18 25 30 45 8 170 120 566467
25um H/T rod" % 3% 40 8 110 - 3% 350 1,066.67
25mm m/s rod" 25 35 45 90 120 350 350 15300.00

Source: INwuba, Co (1991): "Private Urban Developmentdin a depressed
Economy" NIESV Conference Paper, Kaduna,
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