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Abstract

The study exomined the effect of environmentol quolity on rentol volues of residentiol
occommodation ot the peripheral neighbourhoods of Minno, Nigerio. Cluster sompling method
wos employed in the selection of sompled oreos ond, six neighbourhoods were rondomly selected.
Somple size of 600 wos drown out of the totol 18,387 households in the sompled neighbourhoods
using Adoms et al. (2007) simplified formulo. Estimotion rote of 50% ond precision ronge of +4
were odopted in determining the somple size. Vorious houses ond infrostructure ottributes were
used in ossessing environmentol quolity, while current rent possing in the yeor of study wos
odopted. Peorson moment correlotion coefficient wos employed in ossessing the relotionships
between environmentol quality ond rents using environmental indices ond meon rents. Results
reveoled o moderate lineor relotionship between environmentol quolity ond rents in the
neighbourhoods (= 0.48, N= 591, p=0.000). The coefficient of determinction (r2 =0.23), implied
thot only obout 23% voriotion in rents in the selected peri-urbon neighbourhoods con be ottributed
to environmental quolity foctors; other voriotions in rents ore exploinoble by other foctors reloting
to physicol, legol ond locotionol ottributes of individuol building. The implicotion is thot,
developers invested in location thot promised them optimum returns over o period of time without
much considerction to the quolity of the environment. The study recommends routine housing
maintenonce, infrostructure provision ond refurbishment for the ochievement of qualitotive ond
sustoinoble environment.
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1.0 Background of the Study

It had been established through
research that environmental quality
plays crucial role in the determination
of real property values, especially in
housing price determination. Minna
peri-urban areas lack adequate
infrastructure in terms of quality and
quantity to support the increasing
development in the areas.

The development of o peri-urbon oreo
is on inevitoble consequence of urbonizotion.
As cities grow, the peri-urbon oreo moves
outword in woves (Nottinghom & Liverpool
University, 1998; Adell, 1999). As oresult, the
boundaries between rurol ond urbon oreos ore
grodunlly phosing out due to ropid urbon
populotion growth ond exponsion of the built—
up orecs (Simon et al., 2004). There is no more
visible clenr cut lines os to where urbon oren
stops ond where rurol storts. Jones & Visorio
(1997) equolly mnintoined thot the boundaries
between urbon ond rurol oreos are getting
blurred,
developing ond developed notions of the
world. The benefits ond bone of city growth
extends for into the urbon fringe. Orgonizotion
for Economic Cooperation ond Development
(OECD, 1979) observed thot, the impocts of
economic ond physicol growth of the urbon
oreo ore not only limited to the urbon

o condition common to both

bounduaries; but reoch for into much wider
oreos oround the urbon centres known os urbon
fringe oreos or peri-urbon orecs.

Peri-urbon oreos ore chorocterized by
high, ond often increosing populotion density,
smoll lond holdings, rich countryside homes,

in Peri-urban Neighbourhoods of Minna, Nigeria

poor slums, diverse sources of income, o Iock
of regulotion, contested Iond tenure rights,
uncoordinoted conversion of formlond to
housing, pollution, environmentol problems,
intensified resource exploitation, consideroble
economic dynomism ond o severe lock of
service provision (Friedberg 2001; Simon et
al, 2003; Briggs 1991). The resultont impoct of
these problems is evidenced more on the
quality of houses ond infrostructure in the
oreos in which mojority of the inhobitonts ore
low-income ecrners. McGee (1997) noted thot
one of the environmental ond social chollenges
of the century will be the ropid ond sustoined
incrense of populotion expected in the fringe of
the extended metropoliton regions of the
developing world, where the city is exponding
ond industrial octivity being relocoted.
Environment in the generol term refers
to every living ond non-iving things in o
particulor hobitat. It includes lond, air, woter,
plonts ond onimaols, buildings ond other
infrostructure, ond oll of the noturol resources
thot provide bosic needs ond opportunities for
sociol ond economic development of mon
(Social Report, 2003). Ropoport in Omaor
(1993) maintoined thot environmentol quality
denls with the physicol environment os well os
the perceived environment ond defined os the
moteriol ospects of the physicol which hove
certoin effects on people. Environment in the
context of this study is confined to the physicol
component of the environment, thrt is, the
built environment which is bosicolly
everything thot is hummonly crected, modified,
orronged or mointoined (Choudhory & Adone,
2012) ond such includes houses ond
infrostructure supporting the houses. Rent is o
periodic poyment mode by o tenont for the use
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of o property of onother person known os the
londlord (Adegoke, 2005). Volue of real estote
is o function of physical, locotional ond legol
chorocteristics of the property (Ling & Archer,
20006), influenced by increose or decreose in
populotion, chonge in oge distribution of
populction, chonge in toste ond foshion,
chonge in technology, chonge in building
methods, chonge in building cost, inflotion ond
deflotion, chonge in culture ond plonning
control, institutional foctor, locotion ond
complementory uses (Millington, 1979;
Oyebonji, 2003).

Reloted studies (Jim & Chen, 2006;
Chun-Chmng et al., 2013) hove ottributed
increose in property volues to improvement in
environmental quolity. However, with the
present deploroble conditions of most
neighbourhood infrostructure os evidenced in
poor roods, broken woter pipes ond blocked
droinoges omongst others in Minno peri-urbon
arecs; it is expedient to exomine the effect of
such environmentol condition on rents within
the oreos. Findings of study will help relevont
environmentol monogement ogencies in
decision moking for the ottoinment of o
sustoinoble environment.

2.0 Environmental Quality and
Real Property Value

Empirical studies hove ottributed
incrense in property volues to improvement in
environmentol quolity. Presence of
infrostructures such os waoter, electricity,
odequote woste disposol system, sewoge,
roods ond droinoges omongst others hos greot
influence on the quolity of the environment.
Jim & Chen (2006) observed thaot key

environmental foctors influencing housing
prices in Chino ore presence of green spoces
ond proximity to woter bodies. Similor study
in Toiwon by Chun-Chong et al. (2013)
reverled thot in-house environment, security,
environmental quolity, sports ond leisure,
hove more impoct on residentiol satisfoction
within the oreo. As such, household will be
willing to poy more for property in the oreo
where they con best obtoin moximum
sotisfoction. Chong & Lin (2011) odopted o
hierorchicol lineor modelling opprooch to
estoblish the relotionship between
neighbourhood chorocteristics ond house price
in Toipei, Toiwon. Findings from the study
indicote thot oport from other physicol
chorocteristics, neighbourhood ottributes
porticulorly the quality of the environment ond
the ovoilobility of sports ond leisure focilities
hove the most significont impoct on house
prices in the study oren.

Residentinl property volues could also
be enhonced by the presence of tree shodes in o
neighbourhood, which mny give rise to certoin
benefits to those residing in the property
including odditional privocy ond cesthetics
(Bello & Yocim, 2014). Islom (2012)
exomined o set of neighbourhood
chorocteristics to determine how they
influence house prices in the city of
Edmonton, Alberto, Conodo. It wos found thot
omong the severol voriobles tested, the level of
household income ond odjocency to rovines
ore the most significont vaoriobles thot
influence house prices positively. It wos noted
thot olthough crime rote hos o negotive impoct
on house price, the impoct is negligible.

A study by Hite et al. (2001) onolyzed
o combinaotion of some structurcl, locotional
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ond neighbourhood nttributes' effect on
property volues os well os property toxes. The
study poid speciol ottention to some
environmentol dis-omenities especially the
presence of Iondfills close to residentiol
properties. The results show thot proximity to
Iondfills hos more significont negotive effect
on property volues thon on property toxes. It
olso suggests thot closing londfills will not
necesscrily eliminote property-volue impocts.
In other words, both open ond closed Iondfills
will exert negntive impoct on property volues.
Reloted studies in Nigerio reveoled
thot occessibility, rent, tronsport
improvement, quolity of neighbourhood,
infrostructurnl  focilities ond  government
regulations ore foctors influencing 1ond volue
in Logos Metropolis (Oloyiwolo et al, 2005).
Olnyinkoet al. (2013) observed thot proximity
to the mojor tronsport route, number ond size
of’bedrooms, conveniences, good occess roods
ond droinoges ond security ore the mojor
foctors offecting property volues within
Mogodo neighbourhood in Logos Staote.
Similorly, Oduwoye (2009) muintoined thot
cost of Iond hos direct beoring on the quality of
development in ony neighbourhood. The
reseorcher observed thot residenticl lond
volues ore high in the low density oreos ond
lower ot the high density oreos of Logos state.
Fomuyiwo & Otegbulu (2012) ottributed
increaose in property rentol volues to
ovoilobility of woter infrostructure within o
neighbourhood. A study by Akinjore et ol.
(2011) olso reverled thot property volues rise
with increosing distonce from londfills while
property locoted close to the londfills
experienced reduction in volue in Logos Stote.
However, Udoka (2013) identified
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curb appeal (first thought that people have as
they are driving by a property),
neighbourhood quality, presence of
infrastructural facilities and the economic
situation in a place as major factors
influencing property value.
accessibility was identified by Alimi et al.
(2014) as major factor influencing what
household will pay as rent in a particular

Again,

location. The relationships between
environmental quality and real property value
cannot be undermined as it is evident that
household will prefer to stay in a good
environment where they can enjoy maximum
benefit in relation to rent or land value

expended.
3. Methodology

Selection of sampled neighbourhoods and
Sample size Determination

There ore 25 neighbourhoods in
Minno; cluster sompling technique wos
odopted in the selection of sumple orecs for the
study. The peripherol residentiol
neighbourhoods were zoned into three
nomely; South-West peripheral, North-West
periphercl ond North-Eost peripheral zones
with eoch zone representing o cluster. Two
neighbourhoods were rondomly selected
within eoch cluster (zone) to ensure equal
representotion from eoch zone. The selected
neighbourhoods formed the somple oreos for
this study ond they include Borikin-Scle ond
Shongo from the South-Western zone while
Fodikpe ond Dutsen- kuro (Gwaori) were
selected in the North-Western zone ond the
North-Eostern zone hos Bosso ond Moitumbi
(Figure 1). A stmple size of 600 wos drown out
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of the total 18,387 households in the sompled
neighbourhoods using Adoms et ol.(2007)
simplified formulo (n0 =Z* o/, x P(1 - P)/dz).
Estimotion rote ond precision ronge of 50%
ond +4 respectively were odopted in
determining the somple size. The somple size
waos distributed proportionaolly omongst
selected neighbourhoods while systemctic
rondom sompling technique wos odopted in
the odministrotion of questionnaoires. Doto
onolysis wos conducted using descriptive
(meon; percentoges) ond inferenticl stotistics
(correldtion; significonce test).

Technique for assessing environmental
quality and Rental value

Houses ond infrostructure conditions
were ossessed using 29 varioble (Appendix 1)
while current rents possing on residenticl
property for the yeor 2014 were used in the
study. Voriobles used in ossessing
environmental quolity were roted on 5 point

scole ond summed up to determine the 'perfect
condition' score. A summation of oll scores by
oparticulor neighbourhood wos divided by the
totol possible score of on ideal neighbourhood,
thot  1s,
environmental quolity index number. For the
purpose of this study, oll buildings ond
infrostructure voriobles used in the ossessment
of environmentol quolity summed up to
twentynine (Appendix I). The roting scole
wos odopted from AAPPA— Austrolion
Associotion of Higher Education Focilities
Officers, (2000) ond ronges from 0 4 (Very
Poor= 0.00-0.19; Poor 0.20-0.49; Foir 0.50—
0.74; Good 0.75-0.94 ond Excellent= 0.95—
1.00). Meon environmentol quolity indices
derived from eoch neighbourhood wos
correloted ogoinst the meon rentnl evidences in
the sompled neighbourhoods using Peorson's
Moment Correlation coefficient to ossess the
effect of quaolity on rents. Results were
presented using tobles ond figures.

the “perfect score” to get the
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Figure 1: Mop of Minno Showing the Selected Neighbourhoods

Source: Author, 2014
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4.0. Resultsand Discussion

4.1.  Environmentol Quality ond Rents
ocross Sompled Peri-urbon Neighbourhoods

Results of onaolysis reveoled thot housing
chorocteristics  differed
neighbourhoods; vorying from old dilopidated
structures to foirly new ond modern structures.

ocross selected

Field investigotions ond doto onolysis showed
thot Fodikpe
neighbourhoods hod more numbers of modern
houses thot were still in good structurnl
condition thon the other four neighbourhoods.

ond Dutsen—kuro

On generol ossessment, condition of houses in
Fodikpe roted high on the condition scole with
condition index of 0.79; which implied thaot
houses in the neighbourhood were generolly in
good condition while conditions of houses in
the other five neighbourhoods roted foirly on
the scole with indices ronging from 0.62 to
0.74; with Moitumbi neighbourhood hoving

in Peri-urban Neighbourhoods of Minna, Nigeria

the leost index. Infrostructural conditions olso
rated foirly on condition scole, with condition
index scores ronging from 0.52 to 0.65.
Conditions of infrostructure in Bosso,
Muoitumbi ond Shongo neighbourhoods were
the worst omongst stmpled neighbourhoods
with condition index score of 0.52, 0.55 ond
0.56 respectively. Conditions of infrostructure
in Fodikpe, Dutsenkuro ond Baorikin-sole
rated better thon the first three neighbourhoods
mentioned with condition indices scores of
0.65,0.61 ond 0.60 respectively.

Meon rent (N152, 400.00) in Fodikpe
neighbourhood is higher thon the other five
neighbourhoods. The lenst meon rent
(IN37,169.60) wos recorded in Muoitumbi
neighbourhood; even though it roted equolly
with Bosso in term of environmental quolity
index (Toble 1).

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

S/N Neighbourhood Mean Infrastructure Mean Building Mean EQI Mean Rent
Indices Condition Indices ()
1 Shongo 0.56 0.67 0.62 62,377.78
2 Fodikpe 0.65 0.79 0.72 152, 400.00
3 Dutsen—kuro 0.61 0.74 0.68 94, 340.43
4 Buarikin-sole 0.60 0.71 0.66 80, 523.81
5 Moitumbi 0.55 0.62 0.59 37, 169.60
6 Bosso 0.52 0.65 0.59 61,300.33

42. Relationships between
Environmental Quality and Rents

The result of correlction between
environmentol quolity ond rentol volues
reveoled moderate significont relotionship in
Shongo neighbourhood (= 0.524, p= 0.000),
while onolysis reveoled very weck non—
significont correlation between environmentol

quolity ond rents ®= 0.202; p= 0.285) in
Fodikpe. Environmentol quolity occounted for
only insignificont 4.08% (r2= 0.048) variotion
in rentol volues within Fodikpe
neighbourhood; which implies thot 95.92%
voriction in rents in the neighbourhood is
ossocioted with some other foctors such os;
physicol, legol ond locational ottributes of
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individuol houses other thon environmentol
foctors. There is o moderote correlotion
between environmentol quolity ond rentol
volues (0.560, p=0.000) in Dutsen-kuro while
strong positive correlotions existed between
environmental quolity ond rents in Baorikin—
sale (r = 0.766, p= 0.000). The coefficient of
determination (r') = 0.587, on indicotion thot
obout 58.7% vaoriotion in rents wos exploined
by environmentol quolity in the
neighbourhood (Toble 2; Appendix IT).
Moderote positive correlotion wos
observed between environmentol quolity ond
rentol volues in Bosso (= 0.55, p= 0.000) ond
werk correlotion in Moitumbi (1= 0.312, p=
0.00). Results of summary of onalysis (= 0.48,
N= 591, p= 0.000) for all sompled peri-urbon
neighbourhood (Toble 2) reveoled moderote
significont correlation between environmentol

quaolity ond rents in the neighbourhoods. This
implied that, only 23% variotion in rents in the
peri-urbon neighbourhoods con be ottributed
to environmentnl quolity foctors while 77% of
the varictions in rentol volues con be ottributed
to other foctors.

These findings ngreed with thot of
Adomo (2011) who observed thot influence of
neighbourhood quolity on property volue wos
very minimol in Minno neighbourhoods.
Using regression onolysis, he observed thot it
wos only 7% varigtion in rents thot wos
exploinoble by the quolity of the environment
ond concluded thot there were other
unexploinoble foctors which occording to Ling
ond Archer (2006) could be physicol,
locotionol ond legol chorocteristics of  the

property.

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

Neighbourhoods of Minna.

Peri- Urban Areas Valid Cases(N) Correlation® Sig. Level
Shongo 45 0.524** 0.000
Fodikpe 30 0.202 0.285
Dutsen-kuro 47 0.560** 0.000
Borikin-sole 42 0.766** 0.000
Muitumbi 125 0.55%* 0.000
Bosso 302 0.312%%* 0.00

All Selected Neighbourhoods 591 0.48%* 0.000

** Correlotion is significont ot the 0.01 level (2-toiled).

50 Conclusion and

Recommendations

The poper exomined the relotionship
between environmentol quolity ond rentol
volues in the peri-urbon neighbourhoods of
Minno. Results of onalysis reveoled thot there
is slight difference in the environmentnl

quolity os depicted in the different
environmentol indices volue. Anolysis of
environmentol quolity ond meon rents
reveoled moderote lineor relationships
between quolity of the neighbourhood ond
rents. This simply implies thot the higher the
quolity of the environment, the higher the
rental volue of residenticl occommodction.
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This con be seen in the cose of Bosso ond
Fodikpe, where similor property commond
different rentol volue. The reseorch
estoblished olso thot the volatility of property
in selected oreo is o function of number of
choices ovoiloble to tenonts. Also, it shows
thot investment in different neighbourhoods
will yield different return over ond obove the
construction cost.

Conclusively, this research hos shown
the trend of investment in the future os
developers will prefer locaotion thaot will
provide moximum return on their investment
over o period of time. It is therefore
recommended thot government ond
community concern should focus on
infrostructure provision ond refurbishment of
existing ones. Also, investors in residentinl
housing should imbibe routine mointenonce in
order to improve the quality of the houses,
thereby enhoncing the quolity of the
environment.
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