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Abstract

This paper examined the residential property rental values and demographic trends of Abaji
City in order to uncover the housing market dynamics in Abaji area council. It is aimed to
study rental performance so as to serve as a guide for potential investors in the study area.

The rental values were obtained with the aid of questionnaire from ten ‘Care takers’ (Estate .

agents) for the period of 2003 — 2013, while population data was obtained from National
Population Census and National Bureau of Statistics archives. The data collected were
analyzed using trend analysis with simple linear regression models of Microsoft Excel,
population projection and growth rate matrix. The study findings revealed an exponential
increase in the residential rental values over the years, there is positive relationships between
the rental values and time, given coefficients of determination R? as 0.9594, 0.8971 and
0.9115 for three, two and one bedroom houses respectively. Also, it revealed the potential
investment opportunity in the residential sector of the study area. This study therefore,
recommends among others that the local planning authority of the Abaji area council should
be more proactive about development control so as to curb urban sprawl as the area is a
potential destination for real estate investors and developers.

Keywords: Rental value, Residential properties, Demographic, Trends

of product or services such as residential
units which in turn is derived from
demographic aggregate dynamics and
profiles. The wuse of demographic
information has been predominantly
restricted to household population forecast
considered essential when estimating future
demand in a given area for which the
demographic data is ideally suited
(Runnels, 1989; Reed, 2001). However,
when property valuers and analyst are
looking towards the future in relation to
housing and investment, demographic
statistics is increasingly acknowledged for

Introduction
Growth in cities is accelerated by the

readiness of the citizens and government to
alienate land for development purposes.
Land alienation is high in Abaji- the seat of
Abaji Area Council of FCT-Nigeria leading
to a fast pace of development especially in
residential sector. As cities develop from
the core to the countryside like the ocean
waves on a beach, the land on the urban
periphery be it farmland, grassland or
forest is alienated for functional urban uses.
The prices of land in periphery of cities in
most Nigeria cities are Very unstable,

expensive and suspicious.
unpredictability of the land prices in
Nigeria cities is a function of population
dggregate and pressure occasioning high
demand. Land appears to be significantly
inelastic in price while demand remains
high (Fasakin, er.al, 2006). Ajayi (1998)
observes that, as economically efficient
cities expand, pressure on land is rcﬂec{ed
in high prices throughout the city. gain,
the demand for land in cities cspe‘mully in
the periphery is a derived demand from that

The their significant contribution towards an in-

depth understanding (Hill & Peterson,
1994). In every part of the world where life
exists, the number of residents within the
area tends to change over time. The
population changes affect the housing
market dynamics of such an area which
need to be understood by policy decision
makers as well as stakeholders in the real
estate investment sector. Therefore, this
study aimed to establish  the future
performance  of ‘residential  property in
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Abaji City by undertaken market feasibility
study and forecast the future trcn-d‘s of
rental values. and probable additional
housing demand.

Objcctives of the Study

The objectives are as follows:

(1) To find out the rental values of
residential properties in the study area

(i1) To examine the rental value
performance ol residential properties in the
study area

(i) To find out housing demand in
relation to population changes of the study
area

Literature Review

Housing is viewed as consumption and an
investment good in the literature.
According to Reed (2001), housing
represents the largest single source of
wealth for individuals and has an important
role in the macro economy. Housing as an
investment requires a performance analysis
of the housing market which the literature
suggests ~ that real estate  market
performance depends on location. Hence,
real estate performance inclusive of rental
trend analysis has to be location specific
(Udoekanem er al., 2014). Rental value
trend of residential properties have been
carried out by various authors and their
studies are examined in the following
paragraph. N

The early study of Mankiw and Weil
(1989) explored the relationship between
demographics and the housing market in
the United States. The study revealed that a
large demographic change stimulate large
changes in the demand for housing.
Similarly, Reed (2001) investigates the
changes in the established residential house
prices in Brisbanc and the study confirmed
strong - relationship  between  established
residential house prices and demographic
variables. Adrian (2012) assesses the City's
I’musing needs of Upper Hutt City in New
Zealand based on demographic chanee
over a period of 25 years. The s(uéy
shm\.‘cd that the Upper Hut City will
require substantial  additiona| dwelling
units due to population growth though \\'ili:\

a declining average household size. [, his
exploratory study. Mulder (2000) regargs
the relationship between housing and
population as a two-sided phenomenon, 4,
exposition of the side one relate o the fact
that people live in households gp4
invariably households need housing, hence,
increase in housing demand will haye ,
push effect for supply of housing in the
area. However. side two link housing t,
population which has to do with three
variables- migration, household formation
and birthrate. (For exposition see Mulder,
2006). Bello (2012) examines residential
property performance in Akure, the study
findings revealed a continuous rental
growth in the two selected area. Similarly,
Adebisi er al. (2015) find out that students
population pressure contributes to high
residential property rental values in the
neighbourhoods in close proximity to the
Federal University of Technology. Akure,
Nigeria. Also.  Ogunleye  (2015)
investigates the performance of residential
properties rental value of government
housing estates in two neighbourhoods of
Akure, Nigeria. The study revealed 2
strong relationship between rental growth
and time; however, he adduced population
deprivation in the study area to lack of
good housing and related infrastructur®
facilities. In another study conducted bY
Chukwu et al. (2015) in Enugu State ©
Nigeria, the study revealed ‘h“(;
infrastructure ~ development i”.‘P“C[F'
positively on the rental values of rcSldﬁ""fl
properties in one of the “;0
neighbourhoods examined. The S‘UIJV
which discovered that rental value g“""(e
in New-Heaven area was higher COTP‘“
to Achara Layout area up to the year = "C'
reported that massive infrﬂb‘“'u"n‘m
development thereafter by the g“"e“."?ﬁy‘
in the latter reduced the gap dr“'q[fcl‘kiw
From the foregoing, apart from M:Sri;m
and Weil (1989), Reed (2001): 2% 4
(2012) and Mulder (2000) who
examined the relationship Jer
demographic and housing markel- , not
studies especially from Nigerid 5_6? his
inquiring in this area and therefor
study fills the gap.
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Methodology
Data for this study came from both primary

and secondary data sources. The primary
data mainly consist of rental value data of
residential properties in the study area,
These include a range of annual rental
values paid for 3, 2 and Ibedroom flats for
the period of 2003 — 2013, from which the
average rental values for each category of
residential property type was arrived at
through Microsoft Excel function. The
rental values were obtained from ten (10)
‘Care takers’ as popularly known in the
study area with aid of questionnaire, ‘Care
takers’ became the source of information
due to nonexistence of registered estate
firm in the study area. ‘Care takers’ are
estate agents who practice estate agency
but not registered with either the Nigerian
Institution of Estate Surveyors and Valuers
(NIESV) or Estate Surveyors and Valuers
Registration Board of Nigeria
(ESVARBON). Secondary data for the
study is mainly population data sourced
from National Population Census (NPC)
and National Bureau of Statistics
documents. The data collected were
presented in tables and the analysis was
done with simple linear regression models
of Microsoft Excel. This was used to depict
the trends in rental values and to compute
the growth rate in the rental values of the
residential properties in the study area. The
second analysis conducted was on the
pPopulation growth rate based on the
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population data of the study area obtained
from NPC (2006) and NBS (2012) as well
as population projection for short term
period (2011 - 2016) and (2016 - 2021).

Tll1e population growth rate was calculated
with the formula:

r=[(P2/P1)"- 1] x 100
Where

r = growth annual rate (in %) ‘
Pl = population at the beginning of the
census period

P2 = population at the end of the census
period

t = number of years of census period

For the population projection is
Pt=Po*(1+1/100)" ............... .(2)
Where

t = number of years of census period

Pt = population after t years

Po = population at the start

r = growth annual rate (in %)

Analysis and Findings
Assessment of rental
progression of the study area
From the average rental values of one, two
and three bedrooms obtained in Senior and
Junior Quarters of Abaji, the trends in the
rental values between the year 2003 and
2013 is graphically illustrated as shown in
Figure 1.

values

e

Years

| S—

Figure 1: Rental values (M) trends in Senior and Junior Quarters Area of Abaji

Figure 1 shows an upward trend positive
"elationship between rents and time. Also,

it revealed the exponential growth of rents
in the area especially for the two and three
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bedrooms houses. The rent passing on the 2
and 3 bedrooms residential property in the
area increase exponentially in the year
2009 compared to 1 bedroom residential
property. However, the rent passing on the
2 and 3 bedrooms residential property
remain stable till 2013 while 1 bedroom
residential property has gain a little
increase in 2012.

The average rental values of one, two and
three bedrooms as obtained in Sabon-Tasha
Area of Abaji are as reported in Table 1.
The trends in the property values of the
area are graphically illustrated as shown in
Figure 2.

Figure 2 shows the average rent passing
1,2 and 3 bedrooms residential proper?}filr];
Sabon-Tasha Area of Abaji. The rep
passing on all the three types of residen; i;]
properties in the area incress.
astronomically 1n the year 2009. Tp.
average growth rate of rent passing in tr:;
area as at 2009 stood at 1.67,2.25 and 275
per cent for 3 bedrooms, 2 bedrooms angl
bedroom respectively. However, the rem
passing on the 2 and 3 bedrooms residentiz|
property remain stable till 2013 while |
bedroom residential property has gain 2
little increase in the average growth rate of
rent passing of 1.25 per cent asat 2012.

Table 1: Average rental values () in Sahon-Tasha Area of Abaji

House 2003 2004 2005 2006 2007
types

2008 2009 2010 2011 2012 2013

One 18,00 18,00 24,00 24,00 36,000 36,000 J
O 1 : 2 2 i il 36,000 80,000 80,000 (I)OG,OO 100,00
B 0
Two 2400 24,00 3600 36,00 80,000 80,000 80,000 180,00 180,00 180,00 18000
Bedroo 0 0 0 0 0 | ' . )
B 0 0 0
Three 36,00 36,00 65,00 650
e : o . 0 (1) 20,00 120,00 (1)20,00 200,00 200,00 200,00 20000
- 0 0 0 0
Source: Authors’ Field Survey, 2013
(’ N
-

S |

- ——t |

® /’\l——l———' :
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]

2 /r'\a\,;// —g— 2 bedm

2 /\4//'\.\*/ ‘-*—3’593?"“

3 »

- |=.___./':'/,/*~°-\/ |
; Years r
Figure 2: Rental val '

' ues (M) trends in Sabon- __/-—ﬂ"/
abon-Tasha Area of Abaji
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yerage rental values (N) in Lipeline Area of Abaji

e 2 A
,Tl':“,s, 2003 2004 2008 2006 2007 2008 2009 2010 20011 3017 2013

TS

W 7800 24,00 2400 3600 3600 60,00 60,00 80.00 8000 5000
Badrod g 0 ¢ 0 0 0 0 0 0 0
m
3600 3600 6000 6000 8000 8000 1200 1200 1200 1200

Two 30, . \ A 120,0
n:;rw 0 0 0 0 0 00 00 00 00 00
m
M« 6000 6000 1000 1000 1500 1500 1500 2000 2000 2000 2000
Beadro 0 0 00 00 00 00 00 00 00 00 50

m
Source: Authors' Field Survey, 2013

Table 2 presents the average rental values
of one, two and three bedrooms as obtained
in Pipeline Area of Abaji during the field
survey. Subsequently, the trend in the
property values of the area is as shown in

Figure 3.

The rent passing on all the residential
properties in Pipeline area of Abaji shows a
linear pattern since 2003 to 2013 (Figure
3). The average growth rate of rent passing
in the area depicts a steady pattern of
growth. The highest increase gain attracted

by the properties in the area was in 2009
with 0.67 per cent and 0.5 per cent for one
and two bedrooms respectively while the
three bedrooms gained 0.5 per cent
increase in the year 2007 and 2010.

Table 3 presents the average rental values
of one, two and three bedrooms as obtained
in Kekeshi Area of Abaji during the field
survey. Next is the trend in the property
rental values of the area as shown in figure
4 below.

(
E_ —A——— A—
e
S . j —o—1bedrm
g /.—~._._.=l=&bedrm
S —a&— 3 bedrm
[
é ’_—._——_.__‘/‘—/l-—-—.‘
Years
o

Figure 3: Rental values (N) trends in Pipeline Area of Abaji

Table 3: Average rental values (N) in Kekeshi Area of Abaji

J

2008 2009 2010 2011 2012 2013

House 2003 2004 2005 2006 2007
!!HES

One 12,00 12,00 18,00 18,00 30,000
Bedroo 0 0 0 0

m

Two 30,00 30,00 4500 4500 60,000
Bedroo 0 0 0 0

m

Three 50,00 50,00 80,00 80,00 120,00
Bedroo 0 0 0 0 0

m

30,000 42,000 42,000 50,000 50,000 50,000

60,000 100,00 100,00 100,00 100,00 100,00

0 0 0 0 0

120,00 120,00 150,00 150,00 150,00 150,00
0

0 0 0 0 0

Source: Authors’ Field Survey, 2013
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Figure 4: Rental values (M) trends in Kekeshi Area of Abaji

Figure 4 shows the steady pattern of rental
growth in Kekeshi Area of Abaji. The
average rent passing on one and two
bedrooms residential property in the area
gained its highest increase of 0.67 per cent
in 2007 and 2009 respectively. While three
bedrooms residential property gained an
increase of 0.5 per cent as at 2007.
However, residential properties rental

values in the area continue to show a
positive relationship with time.

Again from Table 4, all the three
residential property types shows and
upward increase in rental value. The data in
the table 5 is graphically illustrated below
(Figure 5) to show clearly the trend in the
rental flow.

Table 4: Average rental values (N) in Tundun Wada Area of Abaji

|
|
|
|
|
|

House 2003 2004 2005 2006 2007 2008 2009 2010 2011 2012 2013
types
One 1200 12,00 12,00 12,00 18,00 1800 18,000 18,000 70,000 70,000 70,000
Bedroo 0 0 0 0 0 0
m
Two 18,00 18,00 18,00 18,00 2400 24,00 24,000 100,00 100,00 100,00 100,00
Bedroo 0 0 0 0 0 0 0 0 0 0
m
Three 30,00 30,00 60,00 60,00 80,00 80,00 120,00 120,00 200,00 200,00 20000
Bedroo 0 0 0 0 0 0 0 0 0 0 0
m
Source: Authors’ Field Survey, 2013
o - )
(1]
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Figure 5: Rental values (N) trends in Tundun Wada Area of Abaji
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shows the rental values of one and
rooms in the Tundun Wada area of
paji was almost at par betwc_cn the year
',AO(;"; and 2009. The dlf"tcrcncc in .the rental
i -eq of these residential propertics at that
N l.](]. was insignificant as can be seen
3“'0 (he figure S. However, in 2010 there
h-m“ an uﬁinmginnblc rise in the rental
““ls N of two bedrooms residential
\“‘m l:;,ﬁes in the area which gained about
316 per cent increase i:i rent, Furtllcrmorc,
;he three bedrooms in the area in 2011
qttracted an increase in rental value of up to

67 per cent.

Figure 5
rwo bed

In Table 3, all the three residential property
types shows and steady increase in rental
value. The data in the table 6 is graphically

Sule,
F.C.T Nigeria

1IIustmteq below (Figure 6) to show clearly
the trend in the rental flow,

Similarly, the rental value trends in
Abbattior area of Abaji show a similar
pattern of rental growth in the year under
review. In the Figure 6 above, the rental
values of one and two bedrooms in the
Abbattior area of Abaji was almost at par
between the year 2003 and 2009. The
difference in the rental values of these
residential properties at that period was
insignificant. On the other hand, in 2010
there was rental value growth of 316 per
cent for two bedrooms residential
properties in the area. Besides, the three
bedrooms residential property rental values
in the area rise by 67 per cent in 2011.

Table 5; Average rental values (M) in Abbattior Area of Abaji

House 2003 2004 2005 2006 2007 2008 2009 2010 2011 2012 2013
tvpes
0::: 12,00 12,00 12,00 12,00 18,00 18,00 18,000 18,000 70,000 70,000 70,000
Bedroo 0 0 0 0 0 0
?wo 18,00 18,00 18,00 18,00 24,00 24,00 24,000 100,00 100,00 100,00 100,00
Bedroo 0 0 0 0 0 0 0 0 0 0
q']hrcc 30,00 30,00 60,00 60,00 80,00 80,00 120,00 120,00 200,00 200,00 200,00
Bedroo 0 0 0 0 0 0 0 0 0 0 0
m
Source: Authors’ Field Survey, 2013
ff‘"'—" P ‘—\
g

-0

% / —¢—1 bedrm
:z'; /‘_\_/ —&—2 bedrm
Q

3 o B T'bedrm
>

8

=

U

= Pﬁ/ g M—L—‘/
N , . -
Figure 6: Rental values (N) trends in Abbattior Area of Abaji
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Figure 7: Statistical analysis of average annual rental values (M) tre

Figure 7 shows the overall annual average
rental value trends of one, two and three
bedrooms residential properties in Abaji
City as a whole. It can be seen from the
figure 7 that the annual average rental
values of residential properties in the study
area depict a progressive increase over the
years. The positive relationships between
the rental values and time have the
coefficients of determination R? as 0.9594,
0.8971 and 0.9115 for three, two and one
bedroom houses respectively. These results
depict a high strength correlation between
time and rents.

Figure 8 shows the projections in the rental
values of the residential property in the

=
nds in Abaji City (Residential properties)

shown in the graph above. The projections
to the year 2021 revealed the R of the
three residential housing types in the area
as follows: 0.9918, 0.9794 and 0.9816 for
three, two and one bedroom houses
respectively. These results indicate that all
the three types of residential houses in the
area will be more profitable in future. The
R? values of all these residential properties
are high; however, it is clear that the three
bedroom residential ~houses have e

highest R? value (0.9918)- This shows th!
of the rental value
residentid

ation in thé

about 99 per cent
variation of the three bedroom

houses is explained by time vari
model.

study area based on linear equation as
e == == )
——3bedrm —&—2bedrm ——1bedrm
y= - 7
s R?=0.9918
© y = 13885x - 3E+07
_E - 44—
3
=
_m
-3
[
g
o

\_

Figure 8: Statistical analysis of projected average annual rental values (N) tren

properties)
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Analysis of population growth of
the study area o

According to  the Nnu.mml' P‘?PUlation
Census (NPC) conducted in Nigeria during
the year 1981, _'1_991 and ?.006_, the
population of Abaji is as shown in Table 6.
However, National Bureau of Statistics
(2012) document revealed a projected

‘population of Abaji from the year 2006 to

2011 as shown with asterisk in Table 6.

Sule,

al Values Trends in Abaiji City, F.C.T Nigeria

on the aver

age basis of 4.5
persons per numbers of

household will result to 19.566

using as other things are held
constant.

Conclusion

This s.tudy has shown that, the rental value
of residential Properties in Abajj City has
8rown over the vyears, and the future

projected rental value of the residential
Properties in the area

) ' revealed an
!The projected population growth of 2016 exponential growth rate, Although all the

(Table 6) is based on the established three types of residential properties
‘population census of 2006 and the examined in this study have very high R?
projected population of 2011 by National values  which are practically and
Bureau of Statistics (2012). As such, the statistically significant, however, the 3-
projections are a conservative estimate of ~ bedroom residential houses have the
the iincrease in population between 2006 highest R” value of (0.9918). Besides. the

'_ Table ¢ Trend i

s 1981 1991 2006
Lopulation 3360 7,081 s8.642

and 2011 (see Table 6 & 7).

Over the last decade (2006 - 2016), Abaji
has experienced population growth of 0.15
percent per annum. Focusing on the next 5
years, if the recent trends were to continue
based on the annual average growth rate of
projected population of 2011 to 2016
which stood at 0.09 percent per annum to
2021. Hence, the change in population
indicates 88,047 people will need to be
accommodated by the year 2021 (Table 7).

| Funhermore, the projected population
_' figures are converted to an estimate of

'®quired  dwelling units using the
anticipated average number of residents per
household in Abuja which is 4.5 (NBS,
2012 pl10). Therefore, on the

1 afOﬂtmf:ntioned scenario, the required

ousing units for the population of 88,047

n population growth of Abaji

projected housing need or requirement of
the City based on medium term (2016 -
2021) according to assumptions  as
described in the analysis suggest that there
will be sufficient demand. Evidently, an
addition of about 3, 913 housing units are
required annually to cater for the ever
increasing population of the study area.
Hence, Abaji City in Abaji Area Council is
a 'destination for potential real estate
investors and developers for optimal
investment returns. However, this study
recommends that the local planning
authority of the Abaji area council should
be more proactive about - development
control so as to prevent sprawl formation in
the area. Furthermore, this study
recommends that demographic trend
should be given attention as this influence
cities growth.

2008 2009 2010 2011

70.630F __77513* _ 85068* 03339+

- i 2012
Sources: National Population Census (2006) & *Projected Population by NBS (2012)

te of 0.097 percent p.a.
%d population growth, at an average growth ra e PTE T
021
s 2006 2011 - 2016 302 1707 t8082047
-~ 2ulaion 58.642 93359 148,655 236702 59
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