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RESiIilIENTS’ PERCEPTION OF DETERMINANTS OF HOUSING
QUALITY OF ABAJI CITY, FEDERAL CAPITAL TERRITORY,
| NIGERIA
SULE, Abass Iyanda
Abstract

This paper evaluates the resident’s perception of determinants of housing quality of Abaji

City. Data were collected through structured questionnaire and administered based on stratified
random sampling (zones of traditional and non-traditional residences). Data collected for the
evaluation include, house structural characteristics, in-house and environmental Sfacilities. Analysis of
data was done by factor analysis with statistical package for social science (SPSS 10.0) and Excel
package. The mean housing quality of each houses sampled were arrived at afier scoring the variables.
The results depict that; compound houses and bungalow dominate Abaji City, and generally the city
lack houses with good quality. There is also no significant difference in type of houses Sfound in both
cones. However, there is positive relationship between the type of building and rental value, and
between road accessibility and rental value of a house. Based on the findings, it is recommended that,
the appropriate officers of local authority to prevent further development of ram-shackle buildings in
the area must enforce building regulations. Moreover, constant improvement on the infrastructural

Jacilities to cater for population explosion in the nearest future of the area is necessary for sustainable
development.

KEYWORD: Housing structural characteristics, Housing amenities, Environmental Sfacilities,
Housing Quality,

Introduction

A UN-Habitat (2006) estimate had indicated that more than one billion of the world’s
city residents live in low quality housing, mostly in the sprawling slums and squatter
settlements in developing countries. Other similar estimates also indicate that almost a billion
people already live in slum conditions characterized by insecure tenure, inadequate housing,
and a lack of access to water or sanitation around the world; and that slums are growing
dramatically within the world’s poorest cities, particularly, in Sub- Sahara Africa and Asia
(UNDP, 2005; UNHabitat, 2007). Deteriorating physical characteristics and limited access to
social services characterize much of the housing stock in Ghana (Twum-Baah, Kumekpor and
de Graft-Johnson, 1995). The situation is not so different in Nigeria. Compound housing
dominates the housing types (about 72% in 1991/92 — Ghana Statistical Service, 1995),
followed by huts, single family and multi- family (flats/apartments) housing. The traditional
compound house consists of a large rectangular structure, generally 7 or more rooms ranging
around three sides of a courtyard. Most huts are found in the rural areas, while flats and other
housing types are common in urban areas. (Fiadzo, 2004). “The concept of housing is more
than merely a physical shell”. Housing encompasses all the auxiliary services and community
facilities, which are necessary to human wetl-being. Therefore, it shouid be considered an
“extension of human frame. It should respond to the needs of its inhabitants both in function
as a garment does”. (Majzub, 1978). Morenikeji (2006) posited that, between 60% and 70%
of urban environment made up of houses and thereof, the quality of urban environment
depends largely on the quality of the houses, Apart from the houses, household and
neighbourhood facilities and sanitation are also germane to the high quality of the urban
environment. Therefore, refuse disposal system, availability of water and energy, road and
drainage system if they can be measured can give a clue to the quality of the environment. It
is on these premises that, this paper evaluate housing quality in relation to environmental
quality of Abaji city, Abuja, Nigeria.
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i jectives of the Study . ' : ‘ .
A nl‘('ll‘l(\)t:bl{i|11 is to assess the housing quality with a view to give clue to énvironmentg]
i ji ci jecti follows:
uality of Abaji city. The objectives are as . ‘ ‘
:l Tz) identify and map out the type of residential houses in the study area.
¢ To assess the quality of the houses identified in the area.
* To assess the availability or lack of infrastructure facilities in the study area.
L]

To measure the correlation between housing quality and corresponding house valyes
(Rental value).

Research Hypotheses
Hypothesis: 1

H q. There is no significant relationship between buitding type and rental value.
H 1t There is significant relationship between building type and rental value.
Hypothesis: 2

H o: There is no significant relationship between accessibility (road network) and renta] value,
H ,: There is significant relationshi

p between accessibility (road network) and rental valye,
Hypothesis: 3

H o: There is no significant difference in infrastructural facilities available in the two selected
zones of the city.

H,: There is signifi
zones of the city.
Hypothesis: 4

Ho: There is no significant differen
the building items in Abaji city, (
Hi: There is significant differenc
building items in Abaji city,

cant difference in infrastructural facilities available in the two selected

ce in the quality of materials used for houses, condition of
Wall, floor, window and ceiling).

¢ in the quality of materials used for houses, condition of the
(wall, floor, window and ceiling).

Background to the Study Area

The Federal Capital Territo
naation. It lies between latitudes 7° 20 and 8° 25 North of the Equator, and between longitudes
6" 45°E and 7° 39°E. 1t occupies a space of about 250 Square kilometers. It is bounded to the
North by Kaduna state, to the East and Southeast by Nassarawa state, to the South-west by
Kogi state and in the West by Niger state,

. The Federal Capital Territory is divided into six (6) area councils namely; Abuja
municipal area council, ngri area council, Gwagwalada area council, Kwali area council,
Kuje area council aqd Abaji area council, Abaji area council, according to the Ministry of
Federal Capital Temtory (M.F.C.T) yearly bulletin 1993, pg.16, the area covers an
17,000 square kilometers wi i d population of
who is the
the chairman Abuj i

ry (F.C.T) is located in the geographic centre of the

area of
700,000 people. The town is

traditional ruler of Abaji and at the same time
ers.

Egbuira, Hausa, Nupe, Ganagana, Gwari
'S people the town, Others |ike the Yoruba and Igbo are now living

house demolition in the main Abuja city
Wn up in population and many squatters are
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Figure 2: Abaji Area Council Map, Federal Capital Territory, Nigeria.

Literature Review

. According to Jinadu (2007), studies and real life experiences have shown that
majority c_)f the low-income earners in the developing world live in substandard housing and
poor quality neighborhoods. There are two dimensions to the problem poor housing quality.
First, most of the units in the core areas of our traditional cities are consistently growing old
wnt_h l_mle or no maintenance. Second, the problems of low-income and poverty of the
majority have resulted in the construction of substandard housing and the creation of low
quall_ty neighborhoods, which are deficient in basic services. Eldredge (1967) asserts that
housing represents a bundle o goods and services which facilitate and enhance good living:
and a key to neighbourhood quality and preservation. Likewise Agbola (1998) concludes that
housing is a combination of characteristics which prow‘d’e' a unique home within awy
neighbourhood; it is an array of economic, social and psychological phenomena. In
otherwords, housing could be seen as a multidimensional package of goods and serv bt
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ptending beyond shelter itself The yeeq to
ualitative) housing therefore, requires g, “ndea

according 10 Onion, cited in Afon (2000),

pe used when describing the nature, cond;

rs j
IS a mental
lion or pro

' _ elements at a particular point in i

. oint

( Anar‘ﬂha"afa’?' 1 983,1 _()lc?ylwola,. et al, 2006). In assessing the quality orpszll?tal;i’;iot:n;;
housing, prevzo‘us qua zta_nve Studies have identified some criteria as relevant indicat
quality evaluation in residential development. Amon o oted the

o g such is Abloh
housing acceptability should take into account, type 9(1950); whomoted that

: inl of construction, materials used, and
amount of space, services and facilities, condition of facilities within and outside dwelling,

function and  aesthetics among many others. Ebong (1983) identified aesthetics,
ormamentation, sanitation, drainage, age of building, access to basic housing facilities,
burglary, spatial adequacy, noise level within neighbourhood, sewage and waste disposal, air
pollution and ease of movement among others, as relevant quality determinants in housing.
However, Hanmer et al. (2000), conclude that qualitative housing involves the provision of
infrastructural services which could bring about sustainable growth and development
through improved environmental conditions and improved livelihood. In determining the
quality of residential development, the Scottish housing Standard stipulates five basic criteria
which provide that housing must be in compliance with tolerable standard, free from serious
disrepair, energy efficient, provided with modern facilities and services, and that it must be
healthy, safe and secure (Neilson (2004). Also, the Housing Corporation of Britain (HC,
2007), outlined three basic indicators in determining quality of any ho'usz_ng developn.zent.
These are; location, design and external environment of the house. T hefe‘ :_ndzcators consist of
variables such as; access to basic housing and communitg_v facilities, the ‘I"ﬂl"_'y of
infrastructural amenities within housing neighbourhoods, spatial adequac;); and quagg; Z{
design, fixtures and fittings, building layout and landscaping, noise _‘md po “"t‘;”;‘:""}aﬁow
well as security, among many others. There are however ;:edsgcczt;;n; uﬁ‘azft'; e
studies that a single variable may not be suﬂicwbn';i ma:d qualitative assessment should
residential development; therefore, hotsing acce;{tc; I sz)d amount of space, services, spatial
also take into account type of constructions, matet ’_S: ;:n 4 aesthetics, among others (Olu-Sule
arrangement and facilities within dwellfngsn ﬁmc'z have indicated that a more appropr iate
and Gur, cited in Jiboye, 2004). Previous studies hav

1 i j ent is through the affective responses
method of evaluating the quality of the built erzv;‘zi;‘l:; ot s, e s e

based on the user’s assessment (PKeldemf’m:tﬁgy evaluate housing quality in relation to
2010). 1t is on these premises that, this

environmental quality of Abaji Citys FCT, Nigeria.

i el _ From the author’s
Mate"akbm"'dclytl;u;g:ally divided into two zones and it 15 taking as such. FT
aji City n

; i dom sampling.
: ch is stratified ran
residence. The sampling technique used for this researc | residence and zone of non-

j -G ined. As a result, the

omples draom from two el Zonez,lalticon of the city Was ot d[;t::F;n;:mogenous nature

.. . -4 0 . . : !
t;gdnllor'\al residence. Thg EOfJir:jgtg bpe non-probablllty sa;nﬁgzsge D ey five houses, while

4 = ch € :
ofl:razgpn s?mpl_id coulthe syste matization ad been eathc non-traditional residence, 200
o o] st ence, tal houses sample frOﬂt] houscholds were given tO assess their
QUe:t?S ips o rfi?l??gulfed in both zones (head ©

lonnaires was distrl 3

hoUSe).

47

Scanned with CamScanner



Table 13 Distribntion of Questionnaires and Percentage of Responses

Sule Abass lyanda

Zones Number Of Number Of Percentage Or
Questionnalre | Questionnalre | Questlonnalre
Administered | Returned Returned

Traditional residence . 100 49 49.0

Non-traditional residonoe 100 56 56.0

Total 200 105 52.5%

Source:- Author's 111 .\:hrvcy. (2008)

Table 1.52.5" ol the questionnaire distributed were completed and
response may be it huted to People being sensitive to Abuja experience
houses. Data collccic i were analyzed by SPSS softwa
presented in tables, n.ap, and ficquency distributions.

returned. The low
: of demolition of
re (regression analysis). The results

Results and Discussion
Housing Survey o \haji City

Table 2: Xlousing Types in Abaji City

Cumulativ
Frequenc__Percent| Valid Perce  Percent
buing low 34 31.2 32.4 32.4
seni-delached 13 11.9 12.4 44.8
storev building 4 3.7 3.8 48.6
tracitional compound 38 34.9 36.2 84.8
roo g (face o face) 16 14.7 15.2 100.0
Tolnl 105 96.3 100.0
LTotal —1.105.00___100.0

Source: - Author’s 1.1 Survey, (2008)

Fig. 3: Map of the Siudy area, showing different types of buildings

Housing Quality /' 1sured

Since Lo ity is a composite good, comprising many product characteristics,
asetof 31 items v aluated for sealing into a housing quality index for the Abaji City.This
is assessed by the | oo structural characteristics in —house and environmental facilities. Each

of these variables nsioned valucs,

The higher the quality, the higher the score awarded e.g.
Bungalow was assiiood 5, Semi-d

clached was assigned 4, Storey building was assigned 3,
Traditional comp: 1 ' was assigned 2, Rooming (face to face) was assigned 1. Detailed
property informati . was collected for assessing the building qualities. 31 factors were
considered and i 1y determine (e quality. These included condition of doors, windows,
floors, roof, and = s 10 witer nong others. Rental values obtained directly from the

respective tenais ' property owners. The mean housing quality of each house sampled
arrived at after the variihles,

Based o n-hovsing quality arrived at, the highest mean quality is 3.42 and the
least is 1,66, (& 1), Ba od on these figures, we can then categorize the quality of the
houses as follow -

(i) Less tha 199 = Exviremely poor
(ii) 200 =Very poor

(iii) 241 = Pour

(iv) 2.81 b Unir

W) 321 bove = Good
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prom this cut-off, the housing type qualities for both zones were gi
Iven in Table 3 below:

Table 3: Housing Quality bascd on the compositing above

E\Es'___,,____ gouzi“g Quality Measured B}

i 00 Fair | Poor .

odonal residence {2 14 |22 Yse Ly poor | Extremely poor | Total

Non.uaditional residence | 23 24 9 - 6 29

Toul ___— 25 _ 28 31 T > 56

Sercentage % 23.8% | 26.7% | 29.5% | 143% [ 57% e
- 0

Source; Author’s Field survey, (2008)
Table 4: Correlation between Building Types and Rental Value

(/’f ANUARENT | BLDTYPE
NUARENT  Pearson Correlation

A 1.000 -.364*"
P-VALUE ) 007
N | 54 54

BLDTYPE Pearson Correlation -.364* 1.000
P-VALUE 007 | -

N 54 10;')

*_ (Correlation is significant at the 0.01 level (2-tailed). '

Source: - Author’s Field Survey, (2008)

culated correlation coefficient is less than the P-value,
we reject Ho and accept H,. It means there is significant relationship between building types
and annual rental value. Correlation is significant at 0.01 levels. From this result, 36.4%
variations in annual rental (ANUARENT) are predic&ed by building types (BLDTYPE). The
correlation, which is negative, connotes that the building types determines the annual rental

paid by the tenants.

Interpretation: (Table 4) since the cal

Table 5: Correlation between Accessibility and Rental Value

T ANUARENT | ACCESSIB
ANUARENT | AGCESSIE.
ANUARENT _ Pearson Correlation 1.000 -042
P-VALUE . ) :
54 52
N 7000 |
ACCESSIB  Pearson Correlation 284 '
P-VALUE 042 o2
N 52 | T2

*. Correlation Is significant at the 0.05 level (2-tailed).

Source: - Author’s Field Survey, (2008) .
than the P-value, we reject

. ati ncoefﬁcient is h?ss
[n(:e;{’; etation: Since the calljcﬂzt:gocorrellqilgw‘% variatiqns Anbiﬁﬂgﬁyéﬁéﬁgggﬁm
e predz;gf:gtbgl.th;ra;,cl:egs?bﬁity (AC ESSIB) to houses in

Significant at the 0.05 level.
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Table 6: Compare Mean of

Sule Abass Iyanda .

Infrastructural Facilities

— Std. Error
N Mean Std. Deviation Mean
"POWERSUP 105 2.9524 3768 | 3.677E-02
Test Value =0
95% Confidence
Interval of the
Mean Difference
t df Sig. (2-tailed) | Difference Lower Upper
POWERSUP 80.299 104 .000 2.9524 2.8795 3.0253
One-Sample Statistics
Std. Error
N Mean Std. Deviation Mean
WATSOURC 105 3.6857 1.3750 .1342
One-Sample Test
_ Test Value =0
95% Confidence
Interval of the
Mean Difference
t df Sig. (2-tailed) | Difference Lower Upper
WATSOURC 27.467 104 .000 3.6857 3.4196 3.9518
One-Sample Statistics
Std. Error
N Mean Std. Deviation Mean
WATSPEND 92 1.8587 1.1151 .1163
One-Sample Test
Test Value=0 :
95% Confidence
Interval of the
t y Mean Difference "
P-VALUE Difference Lower Upperl |
WATSPEND 15.987 91 .000 1.8587 1.6278 2.0896 |
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One-Sample Statistics
N Mean | 8i, Devition |~ Mean_.
. Devilation Mean
WASTDISP 105 1.1238 .3309 | 3.230E-02

One-Sample Test

Test Value =0 .
95% Confidence
Interval of the
Mean Difference
t df Sig. (2-tailed) | Difference Lower Upper
WASTDISP 34.796 104 .000 1.1238 1.0598 1.1879

Source: - Author’s Field Survey, (2008)

Interpretation: Based on the result of analysis above, we do not reject Ho since T-cal
(1.1238) is less than upper critical T-value (1.1 879) and greater than the lower critical T-value
(1.0598). Hence, we conclude that there is no significant difference in power supply, water
source and expenses incurred on water within the Traditional and Non-traditional area.
However, analysis shows that the method of waste disposal in the two zones of the city does

not differ significantly.

Table 7: ANOVA for the Quality of Materials Used

Sum of
Squares df Mean Square F p-value\
WALLMAT Between Groups 3.694 3 1.231 720 545
Within Groups 83.777 49 1.710
Total 87.472 52
ROOFMAT Between Groups .839 3 .280 .383 765
Within Groups 36.494 50 .730
Total 37.333 53
FLOORMAT Between Groups 16.762 3 5.587 5524 .002
Within Groups 50.571 50 1.011
Total \ 67.333 53
WINDMAT Between Groups 3.910 3 1.303 458 713
Within Groups 139.298 49 2.843
Total 143.208 52
DOORMAT Between Groups 9,548 3 3.183 1.899 142
Within Groups 83.786 50 1.676
Total 93.333 53
CEILMAT Between Groups 3,207 3 1.069 712 549
Within Groups 73.548 49 1.501
Total 76.755 52

Source: - Authot’s Field Survey, (2008)

Interpretation: (Table 7) since F-cal is greater than the P-value, we do not reject Ho for wall
mafgrial, floor material, door material and ceiling material. In contrary, we reject Ho for roof

and window material since the F-cal is less than P-value.
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Table 8: ANOVA for Condition of Building Items

Sum of
Squares df Mean Square F Sig.
"WALLCOND Between Groups 3.751 3 1.250 1.310 282
Within Groups 46.777 49 .955
Total 50.528 52
ROOFCOND Between Groups 11.779 3 3.926 1.447 241
Within Groups 132.976 49 2714
Total 144.755 52 ]
FLORCOND Between Groups 3.419 3 1.140 1.119 .351
Within Groups 47.875 47 1.019
Total 51.294 50
WINDCOND Between Groups 4.419 3 1.473 2.907 .044
Within Groups 24,826 49 .507
Total 29.245 52
DOORCOND Between Groups 1.899 3 .633 1.411 .251
Within Groups 21.988 49 449
Total 23.887 52
CEILCOND  Between Groups .857 3 .286 371 q74
Within Groups 38.476 50 770
Total 39.333 53

Source: - Author’s Field Survey, (2008)

Interpretation: (Table 8) since F-cal is greater than the P-value, we do not reject Ho for

wall, window door and floor condition. Since F-cal is less than P-value, we reject Ho for
ceiling condition and therefore accept H,.

Conclusion

The following conclusions were drawn based on the findings:
That Abaji city originated from traditional settings. Traditional compound dominates
the housing types in Abaji city. See figure 3.

The housing quality depends on housing components and infrastructure facilities

avz:)illable in the neighbourhood. In the case study, Abaji city lacks good houses as indicated in
Table 3.

In addition, the building types determine the rental value of the house. In this case,
the more decent a house is, the higher the rental value or the less decent a house is, the lower
the rental value. (See Table 4)

. Road accessi.bilit}_' is also an important factor that determines the rental value. If a
house is duly accessible in terms of road network, then the houses command higher rental

value. As shown in table 5 that 28.4% variations in annual rent (ANUARENT) are predicted
by the accessibility (ACCESSIB) to houses i

n Abaji city. The correlation is significant at the
0.05 level. &
Recommendations
@ Government should provide a better roa

d network in which virtually all the houses

will gain accessibility. That is building regulations must be enforced by the

appropriate officers of local authority.

In additi_on, there s.hoqld be constant improvement on the infrastructural facilities to
cater for population explosion in the nearest future.

52

Scanned with CamScanner




Journal of Geography, Environment and Planning Vol. 8. No. 1. March 2012.

(i) Sttnctly, ;cgulatioIns should be formulated to ensure that materials used at various
; ag;s a;; for various components of the building are of good quality.

(iii) foA l:n‘l‘ t;\ there is an acute wglcr problem in Abaji City. The present administration
of Abaji Area Council should intensify her efforts in provision of more boreholes and
embark on more water projects.

(iv)  The present admipistmlion of Abaji Arca Council should intensify her efforts in
environmental sanitation in the city.
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