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ABSTRACT

Many factors have been attributed to household decision making when it comes to choice of residential location. This study set out to determine factors which influence tenants’ choice of residential location within Minna urban. The study revealed that preferences depend on accessibility to building and to other opportunities, neighbourhood characteristic such as physical attractiveness, neighbourhood security, socio-economic and ethnic/religious factors. Level of significance of these factors were tested across the different areas under study, That is, Bosso, Tunga and Flayout representing high, medium and low density areas respectively. Table value for Bosso and tunga, is 0.506 which is greater than the calculated value of 0.137, hence no significant. Table value for Bosso and Flayout is 0.506 which is greater than the calculated value of -0.123, thus the level of significance is negative. While for Tunga and Flayout the calculated value is 0.512 is greater than the table value of 0.506 which shows relationship between factors influencing choice of location in these two areas. The study concludes that, every tenant within the study area has different factors and reasons which inform his/her choice of residential location, tenants only make their choices after each factor has been carefully sorted out.
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INTRODUCTION
Over the years, studies have been carried out on reasons why individuals’ residence chose to live in a particular location or district. Empirical studies revealed different reasons why residents prefer some residential districts to the others.  Florez (2002) said residential location choice is not only a function of accessibility, but also, of a set of other factors, such as neighbourhood and dwelling attributes, and also each household characteristic. She maintained that household characteristics and restrictions (such as income) first defined their location expectations, followed by neighbourhood and dwelling attributes (like accessibility, urban quality and social characteristics of the vicinity) which are evaluated in order to decide on the location. According to Garrison, et al., (1959) each household has a utility function consistent with the benefits it expects to reap as a result of its location.  Also, Florez and Rivasplata (1997) and Giuliano (1995) maintained that, base on the microeconomics theory; households are constrained by income and structure of payment. However, Florez and Rivasplata (1997) observed that household selects residential location based on the best combination of costs which offers it a higher utility. They further argued that preferences depend on household attributes (family size, auto ownership, income, etc.), social standards, personal characteristics and the opportunities available to the household.

Florez and Da Silva (1996) were of the opinion that residents’ choice of residential location is dependent basically on neighbourhood attributes which are related to physical, social and locational characteristics. These attributes they classified as; accessibility, urban quality and social conditions of the neighbourhood. With respect to accessibility it is viewed as the “ease of movement between places”. As movement become less costly either in terms of money or time between any two places, accessibility increases. The propensity for interaction between any two places increases as the cost of movement between them decreases. Florez and Da Silva (1996). Urban quality relates to the physical characteristics of the neighbourhood and its level of quality. It includes: basic services; environmental quality (open space); physical quality (density); compatible uses (homogeneous residential use); and personal safety. Hunt et al (1994) mention that low-income groups tend to place a high value on basic services, while high income households tend to place a high value on environmental quality. The presence/absence of non-residential activities in the neighbourhood is usually an important variable considered in certain contexts, where households tend to value neighbourhoods that are exclusively residential (Florez 2002).

Social conditions of the neighbourhood refer to predominant socioeconomic and ethnic characteristics-of households in a neighbourhood (Florez 2002). Households aspire to locate in areas where higher social groups live or at least, where those of the same income group live. It is also stepped up when the household gets information on housing. Frequently informal contacts (family, friends) are more important than formal ones (agencies, news papers), then household source for information from people with similar characteristics which usually have information on zones intended for these social groups. Households often choose neighbourhoods that they are familiar with, where they feel more at ease. Also, study carried out by Sanni and Akinyemi(2009) on the city of Ibadan revealed that much of the decisions on residential district choice owe much to sorting as individuals and families sort out the districts that best suit their social and/or economic class. That is, different category of residential density district of the city has distinct set of household’s residential districts preferences peculiar to it.

It is against this background that this study set out to determine and analyze factors influencing tenants’ choice of residential property location in selected areas of Minna urban.( Tunga, Bosso, and F-layout). In achieving this aim, the following objectives shall be pursued;

i.  Identify the factors which affect tenants’ choice of location of    residential   property in the selected neighborhood in the study areas 

               ii.       Rank and determine based on preference, the location factor which records the highest across the residential neighborhood in the study area.

               iii.      Correlate the results to test level of relationships between factors affecting choice of residential location within the areas under study
HYPOTHESES
        HO1.     There is no statistical significance relationship between factors influencing tenants’ choice of residential location in Bosso and Tunga.
        HO2.      There is no statistical significance relationship between factors influencing tenants’ choice of residential location in Bosso and F-Layout.
         HO3.      There is no statistical significance relationship between factors influencing tenants’ choice of residential location in Tunga and F-Layout.
 RESEARCH METHODOLOGY

There are two basic sources of data collection for this paper. They are primary and secondary sources. The instruments adopted for data collection for this research were questionnaire and personal interview.  The population of this research is the entire tenants in rented residential property in Bosso, Tunga and F-layout of Minna, representing high, medium and low residential densities respectively.
The research adopted simple random sampling method where sample items or subject are chosen randomly. This is done so that every element in the population is given equal chance of being involved in the sample.

Since the assumption behind sampling is that characteristic of the whole population can be inferred from the parts of the population, a total number of 300 questionnaires were therefore drawn as sample from the total population of which 266 were returned in which generalization is made on the whole.(Table 1). Scaling method (likert scale) was used for data analysis, where data were measured on scale such as: strongly agreed, agreed, undecided, disagreed, strongly disagreed. The results were ranked and level of significance tested. Presentations were made using tables, and figures.
Table 1 Questionnaires administered and returned 


	S/N
	Neighborhood 
	Questionnaire administered
	Questionnaires returned

	1
	Bosso
	128
	109

	2
	Tunga
	112
	101

	3
	F-Layout
	60
	56

	Total
	
	300
	266


Source:  Field survey, 2009

STUDY AREA

 Minna

Minna is the capital city of Niger state. Prior to its present status as the state capital, it was a small railway town inhabited mainly by Gwari natives, rail workers and civil servants of the old Niger province. Before it became the state capital, its indigenous population engaged themselves mainly in farming activities. Later, it became a civil service town based on the movement of the country’s capital to Abuja in 1991. Today, few industries have started to emerge, quite a number of banks have equally spread their tentacles to Minna recently. Minna accommodates about 65% commercial activities in the state. There are good network of roads, good network of drainages, regular electricity but not constant and water supply from the public main. 

Minna the capital of Niger state is located at latitude 90,370 north and longitude 60,330 east with a land area of 6,784sqKm. Minna has distinct wet and dry seasons with a mean annual rainfall of 133mm, and September recording the highest rainfall of 300mm (1107 inches). The rainy season last between 190-200 days. The mean monthly temperature is highest in March at 30.50 c (87 0f) and lowest in August at about 25.10c (720f). The major ethnic groups include Nupe, Gwari and Hausa being their common language.

Tribes from other states like the Igbo’s, Yoruba’s and numerous others have also settled in Minna. The inhabitants are mainly Christians and Muslims with few traditionalists. As at 2006, Minna has an estimated population of 2,101,429 with an annual growth rate of between 6.9% and 8% per annum. (Niger State Min. Of Info.2007,Aliyu,  2009).
ANALYSIS OF RESULTS
HYPOTHESIS AND CORRELATION TESTING ON TENANT CHOICE OF LOCATION
Hypothesis was designed to test if there is relationship in factors that determine tenant choice of residential property location between the selected neighbourhoods in the study area and also test the degree of such relationship.
The study areas were grouped into three sets for the hypothesis testing which are: 

· Bosso and Tunga

· Bosso and F-Layout

· Tunga and F-Layout
(i) Hypothesis testing of factors between Bosso and Tunga  
A test whether there is statistical relationship between factors influencing tenants’ choice of residential location of Bosso and Tunga.
Table 2 The mean score and ranked score of factors considered by tenant on choice of location
	S/N
	FACTOR
	BOSSO X1
	TUNGA X2
	F-LAYOUT X3

	
	
	Mean
	Ranking
	Mean
	Ranking
	Mean
	Ranking

	1
	Access to good water supply
	2.23
	9
	4.45
	1
	3.32
	7

	2
	Efficiency of electricity supply
	1.85
	15
	2.70
	11
	2.43
	12

	3
	Good road network
	2.10
	11
	2.98
	7
	4.23
	1

	4
	Good drainage system
	2.42
	5
	2.67
	12
	3.71
	5

	5
	Access to health facility
	2.22
	10
	3.04
	5
	2.80
	9

	6
	Neighbourhood security
	2.47
	3
	3.12
	2
	3.36
	6

	7
	Physical attractiveness
	2.09
	12
	3.05
	4
	4.04
	2

	8
	Compliant to planning & building laws
	1.84
	16
	2.34
	15
	3.16
	8

	9
	Ethnic/religion
	2.43
	4
	2.88
	10
	2.57
	10

	10
	Urban pollution free
	1.83
	17
	2.94
	9
	3.91
	3

	11
	Congestion free
	2.08
	13
	3.01
	6
	3.77
	4

	12
	Low Property rent
	1.73
	18
	2.01
	17
	1.84
	15

	13
	Low Cost of living
	2.26
	8
	2.00
	18
	1.36
	18

	14
	Employment opportunity
	2.27
	7
	2.52
	14
	2.13
	14

	15
	Proximity to school
	3.56
	1
	2.02
	16
	2.45
	11

	16
	Proximity to banking facility
	1.92
	14
	2.57
	13
	1.38
	17

	17
	Proximity to place of work
	2.28
	6
	3.11
	3
	1.46
	16

	18
	Proximity to information tech.
	3.19
	2
	2.96
	8
	2.39
	13


Source:  Field survey, 2009

Table 3  Mean Score and Ranking Of Factor Between Bosso And Tunga  

	FACTORS
	Mean Factor Bosso X1
	Mean Factor Tunga X2
	Rank Order Bosso R1
	Rank Order Tunga R2
	D
	D2

	Access to good water supply
	2.23
	4.45
	9
	1
	8
	64

	Efficiency of electricity supply
	1.85
	2.70
	15
	11
	4
	16

	Good road network
	2.10
	2.98
	11
	7
	4
	16

	Good drainage system
	2.42
	2.67
	5
	12
	-7
	49

	Access to health facility
	2.22
	3.04
	10
	5
	5
	25

	Neighbourhood security
	2.47
	3.12
	3
	2
	1
	1

	Physical attractiveness
	2.09
	3.05
	12
	4
	8
	64

	Compliant to planning & building laws
	1.84
	2.34
	16
	15
	1
	1

	Ethnic/religion
	2.43
	2.88
	4
	10
	-6
	36

	Urban pollution free
	1.83
	2.94
	17
	9
	8
	64

	Congestion free
	2.08
	3.01
	13
	6
	7
	49

	 Low Property rent
	1.73
	2.01
	18
	17
	1
	1

	Low Cost of living
	2.26
	2.00
	8
	18
	-10
	100

	Employment opportunity
	2.27
	2.52
	7
	14
	-7
	49

	Proximity to school
	3.56
	2.02
	1
	16
	-15
	255

	Proximity to banking facility
	1.92
	2.57
	14
	13
	1
	1

	Proximity to place of work 
	2.28
	3.11
	6
	3
	3
	9

	Proximity to information tech.
	3.19
	2.96
	2
	8
	-6
	36

	Summation (Total) N= 18
	
	
	
	
	
	∑D2 = 836


        Source: Field survey , 2009
Using Spearman’s Rank Order Correlation. the critical table value of Rho (P) at the degree of freedom of 16 and at 0.05 level of significant is 0.506, while calculated value is 0.137. Hence, since the table value of 0.506 is greater than the calculated value of 0.137 we reject H1 and accept Ho. That is, there is no significant relationship between factors influencing tenants’ choice of residential property location in Bosso and  in Tunga area of Minna. 

(ii) Hypothesis of Factors between Bosso and F-Layout

The second testing is to test whether there is statistical relationship existing between factors influencing tenant choice of residential location of Bosso and F-Layout.
  Table 4 Mean score and ranking of factors between Bosso and F-layout

	FACTORS
	Mean factor Bosso X1
	Mean factor F-layout X3
	Rank order Bosso R1
	Rank order 

F-layout R2
	D
	D2

	Access to good water supply
	2.23
	3.32
	9
	7
	2
	4

	Efficiency of electricity supply
	1.85
	2.43
	15
	12
	3
	9

	Good road network
	2.10
	4.23
	11
	1
	10
	100

	Good drainage system
	2.42
	3.71
	5
	5
	0
	0

	Access to health facility
	2.22
	2.80
	10
	9
	1
	1

	Neighbourhood security
	2.47
	3.36
	3
	6
	-3
	9

	Physical attractiveness
	2.09
	4.04
	12
	2
	10
	100

	Compliant to planning & building laws
	1.84
	3.16
	16
	8
	8
	64

	Ethnic/religion
	2.43
	2.57
	4
	10
	-6
	36

	Urban pollution free
	1.83
	3.91
	17
	3
	14
	196

	Congestion free
	2.08
	3.77
	13
	4
	9
	81

	 Low Property rent
	1.73
	1.84
	18
	15
	3
	9

	Low Cost of living
	2.26
	1.36
	8
	18
	-10
	100

	Employment opportunity
	2.27
	2.13
	7
	14
	-7
	49

	Proximity to school
	3.56
	2.45
	1
	11
	-10
	100

	Proximity to banking facility
	1.92
	1.38
	14
	17
	-3
	9

	Proximity to place of work
	2.28
	1.46
	6
	16
	-10
	100

	Proximity to information tech.
	3.19
	2.39
	2
	13
	-11
	121

	Summation (Total) N= 18
	
	
	
	
	
	∑D2 = 1088


     Source:  Field survey , 2009 

Using Spearman’s Rank Order Correlation. The critical table value or Rho (P) at the degree of freedom of 16 at 0.05 level of significant is 0.506, while the calculated value is -0.123. Hence, since the table value of 0.506 is greater than the calculated value of -0.123, we reject H1 and accept H0. That is, no significant relationship between factors influencing tenants choice of residential property location in Bosso and F-layout area of Minna. 
(iii) Hypothesis of Factor between Tunga and F-Layout

The third testing is to test whether there is statistical relationship existing between factors influencing tenant choice of residential location of Tunga and F-Layout.

Table 5 Mean Score and Ranking Of Factor Between Tunga And F-Layout

	FACTORS
	Mean factor Tunga X2
	Mean factor F-layout X3
	Rank order Tunga R1
	Rank order F-layout R2
	D
	D2

	Access to good water supply
	4.45
	3.32
	1
	7
	-6
	36

	Efficiency of electricity supply
	2.70
	2.43
	11
	12
	-1
	1

	Good road network
	2.98
	4.23
	7
	1
	6
	36

	Good drainage system
	2.67
	3.71
	12
	5
	7
	49

	Access to health facility
	3.04
	2.80
	5
	9
	-4
	16

	Neighbourhood security
	3.12
	3.36
	2
	6
	-4
	16

	Physical attractiveness
	3.05
	4.04
	4
	2
	2
	4

	Compliant to planning & building laws
	2.34
	3.16
	15
	8
	7
	49

	Ethnic/religion
	2.88
	2.57
	10
	10
	0
	0

	Urban pollution free
	2.94
	3.91
	9
	3
	6
	36

	Congestion free
	3.01
	3.77
	6
	4
	2
	4

	 Low Property rent
	2.01
	1.84
	17
	15
	2
	4

	Low Cost of living
	2.00
	1.36
	18
	18
	0
	0

	Employment opportunity
	2.52
	2.13
	14
	14
	0
	0

	Proximity to school
	2.02
	2.45
	16
	11
	5
	25

	Proximity to banking facility
	2.57
	1.38
	13
	17
	-4
	16

	Proximity to place of work
	3.11
	1.46
	3
	16
	-13
	169

	Proximity to information tech.
	2.96
	2.39
	8
	13
	-5
	25

	Summation (Total) N= 18
	
	
	
	
	
	∑D2= 473


     Source:  Field survey , 2009

 Using Spearman’s Rank Order Correlation. The critical table value of Rho (P) at the degree of freedom of 16 and at 0.05 level of significant is 0.506, while the calculated value is 0.512. Since the calculated value of 0.512 is greater than the table value of 0.506, we accept H1 and reject Ho. That is, there is statistical relationship between factors influencing tenant choice of residential property location in Tunga and in F-layout area of Minna. 
DISCUSSION OF FINDINGS 

1. In line with its set aim and objectives, this study found out that students were the largest tenants in Bosso. Their preference of the location is centered on closeness to education facilities and the need to save time and cost. 
2. Tunga and F-layout houses traders/business men and civil servants. Their choice of location is basically influenced by their social statues, housing quality and security.
3. The results of the analyses revealed that there is no relationship between Bosso and Tunga in respect of factors influencing tenant choice of residential property location. Also no relationships exist between Bosso and F-layout in respect of factors influencing tenant choice of residential property location. However relationship was found to exist between Tunga and F-layout in respect of factors influencing tenant choice of residential property location as both neighbourhood share in common factors such as physical attractiveness of the neighbourhood, congestion free, and neighbourhood security.
CONCLUSION

This research shows that every tenant within the study area is motivated by different factors when it comes to decision on residential location preference. However the common factors that were considered by majority of tenant in chosen residential location are: accessibility which include assess to building and assess to other opportunities, and neighbourhood characteristic such as physical attractiveness, neighbourhood security, socio-economic and ethnic/religious factors. Hence every tenant within the study area has different factors and reasons which inform his/her choice of residential location, tenants only make their choices after each factor has been carefully sorted out.
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APPENDICES

(i) Hypothesis testing of factors between Bosso and Tunga 

Using Spearman’s Rank Order Correlation

Rho (P) = 1-  6∑D2

        N(N2 -1)

Where D2= The square of the difference between ranks


Rho (P) = Spearman’s rank order correlation coefficient 


N = Number of factors


∑D2 = The summation of the square of the difference between ranks

:.
N = 18


∑D2 = 836

       Rho (P) =        1-         6 x 836
                             18(182 -1)

           
                   1-        6x 836 
                              18(324-1)

                               1-          6x 836    
                                            18(323)

                               1-          5016
                                              5814
                     1 - 0.863

       Rho (P) = 0.137
To check the strength of the relationship.

The degree of freedom is calculated as N-2

Where N is the number of pairs of value which is 18

:.
Degree of freedom = 18-2




        = 16

(ii) Hypothesis of Factors between Bosso and F-Layout 
Using Spearman’s Rank Order Correlation
Rho (P) = 1-       6∑D2

            N(N2 -1)

Where D2= The square of the difference between ranks


Rho (P) = Spearman’s rank order correlation coefficient 


N = Number of factors


∑D2 = The summation of the square of the difference between ranks

:.
N = 18


∑D2 = 1088


Rho (P) =    1-          6x1088
                                 18(182 -1)

                                1-                6528
                                  18(324 -1)



         1-           6528
                                     18(323)

                                1-                 6528
                                      5814

                    1-  1.12281

       
   Rho (P) = - 0.123 

To check the strength of the relationship.

The degree of freedom is calculated as N-2

Where N is the number of pairs of value which is 18

:.
Degree of freedom = 18-2




        = 16
(iii)
Hypothesis of Factor between Tunga and F-Layout 
Using Spearman’s Rank Order Correlation

Rho (P) = 1-            6∑D2

                N (N2-1)

Where D2= The square of the difference between ranks


Rho (P) = Spearman’s rank order correlation coefficient 


N = Number of factors


∑D2 = The summation of the square of the difference between ranks

:.
N = 18


∑D2 = 473

           Rho (P) = 1-            6x473
                          18(182-1)

                            1-            2838
                          18(324-1)

                            1-           2838
                             5814

                 1 - 0.4881

       Rho (p) = 0.512

To check the strength of the relationship.

The degree of freedom is calculated as N-2

Where N is the number of pairs of value which is 18

:.Degree of freedom = 18-2        = 16
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