Journal of Social Sciences 5(4): 332-341, 2009
ISSN 1549-3652
© 2009 Science Publications

Effects of Infrastructural Facilities on the Rental Values of Residential Property
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Abstract: Problem statement: Real estate developers were consistently faced thighissue of
making decisions on the types of property to intbsir hard earned income or highly competitive
secured mortgage funds, which were attached with linding rates. One of the different sectors that
are begging for such investment is residential eriypdevelopmentApproach: This study evaluated
the effects of available infrastructure in residgnproperty on its rental values in Akure, Ondatst
Nigeria. Two different sets of questionnaires wdssigned and administered for the collection of
primary data used in the study. The first set dsgionnaires was for the tenants of residentigbguty
while the second set of questionnaires was adraneidton the practicing estate surveyors based in
Akure. The questions in the questionnaires amormgsers probed into the types of available
infrastructure in the rented apartment, rent pamidpme of household-heads and family size. Primary
data collected were subjected to multiple regressiosalysis and the determination of the effects of
each of the available infrastructure (water, eleityt, access road, kitchen, toilet, refuse disposa
facility, wall fence, installed burglary proof, dnage channel, daywatch-security and nightwatch-
security services) on the rental value was achieRedults: The study revealed that infrastructural
facilities contributed 30.50% in the determinatmfirental values of residential buildings in Akucg;
which the provision of wall-fence round the buildiand the installation of burglary proof in all the
windows played the most important infrastructu@anclusion: Property developers that want to
invest in residential buildings development shoelideavour to provide these two infrastructure
amongst others with a view to earn attractive levadues on their residential property in Akure in
particular and towns and cities in developing cdast

Key words: Rental value, infrastructure, tenants, zones.raNg&N) (Nigeria currency in which
N125.00 naira is equivalent to one America doltahe time of the study)

INTRODUCTION households The effects of which can be traced ¢o th
shortcomings of the mortgage instrumé&htand the
Real estate development requires huge capitahstitutional arrangement that surround it whichaim
investment, which is not easy to come by partidyler  inflationary environment have had a serious
most developing countriB5 The concern of most destabilizing impact on both the demand and sifpply
investors in property development therefore, is iow As a result, real estate developers are consigtiméd
maximize the returns on their investment and recoupvith the issue of making decisions on the type of
back their money within a shortest possible periad. property to invest their income or highly competti
Nigeria for instance, recent years have witnessedecured mortgage funds, which are attached with hig
increasing rates of inflation accompanied by higld a lending rates.
volatile interest rates. Asaju and Bé&lipwere of the Disappointedly, a walk along major streets in most
opinion that some factors have affected the entirdNigerian cities reveals that significant numbers of
economy. Moreover, one of the most drastic effefts shopping malls and shops in residential apartments
this is on housing as shown by wide swings inwhich such money were invested are tagged with
construction activity and in the turnover of theséing  signposts of “to-let” for months without prospeetiv
stock as well as by growing feeling that housingu$s  tenants making enquires Many factors are respansibl
of the reach of an increasing large number offor this non-patronage/non-occupation. These range
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from poor location factor(s), non-availability of improved upon and maintained in a sustainable nmanne
supporting infrastructure (like inadequate parkingwith a view to attract high rental value? These thee
spaces, poor access) to the effects of the downitur questions, which this study intends to provide arsw

the economy among others. The implication of thkis i

that substantial amount of money secured with high MATERIALSAND METHODS
interest rates are being tied down without genegéatie
desired income. The study area is Akure which, is located on

However, the reverse is the situation concernindatitude 7°15° North and longitude 5°14’ East of
residential property in most Nigerian citi8s Greenwich Meridian. It occupies about 35%af land
Residential Property or accommodation transcend#kure is about 700 km Southwest of Abuja, the fatler
ordinary shelter and thus comprises of the faegitand capital of Nigeria. Akure was originally the
other aspects of the social environment, whichslink headquarters of Ondo province until 3rd Februagy 6l
man with his remote and immediate neighborhoodwhen its status changed to the Capital of OndoeStat
Hardly would one find residential property beingaat  Nigeria. This led to a phenomena change in the
for couple of weeks without prospective tenantsimgk political, social, economic and administrative sokes
effective demand. The increasing demand forwell as the population of the town. In the 199ioval
residential property in our urban centers wouldticme  population census exercise, the population of Akure
to attract the investment interests of real estatevas 239.124 persons. However, the projected
developers. This is because of the increase in, renpopulation figure for 2008 was 459.716 persons. The
which is usually attached to the propEtty increasing population had not been adequately libuse
Different scholars have variously stressed thebecause of the shortage in the supply of housiitg tm
relevance of infrastructure in all spheres of lifecope with the housing neéd5 This has been
McNeil® was of the opinion that infrastructure servicesresponsible  for the shortage of residential
have taken on a new urgency in part because they haaccommodation, which correspondingly led to
a direct bearing on economic growth. She stresseskyrocketing of rent for the available residential
further that studied have shown that adequat@roperty most of which are devoid of necessary
infrastructure reduces the cost of production, Whit  infrastructural facilities.
turn affects profitability, level of output and In this study, the research methodology was
employment; particularly in small-scale businesses.  designed to obtain data on the effects of infrastmal

In holding the importance of infrastructure in a facilities on the rental values of residential pedy in
high esteem, McNdil quiescently concludes that when Akure metropolis. As a necessary prelude to the
infrastructure works, productivity and labor incsea assessment of the effects of infrastructural féedion
when it does not work, economic renewal can beental value of residential property, a reconnaissa
postponed or even halted. Unfortunately, the lefel survey purposely designed to familiarize the redsens
availability of infrastructure in most developing with the available types of housing property
countries is drastically low which calls for conger development in Akure was undertaken. This was
particularly on the part of the government at alldls.  followed by series of other field surveys conduchsd
Mabogunj€!, decries the unavailability of such the researchers ably assisted by field assistamta
services as water and sanitation, which are meaxfure were collected on the distribution of residential
welfare. Thus, concluding that people are poor bgea property, the types and the conditions of infragtial
they do not have access to basic necessary services facilities provided and rents paid by tenants among

It is generally believed that provision of others. The data were later processed to givevbmt
infrastructure in residential property would cominto  assessment of the rental values of residential gotpp
attract prospective tenants. In the course of thims well as formed the basis for making
investigation therefore, it becomes pertinent toviite  recommendations that would improve the level of
answers to the following questions; what are thiéoua  infrastructure provision in residential propertyAlkure
types of residential property in Akure? What are th in particular and Nigeria in general; with a view t
existing infrastructural facilites in the residiemt enhance the returns on capital invested by thegotpp
property? What are the conditions of thesedevelopers Data collected in the pursuit of thisdgt
infrastructural facilities? How has the available were from two main sources. These are (1) primary
infrastructure influenced the rental value of thesources and (2) secondary sources.
residential property? How can the quality of the The primary data were sought from the field susvey
infrastructural facilities in the residential prapebe  conducted through the administration of two différe
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sets of questionnaires. The first set of questivanaas $ LEGEND
designed for the tenants of rented residential gntyp |-, mcore
The questions_ in the questio_nnaire among othelisegro j { j;:;’lﬂ;g’f;ﬁ
into the location of the residential property, daialie [_JpusLic Housine
infrastructure and conditions of the infrastrucfurent %;R'C“g:f)::f:gw
paid, income status and the household size of th [F-ocaL RoAD
tenants and the readiness of the tenants to peseaised
rent whenever there is improvement in the level of
infrastructural provision.
Akure our study area has residential quarters
aggregated into natural areas. The general unifying
attributes include the age of buildings, locationFig. 1: Akure: Showing the zones and major roads
attributes, available infrastructural facilitiesdatheir Source: Ministry of works and housing, Akure,
management. In administering the questionnaireghfer 2008
tenants in the residential property in Akure, thg was
divided into (4) zones, which, was similar to the Government residential estate: These are housing
classification of Akinbamij8' These are the core area, districts developed by public initiative and notéd
the transition area, the peripherial area and thgip their strict compliance with the development cohtro
housing districts (Fig. 1). ethicé?. The areas enjoy better infrastructural facilities
such as pipe-borne water supply, electricity, drigen
Core area: This area is predominantly made up of oldsystem, access road and refuse disposal system. The
structures, whose construction predating the caloni districts include Alagbaka, ljapo, Ala, Okuta Eida,
period in Nigeria (i.e., pre-1914). The core aremerts Shagari and llesha Road Housing Estates. In the
Eruoba, Odo lkoyi, Igann, Odo ljoka, Immagun, Isolo administration of questionnaire on tenants in tbheez
Erekefa, Erekesan and Oritagun quarters amongsothethe Alagbaka and Ala Housing Estates were ignored
Most of the residential property in the core area a because the estates are government-developedsestate
generally old, poorly ventilated, dilapidated, dighia where all the tenants have access to the sameatype
and deficient in infrastructural facilities like fable  quality of facilities. The reason for this is tlhaé tenants
pipe-borne water, drainage, electricity, sewage ando not have the option of negotiating their rentere
refuse disposal systé. when there is an improvement in the facilities |mted.
They are civil servants and their rents are dedufttan
Transitional area: This is an extensive post-colonial their salaries at source. The remaining estateSlamgari
development, spreading to all directions from thehousing estate, ljapo housing estate, Okuta Eerinl
boundary of the city cof& The zone is charaterised by housing estate and llesha Road housing estateg.afée
a strong mix of land uses such as commercialgovernment estates in which the residential prgpert
administrative and residential. Unlike the coreaare were developed by private individuals but the estat
most of the residential property enjoy fair acdeitisy enjoy a reasonable measure of infrastructural itiesil
However, the sanitary condition in the area is mgtio ~ provided under the site and service programme.
write home about. This area essentially covers Okeln each of the 4 zones, 55 questionnaires were
Arata, Oke Padi, Oke Aro, Aiyedun, National distributed to randomly selected tenants. Only 50
Electricity Power Authority (NEPA) area and Oke questionnaires were retrieved in a useable foresairh
Isinkan among others. of the first three zones i.e., core, transitionald a
peripheral zones while 40 questionnaires wereenatd
Peripheral areas. These areas are post-1976from the selected government residential estateimgak
development (i.e., after the creation of Ondo $tate 190 questionnaires. The survey-assistants asked the
They are located at the outskirt and the residentiaguestions from the respondents and filled in trsems
property in the areas are mostly of modern desigh a in the presence of the respondents particularlygha
structurally sound. Most of residential propertyreve first three zones; whereas, in the 4th zone (i.e.,
built on approved private residential layouts. Bneas government residential areas) survey-assistantse wer
include Aule road, Gaga area, ljoka road, Ologeda,a made to drop questionnaires for the respondents to
Jegele and Igoba among others. The extension afomplete because of their absence at home during th
infrastructural facilities to most of these areason working period. This was responsible for the low
community-based and individual efforts. recovery rate of questionnaires in the zone.
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The second set of questionnaire was designed fohere:
the practicing Estate Surveyors in Akure. TheY = The annual rental value
guestionnaire contained questions that sought thelELEC = Electricity
views on the rental values of residential propernty WAT = Water
Akure in general and the likely influence the psieh  ACC = Access road
of essential basic infrastructure might have on theBUG = Burglary proof
values of the residential property. For theRDF = Refuse Disposal Facility
administration of questionnaires on the practicingTO = Toilet
Estate Surveyors, 10 copies of the questionnaine we KT = Kitchen
dropped with the State Chairman of the Ondo Stat®C = Drainage Channel
Chapter of the Institution of Estate Surveyors andWAF = Wall Fence
Valuers, who distributed to practicing Estate Syore  DAW = Daywatch-security services
during their September 2008 monthly meeting inNIW = Nightwatch-security services
Akure. A follow-up at their different offices yiedd the
retrieval of only 9 copies in a useable form. Selzoy RESULTSAND DISCUSSION
data used in the study among others include the
population figures for Akure and its base-map. Datarypes of residential property in Akure: Residential
collected were subjected to both descriptive angproperty market in Akure covers a wide range of
multiple regression analysis. property, which can be grouped into 4 types for

The analysis of the data collected from the té&nan convenience of discussion. These are “face-to-face”
was done using multiple regression model to detemi semi-detached flat, detached flat; and duplex. The
the interrelationships between each of the isolatedrace-to-Face” Residential property as the name
infrastructure (i.e., water, electricity, waste mtisal implies is the residential building in which it is
facility, access road and security enhancing fé&d)  designed on room basis arranged on two opposit rol
which are the independent variables; and the rentajeparated with a long passage. Tenants share the
value of the residential property (dependent véejab facilities such as toilet, kitchen and bathroomdh be
The model is not only capable of handling the pgabl in form of a bungalow or a storey building.
of interactions amongst the independent variablés b The semi-detached flats are 2 flats combined en th
also it enables us to know the contributions or thesame plot. It could be in bungalow or a storeyding.
importance of each variable to the explanation ofThe Detached flat is a single flat inclusively buih a
variation in the dependent variable (rental valitedlso  sjte and usually a bungalow building. It promotes
allows for the prediction of value of the dependentprivacy of occupants or tenants.
variable. The Duplex residential property is essentially
According to Brymaret al."¥,, the equation of multiple depicted in its design; where the sitting room &mel
regression y (dependent variable) om Xz, Xs, X4  kitchen are located in the ground floor while the
....X (independent variables) is given as: bedrooms and the conveniences (such as bathroom,

toilet and private sitting room are in the firsbdk.
Y = athx = Rxothoxo o bxte The high-income group essentially occupies thietyp
i of building.

;/(Vlhgexn =The independent variables _Tab!e 1 shows tt:at 47.4% OI the sa_mpled
by,b,......n, = Multiple regression coefficients for the residential property are “Face-to-Face” type. Tiyjse

independent variables (the slope of theOf (;e;:dephal _E:_ropelrty IS verfyﬂﬁ)rotmme.nt Ihn theégo
regression line relative to x-axis) and the transitional zones of the town; where an

74% of the residential property correspondingigted.

“a” = An error term which points to the fact that
a proportion of the variance in the o _ _
dependent variable Table 1: Types of residential property by zonesr{%®arenthesis)
. . . z
Y = Unexplained by the regression equation e
Public
However, the application of the model to our caselyres Core Transitional Peripherial housing  Total
. Face-to-face 30 (60.0) 37 (74.0) 20(40.0)  3(7.5)90 (2.1)
study shows that: Semi-detached flat 18 (36.0) O (18.0) 14 (28.0) (SI0) 61 (32.1)
Detached flat 2(24.0) 4(8.0) 14 (28.0) 11 (27.31 (16.3)
Y = a+bELEC+bWAT+b;ACC+b,BUG+b;RDF1 Duplex 0(0.0) 0(0.0) 2(4.0 6(150) 8(4.2)
+bs TO+b,K T+bgDC+bWAF+b; [ DAW+b4;NIW (1) Total 50 (26.3) 50 (26.3) 50 (26.3) 40 (21.1)90 (100)
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However, 32.1% of the entire residential propeny a Table 2: Infrastructural facilities available insigential property by

semi-detached Flat. For instance, 50% of the rasale

property in the public Housing Zone is made up of

Semi-Detached Flats. The table also indicatestkieae
is no single Duplex in both core and transitionahes
of Akure while 15% of the residential property imet
Public Housing zone is duplex.

Infrastructural facilities available in the residential
property in Akure: The infrastructural facilities
available in the residential property include eieity,
water supply, access road, burglary proof, refisgodal
facility, toilet kitchen, drainage channel, walht,

zones in Akure (% in parenthesis)

Zones
Infrastructural Public
facilities Core Transition Peripheral housing Total
Electricity 49 (98.0) 49 (98.0) 47 (94.0) 40 (100185 (97.4)
Water supply 40 (80.0) 38 (76.0) 42 (84.0) 29 (J2B19 (78.4)
Access road 28 (56.0) 45 (90.0) 33 (66.0) 39 (9718p (76.3)
Burglary proof 36 (72.0) 41 (82.0) 24 (48.0) 39.87 140 (73.7)
Refuse disposal 28 (56.0) 16 (32.0) 17 (34.0) BBOY 79 (41.6)
facilities
Toilet 49 (98.0) 48 (96.0) 41 (82.0) 40 (100.0) 198.7)
Kitchen 37 (74.0) 45 (90.0) 48 (96.0) 40 (100.0) 189.5)

Drainage channel 26 (52.0) 20 (40.0) 33 (66.0) &35B5) 114 (60.0)
Fenced round 26 (52.0) 18 (36.0) 22 (44.0) 30 (75.06 (50.5)
Watching day service 2 (40) 3(6.0) 9(18.0) 10@25 24 (12.6)

Watching night services 25 (50.0) 10 (20.0) 20@4035 (87.5) 90 (47.4)

watchday-security services and watchnight-security

services. The levels of provision of these faeiitvary
from building to building and from one zone to tither.

Refuse disposal facility in residential property i
Akure is generally poor and only 41.6% of the

About 97% of the residential property in Akure areresidential property enjoyed refuse disposal sesvic

connected with electricity; while the entire resitial

About 56% of the residential property in the cooae

property in the Public Housing zone are connectitd w enjoyed refuse disposal services. This is connesitd

electricity. All the sampled tenants in these restél

the special attention given to the core area ofrékay

property complained of epileptic supply of the the Waste Management Board because of the intensive

electricity. The issue of water supply is not basadhe
public water supply or connection to the public evat
supply because this is not functioning in Akure bat
the provision of functional water supply eitherahgh
hand-dug well or boreholes. In this respect, 78a%
the residential property are provided with waterndr
either hand-dug well or borehole. It is necessanyate

commercial activities in the zone.

Toilet facility is one of the basic facilities iany
functional residential property Overall, 93.7% tiet
sampled residential property in Akure are providétth
toilet facility. It is necessary to note that ahet
residential property in the Public Housing zone are
provided with toilet and kitchen facilities as indted in

that none of the zones has less than 72% of it3able 2. Although, 74% of the residential property

residential property provided with water. The locat

the core are provided with kitchen facility butghs

of the hand-dug well within the house compoundmuch to be desired. Even when the kitchens are

influences the level of safety of such water; pailtrly

provided, some of the tenants carried out theikicap

in the core area where most of the hand-dug well arin unhygienic environment.

located within the septic field.
Every residential property is required to be piled

with unhindered access road with a view to ensafe s

The drainages in the residential areas in Akure
need much to be desired. Overall, just 60% of the
residential property could boast of functional deje.

movement of goods and services. Overall, 76.3%ef t The provision of wall-fence round the residential

residential property are accessible by motorabbe.ro
However, the residential property in the core zane
mostly affected by inaccessibility, where only 5@8re
only accessible. This is followed by the periphaahe,
where 66% of the residential property are accesslhl
the remaining 2 zones (i.e., the transition andRiblic

property is to guide against unwanted interruptmal
ensure security and safety of property in the erdidl
buildings. Only 50.5% of the residential buildingee
provided with wall-fence, while 52, 36, 44 and 70%
residential property in the core, transition, peeal
and public housing zones are correspondingly pexVid

Housing zones) not less than 90% of the residentialith wall-fence.

property are accessible by motorable roads.

The provision of watching-day security services in

The installation of burglary proof in residential the residential property are not popular in Akuséth
property serves as means of ensuring security obnly 12.6% provided with these services. However,

property in such building. Over 70% of the residnt
buildings in the core, transitional and public hogs
zones are installed with burglary proof in theindows

Table 2 shows that 25% of the residential propertpe
public housing zone are provided with daywatch-ggcu
services and in other zones (core, transition and

respectively. However, only 48% of the residentialperipheral zones), 40, 6 and 18% of residentigbgnty
buildings in the peripheral zone are installed withenjoyed daywatch-security services correspondingly.

burglary proof.
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the residential property in Akure but over 87% gt Table3: Level of satisfaction of tenants with thrastructural
residential property in the public housing zone are fac'"t'es'”theies":e”:'a't_f -
provided with nightwatch-security services. It isple, evess o salsiachon

that when residential property is provided withsie infrastructure Satisfied  Not satisfied Indifferefotal
infrastructure, such property would enjoy high Electricity 5(2.6) 183(96.3) 2(1.1) 190 (100)
; Water Supply 12(6.3) 170(89.5)  8(4.2) 190 (100)
patronage and consequently attract high rentakevalu Access Road 60(316) 125(658) 5(26) 190 (100)
Burglary Proof 82 (43.2) 100 (52.6) 8 (4.2) 190QqL0
Level of satisfaction of tenants with the Refluse Disposal 83% (221-)6) 322((] (36’33-)2) 825(9 (5-2) é%g?)om
; it ; ; ; Toilet 42.1) 102 (53.7 4. 190 (1
|nf(astrgctural faC|I.|t|es provided in f[he|r .rented- Kitchen 75(394) 110(57.90) 5(26) 190 (100)
residential property. The level Of satisfaction Of the Drainage channel 56(29.4) 120(63.2) 14(7.4) (190)
tenants with the available infrastructure in theFenced 75(39.4) 110(57.9)  5(2.6) 190 (100)

; ; ; ; Watching day services 20 (10.5) 80 (42.1) 90 (47.190 (100)
reSIdenFlal _propgrty II’-I Akure IS as§e§sed undezethr Watching night services 85 (44.8) 100 (52.6) 5)2.6190 (100)
categorization viz-satisfied, not satisfied and tast
category is indifferent. The indifference is a atian

Table 4: Annual rent paid by tenants in residergraperty by zones

where respondent is unable to make up his/her @énd in Akure (% in parenthesis)
to the indicated categories. Zones

Table 3 shows that 96.3% of the tenants were not ublic
satisfied with the eleCtriCity Supply into theirihﬂiﬂgS. Annual rent Core Transitional Peripherial housing otal

This is connected with the frustrating condition of Under N6,000.00 9(18.0) 0(0.0) 0(0.0) 0(.0) (49)

. : : ; N6,000-N12,000.00 4 (8.0) 17(34.0) 4(8.0)  0(0.0)25 (13.1)
electricity supply in the country in general andhikure N13,000-N36,000.00 16 (32.0) 23 (46.0) 13 (26.0) (0.0) 52 (27.4)

in particular. Only 2.6% of the tenants could confi  N37- N48,000.00 5(10.0) 2(4.0) 10(20.0) 3(7.5)20 (10.5)

i i ofi o i N49,000-N60,000.00 7 (14.0) 8(16.0) 8(16.0) 6@5 29 (15.3)
bemg satisfied. This is followed by water _Supp"?f N61,000-N72,000.00 7(14.0) 0(0.0) 14(28.0) 1G@@ 37 (19.5)
which 89.5% of the tenants were not satisfied wlin  over N72,000 2(4.0)  0(0.0) 1(2.0)  15(37.5) %)
water supply in their houses. About 63% of the téhia Total 50 (26.3) 50(26.3) 50 (2.3 40(2'1.1) 190 (100.0)
were not satisfied with the refuse disposal sesvimed

the condition of the drainages abutting their rdnte Table 5: Zone with the highest rental value in Akur

residential property. However, 44.8, 43.2 and 390f% Zone _ No. Percent of total
tenants were correspondingly satisfied with thePublic housing 8.0 88.80
ightwatch-security services, burglary proof ing@l - crphenial L0 11.20
nig . . Yy . T g _y p Transitional 0.0 0.00
and kitchen provided in their residential property. Core 0.0 0.00
In spite of the low level of satisfaction exprebse Total 9.0 100.00
by the tenants of residential property in Akure
concerning the available infrastructure in thedestial In the public housing zone, none of the residéntia

buildings they occupied, yet 37.4% of the tenam@tgeh property is rented out less that3T™000.00 per annum.
been living in their present residential buildinfys In the transitional zone, none of the residentiabgrty
over 5 years ago. In addition, 26.3% of the tenaats is rented out for more thaa6d, 000.00 per annum.
been living in their residential buildings betwe2and  However, 40% and 37.5% of the residential proparty
5 years ago. In the core zone, 30% of the tenanisei  the Public housing were rented out betweéd R00 and
zone have being living in their houses for overearg N72,000.00 and over =K,000.00 per annum
while 34% of the tenants have been living in thmesa correspondingly. The improved quality of infrastuural
residential buildings between 3 and 5 years. In thdacilities provided and the hygienic environmenuldo
transitional zone, 64% of the tenants lived in thei have been responsible for the high rent.
present buildings for over 5 years. Paradoxically, in spite the low level of infragttural
facilities provided in the core area, 4% of thdédestial
Rental values of residential property in Akure: property in the zone were rented for owef2\D00 per
Despite the low level of satisfaction on the annum. The competitiveness over land, which the
infrastructural facilities available in their redte commercial land use posed to residential land
apartments, the annual rent paid by the tenantgeran use in the core area, was responsible for this tegtal
from N6, 000.00 to ovee=RR, 000.00 per annum. value for the residential property.
Table 4 reveals that 4.7% of the tenants paid tess Besides the information gathered on the rental
N6, 000.00 per annum for their rented residentiaivalues of residential property from the tenant8luare,
apartment. It is necessary to stress that thisnly o efforts were made to gather information on the aknt
peculiar to the core area alone (Table 4). values of the residential property from practiciEsgtate
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Table 6: A zero-order matrix of Pearson’s correlattoefficient key rental value variables

Annual rent Elect Water Access Burgl Refdis Twile Kitchen Drain Fence Daywatch  Nightwatch

Annual rent  1.00 0.073 0.151* 0.060 0.389** 0.212*0.159* 0.122 0.160* 0.523** 0.250 0.287**
Elect 1.000 0.139 0.092 0.014 0.107 0.287** 0.3300.040 0.044 0.045 0.019
Water 1.000 0.181* 0.123 0.313** 0.048 0.034 @.02 0.069 0.103 0.173*
Access 1.000 0.209* 0.223* 0.147* 0.116 0.1430.097 0.102 0.067
Burg 1.000 0.224* 0.224* 0.094 0.057  0.333**0.185* 0.224**
Refdis 1.000 0.197* 0.163*  0.157* 0.194** @&~ 0.332**
Toilet 1.000 0.448** 0.006  0.245** 0.035 017
Kitchen 1.000 0.153* 0.205** 0.016 0.150*
Drainage 1.000 0.190** 0.192** 0.167*
Wall fence 1.000 0.315** 0.409**
Daywatch 1.000 0.355**
Nightwatch 1.000

Note: Correlation is significant at 0.05 level; €orrelation is significant at 0.01 level

Surveyors and Valuers based in Akure. The basis foboth toilet and drainage channel maintain weak
this is premised on their rich professional backg relationships. Toilet facility is a necessity inyan
and in-depth knowledge of the property market offunctional residential building. Often times, when
Akure and its environ. Table 5 reveals that oveé¥8ff  increased in rent is anchored on the provisioroibétt
the Estate Surveyors and Valuers confirmed that théhe quality of toilet provided is much to be dedire
residential property in the Public housing zoneaatt Rather than providing a water closet toilet, pitets
the highest rental value. The reasons for this @monare often provided, which are poorly maintained.
others include the high level of infrastructural The issue of drainage channel tells much on the
provision, the aesthetic quality of the housingenvironmental quality of the housing environment.
environment and the structural quality of the binidrs. Majority of the residential property in the coreneoare

In spite of the 4% of the tenants in the core zondocated in degraded environment coupled with bldcke
indicating that the rent of the residential propevhich  drainages while in the Public housing zone, the
they rented was ove+M2,000.00 per annum; none of aesthetics quality of few of the housing environtrien
the practicing. Estate Surveyors and Valuers indta high and with well-maintained drainages thus, the
that the residential property in the zone attratligtiest  residential property in the zone attract high revedue.
rental value. However, they all confirmed that land At 0.01 level, (5) of the infrastructural facitt
the zone attracted very high rental value partityl®@r  (yariables) maintain significant relationships withe
the purpose of commercial uses or activities but nognnual rental value. These are installed burglaopfp
essentially for residential purposes. with 0.389 correlation coefficient, refuse disposal

facility with 0.212 correlation coefficient; walkehce

Analysis of the relationship of the infrastructure  with 0.523 correlation coefficient, Daywatch-setyri
variables: This section examines the relationshipsservices with 0.250 and Nightwatch-security semvice
among the infrastructural variables Table 6 isz8e-  with 0.287 correlation coefficient (Table 6). Tetsdo
order Pearson product movement Correlation Matiix onot toil with the issue of security. This is becausf
the 12 key variables. The annual rent of the redide increased cases of burglary in most Nigerian urban
property has significant relationships with 8 ofeth centers. Often times, tenants jointly arranged for
variables. The annual rent is related to Water,gBlny Security services to keep watch of their rented

proof, refuse disposal facility, toilet, drainageall-  apartments at daytime and nighttime particularlyhat
fence_ Dayvv_atch-securlty services and nghtwatch-periphera| and public housing zones; that appedreto
security services. isolated and solitary during the daytime.

The annual rent has 0.151 correlation coefficient  Of all the security related variables, constructid
with water supply at 0.05 level. This is an indigatthat  wall-fence round residential property maintains the
an increase in annual rent would attract an impr@re  strongest relationship with rental value.
in water supply to the residential property. Thss i It has a correlation coefficient of 0.523. This is
perfectly required to be true because tenants diésed followed by the installation of burglary proof in
their demand for improved water supply either ie th residential building with 0.389 correlation coeiffiat.
provision of new hand-dug well or reactivation bBt Tenants prefer localities where they can enjoy both
existing hand-dug well based on the increase in ren daywatch and nightwatch-security services, evémifll

However, other infrastructural variables which amount to paying additional money to their rentte®f
annual rent maintains significant relationshipshwéit ~ times, on community basis, tenants engage security
0.05 level are toilet with 0.159 and drainage clehnn services for both day and night. This is mostly omn
with 0.160 correlation coefficient. Like water siyp in the peripheral and public housing zones in Akure
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Table 7: Regression results (estimates) betweenshnent and infrastructural facility variables

Code Variables Regression coefficient  Beta caeffic Absolute t-value Sig.

Constant 1.851 2.363 0.019
ELEC Electricity 0.384 0.031 0.464 0.643
WAT Water 0.299 0.080 1.211 0.228
ACC Access Rd -0.299 -0.067 -1.033 0.303
BUG Burglary proof 0.795 0.234 3.447 0.001*
RDF Refuse disposal 0.134 0.043 0.611 0.542
TO Toilet -4.229E-02 -0.007 -0.099 0.921
KT Kitchen -5.882E-02 -0.009 -0.124 0.902
DC Drainage channel 0.194 0.063 0.969 0.334
WAF Wall-fence 1.229 0.400 5.505 0.000*
DAW Daywatch security 0.164 0.034 0.489 0.625
NIW Nightwatch security 4.834-02 0.014 0.191 0.848

R =0.576

R?=0.332

R? adjusted = 0.291

FO.05 =8.047

N =189

Overall, electricity, access road and kitchen hawe
significant relationships with rental value of dkesitial

The empirical result presented in Table 7 reveals
that wall-fence and burglary proof are significant

property in Akure. One may wonder why thesedeterminants of rental values paid by tenants of

infrastructural facilities do not maintain signéiat
relationships with rental value. This is not uncected
with the poor situation of electricity supply inddiria in
general and in Akure in particular In Akure, sonneas
are without functional electricity transformer, whi
makes the tenants to live in perpetual darknesgorida
of the tenants depend on the use of generatingspian
their electricity supply. Many of the tenants dot no
consider the condition of the access roads linkirer
rented apartment as too major; particularly in toee
zone where most of the residential property arerlpoo
accessible or only accessible by footpaths.

It is necessary to conclude that the securitytedla
infrastructural facilities and
significantly to the rental values of residentiabjperty
in Akure. These are the installation of burglarpgdt
provision of wall-fence and availability of day and
night security services as well as the provisionefdise
disposal facility. However, other infrastructural
facilities that contribute to the rental values o

residential property are provision of potable water

supply, toilet facility and good drainage channels.

The regression of Electricity (ELEC), Water
(WAT), Access road (ACC) Burglary Proof (BUG),
Refuse Disposal Facilities (RDF), Toilet (TO), Kitm
(KT), Drainage Channel (DC), Wall fence (WAF),

Daywatch Security services (DAW) and Nightwatch-

security services (NIW) on rental is
considered.

Thus:

value (Y)

Y = a+bELEC+Bwat+b,ACC+b,BUG+b;RDF+

bsTO+b,KT+bgDC+hyWAF+b; DAW+b,;NIW  (2)
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residential property in Akure. In the consideratioh
the entire variables fitted into the model’ @.332)
shows that about 33.2% of the variation in rentdug
are jointly accounted for by the variables. Thendtad
coefficients (Beta) give a picture of the relative
importance or influence of the independent varisiole
the rental value of residential property in Akufidhe
higher the magnitude of Beta, the more the infleeoic
the variable:

Rental value (Y) =
1.851+1.229(WAF)+0.795(BUG)+0.299(WAT)
+0.194(DC)+0.134(RDF)+0.164(DAW)+0.384(ELEC) (3)

services contributed t4-834€-02(NIW)+-0.220(ACC)+-4.229E-02(TO)

+-5.882e-02 (KT)

The empirical results of the multiple regression
model are presented in Table 7. It shows that feaite
is the most determining variable of rental valubisTis

ffollowed by installation of burglary proof in the

building. Next to this in order of influence are telg
functional drainage channel, availability of refuse
disposal facility, daywatch-security  services,
nightwatch-security services, access road, todeilify
and kitchen respectively:

Y = 2.340+1.325(wall fence)+0.815(Burglary proof(4)

Y = Annual rental value

From the empirical result of the stepwise regoessi
presented in Table 8, only two of the (11) infrastural
facilities are very crucial for the determinatioi o
rental values by tenants of residential propertékare.
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Table 8: Step-wise regression results (estimatda)ionship between

the rental values of residential property and Biftactural
facilities
Regression Beta Absolute

Variable code coefficient coefficient  t-value Sig
Constant 2.340 12.930 0
Wall-Fence (WAF) 1.325 0.432 6.7110 0
Burglary proof 0.815 0.240 3.7250 0
(BUG)
R =0.559
R?=0.313
R? adjusted = 0.305
F0.05=42.512
N =189

The most crucial is wall-fence with a regression
coefficient of 1.325 and the second most important
burglary proof with 0.815 regression coefficienteTh
infrastructure put together contributed 30.5% i th
determination of rental values These two infragtie
are security and safety inclined. It can be coretuthat
tenants valued the safety and security of theesliand
property in those residential buildings very mubhatt
tenants are ready to offer an increased rent fo
apartments where these two infrastructure are ablail
On a general note, these two infrastructure aretlynos
available in the residential property in the Public
housing zone. Our findings earlier confirmed that
residential property in the zone attracted the dsgh
rental values.

CONCLUSION

332-341, 2009

particularly in the core zone of Akure and the menti
Akure city in general by carrying out regular
surveillance of the residential environment.

The blockage of access roads to most residential
property in Akure is mostly because of the non-
compliance with approved building plans of residsnt
property during construction of the buildings omesi
Therefore, the Building Plan Approving Authority
among others should effectively enforce the
development control provisions of the planning laws
and building regulations to guide against blockafe
access roads to residential property.

Residential property in the Public housing zone
attracted the highest rental value. Thereforedesdial
property developers should focus their residential
property development efforts in this zone, in orter
make higher returns on their investment. In vievthis,
the state government should establish more “Sitk an
Service Residential Schemes” in Akure and make them
more attractive to property developers to partigipa
}he physical development of the schemes. Most ef th
access roads to the residential property virtualgll the
zones are in poor condition. The tenants shouldrozg
themselves under the aegis of “Landlords-Tenants’
Association” by rendering community services in the
maintenance of the roads. This should be exteralétet
provision of daywatch and nightwatch-security sesi
in their residential areas.

The state of infrastructural facilities in the dyu
area is disappointedly appalling. Ondo State andrék
South Local government council should jointly give

The study has investigated into the effects ofpriority attention to the maintenance of existing

infrastructural facilities on the rental value of
residential property in Akure. It has concludedttha
improved quality of infrastructural facilities caiftuted

infrastructure and provision of new ones in the new
areas of Akure in particular and other settlements
general. However, governments at these two levels

to the increase in the rental values of residentiatannot handle successfully the maintenance and

property. In order to enjoy this opportunity, tetsam
residential property in Akure cherish security-
enhancing infrastructure. Property developers inrak

provision of infrastructure alone. Therefore, tleople
under the Public-Private Partnership programme lghou
be involved.

should endeavour to provide the security-enhancing

infrastructure which, include wall-fence and burgla
proof.

Over 60% of the tenants were not satisfied with th
entire infrastructure in exemption of burglary pfoo
wall fence and toilet facility. There is need fapperty
developers to provide and improve on the qualitthef
infrastructure. The available toilet facility prod in
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