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Abstract

This study examined the impact of population growth on rental values in Minna, Niger State from 1999

study employed the use of both primary and secondary sources of data c,oﬂection thmun;l cel b ’lljh‘
techniques. Data on rental value was primarily sourced from registered estate surveyors and valfers bi n;:Ils samfbm
while the secondary data on population growth in Minna was sourced from National Population Conm l'ml'a g ';:
result of rental growth analysis of the four selected areas showed that Maitunbi with a mean figure of 15?;;‘:3; tt
rental growth rate compared with other areas. The result of correlation of between 86.4 and 77.6 sho;aved a st:o:
positive correlation in between population growth and rental growth, and the overall impact of poi}ulation growtho
rental growth is significant. The study concludes that population growth is a basis for increase in demand fc
accommodation which peradventure increases the rent. Therefore putting population under check by governmer
will affect real estate investors and otherwise, it will favour the investors. Investors in real estate prefer high populatio
growth as it is capable of forcing demand over and above the supply of real estate accommodation. Improvement i
housing provision to accommodate the present and future population is therefore suggested.
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infrastructural facilities. Ogedengbe (199
identified infrastructural development an
population growth as the major indicators
urbanization in Nigerian cities. According t
Fagbubun (2007), concentration of population in
particular place tends to have so man

Introduction

The rapid rate of urbanization as well as
inadequacy of infrastructural facilities in urban
centres has become a serious challenge to both the
citizens and government of developing countries.

Urbanization is a phenomenon that encourages
population concentration in an area and it
tepresents all the necessary activities and process
needed to transform a rural area into an urban
center (Mayaki, 2007). Most urban cities of the
‘world have experienced rapid population growth
esulting from industrialization and technological
/ancement. One can freely state that people's
sh to urban areas is the resultant effect of
action of opportunities for wealth generation,
omic development and availability of

consequences, such as, pressure on the availabl
facilities, urban decay, pollution, urban crime a
well as change in rental values. Population growtl
is referred to as the rate at which the numbe( o
population in a particular place increa§es fmd it lf
one of the major indicators of urban'zzat.lon. th;
growth of business activities is another indicator o

urbanization.

The need for housi
accommodate urban popt
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ng
o the study

Jation leads ©

R



1 growth on housing value. o
i i ulation which is
that increase in pop M
y caused by rural- .u‘rban mlgfiilts %
ourages urbanization in cities flnd results
shortage of both quality and quantity of housing.
This issue of housing shortage has led tO.hlgh rgnt
and increase in value of residential
accommodations. Sanusi (2011) also indica.tes a
trace and stress of urbanization in Minna.
National population commission (2012)
established that the population growth of Minna
tose from 2.3 in 2006 to 3.4 in 2007 due to influx of
people from both the neighbouring rural areas and
other parts of the country. This necessitated the
increase in demand for housing. Therefore, the
study aims at assessing the impact this growth rate
has had on the value of housing investment with a
view to providing empirical evidence to real estate
investors on the profitability of the investment.

Literature review

f['he study of urban population growth and housing
mvestment especially in developing countries has
taken a serious research attention of real estate
investors and it is the duty of real estate researchers
to carry out empirical studies on the subject matter,
The result of some previous studies are presentea
as follows: Ogedengbe (1999) in his study on the
impact of urbanization on residential property

value in‘Benin City Edo State, identified migration

the rate of population
brought about inadequate h
infrastructure. Fadairo and Taj
empirical study on urbanizatiom
infrastructural facilities in [,
acknowledged that for urbanization
process which will bring life ity »
community, it must be complementeq |
provision of basic infrastructure. The sty
that the provision of infrastructura]
enhances a better urbanization; it did not e
the impact increased population has on pr
value. Ominded and Ejiogu (2008) st
urbanization in Nigeria and opined that the hy
concentration of people beyond the availa
facilities always leads to inappropriate
competition. The study discovered that mostei
in Nigeria expand in a Horizontal form; this could’
be attributed to technological inadequacies. The
study concludes that urbanization contributesis™
own development problems without relating theS
problems to property investment. Illyet eral. (2009 %
conducted a study on the consequences of fpid
population growth on housing in Calabats
Metropolis and established that there is an obyios
relationship between the supply of housingandiiés
increase in the population of Calabar. The papes
stressed further that rapid population growh
results into unwanted issues like high occupancy
rate, growth of slums among others. Bello (201
carried a study on the impact of urban crimé &%
property value in Akure. This study descros
urban crime as one of the factors that detefl
property value. The study further stressed tha
urban crime increases in a place, properdy ¥
decreases. The paper established the imj
urban crime on property value but did
the impact of population gr0
infrastructure on property value. ‘




‘Thou and Awanyo (2013)
population growth on urban
service in Kenya and opined that
is certain and solution to urban
upon infrastructural development
ement. The problem with unplanned
; growth is associated with the demands
e population which mounts pressure on
m&aﬂ“““"‘e and services, this in turns leads to
m,,jmnmﬂltﬂl degradation. The study was able to
lish the trends in population growth in
Nariobi and effect of this population on the
available infrastructure but was unable to link this
withrental values. Hence this study, which aims to
assess the impact of population growth on rental
valuesinMiJmafrqm 1999-2011.

Study area

Minna city is close to the Federal Capital Territory
anditisatown which is rapidly developing in terms
of immediate potential market for many products
and services. Both rapid growth and urbanization
havebeen encouraged in Minna due to its location,
cconomic and administrative characteristics. This
has gone a long way in stimulating rural-urban
migration and urban-urban migration from the

nvirons

Land use map of Minna and its ©
of Land and Housing Minna
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The indigenous tribe are the Gw?ﬂ: and ;:zz
population of Minna is 201 142 o

9 according
census (Nuhu and Aliyu, 2009). : .

Research methodology

The popqlation of study comprises residential
property investment in Minna. Data on rental
values were sourced primarily from registered
Estate Surveyors and Valuers using census
sampling technique, this is due to the relatively
small number of registered Estate Surveyors and
Valuers in Minna. Data on annual population
growth rate was sourced from secondary source
through National Population Commission.

The method of data analysis includes descriptive
method (mean, standard deviation and graph) and
inferential method (analysis of variance
(ANOVA), Pearson's correlation and regression
analysis).
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This method was employed
variation in rental
rkets in Minna
this

Analysis of Variance:
to determine the significance of
values across the major property ma!
Pearson Correlation: For the purpose of
research, Pearson's product correlation W§s
desirable to ascertain strength of relationship
between rental growth rate and population growth
rate.

Regression analysis: This method was adopted FO
determine the amount of increase and variation in
rental growth that is due to growth in population.

Results and discussion

This table shows the average rental values for the
period under study as well as in the study areas
(Tunga, Dusten kura, Maitumbi and Dusten kura).
The trend shows upward movement in nominal
rent of properties between 1999 and 2011

Table 3 shows the result of analysis of variance, the
critical value of F at degree of freedom at 0.05 level
of significant is 1.622 since p-value at 0.099 is less

than f-critical 1.860, there is no gign:
difference in rental values among the study gpg
The inference here is that rental values jn algy
selected zones for the study remain the same, o

The table shows the trends in the Population o
Minna over a period of twelve years. The gro,
rate was provided to show the rate at Which
population of Minna grows, from 1999 to 2006, g
growth rate was 2.3%, between 1999 and 200
whereas, and it increased to 3.4% between 2007
and 2011.

The table shows the rental growth rate apg
population growth rate in Minna. In Tunga the
average rental growth rate is given at 11.31%,
average rental growth in Kpakungu is given at
14.54, in Dutse kura it is given at 13.31, in
Maitunbi it is 15.38, while the population is
average of 2.72%. This indicates that
rental growth rate is better than
to low level of risk as compared to
it has resemblance with growth in

growin
Maitur

Table 1: Average rental value of property in the study areas (1999-2011)

Year

Tunga Kpakungu Dutse kura Maitunbi
1999 EETDRERE 6 070 41,120 18,560
20,72
2000 59,200 47,020 21,140
% 21,920
2001 67,500 55,800 23,380
2002 24,400
85,500 2 69,600 27,200
2003 7 140
91,700 2 75,820 31,240
2004 1580
v 101,800 T 93,020 e
1 ,024
17,800 113,520 17
2006 128,000 43,620 126,300 59,540
2007 134,300 58,172 . 74,300
153,840 :
2008 149,500 69,600
) 85,640
179,380
2009 160,800 77,980
A i 91,920
2010 20
183,000 79,940 103,080
192,560 g
2011 1 88,500

85,000 116,040
200,200
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| Table 4 Population Trends of Minna from 19992011
I _Year __ Population Rate
‘ 1999 173448 23]
| 2000 177,438 28
| 2001 181,511 25
/ 2002 185,694 23
| 2003 189,964 2.5l
| 2004 194,334 218
2005 198,803 2.3
2006 202,151 23
2007 209,024 34
2008 216,130 34
2009 223,478 3.4
2010 231,076 34
2011 238,932 34
Somrce: National Population Commission, 2012.
below and

Figure 2 shows the rental growth index and
population index over the period under study.
There is an upward movement in same manner in
rental growth index between 1999 and 2006, after

which the rental in
Maitunbi slightly over
locations. Population gr
upward and lagged be

dex in Tunga fell
lapped above ‘Oﬂlﬂ'
owth index moved slightly

hind rental i




population growth on
change in population growth b;

in rental growth by 4.35%, 6.2:
6.75% in Tunga, Kpakungu, Dy
Maitunbi markets respectively.

Table 5: Average Rental growth rate in property investment in Minna and population growth
Y Tunga rental ~ kpakungurental ~Dutse Kura Maitunbi Population
growth rental growth rental growth growth

- = 5 28

29 14 14 238

ﬁ 6 19 11 23

2. 11 25 16 23

& 11 < 15 Zed

11 5 23 23 23

16 16 22 24 23

9 32 0] 25 23

o 88 22 25, 34

i 20 17 15 34

8 12 4 T 34

14 3 8 12 34

0 1 4 13 34

et 14.54 13.31 15.38 2.72

Deviation 10.95 10.95 8.70 7.43 0.55
Source: Authors' field work, 2013
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shows that the city started experiencing increase in
population long ago and was finally confirmed by
the National Population Commission that ll(Wl;l
t]:?;:; 2:)06, tzhe growth rate was 2.3%, which rose
Char;geuil-:um 00? to 2011. This indicates a Syear
h 28?§u]atxon growth by 4.4% increase by
e d'and 2016. Thc trend in rental values
T rding t(? location [“)L.lt the movement 1n
i argrowth in Matgx1b1 is better than other
it sk Te}?s as it pm\.nded for secured markgl
P‘)Pulati(;n ere was a slight upward mnv.emsnl in
Ty growth over the period and this cags‘cd

inrental growth. There is strong positive

Ajayi et af,
Table 6: Strength of relationship between rental :
e growth and %
e Popul:
ﬂ/* _ Coefficients  Ng 5 atﬂ" 8rowth in Minp,
Tunga Rental Growth 0,961 L NON S
Kpakungu Rental Growth  0.980" 13 50 e ik
Dutse Kura Rental Growth 0.967" 13 16.240 0.000 o
R Orowth  0.9827 B 12.600 dio0g
— =7 13 ey 0.000
e 0.000
| ubie:Influence of Population Growth on Rental Growth in i
| inna
| Markets Models Unstz =
| Mncﬂmem; Stand —
| T —cescens || S S
Constant) ST Beta
| TungaMarket | Population Rental A
[ Growth 4359 - 7.167(.000  [724
[ ‘ 9
‘ 61 11.570 | .000
akungu Market | (Constant) —
‘ - S15.756] 44076
‘ Population Renta - L7010 -
Growth 6.214 383 000760
980 16.240 000 |
[Dutse kura Market| (Constant) D) ~
: 160.6 55653
I:npuul.um: Renta S - 8.748 000 |.835
Growth 5.759 45
967 12.600 000 |
aitunbi Market_| (Constant) =327 S
3.2 5016
| Population Renta 000 | 864
| Growth 6.755 391 982 000
a. Dependent Variable: Tunga Rental Gro
Summary of findi
n . . o %
b Ly dings Conclusion and implications
he reviewed trends in the population of Minna The population increase of Minna town has bee:
por Minna been
attributed majorly to factors like urban growth,

proximity to the Federal Capital Territory and
migration among others The growth rate could
also be associated with the establishment of some
Federal Government offices like the Central Bank
Federal University of Technology
Secretariat, and National
Examination Council The increased population
availability of infrastructure i Minna has led
s d in some areas. The
hat in as much as there is
] value in some areasasa result
population also puts
1 facilities. The

of Nigeria,
Minna, Federal

and
to rental values being increase
analysis revealed t
increase in the renta

of population increase, Over
vailable infrastructurd

correlatio, pressure 00 &
0 bef &

Population e ren@l srowih i 2 high rent particularly coul iy
aCross th grokWth e e tpect sigaificaos accommodation unaffordable © Soﬂ;ems an
€ markets 3 t of slu
s i evelopmen B 2

renlfnsie et viroSmem. The implication

degradation of the en’
e |




popula growth formsa baISIS

in demand for accommodation whlﬂril
venture increases rent, therefore pum ;
tkm under check by government will aﬂ”tehce
real estate investors but otherwise, it will favour
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