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ANALYSIS OF TRENDS IN HOUSE RENTS IN ILORIN METROPOLIS

TUNDE, A.M; ADENIYL, E.F, and AFOLAYAN, G.P.
Department of Geography & Environmental Management,
University of Horin*afolahigounilorin.edu.ng

Abstract
flouse rent has always been guided by the principles of demand and supply. This study
analyzes trends in house rent in Horin metropolis. Specifically, ¢ identifies the faciors
influencing increase in house rent: it also determines the effects of changes in rent on
household size and on the inhabitants of the study area. The twenty political wards within
florin were used and Sive hundred (500) tenants were sampled systematically. The period
covers tweniy years (1992-2011). Focus Group Discussions (FGDs) were organized in
different locations with tenants, landlords, caretakers and estate agents. Deseriptive and
inferential statistics were used to analyze the gathered data, The trend reveals an increase
over the twenty year period considering all rental classes. However, the low income Broup
experienced highest rate of increase, Spearman's rank correlation coefficient revealed there
is a significant relationship between income and rent patd. Factors that determine increase in
house rent are population growth/demanc, location, type of house, building materials,
facilities in the house, environment and basic amenities available in the neighbourhood.
Based on these, recommendations made {nclude government assistance in pro viding maore
Rousing units af affordable rate. Since increase in population has been identified as one af
the factors influencing house rent, rural areqs and medivm-sized towns should therefore be
developed so as to curb rural-urban migration.

Keywords: Housing unis, Development, Renters, Environmental Conditions and Income

Introduction Increase in population and massive rural-
The importance of housing cannot be urban drift of population going by poor
overemphasized. It is one of the three basic economic performance have resulted into
needs of mankind that is important for the urban sprawl. Acquaye (1985) reported
physical survival of man (Aderamo and that in developing countries housing 1s
Ayobolu, 2010). Housing has been characterized by an inadequacy based on
universally acknowledged as a major soclal,  economic, demographic  and
cconomic asset in every nation. According technological  factors,  For instance,
to Abubakar (2005) housing is crucial to statistics revealed clearly that throughout
the realization of the various development Africa, urban dwellings are generally A
goals and programmes of most African overcrowded and lacking in  most
countries. Adequate housing provides the elementary amenities and surrounded by
foundation for stable communities and deplorable urban landscape situation of
social  inclusion  (Oladapo, 2006). which Nigeria is left out. Existing studies
However, housing problem is experienced on the housing situation in Nigeria,
0th in the rural and urban areas of many especially in the urban areas revealed acute

an countries. In Nigeria, for instance, housing problems expressed in both
ng constitutes one of the major quantitative  and  qualitative terms
pment problems in urban areas. It (Onibokun 1990). It has been observed
in high rent, poor environmental that rapid urbanization and poor econon
overcrowding, poor and growth have compounded the problems.
cial amenities and services. inadequate housing in Nigeria (Ok

]
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) 1990, In Kwara Stlale [or example, [orin
] the state capital has been experiencing
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rapid rale of urbanization (Table 1) as a
result of migration of people to the city.

Table 1: Population Growth trend in Ilorin 1953-2006

Year Population Rate of Change in'}mﬁu!nli-::n % Rate of Change in I.’u:upuhiliu.ﬁ_

1953 40,994 4,647
1963 208,546 167,556
1982 474,835 266289
1984 480,000 5165
1991 570,000 90,000
2006 766,000 196,000

e
21.9
J4.8
0.7
11.7
25.6

This study thercfore analyzes trends in
house rent in  Tlorin  metropolis.
Specifically, it examines the relationship
between income and house rent paid; it
identifies the factors influencing trends
and tncrease in house rent; and detenmines
the effects of changes in rent on Lhe Tenarnts
in the study area.

Housing
United Mations (2013) defines housing as
that which encompasses all the ancillary
services and community facilities which
are neccssary to human well-being.
According to Omibokun (1983), the
comprehensive  definition of housing
encompasses far more than living space
and shelter. Its nature and value are
determined by the serviges il offers. It is
more than provision of houses. It involves
the act of providing shelter or lodging and
covers the process of producing houses
ranging from the acquisition of land for
housing development, to the subdivision of
layout. It also includes factors of housing
production and quality consideration such
a5 architectural design, finance, materials
and labour among others.
Housing has become an issue of commeon
congern as it cuts across the barriers of
social class or income group. A substantial
proportion of the average household
expenditure is being consumed by housing
cost. However, investment in housing has
been recognized to have multiplier effect,

Source: Oyvebanii, 1993; NPC, 2006 adapted from (Adcﬁéke, 200497,

For example, rents being received by
landlords and cmployment opporfunities
through construction have positive impact
on  income.  Qluwande (1983}  while
describing a house says it is “a physical
structure which human beings use fot
shelter”. Tt may have all facilities needed
or desired for healthful living. Similarly,
(ghonna (2012) sees housing as a hulding
or some lorm of shelter arranged for
human habitation and oceupied by a
regalar household. Apart [rom food and
clothing, housing 1s the second mosl
important necds of the human race, as it
provides shelter against the harsh gloment
of weather that could affect human health
adversely. Housing could also be viewed
from an investments perspective, collateral
for securing loans from the fimancial
institution, and a source for regular income
in the form of rents and an assct for
individualiorganization as the case may be.
Daramola (2006) views housing as 1o
cmbrace not only shelter but also includes
the immediate environments, the units, site
layout, facilities, and amenities such as
school, shops, parks, and accessibility t©
these amenitics, Housing is a bundle of
rights enjoyed when in occupation
involves conswmption COMMURity Seryice
such as sapifation, dramage, secunty,
recreations,  interaction &L that
contributes to the well-being of an
individual, Housing quality may therefore
be qualified 1 various ways depending on




the amount of facilitics it provides and the
finctions it s prepared to ollfer for healthy
living. Ndubyeze {2009 indicates thal low
EOCIO-ECONOmic groups in Enugu h.ill\-’l::
general low level of residentinl housing
salisfaction. Despite all these stidies,
literature on house rent in Hovin is yery
scanly and this is whal prompted the

rescarch,

Rent and Housing
Rent can be defined as the acinal amount

fixed by contract, made by a fenant at
specified intervals in return for the right to
Deeupy or use the property of another, 11 s

also regarded as a similar paviment made

for the use of a facility, equipment, or
service provided by another, Aghola and
Kassim (2007} defined rent as Lhe
combination of rent on hare land and the
structure there-on. According 1o
Dictionary.com (2014} rent is payment
paid periodically by a tenant to a Jundlord

m return for the land use, a boildmg, an
apartment, an office, or other property. A
property owned by an individual other than

the residents or by a legal entity and for
which the residents Pay 4 monthly rent 1o

the owner is known as rentaj housing, Rent

15 & payment made pertodically by a tenant

to a landlord or owner for the oceupation

or nse of land, buildings, or by a user for
the use of other property, such az a
telephone.  There are different types of
rent and these include: Land rent which
&1ves a theoretical base for explaining the
value placed on real estafe tesources and
the income generateqd by the owner,
Vagale ( 1985) opined that social rent is the
rent that a family can Pay for shelter
_ WII._FJ..DHE faregning_ other  essentia]
Tequirements, such ag food, clothing,

[l
o T
Lnire for Himan Sermament ard L lae G

W) SR e

ity cost of a unit of 15,
farmer’s ant.pﬁgfmﬂ'lf‘ishuld level of ﬁamjn::_
in uxﬁf’ﬁls the land would be maf‘ﬂl‘_re:d.
5 Whli;llm] an the other hand came jyy,

Re::f‘:]‘ﬂt_ in order 1o prf:ntm.::t teff-.:::::s tHa
:::- net financially Ihuay::ﬂnm huusm;v?t
increasing and en_cgrhitapt o Lh

s foe ceiling 1MpOse i a
SHiarit is in place in Many areas

government am:d. A sental property B

acrogs the world. . v
properly from which the owner Tecelves

: m the tenanis also knovmlas
E:jf:JT;L;ll }"::lmrclurn for occupying or “3”;3
the property, Onu (2012) assessle]d the
urban  residential - housing c{ja ENELS
confronting low income carners in Benue
State, Nigeria and discovered that over
fifly percent of the Szlmplﬂd_PDPfllIaﬁﬂf-‘rﬂ
are low income eamers which make 1t
difficult for them to afford decent houses,
Affordability of housing involves not only
the capacity of houschold incﬁ:mes bt a%sn
housing prices and rents. Statistical stedies
of houschold atfordability are expected to
consider the cument income of the
household head, future incresse of their
income and the contribution of members of
the fainily towards rent Payrent. Howeyer
this study considers current income of
houschold heads. This is becausc current
income of houzetiold heads 15 considered
in this study 1o be more toliable S

Study Area 2 S
The choice of Norin as the study area is
based on the Fact that the city has been
EXperiencing rapid increase in population
0 the last few vears as 3 result of natural
Erowth and rural-urban migration. This in
a way Ihastafﬁ:{:ted house rents generally,

lorin is sityated in the Iransitional zope
between Northern ang Southern Nigeria,

 education and health facilities, Contract
mnracmnimg to Conkling and Yeates
: 1S the amount actually pajq by

é%fi; use of a property belonging

with land  areq approximatel o

; y about
lﬂﬂs_qkm, expanding along its major
arte:r!f:s, Ilorin Comprises twenty ’

ol 4£
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Table 2: Subdivision of Residential District in Horin

Old Residentinl Area  New  Residential  Government
e oY g District # Residential Area
BalogunAlanamu Adewole Sabo Gert 1
Magaji Geri MagajiBadar Sahd Ceri 11
Balogun Fulani MagajiOkaka
BalogunGambari Magea)i thagun
Baboko MagajiOgidi
Okeogun MagajiLanumi
BalogunAjikobi Ubandawaki
Magaji Are
MaganCOjuckun
Lango
MagajiOloje
" Authors’ Research, 2013
Source: National Population Commission (2010}

respondents. From the table, 36.4% are

Results and Discussion 22 6% artisans, and 1745 we
Characteristics of Respondents T&ﬁ s ants hills T -

The kind of occupation an individual e cabty fhere e F‘W e
engages in determine the income accrued people with good jobs thaimgw: high
o him which in tum in some 3% Fcome to renﬁ'mu&asthﬂtattrm high rent

determines the type of house rented. Table 1 S & ot R
3 presents the occupation structure of the I"'f’cmh’* oW 1n J sty

sampled

Table 3: Occupation of Respondents

Wards'Cecopation  Civil Servant Husiness .
TR ! oy
HO.6)

U nemployed

Adewole 170.4)

Babaks 1002} 16(3.2) | e

Balogum A jikobi (141} 8(1.6} . i
Balogunlanam 1.8} (1.6}

Balagun Fulani 340.6) 13(2.6)

RalpgunGambar  2(0.4) 15(3.00)

Megajt Are L) 100200

. Map=jiBadari 3(0.6) T(1.4)

; ' 12(2.4) 306

S(1.00 Bil.a)

1(0.1] 1102.2)

Sl 18]

S 5(10)

516
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»
o
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cquator,  The oty is sitoated in the
ransilional zone within Lhe forese and fhe
guinca savennah regions of Migere and
ocooumics an ared of about AGRagkm, The
climate iz mopical and iz under rthe
imflnences of the mvo tade winds prevailing
over  the country, The deily averape
temperatures are in Jaunary with 230,
May 27.5%C and Septomber 22.5°C, The
fiean meonthly temperature i generally
high throughont the vear, {Ajibade, 2002,
The rainy feason i3 beowcon March and
Movember wills averape rainfall of aboul
Toikmm-1530mm and September 15 Lhe
witicst monlh while the dry season s
between Mowvember mnd  March,  Horin
SEFVES A5 SATEWAY Cliv between Soulhemn
and Morthem parls of MNigena and sharcs
boundarics with Ovo State in the South
ard i the West by Ifzlodun  local
povernment ares and al the Fasi by Moro
local government of Faara State. She has

- heen described az a socio-cultural and
religions,  poditical  meet  of  Nigeds
Oyehanyi (1994}, Precisely, the ity had
population of 208,346 in 1963, Population
calimales was put at 412,918 in 1977, and
it increased te 477,564 by 1980, This small
population  size  cannot be  totally
unconnected  with  the low  level of
mﬁu&énallazatmn in the town. Although,
_Iiginﬂ developed as an  administrative
af 'ﬁ‘ﬂ'{- ecunumm and soecial actlnucs

Cendre for Humos Seftlemant ong' Lrben Devsiopensat Bnaesal v S Fr) e, 2055

and bas an ammual meindull of b 250mm

Oychami (19973 The rehief of  urin

melrepolis s munly a plain land with the

only  prominent  landforps,  Sehi §T00

CL300f) 1= high, I @5 doained caaimly by

Asa River whose dircetion of Dow 1s

dirsetly related lu lhe scope of the land (&

cunseguent strean, I eriginales from Oy

State el passea thromgh Dogin cily in a

south, easlerly manner. Rivers like Manule,

Odula, Aluke, Loma drain inta Asa River

al weule angle which @ives nsc to a kit
dendritic deainage pelien (Kwara Siate
1iary, 1997) The muolem sector of lodn
iz pecupicd by immipmanls who arc wiably

engags o tading,  industial and
alminisimlive  activitics  Ulomofemi

(244K, A large number of the prH!ﬂJdmn E

work as civil servants, hunkess, _'tl:.a.u:[‘“:rs ]
ctz, The wwn has  many  fl

COMPANIcS,  cipeTative su‘pig
cducalional instmitlons, primany nd
primary instimtions, colleges af @r‘utﬂ
polytechnie and  univemilies.
residential arca comprises of huilt
af the town dln'].ng-thr; pre _
as well as those built-up as:
m]:.r yearss of‘ me :
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Figure 1: Map of [orin showing the Political Wards

Source: Ministry of Lands and Housing 2013
Research Methods
The sources of data for this research work
include both primary and secondary
sources. These are the use of questionnaire
administration and focus group discussion
as the primary sources of information
while secondary sources include maps,
textbooks, magazines and newspapers. The
study further employed the use of
Systematic random sampling technique to
sample five hundred (500) household
heads from the twenty (20) political wards
within the metropolis. Since the number of
households per ward is not known, twenty
five (25) copies of questionnaire werc
therefore administered to respondents in
each ward to make a total of five hundred
tenants. This 1s based on the number of
wards and not population size since the
total population of lorin is too large to be
sampled. Tt will also give  fair

representation since all the wards are
represented. To select the respondents, a

household head in every 3™ rented houses

on a major road was sampled. Also, FI::-I::_us
Group Discussions were held with
respondents, landlords, caretakers and
estate agents on the factors influencing the
trends in house rent and the effects of
changes in rent on household size and
residents to complement the information
from questionnairc. The residential district
in llorin was divided into three major
zones (Table Z)viz the old residential
district, the new residential district and the
government tesidential area. This is hased
on the physical structure of housing. socio-
economic characteristics of their inhabitant
and the facilities available at various parts.
It will also assist in identifying
developments in all these areas. Gathered
data were analyzed with the use of
frequency, tables, percentages, charts,
ranking and spearman rank correlation

coefficient,




Monthly Income
Table 4 depicts 1
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that acCIUCS 1o the renter, .“'Iia, i
i Ir.- |i:- higher the income, the mﬂre_
hility of renting a  ges
hile the |II‘-‘.-'ZI. the incorme the
prohability of renting hﬁ'us“

| Femg
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wilh

N31,000-  N41000-  Above  ipEes

( M2 NS0000
WardeTncome 'r"“ : E:::::::: : t||1_||1m N, 000 N30,000
L-m,mm 70 (1.4} 102, 3 o

— 0(0) D) HY.8) 1 002.0) 5(1.0) 1{0.2) 25

'n.-:a.'n .‘ 301.6) 20.4) A(.H) 4 (0.6 200,4% 7%

Jr:‘::t:l Ajikobi 1(0.6) S(0.0% ol H;I I'\-:":: irl: [0.2) 4{01.5) 25

H.I.':"':'.I:.H-"||-SI||.'>'-1|.| 2(0.4) #1.8) "t“'m 0 ‘1] 1(0.6) 0(0) 25

Balogun Fulani N (1.0 'l“; I_'{'] 5(1.0) Ti 1.4} I0.2) 5

BalogunGambari 3(0.6) (1.0} L '.n:lll.ﬂ} {0.5) 1(0.Z) 13

Magapi Are 1{0.2) (14 (JHIH:I 1iL.6) (1.0} O{0) 25
MagajiBadan 6(1.2) A 1.8) 2(0.4) ﬁ'l:l.lllj 4(0.8) ¥ P
Maga)i Gen <l N B ) S 0) 0(0) 0{0) 25
Magapilbagun 4(0.8) 11(2.2) .‘iil.ﬂ] ?’{t'll- 0(0) 0(0) 25
MagajiOgidi 30.a) S(1.0) 15(3.0) 2( :} 2(0.4) 0} 75
MagajiOjuekun 1(0.2) 7(1.4) 8(1.6) 7(L4) i 30) 2
MagajiOkaka 4(01.8) 12(24)  3{0.6) 6(1.2) 3'( ) i i
MagajiOloje 0(0) 5(1.0) 3(0.6) A(0.8) H(0.8) 4 2 -
MagajiZarumi 1{0.2) 4(0.8) 6(1.2) S(1.00) 7(1.4) 2(0.4) =
Okeogun 0(0) 8(1.6) 9(1.8) 3{(0.6) S(1.0) 0(0) )—j
Szbo Geni [ 2(0.4) 1072.0) 3000 Loy (1.0 O 22
Sabo Geri I 3(0.6) a(1.2) a(1.2) 7014y Hi.6) 0{0) 13
Ubandawaki 4(0.8) 7(1.4) 6(1.2) 3(0.6) 2(0.4) 3(0.6) 25
Zango 3(0.6)  2(0.4) 1(0.2) 8(1.6) 4(0.8) 4(0.8) 25

_Totl 45 (9) 129(25.8) 116(23.2) 99(19.8)  74(14.8)  3IN74) 500

Authors® Research, 2013
Note: Percentages are in Parentheses

The implication is that whatever one earns
determine how much to pay on house rent,
Peaple with high income tend io rent
houses with high rent value while Jow
income people rent houses with Jow rent
value,
Monthly Rent Paid
In order to examine monthly rent paid,
respondents were asked the monthly rent

paid and their responses revealed
thatd0.2% of the sampled respondents pay
less than N5,000 monthly on house rent,
25.2% paid between NS,000 and N10,000
while only 4.2% paid above N20,000
monthly on house rent (see table 3). This is
an indication that the location, building
materials and kind of house an ndividual
rented or occupied deternmined the rent
paid,
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Fig 2: Trend in House Rent

i dents
Relationship between income and house rent paid by respon

To determine the relationship between
mcome and house rent paid by

respondents, spéarman’s rank correlation
cocfficient was employed. The formula is

6
 n(n2— I
To give—] - £X338n
5005007 - 1)

To test the significance, ‘t* statistics was
a.[sq.cajcui'ated with the formyla

lom (df) 500-2= 49g

1.96, 1498,

et by sampleq

Factors Influencing Increase in fgq
Rent

=

Sampled tenants were asked
rank factors influencing increase in
rent in order of most pressing,
considered include: population

income, household size, typw’num_

facility in the house, environme
conditions, number of
amenities/social Services in
neighbourhood,  types  of &
educatipnal status

oceup
and in

!ocationfaccessjbiiit}r,- l:::-uildjn
such as oof, wall, doors
The choice of these variah]

the listing by the tenants, landl'ﬂl'd.
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Table 5: Monthly Rent Paid by Respondent

“wWards/Income  Less than N5000-
L RN R o _N@.ﬂﬂﬂ ™10,000
Adewole 0goy F0.6)
aboko (1.8} 132.06)
Balogun Ajikobi  17(3.4) 8(1.0)
Palogun Alanau 1(3.8) A(0.H)
Balogun Fulam P B(3.6) T(1.4)
BalogunGamban  23{4.0} (0.4
Magaji Are 501,09 A(0.H)
Magaji Badan 100 2.00) 2 1.6}
Magaji Geri 5(1.0) S0
Magaji bagun R(1.6) 7(1.4)
Magaji Ogidi 7(1.4) H(1.6)
Magaji Ojuckun  20{4.0)) 5(1.0)
Magaji Okaka 2(0.4) 13(2.6)
Magaji Oloje 91.8) 10(2.10)

Magaji Zarani 9(1.8) T(1.4)
Okeogun 13(2.6) T(1.4)
Sabo Geri | 9(1.8) 5(1.00
Sabo Gen 11 5(1.M 0.6)
Uban Dawaki 5(1.0) 2(0.4)
Zango 5(1.0) S(1.0)
(Towl . 201(402) 126Q52)

Authors’ Research, 2013
Note: Percentages are in Parentheses

This is not strange as Kwara Statc is a civil
cervice state and majority of the civil
servants live in the State capital which 1s
the study area. The implication of this 1s
that, a good number of people could only
afford houses that are below N20, 000
monthly. The few that paid above N20,
000 are probably those who are into good
businesses or occupied higher positions 1n
the civil service.
Trends in House Rent
Table 6 presents the trend followed 1n
annual and mean rent within the study

. ]

N11,000- Ni6000-  Abave ST

15,000 N 10,000  N20,000 o T

A(0.4) B(1.6) g1 R

H0.6) 0 00y 15

{1y 010 ) L

204y 0 iry 00y 25

(i iy ) 25

ogf) o) 000 15

Ty o 1.8) 000} 14

1 0N 06 25

5(1.0) 1.0 200 .4y 25

(1.0 (1.0 {0 25

(1.0 (1.0 Qloy 25

0(1) L) 000} 75

S(1.0) (1.0 00y 15

5(1.0) 1{,2) ooy 25

9 1.5) {0y ) 5

5(1.0) 0i) 01 25

6l 1.2) 5(1.0) ) 5

A(1.6) H1.4) 2(0.4) 25

9(1.8) 4{01.8) 1.0 15

S5(1.00 B{1.6) 2(0.4) x5
so(m)  e1z4) 0 28D O

area. It was discovered that there 1s an

upward trend in house rent paid by tenants
in the study area. The resuit revealed that
house rent within Ilorn metropolis s
increasing on yearly basis(ses fig2). From
1993-2011, house rent trend has been on
the drastic increase because of mcrease m
salaries 1998, 2003, 2009, 2006(increase
in population) and 2010 -2011 because of
increase in the migration of people to
Ilorin.




Table 7: Ranking of Factors Infuencing Ingrease in House Hent vy Respondents
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‘The rtesult revesled that 361 and 270
rospondents  ranked p::upl.:hﬂinn.-'dc-:rr:a.nd
and Jocation  rtespeotively a8 sl
important factors influencing inercase in
house rent, Other factors ranked s
important  include house tvpe  {33h
huilding materials (47}, and facilities in the
hease (28], environment (25)and amenilies
{18} in the neighborhood. 'This implics thal
these factors influence inerease in howse
reqit i the shidy arcs.

Effccts of Changes on Bent
Focus Group Discussions wefs erganized
for some group of tenants, |andlords, cstate
apenl and caretakers on the effoets of
changes In rent on their livelihoed and
gocio-cconomic  Stals. Their responses
revealed [hat increase 1 rent has alfecled
other cxpendifures such as househald
expenditures, children schoaol fees and
relocation to substandardicheaper houscs
ta mention but a few. Furthermore, 1l was
oathered that changes in rent could be us a
result of increase in salary. For instance m
1998, there was an InCrease in salary by
Salaries and Wages Commission and this
led to increase in rent. Also increase in
prices of building materials always lead to
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inerease in house teni- This implies that
ozt of house construgtion is influenced by
inerease in huilding materials. Table 6 also
supports  this. Political unrest sspecially
[he jnsurgence of terporism in the nomhern
part of the country iz another factor fhat
ferl people to migrate from these ar=as o
llomin. The resuliant ¢ffects of changss m
qecommodation  may  alse lead W
separation of farnilics as larze houschold
gize many umforunately find themselves in
avercrowded accommadation which can
lead ¥ high occapancy rade  with
altendants  physiologieal, peychological
and health problems.

Conclusion  and Implication  for

Flanning

The study revealed increass i honse rent

in the study area during the period studied

and fiis has been linked with mcreasing
population, cost of budlding and improved
income. Also, a relationship has heen
ectublished  between house rent and

monthly ingome, Based on this, the

following recomimendations —arc made:
State  government  should therefore

s

complement rent control with subsidy on

*




R R ——

Ll for Muenpn Sarsemeat amd LY

the cost ofF

) land and building materials.
Carverimeni

should aszist by providing
mare housing units at subsidized role in
the urban arcas. In this circumstance the
proposal of Federal gavernment to provyide
300,000 housing units by 2015 should be
Yigorously pursued, Landlords should be
realistic in jncn::rsmg house renls taking
nta censiderations the prevailing housing
market condition,
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