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Abstract
. vamined the impact of populati

This study € p population growth on rental values in Minna Niger State f;

dy rotate from 199910 2011, 1

. The

study employed the use of both primary .and secondary sources of data collecti

(echniques. Data on rental value was pr imarily sourced from registered csth: survcw“.(? 1.1 through census sampling
while the secondary data on ?Opulanon growth in Minna was sourced from Natio: Oll ;dnd va} ucrs‘in Minna urban,
esultof rental growth analysis (.)f thefourselectell aveasshowedithat Maimb i : opulation Commission, The
rem'a.l growth ra_tf_: c'ompared with Othe.r eiEas. The vesulb6T eorreliiisg bctwem; é};e‘.:n ﬁ;t;urcnf 15.38 has better
positive correlation m'between population growth and rental growth, and the overall im nLﬂt l(1:1‘ 10.showed azmony
rental growtl? 1$ s1gx.11ﬁcant. The study concludes that population growth is a basiql E"" , E)(?l,l}n-“(m growth on
ac'commodatlon wh{ch peradventure increases the rent. Therefore putting popu]atim; undlLl:LcrI:l:: lm (1cm-;md o
will affect 1:62-11 estate mvestors_and otherwise, it will favour the investors. Investors in real estate prctl'cr h)i):li’wunl-m'cm
growlth asit 1§ (.:apable of forcing demand over and above the supply of real estate accommaodation lnf Pl)[)u l_m‘?n
housing provision to accommodate the present and future population is therefore suggested. mprovementin

Keywords: Impact, neighborhood, population growth, residential property, rental value, urbanization

Introduction infrastructural facilities. Ogedengbe (1999)
identified infrastructural development and
population growth as the major indicators of
urbanization in Nigerian cities. According to
Fagbubun (2007), concentration of population ina
particular place tends to have $0 many
consequences, such as, pressurc on the available
facilities, urban decay, pollution, urban crime as
well as change in rental values. Population growth

The rapid rate of urbanization as well as
I:Cictlre;!s“;::’bof infrastru.ctural facilities in urban
bridonl ecome a serious challenge to both Fhe
Utbanizatiy ngc?vernment of developing countries.
sobilatics Cls a phenomenon that encourages
represents all ?}ilcentratlon in an area and it
Needed 1 tralns?Omecessary activities and process
center (Mayaki, 232)17; ﬁl(’)aslt tr:;a;nz?tizs ;Jfr 11;2 is referred to as the ratc at whic?h the numbcr. o.l:
:2;11(: have experienced rapid population growth pop ulation in a, p afticplar plaul.: 1113'::::‘:'5:[?(:1[:1 l:h‘:

ing from industrialization and technological one of the major indicators Oanzlm(cril:dicat;)rnf

a vance - . 0 .
" iness activities 18
fush ¢, ui';t. One can freely state that people’s growttl Oflbl;S
atraction an areas is the resultant effect of urbanization. | -
€conom; of opportunities for wealth generation, The need for housing C oi oL b i
e development and availability of accommodate urban population leads

i e
55
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of population growth on housing ml_uc. “.\h-\,ilm}j
(2008) opines that increase in population .\\'hlk his
mostly caused by rural- urban migration
cnmuhgcs urbanization in cities and rcsult§ to
shortage of both quality and quantity of h_ousmg.
This issue of housing shortage has led to high tent
and increase in value of residential
accommodations. Sanust (2011) also indicates a
trace and stress of urbanization in Minna.
National population commisston (2012)
established that the population growth of Minna
rose trom 2.3 in 2006 t0 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

The study of urban population growth and housing
investment 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 presented
as follows: Ogedengbe (1999) in his study on the
impact of urbanization on residential property
value in Benin City Edo State, identified migration,
population growth, infrastructural development
and political activities as factors of urbanization in
Edo State. The result of descriptive analysis
revealed that there is a positive relationship
between urbanization and property values in Benin
City such that as more people migrated into the city
in search of job opportunities, the more the
competition for residential accommodation,
Awanyo (1992) carried out a study on rapid
population growth and its impact on residential
land usesin Ghana and indicated that when there i
rapid population growth in a very low level
economic development, it results to a hindrance in
terms of providing housing adequate to
accommodate the citizens. He stressed further that

—

56

the rate of pu.pulution ;;rowlh. in Ghﬂnu
brought about inadequate housing an hoy.
nfrastructure. Fadairo and Taiwo (2009) ;,, 1:”]-':

hnm;j.,,, .u-u
infrastructural facilities in Lagos,
acknowledged that for urbanization 1o be Scc;) 5 d
process which will bring life into 4 ;'i(\id
community, it must be complementeq b; [Ln
provision of basic infrastructure, The stud Sfatcs
that the provision of infrastructurg] facilije
enhances a better urbanization; it did NOt consjge,
the impact increased population hag on Proper
value. Ominded and Ejiogu (2008) Studieg
urbanization in Nigeria and opined that he high
concentration of people beyond the availap],
facilities always leads to inapprOpriate
competition. The study discovered that most Cities
in Nigeria expand in a Horizontal form: this could
be attributed to technological inadequacies. The
study concludes that urbanization contributes jig
own development problems without relating the
problems to property investment. Illyet ¢z g, (2009)
conducted a study on the consequences of rapid
population growth on housing in Calabar
Metropolis and established that there is an obvioys
relationship between the supply of housing and the
increase in the population of Calabar. The paper
stressed further that rapid population growth
results into unwanted issues like high occupancy
rate, growth of slums among others. Bello (2011)
carried a study on the impact of urban crime on
property value in Akure. This study described
urban crime as one of the factors that determine
property value. The study further stressed that as
urban crime increases in a place, property value
decreases. The paper established the impact of
urban crime on property value but did not consider
the impact of population growth with
infrastructure on property value.

David (2009) in his study of the implication of
population growth and urbanization for climate
change views urbanization as one of the major
problems that causes climate change and opined
that it is not the growth in (rural or urb.an)
population but rather, the growth in consumption
that increases the growth in greenhouse 83

lag

empirical study on urbanization,
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Thou and Awanyo (2013)
fpopulation growth on urban
. . in Kenyaand opined that
. iog IS certain and solution to urban
4s upon infrastructural development

plem with unplanned

at. The pro
is associated with the demands

which mounts pressure on
s, this in furns leads to

frast™ il degradation. The study was able to
nV10 ¢ fends in population growth in
effect of this population on the
cture but was unable to link this
this study, which aims to
wth on rental

e and service

es. Hence
. oact of population gro

from 1999-2011.

Study ared

\finna city is c10S€ to the Federal Capital Territory
anditisatown whichis rapidly developing in terms
of immediate potential market for many products
.nd services. Both rapid growth and urbanization
’ nna dueto its location,

characteristics. This

ating rural-urban
m the

have been encouraged in Mi
economic and administrative

has gone a long way in stimul
an migration fro

migration and urban-urb

Figuy

el ] )

Source-l,g‘;-dand use map of Minna and its environs
: Ministry of Land and Housing Min#4

(lth" GIO\V(“ or I{ lngll alue, n nna Nl cra
g
'

Ajayietal,

surrounding sub-repi
b, Mi : glons to Minn i
= ml ude 9" 37Northand ¢"37 Fefgt”m .
e l33e;'1dlan. Thetown hasa mcgmsa(r)lf -
s o i nrlrm and the raining season us:;?l
i e 30. 50emperature is mostly higher ii
e, . C and very low in August at 25'C
igenous tribe are the Gwaris and !
population of Minna is 201,429 accordi o
census (Nuhu and Aliyu, 2069). o

Research methodology

The population 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.

ta analysis includes descriptive
dard deviation and graph) and

d (analysis of variance
n and regression

The method of da
method (mean, stan
inferential metho
(ANOVA), Pearson's correlatio

analysis)-
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Results and discussion
This rahle shows the average rental values for the
period under study a3 -«.e‘ as in the study areas
{Tunga Dusten ke, Mamu mbi and Dusten kura).

mend shows upward movement In nominal
renzof properness between 199Qand 2011

Tahle 3 shows the resulr of analysis of variance, the
! value of F 2t degree of freedom ar .05 level
1.622 since p-value a1 0.099 is less

—

than fontical | 860, there is ng
difference in rental vi ues among the udy
The inference here s that rental valye

Sic £n

5 1(
sones for the study remain the the

selected ame
The table shows the trends in the POPulay,,.
AMinna over a ;‘cnnd of twelve years The ,‘ >
rate was provided to show the rae ,, ,«
;mpu!atinn of Minna grows, from 1999‘“4{’(
Um\(h rate was 2.3%, between 199y and 3
whereas, and it increased to 3.4%, betweer .;-'«T,i
and 2011 el
The table shows the rental growth ry, "
population growth rate in Minna. In Tunga s,
average rental growth rate is given ar || m
average rental growth in Kpakungu is giver .,
14.54, in Dutse kura it is given at 13_51_:
Mairunbi it is 15.38, while the populasion .
growing at an average of 2.72%. This indicates tha:
Maitunbi average rental growth rate is berer tha.
other areas due to low level of risk as compared
others and it has resemblance with growth i

populaton.

l

“

Tadle I: Average reemal value of property in the study areas (1999-2011)
Year Tunga Kpakungu Dutse kura Maitunbi
1999 47200 16, 072 41,120 18,360
- .' Py 0 '.-&
2000 39,200 47,020 1,140
21 Q2
2001 67,300 AR 55,800 23,380
2002 83,300 24400 69,600 27,200
2003 91,700 b 75,820 31,240
7 28,580 38,400
2004 101,800 N 93,020 35,
s 7 80K 4 47,560
= 117,500 e 113,520 :
. 128 0 20 59,540
0 1 126,300
2007 134 3 38,17 74,300
i 153,840 '
s 149 500 69,600 4 85,640
nu0 ___ 179,380
160,800 17,980 91,920
hia o e 186,720
183000 19,940 103,080
192,560

2011

el

b
23}
L)
b
i
&
(&
n

200,200
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he Impact of Population Growth on Rent

al Values in Minna, Nigeria

Ajayi et al.,
Tﬂbl(_!“z-: Test of significant variation in rental value among the
:Jﬂ_ X?,(000) X, 0 B thestudy areas,using, analysis of variance
47,200 2227840 16,072 T 4lx, X X, X 2000
59,200 3504640 20,728 P 47'(';" 1690854 18,560 3444736
67,500 4556250 21,920 480486 55'802 2210880 21,140 446899‘6
85,500 7310250 24,400 595360 69,600 ylap B30 sa66244
91,700 8408890 27,140 736580 75,820 fEAgISD A 73me
101,800 10363240 28,580 816816 93.020 i 3,240 9759376
117,800 13876840 33,024 1090585 113,520 182652720 38,400 1474560
128,000 16384000 43,620 o701 i lszzmo 47,560 2261954
134,300 18036490 58,172 3383982 153’840 2366;332 e ke
149,500 22350250 69,600 4844160 179:380 32177184 74,300 5520490
160,800 25856640 77,980 6080880 186,720 35051078 3?320 ey
183,000 33489000 79,940 6390404 192,560 09353 103 0800 "
183,000 33489000 88,500 7832250 200,200 40080040 71045 10625486
$1,509,300 1199853330 X589,676 134842166 X1,534,800 X223153807 273,8,000 2135%675323554
Table 3: The Result of one way ANOVA
?oljr?x? Variation 5 4 = d Fee Het
Between Groups 1.571215 12 1.309414 1622404  0.099062 1.860124
Within Groups 7.344215 91 8.070513
Total 8.9215415 103
Table 4: Population Trends of Minna from 1999-2011

Year Population Rate

1999 173448 2.3

2000 177,438 2.3

2001 181,511 2.3

2002 185,694 2.3

2003 189,964 20

2004 194,334 2.3

2005 198,803 2.3

2006 202,151 2.3

2007 209,024 3.4

2008 216,130 34

2009 223,478 34

2010 231,076 3.4

2011 238,932 3.4

2012.

Source:

index and
der study.
anner in
6, after

Figure 2 shows the rental growth
population index over the period un
There is an upward movement in same 1M
rental growth index between 1999 and 200

National Population Commission,

Tunga fell below and
d above all other
dex moved slightly
al index. This

which the rental index in

Maitunbi slightly overlappe
locations. Population growth 10
upward and lagged behind rent

e
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indicates that a little or slight increasc In

population growth shoots the rental growth far

above the little change in population.

Table 6 shows the result of strength of relationship
between rental growth and population growth. The
result reveals that there is strong positive
correlation between population growth and rental
growth in the study area. In other words, strong
positive correlation indicates that as population
the rental growth changes in a

The result of impact of p()plllzlti()n groy,
rental growth is presented in table 7. Thig th o
that 72.4%, 76.0%, 83.5% and. 86.4% y ;. hf»w«
rental growth is caused by population ;rmwu'fm
result further shows a positive Jmpxu”
population growth on rental growth such tp, )
change in population growth by 1% wil Causey, at 4
in rental growth by 4.35%, 6.21%, 5 759,
6.75% in Tunga, Kpakungu, Dutse Kura an
Maitunbi markets respectively. d

increases,
progressive manner.
Table 5: Average Rental growth rate in property investment in Minna and population growth
Tungarental  kpakungurental Dutse Kura Maitunbi Population
Year growth growth rental growth rental growth growth
1999 - - - - 2.3
2000 25 29 14 14 2.3
2001 14 6 19 11 2.3
2002 27 11 25 16 2.3
2003 7 11 9 15 2.3
2004 11 5 23 23 2.3
2005 16 16 22 24 2.3
2006 9 32 11 : 25 2.3
2007 5 33 22 25 3.4
2008 11 20 17 15 3.4
2009 8 12 4 7 34
Mean 11.31 14.54 13.31 15.38 2.72
Standard
Deviation 10.95 10.95 8.70 7.43 0.55
Source: Authors’ field work, 2013

350 -[

300 -

250 -

200 - =——Tunga

== Kpakungu Rental
150 -
——=dutse Kura
100 - == Maitunbi
50 - =~ population growth index
oL
&W
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3 , Afavi et uf
Table 6 Strength of relationship between renta| :
e :ntal growth ;
Areas T T and population ,
..—__’_—'_‘_‘___,_4___,___’__________»__“4 'fhicie . — - H“"v‘vll I
Tunga Rental Growth 0961 ants _ No Tetest s
Kpakungu Rental Growth 0.980" 13 [1.570 pevaiug
Dutse Kura Rental Growth 0.967" ko 16.240 1000
Maitunbi Rental Growth 0.982" 13 12.600 0.000
_Manv?l e 13 17.286 0.000
et 0000
Table 7 Influence of Population Growth on Rental Growth in Mi
inna
Markets Models Unstandardized Coeffic]
ed Coeflicients Standardized " -
B =T Cocefficients Sig. R
il (Constant) o0 4 rror Beta
Tungd Market Population Rental ' 3.398 27.167
Growth 4,359 377 el sadl Lo
" 961 11.570 | .000
- areu
ket | (Constant
*Kpakungu Market | (Constan ) -515.756 |  44.076
= Population Rental 11701 000 |.760
Growth 6.214 .383 —
- .980 16.240 .000
[Dutse kura Market (Constant) 460 609 52653
Population Rental . 8,748 :000 1835
Growth 5.759 457 967 12.600| 000
Maitunbi Market (Constant) -573.271
} 45.016
Population Rental 1273 ;000864
Growth 6.755 .391 .982 17.286 .000
a. Dependent Variable: Tunga Rental Growth
Summary of findings Conclusion and implications
The reviewed trends in the population of Minna The_ population increase of Minna town has been
shows that the city started experiencing increase in attnb.utfad majorly to factors like urban growth,
population long ago and was finally confirmed by proximity to the Federal Capital Territory and
migration among others. The growth rate could

Commission that from
%, which rose

ates a Syear
increase by

the National Population
1999 to 2006, the growth rate was 2.3
t0 3.4% from 2007 to 2011. This indic
change in population growth by 4.4%
the years 2015 and 2016. The trend in rental values
:/}f]lrled according to location but the movement in
Se;:ex:;al growth in Matunbi is better than other
with i kareas as 1t pm\{ided for secured markfst
Populast‘ . There was a slight upward movement 11
larger rilsor.l growth over the period and this cal_ls_ed
correlatie in rental growth. There is strong positive
p()pulatign between rental growth rate an

across then growth rate, the impact was significant

markets.

h the establishment of some

also be associated wit
like the Central Bank

Federal Government offices
of Nigeria, Federal University of Technology

Minna, Federal Secretariat, and National
Examination Council. The increased population
and availability of infrastructure in Minna has led
to rental values being increased in some areas. The
analysis revealed that in as much as there 18
increase in the rental value in some areas as aresult
of population increase, OVer populatioq .a!so puts
n available infrastructural facilities. The
articularly could make decent
n unaffordable O some thereby

he development of slums zfnd
nvironment. The implication

pressure O
high rent P
accommodatio

resulting 10 t
degradation of the €

=TTl
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of the study is that population growth formsa bn.sis
for increase in demand for accommodation' which
peradventure increases rent, therefore put_tmg the
population under check by government will affect
real estate investors but otherwise, it will favour the
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