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ABSTRACT

This study evaluates residential land values in Ibadan South East Local Government: It
examines relationship between the determinants of residential land value and the existing
value of land in the study area. The study used primary data which were obtained through
random sampling techniques of 446 households in the three residential densities of the
study area. Descriptive statistics in Jorm of frequencies and percentages were used to
assess land value characteristics, while correlation analysis was used to examine
residential land value determinants in order to determine their strength of association.
Findings from the correlation analysis revealed that the variables that have highest
relationship with residential land value are closeness to infrastructure and availability of
parking space (r=0.992). This was Jollowed closely by neighbourhood status and size of
the plot (r=0.991). Easy accessibility and distance from place of work (r=0.983) are also
noted to be of high significance in the determinant of residential land value. T hey were also
Jfound to be significant at 99 percent confidence level. Result also show that nearness to
CBD and selling price for one plot of land have correlation coefficient(r) of 0.998. This
implies that there is very high positive correlation between nearness to CBD and selling
price (value) of one plot of land. It is also observed that there is significant relationship
between nearness to CBD and price of one plot of land P<0.05= 0.000. The study
recommends among others the need for planners to consider the determinants of land
values in planning for optimum use of land.

Keywords: Residential, Land Value, Determinants, Selling Price

1. Introduction

Cities are of enormous political, social,
cultural and economic importance in various
countries in which they are located. Land value is
one of the major determinants of the morphology
of these cities (Olayiwola, et al., 2005). Despite
the concentration of social, economic,
recreational and administrative facilities which
developing nations could boast of, the observation
is that most cities (particularly in Nigeria) have
not been able to fulfill the aspirations of urban
dwellers.
Through political changes and the process of
urbanization, these cities have continued to grow
at a rate faster than the capacities of the initially

installed facilities. Thus, the dynamics of ‘
Nigerian city growth have been accompani ¥
enormous deficiencies in basic facllltlQSSMQt, as
potable water, electricity, health facilities -
sewage management, among other muni
community facilities. AsmcreaSédf( '
exerts pressure on urban faci | g
cities scem to lose th?iréw‘ﬁré"é‘élo a
dignity, social cohesion and administrative
efficiency (Vagale, 1969, Agbola and A!gbol
1997). | ", )

The growth of the economy generate
physical development of which residential
critical. This most often results in incre
values of land due to increase in dem
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from 36 residential neighbourhoods in Ibadan

South East Local Government Ared. The
residential neighbourhoods used for the
questionnaire administration were derived by
classifying them into three categories. These Were
high, medium and low-density residential
neighbourhoods. Also, the total number of
buildings in all the neighbourhoods was used for
the survey.

The respondents to the questionnaire
administered are the household heads. The
sampling units are the housing units in the
residential neighborhoods. In all, a total of 446
housing units were selected out of 36,123
numbers of buildings in the study area as obtained
from (Oyo State Valuation Office, 2015). This is
about 1.24% of the total number of buildings.
Descriptive statistics used for the data analysis
consists of cross tabulation and was used to
describe the land value characteristics in terms of
selling price for plot of land for different
categories of residential apartments. Correlation
matrix was used to examine the relationships
between factors influencing residential land value

in the study area.

W

3.TheStudyArea &
[badan, one of the fastest growing

Nigeria, is located In Qyo State in th
geo-political zone of Nigeria. The state .
on the North by Kwara State, on the
he West by Osun State,

f Benin. The city o:

Ogun State, on t

East by the Republic 0
is located approximately between

3°g'and 4°2' East of the Greenwich Meridia
between latitude 7°1' and 7°3' North of the
at a distance of some l45Kilometresfromp-‘

The physical setting of the city consists of i

of hills that run approximat

NorthwestSoutheast direction. The larges

these ridges lies in the central part of the city:
contains such peaks as Mapo, Mokola and
These hills range in elevation from 160 to 2
metres above sea level and thus afford the visito

panoramic view of the city. Ibadan has 11 loe:
government areas of which six are located at tk

s
] |
5

peri-urban areas, while the remaining five, Ibad:
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Figure 1:

Source: Ministry of Lands and
Map of Ibadan Region Discussion showing Ibadan South-East LG
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0ses respondents' vie
14 a plot of land in the study ared-

2% of respondents said
299/0 of

Table 2 also p

selling price for

According to the table, 95
d below Imillion naira,

respondents maintained that 2 plot sells
1.2% and 0.7% of

is sold between 3
nto 5 million naira
inferred from this

v a plot is sol
for 2-3
million naira, while
respondents disclosed that it
million to 4million and 4 millio
respectively. It can therefore be

Table 3: Selling price for Frag el
i 0
thhan half (in percentag.e)'
6 Million Naira- 8 Million

Less than 2 Million

Density
Naira

| . ———

High

Medium

Total

X’= 1.008, df = 2, P>0.05 = 0.315
Source: Authors' F ieldwork, 2015
A fragment of land less than half (%) is being sold
below 2 million naira as given by 97.0% of
respondents in the study area. This is contained in
Table3. Meanwhile, the remaining 3.0% of
respondents highli ghted the fact thata fragment of
land less than half is being sold between 6 million
and 8 million naira respectively. Therefore,
majority of the respondents noted that a fragment
of land less than half is sold below 2 million naira
in the study area. This implies that most of land
that is less than half a plot worth no more than 2
million naira in the study area. As noted in the

Table 4: Selling Price for a 3 Bedroom Flat

Naira

Table 3, low residential density did not rep

ce for price of fragment of land that

inciden
s also be

than half. The reason for this ha

presented in the previous Table.
The chi-square statistics reported f

analysis shows that there is significant different
in the distribution of respondents in the sel
price for fragment of land that is less than hal
across the densities in the study area and it is g
oo X=11008, df=2, P>0.05=0.315 0 i
e 1" lems{?f

sy il 6 iy

gl r!wn,@qw ‘

RE Reside?tial Selling price for a 3 Bedroom Flat (in percentage) TG ‘, o th 8,
Density Below 2 Million > Million-4 | 4 Million-6 | 6 Million-8 S Niiilion | e aksie 13
Naira Million Naira Million Million | Nairaand o
Naira Naira | = abov
F o TF T e [ (A ;
- ; : F 0
iidxeg; 70 493 |48 136 | 15 | loiei8 72?1 T6 fz f42 Y
Lowmm 33 758 |21 0236 | a1 [ RINsINIoNne1 | T }00
Total 03 J 3'206 3!3 332 35 137 2% 1146.3) 7|42 3.7‘: Al 3 ;}f
' = ' : Pl a5 s 25 |8 i
X=99.211, df =8, P<0.05 = 0,000 F BEET R s me] 12
Source: Authors' Fieldwork, 2015 T OB
Ad it 3 'b
s "‘.\' A" ‘;.;_.: b& ;-
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Selling price for a room size shop was also Many factors mi ght be attributed to lts
examined in this research and the response of the otherwise in value. This section pre
people is presented in Table6. According to the the identified factors found to have influe '.
table, 15.8% of respondents confirms that a room value in Ibadan South East Local 'I
apartment is sold below N20,000, while 10.9% The variables of residential lang
and 73.4% of respondents maintained that selling determinants as identified by Olayiwo
price for a room size shop ranges from N60,000- (2005; 2006) were used for this study. *?f.;
N80,000 and; N81,000 and above respectively. It Respondents' opinion were

can however be deduced that a room size shop is
sold mostly from N81,000 and above in the study

area.

know which of the variables are most sig
i1 the determinant of residential land val
result of this in descriptive analysis is pr
Table 7. To further establish the deg

The chi-square statistics for this analysis
associations among the variables of resi

shows that there is a significant difference in the
distribution of respondents in the selling price for
a room size shop across the densities in the study
areaand itis givenas: X'=31.437, df=2, P<0.05= intention here is to generate a correlation r
0.000 so that the study will be able to know w,f
these variables do have strong influence i
determinant of residential land value. It cot
noted however, that the data are suitable 7
parametric tests because they exists in rati

land value determinant, the data in Table‘;-
subjected to Pearson correlation anal

4.2. Determinant factors of Residential Land

Value in the Study Area
There is no denying the fact that land has

tendencies of becoming high or low in value. of measurement.

Table 7: Correlation Matrix of Variables of Residential Land Value Determinants

[ 1 X [X: [X Xao. i Xsns | [ Xs X; e X Xiow: | vl Kom b lrkssn il X ol
[ X, o0 ] |
B 1 -671 .00 | |
[ X | 510 -704 | 1.00
| X [ 976 R14,.1| 532 1.00
[ x5 -797 982 | -720 | -905 | 1.00
"X 711 -997 | 670 846 -988 | 1.00
| X3 762 -242 | 591 643 -403 | .260 1.00
[ X 783 [-158 | 422 | .642 -335 | .190 978 1.00
| X 678 =106 | 515150 ] 3537 2a700E 1123 1990 976 1.00
{550 -.578 [ 992 [ -732 | -736 953 -979 | -175 [ -070 | -040 1.00
[ Xu 656 | 018 | 341 | 489 162 | 011 957 983 981 .099 1.00 T3
[ X2 656 | -.161 614 .532 -314 | 170 987 945 991 -110 | 947 1.00 -
B ] =301 | 828 879 | -456 | .761 -850 | =160 | 018 | =056IN| ARR6s N lwiRR -169 | 1.00 Y
Xid | 702 473 | 864 656 | -581 | 466 | 916 | 815 876 | -448 | 768 925 529 | 1.00 :
Xis [ 180 589 | -.134 | 343 -504 | 608 | -497 | -455 [ -601 | -576 | -600 | -613 | -254 | -409 |1
[ Xis | 948 BT5 o | ceT A0 15.955 -876 | .793 792 | 746 | 699 | -715 | 618 719 557 | 849 |0
Source: Authors' computation, 2015 X,- Neighbourhood status '
X,- Nearness to the central business district X,- Availability of parking space 3
X,- Closeness to infrastructure facilities X,,- Distance from place of work T
X,- Improved environmental quality X,,- Size of the plot o
X,- Improvement of Transport facilities X,,- Traffic density
X,- Tax levy on land ‘ X,,-Nice view of the city space
X,- Nature or topography of land X,,-Noiselevel : A i
X,- Zoning regulation X~ Level of street activity =~
A bars "u"; ) 'R ‘i,-liiw

X,- Easy accessibility

78
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[‘Nearness to Closeness to Improved Zoning
CBD infrastructure | environmental regulation
__quality
0.998 -0.999 0.995 0.917
0.000 0.000 0.000 0.000
N S il 36 36 36
Half plot 0.998 -0.999 0.994 0.917
g“’a'“f’ 0.000 0.000 0.000 g_(ooo
36 i)
Lessthanhalf [R ~  [0.86] .306363 3;62 0.784
plot p-value 0.000 o.(.)oo 0.000 0.000
N 27 7
3bedroom  |[R ] 0.998 3.7999 .207_995 20918
patment p-value | 0.000 0.000 0.000 0.000
N 36 36 36 36
L room R -0.999 1.000 0998 -0.927
Spartiment p-value | 0.000 0.000 0.000 0.000
N 36 36 36 36

R = Pearson Correlation, N = number, p-value = Sig. (2-tailed)

Source: Authors' computation, 2015

Table 8 shows correlation analysis of residential
land value determinants and selling  price.
Accordingly, the relationship that first caught
attention is that of nearness to CBD and selling
price for one plot of land with correlation
coefficient(r) of 0.998. This implies that there is
very high positive correlation between nearness to
CBD and selling price (value) of one plot of land.
It 1s also observed that there is significant
relationship between nearness to CBD and price
of one plot of land P<0.05=0.000. Itcan therefore
be inferred from the analysis that as variable of
nearness to CBD increases, one plot of land also
increases. It means that the more the plot of land
gets nearer to CBD, the higher its value in terms of
selling price.

It is also observed from Table 8 that selling
price for half plot of land exhibits similar trend
with that of one plot of land in the sense that its
relationship with nearness to CBD is very high
with correlation coefficient(r) of 0.998 at
P<0.05=0.000. However, selling price for less
than half a plotof land is observed to have highest

relationship with ~ improved en
quality with correlation coefficient (r)
P<0.05 =0.000. The implication of this
significant improvement in the env
quality outrightly informs the demand 2
resulted in the high price placed on piece:
less than halfa plot. e

The residential land value di
that has highest relationship with sellin
bedroom and 1 room apartment is clo:
infrastructure as shown in Table8. Itis
that selling price for 3 bedroom apa A
closeness to infrastructure has com
coefficient(r) of 0.999 at P<0.05 =
implies that there is very high positive
between closeness to infrastructure
price of 3 bedroom apartment. The
between them is also significant.
closeness to infrastructure and selling
room apartment also has correlation ¢
of 1.000 and P-value of 0.000. It can
inferred from this finding that ¢
infrastructural facilities usually de
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