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Abstract  

With the vast majority 

of urban dwellers 

worldwide found in 

developing countries’ 

cities, their urban 

experiences still 

remain almost 

invisible in key 

theories or concepts in 

urban studies, with a 

clear bias shown  

toward the cities of 

developed countries. 

Furthermore, no study 

has analysed the 

Harvard Research and Publications International 
 

June 30, 2019  Vol. 10 No. 3 ISSN: 0378-3349 

JOURNAL OF ENVR. DESIGN CONSTR. MANAGEMENT 

INTRODUCTION  

The vast majority of 
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found in developing 

countries’ cities, but 

their urban 

experiences remain 

almost invisible in key 

theories or concepts 

in urban studies, 

which instead show a 

clear bias toward the 

cities of developed 

countries (Kim & 

Short, 2008). The 

spatial edges of large 

cities and city-regions 

in Africa are critical 

sites for research. 

Growing rapidly, but 

with uneven 

economic 

opportunities and 

often weak 

infrastructure, they 

contain many of the 

cities’ urban poor as 

well as significant 

governance and 

planning challenges 

(Lall et al, 2017).  
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situation of land uses 

vis-à-vis residential 

property rental values 

in Kaduna metropolis 

of Nigeria under the 

theoretical framework 

of the Monocentric city 

model, a land use 

model that is applied 

and tested worldwide. 

There is dearth of 

research that seeks to 

apply the Monocentric 

city model to analyse 

land use dynamics in 

developing countries 

like Nigeria. This issue 

provided the 

motivation to 

undertake a proper 

research study on the 

applicability of the 

Monocentric city 

model to land uses and 

rental values in 

Kaduna, a metropolis 

in Nigeria. Survey 

research design was 

adopted with 

questionnaires 

administered to 

officials of 

Government agencies 

and registered Estate 

Surveyors and Valuers. 

Neighbourhoods that 

experienced 

considerable 

occurrences of land 

use changes were 

identified and 

residential rental value 

trends and their 

percentage changes 

were the bases of data 

analysis. Looking at 

the rental value trends 

and results from the 

analysis of data, the 

submissions of the 

Monocentric city 

model are not 

applicable to the 

dynamics of land use 

and rental values in 

Kaduna metropolis for 

a number of reasons 

bordering on distance 

to the CBD, utility 

levels not based on 

transport costs, 

dwelling spaces, and 

proliferation of human 

activities and 

overcrowding. The 

study will be beneficial 

to town planning 

authorities, built 

environment 

professionals, real 

estate investors and 

policy makers who are 

stakeholders 

interested in the 

situation of land uses 

and the condition of 

property values.

 

The metropolis of Kaduna is one of the most prominent city-regions in 

Nigeria, which is the most populous country and biggest economy in sub-

Saharan Africa and indeed the whole of Africa. Kaduna metropolis is an 

urban centre where a dominant Central Business District exists (Oluwole, 

2014). Therefore, discussing urban land uses and the trends of rental 

values in the metropolis cannot be meaningful without relating it to one of 

the foremost theoretical models of urban economics which is based on 

urban land use and rental value determination. This informed the adoption 
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of the Monocentric city model to determine its applicability to the nature 

of land uses and rental values in Kaduna metropolis. 

The Monocentric city model is an established theory of land use and urban 

economics used worldwide to analyse issues of land use determinants and 

rental values situation in different locations (Takahashi, 2014). The model 

was applied in this study to determine its applicability to the nature of land 

uses and rental values in a city of a developing country by examining how 

changes in the use of land affects residential property rental values in 

Kaduna metropolis.  

No study was found to have analysed the situation of land uses vis-à-vis 

residential property rental values in Kaduna metropolis under the 

theoretical framework of the Monocentric city model. Being a land use 

model that is applied and tested worldwide, mostly in developed countries, 

there is dearth of research that seeks to apply the Monocentric city model 

to analyse land use dynamics in developing countries like Nigeria. In this 

vein, carrying out a proper research study on the applicability of the 

submission of the Monocentric city model in Kaduna metropolis of Nigeria 

is pertinent. 

The literature review follows this section and section three explains the 

methodology for the study. Section four presents the empirical analysis 

and results; the results and implications are discussed in section five, and 

the study is concluded in section six. 

 

Literature Review 

Fujita & Thisse (2002) have expressed that the basic urban model focuses 

on the fundamental trade-off between accessibility and space in residential 

choice, as developed by Alonso (1964), Muth (1969) and Mills (1972). 

The initial version of the traditional Monocentric city model was developed 

by William Alonso (1964). This was an extension of von Thünen’s model 

from a rural context to an urban perspective. In Alonso’s account of the 

model, urban households derive utility from land, alongside other goods. 

Land is the same in all aspects with only sites nearer to the Central 

Business District having highest comparative advantage of lower 

commuting costs to households. Households are willing to pay a premium 

for sites closer to the CBD in an attempt to avoid costly commutes. 
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Muth (1969) and Mills (1972) later produced extensions of the model. 

Housing was added to the model by them. By their submissions, 

households do not derive utility directly from land; rather, they obtain 

utility from housing, and housing is produced by the combination of factors 

of land and capital.  

In their version of the model, house prices, land rents, building heights, and 

population density all drop with distance from the CBD. The model 

assumes that all employment centres in the city are located at a single CBD 

and the workers need to travel to the CBD. The urban structure is then 

shaped by the balance between affordable housing further away from the 

CBD and the respective commuting costs.  

In order to negate higher commuting costs, housing prices decline with 

distance away from the CBD (Oueslati et al, 2015). In addition to the lower 

housing costs away from the CBD, such residents enjoy more spacious 

dwellings (Naanwaab, 2011). 

 

Methodology 

Survey research design was adopted in order to achieve the objective of 

this study. Simple random sampling technique was used to select 60 

Officials from 3 Government agencies in Kaduna metropolis who are 

directly involved with land use issues. These agencies include the Kaduna 

State Ministry of Lands, Surveys and Country Planning, Kaduna State Urban 

Planning and Development Authority (KASUPDA), and Kaduna State 

Development and Property Company (KSDPC). 

Twenty experienced Officials from each of the Government agencies 

mentioned were administered questionnaires. Purposive sampling 

technique was used to also administer 40 questionnaires to registered 

Estate Surveyors and Valuers based in Kaduna metropolis. The 

questionnaires prompted data on residential property rental value trends 

and the determinants of such trends. 

An aggregate total of 100 questionnaires were administered to Officials 

from Government agencies and registered Estate Surveyors and Valuers. 

Out of that number, 81 questionnaires were returned and found useable, 

representing a response level of 81%. 
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Analysis and Result 

Rental values of residential properties in Kaduna metropolis were 

acquired for the study period of 2008-2017. The rental values are for 2-

bedroom apartments in 6 residential areas each in Kaduna North and 

Kaduna South. Based on field survey and interviews with Government 

officials, these areas have experienced considerable occurrences of land 

use changes.     

The residential rental values were obtained from the records and opinions 

of experienced and registered Real Estate Surveyors and Valuers practicing 

in Kaduna metropolis and who are conversant with rental value trends in 

the identified areas.       

The situation of residential property values in both Kaduna north and 

Kaduna south were either positive or negative. Positive when residential 

property values rise and negative when residential property values 

decline. 

 

Residential rental value trends for 2-bedroom flat in Kaduna north 

Table 1 below presents the residential rental value trends and their 

percentage changes for 2-bedroom flat in the 6 areas in Kaduna north. 

 

Table 1. Trends in annual rent for 2-bedroom flat in Kaduna north 

Year with rental values (Nigerian Naira) (₦,000) 

No. Area 2008 2009 2010 2011 2012 2013 2014 2015 2016 2017 

1. Tudun 

Wada 

 

100 100 90 70 70 60 60 60 40 40 

 
% change ‒ 0 -10 

-

22.2 
0 -14.3 0 0 -33.3 0 

2. Rigasa 

 
80 80 80 70 60 60 40 40 30 30 

 
% change ‒ 0 0 -12.5 -14.3 0 

-

33.3 
0 -25 0 

3. Unguwan 

Muazu 

 

120 120 100 120 120 100 100 80 150 150 
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 % change ‒ 0 -16.7 +20 0 -16.7 0 -20 +87.5 0 

4. Barkallahu 

 
120 120 100 120 120 130 130 120 120 150 

 
% change ‒ 0 -16.7 +20 0 +8.33 0 

-

7.69 
0 +25 

5. Asikolafe 

 
150 120 100 100 80 70 70 60 60 80 

 % change ‒ -20 -16.7 0 -20 -12.5 0 -14.3 0 +33.3 

6. Unguwan 

Sanni 

 

80 80 80 70 60 60 70 50 50 65 

 % change ‒ 0 0 -12.5 -14.3 0 +16.7 
-

28.6 
0 +30 

Source: Field survey, 2018. 

 

From the table above, it is evident that residential rental values for 2-

bedroom flat in Kaduna north mostly fell with few cases of rental stability 

within the 10-year period of 2008-2017. This is explained by the massive 

outflow of people from Kaduna north to Kaduna south. As people moved 

out from these areas, there was less demand for residential 

accommodation and less land utilisation there. This brought about the fall 

of rental values in these areas. 

 

Residential rental value trends for 2-bedroom flat in Kaduna south 

Table 2 below presents the residential rental value trends and their 

percentage changes for 2-bedroom flat in the 6 areas in Kaduna south. 

 

Table 2. Trends in annual rent for 2-bedroom flat in Kaduna south  

Year with rental values (Nigerian Naira) (₦,000) 

No. Area 2008 2009 2010 2011 2012 2013 2014 2015 2016 2017 

1. Trikania 

 
70 70 100 100 120 120 150 150 180 180 

 % 

change 
‒ 0 +42.8 0 +20 0 +25 0 +20 0 
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2. Kudenda 

 
25 25 30 30 40 40 50 50 80 100 

 % 

change 
‒ 0 +20 0 +33.3 0 +25 0 +60 +25 

3. Unguwan 

Sunday 

 

70 70 80 80 120 120 150 150 170 170 

 % 

change 
‒ 0 +14.3 0 +50 0 +25 0 +13.3 0 

4. Romi 

 
120 120 150 150 170 170 200 200 230 230 

 % 

change 
‒ 0 +25 0 +13.3 0 +17.6 0 +15 0 

5. Gonin 

Gora 

 

60 60 80 80 100 100 120 120 180 180 

 % 

change 
‒ 0 +33.3 0 +25 0 +20 0 +50 0 

6. Mahuta 

 
40 40 40 50 50 50 50 80 80 200 

 
% 

change 
‒ 0 0 +25 0 0 0 +60 0 +150 

 Source: Field survey, 2018. 

 

From the table above, it is evident that residential rental values for 2-

bedroom flat in Kaduna south mostly rose within the 10-year period of 

2008-2017. This is occasioned by the massive influx of people into Kaduna 

south from Kaduna north. As people moved into these areas, there was 

more demand for residential accommodation and more land utilisation for 

other accompanying land uses. This brought about the rise of rental values 

in these areas.      

The incidents of demand exceeding the supply of rental housing is more 

pronounced in the southern part of Kaduna metropolis resulting in land 

use changes to provide more rental housing there. Therefore, residential 

rental values rose over the years in Kaduna South. 
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Discussion 

After a careful scrutiny of the trends in annual rental values of residential 

properties in both Kaduna north and Kaduna south, it was observed that 

over the years, the rental values of residential properties in Kaduna north 

were mostly on the decline, while in Kaduna south, the rental values were 

mostly on the rise. This was shown by the percentage change analysis of 

rental values in both areas. 

This is attributable to the fact that within the metropolis, people migrated 

more from the northern part to the southern part and this led to population 

increase and more demand for residential accommodation in the southern 

part. This demand for residence was accompanied by the demand for other 

land uses that are associated with residence such as commercial land use. 

This situation resulted into indiscriminate changes in land uses without 

regard for planning regulations making the southern part of the metropolis 

to have more occurrences of land use changes. The impact of land use 

changes has been experienced more in the southern part of Kaduna 

metropolis which is reflected in the upward movement of residential rental 

values over the years as shown in the rental values percentage change 

analysis.  

Communal clashes, sectarian violence and the palpable tensions during 

political elections in Kaduna metropolis have altered settlement patterns 

and promoted the expansion of the metropolis in rapid unplanned 

residential development with most Muslims living in the northern part and 

most Christians living in the southern part of the metropolis. This fact was 

discovered during the field work and also interviews with Government 

officials and practising Estate Surveyors and valuers in the metropolis. 

It was observed that the CBD, most of the Government establishments and 

offices as well as professional firms are located in Kaduna north. This 

implies that employment centers are majorly located in Kaduna north. 

Therefore, people living in Kaduna south but working in Kaduna north 

have to commute to work in Kaduna north and commute back to their 

residences in Kaduna south on a daily basis and they incur more transport 

costs in the process. 
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It was also observed that the vehicular traffic to Kaduna north in the 

morning on work days is usually very heavy and crawling, with the same 

traffic situation obtainable in the evening after workday when the workers 

commute back to their homes in Kaduna south.  Figure 1 below shows the 

bridge across the Kaduna River which links the north and the south. 

The bridge is the geographical boundary between Kaduna north and 

Kaduna south which commuters from Kaduna south have to cross daily to 

get to their employment centres and offices. Kaduna north is represented 

on the right side of the river in Figure 1 while Kaduna south is represented 

on the left side. 

 
Figure 1. Satellite imagery showing the bridge across River Kaduna which 

links the north and the south of the metropolis. 

Source: Google Earth (2017). 

 

The Monocentric city model propounded that residential rental values and 

population density all decline with distance from the CBD. The model 

stated that in order to negate higher commuting costs to the CBD, rental 

values decline with distance away from the CBD and residents living away 

from the CBD enjoy more spacious dwellings.   

Looking at the rental value trends and results from the analysis of data, the 

submissions of the Monocentric city model are not applicable to the 
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dynamics of land use and rental values in Kaduna metropolis. Firstly, 

residential rental values and population density do not decline with 

distance from the CBD in Kaduna north as has been proven with higher 

rents in Kaduna south which have risen progressively compared to rental 

values in Kaduna north which have mostly declined.  

Secondly, people in the metropolis give higher priority to living among 

their kind as opposed to saving transport costs by living closer to the CBD. 

So they do not mind spending more money to commute to work in Kaduna 

north and back home to Kaduna south. Their utility and satisfaction levels 

are not based on lower transport costs or lower rental values but on living 

in neighbourhoods that assure them of their safety and security. This goes 

against the model’s submission that people live closer to the CBD to enjoy 

proximity and save transport costs, or people that cannot afford residence 

close to the CBD locate farther away so as to have more money for 

transport to the CBD. 

Thirdly, residences that are located away from the CBD in Kaduna 

metropolis do not necessarily have more dwelling spaces since there is 

competition for available lands owing to population increase and demand. 

Fragmentations of land plots for mixed land uses are rampant. Again, this 

finding does not conform to the Monocentric city model’s postulation that 

outlying areas way from the CBD enjoy spacious lot sizes due to less 

competition. The competition for land in Kaduna south easily encourages 

land use change which affects rental values.   Lastly, some 

areas in Kaduna south that are located away from the CBD also experienced 

proliferation of human activities and overcrowding including urban 

problems such as traffic congestion and noise pollution. It is expected that 

only places within the vicinity of the CBD would experience intensive land 

uses and widespread activities coupled with overcrowding but this is also 

seen in particular spots in Kaduna south. 

 

Conclusion 

The findings of this research study have shown that the Monocentric city 

postulations are not at play concerning land use and rental values in 

Kaduna metropolis due to the peculiar nature of the urban centre which 
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has lately been characterized by segregation of urban dwellers along ethnic 

and religious lines. This calls for further research in this direction.  

The objective of this study has been achieved and the findings have added 

scholarly work to academic discourse on land use and residential rental 

values with particular focus on the Monocentric city model.   

Since the dynamics of urban land use and rental values in Kaduna 

metropolis are not consistent with the Monocentric city model 

postulations, further research is desirous to determine the manner in 

which transportation and its mechanisms can influence land use changes 

and rental values in the metropolis.       

The metropolis of Kaduna is still growing in terms of its population, land 

uses and land area coverage. It is becoming more urban and cosmopolitan. 

There is therefore the need to apply and test the concepts of the Polycentric 

city model to the nature of land use changes and rental values in the near 

future.       

There is relative peace in the metropolis presently with fewer incidents of 

sectarian violence. This situation calls for in-depth studies on the role of 

economic forces shaping the structure of the metropolis in the context of 

land uses and residential and commercial property values. In the same 

vein, further longitudinal studies will be appropriate to ascertain the 

determinant factors of the capital values of residential properties in the 

metropolis.   

This study’s findings will be beneficial to town planning authorities, built 

environment professionals, real estate investors and policy makers who 

are stakeholders interested in the situation of land uses and the condition 

of property values. 
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