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Introduction
The real estate market is a highly complex and
challenging one to understand, and housing is
a multidimensional good differentiated into a
bundle of attributes that vary in both quantity
and quality (Marco, 2008). The provision of
public housing in Nigeria has not been able to
meet the demand for housing. It is well
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Abstract
Housing problems in urban
centers have often been
viewed in terms of
qualitative
and
quantitative inadequacy
with or without attention
to
the
problem
of
increasing rent. The rent
which land and landed
properties may generate is
affected by some factors.
Also, the realism of future
technological
advancement influences
the rental value of the
property.
This
study
assessed the trend in value
of residential properties
with a view to revealing
significant changes/trend
in residential properties
rental value in the study
area. The study adopted a
quantitative
approach.
Questionnaire
were
designed and administered
to
66
respondents
comprises
of
Landlord/Owner
of
residential Properties,
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enants and registered Estate Surveyor and Valuers for the collection of
primary data used in this study. Respondents were surveyed employing
stratified random sampling to generate data on the socio economic
background of Respondents, Previous and present rent paid, satisfaction with
rent paid and received, consideration of rent paid, trends in rental value and
Factors responsible for fluctuation in trend of rental value. The data collected
was subjected to descriptive statistics. The study revealed that there is
significant changes or trend in residential property values in the study area as
tenement and room self-contain experiences biannual rent review while rental
value of 2 Bedroom and 3 Bedroom are reviewed on an average of three (3)
years. The findings of the study revealed that that trend in fluctuation of
residential property rental value can be attributed to proximity to many factors
such as Federal Polytechnic Bauchi, Bauchi State, location to the said property,
accessibility to the property, condition of repairs, facilities provided and security
provided in the said property. It was recommended that rent should be levied
with respect to the facility provided in the said property. Both the landlords and
tenants should agree on reasonable amount to be paid as rent which will be
acceptable and affordable to both parties and that Policies should be enacted to
account for proper development of residential properties at affordable prices
Keywords: Residential Property Value, Rental Trends, Gwallameji, Bauchi
Metropolis, Nigeria.

e

stablished that almost 90% of the nation’s housing stock is provided
by the formal and informal private sector (UN- HABITAT, 2006;
Ndubueze, 2009). This shows the level of non-commitment of the
government and government-owned institutions toward housing provision
in the country (Asaju & Olanrewaju, 2002).
Residential properties are valued for their physical, locational,
neighbourhood and environmental attributes. A scenic view is an
environmental amenity that affects the value of a residential property
(Dziauddin, & Idris, 2017). Olujimi (2010) opined that infrastructural
facilities are likely factors that may affect rental value of residential
properties in Nigeria since they are regarded as booster to the social wellbeing of the city dwellers. The presence of facilities in a building cause high
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RESEARCH QUESTIONS
What is the rental value of residential properties in Gwallameji over the
period of 2010-2018?
What is the projected rental value within the study area?
What are the factors affecting rental value in the study area?
STATEMENT OF THE PROBLEM
Jeong, and Kim (2009) used a time series analysis and a shock-response
analysis of the vector auto regression (VAR) model to find the trends in retail
rents in South Korea. The data of retail rent series were compiled by three
institutions (the Bank of Korea - BOK, the Kookmin Bank, and the Korea
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preference, keen competition for properties and thus, high rental values,
while the absence of facilities results in low patronage, disincentive to people,
attraction of poor tenants and consequently, low rental values (Ibrahim,
2011)
Residential property rental values have been discovered to depend on
various factors. However, it is often difficult to identify the appropriate
variables that will explain residential sale and rental values (Iroham,
Oluwunmi, Simon, & Akerele, 2016). Rent varies with the quality of housing.
Access to good roads, drainages, electricity among others increase property
values (Oduwaye, 2004). Many factors interplay to create property value, this
could be economic, institutional, environmental and infrastructural factors
(Bello & Bello, 2006).
Trend in residential property value is a generic term used to describe any
consistent pattern or change in the general direction of the property value,
which must be based on fact and, over the course of time, causing a
statistically noticeable pattern of change (Verdery, 2018). It can be
downward or upward, horizontal or vertical depending on the series of
related changes that is identified and projected into a plausible future
(Iroham, Oluwunmi, Simon, & Akerele, 2016) As Nigeria stands on the
threshold of establishing a secondary mortgage market to mobilize capital
market finance for the primary market. There is need to assist real estate
professionals with information on the trends on residential property values.
It is against this background that this study tends to examine trends in
residential property value in Gwallameji, Bauchi State.
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Statistic Office) from January 1995 to February 2008. The study discovered
that retail rents had a positive relationship with office rents, property
management expenses, consumer price index, and housing deposit-basis
lease value, but negative relationship with interest rate. Briggs and Ng (2009)
in their study of trends and cycles in New Zealand house prices sought to find
the trend level of house prices and identifying the anchor or attractor for
house prices, and look at whether it was possible to identify a long run
equation that describes the trend in house prices. The study linked house
prices to household income suggesting that other factors besides interest
rates such as tax treatment of rental properties and an increase in the
proportion of rental properties are also behind the rise in the trend in house
prices.
Najihah (2013) carried out a study in Malaysia investigated the impact of
neighborhood facilities on the values of residential properties in Bamdar Baru
Bangi, Malaysia. Mixed method approach was adopted for the study. Data for
the study were obtained through relevant documents, interviews and
observation of the author in the case study. The methodology adopted for the
study included the use of Thematic Analysis, Mann Whitney U test analysis
and trend analysis. Findings from the study indicated that there was positive
significant relationship between neighborhood facilities (such as shopping
complexes, schools, sport accommodation, highways accessibility and
worship centers) and the values of residential properties in Bandar BaruBangi, Malaysia.
Ankeli, Dabara, Oyeleke, Guyimu, and Oladimeji (2016) examined the impact
of housing infrastructure on the rental values of residential properties in
Oshogbo metropolis. Questionnaire survey was used to obtain data from the
study area. Oshogbo metropolis which is the study area was divided into four
residential zones. A total of 450 questionnaires were administered on the
respondents using systematic random sampling techniques, the data
obtained were further analyzed with the aid of both descriptive and
inferential analytical techniques. The study revealed that properties with
better conditions in terms of infrastructures and physical soundness
command higher rental values in the study area.
Adeola and Olutope (2017) conducted a study in Nigeria which examined the
relationship between public infrastructures and residential property rental
values in Lagos. Questionnaire survey was used in collecting data for the
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AIM AND OBJECTIVES OF STUDY
The aim of this research work is to examine the trend in value of residential
properties in the study area with a view to revealing the significant
changes/trend in residential properties rental value. To achieve this, the
following objectives are to be examined vividly;
1. To identify the rental value of residential properties within Gwallameji
over the period of 2010-2018
2. To determine the projected rental value within the study area.
3. To identify the factors responsible for the fluctuation in rental values
of residential properties in the study area.
SCOPE OF THE STUDY
This study will be restricted to the issues of trends on residential property
value in gwallameji, Bauchi State. The study will specifically focus on rental
value of residential property (2 Bedroom Flat) in the study area from 20102018. The target population for the study shall be Registered Estate
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study. The study population comprised of residential tenants across the low,
medium and high residential neighborhoods in the study area, as well as
registered estate surveyors and valuers in Lagos state. Data obtained for the
study were analyzed by means of both descriptive and inferential statistical
tools such as frequencies, percentages, mean scores, correlations and
regression analysis. The study revealed that infrastructure provision in the
study areas attracted tenants in their numbers which invariably increases
demand consequently increasing the rental values of properties in the study
areas.
However, little is known about trends of residential property values in
Gwallameji, Bauchi State. Thus, this research intends to fill – up this gap in
literature by examining the trends of residential property values in in
Gwallameji, Bauchi State. In Bauchi, it has been observed that properties with
better conditions in terms of infrastructures and physical soundness
command higher rental values. It is therefore important to carry out a study
on trends in residential property values. It is the goal of this research to carry
out analysis of trends in residential property value on property development
in the study area.
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Surveying and Valuation Firms, Land Lords/Owners of residential properties
and Tenants in the study area.

104

LITERATURE REVIEW
CONCEPTS OF PROPERTY
Oxford Dictionary (2009) defined property as the highest right a man can
have to anything, being that right which one has to land or tenement property.
Property has been defined as the quantum of interest one have over a land
and all improvement on it. Property has been defined as a bundle of right
owned or held by a person or group of person over a specific parcel of land in
relation to other which rise to the use, enjoyment and control of land, it is not
the land itself that constitute property but the right over it (Bhandar,
2018). In popular imagination and common usage, property suggests
possession, or better still, the belongings of a person which he can deal with
as he likes. This accord with the Latin derivation of property, “properties”
“proritus”, meaning, one’s own, (Ajayi, 2008). In law property is defined as
the highest right a man can have to anything, being that highest right a man
can have to anything, being that right while, one has to lands or tenements,
goods or chattels which does not depend on another’s courtesy. (Mba, 2015).
Corporeal and incorporeal, tangible and intangible things, capable of
pecuniary and legal assertion, over which ownership gives control (Mba,
2015). The meaning of the word property, when used in connection with
value and valuation, is closely associated with the idea of ownership. In fact,
a “valuation” can be defined as the determination of the monetary value at
some specific date, of the property right encompassed in the ownership.
(Mba, 2015). These right are the exclusive rights to possess, to enjoy, and (in
some case) to dispose of a thing owned. Property rights devolve on the legal
concept of ownership. In general, the rights of ownership are rights which are
defined and protected by law. It is the exercise of rights of ownership over
property to attain its value potential or usefulness (utility). Property rights
may vary widely depending on various factors. However, under most
conditions, the three most significant ones are: The use and enjoyment of the
income and benefit, the use and enjoyment of the property and The right to
alienate, dispose of, transfer and other wise transact with the property.
In practical as well as legal terms, property is the right to the use of an
economic good. The right of use and enjoyment of property is one of the
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TYPES OF PROPERTY
Below are the various types of property
Residential Property: these are properties providing housing
accommodation or shelter, thereby design and constructed for occupation,
such accommodation includes: duplex, block of flats, row housing, bungalow
etc (Ajayi, 2008).
Commercial Property: these are property built purposely for business
activities they fall into this main group namely: office, shop and warehouse.
These types of property are usually in the central business district (CBD)
(Alabi, 2013).
Industrial property: Industrial properties are notable factories and
warehouse workshop could also fit into this group (Ostrom, & Hess, 2007).
Agricultural property: these include farmland and farmhouse; poultry
house fish pond, plantation and irrigation (Ayittey, 2006).
Recreational property: these include tourism. Game reserve, sport centers
(Ayittey, 2006).
CONCEPT OF RENT
Rent is a periodic payment for the use of property. Rent is used mainly for
land or land and improvement, but it could be used in respect of other chattels
such as plant, machinery and equipment. Rents from property arise not from
the considerations of investment which operate on different sets of
conditionality and parameters. In addition to the above definition, the word
“rent” was derived from the Latin work “redditus” which means any income
or yield from an economic agent. (Scarrett, & Wilcox, 2018). However, it has
been given several definitions depending on the shade of opinion for instance,
the lawyer sees rent as “a certain and periodic payment or service made or
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fundamental elements of ownership. The valuation of property is indeed, the
valuation of the right to the use of the property. This provides one of the value
concepts, value in use or value to the owner, the right of use and enjoyment.
To gather these two groups of property right from the fundamental
underpinning of the income or investment value concept. The right of
alienation enables an owner to transact with the property by way of lease,
mortgage, lien or indeed any other means. It is this right which results in the
exchange or market value concept (Kochan, 2013).
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rendered by the tenant of a corporeal hereditament (Scarrett, & Wilcox, 2018)
or more precisely in present day usage” a sum of money paid for the
occupation of land. On the other hand, economists see rent from a different
perspective. According to Barker and Sa‐Aadu (2004). “rent is seen as that
portion of the produce of the earth which is paid to the landlord for the use of
the original and indestructible powers of soil”. According to Haila
(2015). “rent” is defined as the income derived the portion of the produce of
the earth which is paid to the landlord for the use of the original and
indestructible power of the soil.
A close look at the definition as given above by classical economists shows
their attachment to the word “rent” only to free gift of nature with land.
However, it has been rejected by modern economists who argue that because
there is a “land aspect” in all factors of production, there is no rationale to
associate rate with land to the exclusion of other factors of production. This
argument is reflected in their definitions of rent. For instance, according to
Bird (1984). “rent is any payment to a unit of a factor of production in an
industry in equilibrium which is in excess of the minimum amount necessary
to keep that factor in its present occupation”. This concept applies to any
factor of production, which does not have a perfectly elastic supply.
CONCEPT OF RESIDENTIAL PROPERTY RENTAL VALUE
Residential property rental value can be such a monetary worth of building
most use as living accommodation shelter at a particular place over a given
period of time (Mueller, Bell, Chang, & Henneberger, 2011).
FACTORS DETERMINING RESIDENTIAL PROPERTY RENTAL VALUE
Palmquist, (2005) stated that for a residential property to have value in real
estate.
Changes in building method also have an effect on the residential property
value improvement in building techniques will necessarily result in change in
the value of the property.
Proximity to good mean of communication is a great to factor which virtually
and property need to be possessed, that is to say any improvement it
deterioration in the means of communication will likely affect the property
value.
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FACTORS AFFECTING RESIDENTIAL PROPERTY RENTAL VALUE
According to Abraham (2008) Residential value increase in value from the
center of the city to the peripheral in an urban area, however many factors
were found to have influence in the residential property value these factors
include:
Location: location of a particular residential has a great influence in its value
that in turn depends on the demand for such property. Good location
commands a high rental value, property in central location of a city command
high value at the fringe of city. Also the basic principle governing the location
of all private economic activities is profit maximization any activities to tend
to be location where it will enjoy the greatest relative advantage.
Population Growth: A change in population trend will increase or decrease
in the level of demand for residential property value. If the total population
increases the demand for residential property also increase so also the
property value.
Cost of Construction: These have been observed to have responded to
inflation like other community in the market, the price of building materials
has raised therefore affects the property value.
Public Utilities: Amenities such as electricity, water supply and drainage
system on a property will influence the value at such property. For instance,
a tenant will be willing to pay higher rent, sale of residential property with
adequate facilities and less on the other property with little or no facilities.
Planning Control: Planning as a control has a measure significant effect on
residential property value planning control policy use to restrict undesired
development and to ensure best rational use of the scarce land resources.
PREVIOUS STUDIES ON DETERMINANT OF RESIDENTIAL PROPERTY
RENTAL VALUE
A study by Anthony, Dabara, Oyediran, Guyimu and Oladimeji, (2015)
grouped the variables determining property values into; environmental
variables, neighborhood variables, accessibility (Location) variables and
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Increase or decrease in population will obviously affect the property value. If
there is an increase in the total population demand also increase in which
lead to increase in rent and such developer will be motivated to develop more
properties.

107

International Journal of Management Science & Entrepreneurship

108

property variables. The factors mostly considered in the Nigerian property
market as property value determinants apart from location include;
institutional factors, social factors, technological factors, and economic
factors (Anthony, Dabara, Oyediran, Guyimu & Oladimeji, 2015).
Mackmin (2013). maintained that determinant of rental value of various
residential properties are the rent actually paid for similar property, rent paid
for other existing residential property may be use as the basis for rent
determination for various property, in a situation where by a property has
just been newly developed in a particular locality and is to let out, the accurate
rental value for which the property can be let may be determined by
considering the rental value of similar existing residential property by
relating at which the property is be letting to the initial cost expended in
developing the property. Never the less, assessment of the property value
within the residential property neighborhood in a city will adjudge the
comparable land value (property value) within such area (Bjoklund, 2010) As
such relatively slum area due to their characteristics and effect exerts to the
city, they are expected to command a very low rental value because
maintenance is the major problem couples with adequacy infrastructure and
sewage facilities consequence as a result of the environment (slum areas) the
land has no economic rent to provide revenue for the provision of amenities
or infrastructure facilities (Watts, 2008).
PREVIOUS STUDIES ON TRENDS ON PROPERTY RENTAL VALUES
According to Nwuba (2008), the need to analyze the movement of rents is
premised on the fact that it would aid entrepreneurs in their planning and
cash flow projections; assist developers in proposed development projects;
as well as provide information for researchers. A number of studies have been
carried out on rental movements. In the United States, Mueller (1999) using
investment decision making; useful to real estate professionals in appraisals
and evaluation of asking rents and average rental growth rate, evaluated
rental growth rates in the physical real estate cycle and found that national
average growth rates at each point in the cycle were statistically different.
Bjorklund (1999) studied residential rent between 1990 and 1997 in
Stockholm from an investor’s point of view. With the use of rent equations,
estimations were conducted to analyze whether or not rent levels varied
between locations holding other rent-affecting variables (age and
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improvement) constant. It was discovered it varies. Evidence was found to
support the existence of such rent drift. This rent drift has also been
discovered in commercial real estate rents in similar research conducted in
Hong Kong (Brown & Chau, 1997) and Australia (Beer, 1999). However, a
later research in Hong Kong. Dahoa (2003), discovered that after a peak
reached in 1997 there was a drop of 66.9% and 48.7% respectively in House
Price Index and Rental Index respectively. The situation in Scotland is quite
different as no regular trend in office rents was observed. However, there
were fluctuations particularly between 1987 and 2002 (Langdon & Everest,
2003)
Briggs and Ng (2009) in their study of trends and cycles in New Zealand house
prices sought to find the trend level of house prices and identifying the anchor
or attractor for house prices, and look at whether it was possible to identify a
long run equation that describes the trend in house prices. The study linked
house prices to household income suggesting that other factors besides
interest rates such as tax treatment of rental properties and an increase in the
proportion of rental properties are also behind the rise in the trend in house
prices.
Iroham, Oluwunmi, Simon and Akerele (2014) assessed the trend in rental
values of residential properties along Oyemekun road, Akure Nigeria. In their
work they compared trend in rental values of purpose built offices, converted
offices and shopping complexes in the study area. The work discovered that
purpose built office spaces commanded the highest rent and the highest rate
of increase in rent. Also Oni (2009) tried to develop predictive models of
commercial property rental values in Ikeja, Lagos State Nigeria. This study
was necessitated by arbitrary increase in rental values of residential
properties along busy streets in Ikeja. Oni (2009) used polynomial regression
models and spatial distribution of commercial properties values along
arterial roads in Ikeja to develop a model that will assist Estate Surveyors and
Valuers in practice to predict accurately future values of residential
properties within the study area. Again, Nwuba (2008) carried out an analysis
of office rent movements in Abuja, Nigeria. The work focused on the Central
Area of Abuja between 2000 to 2007 and it tried to determine if the rental
growth rates in the study area were significant.
The result showed a steady but upwards movement of rent in the study area.
This result tallied with the findings of Omuojine (1994) in various related
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studies. Nwuba (2008) and Nwuba and Adeagbo (2007) also carried out
similar studies in Kaduna between 1986 – 2014 and 2000 2007 respectively.
In the foreign scene, Wu, Wong, Mckinnell, Reed and Robinson (2009)
investigated commercial property markets and property circles in Chinese
Cities. The study focused on three Chinese cities namely Guangzhou,
Chongqing and Beijing. Wu, et al (2009) identified various opinions and
perceptions among key stakeholders about cycles in China’s emerging
commercial property markets. In another study, Jeong and Kim (2009)
analyzed retail rents in South Korea using Time Series Analysis and shock
response analysis of the Vector Auto Regression (VAR) model. The study
found out that retail rents in the study area had a positive relationship with
building apartment rents, property outgoings, consumer price index and
housing deposit-basis lease values, but a negative relationship with interest
rate. Also Mueller (1999) investigated real estate rental growth rates at
different points in the physical market cycle in the United States. His result
shows that the national average growth rates at each point in the cycle were
statistically different. Finally, Baum (2009) worked on cycles and steps in the
British commercial property values from 1974 to 1990. Also, Omuojune
(1994) in a related study on trends in rental values observed that urban rents
in Nigeria have maintained upward movements in the previous two decades.
In Ikeja, Lagos State, due to the rate of increase in rental values of commercial
properties along each arterial road which has become unpredictable leading
to inability of Estate Surveyors and Valuers to accurately predict its trend, Oni
(2009) focused on determining spatial distribution and deriving models for
predicting the trend of the values. In doing so, data (rental values over a
period of 5 years, 2003-2007) were collected by interviewing Estate
Surveyors and Valuers and Occupiers of commercial properties in the study
area, analyzed using polynomial regression models and spatial distribution of
commercial property values along the arterial roads were depicted on a value
map. Models were also derived to assist estate surveyors and valuers, real
estate developers and financiers in predicting accurately future values of
commercial properties along the arterial roads in the study area. Studies so
far focused on assessing trends on property value. However, none of the
studies had examined impact of trends on residential property value on
property development in Gwallameji, Bauchi, Bauchi State. This present study
intends to fill this gap in that direction.
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THE STUDY AREA
Bauchi Metropolis consists of eight administrative wards (units). These are
Hardo Ward, Dan'iya Ward, Makama A Ward, Makama B Ward, Dan Amar A
Ward, Dan Amar B Ward, Dawaki Ward, and Dankade Ward respectively
(Online Nigeria, 2003). The state is an area of in-migration of persons from
Kano, Katsina and Sokoto states involved in rural-rural movement in the
country. In addition, many lgbos, Yorubas and other southern ethnic groups
also migrate into the state, especially to the urban centres (Online Nigeria,
2003). There are a total of 55 ethnic groups in the state which include Hausa,
Fulani, Gerawa, Sayawa, Jarawa, Bulewa, Kare-Kare, Kanuri, Warjawa, Zulawa
and Badawa. They have varied customs, festivals, historical backgrounds,
occupational patterns and beliefs (Online Nigeria, 2003). Bauchi Local
Government is one of the twenty local government authorities in the state and
happens to the study area. It was believed that gwallameji was founded by a
man called Jato, who was one of the slaves to the emir of bauchi called Mallam
Yakubu.
Gwallameji means “we have to come to settle here” Jato was formerly residing
in kudu in southern part of the town, but later moved to a more fertile land
that as good for cultivation of beans seed and rice plantation that place he
moved to is presently called gwallameji. Before, the sitting of the Federal
Polytechnic Bauchi, the indigenes of gwallameji settled at the very spot the
poly is now situated. This then made the people to be displaced through
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RESEARCH METHODOLOGY
The research methodology adopted is quantitative. Questionnaire were
developed and administered to the respondents. The population for this
study for this study are 66 respondents. 11 Landlords/Owners of residential
properties, 38 Tenants and 12 Registered Estate Surveyors and Valuers in the
study area. 66 respondents are sampled from the 80 respondents in the study
area by using krejcie and morgan (1970) sample table. The sampling method
adopted was stratified random sampling method, which is the most
fundamental method and gives every subject in a population equal chance of
being selected. After the considerable collection of data, the method of data
analysis employed to analyse the data gathered from the field was descriptive,
textual modes of data presentation and statistical results used to compare
relative importance to various answers.
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compensation to another area (opposite the polytechnic). With the
establishment of the federal polytechnic, Bauch, Bauchi State. Residents were
happy as they witness tremendous development as a result of its
establishment and as such ensure more property development and high
increase in rental value of residential and commercial Property.
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PRSENTATION AND DISCUSSION OF RESULT S
Table 1 Dissemination of questionnaire
Questionnaire
Number
Percentage
Total number of questionnaires 66
100
administered
Total number of questionnaires 61
92.43
retrieved
Total
number
of
invalid 5
7.57
questionnaires
Total number of valid questionnaires 56
52.80
Source: Field Survey, 2019
Table 2 Research Question 1: What are the trends in residential
property values in Gwallameji over the period of 10 years in the study
area?
This subsection reports the findings of RQ 1; What are the trends in
residential property values in Gwallameji over the period of 10 years in
the study area?
TABLE 2.1: TREND IN RESIDENTIAL RENTAL VALUE FOR THE PAST TEN
YEARS DOMINION ANOSIKE ASSOCIATES
Year
Tenement
Room Self
Contain
2 Bedroom
flat
3
Bedroom
flat

2010
#25,000
#35,000

2011
#25,000
#35,000

2012
30,000
45,000

2013
30,000
45,000

2014
30,000
45,000

2015
30,000
45,000

2016
30,000
50,000

2017
30,000
50,000

2018
30,000
50,000

#130,000 #130,000 150,000

150,000

150,000

150,000

160,000

160,000

160,000

#150,000

160,000

200,000 200,000 200,000 200,000 200,000

#150,000

160,000

Source: Field Survey, 2019
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TABLE 2.2: TREND IN RESIDENTIAL RENTAL VALUE FOR THE PAST TEN
YEARS
MJ GAMBO & CO.
Year
Tenement
Room Self
Contain
2
Bedroom
Flat
3
Bedroom
Flat

2010
30,000
40,000

2011
30,000
40,000

2012
30,000
45,000

2013
35,000
45,000

2014
35,000
45,000

2015
40,000
45,000

2016
40,000
50,000

2017
40,000
50,000

2018
40,000
50,000

130,000

130,000

150,000

150,000

150,000

150,000

160,000

160,000

160,000

150,000

150,000

160,000

160,000

200,000

200,000

200,000

200,000

200,000

Source: Field Survey, 2019
Table 2.2 contained trends in rental values of various properties in the area
as provided by MJ Gambo & Co. The table revealed that there is a general
increase in rental values of properties in Gwallameji. This table revealed that
all residential properties from tenement, Room, Self-contain room, 2
Bedroom and 3 Bed room flat are reviewed every two years on an average.
TABLE 2.3: TREND IN RESIDENTIAL RENTAL VALUE FOR THE PAST TEN
YEARS
Garba Sani Adamu & Co
Year
Tenement
Room Self
Contain
2 bedroom
flat
3 bedroom
flat

2010
25,000
35,000

2011
25,000
35,000

2012
30,000
45,000

2013
30,000
45,000

2014
30,000
45,000

2015
30,000
45,000

2016
30,000
50,000

2017
30,000
50,000

2018
30,000
50,000

130,000

130,000

150,000

150,000

150,000

150,000

160,000

160,000

160,000

150,000

150,000

160,000

160,000

200,000

200,000

200,000

200,000

200,000
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Source: Field Survey, 2019
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Table 2.1 contains trends in rental values of various properties in the area as
provided by Dominion Anosike Associates. The table revealed that there is a
general increase in rental values of properties in Gwallameji. However, while
tenement and self-contain buildings experience biannual rental review,
rental values of other properties are reviewed every two years on an average.
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Table 2.3 contained trends in rental values of various properties in the area
as provided by Garba Sani Adamu & co. The table revealed that there is a
general increase in rental values of properties in Gwallameji. However, while
tenement and self-contain buildings experience biannual rental review,
rental values of other properties are reviewed every two years on an average.
This is possible due to the prevailing principle of rent review in Nigeria as a
whole.
TABLE 2.4: TREND IN RESIDENTIAL RENTAL VALUE FOR THE PAST TEN
YEARS
Ade Aderege & Co
Year
Tenement
Room Self
Contain
2 Bedroom
flat
3 Bedroom
flat

2010
25,000
35,000

2011
25,000
35,000

2012
30,000
45,000

2013
30,000
45,000

2014
30,000
45,000

2015
30,000
45,000

2016
30,000
50,000

2017
30,000
50,000

2018
30,000
50,000

130,000

130,000

150,000

150,000

150,000

150,000

160,000

160,000

160,000

150,000

150,000

160,000

160,000

200,000

200,000

200,000

200,000

200,000

Source: Field Survey, 2019
Table 2.4. contained trends in rental values of various properties in the area
as provided by Ade Aderege & co. The table revealed that there is a general
increase in rental values of properties in Gwallameji. However, while
tenement and self-contain buildings experience biannual rental review,
rental values of other properties are reviewed every two years on an average.
This is possible due to the prevailing principle of rent review in Nigeria as a
whole.
TABLE 2.5: TREND IN RESIDENTIAL RENTAL VALUE FOR THE PAST TEN
YEARS
Jambil Suyudi & Co.
Year
Tenament
Room Self
Contain
2 bedroom
flat
3 bedroom
flat

2010
25,000
35,000

2011
25,000
35,000

2012
30,000
45,000

2013
30,000
45,000

2014
30,000
45,000

2015
30,000
45,000

2016
30,000
50,000

2017
30,000
50,000

2018
30,000
50,000

130,000

130,000

150,000

150,000

150,000

150,000

160,000

160,000

160,000

150,000

150,000

160,000

160,000

200,000

200,000

200,000

200,000

200,000

Source: Field Survey, 2019
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TABLE 2.6: TREND IN RESIDENTIAL RENTAL VALUE FOR THE PAST TEN
YEARS
Ifeanacho Associate
Year
Tenament
Room Self
Contain
2 bedroom
flat
3 bedroom
flat

2010
25,000
35,000

2011
25,000
35,000

2012
30,000
45,000

2013
30,000
45,000

2014
30,000
45,000

2015
30,000
45,000

2016
30,000
50,000

2017
30,000
50,000

2018
30,000
50,000

130,000

130,000

150,000

150,000

150,000

150,000

160,000

160,000

160,000

150,000

150,000

160,000

160,000

200,000

200,000

200,000

200,000

200,000

Source: Field Survey, 2019
Table 2.6 contained trends in rental values of various properties in the area
as provided by Ifeanacho Associate. The table revealed that there is a general
increase in rental values of properties in Gwallameji. However, while
tenement and self-contain buildings experience biannual rental review,
rental values of other properties are reviewed every two years on an average.
This is possible due to the prevailing principle of rent review in Nigeria as a
whole
TABLE 2.7: TREND IN RESIDENTIAL RENTAL VALUE FOR THE PAST TEN
YEARS
Saje kumo & Partners
Year
Tenament
Room Self
contain
2 bedroom
flat
3 bedroom
flat

2010
25,000
35,000

2011
25,000
35,000

2012
30,000
45,000

2013
30,000
45,000

2014
30,000
45,000

2015
30,000
45,000

2016
30,000
50,000

2017
30,000
50,000

2018
30,000
50,000

130,000

130,000

150,000

150,000

150,000

150,000

160,000

160,000

160,000

150,000

150,000

160,000

160,000

200,000

200,000

200,000

200,000

200,000

Source: Field Survey, 2019
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Table 2.5 contained trends in rental values of various properties in the area
as provided by Jambil Suyudi & Company. The table revealed that there is a
general increase in rental values of properties in Gwallameji. However, while
tenement and self-contain buildings experience biannual rental review,
rental values of other properties are reviewed every two years on an average.
This is possible due to the prevailing principle of rent review in Nigeria as a
whole.
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Table 2.7 contained trends in rental values of various properties in the area
as provided by Saje Kumo & partners. The table revealed that there is a
general increase in rental values of properties in Gwallameji. However, while
tenement and self-contain buildings experience biannual rental review,
rental values of other properties are reviewed every two years on an average.
This is possible due to the prevailing principle of rent review in Nigeria as a
whole.
TABLE 2.8: TREND IN RESIDENTIAL RENTAL VALUE FOR THE PAST TEN
YEARS
Usman & Co.
Year
Tenament
Room Self
Contain
2 bedroom
flat
3 bedroom
flat

2010
20,000
35,000

2011
20,000
35,000

2012
25,000
45,000

2013
25,000
45,000

2014
30,000
45,000

120,000

120,000

130,000

150,000

150,000

150,000

150,000

150,000

160,000

200,000

2015

2016

2017

2018

Source: Field Survey, 2019
Table 2.8 contained trends in rental values of various properties in the area
as provided by Usman & Co. The table revealed that there is a general increase
in rental values of properties in Gwallameji. However, while tenement and
self-contain buildings experience biannual rental review, rental values of
other properties are reviewed every three years on an average. This is
possible due to the prevailing principle of rent review in Nigeria as a whole.
TABLE 2.9: TREND IN RESIDENTIAL RENTAL VALUE FOR THE PAST TEN
YEARS
Jide Taiwo
Year
Tenement
Room Self
Contain
2
bedroom
flat
3
bedroom
flat

2010
25,000
35,000

2011
25,000
35,000

2012
30,000
45,000

2013
30,000
45,000

2014
30,000
45,000

2015
30,000
45,000

2016
30,000
50,000

2017
30,000
50,000

2018
30,000
50,000

130,000

130,000

150,000

150,000

150,000

150,000

160,000

160,000

160,000

150,000

150,000

160,000

160,000

200,000

200,000

200,000

200,000 200,000

Source: Field Survey, 2019
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TABLE 2.10: TREND IN RESIDENTIAL RENTAL VALUE FOR THE PAST TEN
YEARS
Tunde Salau & Co
Year
Tenement
Room Self
Contain
2 Bedroom
flat
3 Bedroom
flat

2010
28,000
35,000

2011
28,000
35,000

2012
30,000
45,000

2013
30,000
45,000

2014
33,000
45,000

2015
33,000
45,000

2016
30,000
50,000

2017
30,000
50,000

2018
30,000
50,000

130,000

130,000

150,000

150,000

150,000

150,000

160,000

160,000

160,000

150,000

150,000

160,000

160,000

200,000

200,000

200,000

200,000

200,000

Source: Field Survey, 2019
Table 2.10 contained trends in rental values of various properties in the area
as provided by Tunde Salau & co. The table revealed that there is a general
increase in rental values of properties in Gwallameji. However, while
tenement and self-contain buildings experience biannual rental review,
rental values of other properties are reviewed every two years on an average.
This is due to the prevailing principle of rent review in Nigeria as a whole.
TABLE 2.11: TREND IN RESIDENTIAL RENTAL VALUE FOR THE PAST TEN
YEARS
Ileoikon and Associate
Year
Tenement
Room Self
Contain
2 bedroom
flat
3 bedroom
flat

2010
25,000
35,000

2011
25,000
35,000

2012
30,000
45,000

2013
30,000
45,000

2014
30,000
45,000

2015
30,000
45,000

2016
30,000
50,000

2017
30,000
50,000

2018
30,000
50,000

130,000

130,000

150,000

150,000

150,000

150,000

160,000

160,000

160,000

150,000

150,000

160,000

160,000

200,000

200,000

200,000

200,000

200,000
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Source: Field Survey, 2019
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Table 2.9 contained trends in rental values of various properties in the area
as provided by Jide Taiwo. The table revealed that there is a general increase
in rental values of properties in Gwallameji. However, while tenement and
self-contain buildings experience biannual rental review, rental values of
other properties are reviewed every two years on an average. This is possible
due to the prevailing principle of rent review in Nigeria as a whole.
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Table 2.11 contained trends in rental values of various properties in the area
as provided by Ileoikon & Associate. The table revealed that there is a general
increase in rental values of properties in Gwallameji. However, while
tenement and self-contain buildings experience biannual rental review,
rental values of other properties are reviewed every two years on an average.
This is possible due to the prevailing principle of rent review in Nigeria as a
whole.
TABLE 2.12: TREND IN RESIDENTIAL RENTAL VALUE FOR THE PAST TEN
room YEARS IMABAT & CO.
Year
Tenement
Room Self
Contain
2 bedroom
flat
3 bedroom
flat

2010
25,000
35,000

2011
25,000
35,000

2012
30,000
45,000

2013
30,000
45,000

2014
30,000
45,000

2015
30,000
45,000

2016
30,000
50,000

2017
30,000
50,000

2018
30,000
50,000

130,000

130,000

150,000

150,000

150,000

150,000

160,000

160,000

160,000

150,000

150,000

160,000

160,000

200,000

200,000

200,000

200,000

200,000

Source: Field Survey, 2019
Table 2.12 contained trends in rental values of various properties in the area
as provided by Imabat & co. The table revealed that there is a general increase
in rental values of properties in Gwallameji. However, while tenement and
self-contain buildings experience biannual rental review, rental values of
other properties are reviewed every two years on an average. This is possible
due to the prevailing principle of rent review in Nigeria as a whole.
Table 3 Research Question 2: What is the projected rent in the Study
area? This section describes an analysis of the respondent’s response on
the rent paid in Gwallameji area of Bauchi Metropolis.
This subsection reports the findings of RQ 2; What is the projected rent
in the Study area?
ANALYSIS OF RENT IN THE STUDY AREA
Table 3 Present Rent in the Study Area (tenant)
Present rent
Frequency
Below 150,000
15
151,000-160,000
19
161,000 and Above
4
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Percent
39.5
50.0
10.5
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38

100.0

Table 3 shown the present rent passing in the study area, respondents who
paying rent between 151,000-160,000 naira representing 50.0% were found
to be the majority while 10.5% who happened to the minority are paying
161,000 and above.
Table 4. Previous Rent paid in the Study Area (tenant)
Previous
Frequency
Below 130,000
15
131,000-150,000
23
Total
38
Field Survey, 2019

Percent
39.5
60.5
100.0

Table 4 shown the previous rent passing in the study area, respondents who
paid the rent between below #130,000 representing 60.5% were found to be
the majority while 39.5% paid between #131,000- #150,000 are the
minority.
Table 5 Are you satisfied with the rent paid to you (landlord)
Satisfaction with rent
Frequency
Percent
Yes
9
81.8
No
2
18.2
Total
11
100.0
Field Survey, 2019
Table 5 above shown the satisfaction level of rent been paid to the landlord in
the study area. It shows that nine (9) landlord constituting 81.8% report that
they are satisfied with the rent paid to them, while two (2) landlord
representing 18.2% report not being satisfied with the rent they received.
Table 6 How do you considered your rent paid (tenant)
Rent
Frequency
Percent
Low
10
26.3
Medium
25
65.8
High
3
7.9
Total
38
100.0
Field Survey, 2019
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Total
Field Survey, 2019
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The above table shows the tenant responses with regard to their rent paid,
26% were the tenants that consider their rent paid to be low while 65% of
the tenants considered their rent paid to be medium. This shows that majority
considered their rent paid to be medium.
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Table 7 Do you experience any trend/variation with respect to property
type (tenant)
Frequency
Percent
Yes
34
89.5
No
4
10.5
Total
38
100.0
Field Survey, 2019
Table 7 revealed that thirty-four (34) respondents representing 89.5% said
to be those that experience trend or changes of residential property rent with
respect to the property type, while four (4) of them representing 10.5% are
said to be those that do not experience trend with regard to property type.
Table 8 if yes which type of trend or variation you experience (tenant)
Frequency
Percent
Increased
33
86.8
Static
5
13.2
Total
38
100.0
Field Survey, 2019
The above table shows the tenant responses with regard to the nature of
trend they experience in their rent paid, 86.8% were the tenants that
experience increments in their rent paid while 13.2% of the tenant report that
their rent paid is static. This shown that majority of the respondents had
experienced increment in rent paid.
Research Question 3: What are the factors affecting rental value in the study
area?
This subsection reports the findings of RQ 3; What What are the factors
affecting rental value in the study area? A 5-point likert scale was used
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Table 9 Does Proximity to Federal Polytechnic Bauchi Responsible for
Fluctuation in Rental Value of Residential Properties.
Level of agreement
Respondent
Percentage%
Strongly Agree
4
30.8
Agree
5
38.4
Neutral
4
30.8
Disagree
0
0
Strongly Disagree
0
0
Total
13
100
Source: Field Survey, 2019
Table 9 above table shown that or 30.8% of the respondent strongly agreed
that proximity to federal polytechnic Bauchi is responsible for fluctuation in
rental value of residential properties, 38.4% Agree that proximity to federal
polytechnic Bauchi responsible for fluctuation in rental value of residential
properties while another 30.8% are neutral that proximity to federal
polytechnic Bauchi responsible for fluctuation in rental value of residential
properties. It could be concluded, from the table that proximity to Federal
polytechnic Bauchi is one of the factors responsible for fluctuation in rental
value of residential properties.
Table: 10.1 :Does Location Responsible for fluctuation in Rental Value of
Residential Properties
Level of agreement
Respondent
Percentage%
Strongly Agree
7
53.4
Agree
2
15.3
Neutral
1
7.7
Disagree
1
7.7
Strongly Disagree
2
15.3
Total
13
100
Source: Field Survey, 2019
In the above table 10.1, 53.4% strongly agreed that location is responsible for
fluctuation in rental value of residential properties,15.3% agreed that
location is responsible for fluctuation in rental value of residential properties,
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throughout the study with different constructs having different scale
descriptors.
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7.7% are Neutral that location is responsible for fluctuation in rental value of
residential properties, and another 7.7% disagree that location is responsible
for fluctuation in rental value of residential properties, while 2 or 15.3%
strongly disagree that that location responsible for fluctuation in rental value
of residential properties.
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Table: 10: Does Accessibility to the Property Responsible for
Fluctuation in Rental Value of Residential Properties
Level of agreement
Respondent
Percentage%
Strongly Agree
7
53.8
Agree
1
7.7
Neutral
2
15.3
Disagree
1
7.7
Strongly Disagree
1
7.7
Total
13
100
Source: Field Survey, 2019
In the above table10 above, 53.8% of the respondents strongly agreed that
accessibility to the property responsible for fluctuation in rental value of
residential properties, 7.7% Agreed that accessibility to the property
responsible for fluctuation in rental value of residential properties, 15.3% are
neutral that accessibility to the property responsible for fluctuation in rental
value of residential properties while 1 resepondent disagree and strongly
disagreed that accessibility to the property responsible for fluctuation in rental
value of residential properties. This table shows that a lot of the respondents
agreed that accessibility to the property responsible for fluctuation in rental
value of residential properties
Table: 10.1 : Does Condition of Repairs Responsible for Fluctuation in
Rental Value of Residential Properties
Level of agreement
Strongly Agree
Agree
Neutral
Disagree
Strongly Disagree
Total
Source: Field Survey, 2019

Respondent
0
9
4
0
0
13
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Percentage%
0
69.2
30.8
0
0
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Table: 10.2 :Does size of the Rooms Responsible for Fluctuation in
Rental Value of Residential Properties
Level of agreement
Respondent
Percentage%
Strongly Agree
4
30.8
Agree
5
38.4
Neutral
4
30.8
Disagree
0
0
Strongly Disagree
0
0
Total
13
100
Source: Field Survey, 2019
The above table 10.2 shown that 30.8% strongly agreed that size of the rooms
responsible for fluctuation in rental value of residential properties, 5 or
38.4% Agreed that size of the rooms responsible for fluctuation in rental
value of residential properties while 4 or 30.8% are neutral that size of the
rooms responsible for fluctuation in rental value of residential properties.
This table is clear enough that size of the rooms responsible for fluctuation in
rental value of residential properties
Table: 10.3:Does Facilities Provided in the Residential Properties
Responsible for Fluctuation in Rental Value of Residential Properties
Level of agreement
Respondent
Percentage%
Strongly Agree
7
53.8
Agree
4
30.8
Neutral
1
7.7
Disagree
1
7.7
Strongly Disagree
0
0
Total
13
100
Source: Field Survey, 2019
The above table 10.3, shown that 53.8% strongly agreed that facilities
provided in the residential properties responsible for fluctuation in rental
value of residential properties, 4 or 30.8% Agree that facilities provided in the
residential properties responsible for fluctuation in rental value of residential
properties while 1 or 7.7% are neutral that facilities provided in the
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In the above table, 69.2% agreed that condition of repairs responsible for
fluctuation in rental value of residential properties while 4 or 30.8% are
Neutral that condition of repairs responsible for fluctuation in rental value of
residential properties. This table clearly shows that condition of repairs
responsible for fluctuation in rental value of residential properties.
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residential properties responsible for fluctuation in rental value of residential
properties.
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Table: 10.4 :Does age of the Residential Properties
Fluctuation in Rental Value of Residential Properties
Level of agreement
Respondent
Strongly Agree
2
Agree
1
Neutral
7
Disagree
2
Strongly Disagree
1
Total
13
Source: Field Survey, 2019

Responsible for
Percentage%
15.3
7.7
53.8
15.3
7.7
100

In the above table 10.4, 15.3% strongly agreed that age of the residential
properties responsible for fluctuation in rental value of residential
properties, 1 or 7.7% Agree that age of the residential properties responsible
for fluctuation in rental value of residential properties, 7 0r 53.8% are Neutral
that age of the residential properties responsible for fluctuation in rental
value of residential properties, 2 or 15.3% Disagree that age of the residential
properties responsible for fluctuation in rental value of residential properties
while 1 0r 7.7 strongly Disagree that age of the residential properties
responsible for fluctuation in rental value of residential properties . This table
implies that most of the residents of the area do not really care about how old
the house is this might due to the fact that most of them are students and
therefore cannot go for new and expensive properties
Table: 10.5:Does Security Provided in the Residential Properties
Responsible for Fluctuation in Rental Value of Residential Properties
Level of agreement
Respondent
Percentage%
Strongly Agree
7
53.8
Agree
6
46.1
Neutral
0
0
Disagree
0
0
Strongly Disagree
0
0
Total
13
100
Source: Field Survey, 2019
In the above table, 7 or 53.8% strongly agreed that security provided in the
residential properties responsible for fluctuation in rental value of residential
properties and 6 or 46.1% Agreed that security provided in the residential

NIGHTINGALE
PUBLICATIONS AND RESEARCH INTERNATIONAL

]

IJMSE

ISSBN: 1839-2373
Vol. 11, NO. 7]

CONCLUSION AND RECOMMENDATION
CONCLUSION
This study had examined trends in residential property values in Gwallameji
area of Bauchi metropolis revealing the significant changes or trend in
residential property values. The findings from the survey carried out
indicated that the projected rental value in the study area for 2 bed Room flat
was between #151,000-#160,000. Tenement and room self-contain
experiences biannual rent review while rental value of 2 Bedroom, and 3
Bedroom are reviewed on an average of three (3) years. It also shows that
majority of the landlord are satisfied with the rent paid to them. The findings
from the analysis has conformed with other researches that rent increases
significantly from time to time particularly from 2010 to 2018. The study had
demonstrated that trend in fluctuation of residential property rental value
can be attributed to proximity to Federal Polytechnic Bauchi, Bauchi State,
location to the said property, accessibility to the property, condition of
repairs, Facilities Provided and Security provided in the said property.
RECOMMENDATIONS
In view of the findings made and conclusions drawn from the study the
following recommendations are provided by the researcher to help ensuring
justified amount to be paid as rent Gwallameji, Bauchi Metropolis are as
follows
The factors affecting fluctuation of residential property rental value should
be critically examined and give appropriate attention by estate surveyors and
valuers and proper measures should be put in place.
The Rent should be levied with respect to the facility provided in the said
property.
Both landlords and tenants should agree on reasonable amount to be paid as
rent which will be affordable to both parties.
Government should take it as a priority to provide adequate residential
properties that will be affordable and equipped with needed infrastructural
amenities. This will enhance quality life and reduce hardship among its
citizenry.
Poor housing condition is intricately linked with poverty and it is indeed
informed by it, thus government has a definite role to play in addressing the
high unequal wealth in the country. The poverty alleviation programmes of
government should be stepped up to reduce unemployment rate in the
country. The generation of employment opportunities, otherwise known, as

NIGHTINGALE
PUBLICATIONS AND RESEARCH INTERNATIONAL

]

IJMSE

ISSBN: 1839-2373
Vol. 11, NO. 7]

International Journal of Management Science & Entrepreneurship

properties responsible for fluctuation in rental value of residential
properties.
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economic revitalization is highly needed in the area. This will help to improve
the level of capital base and potential for capital formation among the
residents that will enhance their level of provision for basic household
facilities and proper maintenance of buildings.
Policies should be enacted to account for proper development of residential
properties at affordable prices
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