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[bookmark: _GoBack]ABSTRACT 
This study was conducted to examine the effect of obsolescence on residential property value in Alaiyabiagba at ajegunle Lagos State. Obsolescence covers the state of being when a property is no longer wanted even though it may still be in good working condition or has loose out. It may be physical, economic or functional but in whichever way or type affect the property and makes it less useful. Obsolescence is of significant decline in the competitiveness usefulness or value of residential property. However, knowledge about obsolescence, its prevention, diagnosis and treatment is scarce. This study was conducted at examining the effect of obsolescence on rental value of residential properties in Alaiyabiagba at Ajegunle Lagos State and to provide possible solutions to the problems. The study adopted the use of questionnaire is the instrument for data collection. Information regarding the objectives of the study was gathered using the research instrument and analysed with SPSS version 20. The selected number of respondents who participated in the study is limited to 158 respondents. The study found out that there has been considerable increment in the rental value of residential properties in the study area, Locational obsolescence and economic obsolescence had been found to be present in a weighty degree compared to others among all various types of Obsolescence found to be gravely endemic with residential properties in the area and that obsolescence was considered most in negotiation of house rent or rent review. The study therefore recommended among others that Improvement should be made on building or properties that are strut with obsolescence e.g. renovation, rehabilitation, conservation and redevelopment in other to bring back the building quality or property value, Replacement and repair of bad broken down component of building should be adequately carried out by the manger/landlord so as to increase the demand of the building and that Periodic inspection and maintenance of building should be carried out by landlord/manager of the property so as to detect building that are strut with obsolescence and repairs should be adequately carried out to prevent further obsolescence
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CHAPTER ONE
INTRODUCTION
1.1	BACKGROUND OF THE STUDY 
Obsolescence is the state of being which occur when property is no longer wanted even though it may still be in good working condition or has loose the out. It may be physical, economic or functional obsolescence, but in whichever way or type affect the property and makes it less useful. Cowan and Bryon (2005) obsolescence is significant decline in competiveness usefulness or value of an article . 
Obsolescence of buildings is a serious threat for built property and the large physical, economic and societal investments incorporated in buildings. However, knowledge about obsolescence and bout the prevention of the diagnosis and treatment of its is scarce (Thomsen and Van Der Flier, 2011).
The concept of obsolescence essential consideration during the assessment of value (Reed, 2007). Although, there are many forms of obsolescence, arguably the physical, functional and economic impairments remain the core types of observed in property and result in depreciation, which in turn result in a loss in value (API, 2007). Obsolescence may affect the building component in varying degrees as well as commencing at different times and affecting the highest and best use (Lipscomb, 2002). Obsolescence is defined as the process of declining performance resulting in the end of service life (Thomsen and Van Der Flier, 2011).
The  detection  of  problems  related  to  obsolescence  in  owner  occupied  single  family dwellings and the activities to remedy them are not so much related with the quality of  the dwellings but with the life cycle of the households living there, e.g. the birth or the  departure of children or partners (Baum, 1999). So, the detection of defects and initiatives to remedy them vary widely in time and magnitude. In urban renewal areas, the owners have  a  collective  interest  in  the  improvement  of  the  neighborhood  and  as  such  a common understanding may be presumed.
In conclusion owner occupied dwellings and apartment blocks, the owners, their behaviour and interventions are more  closely  connected and the detection of obsolescence and the activities  to  remedy  it  are  closely  related  to  each  other  and  to  the  actual  quality development of the dwellings. (Thomsen and Van Der Flier, 2008)
1.2	STATEMENT OF THE PROBLEM 
The lack of maintenance is one of the major problems of obsolescence, maintenance is required to maintain a building initial performance capacity without maintenance. The performance will not meet the demand and eventually drop below the limit of acceptance of users of residents and the expected service life will not be reached resulting in serious loss of efficiency (Thomsen, 2011).
Ageing is one of the problems of obsolescence which in turn influences the life expectancy of a building. Different building types have in different life cycle, which in turn influence the life expectancy of their various components, different elements of buildings also have different state of obsolescence, users or owners may change and have requirements different from those their element was initially intended to fulfill many of the technologies of housing facilities (Agbolahan, 2009), as well as the activities they shelter and support to minimizing obsolescence, have changed substantially in recent decades and are continuing to change (Anonymous, 2018).
The problem of obsolescence is hardly new, it should be concerned that in an age of rapidly changing technology our buildings are not only inevitable, in long term they are desirable because the new system and services over enhanced performance to the facilities, users and owners.  These building might have been built 35 years ago so investigation will be carried out to determine the varying forms of obsolescence that has affected the  residential  properties.  Since obsolescence leads to depreciation, the impact will also be noticeable on the rental value paid to occupy these properties.
These are what attract the interest of the researcher to investigate on effect of obsolescence on residential property value in Alaiyabiagba at ajegunle Lagos State. 
1.3	AIM AND OBJECTIVES
Aim
This study aims to examine the effect of obsolescence on residential properties value in Alaiyabiagba at ajegunle in order to provide possible solutions to the problems. 
Objectives 
i. To identify the numbers of building affected by obsolescence within the study area 
ii. To examine the types of obsolescence that has affected the residential properties in the study area 
iii. To evaluate the effect of obsolescence on residential properties rental value by comparing it with non affected property in the study area 
1.4	SIGNIFICANCE OF THE STUDY
This research work will aid investors/developers willing to develop residential properties in the area as it will state the types of residential property and the underlying physical building and environmental factors likely to affect the return from the investment. It will assist the landlords,  their  agent  and  tenants  in  moderating  the  impact  of  obsolescence  and improving the properties and environment standard. 
It will also urge the government authority to take bold step towards providing more quality accommodation and infrastructure in the study area to enhance its real estate appearance; it will also help as a reference to future researchers.
1.5	SCOPE OF THE STUDY
This project is limited to effect of obsolescence on residential on residential property value in Nigeria a case study of Alaiyabiagba at Ajegunle Lagos state.
This study also intend to cover the major types of residential properties at Alaiyabiagba at Ajegunle Lagos state, the types of obsolescence that are present in the housing units within these area, the trend in rental values of these identified houses and the relationship that exists between the identified houses and the relationship that exists between the  obsolescence detected and the rental growth of the residential properties  available at these location.
1.6	DESCRIPTION OF THE STUDY AREA
Historical Background of Lagos 
Lagos State, located in the south western region of Nigeria, has a rich and complex history that dates back centuries. Originally a small Yoruba fishing village known as Eko, the area was founded by the Awori subgroup of the Yoruba people. The name Eko was later changed to Lagos by Portuguese explorers in the 15th century, named after a coastal city in Portugal. The Portuguese were the first Europeans to arrive in the area and played a role in the early Atlantic slave trade that affected the region.
During the 17th and 18th centuries, Lagos grew in importance as a major center for trade, including palm oil, ivory, and slaves. The Oba (king) of Lagos wielded considerable influence, and the city became a powerful kingdom under the rule of Oba Akitoye and later his son, Oba Dosunmu. In 1861, Lagos was annexed by the British and became a crown colony. This marked the beginning of formal colonial rule and the eventual integration of Lagos into the expanding British colonial empire in West Africa.
Lagos served as the capital of the Southern Protectorate of Nigeria from 1906 and later became the capital of the unified Colony and Protectorate of Nigeria in 1914. It remained Nigeria’s capital after independence in 1960 and up until 1991 when the federal capital was officially moved to Abuja. However, Lagos has continued to be the commercial and financial hub of Nigeria and West Africa.
Lagos State was created on May 27, 1967, during the regime of General Yakubu Gowon, as part of a national effort to decentralize power and improve governance. It was carved out from the former Federal Territory of Lagos and the surrounding Western Region. Today, Lagos State is Nigeria’s most populous state and hosts the largest urban center in the country—Lagos city.
From its origins as a Yoruba settlement to its status as a colonial port and later a megacity, Lagos State has remained a vital part of Nigeria’s political, economic, and cultural evolution. It stands today as a symbol of resilience, diversity, and rapid urban growth.
Source: Oloko Oba et al (2016)
1.7	DEFINITION OF TERMS
Obsolescence: according to (2005) obsolescence is significant decline in the competitiveness usefulness or value of an article or property.
Deterioration: deterioration is a downgrading of the effectiveness or physical characteristics (colour, consistency e.tc) of a substance due to faulty packaging or abnormal storage conditions. It is also the failing apart, something once in good condition is now weakened or worn out or otherwise in decline (Marcei et al., 1997)
Depreciation: depreciation is a permanent and containing dimuition in the also less valuable over a period of time. It is the method of allocating the cost of a tangible asst over its useful life (Hasen, 2011)
Residential Property: this is the type of leased property containing either a single family, a multi family structure that is available for occupation for non business, purposes (Wikipedia, 2000).
Obsolete: obsolete simply means no longer appropriate for the purpose it was obtained due to either the availability of better alternatives in user requirements. It is also said to be something no longer used by anyone (Dictionary.com, 2018)
Value: the monetary worth of an asset (Business Dictionary, 2016)
Residential Value: is one of the constituents of a leasing calculus or operation. It describes the future value of a good terms of absolute value in the monetary terms (Wiki, 2018). 














CHAPTER TWO
REVIEW OF RELATED LITERATURES
2.0	CONCEPTUAL FRAMEWORK
2.1	CONCEPT OF OBSOLESCENCE 
From a property perspective, ‘obsolescence’ can be defined as  a loss in value due to a decrease in the usefulness of property caused by decay, changes in technology, people’ behavioural patterns and tastes, or environmental changes. Obsolescence is sometimes classified according to items of outmoded design and functionality, items with structural design unable to meet current code requirements, and factors arising outside the asset, such as changes user demand (API Glossary 2008). 
Further consideration should be given to the type of property and also the allocation of value  to  the  property  components,  such  as  the  breakdown  between  the  land  and/or building components (API 2007). 
Since land value can be a major component of total property value, an opinion of land value is often developed separately even when valuing properties with extensive building improvements. In relation to obsolescence, land value and building value may change at different rates because improvements are practically always subject to depreciation although at varying rates, for example, retail property often depreciates at a faster rate than industrial property (Reed et al. 2009). With many valuations, a separate opinion of land value is required. Even though a total property value estimate may be derived in the direct comparison or income approach without separating land and improvement values, it  may  be  necessary  to  estimate  land  value  separately  to  isolate  the  value  the  land contributes to the total property value (API, 2007).

2.2	PROPERTY OBSOLESCENCE AND ITS FORMS
Obsolescence is defined as any cause of a decrease in the value of a property. It is difficult  to  identify  and  accurately  measure  every  form  of  obsolescence  that  affects property since each type of obsolescence affects different properties to varying degrees; furthermore each type may have commenced at a different time (Reed et al. 2008). At times there is substantial overlap between each type of obsolescence and this area is relatively ‘grey‘.  As  a  starting  point  there  are  traditionally  three  core  forms  of obsolescence that affects buildings: physical, functional and economic as defined in the ‘Valuation of Real Estate’ (API, 2007).
[image: ]
Sources: API 2007
Reilly (2013) said all of the various property obsolescence components are typically categorized as either
· Physical deterioration, 
· Functional obsolescence, or 
· External obsolescence. 
Physical Deterioration 
Physical deterioration represents a decrease in value based on the property‘s physical condition.  There are two common components to physical deterioration:  
(1)  The property‘s age
 (2) The physical wear and tear on the property. 
Both of these physical deterioration components can be measured either individually or collectively for any particular taxpayer property. In other words, the physical depreciation for each property component can be measured individually. Or, the physical depreciation can be measured in the aggregate for the major taxpayer asset categories. 
There are several methods that the assessor can use to measure physical deterioration. The most common methods are
(1) the age/life method 
(2) the observed depreciation method (Reilly, 2013). 
According to Reed and Myer (2010), all physical building components generally fall into one of three categories of physical obsolescence: 
1. Curable physical deterioration 
Curable physical deterioration is also known as ‗deferred maintenance’ and applies to items in need of immediate repair. Some examples include broken windows, a broken or inoperable Heat Ventilation Air-Conditioning (HVAC) system, carpet needing immediate replacement,  a  hole  in  an  interior  partition,  or  a  cracked  toilet  cistern.  For  most properties,  deferred  maintenance  involves  relatively  minor  items  that  are  100% physically deteriorated (i.e. not usable). The item must be replaced or repaired for the building to continue to function as it should. By definition, most repairs must be  performed for the building to continue to function, so they are usually curable items (Reed and Myer, 2010). 
There are two major tests of the curability of a physically deteriorated item: 
Step 1: If spending the money to ‘cure’ the item will result in a value increment equal to or greater than the expenditure, the item is normally considered curable. 
Step 2: If spending the money to cure the item will not result in a value increment equal to or greater than the expenditure but will allow other existing items to maintain their value, then the item is normally considered curable. 
2. Incurable physical deterioration (short-life items) 
Once any curable physical deterioration is estimated, the remaining physical deterioration is allocated to either short-life or long-life building components. Short- life items are those that are not ready to be replaced on the date of the opinion of value but will probably have to be replaced in the foreseeable (i.e. ‘short-term’) future. Examples include the carpet, air-conditioning and light bulbs. A short-lived item is not 100% physically deteriorated so it does not yet need to be cured.
However, from an obsolescence perspective it is possible to draw the same conclusions that market participants do i.e. that the items will be 100% deteriorated before the end of the building’s total useful life expectancy and therefore will have to be replaced. Thus, when those items reach the point of 100% physical deterioration, they become curable items. The same tests of curability that are applied to items of deferred maintenance are applied to short-lived items. Unlike items of deferred maintenance that have lasted beyond their useful life expectancy and need to be replaced immediately, the short-life items have generally not reached the end of their total useful life expectancy and are not completely deteriorated, but they are substantially depreciated in comparison with the overall structure (Reed and Myer, 2010).  
3. Incurable physical deterioration (long-life items) 
Long-life items include all items that were not treated as items of deferred maintenance or as short-life items. Long-life items are assumed to have the same age and life expectancy and therefore they are all treated together. Examples of long-life items include timber wall frames, underground piping, concrete slab foundations, and insulation. A long-life item is not 100% physically deteriorated, therefore is not obsolete and does not need to be cured. In addition, such an item is not normally replaced except under extraordinary circumstances e.g. if a foundation wall is damaged. The same tests of curability that are applied to the other physical components are also applied to the long- life items. The deterioration of long life items is measured by estimating an age-life ratio and then applying it to all components of cost that have not already been treated for physical deterioration (Reed and Myer, 2010).
The primary techniques used to calculate the different types of depreciation according to Reed and Myer (2010) include the following: 
a. Estimation of cost to cure, which is a measure used for curable physical deterioration and curable functional obsolescence; 
b. Application of an age-life ratio to measure curable physical deterioration and incurable physical deterioration for both short-life and long-life components;
c. Application of the functional obsolescence procedure to estimate all types of functional obsolescence; 
d. Analysis of market data (e.g. paired sales or other techniques) which may be used to estimate incurable functional obsolescence caused by a deficiency as well as economic obsolescence; and 
e. Capitalisation of income loss, which may also be used to estimate incurable functional obsolescence caused by a deficiency as well as economic obsolescence. 
Functional Obsolescence 
Functional  obsolescence  results  in  a value  decrease  when  the  property  is  unable to perform the function for which it was originally designed or intended. There are two common components to functional obsolescence: 
(1) The functional component and 
(2) The technological component.  In  the  functional component,  the  property‘s  intended function has remained the same over time, but the property no longer performs that function as well as it did when the property was new. In the technological component, the property may work as well as it did when it was new; however, the property‘s intended function has become obsolete over time (Reilly, 2013). Common indications of functional obsolescence include:
1. excess operating and/or maintenance costs 
2. excess capacity and/or excess capital costs 
3. structural and/or capacity super-adequacies or inadequacies.
Functional obsolescence is caused by a flaw in the structure, materials, or design of the improvements when compared with the highest and best use and the most cost effective functional design requirements at the date of valuation. For example, a building that was functionally adequate at the original time of construction can become inadequate or less appealing as design standards, mechanical systems, and construction materials change over time. Functional obsolescence is attributable to defects within the property, while external or economic obsolescence is caused by external factors outside the property. 
Functional obsolescence, which may be curable or incurable, can be caused by a level of efficiency; this means that some aspect of the subject property is below standard in respect to market standards. It can also be caused by over-capitalisation. Since it can be a complex process to accurately measure functional obsolescence a five step process has been proposed as the best approach (Laronge and Vandell, 2001). 
Reed and Myer (2010) states that there are main five types of functional obsolescence: 
1) Curable  functional  obsolescence  caused  by  a  deficiency  requiring  an  addition  or installation of a new item;
2) Curable functional obsolescence caused by a deficiency requiring the substitution or replacement of an existing item (i.e ‘curing a defect’)
3) Curable functional obsolescence caused by over-capitalisation that is economically feasible to cure; 
4) Incurable functional obsolescence caused by a deficiency or fault; and 
5) Incurable functional obsolescence caused by over-capitalisation.
Economic Obsolescence 
Economic obsolescence occurs when the property owner can no longer earn a market based rate of return on the operation of—or the investment in—the subject facility.  Economic obsolescence often relates to the business enterprise that operates at a special purpose property. A change in residential market conditions could cause the property owner to generate decreased revenue, profit margin, or return on investment metrics (Reilly, 2013). 
External or economic obsolescence is a loss in value caused by factors outside a property and often is one of the most challenging aspects to accurately measure which is often incurable (Pomykacz, 2009). Economic obsolescence can be either temporary (e.g. an over-supplied  market)  or  permanent  (e.g.  proximity  to  an  environmental  disaster). 
Economic factors frequently affect both the land and building components of a property‘s value where the current land value usually incorporates the effect of economic factors. 
Economic obsolescence usually carries a broader market effect and influences a broader range of properties, rather than just a single property. Economic obsolescence may affect only the subject property when its cause is location e.g. proximity to negative environmental factors or the absence of zoning and land use controls. When market data is studied to develop an estimate of economic obsolescence, it is important to isolate the effect of the obsolescence on land value from the effect on the value of the improvements. In some situations, economic obsolescence may be attributed entirely  to  the  land;  however  at  other  times  it  may  be  attributed  entirely  to  the improvements. 
Often economic obsolescence can be allocated between land and improvements which is critical if economic obsolescence is already reflected in the estimate of land value. Note that a building-to-property value ratio derived through market area analysis may be used to determine the loss in value to be allocated to the building (Reed and Myer, 2010). 
In addition to these three primary types of obsolescence (i.e. physical, functional and economic), there are many other forms of obsolescence with selected examples listed here. Note a degree of overlap occurs between different types of obsolescence.
Technological obsolescence may occur due to the rapid advancement of the computer age. For example it may not be possible to use wireless computers in a building due to the design and construction of the building (API, 2007). 
Locational obsolescence may be due to changes in the geographical landscape e.g. a main road bypass is created which reduces the traffic passing a site (Reed, 2007). Locational obsolescence is often brought on by changes in neighborhood conditions near the subject property site. For example, locational obsolescence can occur because of the construction of a landfill facility or a wastewater treatment plant next to the subject property (Reilly, 2013). 
Social obsolescence is due to pressure from changing perceptions in society e.g. the sun reflections from glass covered buildings (Foster-Kraus et al. 2009). Market obsolescence may occur due to changes in the market e.g. less need for a particular building use or good due to a changing demand (Reed and Myers, 2010). 
Legal obsolescence may occur due to changes in legislation e.g. a re-zoning of property which affects highest and best use (Wilkinson and Reed, 2009). Historical obsolescence may occur if a property is deemed to be heritage listed with associated development restrictions (API, 2007). 
Professional obsolescence is when members of a professional body decide they no longer need to belong to that organisation (Smith, 2004). Aesthetic Obsolescence Buildings may deem unacceptable by occupiers if the appearance is outdated and incompatible with their corporate image. Either fashion in architectural style may have changed or, alternatively the building may simply look old and fail to satisfy an inspiration to be associated with up-to-date products. Architectural style cannot be defined precisely. It is best described as a 'State of the Art' of the building design, which is characterized by fashion, vogue, available technology, and personal taste. The introduction of a new architectural style can in some cases, cause buildings with an old design to appear old fashioned and less attractive to potential purchasers or lessees. Buildings with a distinctive design appeal are more likely to have lasting appeal and to be less affected by changes in architectural style (Essays, UK, 2013) 
2.3	CONCEPTUAL MODEL OF OBSOLESCENCE 
Obsolescence is the process of declining performance. Performance is defined as the extent to which buildings meet requirements. Endogenous aspects of obsolescence are related to the building itself; exogenous aspects are related to the location and context of the building. Physical aspects are related to the physical and/or technical characteristics of building and behavioral aspects are related to the behaviour regarding the building (Thomas and Van den Flier 2013).
Physical building obsolescence – A
Physical  building  obsolescence  as  absolute  or  relative  decline  of  performance  of building/elements emerging from physical shortcomings. Physical building obsolescence is generally caused by two main factors: ageing and initial quality. Ageing can be caused by i.e.  climate,  wear,  fatigue  emerges  as  decay  that  should  be  repaired  in  time. Insufficient initial quality can be caused by i.e. poor design, materials, construction, increases ageing, as does insufficient maintenance and management. Buildings must satisfy building codes set by national and/or local authorities(Thomas and Van De Flier, 2013). 
Physical location obsolescence – B
Physical building obsolescence can be defined as absolute or relative decline of performance of location/elements emerging from environmental shortcomings. Physical location obsolescence is generally caused by two main factors: environmental impact and governmental interventions. Environmental impact can be nuisance and dangers like i.e. contamination, noise, nuisance, lack of sunlight and vulnerability to exogenous threats like earth quakes, flooding etc. Governmental interventions can be alteration of spatial plans i.e. nearby new construction (shopping malls, industry, roads) and/or new regulations i.e. increasing requirements, restriction of use, parking or traffic. Locations must satisfy spatial and environmental regulations set by national and local authorities (Thomas and Van De Flier, 2013).
Behavioural building obsolescence – C
Behavioural building obsolescence as absolute or relative decline of performance of building/ elements  emerging  from  behaviour  of  owners  and  residents. Behavioural building obsolescence is generally caused by two main factors: maltreatment and change of management. Maltreatment can be i.e. misbehaviour, neglection, overcrowding or lack of control. Change of management can occur due to i.e. change of residents or owners or circumstance, resulting in change of objectives and management policy(Thomas and Van De Flier, 2013). 
Behavioural location obsolescence – D
Behavioural location obsolescence as  absolute  or relative decline of performance of location/ elements emerging from behaviour of the environment. Behavioural location obsolescence is generally caused by two main factors: the housing market and the social environment. Housing market dynamics can result in a declining market position by i.e. loss of attractiveness and/or more attractive alternative supply. The social environment can be problematic due to i.e. insecurity, criminality, trouble, litter, ugliness etc (Thomas and Van De Flier, 2013).
[image: ]
Fig 2: conceptual model of obsolescence. Culled from Thomas and Van den (2004). According to Akintola (2004), these are the type of residential properties built; 
2.4	RESIDENTIAL PROPERTY TYPES
2.4.1   Bungalow 
A Bungalow - the word ‘bungalow’ originates from the Indian word bangla, which in the 19th century referred to houses built in a Bengali style. Bungalows were created when British colonial administrators adapted the classic Indian style low roofs and porches built around them. They can either be detached or semi-detached. Places like Surulere and Yaba in Lagos State adopted the bungalow style of building between the 50s-70s


2.4.2   Detached house 
Detached house is a single standing property that does not share any walls with any other structure. Due to the isolation of the property, they are usually more ‘private’ and generally more expensive than any other type of house. 
2.4.3   Semi-detached house 
Semi-detached house is a pair of houses joined together by a common wall. One side of each house shares a common wall, while the other side is detached. 
2.4.4   Terrace house 
Terrace house is a house that is situated in a long row of houses. They all usually look the same and identical structurally. Both sides of each house in the row share common walls with a neighbouring house, with the exception with the houses at each end of the terrace. 
2.4.5   Flat
Flat is a living area that is self-contained within only part of a building. Usually, a flat is situated in a building that is split up into multiple living areas for different residents. In some countries, this means exactly the same as an ‘apartment’.
2.4.6   Apartment 
Apartment is a self-contained housing unit in a building which is often rented out to two or more people sharing a lease in a partnership, for their exclusive use. Some people have legal definitions of what constitutes an apartment. In some countries, ‘apartment’ denotes a building that was built specifically for such units, whereas ―flat‖ denotes a unit in  a  building  that  had  been  originally  built  as  a  single-family  house,  but  later  on subdivided into some multi-unit house type. 

2.4.7   Duplex house 
Duplex house commonly refers to two separate residences, attached side-by-side, but the term is sometimes used to mean stacked apartments on two different floors (Duplex). The duplex house often looks like either two houses put together, or as a large single home, and both legally and structurally, literally shares a wall between halves. The duplex home can appear as a single townhouse section with two different entrances, though the occasional duplex with a shared common entrance and entry hall have been constructed. 
2.4.8   Bedsit 
A Bedsit is a British expression (short for bed-sitting room) for a single-roomed dwelling which usually contains very sparse furniture and is very compact in design. It is literally a bed and a place to sit.
2.4.9   Penthouse 
Penthouse apartment is an apartment or condominium which is a single dwelling that is on one of the highest floors of an apartment building or condominium. Penthouses are typically differentiated from other apartments by extra luxury features. 
2.4.10  Cottages 
Cottages are not common in Nigeria, but are houses that usually come with one and half storeys. The top floor is much smaller than the ground floor, as the pillars used to hold up the structure takes up a lot of the living space. The thick, dark, classic timber pillars are usually what characterizes a cottage.



2.4.11 Tenement 
Encarta Dictionaries (2015) defines Tenement is a large residential building in a city with 
only  basic  amenities,  where  a  large  number  of  people  live  in  self-contained  rented apartments.
2.5	THEORETICAL MODEL OF RENT
Rent 
The term ‘rent’ has several meanings. According to Chris and Somefun (2007) rent is regarded as the monthly payment that is made to a landlord, and it is also construed to be a payment for the use of the building. But to the economist point of view, rent is the return to the land. Most of the landlords turning to renting out properties as an investment, therefore letting market have been seen as an attractive alternative investment for those looking for a less volatile income source. 
Reed and Greenhalgh (2002) discussed the reasons for increasing rental dwellings as opposed to owner occupancy. A number of changes appear to have adversely affected the Rent vs. Buy decision, such as renting as a cheaper alternative, increasing exposure to 
other  forms  of  non  housing  debt,  changing  attitude  to  investment,  increased  family breakdown, increase a single person household, lower fertility rate, etc 
Definition of Rent and Types of Rent 
Rent is a periodic payment for the use of property. Rent is used mainly for land or land and improvements but it could be used on land in respect of other Chattels such as plant, machinery and equipment. Also Kuye (2003) defined rent as the periodic payment for the use of another person’s property.  Kuye’s definition of rent ignored completely the concept of notional rent. His emphasis was on rent paid and received as investment income. The different types of rent are as follows: 
Profit Rent 
This is the difference between the full rental value and the actual rent paid by the tenant on the accommodation he occupies. Profit rent is enjoyed by sitting tenant when the rent paid by him on the accommodation he occupies is less than the market rent. 
Rent Reserved 
This simply represents the rent paid by the tenant on the accommodation he occupies. Such  rent  would  depend  on  his  ability  to  bargain  favourably  based  on  the  good understanding of the property market. The rent may be lower than or equal to the full rental value of the premises occupied. 
Sitting Rent
This is the rent paid by old tenants of premises. It is always less than the market rent due to considerations such as good landlord-tenant relationship and ability to negotiate future rent reviews. 
Ground Rent 
Ground rent is paid by lessees on government land. This type of rent was introduced by the Land Use Decree (Act) of 1978. By virtue of the Act, individual‘s interest on land was reduced to a mere right of use by the government. The rent is calculated based on the area and size of the land. The rent is normally paid on urban lands. 
Controlled Rent 
This is a rent pegged or fixed by the government at a certain level particularly in periods of hyper-inflation. It is fixed to protect tenants from landlord’s exploitation and exorbitant rents occasioned by inflation and market forces. There is a difference to what obtains in stable economies of the world such as the United Kingdom. This is because rents of institutional and local authority properties in the United Kingdom were based on retail price index to make rent affordable. 
Scarcity Rent 
This is rent usually charged by landlords who are often out of tune with market forces (Kuye 2003). It is either that such an accommodation is in short supply vis-a-vis its demand or that it enjoys some monopoly as a result of its location. Such a rent is higher than full rental value.
Share Rent 
This is commonly among farmers with regard to use of land for agricultural purposes. Share rent is used to describe periodic consideration furnished by the tenant to the landlord in terms of certain proportion of the total agricultural produce or income reaped on the subject land. 
Full Rental Value 
The full rental value of a property otherwise known as market rent or rack rent is the maximum rent which it could be let in the open market on a given set of letting terms. It is also referred to as gross rent. This is because the tenant is free from the responsibility of having to pay for all outgoings. The landlord is responsible for both structural and external repairs, maintenance, insurance, management and the payment of taxes. 
Net Rent 
Net rent is obtained when deduction for all outgoings has been taken care of from gross rent (Kuye 2003). The tenant, in this case, has covenanted to be responsible for all 23 outgoings and also defray the expenses of taxes incidental to the lease. This type of rent is paid where the property is let on full repairing and insuring (FRI) lease.
2.6	EFFECTS OF OBSOLESCENCE ON RESIDENTIAL PROPERTY VALUE IN NIGERIA 
Musa (2012) identified various dwelling characteristics that influences residential house values. These attributes highlighted include the forms and quality of estate with regards to it layout, structure and design, age, condition of dwelling facilities, fences and gates, number of rooms, floors adequacy of ventilation, availability of garage, swimming pools, landscape, material  type  and  quality  used  for  construction,  quality  of  finishing  and available land area. 
Building quality, defined as a combination of obsolescence-related factors (configuration, internal specification and external appearance) and physical deterioration, was once more found to be a better explanation of rental value (and depreciation in rental value) than simple  age. The  effect  of  obsolescence in  rental  value  was  found  to  be  internal specification, followed by physical deterioration and external appearance. Depreciation is now much more important as a driver of property investment performance. Even the City of London office market, arguably the best-researched sector of one of the world's most efficient property markets, offers the potential for serious damage - and also for serious profits,   generated   through   wise   investment   in   a   mispriced   market   (Baum   and McElhinney, 2000). 
2.7	EMPIRICAL REVIEW 
At this point the researcher reviewed some of the related work precisely carried out. Musa (2017), conducted a research on obsolescence as a various dwelling characteristics, personal interview and literature review 20 an50 questionnaire were administered to the landlord and tenants of Minna. The result of the findings shows that there are several challenges facing the landlords and the tenants of residential buildings in Minna in the cause of the effect. The relevance of this study is the problem encountered since it shows the research work on obsolescence using Minna as a case study.
Akintola (2014), research on types of residential property built using simple random sampling with emphasis on Lagos the sample of the study comprises of 200 questionnaires to the people that resides in Lagos (Landlords and Tenants).
A critical view of the research work of the above researchers and considering their findings, this presents the research gap to assess the effect of obsolescence on residential property value using Ilorin as a case study.
2.8	RESEARCH GAP 
After the empirical review of the related expert research work in Musa and Akintola we are able to know the essential of effect of obsolescence on residential property value through their research work which was carried in different communities, states and country as a whole.
The research work aimed at examining the effect of obsolescence on rental value of residential properties in Alaiyabiagba at Ajegunle Lagos state as such research as never been carried out in this community before through the aforementioned similar research work carried out on the obsolescence by students of estate management in Kwara State Polytechnic Ilorin 
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	Book
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	1
	Reily F.B
	2013
	Consideration of functional and economic obsolescence 
	
	He made a finding on all the various property obsolescence components 
	Primary and secondary method

	2
	Reed R.G and Myers
	2010
	Is sustainability the 4th form of obsolescence 
	Willingon New-Zealand 
	Physical components generally fall into one of three categories of physical obsolescence 
	Secondary method 

	3
	Forster-Kraus, S R and Wilkinson, S
	2009
	Affordable housing in the context of social sustainability 
	Glasgow 
	Causes of social obsolescence 
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	4
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	2009
	Green Roof Retrofit Potential in central business District 
	
	Causes of legal obsolescence 
	Secondary method 

	5
	Essays, U.K
	2013
	A study of building obsolescence in standard Design 
	United Kingdom
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	Primary and Secondary method 

	6
	Kuye, O
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	Definition of Rent and Types of Rent
	Secondary method 

	7
	Smith, T
	2004
	Fend-off professional obsolescence 
	
	Definition of professional obsolescence 
	Secondary method 

	8
	Baum, A and MCEL henney, A

	2000
	The causes and effect of depreciation in office buildings 
	London City 
	The causes of depreciation in office buildings 
	Primary and secondary method 

	9
	Thomson, A.F and Flier, C.L Van der 
	2013
	Housing obsolescence in practice model implementation 
	United Kingdom 
	Conceptual Model of obsolescence 
	Secondary method

	10
	Reed, R.G
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	Valuation Module in your building 
	Melbourne Lagos Nigeria 
	Types of residential property 
	Primary and secondary method 

	11
	Akintola 
	2004
	
	Lagos Nigeria 
	Types of residential property built 
	Primary and secondary methos 

	12
	Chris and Somefun
	2007
	Purpose of rent
	Lagos
	Definition of Rent 
	Secondary method 

	13
	Reed and Greenhalgh 
	2002
	International comparison of sustainable rating tools 
	Wilington New-Zealand 
	Reasons for increasing rental dwelling 
	Primary secondary method 

	14
	Musa 
	2012
	Impact of housing attributes on rental of residential properties 
	Minna, Nigeria 
	Various dwelling characteristics 
	Primary and secondary source


















CHAPTER THREE
RESEARCH METHODOLOGY 
3.1	INTRODUCTION 
This chapter presents an insight into the methods used in carrying out the research; it also deals with the steps involved in the sources of collection of data, instrumentation of data collection and method of data presentation and analysis. Statistical Package for Social Sciences (SPSS) was used by the researcher to perform quantitative analysis on the information to be gathered through various research instruments which are questionnaire, interview and field survey. Scores of statistical and mathematical functions, statistical procedures and a very flexible data handling capability of the Statistical Package for Social Sciences tool will be employed in the analysis of the data.
3.2	RESEARCH DESIGN 
According to Jankowiez (2000), research design is defines as the deliberately planned arrangement of condition for the analysis and collection of data in a manner that aims to combine relevance to research purpose with the economy of procedure. However, this research is aimed at examining the effect of obsolescence on residential property value in Alaiyabiagba at Ajegunle Lagos state
The research employed the quantitative survey research design to carry out the investigation. The design was preferred because it allows unlimited collection of data and enhances a comprehensive an in-depth scrutiny of the phenomena under investigation. The research used questionnaire to collect the data.
Survey designs are suitable when results are intended to be generalized to a wider reputation as in the research. Likewise, questionnaire has the ability to enhance objectivity in response and to minimize respondents’ blas. It also provides higher response rates that cannot otherwise be achieved with quantitative methods especially when studies are geographically widespread. The research method that is adopted for this work to generate the required data was survey research. The survey research basically focused on administering questionnaires complemented with physical survey of the study area.
3.3	POPULATION FOR THE STUDY
The population of the study to be considered for this research are the occupants of residential properties in Alaiyabiagba at Ajegunle Lagos state.
3.4.1	SAMPLE FRAME 
The sampling frame for this study will be gotten by counting the numbers of residential properties in the selected area of Alaiyabiagba at Ajegunle Lagos state which was found by researcher’s enumeration to be 200.
3.4.2	SAMPLE SIZE
The sampling size was drawn out of the sampling frame stated above using the standard formular of survey monkey (2024).
n0= sample size 
p= standard deviation(0.5)
e= level of significance (Alpha level, α=0.05)
z= z-score in the z table for data below 1.96
N= population size 
n0=  ÷ 
n0=  ÷ 
n0=  ÷ 
n0=  = 158.6913
Sample Size = 132
3.5  DATA SOURCE
The major sources of data are primary source and secondary source. Both the two sources were used for this study.
3.5.1	Primary Source: Data was collected by the researcher to fulfil the purpose of the topic under research. This is reliable source of information and its is wide because it is a means of updating data collected through secondary source. The researcher’s primary sources of data are the questionnaire, oral interview and direct personal observation.
3.5.2	Secondary Source: these are data that were gotten form already analysed, collected and processed fact by other authors, journals, internet, textbooks, seminars, conference papers e.t.c the researcher’s secondary sources of data are information from the internet, textbooks, journals and materials because a relatively new research needs recent materials.
3.6	DATA ANALYSIS TECHNIQUES
After collection of data, it is important to analyse such data in order to arrive at a conclusion about findings in analyzing and presenting the data gathered for research and means through which the research problems were addressed, presented and interpretation was highlighted in presenting and analyzing the primary data gathered by the researcher through interview and questionnaires employed by the researcher, the descriptive and inferential statistical approaches was used 



3.7	RESEARCH INSTRUMENT
Questionnaire 
Field survey 
Oral interview 
3.7.1	Questionnaire: this information gathering technique will be used in collecting data from other primary sources, where interviewing strategy can not be successfully employed.
The researcher will develop a special form of correspondence to gather data, authentic information from selected sample through a medium of well constructed set of question will be asked from printed pages.
3.7.2: Field Survey: the researcher took his observation or measurement in the field with or without the participation of the object of investigation or whether it is animate or inanimate.
3.7.3	Oral Interview
This method was used for gathering data from people through face to face (one on one) contact between the researcher and respondents 
3.8	METHOD OF DATA ANALYSIS
After collection of data, it is important to analyse such data in order to arrive at a conclusion about the findings. The statistical package will be used in analyzing and presenting the data gathered for the research, and means through which the research problem will be addressed, presented and interpreted will be highlighted in presenting and analyzing the primary data gathered by the research through interview and questionnaire employed by the research the descriptive and inferential statistical approaches will be used.


CHAPTER FOUR
4.0	DATA PRESENTATION, ANALYSIS AND INTERPRETATION
4.1	INTRODUCTIONTable 1: Gender Distribution of the Respondents
Frequency
Percentage
Valid
Male
95
60

This chapter of the study covers the presentation and analysis of information gathered from the respondents at Alaiyabiagba at Ajegunle Lagos state on the “effect of obsolescence on residential property value within the community”. The information were analyzed using Statistical Package of for Social Sciences (SPSS) version 20 showing the descriptive and inferential statistics on items of the questionnaire as they measure the objectives contained in chapter one of the study
4.2	DATA PRESENTATION 
 Information about the Biographies of the Respondents is given thus:
TABLE 4.1.1: Distribution of the Respondents by their Genders
	Gender
	Frequency
	Percentage

	Male 
	95
	60

	Female 
	63
	40

	Total 
	158
	100


Source: Researcher’s Fieldwork, 2025
Table 4.1 shows the distribution of the respondents across the gender levels. 95(60%) of them were males while 63(40%) of them were females i.e the ratio of male to female is 3:2
TABLE 4.1.2: Distribution of the Respondents by their Occupation 
	Occupation 
	Frequency 
	Percentage 

	Civil servant 
	74
	47

	Artisan 
	52
	33

	Trader 
	32
	20

	Others 
	00
	00

	Total 
	158
	100


Source: Researcher’s Fieldwork, 2025
Table 4.1.2 shows that out of the respondents who participated in giving their responses, 74(47%) of them were civil servant, 52(33%) of them were artisans while the remaining 32(20%) were traders.
TABLE 4.1.3: Distribution of the Respondents by their Educational Qualifications
	Educational qualification
	Frequency
	Percentage

	SSCE
	28
	18

	OND/NCE
	36
		

	HND/Bsc
	54
	34

	Master
	5
	3

	No formal education
	35
	22

	Total
	158
	100


Source: Researcher’s Fieldwork, 2025
Table 4.1.3 shows the distribution of the respondents by their Educational qualifications. 28(18%) of the respondents were SSCE holders, 36(23%) of them were OND/NCE holders, 54(34%) of them were HND/Bsc holders, 5(3%) of them were Master degree holders while 35(22%) of them were not formally educated.
Table 4.1.4: Age Distribution of the Respondents
	Age (Years)
	Frequency
	Percentage

	20-30
	32
	20

	31-40
	49
	31

	41-50
	53
	34

	51-60
	15
	10

	61 and above
	9
	6

	Total
	158
	100


Source: Researcher’s Fieldwork, 2025
Table 4.1.4 shows the distribution of the respondents by their ages. 32(20%) of them were within the age bracket of 20- 30 years, 49(31%) of them were within the age bracket of 31-40 years, 53(34%) of them were within the age bracket of 41-50 years, 15(10%) of them were within the age bracket of 51-60 years while 9(6%) of them were within the age bracket of 61 years and above.
TABLE 4.1.5: Distribution of the Respondents by their Religions
	Religion
	Frequency
	Percentage

	Islamic
	98
	62

	Christianity
	60
	38

	Traditional
	00
	00

	Total
	158
	100


Source: Researcher’s Fieldwork, 2025
Table 4.1.5 shows the distribution of the respondents by their religions. 98(62%) of the respondents were practicing Islamic religion while 60(38%) of them while practicing Christianity religion and none of them practiced traditional mode of faith. 
Table 4.1.6: Distribution of the Respondents by their Marital Status 
	Marital status
	Frequency
	Percentage

	Married
	95
	60

	Single
	52
	33

	Divorced
	11
	7

	Other(s)
	00
	00

	Total
	158
	100


Source: Researcher’s Fieldwork, 2025
Table 4.1.6 shows the distribution of the respondents by their marital status. 52(33%) of the respondents were single, 95(60%) of them were married, 11(7%) of them were divorced while none of them had contrary opinion.


Table 4.1.7: Distribution of the Respondents as regard their Satisfaction with their Neighborhood
	Opinion
	Frequency 
	Percentage 

	Very satisfactory 
	75
	48

	Satisfactory 
	62
	39

	Poorly satisfactory 
	21
	13

	Total 
	158
	100


Source: Researcher’s Fieldwork, 2025
Table 4.1.7 shows the distribution of the respondents as regard their satisfaction with the neighborhood. 75(48%) of them were very satisfied with their neighborhood, 62(39%) of them were satisfied with their neighborhood while 21(13%) of them were not satisfied with their neighborhood.
Identifying the numbers of building affected by obsolescence at Alaiyabiagba at Ajegunle Lagos state
	Properties 
	Affected 
	Not affected 
	Total 

	Bedroom 
	28
	30
	58

	Tenement 
	31
	45
	76

	Semi detached 
	11
	5
	16

	Bungalow
	3
	5
	8

	Total 
	73
	85
	158


The above table shows the number of affected and none affected residential properties with obsolescence. 73 out of 158 houses under consideration were affected by obsolescence while 85 were free from obsolescence effect. Major residential properties in the area affected are tenement buildings been the predominantly occupied among the residents of Alaiyabiagba at Ajegunle Lagos state.


Table 4.1.8: Types of Obsolescence affecting Residential Properties within the Study Area
	Type of Obsolescence
	Frequency
	Percentage

	Economic obsolescence
	50
	32

	Physical obsolescence
	18
	11

	Functional obsolescence
	39
	25

	Behavioral Building obsolescence
	20
	13

	Locational obsolescence
	17
	11

	Aesthetic obsolescence
	14
	9

	Total
	158
	100


Source: Researcher’s Fieldwork, 2025
Table 4.1.9 shows the respondents responses on the types of obsolescence affecting residents within the Alaiyabiagba at Ajegunle Lagos state. Out of the respondents whose opinions were sampled, 50(32%) of the respondents indicated that the major obsolescence faced by the people within the study area is economic obsolescence, 18(11%) of the respondents indicated physical obsolescence is the major obsolescence faced by the residents within the area, 39(25%) of them indicated functional obsolescence is the major obsolescence faced by the people living within the area, 20(13%) of them indicated that behavioral building obsolescence is the major type of obsolescence encountered within the community, 17(11%) of them indicated that locational obsolescence is the major type of obsolescence experienced by the residents while 14(9%) of them indicated that the major obsolescence type witnessed by the residents within the area is aesthetic obsolescence.
Table4.2.1: Rental Trend of Bedroom Flat from 2020-2025
	Year  
	1 bedroom 
	2 bedroom 
	3  bedroom 
	4 bedroom 
	5 bedroom

	2020
	35000
	65000
	95000
	125000
	155000

	2021
	35000
	65000
	95000
	125000
	155000

	2022
	35000
	65000
	95000
	125000
	155000

	2023
	45000
	75000
	105000
	135000
	165000

	2024
	45000
	75000
	105000
	135000
	175000

	2025
	45000
	85000
	105000
	145000
	175000


Source: Researcher’s Fieldwork, 2025
Graphical presentation of table 4.2.1

Fig 1: time plot for the rental values of the bedroom flat within the area
From the figure 1 above there is a slight upward trend in the rental value of 1 bedroom flat, 2bedroom, 3 bedroom, 4 bedroom and 5 bedroom flat(s) from year 2020 to year 2025 at significant constant increment rate.




	Year 
	A Room
	2 Rooms
	3 Rooms 
	4 Rooms 

	2020
	18000
	36000
	54000
	72000

	2021
	18000
	36000
	54000
	72000

	2022
	23000
	41000
	59000
	77000

	2023
	23000
	41000
	59000
	77000

	2024
	23000
	41000
	59000
	77000

	2025
	23000
	41000
	59000
	77000


Table 4.2.2: Rental Trend of Tenement Residential Properties in Alaiyabiagba at Ajegunle 
Source: researcher’s fieldwork, 2025


Fig 2: time plot for the rental values of the tenement building within the area
Above graphical presentation shows the rental trend of the tenement residential properties of residence within Lagos state with an upward surge on the rental value of tenement buildings from 2020-2025. Average rental value for a room in year 2020 was placed at 18000, the value was maintained until when jacked up to 23000 after two years. Similar trends were witnessed across all other years for 2 rooms, 3 rooms and 4 rooms respectively.

Table 4.2.3:    Rental trend of semi-detached
	Year
	2bedroom
	3bedroom
	4bedroom
	5bedroom

	2020
	165000
	265000
	305000
	380000

	2021
	165000
	265000
	305000
	380000


Source: Researcher’s Fieldwork, 2025

Fig 3: time plot for the rental values of the semi detached building within the area
From fig 4.2.3, out of the respondents who participated in filling the questionnaire, those who acquired the semi-detached rented properties got those properties mainly from 2021 and 2022 and were 2 bedroom, 3 bedrooms, 4 bedroom and 5 bedroom and the rental values for these properties were within the cost price of 251000-260000.





Table 4.2.4: Rental Trend for Bungalow
	Year
	3 Bedroom

	2020
	180000

	2021
	180000

	2022
	185000

	2023
	185000

	2024
	215000


Source: Researcher’s Fieldwork, 2025

Fig 4: time plot for the rental values of the bungalow residential building within the area
Effect of obsolescence on residential properties rental value in Lagos state
Descriptive statistics was used to examine the respondents’ assessment on the impact of obsolescence on residential properties rental value. The mean rating was also used to infer generalization and acceptance. 


Table 4.2.1: Descriptive Statistics and Mean Rating
Mean rating = 3. Means greater than 3 are considered while means less than 3 are not considered
	Variable 
	Categories 
	Frequency 
	Percentage 

	Does obsolescence affect the property you live in?
	Yes 
No
Mean 
S.D
	135
23
4.01
1.012
	85
15


Source: Researcher’s Fieldwork, 2025
Table 4.2.1 shows that out of the respondents whose opinions were sampled, 135(85%) of them indicated yes that obsolescence affect the property they live in while 23(15%) of them indicated contrary opinion. With mean value of 4.01, it is accepted that obsolescence affects the property within the area.
Table 4.2.2: Consideration of Obsolescence in Negotiation of House Rent or Rent Review
	Variable 
	Categories 
	Frequency 
	Percentage 

	Is obsolescence considered in negotiation of house rent or rent review?
	Yes 
No
Mean 
SD
	143
15
5.31
1.347
	92
8


Source: Researcher’s Fieldwork, 2025
Table4.2.2 shows that virtually all the respondents were of the opinion that obsolescence is considered in negotiation of house rent or rent review with 143(92%) of them indicating yes to the claim while only 15(8%) of them indicated no to the claim. Considering the mean value obtained, obsolescence is considered essential in negotiation of house rent and rent review.


Table 4.2.3: Preventing the Menace of Obsolescence 
	Variable 
	Categories 
	Frequency 
	Percentage 

	Can menace of obsolescence be prevented?
	Yes 
No
Total
Mean 
SD
	59
99
158
2.85
1.326
	37
63
100


Source: Researcher’s Fieldwork, 2025
Table 4.2.3 shows that out of all respondents whose opinions were sampled, 59(37%) of them were indicated yes to the assertion that menace of obsolescence can be prevented while 99(63%) of them indicated no to the claim. However, the computed mean value is 2.85 and as such obsolescence is likely to be unpreventable on rental property in the area 
Table 4.2.3: Factors Affecting the Rental Value of Residential Property
	Variable 
	Categories
	Frequency 
	Percentage 

	Which of these following factors also affect the rental value of your residential property?
	1. Neighborhood quality
2. Infrastructure
3. Market forces
4. Basic facilities 
5. Population growth 
	20

35
16
69
18
	13

22
10
44
11


Source: Researcher’s fieldwork, 2025
Table 4.2.3 shows the response of the respondents on factors affecting the rental value of residential property. 20(13%) of the respondents indicated that neighborhood quality is the main factor that affects the rental value of residential property in the area of study, 35(22%) of them indicated the major factor is infrastructure, 16(10%) of them indicated market force is the major factor, 69(44%) indicated that basic facilities is the major factor while 18(11%) indicated population growth is the major factor. From the statistics of the responses retrieved, major factor that affect the value of residential property within the area basic amenities. 
Table 4.2.4: Level at which Obsolescence affects the Rental Value of Residential Property in the Study AREA
	Variable 
	Categories
	Frequency 
	Percentage 

	In  relative  to  other  rental  value determinants, what is the level at which  obsolescence  affects  the rental  value  of  your  residential property?
	1. No effect at all 
2. Positive effect of significant 
3. Positive effect insignificant 
4. Negative effect but insignificant 
5. Negative effect significant 
Mean 
SD
	00
15

28

69

46

2.87
1.875
	00
9

18

44

29


Source: Researcher’s Fieldwork, 2025
Table 4.2.4 shows that out of the respondents whose opinions were sampled, 15(9%) of the respondents indicated that obsolescence have positive effect of significant on rental value of property, 28(18%) of them indicated that level of obsolescence on rental value of property is positive effect insignificant, 69(44%) of the respondents indicated that obsolescence have negative effect but insignificant on the value of rental property while 46(29%) of them indicated that obsolescence has negative effect significant on value of rental property in the study area. The mean rating computed was 2.87. This implies that it can be concluded that obsolescence affect rental value of residential property negatively.






CHAPTER FIVE
SUMMARY, CONCLUSION AND RECOMMENDATIONS
5.1      SUMMARY 
From the analysis made on data collected from the case study, it was found out that;
1. Most residential properties prevalent in the study area (Alaiyabiagba at ajegunle Lagos State) are tenement buildings with various housing units in their various forms.
2. Locational obsolescence and economic obsolescence have been found to be present in a weighty degree compared to others among all various types of Obsolescence found to be gravely endemic with residential properties in Alaiyabiagba at ajegunle Lagos State
3. Findings from the study indicates that there is considerable increase in the rental value of residential properties in Alaiyabiagba at ajegunle Lagos State but this may not represent what a potential investor may require relative to the economic growth and rental value of unaffected areas in other part of Lagos. 
4. Among all factors considered to be affecting residential property value in the study area, infrastructure has played a major role compared to others like the neighborhood quality, market force, basic facilities and population growth in assessing value of residential property. This is clearly in conjunction with the responses retrieved from the respondents in table 4.2.3
5. Effect of obsolescence on rental value of residential properties in Alaiyabiagba at ajegunle Lagos State has been found to be positive insignificant thereby leading to meager increase in the rental value within the year under review. This is supported by the responses of the respondents as contained in table 4.2.4
6. Menace of obsolescence is likely to be unpreventable on rental property in the area but could managed by renovation of dilapidated structures and demolishing long aged buildings
7. Findings from this study show that obsolescence is considered most in negotiation of house rent or rent review. This implies that obsolescent buildings are likely not to carry much monetary values when it comes to procuring or securing such properties by buyers or lessees.
5.2	CONCLUSION
From all the information obtained in examining the effect of obsolescence on the value of residential properties in Alaiyabiagba at ajegunle Lagos State, one major observation was that Ajegunle Neighborhoods is purely developed with enough residential accommodation with a relatively low rental value which as a result of this may pose threat to intending investors. 
Many causes of obsolescence were explored and a conceptual model of causes of obsolescence and effect proposed. It observed that the relationship between the increase of complexity of types of obsolescence and the decreased of the owners/occupiers possibilities to manage it obsolescence often regarded as the start of the end of life of buildings. However, obsolescence is not an inevitable natural phenomenon and does not necessary need to lead to demolition. 
Property value under the study is affected by obsolescence which is mostly caused by the use of substandard materials and poor workmanship for repairs in some situations and changes in population number or size of households. Therefore, it is the opinion of the researcher that maintenance, rehabilitation, good co-ordination between landlord//managers and tenant as well as maximum use of accommodation should be served on the properties in order to maintain the properties and to prevent obsolescence of such properties.
Conclusively, it is noteworthy to bring to the notice of the Government of Lagos State to improve the existing infrastructures in Alaiyabiagba at ajegunle Lagos State and also ensure that residential properties that have out lived their existence should be revoked or demolished to prevent the loss of lives and properties.
5.3      RECOMMENDATIONS
The following recommendations are therein made:
i. Improvement should be made on building or properties that are strut with obsolescence e.g. renovation, rehabilitation, conservation and redevelopment in other to bring back the building quality or property value
ii. Replacement and repair of bad broken down component of building should be adequately carried out by the manger/landlord so as to increase the demand of the building
iii. Estate manager/landlords should provide adequate facilities such as good drainage system, boreholes/well, fitting & fixtures etc. so as to increase the rental value of such building
iv. Periodic inspection and maintenance of building should be carried out by landlord/manager of the property so as to detect building that are strut with obsolescence and repairs should be adequately carried out to prevent further obsolescence
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APPENDIX 
KWARA STATE POLYTECHNIC, ILORIN
INSTITUTE OF ENVIRONMENTAL STUDIES
ESTATE MANAGEMENT DEPARTMENT (2017/2018)
Dear Respondent,
This questionnaire is designed to carry out a comprehensive study on the effect of obsolescence on residential property value in Alaiyabiagba at ajegunle Lagos State. It will be appreciated if all questions are answered sincerely based on your knowledge about the topic 
The research work is meant for academic purposes only and all information provided will be handled confidentially.
Thanks for your cooperation 
Yours faithfully, 
SALAU AZEEZ AYODEJI
QUESTIONNAIRE INFORMATION 
SECTION A: Personal Data of the Respondent 
SECTION B: Residential Property Information and the degree of obsolescence of the residential properties
SECTION C: Rental Trend of Residential Properties 
SECTION D: Assessment of Impact of obsolescence on rental value of residential properties 
SECTION A: PERSONAL DATA
1. Location: 
2. Gender: (a) Male () (b) Female ()
3. Occupation: 
4. Educational Qualification: (a) SSCE () (b) OND () (c) HND () (d) BSc. () (e) MSc. () (f) None () others, please specify 
5. Please specify your age bracket: (a) 20-30 () (b) 31-40 () (c) 41-50 () (d) 51-60 () (e) 61 and above () 
6. Religion: (a) Muslim () (b) Christian ()
7. Marital status: (a) Single () (b) Married () (c) Divorce () (d) other ()
8. How satisfied are you with the Neighborhood? (a) Very satisfactory () (b) satisfactory () (c) poorly satisfactory ()
SECTION B: RESIDENTIAL PROPERTY INFORMATION 
Instruction: The degree of obsolescence of the Residential properties. Kindly tick (√) your level of agreement with the extent at which the following forms of obsolescence have affected your residential property. 
Types of Residential Property
Bungalow 
2 bedrooms 		3 bedrooms 		4 bedrooms 		5 bedrooms		
More than 5 bedrooms 
Block of Flats
1 bedroom 		2 bedrooms 		3 bedrooms		4 bedrooms  
Tenement Building 
4 rooms 		6 rooms 		8 rooms 		10 rooms 		
12 rooms  
Duplex 
3 bedrooms		4 bedrooms		5 bedrooms		 6 bedrooms 
Semi- Detached House                       
2 Bedroom 		3 bedrooms 		4 bedrooms  		5 bedrooms
 Occupation Year: Before 2013 			2014 		2015  		     2016 		2017 		2018 
Occupant’s Status: Landlord 	        Tenant
Section C: Rental Trend of Residential Properties. 
Instruction: Kindly state the rental trend paid per annum in the property you are occupying 
	Year 
	Type of Property 
	Rent per Annum 

	
	1 Bedroom flat 
	

	2013
	
	

	2014
	
	

	2015
	
	

	2016
	
	

	2017
	
	

	2018
	
	

	
	2  Bedroom Flat 
	

	2013
	
	

	2014
	
	

	2015
	
	

	2016
	
	

	2017
	
	

	2018
	
	

	
	3 bedroom flat 
	

	2013 
	
	

	2014
	
	

	2015
	
	

	2016
	
	

	2017
	
	

	2018
	
	

	
	4 bedroom flat 
	

	2013
	
	

	2014
	
	

	2015
	
	

	2016
	
	

	2017
	
	

	2018
	
	

	
	4 bedroom flat
	

	2013
	
	

	2014
	
	

	2015
	
	

	2016
	
	

	2017
	
	

	2018
	
	

	
	5 bedroom
	

	2013
	
	

	2014
	
	

	2015
	
	

	2016
	
	

	2017
	
	

	2018
	
	



Tenement Building
	Year 
	Types of property 
	Rent per annum 

	
	A room 
	

	2013 
	
	

	2014
	
	

	2015
	
	

	2016
	
	

	2017
	
	

	2018
	
	

	
	Two rooms 
	

	2013
	
	

	2014 
	
	

	2015
	
	

	2016
	
	

	2017
	
	

	2018
	
	

	
	Three rooms 
	

	2013
	
	

	2014
	
	

	2015
	
	

	2016
	
	

	2017
	
	

	2018
	
	

	
	Four rooms 
	

	2013
	
	

	2014
	
	

	2015
	
	

	2016
	
	

	2017
	
	

	2018
	
	



	
	Forms of obsolescence  
	Strongly Disagree 
	Disagree
	Neutral 
	Agree 
	Strongly Agree

	i.
	Physical obsolescence
	
	
	
	
	

	ii.
	Functional obsolescence
	
	
	
	
	

	iii.
	Economic obsolescence
	
	
	
	
	

	iv.
	Socio-environmental obsolescence
	
	
	
	
	

	v
	Behavioral Building obsolescence 
	
	
	
	
	

	vi
	Locational obsolescence
	
	
	
	
	

	vii
	Aesthetic obsolescence
	
	
	
	
	



Section D: Assessment of Impact of obsolescence on Rental value of Residential properties 
Instruction:  Kindly tick (√) the option that mostly represents your opinion in the following questions. The options are ranked with the 1-5 in the ordered series of Strongly Disagree= 1 Disagree= 2, Neutral= 3, Agree= 4 and Strongly Agree= 5

	
	
	Strongly Disagree 
	Disagree 
	Neutral 
	Agree 
	Strongly Agree

	1
	Is obsolescence considered negotiation of house rent  or rent review
	
	
	
	
	

	a
	Do  obsolescence can be prevented 
	
	
	
	
	

	b
	Which of the following also affect the rental value of your residential property 
	
	
	
	
	

	2
	In relative to other rental value determinants, what is the level at which obsolescence affects the rental property 
	
	
	
	
	

	a
	Positive effect of significant 
	
	
	
	
	

	b
	Positive effect but significant 
	
	
	
	
	

	c
	No effect at all 
	
	
	
	
	

	d 
	Negative effect in significant 
	
	
	
	
	

	e 
	Negative effect  of significant 
	
	
	
	
	



Comments 






rental trend of tenement residential properties from 2020-2025
a room	2013	2014	2015	2016	2017	2018	18000	18000	23000	23000	23000	23000	2 rooms	2013	2014	2015	2016	2017	2018	36000	36000	41000	41000	41000	41000	3 rooms	2013	2014	2015	2016	2017	2018	54000	54000	59000	59000	59000	59000	4 rooms	2013	2014	2015	2016	2017	2018	72000	72000	77000	77000	77000	77000	rental value for the years
rental value for semi-detached building from 2020-2025
3 bedroom	2013	2014	2015	2016	2017	2018	250000	4 bedroom	2013	2014	2015	2016	2017	2018	305000	2013	2014	2015	2016	2017	2018	2013	2014	2015	2016	2017	2018	rental value
trend for rental value bongalow of residential property 
3 bedroom	2013	2014	2015	2016	2017	180000	180000	185000	185000	215000	2013	2014	2015	2016	2017	2013	2014	2015	2016	2017	2013	2014	2015	2016	2017	rental value
1 bedroom	2013	2014	2015	2016	2017	2018	35000	35000	35000	45000	45000	45000	2 bedroom	2013	2014	2015	2016	2017	2018	65000	65000	65000	75000	75000	85000	3bed room	2013	2014	2015	2016	2017	2018	95000	95000	95000	105000	105000	105000	4 bedroom	2013	2014	2015	2016	2017	2018	125000	125000	125000	135000	135000	145000	5 bedroom	2013	2014	2015	2016	2017	2018	155000	155000	155000	165000	175000	175000	image1.png
Figure 1. Components of Depreciation
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