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ABSTRACT
The expansion and presence of higher education institutions (HEIs) have increasingly become a major force in shaping local real estate markets. As universities grow in size, student population, and global influence, their spatial and economic footprint on host cities also expands. This study investigates the impact of HEIs on residential and commercial real estate markets, with a focus on understanding how proximity to academic institutions influences housing demand, rental prices, land values, and patterns of urban development. The research draws on a multidisciplinary approach, incorporating perspectives from urban economics, real estate studies, and planning theory. Through a combination of quantitative data analysis and qualitative case studies, the study explores how universities drive up housing demand—particularly in the form of student rentals, purpose-built student accommodation (PBSA), and short-term leasing. It examines how this increased demand contributes to rising property prices and changes the socio-demographic profile of neighborhoods, often accelerating gentrification and placing pressure on existing housing infrastructure. Additionally, the research investigates the spillover effects of university-related investments, such as research parks, campus expansions, and innovation districts, which stimulate the commercial real estate market and contribute to urban regeneration. The findings indicate a strong correlation between the growth of HEIs and increased real estate activity in adjacent areas. However, this growth is not without consequences: rising costs can lead to displacement of long-term residents, socio-economic stratification, and tensions between student populations and local communities. The study also highlights the role of urban policy and governance, including zoning laws and university-city partnerships, in mediating these effects. Ultimately, the research contributes to the broader understanding of how HEIs function as economic anchors within urban systems, offering policy recommendations for managing real estate pressures and promoting equitable development. These include strategies for affordable housing, inclusive zoning, and integrated campus-community planning.
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CHAPTER ONE
INTRODUCTION
1.0	   BACKGROUND OF THE STUDY
Higher education institution is viewed as a magnet in the metropolitan area that attracts people and economic activity towards it (O‟Flaherty, 2005). In recent times, the Nigeria government have shown strong commitment to growth in higher education sector by the establishment of more institutions especially universities and polytechnics and the liberalization of its ownership. While this is the focus of the government, little or no attention is given to the provision of accommodation in the varsities and polytechnics to meet the rising student population. As a result of this, majority of the student population take solace in the rental market for alternative accommodation. The demand has resulted in the establishment of niche market because students’ market especially appears to be robust. Hence, Peacocke (1999) opined that the major characteristics of students demand is that it monopolizes the market thereby reducing supply to other tenant groups.
Anamaria and Melchior (2007) used two concepts to analyze the impacts produced by the presence of a higher institution in an area: to include magnets and enclave. The first concept used to describe the impacts of large land owners such as the polytechnic is the “magnet”. In urban terms, magnet represents a concept or metaphor which describes a territory in the metropolitan area which attracts people and economic activity towards it. Higher education institutions can be qualified as magnets since they have the power of attracting many students, faculties and staff as well as business and institutional activities to a specified region in a town. Higher education institutions, when acting as a magnet, besides attracting uses that promote urban and economic growth, attracts activities regarded as damaging by particular groups in the society (Anamaria and Melchior, 2007).
The second concept used to describe the impact of large land owners such as the polytechnics is the “enclave”. A new enclave represents a self contained place or region of the city, with uses or morphology different from the one of the surrounding neighborhood (Anamaria and Melchior, 2007). According to Perry and Wiewel (2005), a higher education institution has traditionally seen itself as an enclave, “removed enough from the immediacy and demands of modern life to produce the knowledge and information with which to better understand the society”. Depending on the externality, the role of polytechnics as magnets most times overcomes their features as enclaves. Therefore, the concepts of magnets and enclaves represent an important methodological tool in the analysis of the impacts and externalities by the universities on their neighbourhoods (Anamaria and Melchior, 2007). Universities and polytechnics primarily acquire land and structures that support their core mission or immediate growth demands, it is however not uncommon for surrounding communities to criticize universities for their unresponsive development policies or lack of a plan to mitigate negative spillover effects (Sungu-Erylimaz, 2009). For neighbourhood residents, some of the major concerns relate to quality of life issues, such as conversion of houses and other buildings to student occupancy; upward pressure on rents; adaptation of shops and facilities to student markets; and increase in traffic, noise, and parking problems (Harasta, 2008).
Higher education institutions according to Vandergrift et al (2009) are said to provide culture, high technology, recreational facilities, open space, sporting facilities, and fun. A polytechnic campus is often the focal point of a municipality. Green areas, water bodies, and open space are all common on campuses. Thus, through higher demand for this unique confluence of amenities, a campus itself may cause house prices to be 10% higher in New Jerseys (Vandergrift et al 2009). Anamaria and Melchior (2007) in the study carried out on the impact produced by the presence of higher institutions campuses on land and property values, found out that in the immediate area of influence (a radius of 1km from the campus) of the two campuses studied, land and property values were expected to be impacted by proximity of the higher institutions.
Ankali (2007) carried out a study on the impact of tertiary institutions on residential property values in the Federal Polytechnic, Ede and found out that the establishment of the polytechnic led to the influx of people into the town, thereby, making the residential property market subsector experience a moderate increase in rental values between 1994 and 1997. Another slight increase was also experienced between 1998 and 1999 and the highest rental increment was observed between 2001 and 2005. However, tenement properties close to the Polytechnic experienced the highest rental growth rate.
Owusu-Edusei, Espey and Lin (2007) established that there is a positive value associated with proximate location to schools and a negative value associated with greater than average distance from schools. The study found out that location within 800 feet, about 0.15 miles of elementary schools produces housing values from about 8% to 13% higher than houses located 800 feet to about 200 miles away, while houses located more than 2 miles from an elementary school have values about 10% less. Location within 800 feet of a middle school could increase housing values as much as 12% relative to houses 800 feet to about 2.2 miles away, while location further than 2.2 miles negatively impacts housing prices by about 18%. The study further found out that High schools are exception to this, with very close proximity generating a negative impact on surrounding residential property rental values as high schools tend to have more night time activities such as night parties, traffic e.t.c.
Shigeru, Hiroshi and Qiang (1999) carried out a study on the effects of University of Kansas on residential house values by using non-parametric assessment. Geographical information system „overlay‟ and „near‟ was used to determine the distance of each household to the institution. 6,415 residential sales were analysed. The study found out that house adjacent to the university values more than 40% higher than the comparable house located 2000meters or more away from it. It was also found out that as the distance to the university gets large, such effects initially declines rapidly and then in a more moderate pace. The study further found out that the reason for the university effect to disappear around 1800 meters is that the walking distance of 20 minutes is the maximum an average person will choose to commute on foot.
Since the inception of educational programme in Nigeria, it has been the practise of government to site campuses of tertiary institutions at the suburb of cities. This approach creates new communities which are socio-culturally different from other neighbouring cities. Communities find it difficult to exist in isolation because there is always the need and tendency for inhabitants of such communities to interact with cities in every aspect of their lives. The failure of the institution to be completely autonomous arises from the fact that these institution usually find it very difficult to provide all the necessary socio-cultural and economic infrastructures such as; housing, transportation, recreational and shopping facilities for the population.
If and when provided they become inadequate in the course of time due to increase in population and other factors, the project simply examines the higher institution as typical  motivated by the innate desire to examine the reason why the property market for residential properties in higher institution on its neighbourhood area which has been growing at higher rate as when compared to those of other towns that are in Ekiti State since the inception of higher institution like Federal Polytechnic Ado-Ekiti in 1982.
While examining the problem of students’ housing in Nigeria higher institutions, Asaju and Olanrewaju (2000) observed that the effect of students’ population growth is critical to rental value of such property whilst institutions with residential facilities cannot cope with the resultant high demand. What has happened is that students and school authorities go to town and surrounding communities to look for residential accommodation for their students.
Naturally, the supply is ever static, while the demand is ever increasing. The result segregated rental market and higher rental levels especially within the neighbouring areas of the institution
While the present situation of increasing rental values of residential accommodation in the study area can be attributed to population growth and improved standards of living, this study intends to address the impact of higher institution on rental value its neighbouring residential property market.
1.2     STATEMENT OF THE PROBLEM
Massive higher education institution (HEIs) development has the possibility to effect on the housing market growth in an Molete Village. Higher education institutions create competition in the housing market and put pressure on limited housing supply in an area. This scenario makes the housing rent price and housing value increase. However, how far the housing market is affected by this attribute could be influenced by other factors (microeconomic elements) as well.
The impact of higher institution on its neighbouring residential property has remained highly problematic and this always leads to increment in residential accommodation rental values. One of the major causes of the increment problem in residential property market is attributed to population growth and inadequate residential housing for students and staffs of the University.
1.3	RESEARCH QUESTION
1. What are the trend in property market that leads to increase in prices?
2. What are the impact of higher institution on the property on residential property development?
3. Assess the rental growth and increase in the property market
4. What are the factors responsible for high property market of different classes of residential properties.
1.4     AIM AND OBJECTIVES
The aim of this study is to examine the impact of higher institution on its neighbouring residential property market. To achieve this aim, the following objectives were pursued to;
1. Determine the trend in property market that leads to increase in prices in Molete village 
2. Identify the impact of higher institution on the on residential property development around Molete area.
3. Assess the rental growth and increase in the property market value in Molete Area
4. Assess factors responsible for high property market of different classes of residential properties
1.5       JUSTIFICATION OF THE STUDY
The establishment of educational institution is as diverse in its effect of rental value of residential properties. It serves as a platform to encourage individual investors to invest in real estate in such area.
Therefore, this study is of immense significance to the locations where higher institutions of learning because this study does not only affect the rental value of dwelling houses in those areas but also affects the economy of the area in term of significant impact on income and unemployment.
1.6     SCOPE OF THE STUDY
Emphasis would be laid on the neighbourhood areas in Molete Area which includes only the village and its nabouring area while the impact of higher institution on residential rental value would be looked into


1.7     LIMITATION OF THE STUDY
Data on housing market, on sale, rent, vacant units and new built units are limited, especially for a relatively small area. No other market databases synchronize from various cities or regions, especially in numbers of capital flows. This problem is addressed by supplementing secondary data with interviews to get the information data from the stakeholders, such as student accommodation staff, property agent, landlords, and local government.
1.8     SIGNIFICANCE OF THE STUDY
Higher education institutions in the study area play a big role in influencing the economy, physical planning, social development and housing growth. The findings of this study will be useful to explain the real factors of the student housing market movement in the area. This study could demonstrate the economic importance and information about the housing investment for local people and community. The findings also indicate how government and other stakeholders can assist in determining the economic impact and trends of the housing market. Finally, this study will be useful for the investor, housing property agent, future buyer, higher education institutions and government to understand the factors of housing attractiveness through the student housing market. It is the social responsibility of any government worth its name to ensure the provision of food and shelter for its citizenry. Housing shortage created by depletion in the quality and overall stock of housing relative to population and actual demand. Mainly the low-income group and poor housing in urban areas, provision has become an intractable problem in Nigeria.
As rent continues to soar high due to inflating forces in the country, the poor are left with no choice than to dance to the tune of their landlords. Bello and Asaju (2002) opined that rental values in recent times are skyrocketing and complaints from tenants are mounting daily over frequent and seemingly arbitrary increase in rent. Landlords too complain of cost of maintenance, construction and general rate of inflation.
1.8     DEFINITION OF TERMS
Rental value: is the monetary return which an investment in property can reasonably be expected to command for the use of a particular property.
Value: Value is defined according to Kunle and Sunday (2007) as the amount of money which can be obtained for an interest in landed property at a particular time from persons able and willing to purchase it.
Property Market: Property market which can otherwise be called real estate market is defined as any medium where “bundles or clusters” of rights are being exchanged. It could also be a system of transaction between land owners, land users and estate agents (Esan and Olajide, 1996).
Residential Property: means an improved parcel of land devoted to or available for use as an “abode” e.g single family homes, apartment, and rooming houses. In other words, residential properties as in case of bungalows and blocks of flat as distinguished from business, commercial or industrial property.

Property: Possession and its belonging of a person, which he can deal with as he likes. However, property is the subject matter of ownership, that is, anything that belongs to a person given exclusive right to enjoy a thing, example being land and building



CHAPTER TWO
LITERATURE REVIEW
2.0	INTRODUCTION
This chapter deals literature on the impact of higher education institutions (HEIs) on the real estate market highlights the multifaceted relationships between universities and real property dynamics. This section synthesizes previous research, focusing on key areas such as housing demand, property values, urban development, and social impacts.
2.1	 URBAN DEVELOPMENT AND HOUSING DEMAND
Higher education institutions (HEIs) significantly influence urban development and housing demand in their host communities. This relationship is shaped by the economic, social, and physical changes universities introduce to their surrounding areas.
Universities as Catalysts for Urban Development
Economic Growth Drivers: HEIs attract diverse populations, including students, faculty, researchers, and administrative staff, creating a surge in demand for housing and services. For instance, Florida (2002) highlights that universities are “knowledge hubs” that stimulate economic activities and create employment opportunities, indirectly boosting urban development.
Studies by Nelson and Sanchez (2011) indicate that regions hosting HEIs experience rapid urbanization due to infrastructure investments, such as improved transportation, utilities, and recreational facilities. Revitalization of Underdeveloped Areas Universities located in suburban or rural regions often lead to the development of previously underutilized land.
Boulton et al. (2018) note that campus expansions can transform areas into vibrant urban spaces, often resulting in the establishment of new residential neighborhoods, commercial centers, and public spaces.
Increased Housing Demand
Student Housing Needs: Students form a significant proportion of the population in university towns, driving demand for affordable rental housing close to campuses.
According to Gibbons et al. (2017), the student population is a critical factor influencing the size, type, and pricing of rental properties in university areas. Purpose-built student accommodation (PBSA) has emerged as a growing segment of the housing market to address this demand.
Faculty and Staff Housing: HEIs also create demand for permanent housing to accommodate faculty, administrative staff, and researchers, contributing to increased property purchases in nearby areas. Smith et al. (2015) found that universities offering competitive salaries attract high-earning professionals, often leading to upscale housing developments.
Ripple Effects on the Local Housing Market
Rental Market Dynamics: The influx of students and staff often leads to a competitive rental market, where property owners prioritize short-term leases for higher returns. The study by Chatterton (2010) notes that student-dominated housing areas experience rapid rent increases, often marginalizing long-term local residents.
Urban Density and Infrastructure Pressure: Increased housing demand in university towns can lead to overcrowding and strain on infrastructure. As highlighted by Wiewel and Perry (2020), rapid urban development without adequate planning can lead to housing shortages, traffic congestion, and inadequate public services.
Land Use and Real Estate Development
Land Conversion: Universities often require large tracts of land for expansion, leading to the conversion of agricultural or underutilized land into residential and commercial zones. For example, Cervero (2004) observed that land use policies near HEIs often prioritize high-density housing and mixed-use developments to accommodate growing populations.
Public-Private Partnerships (PPPs):
Universities increasingly collaborate with private developers to create affordable housing solutions for students and staff. This trend is evident in projects such as the University of California’s partnership with local developers to build mixed-use housing communities (Clark et al., 2017).

Challenges Associated with Housing Demand
Affordability Issues: The growing demand for housing near HEIs often leads to rising rents and property prices, making housing less affordable for low-income residents. For instance, research by Obeng-Odoom (2016) highlights how the University of Ghana’s presence has significantly increased housing costs, displacing many locals.
Seasonal Fluctuations: Housing demand in university towns often follows academic calendars, with peak demand during semesters and reduced activity during breaks. This seasonality can destabilize local housing markets.
Universities as Economic Hubs: Studies have shown that universities are economic drivers that stimulate growth in surrounding areas. Their presence attracts students, faculty, and administrative staff, leading to an increased demand for housing. For instance, Smith (2015) found that the establishment of universities in suburban areas often leads to the rapid urbanization of previously underdeveloped regions. Cervero (2004) highlights how transit-oriented development near universities enhances housing demand and property values.
Student Housing Markets: The demand for student housing has unique characteristics, including high turnover rates and preferences for rental properties close to campus. According to Berridge and Pennington (2017), areas near universities often experience a “studentification” effect, where housing stock is tailored to meet the needs of students, sometimes at the expense of local residents.
2.2	IMPACT OF HIGHER EDUCATION INSTITUTIONS ON PROPERTY VALUES
The presence of higher education institutions (HEIs) has a profound impact on property values in their host communities. This section examines how proximity to universities influences property appreciation, rental rates, and broader real estate market dynamics.


Proximity to Higher Education Institutions
Proximity Premium: Properties located near HEIs typically experience higher market values due to the demand from students, faculty, and staff. According to Rosen and Smith (2013), homes within a 1-mile radius of universities in the United States see a 10–15% increase in value compared to properties farther away. Similarly, Gibbons et al. (2017) found that proximity to campus amenities such as libraries, sports facilities, and public transportation further amplifies property desirability.
Amenities and Infrastructure Development: The development of retail, recreational, and healthcare facilities around universities enhances neighborhood appeal, driving up property values. Florida (2002) identified this as part of the “creative economy,” where universities act as magnets for innovation and urban growth.
Impact on Rental Property Values
Higher Rental Yields: The demand for student housing drives rental prices upward, making properties near HEIs attractive for investors. Chatterton (2010) highlights that student-dominated areas often yield higher rental income due to high turnover rates and consistent demand. Purpose-built student accommodations (PBSA) have become lucrative investments, particularly in urban areas with multiple universities.
Seasonal Variability: Despite higher overall rents, the rental market near HEIs is subject to seasonal fluctuations, with peak activity during academic terms and reduced demand during breaks (Smith et al., 2019).
Regional Variations in Property Value Impact
Urban vs. Suburban Locations: HEIs in urban centers typically have a more pronounced effect on property values due to the integration of campuses within densely populated areas. For example, in Boston, USA, the presence of HEIs such as Harvard and MIT has led to sustained property appreciation in surrounding neighborhoods (Gyourko et al., 2015). Conversely, suburban universities like those in rural England have a more localized but still significant impact on property prices (Clark and Clark, 2017).

 Long-Term Effects on Property Values
Appreciation Over Time: Neighborhoods around established HEIs tend to experience steady long-term appreciation in property values. This trend is linked to continuous demand and infrastructure improvements driven by university activities. Boulton et al. (2018) found that towns hosting large, research-oriented universities often outperform regional housing markets in terms of property value growth.
University Expansion and Redevelopment: When universities expand, they often drive redevelopment projects that further increase property values. Cervero (2004) observed that mixed-use developments near universities, including residential and commercial spaces, lead to sustained property appreciation.
2.3	GENTRIFICATION AND DISPLACEMENT
Gentrification Trends: The growth of HEIs can contribute to gentrification, where wealthier individuals (e.g., faculty, affluent students) displace lower-income residents. According to Lees (2012), universities in urban areas are often catalysts for gentrification due to increased investment in infrastructure and housing. This process can create socioeconomic disparities, with long-term residents unable to afford rising rents.
Commercial Real Estate Development
Retail and Service Expansion:
The presence of universities often drives the growth of retail and commercial services catering to the academic community, such as bookstores, cafes, and co-working spaces (Zheng, 2014). This development creates a symbiotic relationship between universities and local businesses.
Mixed-Use Development: Recent trends include mixed-use real estate projects near universities, combining housing, retail, and recreational spaces (Garcia-Milà, 2018).

Public Policy and Planning Implications
Affordable Housing Challenges: Policymakers must address the rising costs of housing near HEIs to ensure affordability for local residents and low-income students. According to Acolin and Green (2016), zoning policies and public-private partnerships can help mitigate housing shortages.
Sustainability Concerns: Universities play a role in shaping environmentally sustainable housing initiatives. Aluko (2011) discusses the need for green infrastructure in university towns to balance urban growth with ecological preservation.
2.4	UNIVERSITIES AS DRIVERS OF URBAN DEVELOPMENT
Economic and Infrastructure Development: HEIs contribute to the development of their host communities by attracting investments in infrastructure, transportation, and commercial spaces. According to Florida (2002), universities function as “anchor institutions,” spurring economic activities that lead to urban renewal. The development of mixed-use spaces, such as housing, retail, and recreational facilities, often follows university expansions (Boulton et al., 2018).
Neighborhood Revitalization: Many universities engage in redevelopment projects, converting abandoned or underutilized land into vibrant urban spaces. Cervero (2004) observed that university-led developments often serve as a foundation for further urbanization, enhancing the quality of life for residents. For example, the University of Pennsylvania’s West Philadelphia Initiative transformed a struggling neighborhood into a thriving area with new businesses and residential developments.
GENTRIFICATION AROUND UNIVERSITY CAMPUSES
Definition and Mechanism of Gentrification: Gentrification refers to the process where lower-income residents are displaced by wealthier individuals due to rising property values and living costs. HEIs contribute to this process through:
Demand for Housing: The influx of students, faculty, and staff increases housing demand, driving up rents and property prices.
Urban Renewal Projects: Redevelopment often targets “blighted” areas, making them attractive to higher-income groups but unaffordable for existing residents.
Social and Cultural Displacement: As neighborhoods around HEIs gentrify, long-term residents often face cultural shifts and a loss of community identity. Chatterton (2010) highlights tensions between transient student populations and established communities, particularly in urban university areas. This displacement often affects marginalized groups disproportionately, as observed in studies of university towns in both developed and developing countries (Obeng-Odoom, 2016). 
 Positive Outcomes of University-Driven Development
Urban Renewal and Economic Growth:
Universities bring investments that lead to better infrastructure, transportation networks, and local businesses, boosting the local economy. For example, university-led projects often result in safer, cleaner, and more attractive neighborhoods.
Increased Property Values: Property owners benefit from increased asset values, and cities experience a broader tax base to fund public services.
Cultural and Educational Opportunities: The presence of universities enhances access to cultural and educational resources, benefiting both students and residents.
Challenges of Gentrification and Development
Housing Affordability: Rising property values and rents often make housing unaffordable for low-income families. Lees (2012) emphasizes the need for affordable housing policies in university towns to mitigate displacement.
Strain on Infrastructure: Rapid urbanization without adequate planning can lead to overcrowding, traffic congestion, and pressure on public utilities.
Social Inequities: Gentrification creates disparities between newcomers and long-term residents, often leading to social tensions.
Policy Recommendations
Affordable Housing Initiatives: Local governments and universities should collaborate to create affordable housing options for both students and residents.
Inclusive Development: Development projects should prioritize community involvement to ensure equitable growth.
Zoning and Rent Control Policies: Implementing zoning regulations and rent controls can help stabilize housing markets and protect vulnerable populations.
Public-Private Partnerships: Universities can partner with private developers to build mixed-income housing and invest in community-focused initiatives.
Higher education institutions have a significant impact on the local real estate market. The presence of a university or college can drive up property values, rental rates, and new development. However, it can also lead to concerns about affordability, Student Identification and community engagement.
2.5	SOCIAL IMPACT OF HIGHER EDUCATION INSTITUTIONS ON HOST COMMUNITIES
Higher education institutions (HEIs) play a pivotal role in shaping the social fabric of their host communities. Their presence brings cultural enrichment, fosters diversity, and promotes knowledge exchange. However, they also create challenges, such as social stratification, displacement, and conflicts between transient student populations and permanent residents.
Positive Social Impacts
Cultural Enrichment: Universities often serve as cultural hubs, offering museums, libraries, theaters, and public lectures that enrich the community. For example, universities like Harvard and Oxford regularly host public events that attract diverse audiences. HEIs promote the arts, literature, and innovation, enhancing the cultural identity of their host cities.

Diversity and Inclusion: HEIs attract students, faculty, and researchers from around the world, fostering multiculturalism and inclusivity. Chatterton (2010) highlights how universities create “global communities” that contribute to tolerance and cultural exchange.
 Community Engagement and Service: Many universities engage in outreach programs, offering services such as free healthcare clinics, literacy programs, and career counseling for local residents. For instance, the University of California, Los Angeles (UCLA) partners with local schools to improve educational outcomes in underprivileged areas.
Economic Opportunities: HEIs create jobs and support small businesses in sectors like retail, housing, and transportation, benefiting local residents. Studies by Florida (2002) show that universities are integral to fostering “creative economies,” where innovation leads to social mobility.
Enhanced Social Capital: Universities contribute to building social networks by hosting events, encouraging volunteerism, and promoting civic engagement. Alumni networks and collaborations between universities and local organizations strengthen ties within the community
Negative Social Impacts
Social Stratification and Inequality: The economic benefits of universities are often unevenly distributed, leading to social divides. Obeng-Odoom (2016) highlights that while property owners near universities may benefit from rising property values, renters and low-income residents often struggle with affordability.
Displacement and Gentrification: Rising housing costs driven by HEIs can displace long-term residents, particularly in low-income neighborhoods. Lees (2012) notes that gentrification linked to universities often displaces marginalized communities, exacerbating social inequalities.
Studentification: The influx of large student populations can disrupt the social fabric of neighborhoods. Chatterton (2010) describes “studentification” as the transformation of residential areas into student-dominated neighborhoods, often leading to noise complaints, reduced housing quality, and seasonal population fluctuations.

Cultural Tensions: The cultural and lifestyle differences between students and local residents can lead to conflicts. Long-term residents may feel alienated by transient student populations, who often lack investment in the community’s long-term well-being.
Strain on Public Services: Increased demand for public utilities, transportation, and healthcare services due to the growth of university populations can burden local governments. Overcrowded areas near campuses may experience infrastructure challenges, such as traffic congestion and inadequate waste management.
2.6	ECONOMIC IMPACT
Studies have shown that higher education institutions have a positive economic impact on the local community. A study by Hill et al. (2012) found that universities can increase local economic activity by up to 20%. Another study by Lee et al. (2017) found that universities can increase property values by up to 15%.
Economic Impact of Higher Education Institutions on Local Communities
Higher education institutions (HEIs) serve as economic engines, influencing the financial landscape of their host regions. They stimulate job creation, attract investments, and enhance productivity through innovation and human capital development. However, their economic impact is multifaceted, with both benefits and challenges for local economies.
Direct Economic Contributions
Employment Opportunities: HEIs are major employers, offering jobs to academic staff, administrative personnel, and support staff. For example, universities like the University of California system employ tens of thousands of individuals, directly supporting the local labor market. Indirect employment is also generated through contracts with local vendors, construction projects, and partnerships with service providers.
 Student and Faculty Spending: The presence of students and faculty significantly boosts local economies through their spending on housing, food, transportation, and entertainment. According to Gibbons et al. (2017), students alone contribute billions annually to host economies through their consumption patterns.

Infrastructure Development: Universities often invest heavily in infrastructure, including campus expansions, research facilities, and public amenities. These projects create jobs and stimulate the construction industry, further boosting the local economy.
Indirect Economic Contributions
Knowledge Economy Growth: Universities act as “knowledge hubs,” fostering innovation and entrepreneurship through research and development (R&D). Florida (2002) highlights that HEIs attract talent and capital, laying the foundation for technology clusters and startups. Examples include Silicon Valley in California, which owes much of its growth to Stanford University, and the Cambridge Science Park in the UK, developed around the University of Cambridge.
Attraction of Investments and Grants: HEIs secure significant research funding from governments, private corporations, and international organizations. For instance, U.S. universities collectively received over $44 billion in R&D funding in 2022, fueling local economies through new technologies and innovations.
Real Estate Market Growth: The demand for student housing, office spaces, and commercial properties drives real estate development in university towns. This demand supports property developers, landlords, and associated service industries.
Tourism and Conferences: Universities attract visitors through events such as graduations, academic conferences, and cultural festivals. For example, institutions like Harvard and Oxford draw thousands of visitors annually, boosting the local hospitality and tourism sectors.
Long-Term Economic Benefits
 Human Capital Development: HEIs improve the skills and qualifications of the local workforce, contributing to higher productivity and earnings. Regions with universities often report higher average incomes and lower unemployment rates due to the availability of educated workers (Smith et al., 2015).

Urban Renewal and Economic Revitalization: University-driven redevelopment projects rejuvenate declining neighborhoods, attracting businesses and residents. University of Pennsylvania’s West Philadelphia Initiative transformed a struggling area into a thriving economic zone.
 Spillover Effects on Industries: HEIs support the growth of industries such as healthcare, technology, and manufacturing through partnerships and research collaborations. For example, medical schools affiliated with universities often improve healthcare access and outcomes in their regions.
Challenges and Limitations
Rising Costs of Living: Increased demand for housing, goods, and services in university towns often leads to inflation, making these areas unaffordable for low-income residents.
Economic Dependence: Overreliance on HEIs can make local economies vulnerable to changes in university funding or enrollment.
Inequality and Displacement: While property owners and businesses benefit from university-driven growth, renters and low-income workers may face displacement and economic marginalization.
Seasonal Economic Activity: Economic activity in university towns often fluctuates with the academic calendar, leading to periods of reduced demand during breaks.
2.7	SUMMARY OF LITERATURE REVIEW:
Impact of Higher Education Institutions on the Real Estate Market
The literature review explores how higher education institutions (HEIs) influence real estate markets, urban development, and social dynamics. Key themes include:
Urban Development and Housing Demand HEIs serve as catalysts for urban development by attracting students, faculty, and investments. Universities increase housing demand, particularly for student accommodations and residential properties for staff. Proximity to HEIs often leads to infrastructure development, including transportation networks, commercial spaces, and recreational facilities.
Impact on Property Values
Properties near universities experience a “proximity premium,” with higher prices and rents due to consistent demand. Real estate values are affected by university expansions and the development of campus amenities. However, this trend can lead to affordability challenges, particularly for local residents in areas experiencing rapid property appreciation.
Gentrification and Development
HEIs drive gentrification through redevelopment projects and rising property values, often displacing low-income residents. “Studentification,” the influx of students into residential neighborhoods, can disrupt the social fabric and create seasonal housing markets. While gentrification revitalizes neighborhoods, it can exacerbate inequality and social tensions between students and long-term residents.
Social Impact
HEIs promote cultural enrichment, diversity, and access to educational resources in host communities. Universities contribute to social capital by fostering civic engagement and creating opportunities for knowledge exchange. Challenges include social stratification, displacement, and conflicts between transient student populations and permanent residents.
Economic Impact HEIs stimulate local economies through job creation, increased consumer spending, and real estate investments. Universities act as innovation hubs, attracting research funding, fostering entrepreneurship, and supporting high-growth industries. However, economic benefits are not evenly distributed, with rising costs of living and affordability issues disproportionately affecting low-income residents.


CHAPTER THREE
RESEARCH METHODOLOGY
3.0	INTRODUCTION
In according to Kothari (2004) defines that the research is an original contribution to the existing store of knowledge making for its development. The systematic approach concerning generalization and formulation of a theory is also a research..
An important factor that determines the research method to be used in any work is the nature of the problem under study.
In the research work research decided to used the structure survey (Questionnaire Method). The adopted survey method is aimed at seeking and retrieving factual information from respondents.
In view of the important nature of this topic, the need to arrive at objective and accurate analysis and interpretation of data without bias.
The researcher will design and administer questionnaire to choosing definite population.
3.1. RESEARCH DESIGN 
  According to Green and Tull (2004): A research design is the specification of methods and procedures for acquiring the information needed. It is the overall operational pattern or framework of the project that stipulates which sources by what procedures.
 The research design is the overall strategy that guides how a researcher study is conducted. It outlines the method and procedures that will be used to collect and analyze data.
  It also includes the rationale for why these method and procedures were chosen and how they are expected to address the research questions. In other words, the research design provides the “blueprint” for the study, ensuring that it is conducted in a rigorous and methodical way.
3.2 DATA TYPE AND SOURCES
A method is a way of doing or process of achieving something in accordance with roles, guidelines, instruction or principles derived from research and practice.
Data was collected using the questionnaire which the researcher has administered face to face to the respondents.
	The primary data will be collected through the use of a structured questionnaire. The questionnaire will be divided into two sections:
· Section A: Demographic information (e.g., age, gender, department, years of service).
· Section B: Questions on interpersonal communication and employee productivity using a Likert scale (Strongly Agree to Strongly Disagree).
3.3 INSTRUMENT FOR DATA COLLECTION
 The research instrument. This are different tools or devices used in collecting and gathering data.  It is necessary for a researcher to state clearly the research instrument(s) that will be used in his/her study .
 The research instrument used in the study was questionnaire. A Questionnaire is a list of questions to be answered by a responded to get their opinion about a subject.
3.4 TARGETED POPULATION OF THE STUDY
The population of this research of this research works consists of all house owner and Students around Kwara State University Malete. Questionnaire would be administered within the school premises which consist of 100% necessary information. Population refers to animate and inanimate things which the study is forced, it could be class town, local government areas, states, nation or person. The researcher is interested in getting information from the study (Nnajehigo 2021). 
According to polit&Hugler (2019) population is an aggregate or totality of all objects, subjects or members that conforms a set of specificationThis implies that every element, subject, object among others is capable of providing useful and relevant data In explaining a certain phenomenon of a given study.
Population is a list of collection of subject, objects, concepts or variables in a defined environment. Based on the research carried out the population study of all house owner and Students around Kwara State University Malete.
[bookmark: _GoBack] The population of the study comprises of the students of all house owner and Students around Kwara State University Malete.
3.5	 INSTRUMENT RESEARCH
 The research instrument. This are different tools or devices used in collecting and gathering data.  It is necessary for a researcher to state clearly the research instrument(s) that will be used in his/her study .  The research instrument used in the study was questionnaire. A Questionnaire is a list of questions to be answered by a responded to get their opinion about a subject.
3.6 	SAMPLE FRAME 
  Sample technique is a scientific process of selecting representatives as a study population. This is the specification of how elements are drawn from a population and how important it is for a researcher to handle his/her sample or population for the given study.  In selecting and giving out the data instruments for this study.
   Random sampling technique will be the guide and also the purposive sampling technique whereby a researcher can make pre-determined judgements or decisions that influences the choice of a sample and sample size used in a study.
3.7	SAMPLING SIZE
Sample size is the collection of individual subjects, element that’s would help and guide a researcher in the case of the study and the portion is known as sample.
 The sample size used in this research works was 100 respondent out of the large population of the people around.
 According to Aborisade (2008). In determine the sample size it should be noted that the more heterogeneous the population, the more the sample size should be and the more the homogeneous the population the less the sample size who are the representative of the population. A sample size of the 100 respondents that out across gender and age group of the given population.
3.8 SAMPLING PROCEDURE
The Measuring instrument employed is the questionnaire method and this method is used for the study in other to the throughly scrutinized by the suspenser for clarity, precision and comprehension sake. 
Questionnaire as the study research instruments, variables or data can measure what they are designed to measure by a researcher. This explain what is been said above, it explains the exterior which a concept or measurement actually carried out.
3.9 METHOD OF DATA ANALYSIS
  In analyzing the data collected through questionnaire, simple percentage table and cross tabulation will be used in the course  of this research and conclusion of the findings will follow.
This is one of the most adopted means of data analysis employed by many researchers.
Simple tables, frequency and percentages were adopted in the presentation and analysis of the data generated for the study.





CHAPTER FOUR
DATA PRESENTATION, ANALYSIS AND INTERPRETATION
4.1 	INTRODUCTION
This chapter presents and analyzes the data collected from respondents regarding the impact of institutional factors on the real estate market. The data is organized into tables and interpreted to provide insight into the objectives and research questions of the study.
4.2	DATA PRESENTATION AND ANALYSES 
TABLE 1 DISTRIBUTION OF RESPONDENT BY SEX
	ALTERNATIVE
	NO OF RESPONDENTSS
	PERCENTAGE %

	Male
	45
	45%

	Female
	55
	55%

	Total
	100
	100


Source field: survey 2025
	The above table shows that the total number of male respondent that responded to the questionnaire was 45% while the female respondent was only 55%. This means that the female student are more grater  than male student in Malete Hostile. 
TABLE 2: DISTRIBUTION OF RESPONDENT BY AGE
	ALTERNATIVE
	NO OF RESPONDENTS
	PERCENTAGE%

	15 – 20
	25
	25

	21 – 25
	50
	50

	26 – 30
	15
	15

	31 and above
	10
	10

	Total
	100
	100


Source field: survey 2025
	From the above table, it was observed that 25 respondents are between 15 – 20 years representing 25%, 50 of the respondents are between age of 21 – 25years which is the highest number of the respondents which represent 50%, 15 are of age of 26 – 30years which represent 15% while 31 and above 10 which also represent 10% of the respondents in          .
TABLE 3: DISTRIBUTION OF RESPONDENTS BY MARITAL STATUS
	ALTERNATIVE
	NO OF RESPONDENTS
	PERCENTAGE%

	Single
	70
	70

	Married
	30
	30

	Divorce
	-
	-

	Widow
	-
	-

	Total
	100
	100


Source field: survey 2025
	The above table, shows that 70 respondents were single which represent 70%, 30 of the respondents were married representing 30% while there was no response for the divorce and widow. This means that majority of student in the area are single.
TABLE 4: DISTRIBUTION OF RESPONDENT BY LEVEL
	ALTERNATIVES
	NO OF RESPONDENTS
	PERCENTAGE %

	100 level
	40
	40

	200 level
	30
	30

	300 level
	20
	20

	400 level
	10
	10

	Total
	100
	100


Source field: survey 2024
	From the above table, it was observed that 40% of the respondent had a minimum of 100 level, 30% represent 200 level, 20% of the respondent are 300 level students, and 10% of the respondent.
	The table shows that 70% of respondent were represented by junior staff while only 30% of respondent were represented by senior staff. This means that the majority of Access Bank PLC of the respondent is junior staff.
4.2	ANALYSIS OF RESEARCH QUESTION 
TABLE 6: Is there currently enough purpose built accommodation for students and are there plans to expand student numbers and amount of purpose built accommodation?
	ALTERNATIVES
	NO. OF RESPONDENTS
	PERCENTAGE %

	Yes
	60
	60

	No 
	40
	40

	Total
	100
	100


Source: field survey, 2025
	The table above shows that 60% of the respondent say Yes there currently enough purpose built accommodation for students, 40% of them respondents say No there is currently not enough purpose built accommodation for students.

TABLE 7: DOES THE UNIVERSITY HAVE ANY PURPOSE BUILT ACCOMMODATION, WHICH IS NOT ON CAMPUS?	
	ALTERNATIVES
	NO. OF RESPONDENTS
	PERCENTAGE %

	Yes
	90
	90

	No 
	10
	10

	Total
	100
	100


Source: field survey, 2025
	From the above table, majority of the respondents representing 90% state that the university have any purpose built accommodation, which is not on campus while 10% of the respondent say they don’t know.

TABLE 8: IS BUILDING AROUND THE UNIVERSITY STANDARD ENOUGH FOR THE NEED OF THE STUDENTS?
	ALTERNATIVES
	NO. OF RESPONDENTS
	PERCENTAGE %

	Yes 
	50
	50

	No 
	50
	50

	Total
	100
	100


Source: field survey, 2025
	From the table above, 50% of the respondent agreed that building around the university standard enough for the need of the students and while 50% of the respondents says no. 
TABLE 9: Does the university see an increasing role for Malete as a location for its students to live
	ALTERNATIVES
	NO. OF RESPONDENT
	PERCENTAGE %

	Yes
	90
	90

	No
	10
	10

	Total
	100
	100


Source: field survey, 2025
	From the above table, 90% of the respondent agreed that the university see an increasing role for Malete as a location for its students to live while only 10% of the respondents disagreed. 

TABLE 10: What types of accommodation do students living in Malete live?
	ALTERNATIVES
	NO. OF RESPONDENT
	PERCENTAGE %

	Single room
	50
	50

	Room and parlor  
	10
	10

	Room and parlor self contain 
	20
	20

	Two Bedroom flat
	10
	10

	Three Bedroom flat 
	10
	10

	Total
	100
	100


Source: field survey, 2025
	The table above shows 50% of the respondent lives in a single room apartment, 10% of the respondents lives in room and parlor apartment and 20% of the respondents lives in room and parlor self contain while 10% lives in two bedroom flat and three bedroom flats.
TABLE 11: Do you agreed there to be additional demand for renting in malete as a result of HEI’s student growth in the area for the future?
	OPTIONS 
	FREQUENCY 
	PERCENTAGE %

	Strongly Agree
	36
	36%

	Agree
	57
	57%

	Disagree
	6
	6%

	Strongly Disagree 
	1
	1%

	Total 
	100
	100%


Source: Research field work, 2025
From the above table, it appears that the majority of respondents either agree or strongly agree that there to be additional demand for renting in malete as a result of HEI’s student growth in the area for the future??, while the respondent of either disagree or strongly disagree are smaller in numbers
Table 12: MALETE IS PEACEFUL AREA FOR STUDENT AND NON STUDENT TO LIVE 
	OPTIONS 
	FREQUENCY 
	PERCENTAGE %

	Strongly Agree
	30
	30%

	Agree
	48
	48%

	Disagree
	20
	20%

	Strongly Disagree 
	2
	2%

	Total 
	100
	100%


Source: Research field work, 2025
In the above table, majority of respondents agreed that Malete is peaceful Area for student and non student to live, while the minority disagreed.

CHAPTER FIVE
SUMMARY OF FINDINGS, CONCLUSION AND RECOMMENDATIONS 
5.0	INTRODUCTION
This chapter presents the final component of the study. It provides a comprehensive discussion of the findings derived from the data presented and analyzed in the previous chapter. The findings are discussed in line with the research questions and objectives outlined at the beginning of the study. The chapter further draws conclusions based on the evidence gathered and offers practical recommendations aimed at addressing the institutional challenges affecting the real estate market. Finally, the chapter suggests areas for future research to build upon the insights gained from this study.
5.1	SUMMARY OF FINDINGS
Increased Housing Demand and Rising Prices
Higher education institutions often drive demand for both rental and owner-occupied housing, especially near campus.
This increased demand leads to higher rental rates and property values, particularly in neighborhoods close to the university.
Studentification and Neighborhood Change
The influx of students into residential areas can lead to "studentification," where student renters dominate certain neighborhoods.
This can result in conflicts with long-term residents, changes in local business types, and alterations in neighborhood character.
Investment and Development Opportunities
Proximity to a university often attracts real estate investors and developers, leading to the construction of new housing (e.g., student apartments, condos).
University-driven development can revitalize underused areas but may also contribute to gentrification.
Economic Stability and Market Resilience
Real estate markets in college towns often show greater resilience during economic downturns, due to steady demand from students, faculty, and staff.
University towns tend to have low vacancy rates and steady cash flow for rental properties.
Impact on Local Residents
While universities can bring economic growth, rising housing costs can displace low-income residents or long-term renters.
Tensions can arise between university expansion plans and community interests.
5.2	CONCLUSION 
Higher education institutions significantly influence the real estate markets of their surrounding areas. Their presence creates a sustained demand for housing, often driving up rental prices and property values. While this can bring economic benefits, investment opportunities, and neighborhood revitalization, it also presents challenges such as studentification, displacement of local residents, and increased pressure on infrastructure and zoning systems. The impact varies depending on the size of the institution, the location, and local government policies. To maximize benefits while minimizing negative effects, coordinated planning between universities, city authorities, and community stakeholders is essential.
5.3	RECOMMENDATIONS 
Encourage University-City Collaboration
· Establish formal partnerships between universities and local governments to align campus expansion with urban planning.
· Jointly develop affordable housing initiatives and infrastructure projects.
Promote Mixed-Use and Affordable Housing Development
· Incentivize developers to build mixed-income and mixed-use housing near campuses to accommodate both students and local residents.
· Use inclusionary zoning policies to ensure affordable housing units are part of new developments.
Regulate Student Housing Concentration
· Implement zoning regulations to prevent the overconcentration of student rentals in residential neighborhoods.
· Designate specific zones for high-density student housing to reduce pressure on family housing stock.
Preserve Community Identity
· Protect historic neighborhoods and long-term residents through conservation districts and rent control (where applicable).
· Support community-led housing cooperatives and tenant associations.
Encourage On-Campus Housing Expansion
· Require or incentivize universities to build more on-campus housing to reduce pressure on the local housing market.
· Prioritize housing for first-year students and graduate students with families.
Monitor and Respond to Market Changes
· Establish a housing market monitoring system to track the effects of enrollment growth and construction on real estate trends.
· Adjust policies proactively in response to emerging trends like gentrification or housing shortages.
Support Sustainable Urban Development
· Promote walkability, public transportation, and eco-friendly development around university zones to reduce congestion and environmental strain.
· Invest in infrastructure that benefits both students and the wider community
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