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ABSTRACT
This study critically examines the challenges confronting commercial property investment in Nigeria, with particular focus on the Lekki Free Trade Zone (LFTZ), a fast-developing industrial and commercial hub in Lagos State. Despite its strategic importance and potential for high returns, investors face a myriad of problems that hinder optimal investment performance. The research identifies and analyzes key issues such as inconsistent government policies, infrastructural deficiencies, land acquisition disputes, insecurity, poor legal framework, and bureaucratic delays in property documentation and approval processes. Data was collected through surveys, interviews, and review of relevant literature. Findings reveal that while the LFTZ presents numerous opportunities, persistent systemic and institutional bottlenecks significantly deter both local and foreign investors. The study recommends stronger policy consistency, improved infrastructural development, transparent land administration, and regulatory reforms to enhance investor confidence and maximize the zone’s commercial property potential.
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CHAPTER ONE
INTRODUCTION
1.1 Background to the study
Worldwide, the need for accommodation cannot be over emphasized. Many developing countries such as Nigeria are faced with problems of housing provision for their people due to population growth and rapid urbanization Alonso, W. (1964).. Available data put the housing deficit in Nigeria in excess of 1.7 million housing unit to be able to address the deficit and accommodate new household, (Ariyawansa, R.G.  et al., 2009). There is the need for a minimum annual delivery of about 85,000 housing units over the next 20 years. (Ministry of Works and Housing, 2014). Presently, due to the scarcity of resources, inadequate equity capital as well as unfavourable loan agreements,  a large proportion of the population in both the developing and developed countries resort to rental housing for accommodation as an alternative to home ownership. Aluko, O. (2010).
To rent means payment made by a tenant to an owner or landlord for the right to occupy or use property for a stipulated period of time Aluko, O. (2010).. Renting of houses as an alternative for scouting with people is practised in most parts of the world. For example in South Africa, about 1.8 million South African households in the middle- to lower-income groups live in rented accommodation, as opposed to about 5.2 million households that own property. The demand for rental housing nationally First Gate Ikorodu is expected to increase by about 105,670 units a year until 2006 in the middle- to lower-income groups (Baumann, 2000). Residential property is critical since shelter is an absolute necessity in life. Shelter increases people's quality of life, offers them a sense of well-being, and is necessary for meeting their physiological demands (Nishani, 2016). Shelter has been demonstrated to be one of the most reliable markers of a person's standard of living and social status (Waziri et al., 2013). Shelter can be provided by either occupying your own property or renting another person's property. Residential property contributes significantly to national wealth (Karakozova, 2005). Real property also accounts for about half of the world's wealth, making it one of the most valuable investment classes (Udoekanem et al., 2015). 
Residential properties are classified as high, medium, or low density, flat, tenement, design bungalow, mansion, duplex semi-detached, and so on, and can be found in urban, semi-urban, or rural settings (Felix et al. 2019). Rent is the economic return on land resources. Rent is a big expense for tenants and a significant source of income for landlords (Udoekanem et al., 2015). Rental variety in residential properties is critical at this time, particularly when analyzing rental trends. According to Boon et al. (2007), property rental value is an important measure for assessing real estate performance. One distinguishing feature of the residential property is its individuality. Because of this, identifying the relevant variables to explain rental variances might be difficult (Ruvio, 2010). 
Rental Variation refers to the difference in rent paid per period. According to Popoola et al. (2015), environmental quality accounts for 23% of rent differences in urban districts, while other factors account for 77% of rental value changes. Residents in sub-urban areas pay high annual rents, while higher quality units attract higher rents. Because little is done to improve quality, residential properties in these locations provide low-quality but high-cost housing (Sumila et al., 2008). Accessibility influences changes in property value (Ghebreegziabiher et al., 2007). Assessment of residential property rental variations is becoming increasingly important, particularly as the impact of ongoing changes in the global and local economies on the value of residential property investment is being highlighted in the investment decision-making process, which effectively promotes and stabilizes the country's property market economy (Hui et al., 2007).
1.2 Statement of the Problem
The offer of dwellings for rental at sub-urban areas has turned out to be very essential because many people today in urban areas can no longer afford to own a property because of the difficulty involved in the acquisition of land and high cost of building construction. Thus, renting an apartment is considered to be financially attractive than owning a property at the neighborhoods of urban centres (sub-urban areas) in other to satisfy their need for shelter. There are numerous factors that contribute to property rental variations, including religious, cultural, sociopolitical, institutional, economic, environmental, and physical factors, as well as other factors that can either positively or negatively affect values (Rubaszek et al., 2019). According to Ankeli et al. (2016), factors that have a negative impact on the value of real property harm ownership motives and ambitions, as well as decrease investor interest and discourage future investment. Despite the complexity of assessing rental differences in residential properties, only a few studies have been undertaken in Nigeria, and only a few have statistically evaluated and assessed rental variations in sub-urban locations. 
1.3 Aim/Objectives of the Study
Aim
The aim of this study is to investigate and analyze the rent disparities between urban and suburban, identify, underlying factors and implication.
In other to achieve the stated aim, the following objectives are:
i. Examine the socio-economic factor contributing to rent disparities i.e. location, amenities, and infrastructures 
ii. Compare rental process in the study areas 
iii. Assess the impact of rent disparities on residents 

Identify policy implications and solutions to address rent disparities 
1.4 Research Questions
In view of the development of the research, the problem of this study is posed in terms of the following questions:
i. What are the factors that account for the spatial disparity of house rent in the study area?
ii. What are the differentials in house rent between urban centre and sub-urban in Uyo?
iii. What is the socio-economic characteristic of the residents of the study area?
iv. What is the monthly income of the household head of individual households in the study area?
1.5 Significance of the Study
The study may be considered significant in a number of ways: it will enlighten investors and developers on the current rental value of properties in urban and sub-urban Uyo, Akwa Ibom State. It will serve as a resource base material to other researchers interested in carrying out further research in this field subsequently. It will serve as information to the general public on the current rental value in the study area and also be a guide to the government for policy making on residential properties in the study area. 
1.6 Scope and Limitations of the Study
The focus of this research is examination of rent disparity between urban and suburban areas in Uyo. The study shall be restricted to residential buildings in in Uyo metropolis in Akwa Ibom State.
Limitation of Study
1.	Financial constraint- Insufficient fund tends to impede the efficiency of the researcher in sourcing for the relevant materials, literature or information and in the process of data collection (internet, questionnaire and interview).
2.	Time constraint- The researcher will simultaneously engage in this study with other academic work. This consequently will cut down on the time devoted for the research work.
1.8	Operational Definition of Terms
In this study, it was imperative to define the terms that are appearing during the course of this work as they are used within the context of the study for clarification purposes.
Urban: An urban area is the region surrounding a city. Most inhabitants of urban areas have non-agricultural jobs. Urban areas are very developed, meaning there is a density of human structures, such as houses, commercial buildings, roads, bridges, and railways. "Urban area" can refer to towns, cities, and suburbs.
Sub-urban: This is the zones of transition from rural to urban land uses located between the outer limits of urban and regional centres and the urban environment. 
Residential Rental property: This refers to homes that are purchased by an investor and inhabited by tenants on a lease or other type of rental agreement.
Estate: This is a legal entity denoting the character and quality of rights that an individual or individuals possess in a property.
Real estate: This refers to a piece of land and any permanent structures, like a home, or improvements attached to the land, whether natural or man-made.


CHAPTER TWO
LITERATURE REVIEW, CONCEPTUAL FRAMEWORK AND THEORETICAL FRAMEWORK  
2.1 What is Housing
There is no universal agreement on what constitutes housing as it is defined differently by various institution and people. The World Health Organization in 1981 defines it as a residential environment that has all the facilities required for basic services in addition to the physical structure that humans use for shelter. Devices and equipment wanted or needed for the families and individual's physical, mental, and social well-being. Residential environment which includes in addition to the physical structure that man uses for shelter and includes all necessary services, facilities, equipment and devices needed or desired for the physical and mental health and social wellbeing of the family and individual. Quality housing is a universal goal and appropriate shelter is increasingly recognized as one of man's basic requirements. 
However, housing can be seen as a physical object, a social artifact, an economic benefit, a prestige symbol for capital stocks, and occasionally a political useful. Ensuring that individuals of a society have a place to live, be it a house or another type of residence, lodging, or shelter, is referred to as the social problem of housing. The most significant takeaway from this is that we need to think beyond only the physical aspects of housing. Housing is described by Saola (2000) as both a process and a result (Bourne 1981). He defined housing as an enclosed environment where man finds protection against certain elements. The product, in his opinion, is not only the structure of the dwellings but also their design and basic built equipment, such as the amount and allocation of space, heating, lighting, sanitary, and other facilities.
2.1.1 Types of Housing
Ajibade et al. (2019) classified five types of residential properties namely;
Tenements: They are houses which provide multi-occupation accommodation. Tenement houses are those that have common parts like main entrance doors, corridors and staircases. A common passage, kitchen, bathroom and toilets. 
Block of flats: they are residential accommodation units which usually share their outdoor space and common parts like main entrance doors, corridors and stair cases. A single building may contain a number of flats forming a block of flat per unit and usually with each occupant having almost complete privacy. 
Bungalows: These are types of houses which provide a self-contained accommodation on one floor. Bungalows are of different types: there are two-bedroom bungalows, there- bedroom bungalows and four-bedroom bungalows. Most are built with garage and boys quarters attached to it. 
Duplexes: A duplex provides accommodation on two floors, the ground floor consisting of a lounge, dining rooms, kitchen, toilet and sitting room while the upper floors consist of living rooms and bathrooms. it normally has inner stair case. 
Marionettes: This type of accommodation has different facilities with the building. They consist of many rooms, living rooms, and lounge and toilet facilities. Each bedroom has its own toilet. The building usually has built-in garage or car park within the usually besides the main gate.

Tenement Buildings: This is distinguished by two strips of linearly arranged rooms along a central hallway, one facing the other within a rectangle shape. This is commonly known as “Face-me-i-face-you” by most Nigerians. 
Traditional courtyard housing: This has historically been connected to Nigeria's Yoruba ethnic group. This kind is distinguished by a number of rooms grouped around a central courtyard, either squarely or rectangular. In certain rural areas, it has been replaced by the well-liked "face-me-I-face-you" method.
2.2 An Urban Area
The territory that encircles a city is known as an urban area (Francis, 2016). The majority of urban dwellers work in non-agricultural fields. Because urban areas are highly developed, there is a high concentration of human infrastructure, including homes, businesses, bridges, and railroads.
 "Urban area" encompasses suburbs, cities, and towns. The city and its environs are considered to be part of an urban area. Metropolitan areas, or "greater," as in Greater New York or Greater London, are a common term for urban areas. The contrast between urban and rural settings is evident. Often referred to as "the country," rural areas are sparsely populated and contain vast tracts of undeveloped territory. Generally speaking, it is easy to distinguish between an urban and rural environment. However, in highly developed nations with sizable populations—like Japan—the distinction is becoming less evident. Urban areas are classified as communities with 2,500 or more residents in the United States. Only communities with 30,000 inhabitants or more are classified as urban in Japan, a country with a significantly denser population than the United States. A geographical area with an uninterrupted urban settlement is known as an urban area. Despite the fact that the population density varies greatly between nations and among different forms of urbanization, it has a larger population density than the surrounding area. Urban areas are made up of surrounding suburbs and a center area that is primarily made up of a sizable city or town. In European cities, agglomeration processes have led to the eventual incorporation of formerly independent towns into metropolitan areas centered on big cities.
A human community with a high population density and built environment infrastructure is referred to as an urban area, built-up area, or urban agglomeration. If there are more than 50,000 people living there, this is the center of a US metropolitan statistical area (US Census Bureau, 2023). Researchers classify urban areas—which can be cities, towns, conurbations, or suburbs—as a result of urbanization. In urban sociology and urban anthropology, the phrase "urban area" contrasts with the natural environment; in urbanism, it contrasts with rural areas like villages and hamlets. It is important to distinguish between the definition of a "urban area" in road safety statistics and the definition of the same term used in economic statistics. The word originated with Brian Manning, a geographer. The term "built-up area in road safety" is another name for the final idea. As to the criteria provided by the Office for National Statistics, "Land that possesses a characteristic of a town or city that is 'irreversibly urban in nature' is classified as built-up areas. They comprise developed regions that are at least 20 hectares (200,000 m2; 49 acres) in size. Any areas that are connected to form a single built-up area are those that are divided by less than 200 meters of non-urban space (Office for National Statistics, 2013). 
2.2.1 Sub-urban Urban Areas
A sub-urban area refers to an interaction zone, where urban and rural activities are put together, and landscape features are subject to rapid modifications, inducing by human activities (Douglas, 2006). Sub-urbanareas, which might include valuable protected areas, forested hills, preserved woodlands, prime agricultural lands and important wetlands, can provide essential life support services for urban residents. McGranahan et al. (2004) observed that sub-urban zones are often far more environmentally unstable than urban or rural settings. The boundaries of peri-urban areas are porous and transitory as urban development extends into rural and industrial land. Irrespective of how the boundaries move there will always be sub-urban zones (Tchadie, 2014). A sub-urban area is not only a zone of direct impact experiencing the immediate impacts of land demands from urban growth and pollution, but is also a wider market-related zone of influence that is recognizable in terms of the handling of agricultural and natural resource products (Simonet al. 2006). When urban grows disorderedly and sprawls to sub-urban area, this process can be referred as sub-urbanization. Sub-urbanization can be regarded both as a driver and an effecter of global environmental changes. Observing land use and land cover change over time can identify effects and impacts of urbanization on sub-urban areas. The complex interactions between urban land use, environmental change, and socioeconomic system on sub-urban area must be approached from systems viewpoint to understand their dynamic interactions and function and services of sub-urban ecosystems provide to cities (PU-GEC, 2009).
Characteristics of Sub-urban Areas
Peripheral urban areas are characterized by high, and often increasing population density, lesser land holdings, rich countryside homes, poor slums, varied sources of income, absence of regulation, contested land tenure rights, uncoordinated conversion of farmland to housing, pollution, environmental problems, intensified resource exploitation, considerable economic dynamism and a severe lack of service provision (Friedberg 2001, Simon et al, 2003). Sub-urbanareas have dual identity, their residents are dependent on the town for employment opportunities and services, yet they retain close links with rural areas for social contact, often sending money to relatives in rural areas, and receiving foods and other materials from rural areas. It is difficult to define what is a sub-urban area, partly because sub-urban areas display aspects of both urban and rural characteristics.
All sub-urban areas are unique, yet they often display certain similarities. Housing and employment opportunities in sub-urban areas are often in the informal sector, distinguishing these areas from the more formal urban sector. Although it is difficult to define what are sub-urban areas or urban informal sectors, there is general agreement that they are settlements that are marginal to the physical and regulatory boundaries of the formal city (WASH2000). This definition, however, assumes that it is possible to define both the physical and regulatory boundaries of the urban areas. Sub-urban areas are often areas of rapid population growth, with variable population densities, and with little or no planning for land-use. Compared to both rural and urban areas, sub-urban areas lack clearly-defined boundaries, both with respect to physical boundaries between plots and districts, and also with respect to municipal and administrative responsibilities. Local and national governments consider the urban sector legitimate, but may not approve of settlements in the sub-urban or informal sector (WASH 2000). Occupancy of land in sub-urban areas may be illegal or of dubious validity and residents may therefore lack any security of tenure. Plots may be divided, either to provide additional income from rents, or to accommodate family members, and this contributes to the frequent high population densities in urban areas (WASH 2000).
According to Ravetz, Fertner, & Nielsen (2013), the recognised eight measurements of sub-urban are:
i. Density: Number of housing units per kilometer square or hectare. Usually relevant in the distribution of infrastructure. Higher density settlements benefit from efficient use of infrastructure.
ii. Continuity: Linkage to either urban, sub-urban or the rural areas.
iii. Concentration: Formation of clusters by similar attributes like income, education, kinship and ethnicity.
iv. Clustering: Group of homogeneous housing units.
v. Centrality: The geographic location of a municipality to urban settlements of various sizes.
vi. Nuclearity: Concentration of housing developments (clusters) around services.
vii. Mix of Uses: Mixed development of residential and commercial development. 8. Proximity: Closeness to the Central Business District (CBD).
Therefore, sub-urbanisation is an urban driven transitions in the territory outside and between the urban cores which involves physical and human processes and interactions. It is driven by interdependency, uncertainty and complexity (Adell, 1999). The distinguishing factors between rural and urban are population, built up density, infrastructural characteristics, administrative, boundaries and economic activities. This is also applicable to sub-urban settlement development in Lagos. But those are not sufficient to classify the sub-urban as border territories. The suburban expansion is part of a wider sub-urbannisation process, it is the consequence of urbanisation (Allen, da Silva, & Corubolo, 1999). 
2.3 Concept of Rent
Rent is a periodic payment for the use of property. Rent is used mainly for land or land and improvement, but it could be used in respect of other chattels such as plant, machinery and equipment. Rents from property arise not from the considerations of investment which operate on different sets of conditionality and parameters. In addition to the above definition, the word “rent” was derived from the Latin work “redditus” which means any income or yield from an economic agent. (Field, 1987) However it has been given several definitions depending on the shade of opinion for instance, the lawyer sees rent as “a certain and periodic payment or service made or rendered by the tenant of a corporeal hereditament (Hemingway 1973 to 1974), or more precisely in present day usage” a sum of money paid for the occupation of land. On the other hand, economists see rent from a different perspective. According to Ricardo (1971), a well-known classical economist sees “rent as that portion of the produce of the earth which is paid to the landlord for the use of the original and indestructible powers of soil”. According to Marshal (1964), another distinguished classical economist sees “rent” as the income derived the portion of the produce of the earth which is paid to the landlord for the use of the original and indestructible power of the soil. Also to senior, Sundharam and Vanish (1978) “rent is the surplus produce arising from the use of an appropriate natural agent”. 
2.3.1 Types of Rent
As stated by (Francis, 2016), the types of rent are as follows:
Ground rent
This represent the rental value of the bare site as at the time the lease is granted. It is paid yearly for the right to use or carry out physical development on the site for the period of the lease term. A typical example is the rents paid by allottees of plots in the public owned estates. The difference between ground rent and the rent net rent obtainable from the buildings when erected constitutes the lessees profit rent or net income. The ground rent is subject to review same as occupational lease but after say 10 or 15 years. Ground rents are also paid on agricultural estates. It is common in the riverine areas where people hire raffia, cocoa or rubber plantations and tap the palm or raffia wine or fruits for a specific period as contained in the lease. 
Rack Rent
This refers to rent reserved under an occupational lease. It represents the full rental value of land and buildings or something nearer the full rental value (F.R.V). It is sometimes called the market rent but where it is less than the full rental value, it becomes a head rent. 
Panel Rent 
The Land Use Act of 1978 stipulates the payment of panel rent for unlawful alienation of statutory right of occupancy such as a breach of covenant by a lessee. A lease or tenancy agreement may state the condition for payment of panel rent. This arises in event of default in rent payment or covenant being broken. 
Royal or Dead Rent 
Mining lease usually stipulates payment of either or royalty or dead rent to the property owner. A royalty rent is paid by the lessee on the basis of the quantity of mineral mined which varies on level of production and turnover. A dead rent is paid by the lessee to the property owner whether the mines are working or not. The payment of 13% oil derivation revenue for resource control to state governments in the Niger Delta Region is a typical form of royalty paid for environmental degradation. 
Insurance Rent 
When the landlord insures the demised premises, the lessee will generally make provision for an insurance rent which is equal to the premium paid by the landlord. In case of multiple occupied premises, the insurance rent for a particular premium is payable by lessees. 
Equity Rent 
Where a lessee sublets his unoccupied property to a sublease on the consent of his landlord, it is expected that the headlessee will make some payment to the landlord; this payment is called equity rent. It varies from time to time depending on the rent the headlessee receives or ought to receive from subtenants and other occupiers of the premises. 
Peppercorn Rent
This is a common in building lease and it is often reserved for the period of building a development when rental income is yet to be received by the lessee. It is necessary to constitute a valid lease. This will ensure that peppercorn rent is effective. 
Determination of Rental Values
According to Shehu (2011) many properties are let on terms which require landlord to bear outgoings costs (repairs rate, tax). The net rent paid by tenant may reasonably be expected to obtain in open market value are largely influenced by the evidence he can gather on actual rent paid not for property being valued but comparable income of neighborhood. Ways of determining rental values are: 
i. By reference of rent currently being paid.
ii. Comparison with similar property.
iii. Relating the rent to cost
iv. By reference to fixed time of rent (past or current)
2.4 Property Value
There has not been a general definition that is appropriate to all forms of values that can be derived from property. The major reason for this is that values of properties depend on the purpose of valuation and nature of such property. Most literature and professional bodies are of the opinion that market value should be the basis of valuation particularly for sale leasing and letting of properties. According to the royal institute of chartered surveyors (RICS) in its guidance note on valuation of asset defined market value as: 
1. There is a willing seller. 
2. There is reasonable period within which to negotiate the sale taking into account thenatureof the property and the state of the market. 
3. The value will remain static during the period. 
4. The property will freely expose to the market.
 5. No account is to be taken of an additional bid by a special purchaser.
2.4.1 Causes of Rental Value Change
Basically pattern of land use in urban area is a reflection of competition for site between various uses operating through the forces of demand and supply. The factor that causes rental changes is as follows:
i. Accessibility: it is equipment to reduction in transportation cost if planned, road system increase accessibility time taken to make a journey. Goods will reduce and will decrease the cost of labor, patrol, and wear and tear on vehicle. According to Roll (2002), reduction in transport cost increase population and tend to reduce property rental value.
ii. Town planning: the public control of land use by existing planning legislation necessarily has the effect of shifting land values. If certain land use were permitted in some places and prohibited in other places, there would be an increase in value of land and decrease in others. 
iii.  Urban Growth: increase in demand for land and landed property will cause the increase in prices of rent of existing land use in the long run and profit for the owner. 
iv. Re-organization nonprofit uses: Rental values can be charged by the alternation of nonprofit uses in the urban area. The planned position of sewage works, clinics, recreation ground and school. May affect the rental values of properties around them depending on the weather compatibility or incompatibility or complementary to surrounding land uses. 
v. Economic growth: fluctuating in economic fortunes of Nigeria changes rental values of properties e.g. the unstable Nigeria economic to world oil price.















CHAPTER THREE
RESEARCH METHODOLOGY
3.1	Introduction
This chapter covers the description and discussion on the various techniques and procedures used in the study to collect and analyze the data as it is deemed appropriate
3.2 Research Design
This research adopted survey research design. This is done in an attempt to collect data and valid information for the manipulation of the variables in order to determine the current status of the population or sample of the population. This method was used to collect information about examination of rent disparity between urban and suburban areas in Uyo.
3.2 Area of the study
This study was carried out in Uyo Local Government Area of Akwa Ibom State. Uyo is the capital city of Akwa Ibom State in South-South Nigeria. Ibibio is the language spoken in Uyo.It became the capital on September 23, 1987 when Akwa Ibom was created from the former Cross River State. According to the 2006 Nigerian Census, the population of Uyo (including Itu) is 427,873, (National Population Commission, 2006), while the greater urban area, including Uruan, has a population of 554,906.Ibibio is the primary indigenous language. The main campus of the University of Uyo is in Nwaniba, with satellites on Ikpa Road.
3.3	Population of the Study
        The population of this research is basically tenants from Uyo Local Government Area, in Akwa Ibom State which was about 554,906  as at the period of this study. Emphasis was placed on their knowledge and attitude concerning residential rental differences in the region.
3.4	Sample and Sampling Technique
Sampling is inevitable, a small portion of the population study area of the research will be taken, this is referred to as sample size and represents the entire study area, considering the advantages of time and money savings associated with sampling, the sampling techniques adopted for this study will be simple random sampling, this is because the dwelling units will be randomly distributed. 
3.5	Instrumentation
The instrument used by the researcher was mainly the questionnaire meant for the tenants from Uyo metropolis. The researcher assumed that the information derived from their responses will be valuable as they are those who are directly involved in the challenges and possible panacea.
3.6	Procedure for Data Collection
	The researcher visited all the selected tenants from Uyo metropolis to administer the questionnaires to them. A category of questionnaire will be administered to tenant (100 questionnaires), of which the respondent will be required to provide different type of information such as;
i. Marginal information
ii. Information on house rents, environmental quality and infrastructural facilities available to tenants.
iii. Data on location and accessibility of their rented houses.
iv. Data on the socio-economic status of their neighbours and information on house quality.
Copies of the questionnaire will be administered to tenant of 1, 2, 3 and 4 bedroom houses in the study area. The residents will be required to rank certain known determinants of house rents according to their order of importance in influencing the choice of their present dwelling units.
3.7	Validity of the Instrument
         In respect of the validity of the instrument, the draft copy of the questionnaire was submitted to the research supervisor, after which necessary corrections were made to correlate with the study in questions.
          The questionnaire has both face and content validity as it was concerted to by the supervisor to match the objectives of the study.
3.8 Analytical Techniques
          The test for the disparity of residential houses within the study area will be analyze with the use of analysis of variance (ANOVA), and the F-test analytical technique will use to test the level of significant between the disparity of houses in the study area.
3.9 Problem Encountered
         Some of the problem encountered during the data collection exercise includes constraints of finance and time, which explain why larger sample sizes were not used for this study. The problem of non-response from the respondents poised a major setback, as many of the respondents were unwilling to let go of vital information fearing how such would be used for tax assessment.
    It was a great ordeal of having to explain the motive for which the information was needed before the respondents accepted to complete copies of the questionnaires.
    On the overall, majority of the respondent were quite cooperative with the researcher and provided the information required for the success of this work.

















CHAPTER FOUR
DATA PRESENTATION, ANALYSIS AND DISCUSSION OF RESULTS
4.1. 	INTRODUCTION
To aid the interpretation of the study, an appropriate analytical technique was adopted, these included tabulation and graphical representation of data in form of component bar charts. The analytical technique used was analysis of variance (ANOVA).
The employment of statistical analysis in this investigation was deemed relevant to the achievement of its aims and objectives so as to proffer a satisfactory solution to the study problem. The results subsequently obtained from the data analyzed provided a basis for tackling one of the central problems of this study which is to find out if the known (from literature) determinants of any residential house rents and house rent differentials exist in urban and suburban areas in Uyo.
4.2. 	DATA PRESENTATION
Owing to space considerations in view of the fact that the data collected for this study were enormous, it is not possible to present all the raw field data in this text. However, summary statistics of the data (quantitative) collected on some of the variable and or indices considered in this study are presented on tables. 
4.3. 	DATA ANALYSIS AND PRESENTATION OF RESULTS
While the tabulation and computation of means of the study data was done manually, the graphical and statistical analyses were carried out with the aid of the computer. Analyses of the responses of respondents were presented graphically. Determinants of house rent in order of preference from findings showed that income, house quality followed by environmental quality and subsequently accessibility were all functional in determining residential rents from the perspective of tenant.
4.3.1. House Categories
Data collected on houses categories of the respondents in the selected neighborhood were analyzed by computing the means of their categories of house and rents in urban and suburbanareas of Uyo metropolis. And the values obtained are shown below.
	Houses
	Mean rent in urban area
	Mean rent in suburban area

	1 bedroom 
	250,000
	100,000

	2 bedroom
	350,000
	150,000

	3 bedroom
	550,000
	250,000

	4 bedroom
	700,000
	450,000


Table: Mean rents of houses in Urban and suburban areas in Uyo Metropolis.
Sources: Author’s fieldwork March, 2024
Table Above indicates the mean rate of rents in urban and suburban areas in Uyo metropolis. The questionnaire was divided into two; urban and suburbanresidents. The total amount indicated by the respondents for 1 bedroom, 2 bedrooms, 3 bedrooms and 4 bedrooms were collected and analyzed. And the mean was computed for each of the categories of the houses and the result was presented in the table. 
4.3.2. Occupational Distribution
The respondents were asked to state their occupation. Their various occupations was analyzed and summarized through tabulation. The results obtained were not used in any of the statistical analyses carried out in this study because data on these variables were collected on a nominal measurement scale. The results of the data are show in table below. 
	Occupation
	Urban
	Percentage 
	Suburban
	Percentage

	Civil servant
	25
	50%
	20
	40%

	Public servant
	10
	20%
	8
	16%

	Artisan
	5
	10%
	15
	30%

	Others 
	10
	20%
	7
	14%

	Total
	50
	100%
	50
	100%


Table: Showing occupational distribution of respondents
Sources: Author’s fieldwork, 2024
Table above reveals the occupational distribution of the respondent. 25 (50%) out of 50 respondents in the urban area are civil servant, 10 (20%) of the respondent are public servant, 5 (10%) of the respondents are artisan while the remaining 10 (20%) are from other fields of life. Likewise, 20 (40%) of the respondent in suburbanarea are civil servant, 8 (16%) of the respondent are public servant, 15 (30%) are artisan while the other 7 (14%) are from other works of life. 
4.3.3.	Income
Data collected on annual income of respondents in in urban and suburbanareas of Uyo metropolis. The data from the selected neighborhood were analyzed by computing the means of their income and the values obtained are shown in table below.
	Income
	Urban
	Percentage 
	Suburban
	Percentage

	Less than 15,000
	0
	0%
	0
	0%

	15, 000 – 30,000
	2
	4%
	4
	8%

	30,000 – 50,000
	3
	6%
	7
	14%

	50,000 and above
	45
	90%
	39
	78%

	Total
	50
	100%
	50
	100%


Table: Income distribution of respondents in Urban and suburbanarea in Uyo.
Sources: Author’s fieldwork, 2024
From the table above. The income distributions of the respondents were presented. In the urban area, 0% of the respondents earned less than N15, 000, 2 (4%) respondents earns between N15,000 to N30,000, also 3 (6%) earned income between N30,000 to N50,000 while 45 (90%) of the respondents earned above N50,000 and above. However, in the suburbanareas, 0% of the respondent earned less than N15,000, 4 (8%) respondents earns between N15,000 to N30,000, 7 (14%) earned income between N30,000 to N50,000 while 39 (78%) of the respondents earned above N50,000 and above. 
4.3.4. Distance to C.B.D
	The respondents were asked to state the distance (in minutes) it took them to get to their places of work and the central business district (CBD). Table below shows the mean distance between their residence, the CBD and their work place respectively in the 3 selected neighborhoods. The two distance factor (distance to CBD and distance to place of work) were included in the number of variables that e rents and with each other. 
	Distance to  CBD
	Urban
	Percentage 
	Suburban
	Percentage

	5 – 10
	0
	0%
	0
	0%

	11 – 15
	0
	0%
	12
	24%

	16 – 20
	1
	2%
	28
	56%

	21 – 25 
	10
	20%
	6
	12%

	26 and above
	39
	78%
	4
	8%

	Total
	50
	100%
	50
	100%


Table: Showing the distances to CBD as indicated by the respondents
Sources: Author’s fieldwork, 2024
Table Above indicates the respondent distance to CBD in urban and suburbanareas in Uyo metropolis. 0% of the respondents in urban areas are having a distance of 5 -10 and11 – 15 minutes to CBD, 1 (2%) of the respondent are about 16 -20 minutes to CBD, 10 (20%) are about 21 – 25 minutes to CBD while 39 (78%) of the respondents are about 26 and above minutes away from the CBD. Also in suburbanareas, 0% of the respondent are about 5 – 10 minutes away from CBD, 12 (24%) are 11 – 15 minutes away to CBD, 28 (56%) are about 16 – 20 minutes away from CBD, 6 (12%) are about 21 – 25 minutes away from CBD while 4 (8%) of the respondent are about 26 and above minutes away from the CBD. 
4.3.5. Environmental Quality
	A number of indices were put together to determine this variable. These included peacefulness and cleanliness of neighborhood, the condition of other houses in the neighborhood, socio-economic status of the neighbors and availability of neighborhood facilities. The table shows summary data on the assessed indices of environmental quality. These data was scored and the value used along with the values of other variables to determine how they affect rent differentials. The data was computed and analyzed and the result was presented in the table below.
	Environmental quality
	Urban
	Percentage 
	Suburban
	Percentage

	1
	28
	56%
	4
	8%

	2
	14
	28%
	4
	8%

	3
	8
	16%
	30
	60%

	4
	0
	0%
	12
	24%

	Total
	50
	100%
	50
	100%


Table: Showing environmental quality in terms of ranks in urban and suburbanareas of Uyo metropolis
Sources: Author’s fieldwork, 2024
This table reveals the environmental quality as indicated by the respondent. 28(56%) out of 50 respondents in the urban area are regard the environmental quality highest, 14 (28%) of the respondent sees it as high, 8 (16%) of the respondents regard it as low while 0%perceived it lowest. Likewise, 4 (8%) of the respondent in suburbanarea regard the environmental quality as highest, 4 (8%) of the respondent sees it as high, 30 (60%) are perceived it as low, while the other 7 (14%) regard it as lowest. 
4.4. 	ANALYTICAL TECHNIQUES
The use of analytical techniques in any investigation helps to reduce the elements of subjective judgment in so many ways. ANOVA was used to test the hypothesis postulated for this study in order to determine if any differentials of residential house rents exist in the study area. The computed values deduced were then presented in an ANOVA table. This was in order to find out the strength of the relationship, if any, between pairs of the variables that affect variation of house rents in Uyo metropolis.
4.4.1. 	SCORING METHOD
Preliminary to carrying out the statistical analysis, data collected on variables considered, for example, house quality and environmental quality in the study were converted to quantitative data through the use of a scoring method in which, for instance, the highest quality is scored the lowest number “1” and the lowest quality simply scored “4”. The data thus converted were then used along with other quantitative data for statistical analyses (in the case of environmental quality). 
4.5. 	DATA ANALYSIS
The data that will be analyses here are the mean values of data obtained from the questionnaire distributed to urban and suburbanarea of Uyo metropolis. This mean values are obtained by organized the data obtained from the questionnaire into urban and suburbanareas and the mean are computed from the data. The values obtained as the mean values are presented in the table below for data analysis.
	
	URBAN
	SUB - URBAN

	1 Bedroom
	250, 000
	100, 000

	2 Bedroom
	350, 000
	150, 000

	3 Bedroom
	550, 000
	250, 000

	4 Bedroom
	700, 0000
	450, 000

	Income
	150000
	80000

	Distance to CBD 
	55
	20

	Environmental Quality
	1.5
	3.5


Table: Mean values of data obtained from Urban and suburbanareas of Uyo Metropolis.
Sources: Author’s fieldwork, 2024.

CHAPTER FIVE
SUMMARY, CONCLUSION AND RECOMMENDATION
5.1 Summary of Findings
The study is aimed at examination of rent disparity between urban and suburban areas in Uyo, Akwa Ibom State. The objectives of the study were to;
1. To determine the factors that influence any differentials of houses rent that may exist in the study area.
2. To determine the relationship between the housing rent and the income classes of the household head in the study area.
3. To determine to what extends each factor influences any differentials of house rent in the study area.
4. To identify the factors that most influence any such rent differentials in the study area.
Four research questions were formulated to guide the study. Oral interviews and questionnaires were used to gather relevant information from tenants from Uyo, Akwa Ibom state. A total of fifty respondents formed the population of the study, while a total of twenty questionnaires were distributed to some selected respondents which formed the sample size of the study. In the analysis, the findings showed that; rental values of tenements, self-contains and two bedroom bungalow across the suburbanareas of Uyo metropolis are statistically different while the rental values of one bedroom bungalow across this neighborhoods are also different statistically. 
5.2 Conclusion
According to a critical evaluation of residential rental differentials between urban and suburbancenters in Uyo metropolis, which was accomplished through the study's research objectives, affordability plays a significant factor in why individuals relocate to suburbanareas to rent houses. Other factors influencing rental differentials in this study region include accessibility, the presence of basic utilities such as water and electricity, security, and the presence of a health center/hospital, which is consistent with Nishani's (2016) summary of the determinants of property value (rental). It is also determined that workers' annual income has a strong linear relationship with effective demand in the housing market, and it is consistently the most important determinant of home rent and rent differentials in Uyo city. The findings of this study revealed that the housing market scenario in Uyo metropolis is unique and distinct from other suburbanand urban centers within the country. 
5.3 Recommendation
i. Landlords should engage the services of the Estate Surveyors and Valuers who are well trained in the field of property management to ensure proper record of property rents. 
ii. This study shows that rental value the residential properties increases almost every year therefore the state authority should regulate rental review by landlords. 
iii. Akwa Ibom State Government should help provide constant basic utilities like water and electricity in these neighborhoods to enhance good living. 
iv. Accessible roads should be provided for this areas for most the roads linking to this areas are bad and some not accessible. 
v.  The rent of one bedroom bungalow dose not vary among the four types of properties sampled therefore investors can in this type of property in any of the four suburbanareas.
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                                                APPENDIX I
Department of Estate Management 
				Institute of Environmental Studies                                              
Kwara state Polytechnic, Ilorin, Kwara State

LETTER TO RESPONDENTS
Dear Respondents, 
I am a researcher undertaking a research work on the topic “Examining Residential Rental Disparity between Urban and suburban Areas in Uyo, Akwa Ibom State” as part of my requirements for the award of Higher National Diploma in Estate Management and Valuation 
All information provided in this questionnaire will be treated in confidence, and for academic purpose. Your personal view is considered very important, as this will contribute immensely to the success of the project. Thank you. 
Yours faithfully,



                                                          
APPENDIX II
THE QUESTIONNAIRE
Section A
Personal Information
1.	NAME: 
2.	AGE: 	20 – 29 (     )	30 – 39     (      ) 40 – 49 (    )   50 – 59 (      )   60 – 69 (     )		70 – above (      ) 
3.	SEX:	Male (      )	Female (      ) 
4.	RELIGIOUS: Christian (      )	Muslim (     ) 
5.	MARITAL STATUS: Single (      )	Married (     )	Divorces (     )
6.	OCCUPATION: Pensioner (     ) Civil servant (      ) Self employ (   ) Professionals (    )	Business (      )  
7.	RANK:…………………………………………………………………
Section B
Questionnaire for Occupants
Instruction: please tick/fill where appropriate.
1. Name of Occupant:…………..……………………………
2. Position: (a) Landlord (  ) (b) tenant (  ) 
3. Sex: Male (   ) Female (   )
4. Duration of occupation: (a)  1-5 years (  ) (b) 6-10 years (   ) (c) 11-15 years (   ) (d) 16 and above (   )
5. Type pf accommodation: flats (  ) bungalow (  ) duplex (  ) Detached (    ) other specify (    ) 
6. What is the mode of rent payment? Weekly (  ) monthly (    )  yearly (   ) lease (    )
7. How much are you paying per annum? 
2015: N …………………………
2016: N…………………………
2017: N…………………………
2018: N…………………………
2019: N…………………………
2020: N…………………………
2021: N…………………………
2022: N…………………………
2023: N…………………………
2024: N…………………………
2025:	N…………………………
8.	Did you pay any premium before the commencement or capital expenditure on the property?  Yes (    ) No (   )
If you spent on the property, how much did you spend? N………………………………………………………
10.	What is the state of the property?
	Newly developed	(    )
	Middle stage		(     )
	Old age 		(     )
11.	Has there been differentials in house rent between urban centre and suburbanin Uyo? (a) Yes (   ) (b) No (  )
12. Are there factors that account for the spatial disparity of house rent in your environs?
(a) Yes (   ) (b) No (  )
13. If “Yes” list them:
………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………


Section C
Questionnaire for Estate Surveyor and Valuers
Instruction: please tick/fill where appropriate.
1. Name of the estate firm:……………………………………………………………………….
2. Address:………………………………………………………………………………………...
3. Position: Manager (    ) Staff (   )
4. Sex: Male (    ) Female (   )
5. Type pf accommodation: flats (  ) bungalow (  ) duplex   (  ) Detached (    ) other specify (    ) 
6. For how long the property is being managed: (a)  1-5 years (  ) (b) 6-10 years (   ) (c) 11-15 years (   ) (d) 16 and above (   )
7. What is the state of the property?
	Newly developed	(    )
	Middle stage		(     )
	Old age 		(     )
8.	What factor do you consider for tenant selection? Tribe (   ) types of work (   ) income (  ) family (   )
9.	What factor do you consider for rent revision?..................................................................... 
10.	How often do you review rents?............................................................................................
11.	Do you have any fixed rate for the rent revision for residential tenancies in Urban and Peri-Urban?........................................................................................................................................
12.	Kindly state the reasons for rent revision:………………………………………………….
………………………………………………………………...........................................................
13.	Has there been upward or downward trend in rental values over the previous period (a) Yes (   ) (b) No (  )
14. Is there any disparities in residential property value between Urban and suburbanin Akwa Ibom State? (a) Yes (   ) (b) No (  )
15. How would you compare the rent passing on residential properties in Urban with similar properties in and suburbanareas within Akwa Ibom State?……………………………………
………………………………………………………………...........................................................

[bookmark: _GoBack]







