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Abstract: - Rapid growth in suburbanization and the rapid 
expansion of urban population in contemporary times, especially 
in the global south have brought a lot of dynamic changes to 
urban areas and land values This study therefore focused on the 
determinants of land value in the University of Port Harcourt 
host communities.The study was purely a survey research and 
computation of raw data from field investigation was done. 
Purposive sampling techniques was used to select three host 
communities of the University of Port Harcourt while data 
analysis and testing of the validity of the research hypothesis was 
done through the aid of Bi-variate and multivariate analytical 
techniques. The student “T” test was used to test if there is 
significant relationship between the dependent and independent 
variables. The result of analysis shows that there is a strong 
positive relationship between land value and factors affecting 
land values, which are accessibility, land use, terrain and 
distance from nearest Central Business District (CBD). The 
researchers conclude that these variables contribute to land 
value in the study area and therefore recommends the need for 
government to embark on a well-thought-out sub urbanization 
scheme aimed at dispersing the over-crowded population of the 
city which will reduce rural-urban mass movement and lower the 
demand placed on urban land. 

Keywords: Land, Value, Host, Communities, Analysis, 
Comparatives, suburbanization   

I. INTRODUCTION 

and is the solid part of the earth surface and the basic 
natural resource of any nation or state on which human 

and economic activities take place. It is humanity’s most 
valuable resource without which man could never have 
existed and on which his continued existence and progress 
depend (Fabiyi, 2006). Land is said to be the primary and 
permanent material for human existence. Land from time 
immemorial has been treated as a measure of wealth, status 
and power all over the world. As a result of this land has also 
been the source of many bloody conflicts and disputes not 
only between nations, kings, but also between common people 
as this was the major source of their livelihood. It has also 
been the cause of family rifts, turning brothers into enemies. 
Hence land is used to meet a multiplicity and variety of 
human needs and to serve numerous diverse purposes. 
According to Lastarria-Cornhiel and Frais (2009), land 
represents an important cultural resource, a productive factor 
and capital asset supporting the basic needs of humanity. Its 
livelihood asset and the basic building blocks support women 
in pursing self-sufficiency. As a highly valued resource it does 

not only determine condition but also the position of men and 
women within a particular class and society.  

Similarly, Oyeshola, (1995) identifies the importance of land 
as dominant resource where economic activity of farming, 
fodder and the ingredients of much income earning strive. It is 
a resource that dignifies, brings food production, peace, 
security and justice and, promotes a culture of respectful use 
of natural resources and ensuring that the future generations 
can meet their needs. Land is fundamental to economic 
activity and development of any community. It provides the 
most common source of wealth, social status and a powerful 
economic activity especially to the women. (Fabiyi, 2006). 

However, the rapid growth in urbanization and the rapid 
expansion of urban population have brought a lot of dynamic 
changes to the cities and land values. Adegoke et al (2017) 
maintained that this has brought in a number of problems 
perhaps the most important of which is that of providing 
adequate housing facilities for the population. Housing is one 
of the three basic needs of mankind as noted by Wizor (2014) 
and it is indeed the most important for the survival of man 
after the provision of food (Olayiwola, Adeleye and 
Ogunshakin, 2005; Babalola, Umar and Sulaiman, 2013). 

A critical review of related literature to date has revealed a 
listing of several factors affecting the value of land. Cheshire 
and Sheppard, (1995) identified income, interest rates, 
demographic structure, housing stock, location, level of 
income, population, transport, policy and neighbourhood 
characteristics. Meen and Andrew (1998) mentioned nine 
factors; income, real interest rates, nominal interest rates, 
general level of prices, household wealth, demographic 
variables, tax structure, financial liberalization and housing 
stock while McCluskey, Deddis, Lamont and Borst (2000) 
listed only location as a factor. Han, Yu, Malone-Lee and 
Basuki (2002) identified land area, parks, proximity to CBD 
and schools. In the study of Case and Shiller (2003), the only 
factor that they identified was number of employment while 
Wong, Hui and Seabrooke (2003) only identified interest rate. 
Kauko (2003) listed location, shopping centres, highway, 
parks, metro and neighborhood characteristics. Turner (2004) 
identified population growth, level of development in the 
node, property use, the size and condition of improvements on 
the site and the demand and supply in the property class 
within the local real estate market as the general and specific 
drivers of residential property values. 

L
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The study carried out by Olayiwola et al (2003), examined the 
relationship that exists between various land value 
determinants in metropolitan Lagos. Ogbuefi and Egbenta 
(2002) on the other hand studied the relationship between 
transport services and property/land values in Enugu, Nigeria. 
Also, Olaore (1991) investigated land values in Kaduna while 
Olayiwolaet al. (2005) examined the relationship that exists 
between various land value determinants in metropolitan 
Lagos, Nigeria. Using factor analysis and principal component 
techniques, it showed that a high level of co-variation existed 
between factors of land value such as accessibility, rent, 
transport improvement, quality of neighborhood, 
infrastructural facilities and government regulations. 

Urban land markets play a critical role in shaping urban 
development outcomes. They determine the location, density, 
form and price of residential, commercial and industrial 
development (Serra et al, 2004). On the demand side, 
population growth, income, and level of economic activity 
determine how much land is demanded to support 
development. The supply on the other hand is determined by 
topography and physical conditions, patterns of land 
ownership, availability of infrastructure: roads, water, 
electricity, and government policy (Kabba and Li, 2009). A 
major characteristics of land markets in Nigeria and many 
other countries of the global south is that they operate almost 
totally outside the realm of public authorities. Thus, access to 
land in many of these countries is either through official or 
unofficial channels. In the official system, land is usually 
leased or allocated, rather than sold. Market transactions are in 
conformity with existing laws, planning regulations, building 
codes and standards. In the unofficial system, access to land is 
by several channels including purchase (Kironde, 2000). 
Sivam(2002) critically observed that the informal market is 
growing and becoming more diverse and increasingly 
commercialized. This is because the official means of access 
to land has not been able to adequately address land issue 

Land therefore is becoming a scarce resource due to immense 
demographic pressure. Though humans have been modifying 
land to obtain food and other essentials for thousands of years, 
but the current rate, extent and intensities of land use are far 
greater than ever in history (Zubair, 2006).Rapid urban 
developments have brought dynamic changes to large cities in 
the global south. Spatial distribution and locational 
characteristics of land development have changed 
dramatically and so also are land values. Land values have 
significant implications for the growth of an economy. 
Analyzing and explaining absolute land values are likely to 
shed light on the determinants of land price. The concept of 
urban land value is as old as the cities themselves and the 
importance of this concept grew over time since the 
introduction of land as a commodity in the market. (Arokoyu 
and Obafemi, 2002). 

In the study of urban land values, the concept of accessibility 
has been adopted by scholars overtime to explain the 
determinants of the values of urban land. These efforts had 

their origins in the early works of Von Thunen and Ricardo 
(1893). The principle of bid rent theory was established by 
Hurd (1903), and this has been confirmed by later works of 
Ratcliffe (1949), Alonso (1964), and Asabere, et al (1982). 
The theory as explained by Adegoke et al (2017) refers to how 
price of land changes as the distance from the CBD increases. 
This means that land values decay away from the CBD. But 
these postulations in contemporary times seems to be 
contradictory given what have been observed about the 
suburbanization of both the high and middle income groups to 
metropolitan fringes, which is facilitated by improved 
transportation technology (Uju and Iyanda, 2012; Wizor, 
2014) 

Based on this observation, recent urban studies have not only 
shown that land values do not decay away from the CBD but 
they are also largely determined by non-location factors. 
According to Uju and Iyanda (2012), these non-location 
factors includes but not limited to plot size, time of land 
purchase, age of neighbourhood, income, zoning policy and 
neigbhourhood quality which most times are neglected. More 
so, land prices reflect not only the uses of land, but the 
potential uses as well. In a competitive market, the price of 
land will equal the discounted sum of expected net returns 
obtained by allocating the land to its most profitable use. That 
use surely may change over time. If, for example, agricultural 
production is currently the most profitable use, but 
development for some other purpose is expected to yield even 
greater net returns in the future, then the current land price 
should reflect the returns to both uses in a simple additive 
form: the sum of the discounted stream of rents from 
agriculture up until the time of conversion plus the discounted 
stream of expected rents from development from that time 
onward. Land values tend to increase in areas with expanding 
transportation networks, and increase less rapidly in areas 
without such improvements. Rapid and continued rise in 
housing and land prices are expected in cities with 
transportation improvements and rapid economic and 
population growth. The value of access is capitalized into the 
land value and access is measured through market 
participants’ willingness to pay. Essentially, this view 
suggests that accessibility measures may be inferred from land 
prices (Udo and Egbenta, 2007). 

The last few years have seen a surge in land values as 
commodity prices have risen to record levels. This is to be 
expected as a net present value analysis of land prices would 
capitalize the expected future returns by an expected discount 
rate to arrive at a land value. Since most farmers and land 
investors expect commodity prices to remain above loan 
values for the foreseeable future. The price of residential land 
is a function of the supply and demand for the land. Quality of 
the environment is also another factor that affects the values 
of land. Land value does not only depend on the physical 
characteristics of a building but also the environment that 
surrounds the building. The cost of land has very strong 
influence on the quality and type of development that can be 
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sustained on such land. Residential areas are no exception 
(Adeyemo & Arokoyu, 2002). 

II. MATERIALS AND METHODS 

The method of data collection was mainly based on the 
primary and secondary data collection. The study was purely a 
survey research and computation of raw data through field 
investigation. Statistical tool that was employed in analyzing 
the data and testing of the validity of the research hypothesis 
is the Bi-variate and multivariate analytical techniques. The 
student “T” test was used to test if there is significant 
relationship between the dependent and independent variables. 

The analysis seeks to establish the relationship between two 
variables in order to determine the degree of Co-variation. 
This was done using the Pearson’s Product Moment 
Correlation. 

The Pearson’s Product Moment Correlation (r) is given as 

 

Where n = number of sample size 

x = dependent variable (land value) 

y = independent variable (accessibility, land use, terrain and 
distance from nearest (CBD) 

The university of Port Harcourt host communities comprises 
of six (6) periurban towns namely: 

1. Choba  2. Aluu 3.Alakahia 

4. Ozuoba 5.Rumualogu 6.Rumuekini 

Purposive sampling techniques was used to sample three (3) 
of the six host communities for this study. The sampled host 
communities are: 

1. Choba 
2. Aluu 
3. Alakahia 

The study area lies between longitude 4° 48 and 5° 00 N and 
latitude 6° 55 and 7° 10 E (See Fig.1). It covers an estimated 
area of 239. 6km2 as calculated from the topographic Maps. 
The sub-aerial Port Harcourt of which Choba, Alakahia and 
Aluu communities is an integral part covers an area of 
75,000km2.

 
Figure 1 University of Port Harcourt Host Communities 
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The acute accumulation of cretaceous and tertiary sediments 
of over 70 million years is at least 12km thick in its central 
parts and extends to over 40km in its off shore limits, 
(Oyegun, 1991). It is noted that the Imo/Otamiri Basin in the 
North East and the new Calabar in the North West bound the 
area. The Bonny River, which drains the region, takes its 
sources from the flat lands on the eastern axis of the Niger 
Delta. The upper Bonny River includes the Okpoka, Amadi 
and Elechi tributaries. It is into these tributaries that all the 
streams seen around Port Harcourt such as Woji and Diobu 
empty (Umeuduji and Aiseuebeogun 1999).Olanmiran and 
Summer (1989) classify the region into the coastal climate 
zone. The mean daily minimum and maximum temperature 
for Choba, Alakahia and Aluu in Port Harcourt according to 
Department of Meteorological Services, Lagos ranges 
between 22.2°C, 22 8°C, 22.3°C and 22.6°C from 1996, 1997, 
1999, 2000, respectively. Also, climate system particularly 
rainfall in Nigeria are primarily as a result of the interplay 
between two major pressure and wind systems. It is the 
dynamically generated sub-tropical high-pressure cells 
centered over Azores Archipelago, off the West coast of 
North Africa and ST. Helena Islands, off the coast of 
Namibia. 

The three University of Port Harcourthost communities in 
Port Harcourt metropolis is endowed with abundant sunshine 
by virtue of its geographical location near the equator, hence 

the sun is vertically overhead throughout the years. Daylight 
hours are longer because of the long duration of solar 
radiation at the surface which is substantially reduced mainly 
due to cloudiness consequent upon its coastal location. This 
moderating influence induces slight diurnal, monthly and 
annual variations in temperature over the region. Other 
influences aside cloud cover include the harmattanand 
vegetation. The mean annual temperature is high but has a 
spatial sequence of slight increase with latitude. For instance, 
Choba, Alakahia and Aluu in Port Harcourt region record a 
mean annual temperature of 28°C (Oyegun and Adeyemo, 
1999). 

Like many emerging towns in Nigeria metropolitan fringes, 
the three University of Port Harcourt host communities have 
recorded rapid growth in population and aerial spread. Urban 
development is denser on the corridors determined by 
geographic thresholds and major transportation connections. 
The location of the University of Port Harcourt has led to 
population increase and corresponding suburban growth 
spreads to the three host communities and the periphery as in 
the other metropolitan cities. Most of this growth however, is 
unplanned and unregulated. The Choba and Alakahia axis of 
the study area is completely built up while the Aluu axis is 
developing rapidly with gigantic peri urban growth towards 
the Greater Port Harcourt. 

 

Figure 2: Selected University of Port Harcourt Host Communities 
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III. RESULTS AND DISCUSSIONS 

Land value is a reflection of competition for site between 
different landuses operating under the forces of demand and 
supply. Assuming there are two plots of land in an area but 
one of the plots have higher market price than the other, then 
the differences may be due to difference in the locational 
characteristics. Since different sites have different site 
characteristics, these differences will also lead to difference in 
the level of patronage. 

Table 1 below shows the price of land per plot in the three 
selected University of Port Harcourt host communities. 

Table 1 Price of Land Per Plot in the three Selected Host Communities 

Host Communities  Size of Plot  
Amount in 
Million Naira  

Alakahia 
930 sq/m (100 by 
100 ft)  

3.5  

Omuoko (Aluu) 
930 sq/m (100 by 
100 ft)  

1.0  

Omuokiri (Aluu) 
930 sq/m (100 by 
100 ft)  

1.5  

Omuike (Aluu) 
930 sq/m (100 by 
100 ft)  

1.0  

Omuigwe (Aluu) 
930 sq/m (100 by 
100 ft)  

0.8  

Omuchiolu (Aluu) 
930 sq/m (100 by 
100 ft)  

1.0  

Rumuchakara (Choba) 
930 sq/m (100 by 
100 ft)  

3.0  

Rumuokocha (Choba 
930 sq/m (100 by 
100 ft)  

2.5  

Owhipa (Choba) 
930 sq/m (100 by 
100 ft)  

2.0  

Ndidor (Choba) 
930 sq/m (100 by 
100 ft)  

2.0  

Source: Survey data, 2019 

A keen look at table 1 above reveals a hierarchical zonation of 
land values in the different communities in the study area. The 
area with the highest land value of 3.5 million naira is 
Alakahia, followed by Choba communities — Rumuchakara 
with 3.2 million per plot, Rumuokocha(2.5 million naira), 
Owhipa and Ndidor(2 million naira) per plot respectively. 

It is observed that Alakahia and Choba communities are the 
zones of peak land values, dominated by commercial land 
uses and falls within the host communities closest to the 
University of Port Harcourt first two campuses (Choba Park 
and Delta Park) which is often described as the central 
business district (CBD) in this context with high level of 
accessibility and power supply. Also, these communities are 
also dominated by high class residential buildings (houses) for 
students and staff of the University. The next zone is Aluu 
communities which has land valueranging from 1.5 million 
naira to 800,000 naira per plot. 

The reason for the observed variations in land value in the 
study area may be due to difference in their locational 
characteristics. The extent to which the observed trend in land 

value is explained by their locational characteristics is the 
preview of subsequent sections of this study. 

A comparative look at the variation in land value in different 
communities in the study area will shed more light on 
different location attributes of each zones bringing about the 
observed variation in land values.Generally, every land use, 
be it residential, commercial or industrial seems to locate 
where the forces of demand and supply are in equilibrium. 
This is reflected in the ability to offer the highest price for the 
location in question such that land is put to its highest and best 
use. 

A critical look at table 1 above, suggests that land values are 
not equitably distributed among the university of Port 
Harcourt host communities. Land values are not the same 
between high low and medium density residential areas, and 
between commercial areas.Alakahia and Choba communities 
whose land values are high tends to have high residential and 
commercial density. This is as a result of the accessibility and 
complementarity advantage. 

In Port Harcourt metropolis, the use to which land is put is a 
reflection of the existing land features and values leading to a 
high competition between and amongst different land uses in 
an area. Overtime, this competitive allocation process in land 
market results in overall adjustment such that each site (land) 
is occupied by the activity which can pay the highest rent. 

Testing of Hypothesis 

To unravel the relationship between our dependent and 
independent variables Bi-variate analysis was used. The result 
of this analysis seeks to determine the relationship between 
two variables. The table 2 below shows raw data from the 
field survey. 

Table 2 Relationship between Dependent Variables and Independent 
Variables 

 
Dependent 
Variable  

Independent Variables  

Communities  
Land 
Values in 
Million  

Accessibility 
(x1)  

Land 
Use 
(x2)  

Terrain  
(x3)  

Distance 
from 
nearest 
CBD 
(x4) 

Alakahia 3.5  6  5  3  9  

Omuoko 1.0  5  4  2  7  

Omuokiri 1.5  5  4  2  5  

Omuike 1.0  3  3 1  4  

Omuigwe 0.8  2  2  
  

Omuchiolu 1.0  4  4  1  4  

Rumuchakara 3.0  6  5  3  7  

Rumuokocha 5  5  4  2  6  

Owhipa 2.0  3  3  2  5  

Ndidor 2.0  4  2  2  4  
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Bi-Variate Analysis 

Let x represent dependent variable (land value) and y 
represent independent variable (Accessibility xi) where 
sample size is 10 (n = 10). As shown in the table below. 

Table 3 Analysis of Accessibility 

x Y x2 y2 XY 

3.5 6 12.25 36 21 

1.0 5 1 25 5 

1.5 5 2.25 25 7.5 

1.0 3 1 9 3 

0.8 2 0.64 4 1.6 

1.0 4 1 16 4 

3.0 6 9 36 18 

2.5 5 6.25 25 12.5 

2.0 3 4 9 6 

2.0 4 4 16 8 

18.3 43 41.39 201 86.6 

The Pearson’s Product Moment Correlation (r) is given as 

r  =  
௡ஊ௫௬ିஊ௫ .  ஊ௬

ට[௡ஊ௫మ(ஊ௫)మ]ൣ௡ஊ௬మష(ஊ௬మ) ൧

 

To test for significance at 95% significant level, the student T-
test was used which is given as: 

t = √௡ିଶ

ඥଵି௥మ
 

While degree of freedom = d/f = n-2 

n= number of sample size 

Therefore, the Pearson Product Moment Correlation(r) 

r = 
ଵ଴௫଼଺.଺ିଵ଼.ଷ ௫ ସଷ

ඥ[ଵ଴ ௫ ସଵ.ଷଽିଷଷସ.଼ଽ][ଵ଴ ௫ଶ଴ଵିଵ଼ସଽ]
 

 = 
଼଺଺ି଻଼଺.ଽ

ඥ[ସଵଷ.ଽିଷଷସ.଼ଽ][ଶ଴ଵ଴ିଵ଼ସଽ]
 

 = 
଻ଽ.ଵ

√଻ଽ.଴ଵ ௫ ଵ଺ଵ
=

଻ଽ.ଵ

√ଵଶ଻ଶ଴଺ଵ
 

 = 
଻ଽ.ଵ

ଵଵଶ.଻଼
 

r  =  0.7013 

the student “t” test 

t = √௡ିଶ

ඥଵି௥మ
 

= 
଴.଻଴ଵଷ√ଵ଴ିଶ

ඥଵି(଴.଻଴ଵଷ)మ
 =   

଴.଻଴ଵଷ ௫ ଶ.଼

√ଵି଴.ସଽ
 

= 
ଵ.ଽ଺

√଴.ହ଴ଽ
    =   

ଵ.ଽ଺

଴.଻ଵଷ
 

= 2.74 

Degree of freedom d/f = n - 2 = 8 

t  =  calculated = 2. 74 while t = critical 
= 2. 05 

Since our calculated value which is tcal = 2. 74 at the 0.05 
probability level and 8 degree of freedom, is greater than the 
critical value, tcrit = 2.05. Therefore, we reject our null 
hypothesis Ho and accept our alternate hypothesis H1 which 
states that there is significant relationship between 
accessibility and land values in the study area. 

Let x represent dependent variable (land values) and y 
represent independent variable (land use) x2). As shown below 

Table 4 Analysis of land use 

X Y X2 Y2 XY 

3.5 5 12.25 25 17.5 

1.0 4 1 16 4 

1.5 4 2.15 16 6 

1.0 3 1 9 3 

0.8 2 0.64 4 1.6 

1.0 4 1 16 4 

3.0 5 9 25 15 

2.5 4 6.25 16 10 

2.0 3 4 9 6 

2.0 2 4 4 4 

18.3 36 41.39 140 71.1 

 

The Pearson’s Product Moment Correlation (r) is given as 

r  =      
௡ஊ௫௬ିஊ௫ .  ஊ௬

ට[௡ஊ௫మ(ஊ௫)మ]ൣ௡ஊ௬మష(ஊ௬మ) ൧

 

To test for significance at 95% significant level, the student T-
test was used which is given as: 

t = √௡ିଶ

ඥଵି௥మ
 

 = 
ଵ଴ ௫ ଻ଵ.ଵିଵ଼.ଷ௫ଷ଺

ඥ[ଵ଴ ௫ ସଵ.ଷଽିଷଷ .଼ଽ][ଵ଴ ௫ଵସ଴ିଵଶଽ଺]
 

 = 
଻ଵଵି଺ହ଼.଼

ඥ[ସଵଷ.ଽିଷଷସ.଼ଽ][ଵସ଴଴ିଵଶଽ଺]
 

 = 
଻ଽ.ଵ

√଻ଽ.଴ଵ ௫ ଵ଺ଵ
=

଻ଽ.ଵ

√ଵଶ଻ଶ଴଺ଵ
 

 = 
ହଶ.ଶ

√଻ଽ.଴ଵ௫ଵ
=

ହଶ.ଶ

√଼ଶଵ଻.଴ସ
 =

ହଶ.ଶ

ଽ଴.଺ସ
 

r  =  0.7013 

the student “t” test 

t = √௡ିଶ

ඥଵି௥మ
 

= 
଴.ହ଻ହ√ଵ଴ିଶ

ඥଵି(଴.ହ଻ହ)మ
 =   

଴.ହ଻ହ ௫ ଶ.଼ଶ

√ଵି଴.ଷଷ଴଺
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= 
ଵ.଺ଽ଼

√଴.଺଺ଽସ
    =   

ଵ.଺ଽ଼

଴.଼ଵ଼
 = 2.08 

Degree of freedom d/f = n - 2 = 8 

t  =  10-2 = 8 

Therefore, the conclusion is the alternate hypothesis (H1) that 
there is statistically significant relationship between land use 
(X2) and land value. 

Table 5 Analysis of Terrain 

x Y X2 Y2 XY 

3.5 3 12.25 9 10.5 

1.0 2 1 4 2 

1.5 2 2.25 4 3 

1.0 1 1 1 1 

0.8 1 0.64 1 0.8 

1.0 1 1 1 1 

3.0 3 9 9 9 

2.5 2 6.25 4 5 

2.0 2 4 4 4 

2.0 2 4 4 4 

18.3 19 41.39 41 40.3 

As shown in the table above, let x represent dependent 
variable (land value) and y represent independent variable 
(terrain X3). 

The Pearson’s Product Moment Correlation (r) is given as 

r  =  
௡ஊ௫௬ିஊ௫ .  ஊ௬

ට[௡ஊ௫మ(ஊ௫)మ]ൣ௡ஊ௬మష(ஊ௬మ) ൧

 

To test for significance at 95% significant level, the student T- 
test was used which is given as: 

t = √௡ିଶ

ඥଵି௥మ
 

 = 
ଵ଴ ௫ ସ଴.ଷିଵ଼.ଷ௫ଵଽ

ඥ[ଵ଴ ௫ ସଵ.ଷଽିଷଷସ.଼ଽ][ଵ଴ ௫ଵସଵିଷ଺ଵ]
 

 = 
ସ଴ଷିଷ .଻

ඥ[଻ଽ.଴ଵ[ସଽ]
=

ହଶ.ଷ

√ଷ଼଻ଵ.ସଽ
 

= 
ହହ.ଷ

଺ଶ.ଶଶ
 = 0.889 

the student “t” test 

t = √௡ିଶ

ඥଵି௥మ
 

= 
଴.଼଼ଽ√ଵ଴ିଶ

ඥଵି(଴.଼଼ଽ)మ
 =   

଴.଼଼ଽ√଼

√ଵି଴.଻ଽ଴
 

= 
଴.଼଼ଽ ௫ ଶ.଼ଷ

√଴.ଶଵ
    =   

ଶ.ହଵହ

଴.ସହ଼
 = 5.49 

Degree of freedom d/f  = n – 2. Therefore t = 10-2= 
8 

Therefore, we accept the alternate hypothesis (Hi) that there is 
statistically significant relationship between Terrain (x3) and 
land values. 

Let x represent dependent variable (land value) and y 
represent independent variable (distance from nearest CBD, 
X4). As shown below. 

Table 6 Analysis of Distance from Nearest CBD 

X Y X2 Y2 Xy 

3.5 9 12.25 81 31.5 

1.0 7 1 49 7 

1.5 5 25 25 7.5 

1.0 4 1 16 4 

0.8 3 0.64 9 2.4 

1.0 4 1 16 4 

3.0 7 9 49 21 

2.5 6 6.25 36 15 

2.0 5 4 25 10 

2.0 4 4 16 8 

18.3 54 41.39 322 110.4 

 

The Pearson’s Product Moment Correlation (r) is given as  

r  =  
௡ஊ௫௬ିஊ  .  ஊ௬

ට[௡ஊ௫మ(ஊ௫)మ]ൣ௡ஊ௬మష(ஊ௬మ) ൧

 

To test for significance at 95% significant level, the student T- 
test was used which is given as: 

t = √௡ିଶ

ඥଵି௥మ
 

 = 
ଵ଴ ௫ ଵଵ଴ିଵ଼.ଷ ௫ ହସ

ඥ[ଵ଴ ௫ ସଵ.ଷଽିଷଷ .଼ଽ][ଵ଴ ௫ ଷଶଶିଶଽଵ଺]
 

 = 
ଵଵ଴ସିଽ଼଼.ଶ

ඥ[ସଵଷ.ଽିଷଷସ.଼ଽ][ ଷଶଶ଴ିଶଽଵ ]
 

= 
ଵଵହ.଼

ඥ[଻ଽ.଴][ଷ଴ସ]
 

= 
ଵଵହ.଼

ଵହସ.ଽ଼
 = 0.747 

the student “t” test 

t = √௡ିଶ

ඥଵି௥మ
 

= 
଴.଻ସ଻√ଵ଴ିଶ

ඥଵି(଴.଻ସ଻)మ
 =   

଴.଻ସ଻√଼

√ଵି଴.ହହ଼
 

= 
଴.଻ସ଻ ௫ ଶ.଼ଷ

√଴.ସସଶ
    =   

ଶ.ଵଵସ

଴.଺଺ସ଼
 = t 

 = 3.17 

Degree of freedom d/f  = n - 2  

t  =  10-2 = 8 
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We reject the null hypothesis (Ho) since our t — calculated 
value which is 3.17 at 0.05 probability level of 8 degree of 
freedom is greater than t critical value of 2.05. 

Therefore, we accept the alternate hypothesis (H1) that there is 
statistically significant relationship between distance from 
nearest CBD (X4) and land value. 

The result of the bi-variate analysis discussed above shows 
that land value is related in one way or the other with the 
independent variables. 

However, there is need for multivariate analysis to establish 
the joint explanation which the independent variables of this 
study provide for land value. 

Multivariate Analysis 

Y = a + blx’ + b2 x 2 ± b3 x 3 + b4 x 4 

Y= dependent variable land va1ue 

X3 - x4 = independent variables (locational characteristics  

b1 –b4 = the coefficient of the respective independent variable. 

a = constant representing that part of the value of y not 
explained by the independent variable. To test for significance 
at 95% significant level, the student “t” - test was used which 
is given 

as:

 

= 
଼.ଶସ

√଴.ସ଼଻
 

=          
ଶ.ଶସ

ଶ.଻ଷ
  

=  3.01 

Decision: We reject the null hypothesis (Ho) since our 
calculated value which is tcal=3.01 at the 0.05 probability level 

of 8 degree of freedom is greater than the t - critical value of 
2.05. 

Therefore, the conclusion becomes the alternate hypothesis 
(Hi) which states that there is a statistically significant 
relationship between independent variables of accessibility, 
land use, terrain, Distance from nearest CBD, and that of 
dependent variable (land value) 

 Discussion of Result 

The result of the two analysis shows that there exists a 
relationship between land values and the level of accessibility, 
land use, nature of terrain and distance from nearest CBD.The 
result of bi-variate analysis showed that land value is related 
to accessibility, land use, terrain and distance from nearest 
CBD.The independent variable of terrain had the highest 
percentage of 5.49 statistically significance level of 
relationship with land value while distance from nearest CBD, 
accessibility and land use had the percentage of 3.17, 2. 74 
and 2.08 respectively.This shows that the nature of terrain has 
the greatest statistically significant level of relationship with 
land value followed by distance from nearest CBD, 
accessibility and land use. 

The result of multi-variate analysis also shows that generally, 
there is a statistical relationship between the dependent 
variable (land value) and accessibility, distance from nearest 
CBD, land use and terrain; hence the calculated “t” value 
(2.74, 2.08, 5.49 and 3.17) are all greater than the critical “t” 
value against 8 degree of freedom. 

The relationship which exists between land value and 
accessibility, land use, terrain and distance from nearest CBD 
as shown in the study agree with the works of Hurd (1964) 
and Olayiwola et al (2005). They all agree that land value 
relates to the independent variables.In the words of Alonso, 
(1964) urban land use pattern are determined by land values, 
which in turn are related to transport cost. He concluded by 
saying that “as various potential user bid for land, the land 
lord sale or rent to the highest bidder for land such that the 
pattern of land use and values become mutually determined. 

While acknowledging that various other attributes of a 
location may influence the value of a given plot of land, the 
key systematic determinants of rent level is postulated to be 
accessibility. These activities which derive greatest benefit 
from accessibility locations are able to outbid those which 
derive less benefit. 

IV. CONCLUSION AND RECOMMENDATIONS 

From this survey, it is clear that the value of land is related to 
their respective qualities, be it location or the quality of the 
properties; hence, giving rise to differences in land values.Port 
Harcourt metropolis has been experiencing rapid urbanization 
and high influx of people into the city leading to high demand 
for land by both corporate establishments and individuals. 
This scenario has created land scarcity at the metropolitan 
fringes; therebyincreasing the value of available land. 
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The result of this survey showed that land values in university 
of Port Harcourt host communities is significantly correlated 
with accessibility, land use, nature of terrain and distance 
from nearest CBD. More value is place on land at the city 
center, but decreases towards the urban fringes describing the 
relationship which exist between accessibility, distance from 
nearest CBD and that of land value. The relationship which 
exist between land value and terrain indicate that most land 
are equally capable or complementary to each other; hence 
having competitive bidding leading to high land value. As 
regards to terrain, the survey shows that the value of land is 
dependent on the land quality;areas with dry flat land attract 
higher bidding compared to marshy undulating land on the 
same location which ultimately influences the value of land. 

The implications of high land value in the development of 
University of Port Harcourt host communities are enormous 
with its attendant social, economic and health consequences. 
For instance, as more lands are offered for sale due to its 
increased demand and value, the future planned expansion of 
the city of Port Harcourt is jeopardized. This is because as 
individual land lords driven by high cost of land, outrightly 
sale-off their land, less space is left for the futureplanned 
expansion need of the study area. 

Considering the fact that Port Harcourt is the biggest city in 
the Niger delta region of Nigeria and its strategic location as 
centre for oil and gas industries, sea ports terminals, presence 
of state and federal Universities amongst others, the 
metropolis will continue to attract more people. Deliberate 
actions are therefore needed by government to embark on a 
well-thought-out sub urbanization scheme aimed at dispersing 
the over-crowded population of the city. This will reduce 
rural-urban mass movement and lower the demand place on 
urban land. 

REFERENCES 

[1]. Adegoke, O. J. Aluko, B. T. and Adegoke, B. F. (2017) 
Determinants of Market Value of Residential Properties in Ibadan 
Metropolis, Nigeria. Journal of Economics and Sustainable 
Development 8(4) 

[2]. Adeyemo, A. M. and Arokoyu, G. B. (2002) Spatial Organization: 
The Patterning of Human  Behaviour in Space. Amethyst & 
Colleagues Press Ltd., Port Harcourt, Nigeria 

[3]. Alonso,W. (1964): Location and Land Use. Harvard University 
Press, Cambridge Massachusetts. 

[4]. Arokoyu, S.B and Obafemi, A. A. (2002) Urban Land Uses, Urban 
Internal Structure and Crimes in Nigeria, in Arokoyu, S.B., and 
Adeyemo, A.M. (Ed) Perspective on Urban Development Planning 
and Management; Amethyst & Colleagues Press Ltd., Port 
Harcourt, Nigeria   

[5]. Asabere, P. K., Simans, C. F. and Colwell, P. F. (1982) The 
Intensity of Residential Land Use In Accra, Ghana. Journal of 
Urban Economics 11(2) 

[6]. Babalola, S. J, UmarA. I. and Sulaiman L. A. (2013)An Economic 
Analysis of Determinant of House Rents in the University 
Environment, European Scientific Journal, 9 (19)  

[7]. Case, K. E., & Shiller, R. J. (2003)Is there a Bubble in the 
Housing Market? Brookings Papers on Economic Activity, 2,   

[8]. Cheshire, Paul C. and Stephen C. Sheppard (1995)On the Price of 
Land and the Value of Amenities, Economica, 62 (127)  

[9]. Fabiyi, O. O. (2006) Urban Land Use Change Analysis of a 
Traditional City from Remote Sensing Data: The Case of Ibadan 

Metropolitan Area, Nigeria. Humanity and Social Science Journal 
1(1) 

[10]. Han, S. S., Yu, S. M., Malone-Lee, L. C., & Basuki, A. (2002) 
Dynamics of Property Value Distribution in an Asian Metropolis - 
The Case of Landed Housing in Singapore, 1991-  2000. Journal 
of Property Investment & Finance, 20(3) 

[11]. Hurd, R M. (1964) Principles of City Land Values, New York and 
Guide. Lagos State Government Printer, Lagos 

[12]. Hurd, R. (1903). Principle of city land values.New York: Guide. 
[13]. Kabba, V. T and Li, J. (2009) Determinants of Urban Land Price 

in Freetown, Sierra Leone. Journal of American Science, 5(7) 
[14]. Kauko, T. (2003). Residential Property Value and Locational 

Externalities - on the Complementarity and Substitutability of 
Approaches. Journal of Property Investment & Finance, 21(3)  

[15]. Kironde, J. (2000) Understanding Land Markets in African Urban 
Areas: The Case of Dar es Salaam, Tanzania. Habitat 
International 24(2) 

[16]. Lasterria-Cornhiel, S. & Garcia, F. (2009) Gender and Land 
Rights: Findings and Lessons from Country Studies. FAO 
Corporate Document Repository. Retrieved fromwww.fao.com 

[17]. McCluskey, W. J., Deddis, W. G., Lamont, I. G., & Borst, R. A. 
(2000)The Application of Surface Generated Interpolation Models 
for the Prediction of Residential Property Values. Journal of 
Property Investment & Finance, 18(2)  

[18]. Meen, G., and Andrew, M. (1998)Modelling Regional House 
Prices: AReview of the Literature.Reading: University of Reading.  

[19]. Ogbuefi, J. U. and Egbenta, R. I. (2002) Relationship between 
Transport Services and Property Values in Enugu, Nigeria. 
Journal of Science and Technology Research 1(1) 

[20]. Olaniran, O. J and Summer, G. N. (1989) Climate Change in 
Nigeria: Change in Rainfall Receipt Per Rain Day. Weather 43(6) 

[21]. Olaore, G. O. (1991) Values of Land and Rentage of Shelter in 
Nigeria’s Urban Areas: A Case Study of Kaduna. NISER 
Monograph Series,19, 1-86, Ibadan 

[22]. Olayiwola, L.M.; Adeleye, O. and Ogunshakin, L. (2005)Public 
Housing Delivery in Nigeria: Problems and Challenges.Paper 
presented at the World Congress on Housing held at Pretoria, 
South Africa, 27th – 30th September.  

[23]. Olayiwola, L.M and Adeleye, O. (2005) Urban Housing Crisis and 
Responses in Nigeria: ThePlanners View Point. A Paper 
Presented in World Congress on Housing, Transforming Housing 
Environments through the Design, September 27-30 2005, 
Pretoria, South Africa. 

[24]. Olayiwola, L. M., Adeleye, O. and Oduwaye, A.O. (2005) 
Correlate of Land Value Determinants in Lagos Metropolis, 
Nigeria. Journal of Humanities and Ecology.17 (3) 

[25]. Oyeshola, D. (1995) Essentials of Environmental Issues. The 
World and Nigeria in Perspective. Ibadan: Daily Graphics Ltd.  

[26]. Oyegun, C. U and Adeyemo, A. M. (1991) The Port Harcourt 
Region in Oyegun, C. U and Adeyemo, A, M (eds) Paragraphics, 
Port Harcourt 

[27]. Ratcliff, R. U. (1949) Urban Land Economics; Reviewed Work by 
Raleigh Barlowe. Journal of Economics 31(3) 

[28]. Serra, M.V et al. (2004) Urban Land Markets and Urban Land 
Development: An Examination of Three Brazilian Cities: Brasília, 
Curitiba and Recife. Institute of Urban & Regional Development 
IURD. (University of California, Berkeley). Working Paper Series  
Paper WP-03 

[29]. Sivam, A. (2002) Constraints Affecting the Efficiency of the 
Urban Residential Land Market  in Developing Countries: A Case 
Study of India. Habitat International (26) 

[30]. Turner, R. (2004)The Appraisal Process and Your Taxes. The 
Property Appraiser’s Office, Hillsborough County, Tampa, 
Florida, Retrieved on 20September 2018 from: 
http://www.hcpafl.org/function.html)  

[31]. Udu, G. O and Egbenta, I. R. (2007) Effects of Domestic Waste on 
Rental Values of Residentiaal Properties in Enugu. Nigerian 
Journal of Development Studies 6(1) 

[32]. Ugu, I. V and Iyanda, S. T. (2012) Comparative Analysis of the 
Determinants of Land Values. Chinese Business Review, 11(2)  



International Journal of Research and Innovation in Social Science (IJRISS) |Volume III, Issue VIII, August 2019|ISSN 2454-6186 
 

www.rsisinternational.org Page 262 
 

[33]. Umeuduji, J.E. and Aiseuebeogun, A.(1999)Relief and Drainage, 
in Oyegun C.U. and Adeyemo. A. (eds). Land and People of 
Rivers State. River Side Communication, Port-Harcourt 

[34]. Wizor, C. H. (2014) Residential Development Dynamics in Port 
Harcourt Metropolis: Implication for Efficient Urban Planning. 
Journal of Environment and Earth Science 4(6) 

[35]. Wizor, C. H. (2014) Determinants and Pattern of Single-Family 
Housing Estates in Port Harcourt Metropolitan Fringe Areas. 
Journal of Research on Humanities and Social Sciences.4(11) 

[36]. Wong, J. T., Hui, E.C.M., Seabrooke, W. and Raftery, J. (2005) A 
Study of the Hong Kong Property Market: Housing Price 
Expectations. Construction Management and Economics 23(7)  

[37]. Zubair, A. O. (2006)Change Detection in Land Use and Land 
Cover Using Remote Sensing Data and GIS: A Case Study of 
Ilorin and its Environs in Kwara State. (Unpublished Master’s 
Thesis) University of Ibadan, Ibadan, Nigeria. 

 

 

 

 

 

 


