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ABSTRACT

This paper examines the impact of infill developments, which involve developing vacant or under-used parcels within
existing urban areas that are largely developed, on local housing prices. Infill developments are encouraged because it
helps in curbing urban sprawl and because the newer and more expensive buildings, which are constructed in place of old
buildings or vacant sites, increase the city's tax base. However, infill developments may impose externality effects on
nearby properties and thereby affect their values. It is not uncommon for existing residents to resist new developments
within their neighbourhood for reasons such as visual pollution, increased traffic noise, disruption to local traffic
patterns, or loss of a neighbourhood’s character. Nevertheless, a new development tends to have a positive net effect,
since the new building, by virtue that it is cleaner and more attractively designed, adds to the overall appeal of the

neighbourhood. This, in turn, attracts more desirable inhabitants, such as higher income occupants or homeowners, to

dPNIY [euIsLIQ

live in the area. The study made use of questionnaires for data collection. A total of 106 questionnaires were distributed,
50 to estate surveyors and values and 56 to the residents of the housing units. The percentage of the retrieval rate is 68 %
and 70 % respectively from the ESVs and the residents, which was used for the analysis. The study deployed descriptive
statistics such as frequency distribution table, maximum, minimum, mean, standard deviation, mean weighted score
(MWS), relative importance index (RII), and inferential statistics of t-test for the analysis. The findings showed that infill
development has both positive and negative impacts on the study area. Many of the respondents agreed that the most
significant positive impact of infill development in the area is that it has helped in increasing level of patronage and
reduction in cost and travel time in accessing goods and services within the area, as well as the creation of employment
opportunities for residents, amongst other positive impacts. Concerning the negative externalities of infill development on
the area, those with a strong impact within the neighbourhood include pressure on existing facilities and amenities,
traffic congestions and inadequate parking space around the community. On the relationship between the effects of infill
development on the adjoining property value, the result of the t-statistics showed that all the effects exhibit positive and
significant (p-values <0.05) relationship with the property value in the area. However, the infill development in Gwarinpa

influences the property values at varying degrees.
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1. INTRODUCTION

The relative acute shortage in supply of land due to its fixity and localised nature is a prevalent phenomenon

experienced in the major cities of developed and developing economies. The uncontrollable rate of urbanisation
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coupled with population explosion and tilted rural-urban drift among others. It is strengthening the competitive power of
urban land as a commodity. The increasing demand for urban land for different purposes has created a healthy bidding

environment among the users and posed new challenges to land regulators/administrators for effective policy formulation.

Many studies have proffered solutions to the administration, control, and management of supply-gap of urban
land use; which include the use of technology, land use conversion and the recent approach of the flexible principle of
infill-development among others. Conceptually, infill development was described in the study of Municipal Research
Services Centre (2018) as the introduction of new construction on scattered vacant, irregularly shaped or underutilized
parcels of land in already established neighborhoods and business districts of a community. Freilich and Popowitz
(2010) and Murray and Koehring (2019) both added that these areas are already provided with public amenities and

infrastructure such as energy supply, water, transportation, wastewater, and other utilities.

Infill development takes different forms ranging from developing new structures on an undeveloped or
underutilized site, subdividing an existing plot of land, redevelopment of an existing structure to add additional
accommodation unit (Wheeler, 2002). Ooi and Lee (2011) posited that cities around the world have turned to infill
development in addressing the challenges of town planning and control of land uses. Sambo and Ahmed (2012) argued that
if the approach is appropriately adopted, it could encourage optimal use of land, cut-cost of services and infrastructure

provision; curb urban sprawl, and explore the highest and best use of land.

Generally, Newell (2010) opined that the principle of infill development contributes to the economic growth and
development of the community. In recent times, there has been increasing cases of infill development especially for
commercial property type across Nigerian districts in which Gwarinpa neighbourhood of Abuja is not in isolation. In the
Gwarinpa district, the infill development is associated with the new construction on vacant land, redevelopment of
dilapidated structures (formerly residential) predominantly for commercial uses now. However, despite the veritable

benefits of infill development, studies have noted its accompanied externalities (Ahvenniemi et al., 2018).

For instance, In New Zealand, Sharpin (2006) examined the social and environmental impacts of residential
infill development. The study discovered negative impacts, which include loss of quality open space, threat to eco-
friendly environment and pressure on existing social and infrastructural facilities. Similarly, Syme et al. (2005) added
loss of community identity, rising pollution, land fragmentation and segregation; and disparity in land use
complementarity. The findings corroborated with the study of Biddle et al. (2006) on the social cost of infill
development in Sydney, Australia and the work of Vallance et al. (2010) on the assessment of Christchurch City
neighbourhood in England. A study also reported that Washington DC in the United States is in the process of rapid
infill housing redevelopment (Howell, 2016).

According to Chiroma et al., (2017), the infill development experience in Nigeria can be classified as residential
(Ayotamuno et al., 2010; Imam and Rostam, 2011), commercial (Arimah and Adeagbo, 2000; Isah et al., 2015),industrial
(Orekan, 2014; Barau et al., 2015)and illegal infill (Opoko and Oluwatayo, 2014; Bununu et al., 2015).Current research on

the application of infill development in Nigeria was discussed extensively in Chiromaet al, (2018).

There are also extant studies on related issues which include: Ayotamuno et al. (2010) who focused on land use
conversion. Omoogun (2006) and Iroham et al. (2011) both examined locational factors influencing residential property

value, Olayiwola et al. (2015) analysed land value determinants while (Oni and Ajayi, 2011; Oloke et al. 2013; Matthews,
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2015) investigated into factors that could be responsible for variations in the prices of landed properties in Lagos State.
However, there is a dearth of literature in this aspect of research that seems to impact infill developments in the
surrounding neighbourhood, especially in the Nigerian context. Therefore, addressing the infill development related issues
with major focus on Gwarinpa District; Abuja is stimulating for the fact that, Gwarinpa District Abuja has witnessed
changes as a result of prevalent commercial infill developments in the residential neighbourhood which could in one way
or another affect the surrounding neighbourhood as well as the values of pre-existing properties (Peter, Fateye, Oloke and
Iyanda, 2018).Also, while urgent attention is needed to be given to the emerging conflicting interest which may arise
between residential and commercial land uses, there is a need to investigate the spillover effects of the emerging land use

pattern on its surrounding residential property values in the neighbourhood.
2. LITERATURE REVIEW

Urban residential expansion according to Wu et al. (2019) can be outlying, edge, renewal or infill. The debate on issues
relating to infill development phenomena has occupied the central place in literature in recent times. The study of infill
development has received huge attention especially in all fields of built environment professions but in different
perceptions. For instance, in the construction industry, Plew (2001) conceived infill development to mean new construction
which occurs within an existing environment that is already built up. Spencer Homes (2010) added that the new
construction is situated in a defined area of an existing city. Similarly, Ooi and Le (2011) have noted that the construction
of new structures is usually put-upon a vacant or under-utilized plot of land within existing urban areas that are largely

developed.

As viewed by town planners, Dixon and Dupuis (2003) simply described infill development as increasing building
density in suburban areas. Similarly, Sambo and Ahmed (2012) identified infill development as the insertion of additional
building units into an already approved layout, subdivision or a neighbourhood. McConnell and Wiley (2010) in a paper on
the perspectives and evidence of infill development from economics and planning, posited that infill development serves as
a tool that provides urban planning solutions to uncontrolled expansion of urban areas. The infill strategy is one of the

policies developed to provide housing for people living in the Ulaanbaatar, capital of Mongolia (Park et al., 2019).

Wheeler (2002) study highlighted various forms in which infill development can occur. It ranges from developing
one or more new structures on an undeveloped or underutilized site within established neighbourhood; subdividing an
existing piece of land into smaller building lots and constructing houses on the newly created lots and demolishing an
existing structure on a parcel of land and building a bigger one incorporating an additional accommodation unit. However,
literatures have documented reasons why vacant or underutilize spaces exist in the urban neighbourhood for infill
development, despite the fact that housing in urban cities are often in high demand(Rose, 2019) and infill development

provides opportunities for developers to respond to the market demand of available houses(Ehlenz et al., 2019).

For instance, Pagano and Bowman (2000) investigated the existence of vacant land in ninety-nine cities across the
United States of America. Questionnaires were administered to city officials and town planners. The study found that
publicly owned vacant land is proposed for the future development of recreational land uses such as parks, leisure parks,
athletic fields, and forest reserves. In the same vein, Friedman (2003) identified fall in size of population and jobs as the
key factors responsible for vacant and under-utilized properties across Baltimore, USA. Wilkinson (2011) also added that
other factors that contribute to abandoned property include: a weak economy, increasing unemployment rates, loss in

purchasing power, rampant incidences of foreclosures, mortgage crisis, federal programmes, and policies, among others.
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Eppig and Lavea (2014) examined the redevelopment of vacant properties in urban cities in Ohio, the USA with a
major focus on commercial property types. Abandoning of properties were attributed to economic or demographic shift
that tends to have adverse effects on the socioeconomic growth and development. Other factors identified by the study
include sprawling developments, change in preferences of purchasers, and fall in purchasing power, a shift in business

trends, legal conflicts and bankruptcy, poor infrastructure, amongst others.

Some other studies have also identified negative implications of infill development. For example, Syme et al.
(2005) examined the social implications of housing intensification through infill development process in Auckland, New
Zealand. The study deployed interview and survey approach and found the problem of loss of community identity and
increasing level of pollution (air and noise) as the negative effect of infill development. A similar study in Sydney,
Australia, carried out by Biddle et al. (2006) identified greenhouse emissions, traffic congestion, mental health costs,
parking needs and insufficient supply of public transport services as the negative impact of infill development. The
environmental concern arising from unplanned infilling continues to discourage its approval by relevant authorities in
urban areas of some countries (Duckworth-Smith, 2015). In the same vein, infill has been noted to not necessarily ensure
social sustainability (Kim and Larsen, 2017). Reduction of space for gardens is also one of the established consequences of
unplanned and indiscriminate use of infill in urban residential development (Tahvonen and Airaksinen, 2018). Reduction
of spaces for gardens contributes to the climate change challenge. Apart from gardens, infill development reduces parking

spaces and residents, therefore, causing congestion and traffic problems (Thigpen, 2018).

In England, Vallance et al. (2010) added that there is an adverse effect of access to sunlight, privacy, the
quality of housing and greenery environment as the negative effects infill development has on the immediate
environments and surrounding buildings. However, the study by Jenks et al. (2000) dwelt more on the accompanying
benefits of infill development and urban consolidation. Using a descriptive approach in the study, the author posited
the acceptance of infill development in the neighbourhood. Nevertheless, the emphasis was made on the need to
manage the process properly to avoid potential negative effects such as parking, traffic, air pollution, noise, reduced
quality of open spaces, privacy, local character, and reduced neighbourliness. This was further corroborated with the
findings of Preval et al. (2016). The serious health concerns caused by air pollution emanating from infill sites were

discussed extensively by (Manzhilevskaya et al., 2019).

Furthermore, some studies have examined the positive effects of introducing new property into the neighbourhood as
regards to the impact on property value, especially in neighbourhood where residential homes (Kurvinen and Tyvimaa, 2016) or
multi storey buildings are in high demand (Kurvinen and Vihola, 2016). The study carried out by Newell (2010) in Durham,
England, established that new residential development will create positive externalities on the neighbourhood property values
especially when the property is constructed with good construction materials and skilled workmen (Ooi et al., 2014). The study
found that there are positive contributions in improving nearby home values which corroborated the findings of (Tang and Wong,
2018). In the United States, Loyer (2010) examined the effect of introducing a new Wall[JMart store, on residential and
commercial property values in New Jersey. The study deployed regression analysis and the result showed that the contributory
effect of the Wal-Mart store was significant. Ooi and Le (2011) used the hedonic price model to analyse the contagion effect that
infill developments have on local housing prices in Singapore. The study found a significant effect and concluded that new

development will induce rising prices of the neighbourhood properties.
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Still, more on studies with the impact of infill development, Pokorna (2012) examined the impact of Mirage Shopping
Centre and Aupark Shopping centre in Slovakia on the neighbourhood property value. The results showed that there was a
significant impact on the neighbourhood property value with more influence on available gross lettable space of commercial
properties within the neighbourhood. Similarly, the study of Northgate Mall in Durham, United States of America, Seago
(2013) revealed a positive impact of the mall on the prices of residential property in the neighbourhood. However, a notable fall
in the price of dwelling units located half a kilometre away from the mall was also observed. The same positive result was
obtained in the study done in Singapore (Ooi and Le, 2013). In England also, Whitehead et al. (2015) observed that newly
developed residential apartments had an impact on the property values of adjoining properties. Secondary data of house price
index (HPI) was used for the study and the findings were a fall in property prices of surrounding properties in the neighbourhood.

The decline in property value was attributed to extant high amenity, services, and facilities.

Other benefits of infill development includes alleviation of special segregation (Kim, 2016), reduction of fuel
poverty (Power, 2008), provision of affordable housing which reduces theincidence of poverty (Hanlon andAirgood-
Obrycki, 2018) and generation of employment (Loo et al., 2017). Land owners are often the first partakers of financial
benefits derived from infill development activities (Puustinen et al., 2017), especially in converting tiny houses to more
spacious buildings to house more tenants (Shearer et al., 2018) Although, price disparities generally exists between
redevelopment and infill of which extant studies suggests the dichotomy depends on the prevailing economic climate of the
study area (Barlindhaug and Nordahl, 2018). Infill development helps in replacing urban dis-amenities with newer

structures thereby extending amenities to new areas (Tang and Wong, 2018).

From the foregoing discussion, extant studies have shown mixed results on the impacts of infill development on the
neighbourhood property value. Infill development has failed to be the best strategy for providing sufficient houses needed in a
rapidly urbanizing world. Hence, exurban areas need to be developed to curb increasing affordable housing demands (Tilt and
Cerveny, 2013), although, it remains a viable policy in many developing (Adhvaryu and Rathod, 2019) and few developed
countries. The reason is that most cities in developed countries follow a carefully stated plan where deviations from city plans are
highly prohibited. Reconfiguration of city plan is necessary to incorporate infill development in cities of developed countries as
seen in the case of Finland (Laine et al., 2018). The common denomination is infill is as a response to massive pressure on land as

a result of an increase in population (Minami, 2015; Borth and Summers, 2018).

In addition, Farris (2001) listed some factors that hinder a smooth implementation or adoption of infill
development. Although, the factors are dependent on the environment. Cultural variables have been singled out as
one of such stumbling blocks as discussed in Imam (2013). Infill models must be innovative and incorporate cultural
values to be acceptable (Lehmann, 2012). The instances where properties are owned by common holds make infill
development herculean tasks as the developer must secure the consent of all the owners and it is often difficult to
secure cooperation among the owners (Puustinen et al., 2018). However, empirical studies on the implication of infill
development on the host community property values have received little attention in emerging economies like
Nigeria. Therefore, the alarming rate of property development across the States of the Country demands urgent
attention on the issues bordering on land use control measures, regulations, specifications, approval and its

accompanying spill over effects on property market.
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3. RESEARCH METHOD

3.1 The Study Area

The Federal Capital Territory, Abuja, is the current capital of Nigeria and a rapidly growing hub of commercial activities
and real estate transactions. Abuja is geographically located at the center of Nigeria. It shares boundary on the north with
Kaduna State, on the south-east with Nasarawa State, shares border on the south-west with Kogi State and the west with
Niger State. The Federal Capital Territory, Abuja, has a landmass of approximately 7,315 km2. The land is characterised
with mixed use with residential, commercial and public uses as the predominant land uses. Gwarinpa is one of the districts
in Abuja Municipal Area Council. One of the landmarks or the physical development in the districts is Gwarinpa Housing
Estate. The housing estates provide houses for the majority of the civil servants in Federal Ministries and Government
Parastatals as well as privately employed persons. However, today, Gwarinpa is characterized by diverse and rapidly
growing economic activities like banking, retail and wholesale trading, commercial outlets and other services, and a good
portion of its residential land uses have been converted to institutional, recreational and commercial land uses.Figure

1showed the map of the study area.

gDrumslix

Figure 1: Map of FCT Showing the Study Area.
Source: Google Maps, 2017.

3.2 Method:

The study uses primary data which is through questionnaire distribution. The study sampled estate surveyors and valuers
(ESVs) practicing in FCT, Abuja and the residents of housing units located in Gwarinpa. Two different questionnaires
were designed and administered to the ESVs and the residents of Gwarinpa housing estate (see Table 1). The study
deployed descriptive statistics such as frequency distribution table, maximum, minimum, mean, standard deviation, mean

weighted score (MWS), relative importance index (RII), and inferential statistics of t-test.
4. RESULTS AND DISCUSSIONS

Table 1 presents the result of the response rate of the respondents. A total of 106 questionnaires were distributed, 50 to
estate surveyors and values and 56 to the residents of the housing units. The percentage of the retrieval rate is 68 % and 70
% respectively from the ESVs and the residents and this was used for the analysis. The relatively high response rate could
be attributed to the interest of the respondents to participate in the research process while the few that were excluded (not
returned or properly filled) could be as a result of difficulties involved in accessing neither such respondents nor the

willingness to supply relevance information due to personal reasons.
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Analysis in Table 2 presents the statistical distributions of the respondents’ gender, age, educational
background and marital status of the Estate Surveyors and Valuers (ESVs) and the residents of Gwarinpa housing
estate, F.C.T., Abuja. The analysis of the ESVs showed that, for gender distribution, 73.5 % of the estate surveyors
and valuers in the firms within the study area were males while 26.5 % were female. This appears to be the situation
in most firms across the country with male dominance in the profession. Furthermore, the age distribution of the
respondents showed that 35 % of the ESVs fall between the age gap of 2129 years, 52.9 % fall within the age gap of
30139 years while 5.9 % were within the age gap of 4149 years and 2.9 % were above 50 years old. Furthermore, on
the academic qualification of the respondents, the table reveals that 70.6 % of the respondents have either a B.Sc. or
an HND degree, this is because B.Sc. and HND are the preferred minimum qualifications an Estate Surveyor should
possess to be able to work in estate surveying and firms and other real estate related organisations. The marital status
of the sampled Estate surveyors showed that (52.9 %) were single while 44.1 % were married. For the residents,
analysis on gender showed that 53.8 % of the residents were male while the remaining 46.2 % were female. The
prevailing age bracket falls between 139 years with a total percentage of 89.8 %. A greater portion of the residents
also has a B.Sc. or HND 79.4 %, while their marital status showed that 64.1 % of the residents are married with 35.9

% being single.

Table 3 shows the work experience and professional qualifications of the sampled estate surveyors. The table
indicates that 35 % had been working between 1 and 5 years, while 50 % have a work experience of 6-10 years. Those that
have worked for over 10 years are a total of 5 comprising 14.7 %. Further probe to the professional qualification of the
surveyors revealed that 41.2 % were Graduate/Probationers member of the Institution, 38.2 %, and 17.7 % were Associate
‘below’ and ‘above’ 10years of membership with the Institution respectively. Only one, constituting 2.9 % of the
respondents was a Fellow of the Institution. One can deduce that Graduate/Probationers comprised most of the sampled
estate surveyors which appears to also be what obtains in many estate surveying and valuation firms across the country.
However, the number of Associate members sampled were also high even higher than that of the probationers with a total
of 55.9 %. They also appear to be increasing in estate surveying and valuation firms across the country. This implies that
the respondents have wealth of experience and an adequate understanding of the subject matter to make a meaningful

contribution to the study.

Table 4 reveals the employment status of the sampled residents. According to the table, 25.6 % of the sampled
residents are self-employed, 23.1 % fell under private workers and students undergoing a degree programmed respectively,
15.4 % were civil servants while 12.8% were unemployed. This is probably because of the nature of the study area.
Gwarinpa contains a mixed class of people, some of which are low-income earners, middle-income earners, and high-

income earners respectively.

Analysis in Table 5 shows the nature of residence occupied, type of property occupied and number of years they
have resided in the study area. The result of the analysis reveals that most of the respondents live in their houses, which
comprise a total of 56.4 % while 43.6 % were tenants. This can largely be attributed to the fact that Gwarinpa was
originally designed and built by the military government to house public civil servants. Over time, most of the public
estates were sold out to individuals some of whom rented out their apartments. Concerning the type of property occupied,
the Table revealed that 35.9 % of the respondents were living in flats, while those living in Detached houses, Bungalow,

and Semi-detached houses respectively in the area, comprised 28.2 %, 20.5 % and 12.8 % of the respondents respectively.
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Only one of the respondents comprising, 2.6 % stays in tenement apartments. The number of years that the residents have
spent in the area showed that 38.5 % have stayed for only 3 to 6 years, 12.8 % have stayed between 7 and 10 years while
35.9 % have spent more than 10 years in the area. One can conclude from this analysis that the residents should be well

familiar with the emerging and trending issues surrounding the study area.

In Table 6, the closeness of the residential properties to the infill development was investigated. The analysis
showed that 87.2 % live every close to some of the infill developments experiencing the effects of such developments on
them, while 12.8 % of the residents live further away. Engagement in discussion with some of the residents that leave close
to infill development especially those that have stayed long in the estate revealed that the major reasons for the proximity
are not limited to redevelopment and conversion of property, but to other uses such as changing the master plan and layout

of the area in a bid to attract investors and maximise the land use potentials in the area.

In Table 7, analysis was done on the implications of infill development on the immediate neighbourhood in
Gwarinpa, Abuja. The implications were categorised as “Positive” and ‘“Negative” implications. The submissions of the
ESVs and the residents were analysed through the use of mean weighted score (MWS). Concerning the positive
implications, six of them were identified by the study. The residents were of the opinion that increasing the level of
patronage and reduction in cost and travel time in accessing goods and services ranked 1st and 2nd position with MWS of
4.23 and 3.74 respectively. This result agreed with the threshold theory that expressed that people tend to travel within a
reasonable distance to get their immediate needs. In most cases especially for consumable goods within a workable
distance, residents prefer to patronise stores closer to them. This will reduce the transport cost of shopping by the residents
on the one hand and on the other hand, will increase the level of patronage in the vicinity. The ESVs had a different
opinion with increasing patronage of goods and services ranking 1st position while creation of employment opportunities

for residents coming 2nd position with MWS of 4.03 and 3.94 respectively.

Usually, infill development tends to bring more people into the community who will need accommodation either
for business or housing; and this will leads to a boost in the level of demand for accommodation and spaces for other uses
and activities. Invariably, some job opportunities will open up due to the commercialization such as shops, stores, malls,
office buildings, business outlets, amongst others, residential and other activities within the area where the infill

development is experienced.

Analysis of the negative consequences of infill development to the surrounding neighbourhood was also
investigated in Table 7. Five negative impacts were identified. The residents opined that adverse effects of increasing
level of pollution and increase pressure on existing community infrastructure and amenities were more felt in the
community as indicated by their 1** and 2™ position with MWS rank of 4.10 and 3.79 respectively. On the part of the
ESVs, they opined that negative externalities such as pressure on existing facilities and amenities, and traffic
congestions/inadequate parking space had a stronger impact within the neighbourhood taking 1* and 2™ position with

MWS of 4.32 and 4.26 respectively.

It is obvious that areas with increasing occupants, visitors and costumers will experience congestion in terms of
traffic, parking lots and overcrowding population especially during the peak period of the day time. Conclusively, infill
development comes with inherent benefits to socio-economic growth and development but with its attendant adverse

consequences as well.
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Table 8 Shows examines the relationship between the effects of infill development on the adjoining property
value. The result of the t-statistics showed that all the effects exhibit positive and significant (p-values <0.05) relationships
with the property value in the area. However, the infill development in Gwaripa influences the property values but at
varying degrees. For instance, the t-stats of influences on rental/sales prices of the adjoining properties (11.346) and the
fluctuations of prices in the local property market (10.011) all are results of infill development in the neighbourhood which
were noted to be relatively higher as indicated in the Table. By implications, one can say that infill development especially
the one that is well planned, structured and complement with the surrounding land use(s) contributes to the appreciation of

property market in the vicinity and at large, the quality of life of the host community.

Table 1: Response Rate of Respondents

ESVs 50 34 68
Residents 56 39 70
Total 106 73 69

Table 2: Socio-Economic Distribution of Respondents of Estate Surveying Firms and Residents of the Study
Area

Male 25 73.5 21 53.8
Gender Female 9 26.5 18 46.2
| Total | 34 [ 1000 [ 39 | 100.0 |
Below 20 years 1 2.9 3 7.7
2129 years 12 35.3 20 51.3
Age 3039 years 18 52.9 12 30.8
4149 years 2 5.9 2 5.1
Above 50 years 1 2.9 2 5.1
| Total | 34 [ 1000 [ 39 | 100.0 |
SSCE - - 3 7.7
OND - - - -
HND 12 35.3 7 17.9
Educational Qualification B.Sc. 12 35.3 24 61.5
M.Sc. 10 29.4 5 12.8
Ph.D. - - - -
| Total | 34 | 100 [ 39 | 1000 |
Single 18 52.9 14 35.9
Married 15 44.1 25 64.1
Marital Status Divorced - - - -
Widow(er) 1 2.9 - -
[ Totar | 34 [ 1000 [ 39 [ 1000 |

Table 3: Work Experience and Professional Qualification of the Estate Surveyors and Valuers

15 years 12 35.3

610 years 17 50.0
Work Experience 1115 years 3 8.8
16 years and above 2 5.9

| Tota [ 3 [ 1000 |

Graduate / Probationer 14 41.2

ANISV(< 10yrs) 13 38.2

Professional Qualification ANISV(> 10yrs) 6 17.7
FNIVS 1 2.9
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Table 4: Employment Status of the Residents of Gwarinpa, Abuja

Employment Status

Table 5: Details of the Residency in Gwarinpa

Nature of Residence Occupied

Civil Servant 6 154
Private Worker 9 23.1
Unemployed 5 12.8
Self-employed 10 25.6
Student 9 23.1

Owner Occupied

56.4

Tenant

Type of Property Occupied

43.6

Years Residing in Gwarinpa

Table 6: Proximity of Infill Developments to Property Occupied by Residents

87.2

Flat 14 35.9
Bungalow 8 20.5
Detached 11 28.2

Semi-detached 5 12.8
Tenement 1 2.6

| Total [ 39 [ 1000 |
Up to 2 years 5 12.8
3-6 years 15 38.5
7-10 years 5 12.8
11 years and over 14 35.9

Proximity

Table 7: Impacts of Infill Development on the Neighborhood Characteristics

12.8

Positive Implications
Increasing patronage of services and 137 4.03 1th 146 3.74 2
goods in the neighborhood
Re('luctlor'l in cost a}nd travel time for ' 130 382 4t 167 493 lth
residents in accessing goods and services
Improved security and personal safety for 121 356 5th 117 3.00 5th
residents
Crc?ate employment opportunities for 134 3.04 ond 139 356 3rd
residents
E@ance the aesthetic value of the 131 385 3rd 130 333 4t
neighborhood
Aids the conservation of resources as 105 3.09 6t 110 282 6t
opposed to urban sprawl
Negative Implications
Traffic congestions/inadequate parking 145 4.26 2 138 3.54 31
space
Reducqs privacy for surrounding 124 3.65 4th 124 318 5th
properties
Distortion of community identity and 121 356 5th 139 3.49 4th
layout
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.Increased pressure on e>.u.st1ng community 147 432 T 148 379 ond
infrastructure and amenities

Ingreasmg level of pollution in the 129 370 31 160 410 1
neighborhood

TWS-Total Weighted Score; MWS-Mean Weighted Score;

Table 8: Relationship between the Effects of Infill Development and Adjoining Property Value

95 % Confidence
Effects T-Stats | Sig. @ 5 % | Mean Difference Interval Difference

Lower Upper
It st1mu¥ates lesso.r / buyer attitudes in 7721 0332 1212 1.10 1.43
purchasing the neighbourhood properties
It 1.nﬂuences the level of patronage in the 9363 0186 1307 1.04 131
neighbourhood property market
It influences the investment potential of 6.019 0401 1.060 1.02 1.42
the nearby properties
It 1.nﬂuences the sale / r.ental prices of 11.346 0245 1.015 113 153
neighbourhood properties
It influences the valuation estimates of 7978 026 1.546 1.07 135
the property.
It leads to fluctuations in nearby 10.011 0173 1.025 123 1.47
property values

Dependent Variable: Property value; Independent variable: Inland Development Effects; Significant level @ 5 %
CONCLUSIONS

In this paper, we seek to examine whether the wealth, health and peace of existing homeowners actually decrease or
increases when an infill housing development is built in the same neighbourhood. The literature has traditionally focused
on two possible channels on how a new development may affect local property values. The first channel is the positive
effect, in which the new development removes an eyesore and refreshes the neighbourhood. This makes housing in the
neighbourhood more desirable and expensive. The study has identified that infill development in Gwarinpa has helped in
increasing the level of patronage and reduced cost and travel time in accessing goods and services within the area, as well
as in the creation of employment opportunities for residents. Thus, the new development has led to price appreciation in
the local market. The second channel is the negative externalities of infill development on the area, with those having a
strong impact within the neighbourhood to include: pressure on existing facilities and amenities, traffic congestions and
inadequate parking space around the community. On the relationship between the effects of infill development on the
adjoining property value, the result of the t-statistics showed that all the effects exhibit positive and significant (p-values
<0.05) relationship with the property value in the area. The empirical results show that infill developments have a positive
price effect on nearby houses. The study has an important policy implication on infill developments, which commonly face
neighbourhood oppositions. The results have shown that infill developments generate a positive impact on local property

values, and hence the wealth of the existing homeowners is increased.
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