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Abstract

Inflation, as a socio-economic phenomenon, is a serious issue in
development in developing countries, like Nigeria, because high
inflation rate exerts pressures on domestic macroeconomic
conditions, with the potential to derail the economy from the path
of sustainable growth and development. This review study
analyses the impact of inflation on the housing environment in
Enugu, Nigeria. Results show that the Nigerian economy has been
turbulently impacted by double-digit inflation rates. The impact
reflects in the decline in gross domestic product, which invariably
affects housing environment. It recommends pro-active steps by
way of provision of housing units, among other measures, to
minimise the pressures of inflation on housing environment.

I ntroduction

Inflation is a serious development issue not tdigirtly by policy
makers and analysts. In a developing country, MNgeria,
characterized by significant development imbalancasd
uncertainties, inflation has received much atteniiorecent times.
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Its importance is premised on the assertion trgtt hiflation rates
can exert pressures on domestic macroeconomic temmsji with
the potential to derail the economy from the pathsustainable
growth and development (CBN, 2007). This invarjabipacts on
the housing environment.

Before the crude oil era in Nigeria, inflation rdtad been
very much negligible. However, with the booming efacrude oil
in the early and middle 1970s, inflation rates hangen
significantly, affecting many development paramg&tencluding
housing environment, in Nigerian society. Thisiegwv study set
out to examine the impact of inflation in Nigerian dvousing
environment in Enugu metropolis.

Inflation and the economy

In Nigeria, before the discovery of crude oil arnd boom,
agriculture had been the mainstay of the econoffige country
had derived her foreign exchange mainly from thpoetation of
agricultural produce, like palm produce from eastpart of the
country, cocoa from the west and cotton and grounéhom the
north. Proper marketing of these products wasofadt into the
economic planning. Commodity boards were estaddisthus,
Nigerian Palm Produce Board with its headquarteGadabar for
the east, Cocoa Board at Ibadan for the West atbi€Board for
the North. Research Institutes were also estadish oversee the
improvement of the agricultural produce. They und the
Nigerian Institute for Oil Palm Research, Benin a@dcoa
Research Institute of Nigeria, Ibadan (Emodi, 2005)

However, as the nation entered the oil boom eran ftioe
early 1970s, a lot of income started accruing frtbm oil sector,
surpassing the income generated from agricultunes& incomes
were used mainly to develop urban areas in the tcpunWith
increasing access to money by more Nigerians, pestadrted
living frivolously. Coupled with improved life/h&h facilities,
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there was a rapid increase in the population ineNggfrom less
than 56 million people in 1963 to more than 100liomlin 1990s
(NPC, 1963, 1991).

With increasing opportunities created in urban sresany
youths who were formerly engaged in agriculturalivétees in
rural areas, drifted to the cities for white coljabs, abandoning
agriculture in the hands of old men and women ralrareas. This
trend increased drastically the population growthluiban areas in
Nigeria. According to the 1991 census, 42% of toentry’s
population was living in urban areas, as agair&¥/in 1921 and
19.23 in 1963 (Obienusi, 1998). These urban amasted
considerable pull, such that even though formal leympent
tended to be difficult with the introduction of Gttural
Adjustment Programme (SAP) in 1986, the unskilletyremts
could patrticipate in the informal sector in whas lieeen termed the
“bazaar economy” (Muoghalu, 1996) and cheap lasuoplies.
This gave rise to what could be referred to as @mpture
tertiarisation of an undeveloped economy.

The growth in population and rising urban incomsed
through a chain reaction mechanism the prices oicadtural
goods, the general price level and eventually watksalaries in
the country. There was a rise in the demand facalgural goods,
following the growth in population. Since the demdavas not met
with adequate supply of these products, priceshetd goods
started to rise, moreso as both the federal andusrState
governments had abandoned agriculture for the coildevenue.
Commodity Boards were scrapped, related reseastiutes were
neglected, irrigation projects languished and meizeal form of
agriculture was not encouraged. All these leddormgricultural
productivity and rapid increase in prices of agtioal products.

To prevent the continuous rise in prices of agtimal
products especially food, Shagari’'s administratid@979-1983)
embarked on importation of food items, like ricerotigh a
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presidential task force. This entailed expendhmgdcarce foreign
exchange. Consequently, price level rose generallythe

economy, as other items beside agricultural goodsarne
affected.  For example, prices of building matsriakent

exorbitantly high.

Furthermore, the total neglect on agricultural ceted to
dwindling exchange earnings from that sector. Gmdigvith drop
in oil revenue, among other factors, the countrypaeld the policy
of industrialization based on import substitutiavhich actually
necessitated the use of protective measures. afjais raised the
prices of industrial products in the non-agricudusector, thereby
leading to further rise in prices.

Determinants and pressures of inflation on the

economy

The trends in the growth of money supply and ifdlain Nigeria
tend to support the general view that inflatiotargely a monetary
phenomenon. Studies by the Central Bank of Nigésiathe
period 1960-1994 confirmed that growth in moneypdyps the
major determinant of inflation in Nigeria. In thperiod of high
monetary growth (1988, 1990, 1992, 1994), inflatisarged
accordingly, though with some lag. As the increasenarrow
money rose from 4.1% in 1986 to 43.6% in 1988, itiflation rate
increased from 5.4% to 38.3% during the same peridihilarly,
when the money supply growth increased substanfralin 32.6%
in 1991 to 54.4% in 1993, inflation acceleratedbdfem 13.0% in
1991 to 57.2% in 1993 (Ogwuma, 1996).

With the decline in monetary growth in 1994, th#ation
rate, which peaked at 72.8% in 1995 had declingdifsiantly to
about 50% by June 1996. Although there is a stlimkgbetween
increases in the money supply and inflation, ofaetors, such as
utilization rate, rainfall and exchange rate movetndo influence
inflation pressures.
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Inflationary developments have obviously had some
negative consequences on the economy. For instanben
inflation increased from 7.4% in 1990 to 57.2% i893, the
growth in economic activities, as reflected in thevement of the
gross domestic product, declined from 8.3% to 22.3Phis goes
to confirm the emerging consensus that high irdfattends to
engender low economic growth ultimately. By redgcithe
consumer purchasing power, inflation leads to kirfialhe growth
of aggregate demand. This could lead to increasbusiness
inventories and further reduction in production.n @e supply
side, inflation increases the cost of the factdrproduction and
leads to uncertainty in planning. These factorsistain
investment which is critical to economic growth. ack of
economic growth on the other hand inhibits a nadiability to
wholesomely tackle certain environmental issuesjclwvhmay
require huge financial involvement for apprecialstgact to be
made.

Inflation and housing environment in Enugu

metropolis

Just as inflation has affected many other sectdnsusing
environment has drastically been adversely affectecEnugu
metropolis. This could be seen in the availabiihd affordability
of housing units in the area, generation and manage of solid
wastes, use of the available amenities/faciliti@s, well as the
influence on the neighbourhood.

The human population has been on the increasenatitie
metropolis in the last few decades as a resulapifdrurbanization
and subsequent influx of people. In 1953, the fadfmn was
63,000. This rose to 482,977 in 1991 and by 2@@6 population
was put at 722,664 (NPC, 2006). On the other hidwednumber of
housing units in the same area has not proporgbnaicreased.
The 2006 population and housing census showedthtigatotal
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number of housing units in the area was 169,422Z(RENSUS,
2006). This is indeed, a far cry from what is liegg to meet the
demands of the growing population in the metropolifNew

buildings are not coming up fast because the coftsuilding

materials are extremely high as a result of irdlatin the country.
Many people, both the owner-occupier and the ladgdloannot
afford these prices.

As a result of the increase in the demand and dsesein
the supply of housing units in the area, rentaligslof these units
have gone so high that some people cannot affopdysuch rents
any more. Some former inhabitants of the high tigrasseas of
Abakpa, Coal camp and others have vacated the uhég
previously occupied and found their ways to soméhefshanties
around the metropolis, like Ugwu Alfred and Ugwurda Most
of these shanties are located in the hilly undogaterrain. As the
natural covers of these terrains are removed tct sf@anties, the
areas are left bare. Whenever it rains, the silnatncourages
run-off down the base of the hilly terrain, bringiabout flooding
within the metropolis.

In the areas of public infrastructures and ames)itibe
governments have not been able to meet the demecalide of
high costs involved — no thanks to high and unalgainflation
rates in the country. For instance, electric poweneration
increased from 1772.9 mw/hr in 1994 to 2763.6 mvith2004,
amounting to a 55 % increase, compared to increase
consumption by 70.6% within the same period (CBNOA.
Besides, the annual loss in the economy due to rbads in
Nigeria has been put at N133.8 billion (MAN, 2004jence, as a
result of inflation in the country, facilities aranenities meant to
service certain areas have been in short suppt tlam available
ones are being overstretched. The situation innwa medium
density area is a case at hand. Most of the tenauito could not
afford the high rents demanded by their landlordsndependence
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Layout for the detached houses they occupied haserted to
looking for flats in the medium density areas of &hy where the
rents are indeed lower. Hence, the area is beweg populated,
and the teaming population is still being servibgdthe facilities
put in place for the medium density population. n€sguently,
some of these facilities and amenities are beirgl iieyond their
carrying capacities, bringing about failures of siaefacilities in
many cases and making the environment not conddcieuman
habitation.

Again, as inflation bites harder, the inhabitants tloe
metropolis, particularly the low classed, find iffidult to make
both ends meet. They tend to make do with accoratimdat the
periphery of the city at cheaper rates, therebypmsting the more
the surroundings of the metropolis. Meanwhile, agle et al
(2010) observed that because plants absorb coabldeamount of
solar radiation and release water vapour throughspiration,
forests moderate temperature and help to maintan elimate.
Forests are also involved in the maintenance ofdigdical cycle
to bring about ideal climatic conditions. It issal generally
understood that plants absorb carbon dioxide fatgtynthesis
and give out oxygen needed by man for the processspiration.
Thus, as the excessive carbon dioxide within tharenment is
naturally removed and the oxygen needed by maeléased by
plants, good climatic conditions for both man arttleo living
organisms are maintained. However, Nwafor (200&ea that
Nigeria, like the rest of the entire counties ofiéd, is considered
highly vulnerable to climate change. Thereforeprapiable
deforestation of the surrounding forested land mdouhe
metropolis tend to induce global warming, whichanably leads
to climate change.

Though Cunningham and Cunningham (2005) asser#d th
waste is everyone’s business, it is becoming irstngdy difficult
for solid wastes to be given due attention withimu§u metropolis.
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Over the years, the amount of solid waste has greteadily
because of growing population and changing liféestwright and
Nebel, 2002).

In Enugu, the numerous and interlinked causes bérur
solid waste management problems and the attendamtomic
social and health costs as well as environmenthlbasthetic costs
are the inertia factor, the demographic factorstitutional factors
as well as absence of public participation (Nwagf08). Until
the last few months Enugu metropolis was facingioser
environmental problems of catastrophic proportiche to the
astronomical increase in the volume and increaslingrsity of
solid waste generated within the metropolis. Thbédswaste
management crises are amply demonstrated by tledubrgus
conditions in Enugu metropolis and the drastic ideclin the
quality of the urban environment and aestheticsq@n012).

In high density areas of the metropolis, it couddabserved
that, as a result of inflation, which has escaldtedirental values
of the housing units, many families that used toupgy flats have
condescended to single tenement houses. Heneeily ©of five
or more could be seen occupying a room becaudaurthiy cannot
afford to pay the high rent for a flat. Furthermoit was also
observed that many families, which hitherto use@doupy flats
alone, now go into sharing flats with neighboutdence, a block
of six flats meant to be occupied by six familiee aow being
shared by more than six families. The result iat tivaste
generation is greater than what has been anticipatd provided
for by the State Waste Management Authority. Herlterent
areas within this vicinity are seen littered withoa of household
generated wastes unattended to. This, among titings, tend to
pollute the air in the area through the offensidew emitted by
theses wastes.

Recommendations
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The following recommendations will help in profieg solutions
to the present situation:

In the case of residential property, occupationukhde
regarded as a need, which will not usually serva psofit
making venture. Consequently, both the federal state
governments should embark on realistic housingeptsjto
provide residential accommodation to the generalityhe
people.

The federal government should provide conducive
environment for banks to conveniently grant longrtéoan
facilities to property developers. By so doingjvate
investors will be encouraged to participate in lusiness

of property development to make more houses availab
the market and force down rents.

The government should be realistic in the impleraieor

of the Land Use Act, as it concerns acquisition and
allocation of land. Land acquired should be afidtto
willing residential developers and not on basigaolitical
leanings.

The government should grant tax relief on residénti
property in order to further attract private inwest

Both federal and state governments should encourage
indigenous building materials industries to go irftdl
production and optimal capacity utilisation, thereb
lowering the costs involved in importing these mats.

As overall cost is lowered, building materials vkcome
available at cheaper prices. Thus, more developdts
come into the business and more accommodationsbeill
made available possibly at lower rate.

Federal and state governments should be sincetleein
housing programmes. Houses built should be allotted
people, who are really in need of accommodation rzotd
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to political associates, who in turn see it as ngomeking
venture by placing high prices on the buildings.f |
buildings erected by government are allotted tougen
people in need of accommodation, it will go a lomgy
towards alleviating pressures on few available gigv
investments.

» Having created conducive atmosphere for private
developers to be fully involved, the government taen
come up with realistic statutory rent control measu
which will determine the maximum amount of rentttha
may be charged at a particular time for a givemperty.

Conclusion

Inflation in the country has brought about incessacreases in the
values of residential housing units in Enugu madhsp This has
created worries in the minds of many inhabitantsnes of whom
have taken refuge at the periphery of the metrgpdifacing the
entire environmental structure. It is become imapee take
adequate steps to embark on proactive measuresédsse the ugly
trend.
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