


EFFECT OF CHURCHES PROLIFERATION ON RESIDENTIAL PROPERTY VALUES IN UYO, AKWA IBOM STATE, NIGERIA

	

					Abstract
In developed countries, effective urban planning and zoning regulations have ensured compatibility between residential land uses and churches. Such regulations help balance the needs of religious institutions with those of residential communities, reducing potential conflicts. Unfortunately, in developing countries planning regulations is less stringent, there are a lot of conflicts between the residential areas and churches proliferation. This study investigated the effect of churches proliferation in residential neighbourhoods on residential property values in Uyo. We adopted survey research design which data were collected from 600 residential properties located around 30 churches in Uyo. Data were collected on the distance between churches and residential properties, and the noise level from the activities of the churches. Data on other extrinsic and intrinsic factors affecting property values were also collected. The data collected were analyzed using multiple regression analysis technique with the help of SPSS. The result of the analysis revealed that noise pollution from churches reduced property values by N771.49 per decibel while proximity of the churches to residential properties reduced the property values by N316.94 per metre. We concluded that churches proliferation in residential neighbourhoods negatively affects residential property values. The implication of this is that if the rate of proliferation of churches in residential neighbourhoods is not controlled, real estate investors may be discouraged as their property values continue to decline. We recommend that urban planners should apply stringent measures to control proleferationproliferation of churches and regulations are needed to control noise pollution especially from churches.
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1.0 Introduction
The value of residential properties is influenced by a multitude of factors, ranging from intrinsic property characteristics to the extrinsic characteristics which include the broader context of their surrounding environment. One of the more contentious issues in the surrounding environment of residential properties is the impact of proliferation of churches on rental values. While churches provide essential social and spiritual services, their presence can also lead to significant changes in neighborhood dynamics, potentially influencing property values.	Comment by SERBI: Not necessary here as it has little added value, summarise in a paragraph
The proliferation of churches in residential neighborhoods has been particularly notable in countries like Nigeria, where religious institutions play a central role in community life. It is not uncommon to see more than ten churches within a small residential area (Adesanya, 2011). This phenomenon raises questions about their impact on the rental values of nearby properties. On one hand, churches can be seen as beneficial to property values due to their role in fostering community cohesion and moral integrity (Carroll, Clauretie, and Jensen, 1996). This position aligns with the idea of social capital theory as propounded by Putnam in 2000 which suggests that the presence of churches in a neighbourhood will boost social capital, which is the network of social connections, norms and trust that exist within a community (Putnam, 2000). Going by this boost in social capital, the neighbourhood is usually viewed to be a desirable place to live and by this property values is positively affected due to increase in the demand.  On the other hand, churches can introduce noise, traffic congestion, and other externalities that may detract from the residential appeal of an area (Do, Wilbur and Short, 1994). This contrary view on the impact of churches proliferation is supported by the theory of externalities which suggests that market failure occurs when the marginal social cost of an activity exceeds the marginal private cost (Sperling and Russell, 2022).	Comment by SERBI: The topic seem to be very Old, are you not addressing a contemporary tipic, Why this old age topic??	Comment by SERBI: Use current references like this one
The global context of church proliferation and its effects on property values is diverse. Studies in the United States and other developed countries often highlight the benefits of church proximity, such as increased community stability and reduced crime (Simons and Seo, 2011). In United States, churches have been found to contribute positively to the social fabric of neighborhoods, enhancing the sense of community and providing valuable services that can increase property values (Brunson, 2017; Li, 2018). In developed countries, effective urban planning and zoning regulations, such as the Religious Land Use and Institutionalized Persons Act (RLUIPA) in the United States, often mitigate the negative impacts of churches by ensuring compatibility with residential land uses (US Department of Justice, 2000). Such regulations help balance the needs of religious institutions with those of residential communities, reducing potential conflicts. Conversely, in developing countries like Nigeria, where urban planning and zoning regulations may be less stringent, the effects can be more pronounced and varied (Babawale and Adewunmi, 2011). The lack of effective zoning and regulation can lead to issues such as overcrowding, noise pollution, and inadequate infrastructure, which may negatively impact residential property values (Adesina, 2018).
In Nigeria, the rapid and often unregulated proliferation of churches in residential areas has sparked significant debate. Adesanya (2011) notes that the frequent establishment of multiple churches within close proximity in residential neighborhoods has led to concerns about their impact on local property markets. The negative impact of churches in Nigeria as posited by Adesanya (2011), Babawale and Adewunmi (2011) contradicts the conclusion of Iroham and Oloyede (2010) who saw church location as having tremendous positive impact on residential property values. These studies which the conclusions contradicted one another were seen to focus on one geographic zone which is South-West, Nigeria and on large Pentecostal churches whereas there are other geographic zones and other churches which are orthodox in doctrine and some are small in size. Nwanekezie and Oparaugo (2019) studied the impact of worship centres on residential property values in Uyo and found that churches have dual impacts on residential property values, as the impact is positive on property values in high density areas and negative in medium density neighbourhoods It was observed that the study of Nwanekezie and Oparaugo (2019) adopted simple regression analysis which only considered the distance from church and property values, without consideration of the noise level, the intrinsic factors like property characteristics and other extrinsic factors like the neighbourhood characteristics which may also impact the property values.	Comment by SERBI: I expected some figures from these previous studies, what was the range of the effect quantitatively and what exactly your study addresses
This study examines how proliferation of churches in residential neighborhoods affects residential property values in Uyo, Akwa Ibom State, Nigeria with consideration of the intrinsic and extrinsic factors which can also impact on property values.  Also, by considering both Pentecostal and Orthodox churches, small and large in size, this study provides a comprehensive understanding of how churches impact residential property values. Understanding the broader implications of these dynamics is critical for urban planners, policymakers, and real estate investors. Effective urban planning requires balancing the benefits provided by religious institutions with the potential nuisances they may introduce. Policymakers need empirical evidence to create regulations that foster harmonious coexistence between residential and religious land uses. Real estate investors, on the other hand, should consider these factors when making investment decisions to optimize returns and ensure the long-term viability of their investments.
1.1 Objectives of the Study
The aim of this study is to examine the effect of proliferation of churches in residential neighbourhood on residential property values. In order to achieve this aim, we set these objectives: 
(i) to analyze the noise level from churches located in residential neighbourhoods in Uyo
(ii) to analyze the distance between churches location and residential properties in Uyo
(iii) to examine the relationship between externalities from churches and residential property values in Uyo.
2.0 Literature Review
2.1 Theoretical Background
Residential property values are inherently tied to their surrounding environment, including the presence of various land uses that can either enhance or detract from their appeal. The hedonic pricing model, often used in real estate economics, suggests that the value of a property is determined by its characteristics and the attributes of its location. This suggests that the effects of externalities from other land uses surrounding residential properties may impact on its values. The impact of land use on property values has been extensively been studied by Benson, Hansen, and Schwartz (2000) who found that properties with water views command higher prices due to their aesthetic and recreational appeal. Conversely, undesirable land uses such as waste sites negatively impact property values (Sperling and Russell, 2022). These studies underscore the importance of locational attributes and the externalities in determining property values. Based on the knowledge of effect of externalities on property values, this study is premised on the theory of externalities. 
Externalities theory was propounded by Arthur Pigou in 1920. This theory suggests that market failure occurs when the marginal social costs of an activity is greater than the marginal social benefits (Sperling and Russell, 2022). Externalities are costs or benefits that are not included in the market prices and therefore not reflected in the private costs. The concept of externalities is very important because on some instances, externalities such as pollution can have significant impact on the whole society while the benefits only accrue to the individuals that made the decision so the decision maker may care less on the consequences of his decision on the society. In this context, where the social costs from the externalities emanating from proliferation of churches in residential neighbourhood exceeds the social benefits from the churches, tenants may quit the properties or offer to pay less rent because of the inconveniences. This theory suggests that churches may have externalities that may impact positively or negatively on residential property values. 

2.2 Positive Impacts of Churches on Property Values
Several studies have highlighted the potential positive impacts of churches on property values. Carroll, Clauretie, and Jensen (1996) found that churches could enhance neighborhood property values by serving as community focal points that promote social cohesion and reduce crime. Their study, conducted in Henderson, Nevada, suggested that neighborhood churches were viewed as amenities that contributed to the overall attractiveness of the area. Similarly, Simons and Seo (2011) noted that a Jewish Orthodox campus in a Midwestern U.S. city increased residential property values within a quarter-mile radius due to the perceived community stability and moral benefits provided by the religious institution.	Comment by SERBI: Magnitude of effect is not clear
 Iroham and Oloyede (2010) observed that the presence of the Living Faith Church in Ota, Ogun State, had a positive impact on nearby residential property values. Their findings suggested that the church's influence extended beyond spiritual benefits, contributing to the overall attractiveness and perceived safety of the neighborhood. This aligns with the findings of Fraser and Spencer (1998) and Benson, Hansen, and Schwartz (2000), who documented how desirable land uses enhance property values. Nwanekezie and Oparaugo (2019) studied the impact of worship centres on residential property values in Uyo and found that churches have positive impact on residential property values in high density neighbourhoods.	Comment by SERBI: Old references no quantified effect
Moreover, churches often serve as hubs for various community activities, offering social services, educational programmes, and recreational facilities. Brunson (2017) found that churches in urban areas often provide essential social services, such as childcare, food banks, and community health services, which can enhance the quality of life in the neighborhood and, consequently, increase property values. Li (2018) similarly noted that churches contribute to social capital by fostering networks of support and engagement among residents, which can make neighborhoods more attractive to potential renters.

2.3 Negative Impacts of Churches on Property Values
Conversely, other studies have documented the negative externalities associated with the presence of churches in residential areas. Do, Wilbur, and Short (1994) reported that in metropolitan Chula Vista, California, the proximity to churches negatively affected residential property values, particularly within 850 feet of the church. This negative impact was attributed to increased noise levels, traffic congestion, and the periodic influx of large crowds. Their study highlights the potential nuisances associated with religious institutions that can detract from the residential appeal of an area.	Comment by SERBI: What was the exact effect??
Babawale and Adewunmi (2011) conducted a study on the impact of neighborhood churches on house prices in Lagos, Nigeria, focusing on three Pentecostal churches. Their results indicated that large neighborhood churches could have a detrimental effect on the values of nearby residential properties. The adverse effects were primarily due to the increased noise pollution and the disruption of the tranquil residential environment. This finding is consistent with the work of Adesina (2018), who noted that the unregulated establishment of churches in residential areas often leads to overcrowding and infrastructural strain, negatively impacting property values.
In addition, the physical and social infrastructure of neighborhoods can be significantly affected by the presence of large churches. For instance, traffic congestion during church services can lead to increased wear and tear on local roads, higher noise levels, and a general decline in the quality of life for residents (Nelson, 2017). This is particularly problematic in areas with inadequate road networks and traffic management systems, common in many developing countries. Nwanekezie and Oparaugo (2019) studied the impact of worship centres on residential property values in Uyo and found that churches have negative impact on residential property values in medium density neighbourhoods.

2.4 World Health Organization (WHO) Standard on Noise Level	Comment by SERBI: If you use these as guidance for your study, insert in methodology, if you want to discuss as part of literature, provide different alternatives on nose standard levels to allow a discussion and use paragraphs not itemisation
The World Health Organization (WHO) provides guidelines for community noise, including recommended sound levels in residential neighborhoods. According to the World Health Organisation (1999), the recommended noise level for residential areas to avoid adverse health effects is:
· Nighttime (outdoor): The noise level should not exceed 40 decibels (dB) to prevent sleep disturbance.
· Daytime and Evening (outdoor): The noise level should not exceed 55 decibels (dB) to avoid serious annoyance.
For indoor environments, the recommended levels are:
· Nighttime (indoor): The noise level should not exceed 30 decibels (dB) to prevent sleep disturbance.
· Daytime and Evening (indoor): The noise level should not exceed 35 decibels (dB) to prevent speech interference and moderate annoyance.
Halperin (2014) studied how environmental noise affects sleep quality, particularly in urban residential areas. The study revealed that night-time noise levels exceeding 40 dB can significantly disrupt sleep patterns, leading to chronic sleep deprivation and associated health.
3.0 Research Method
This study adopted survey research design which enabled us to meet with occupants of residential neighbourhoods, collect primary data from them and equally make observations from the field. Uyo city was divided into five (5) zones using the five major roads originating from Ibom Connection Round-About (Ikot Ekpene road-Abak road, Abak road-Aka road, Aka road -Oron road and Oron road-Wellington Bassey way zones) as our guide. In each of the zones, we purposively selected six (6) (3 pentecostal and 3 orthodox) churches that has operated for at least 10 years at the neighbourhood. In all, we had a sample size of thirty (30) churches. We randomly selected ten (10) residential buildings located within the radius of 300 meters around the selected churches. These comprised 600 residential buildings. We used Global Positioning System (GPS) was used to measure the distance between the church location and the residential properties. We also used sound level meter to measure the noise level from the churches.  Six hundred (600) copies of the questionnaire were administered to occupants of the selected properties to obtain data on rental values, property characteristics and neighborhood characteristics. These data were collected between the months of January, 2024 and July, 2024. The methodology involves analysis of the data collected. The study made use of descriptive and inferential statistics such as mean and Analysis of Variance (ANOVA) and multiple regression analysis to examine the effect of church proliferation on residential property values. Microsoft excel and Statistical Package for Social Sciences (SPSS) were the tools used to assist in the analysis. Data on rental values of residential properties served as the dependent variable while data on distance, noise level, number of rooms, number of bathrooms/toilets, condition of the property and condition of public power supply were the independent variables. Data on nuisance from the church, property characteristics and neighbourhood characteristics which often affect property values were carefully selected.
		Comment by SERBI: This section is poorly presented

4.0 Presentation and Analysis of Data
In this section, we present the result of the data which were collected and analyzed in order to achieve the set objectives of the study. 

Table 1: One-sample Statistics of the Noise Level in Residential Neighbourhoods in Uyo

	

	
	N
	Mean
	Std. Deviation
	Std. Error Mean

	Noise level from neighbourhood churches (decibel)
	600
	71.39
	4.672
	.191


Source: Researchers’ analysis, 2024.
The result in Table 1 shows that data on the noise level from neighbourhood churches were collected from 600 residential properties. The average noise level measured in decibels from the neighborhood churches was 71.39 decibels. The standard deviation which measures the dispersion or spread of the noise levels around the mean of the noise levels was 4.672. This means that the noise levels vary by about 4.672 decibels from the average noise level of 71.39 decibels. The standard error of 0.191 suggests that the sample mean is estimated with a high degree of precision.
Table 2: One-sample Statistics of the Distance between Church Location and Residential 	   Properties in Uyo

	One-Sample Statistics

	
	N
	Mean
	Std. Deviation
	Std. Error Mean

	Distance from church (metres)
	600
	66.76
	36.285
	1.481


Source: Researchers’ analysis, 2024
In Table 2, there are 600 observations in the sample that were made. This is a relatively large sample size, which generally contributes to the reliability of the results. The average distance from church is 66.76 metres. This is the central value around which the distances from the churches are distributed. The standard deviation of 36.285 metres is the measure of dispersion in the distances between churches and residential properties. This suggests that while some people live very close to the church, others live much farther away. The standard error of 1.481 meters is quite small relative to the standard deviation, indicating that the sample mean is a reliable estimate of the population mean.

Table 3: Summary of the Model of Effect of Churches Proliferation on Residential Property Values in Uyo

	Model Summary

	Model
	R
	R Square
	Adjusted R Square
	Std. Error of the Estimate

	1
	.941a
	.886
	.885
	41102.8019

	a. Predictors: (Constant), Condition of public power supply, Noise level from neighbourhood church, Condition of the property, Distance from church, Number of rooms, Number of bathrooms/toilets.

Source: Researchers’ analysis, 2024.


 From Table 3, the R-value of 0.941 shows that there was a strong linear relationship between the independent variables – condition of public power supply, noise level from neighbourhood churches, condition of the property, distance from church, number of rooms, number of bathrooms/toilets and the dependent variable-rental values. The adjusted R-square value of 0.885 implies that 88.5% of the total variation in rental values was explained by the independent variables. This shows that the model has captured the major variables that affect rental values of residential properties.


Table 4: Analysis of Variance of Effect of Churches Proliferation on Residential Property Values in 	   Uyo

	ANOVAa

	Model
	Sum of Squares
	df
	Mean Square
	      F
	        Sig.

	1
	Regression
	7759941720943042
	6
	129332362015
174
	                             765.534
	       .000b

	
	Residual
	1001838112390312
	593
	1689440324.436
	
	

	
	Total
	8761779833333.355
	599
	
	
	

	a. Dependent Variable: Rental value (N)

	b. Predictors: (Constant), Condition of public power supply, Noise level from neighbourhood churches (decibel), Condition of the property, Distance from church (metres), Number of rooms, Number of bathrooms/toilets


Source: Researchers’ analysis, 2024.

The result in Table 4 shows the F-calculated value of 765.534 and P-value of 0.000. This implies that the model was a good fit and that the dependent variables jointly influenced the dependent variable significantly.
Table 5: Effect of Churches Proliferation on Residential Property Values in Uyo

	

	

	Model
	Unstandardized Coefficients
	Standardized Coefficients
	t
	Sig.

	
	B
	Std. Error
	Beta
	
	

	1
	(Constant)
	100868.711
	30677.205
	
	3.288
	.001

	
	Distance from Church (Metres)
	316.936
	53.251
	.095
	5.952
	.000

	
	Noise level from church (Decibel)
	-771.493
	387.801
	-.030
	-1.989
	.047

	
	Number of rooms
	47833.731
	3649.410
	.295
	13.107
	.000

	
	Number of bathrooms/toilets
	75931.384
	3167.930
	.595
	23.969
	.000

	
	Condition of the property
	10175.573
	2063.353
	.072
	4.932
	.000

	
	Condition of public power supply
	18600.406
	3496.548
	.085
	5.320
	.000

	a. Dependent Variable: Rental value (n)


Source: Researchers’ analysis, 2024.
Table 5 shows the coefficient of the various independent variables. This reveals the relationship between the dependent variable and the independent variables. The constant represents the baseline rental value of residential properties when all other factors are held at zero. In this case, the baseline rental value is approximately N100,868.71. The t-statistic and the significance level indicate that this constant is statistically significant at the 1% level.
 The coefficient of distance from church was 0.095 with a P-value of 0.000 which implies that distance from church had a significant positive influence on rental value. The positive coefficient suggests that proximity to the church decreases rental values, possibly due to factors like noise or traffic. This means that each metre away from the church location caused the rental value to increase by N316.94. 
The level of noise from the churches had coefficient of -0.03 with a P-value of 0.047 which implies that noise from the churches had a significant negative influence on rental values. This indicates that each additional decibel of noise from the churches reduces the rental value by N771.49. This result is statistically significant at the 5% level. The negative sign suggests that higher noise levels from the church have an adverse effect on rental values.
The coefficient of number of rooms was 0.295 with a P-value of 0.000 which shows that number of rooms had significant positive effect on rental values. This suggests that each additional room in residential property can increase the rental value by N47,833.73. This result is statistically significant at the 1% level.
The coefficient of number of bathrooms/toilets was 0.595 with a P-value of 0.000 which shows that number of bathrooms/toilets had significant positive effect on rental values. This suggests that each additional bathrooms/toilets in residential property can increase the rental value by N75,931.38. This result is statistically significant at the 1% level.

The coefficient of the condition of the property was 0.072 with a P-value of 0.000 which shows that condition of the property had significant positive effect on rental values. This suggests that improving the condition of residential property can increase the rental value by N10,175.57. This result is statistically significant at the 1% level.

The coefficient of the condition of the power supply was 0.085 with a P-value of 0.000 which shows that condition of the power supply had significant positive effect on rental values. This suggests that improving the condition of residential property can increase the rental value by N18,600.41. This result is statistically significant at the 1% level.


	


4.1 Discussion of Findings
The average noise level of 71.39 decibels is the observed noise level from churches located in residential neighbourhood. World Health Organization (WHO) recommends 55 decibels as the normal sound level in residential neighbourhood in the day time and this value of 71.39 decibels suggests that the noise level from the churches is significantly higher than WHO recommended noise level. Some of the churches use heavy sound equipment that vibrates the entire neighbourhood.  As opined by Halperin (2014), this level of noise can increase the risk of sleeplessness, hypertension and myocardial infarction. With this kind of health risk exposure, tenants may want to quit the properties in close proximity to churches and this will negatively affect the demand for such residential properties and this in turn affects the property values. The result of the analysis indicates that each additional decibel of noise from the churches reduces the rental value by N771.49. The negative impact of church noise on property values suggests that noise pollution is a significant concern for tenants. Landlords and property managers should be aware of this when fixing rent or considering property investments near churches. 
The average distance between churches location and residential properties is 66.76 metres with a standard deviation of 36.285 metres. This shows that some churches are closer to residential properties while some are farer away. The findings of the analysis presented the position that the closer the churches were to residential properties, the less the property value was by N316.94 per metre. This means that closeness to churches negatively affected property values and could could be caused by the inconveniences from noise pollution and traffic congestion from the neighbourhood churches.
The results indicate that being closer to a church decreases rental values, likely due to noise pollution and other negative externalities associated with church activities. This finding aligns with the conclusion of Do et al (1994) and Babawale and Adewunmi (2011). This implies that tenants may prefer properties further away from churches to avoid these disturbances.
The number of rooms and bathrooms/toilets significantly enhance rental values, underscoring the importance of these features in residential properties. Today, many tenants want their rooms to be ensuite so that they can have more convenience so they can pay so much for the additional comfort. Property developers and landlords should consider these aspects to maximize rental income.
A well-maintained property commands higher rental values, indicating that investment in property maintenance can yield substantial returns. This highlights the value of regular upkeep and renovations.
The condition of public power supply also influences rental values, reflecting tenants' preferences for reliable utilities. Today which the cost of petrol and diesel is so high, tenants prefer locations with better public power supply to reduce expenses on petrol and diesel. This helps to boost demand for properties at where there is better public power supply. This finding underscores the importance of good infrastructure for residential property markets.
5.0 Conclusion and Recommendations
This study provides valuable insights into the factors affecting rental values of residential properties in Uyo. The findings from the study revealed that proliferation of churches in residential neighbourhood has significant negative impact on residential property values. This negative impact is caused by proximity to churches and noise pollution from the neighbourhood churches which have caused a lot inconveniences to the tenants due to the negative externalities. As a result of these negative externalities tenants do not have high demand for properties in close proximity to churches. The study also found that while church proliferation has significant negative impact on residential property values, other factors like number of rooms, number of bathrooms/toilets, property condition, and public power supply positively influence residential property values. These findings can guide urban planners, property investors, managers and tenants in making informed decisions to enhance property appeal and rental income.
Based on the findings and our conclusion, we make these recommendations:
1) urban planners should consider the potential negative impact of noise from churches when zoning residential areas so that they do not allow many churches in a residential neighbourhood since they produce noise that is above WHO recommended noise level
2) regulations are needed to control noise levels, especially from especially from churches
3) real estate investors and developers need to avoid development of residential properties in close proximity to churches to avoid the negative impact on property values
4) enhancing property features and the general conditions of residential properties, such as adding rooms and bathrooms, can significantly increase property values, suggesting targeted renovations could be highly beneficial
5) real estate investors should target development of their properties in neighbourhoods where there is better public power supply.
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