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Abstract

Bearing in mind that the land market is crucial to urban housing development and
ha several acors inuence urban land marke operaons, his sudy examined and
priorised he acors aecng eecve land marke developmen in Asaba, Nigeria.
Using a purposive sampling echnique, he sudy gahered relevan daa hrough he
adminisraon o a srucured quesonnaire o 277 respondens comprising 101
pracsing esae surveyors and valuers, and176 regiseredesaeagens/privaepropery
developers. Daawere analysed using descripve sascs, while he Relave Imporance
Index ranking and acor analysis were employed in he analysis. Findings revealed ha
locaon/accessibiliy, availabiliy o land or developmen, and securiy o land le were
he hree mos imporan acors driving he Asaba land marke. Furher analysis afer
acorisaon revealed ha nine (9) acors (adminisrave, echnical, negave marke,
nancial, legal, posive marke, accessibiliy, and urban) were responsible or 60.597%
inuence on he marke eecveness. Esae surveyors and landowners were ound o be
indispensable parcipans in he marke. The sudy hereore recommends an improved
ciy hub and road nework, use o proessionals in marke ransacons, regulaon o
he acvies o land rackeeering, applicaon o he renal and air marke value o
properes, raining and regulaon o quarks acvies, and improved consulancy or
eecve land marke developmen.

Keywords: Developmen, eecveness, land marke, acorisaon, Relave Imporance
Index, Nigeria.

Inroducon

The imporance o land o humans on earh hroughou he ages can hardly
be overemphasised. Land is no only cenral bu also an essenal elemen in urban
developmen. Land is he oundaon and ramework on which he economic and
socio-polical acvies o a counry uncon; hus, land he basis o all developmen
(Dawidowicz & Zrobeck, 2017; Udo & Udoudoh, 2018). Land aecs he welare
o people more han any oher single commodiy. Real esae (land) embodies

1Proessor in he Deparmen o Archiecure and Planning- Real Esae & Valuaon, Universiy o
Boswana, Gaborone, Boswana. Email: emoh@ub.ac.bw
2Lecurer in he Federal Polyechnic, Auchi, Nigeria. Email: benejis@gmail.com
Correspondence concerning his arcle should be addressed o Fidelis I. Emoh, Proessor o Real Esae &
Valuaon: Deparmen Archiecure and Planning, Universiy o Boswana, email: emoh@ub.ac.bw



34

Journal for Sudies in Humanites and Social Sciences Vol 1&2, 2022

a signican poron o wealh and conribues a subsanal amoun o business
in developed naons. Access o land, however, has been one o he daunng
challenges conronng urban dwellers in mos developing naons, Nigeria inclusive.

Rapid urban developmen has brough dynamic changes o he land marke and
uses o land, hereby placing ever-increasing pressure on he demand or land in Asaba,
he capial ciy o Dela Sae. The land marke is one o he means hrough which
many people can gain he righ o use land in urban cenres. The land marke increases
access o land or hose people who have diculy purchasing land hrough cusomary
mechanisms, inheriance and Sae allocaon (Freire e al., 2007). An eecve land
marke, hereore, according o Adjekophori e al. (2019), is an essenal elemen o any
successul marke economy and he cornersone or economic and social developmen.

Basically, he demand or urban land is shaped signicanly by he urban populace,
household ormaon, purchasing power, locaonal/accessibiliy acors, and access o
credi. The urban land marke can be aeced by so many acors, including demand
and supply, land ransacon and lease, spaal planning, land speculaon, land value,
ormaliy and lack o ormaliy o he marke, and weak land adminisraon sysem,
among ohers (Adjekophori e al., 2019). Adjekophori (2018) noed ha he Asaba land
marke is highly underdeveloped; ransacons are shrouded wih secrecy and huge
ambiguiy in is operaons. The abiliy o he landowners or righ holders o engage in
meaningul ransacons is somemes hugely curailed. For he urban land marke o
serve he people, i has o be eecve.

The land marke in Asaba oday is one o he major driving orces inuencing
economic acvies in he ciy compared o he oil secor and oher commercial
acvies. Asaba land markes have a ciy-wide range coverage comprising surrounding
cies and owns wihin he gazeed Sae Capial Terriory. The real esae marke in
Asaba is becoming more lucrave, compeve and demanding as he needs o residens
increase. Policymakers, urban planners, esae surveyors and valuers, landowners and
users are ineresed in various acors aecng and shaping he marke; however, no
conscious eor has been made o sysemacally analyse hese acors. This made he
sudy smulang and worhwhile o pursue. The hrus o his sudy, hereore, was o
evaluae he acors aecng eecve land marke developmen in Asaba, Dela Sae,
Nigeria.

Statement of the Problem

Land marke developmen in Nigeria is quie diverse and inuenced by condions
exisng in heplaceswhere heyare locaed(Okaor,2016).SinceAsabasareddeveloping
as a capial ciy—a major indusrial and commercial hub in Dela Sae—civil servans,
raders, indusrialiss and merchans see i as a haven. Thus, Asaba sared experiencing
a sharp increase in populaon. This unprecedened increase in populaon, resulng
rom a miscellany o acors—a growing inux o Inernally Displaced Persons (IDPs) and
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immigrans resulng rom dispersals o excruciang economic conics, environmenal
disasers and rapid rae o urbanisaon—have brough abou a signican increase in he
demand or land and housing in he ciy o Asaba and neighbouring owns.

Despie he social-economic benes accrued o a well-developed land marke
in urban areas, he land marke in Asaba remains highly underdeveloped. Similar o
every oher urban cenre, i is characerised by limied inormaon on he volume
o ransacons, he amoun o land changing hands, he paern o he disribuon
o land, and land prices. Land ransacons are shrouded in secrecy and here is huge
ambiguiy in erms o marke operaons. Mos o he land developmen acvies here
are unplanned, resulng in haphazard developmen wih insucien inrasrucure. This
becomes worrisome considering he consequences i may have on real esae marke
developmen in general. Nowihsanding is size and huge poenal, he land marke in
he Asaba has connually missed ou on he invesmen compass o und managers and
he research agenda o land expers; i has hereore remained relavely lile researched
(Adjekophori, 2018; Adjekophori e al., 2019). The opicaliy o he paper is relaed o he
need or he analysis o he rends and prospecs o he developmen o he land marke
in he Dela Sae o Nigeria, as i has a high social meaning and imporance or marke
parcipans.

Wih so many acors inuencing and aecng land markes, he objecve o his
research was hereore o evaluae he inuencing acors o land marke developmen
in Asaba, using a acor analyc approach o ascerain and propose a workable means
owards improving land marke eecveness in Dela Sae, Nigeria.

Lieraure Review

Landmarke developmen has radionally been linked o he growh o a counry’s
economic well-being and he qualiy o lie o is cizens he world over. The operaon
o he land marke impacs grealy on he naon’s abiliy o achieve is developmen
objecves. The developmen o he land marke conribues o he developmen o he
naonal economy, hus creang a avourable invesmen climae or invesors (Binovska
e al., 2018). Land markes, according o Palmer e al. (2009), are mechanisms by which
righs in land and housing, eiher separaely or ogeher, are willingly raded hrough
ransacons such as sales and leases. The land is a vial inpu or housing. When a
ransaconon land is done roma legimae sandpoin, only he righs canbe ranserred
rom a seller o a purchaser. This necessiaes special arrangemens o have an eecve
urban real esae marke.

Urban land markes play a crucial role in shaping urban developmen oucomes by
deermining he locaon,densiy, ormandpriceo residenal, commercial, and indusrial
developmen (Serra e al., 2004; Šečkuė e al., 2016). These auhors urher sae ha
urban land markes are movaed by boh demand and supply acors. On he demand
side, populaon growh, level o income and economic acvies dene how much land
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is demanded o suppor expansion. Land supply is deermined by opographical and
physical condions, paerns o land ownership, availabiliy o inrasrucures such as
roads, elecriciy, waer, ec., and governmen regulaon.

Land markes provide he basis or improving resource allocaon and inuence
house prices in urban areas (Mahoney e al., 2007). According o Adjekophori e al.
(2020), somemes he abiliy o he landowner or righ holder o engage in a signican
deal is exremely curailed by an ineecve land marke. Urban land marke and access
have o be well-organised or i o serve he people. The capaciy and abiliy o banks and
oher nancial insuons o lend money are underpinned by an eecve land marke
(Mahoney e al., 2007). The land marke perorms he uncons o bringing owners and
users ogeher o x land prices and disribung land, and playing an imperave role in
cerying ha land is used ecienly (Lall e al., 2009; Gonda, 2019). An ecien land
marke is a cornersone or economic and social developmen.

Facors Aecng he Urban Land Marke

Urban land markes can be aeced by demand and supply, land sale and lease,
spaal planning, speculaon ha aecs land price, and ormaliy and inormaliy o he
urban land marke.

Basically, demand or urban land is shaped genly by urban populaon growh (rae
o urbanisaon), household ormaon (household size), purchasing power (income),
access o credi, and locaon acors (Palmer, e al., 2009; Gonda, 2019). Public policies
such as zoning, propery axes and consrucon o inrasrucure also aec he demand
and supply o land (Waddle &Moore, 2008). High propery ranser axes and oher land-
relaed axes can eecvely weaken demand or urban land. Demand or land aecs
he meaning aached o he land and he insuons ha manage i. As Do Sul (2004)
indicaes, when land is abundan, is value is provided by is symbolic meaning and
managemen is carried ou by local insuons. When demand urher increases, he
endency is o see he land as a commodiy ha can be bough and sold in principle by
ranserring propery righs. As demand grows more and more, access o land hrough
he marke becomes he predominan means (Do Sul, 2004). The marke can respond
posively o demand by supplying land hamaches he demand.

High demand or land is an incenve or people o sell heir propery or or he
governmen o make land available in he marke. High demand or urban land leads o
he conversion o agriculural land around peri-urban areas o residenal or indusrial
uses. I exers supply pressure, ye i is no easy omake (developed) land available in he
marke wihin a shor period (Dowall, 1995), because i akes me o supply developed
land. Failure o balance land supply wih demand resuls in speculaon ha would push
land prices very high—a leas emporarily. These all creae land and housing shorage in
urban cenres. I also encourages he developmen o an inormal land marke.
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According o he Unied Naons Economic and Social Commission or Asia and
he Pacic (1997), “Land speculaon occurs when he demand or land, a presen or
in he near uure, ousrips he supply o land”. I is no only a shorage o land supply
ha causes problems, bu speculaon oo. Speculaon can be a resul o inaccurae or
unreliable land marke inormaon, parcularly wrong inormaon abou land price,
spaal planning, and he general rend o supply in he marke. Speculaon migh be a
maniesaon o a badly governed land marke (Molen e al., 2008). When he marke
does no properly address he need o cizens or sheler or invesmen, speculaon
akes over. Molen e al. (2008) urher explains ha speculaon leads o inormal
selemens and urban sprawl, creang arcial shorages o land in he marke. In his
case, developers and users heavily engage in land marke (sar buying in bulk) in an
ancipaon o uure land price hikes.

The land marke allows land righs (le) holders o ranser he righs o buyers
volunarily. Land sale is possible when land belongs o privae ownership or reehold.
In many cases, hose who have usuruc righs can lease bu canno sell indeniely.
Governmens can sell land under sae ownership eiher o developers or o individuals.
Usually, he sae land ranser akes place in he orm o a lease. Individuals who hold
land-use righs (LURs) are allowed o engage in a land ransacon in he orm o a sub-
lease, which allows hem o dispose o heir LURs or a erm shorer han he original one
(Theurilla e al., 2014).

The land sales marke ypically uncons imperecly. The imperecon rsly exiss
in he orm o a land supply shorage ha drives he prices up high. Secondly, in many
insances, here is a lack o credi (morgage) or land and house nancing. The problem
is everywhere; noneheless, i is crical in developing counries (Swinnen e al., 2006).
Third, he ransacon cos (ees or noary and oher legal services, paymen made o
access inormaon, and oher coss no direcly included in he land price) is high and
unbearable o many. As a land sale is quie expensive, land lease is an alernave means
o access land. For he lease sysem o be unconal, i has o lay down he ollowing
oundaons (Unied Naons Human Selemen Programme, 2003): he possibiliy o
build on he land and have access o services o a ciy; speciy a period; provide proecon
rom evicon; allow sub-lease and inheriance; be easily renewed; and aciliae credi
and nance.

Land sales allow he buyers o obain reehold or perpeual ownership o land. I
migh also encourage invesors who would like o inves in land or develop i. I migh
earn he poor cash or immediae needs. Free land sale, however, in he long run, may
lead o negave consequences because i leads he poor who is cash sriped o disress
land sale. This siuaon leaves he poor in an undesirable posion and places heir lives
in abjec povery or many years afer he land ranser. In such a case, rsly, he sae
can proec he poor by providing homeowner guaranee unds, which provide relie
and increase he abiliy o own propery (Deng & Chen, 2019). Secondly, land lease or
ren in urban areas can oer an alernave soluon o he poor who is in dire need o
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cash. The poor can ranser, under a lease arrangemen, land righs emporarily wihou
endangering he long erm prospec o land ownership. A lease can sll be a beer
alernave o buying due o is relavely low cash demand.

Access o land can be obained hrough ormal or inormal means. In he ormal
land delivery sysem, he allocaon and ranser o land conorms o exisng laws such
as mandaory regisraon and cercaon, planning regulaons, building codes and
sandards (Enemark, 2010; Sivam, 2002). As Dale e al. (2010) discuss, he ormal land
markemusoperaewihinaclear seopolicies and laws haare consisen, enorceable
and accepable o he general public. However, in developing counries, only a racon
o land markes are operang ormally (Palmer e al., 2009). Formal sysems, including
morgage and credi, have largely ailed o reach many low-income households. In mos
counries, even middle-income amilies are lef ou o ormal land markes. As a resul,
poor people engage in an inormal land marke ha largely operaes in an environmen
ha is neiher ransparen nor enorceable (Freire e al., 2007). An inormal land marke
violaes a ew or all o he procedures declared by a governmen (Enemark, 2010; Bege,
2019). In his parcular case, land can be obained or occupied wihou a permi or
wihou undergoing he necessary regisraons. The inormal land marke is ofen he
mos commonway ha guaranees he poor access o land and i is much bigger han he
ormal marke in cies o he developing world (Palmer e al., 2009). Access o he ormal
land marke is no aordable or many (Sivam, 2002; Grau e al., 2019). Opporunies or
urban poor households o buy land in he inormal marke are ineecve and inecien.
Alhough land ranser is possible, i is no done in a well-organised ashion, which makes
sophiscaed andhigh sandard service unlikely. I also poses oher hreas: a governmen
loses conrol over he players involved in he marke and i canno secure ransers and
proec he righs o vulnerable individuals who ound hemselves involved in inormal
ransers. In addion, he governmen loses huge revenue ha i would oherwise have
earned rom land ax (ranser ax, annual land use ee and oher relaed axes) i he
marke is regulaed and ormalised.

Sudy Area

Asaba, he capial o Dela Sae, siuaed close o he River Niger, is a prominen
own wihin he Anioma axis, sraegically locaed on a hill a he Wesern edge o he
Niger River. Asaba is overlooking is siser ciy Onisha across he Niger Bridge, a as-
growing urban area wih a populaon o 149,603 people as o he 2006 census and a
meropolian populaon o over hal amillion people. I lies on a longiude o 6O11’52’’N
and laude o 6O43’42’’E. In recen mes, real esae developmen in he ciy has been
on he increase due o he inux o people migrang ino he ciy or greener pasure,
culminang in a rising demand or real esae (land and housing) and oher commercial
acvies or he eaming populaon. The land marke in Asaba cu across he capial ciy
o cover is environs comprising Okpanam, Ibusa, Issele Asagba, Ugbolu, Oko and Okwe.
Wih he lucrave and compeve naure o hemarke, values o real esae producs in
Asaba is on he increase, hereby paving he way or invesors rom he siser ciy Onisha
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o come in and inves in land mainly hrough he consrucon o residenal, commercial
and indusrial, properes. These characeriscs, hereore, made he ciy suiable or his
research.

Materials and Methods

For his sudy, a descripve research design was used. The survey was conduced
in Ocober and November 2019 in Asaba, Dela Sae. Mainly primary daa sources were
consuled and a purposive sampling mehod was seleced. Since his is a survey-based
sudy, a well-srucured, sel-adminisered quesonnaire wih close-ended quesons
suiable or quanave analysis was he major insrumen designed and used or daa
collecon. The quesonnaire was srucured using a 5-poin Liker scale and disribued
o a sample o 292 respondens. Respondenswere requesed o indicae heir percepon
o he subjec based on heir awareness and knowledge. Respondens were careully
chosen, using a random bu purposive sampling echnique rom all he caegories o
he arge populaon o ensure ha he righ responden wih relevan knowledge and
experience on he subjecmaer o he sudy were adequaely seleced. In oal, 277 (a
95% response rae) quesonnaires were duly compleed and analysed. The respondens
comprised 101 pracsing esae surveyors and valuers, 176 regisered esae agens/
privae developers in Asaba. The responden caegories ormed he major key players
in land marke operaons who are able o provide reliable and adequae inormaon
owards achieving he sudy`s objecves. The daa colleced were coded, capured and
analysed wih using he Sascal Package or Social Science (SPSS).

Resuls and Discussion

Table 1. Land marke parcipans /operaors in Asaba

(Source: Adjekophori e al., 2019, 26)
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To be eecve, he land marke requires some operaors reerred o in his sudy
as land marke parcipans. The descripve analysis o he land marke parcipans
as presened in Table 1, revealed he level o heir involvemen. The reliabiliy es o
responseswas deermined hrough Cronbach’s alpha es. The esmeasured he inernal
consisency o he iem (benes), and he resul o Cronbach’s alpha es showed ha
here is a high level o inernal consisency among he iems a 81% (0.81).

The Relave Imporan Index (RII) revealed ha all he parcipans were imporan
and indispensable o inland marke operaons. The resul o he chi-square sasc
(43.22) a a p-value (0.000) o less han he 0.05 signicance level revealed ha he
opinion o respondens is signicanly relaed; in oher words, he respondens srongly
agreed ha he operaons o he inland marke are carried by lised parcipans in
he marke. However, he major and indispensable parcipans in he land marke are
owners and esae surveyors and valuers. The descripve analysis o acors inuencing
he landmarke, which is one o he pre-occupaons o his sudy, is presened in Table 2.

Table 2. Facors ha inuence Asaba land marke
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(Source: Adjekophori e al., 2019, 26)

The analysis revealed a high Relave Imporan Index among he iems, which
indicaes ha all he acors are imporan in deermining hedirecono he landmarke.
The reliabiliy es o responses deermined hrough Cronbach’s alpha es showed a high
level o inernal consisency among he iems, a 79% alpha es. This means he daa are
appropriae or urher analysis and he opinion o respondens is considered suiable
and reliable. The resul o he chi-square sasc (24.66) a a p-value (0.000) o less han
he 0.05 signicance level indicaed ha he opinion o respondens on hese acors
are sascally and signicanly relaed, in oher words, he responden srongly agreed
wih hese acors as hemos imporan acors deermining he direcon o hemarke.
Locaon and accessibiliy as well as availabiliy o land or developmen are he mos
imporan acors ranked rs and second, respecvely.

KMO and Barle’s Tes

KMO (Kaiser-Mayer-Olkin measure o sampling adequacy) and Barle’s es
o sphericiy are validiy and reliabiliy ess, considered imporan o es sampling
adequacy or urher analysis and he hypohesis o he non-correlaon marix in acor
analysis (Table 3).

Table 3. KMO and Barle’s Tes

(Source: Auhor, 2019)
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Table 3 precedes acor analysis and i shows he resul o KMO (Kaiser-Mayer-Olkin
measure o sampling adequacy) and Barle’s es o sphericiy. To esablish he srengh
o he acor analysis soluon, i was essenal o esablish he reliabiliy and validiy o
he reducon hrough KMO and Barle’s es o sphericiy. Barle’s es o sphericiy
or he signicance o he correlaonmarix o he variable indicaed ha he correlaon
coecien marix is signican as indicaed by he p-value o 0.000, corresponding wih
he chi-square sascs. This suggess a rejecon o he hypohesis ha he correlaon
marix o he variables is insignican, because he p-value o 0.000 is less han he
assumed level o signicance o 0.05. Also, he KMO value is greaer han 0.5, which
urher suggess ha acor analysis can be used or he given se o daa.

Table 4. Toal variance explained on acors inuencing Asaba land marke

Exracon Mehod: Principal Componen Analysis

(Source: Adjekophori e al., 2019, 26)
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The cumulave variance o he nine mos associaed deerminan acors
inuencing he land marke is presened in Table 4. The eigenvalue in he able and he
aggregae under he eigenvalue indicae he sum o he oal variance in he original
variable accouned or by each o he componens. The variance is simply he rao o
variance accouned or by each o he componens o he oal variance o he variables.
The analysis required he rs nine componens o be exraced and he rs nine
componens rom he exraced soluon and he mos highly emphasised deerminan
acors inuencing land marke operaon. The exracon o he sum o he square
loadings explained he variabiliy in he original 30 variables. The exraced componens
showed 61.914% variabiliy in he original variables. Thereore, his sudy considerably
reduced he daa by selecng he exraced componens as he mos emphasised acors
or componens wih a minimum o 38.1% loss o inormaon. This urher indicaes ha
he oulined deerminan acors are represenave o he enre se o acors.

Table 5. Loading analysis o acors inuencing land marke acvies
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(Source: Adjekophori e al., 2019, 28)

Table 5 presens he analysis o acors ha inuence land marke acvies.
The resul revealed ha he nine acors loaded consue a 61.914% variance in he
deerminaon o acors inuencing land marke acvies in Asaba, Dela Sae. The cu-
o poin or his sudy is aken as 0.5 and above as a general rule o humb applied.
Facor one (1) represens adminisrave acors, which indicaed a 20.914% variance in
he deerminan acors inuencing land marke acvies in Asaba. These adminisrave
acors include communiy involvemen in land marke, proessional involvemen, weak
land adminisrave sysem, and complex enure ormalisaon procedures. Facor wo
(2) represens echnical acors, which indicaed a 7.835% variance across 30 variables.
Technical acors include incompeence o land adminisraor and incompeence o land
marke ransacon. Facor hree (3) represens a negave marke acor, which indicaed
a 6.859% variance in he deerminan acors inuencing land marke acvies. This
negave marke acor includes a decrease in he supply o land, a decrease in demand
or land, and decreasing real esae developmen. Facor our (4) represens nancial
acors, which indicaed a 5.926% variance in he deerminan acors. The nancial
acors include increasing cos o land acquision, Increasing cos o building maerials,
and availabiliy o credis rom nancial insuons. Facor ve (5) represens legal
acors, which indicaed a 4.686% variance in he deerminan acors inuencing land
marke acvies. The legal acors include he securiy o land le, land ownership
paern/srucure, and availabiliy o land or developmen. Facor six (6) represens land
policy acors, which indicaed a 4.40% variance in he deerminan acors inuencing
land marke acvies. Land policy acors include land speculaon, and local and sae
governmen policies on land maers. Facor seven (7) represens a posive marke
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acor, which indicaed a 4.068% variance in he deerminan acors inuencing land
marke acvies. The posive marke acors include an increase in demand or land,
and an increase in he supply o land. Facor eigh (8) represens accessibiliy acors,
which indicaed a 3.765% variance in he deerminan acors inuencing land marke
acvies. The accessibiliy acors include poor land inormaon sysem, and locaon
and accessibiliy. Facor nine (9) represens urban acors, which indicaed a 3.463%
variance in he deerminan acors inuencing land marke acvies. The urban acors
include level o urbanisaon and decreasing land prices.

Conclusion and Recommendaons

The land marke is crucial o urban housing developmen in he urban cenres, and
so many over and cover acors inuence and aec he eecveness and eciency o
markeoperaons. The sudy hus ar examined he acors aecng eecve landmarke
developmen in Asaba, Nigeria, wih he aim o priorise he acors and ascerain hose
hamainly aec and inuence he marke. Findings revealed ha locaon/accessibiliy,
availabiliy o land or developmen, and securiy o land le were he hree mos
imporan acors driving he Asaba land marke. Furher analysis afer acorisaon
revealed ha nine (9) acors (adminisrave, echnical, negave marke, nancial, legal,
posive marke, accessibiliy, and urban acors) were ound o be responsible or a
60.597% inuence on he marke eecveness. Esae surveyors and landowners were
ound o be indispensable parcipans in he marke. The sudy hereore recommends
an improved ciy hub and road nework, he use o proessionals in marke ransacons,
regulaon o he acvies o land rackeeering, applicaon o he renal and air marke
value o properes, raining and regulaonoquarks acvies, and improved consulancy
or eecve land marke developmen.

Limiaons and Areas or Furher Research

This sudy was limied o Asaba, he capial o Dela Sae in Nigeria, in scope and
daa collecon. I is hereore suggesed ha urher sudies be advanced o cover oher
cies in Dela Sae o eiher arm or reue he ndings o his sudy and he exen o
which he subjec aecs and inuences land marke developmen in Dela Sae as a
whole. There is also a need o undersand he incenves osering illegal/inormal land
dealings, especially in he urban cenres o he sudy area. This will urher expose he
implicaons o such acvies on land marke developmen in Dela Sae. The sudy
consrains include he uncooperave atude o some o he parcipans (respondens),
especially he principal parners o esae surveying and valuaon rms, resulng rom
he condenal naure o heir jobs.
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