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Abstract

Bearing in mind that the land market is crucial to urban housing development and
ha several acors inuence urban land marke operaons, his sudy examined and
priorised he acors aecng eecve land marke developmen in Asaba, Nigeria.
Using a purposive sampling echnique, he sudy gahered relevan daa hrough he
adminisraon o a srucured quesonnaire o 277 respondens comprising 101
pracsing esae surveyors and valuers, and176 regiseredesaeagens/privaepropery
developers. Daawere analysed using descripve sascs, while he Relave Imporance
Index ranking and acor analysis were employed in he analysis. Findings revealed ha
locaon/accessibiliy, availabiliy o land or developmen, and securiy o land le were
he hree mos imporan acors driving he Asaba land marke. Furher analysis afer
acorisaon revealed ha nine (9) acors (adminisrave, echnical, negave marke,
nancial, legal, posive marke, accessibiliy, and urban) were responsible or 60.597%
inuence on he marke eecveness. Esae surveyors and landowners were ound o be
indispensable parcipans in he marke. The sudy hereore recommends an improved
ciy hub and road nework, use o proessionals in marke ransacons, regulaon o
he acvies o land rackeeering, applicaon o he renal and air marke value o
properes, raining and regulaon o quarks acvies, and improved consulancy or
eecve land marke developmen.

Keywords: Developmen, eecveness, land marke, acorisaon, Relave Imporance
Index, Nigeria.

Inroducon

The imporance o land o humans on earh hroughou he ages can hardly
be overemphasised. Land is no only cenral bu also an essenal elemen in urban
developmen. Land is he oundaon and ramework on which he economic and
socio-polical acvies o a counry uncon; hus, land he basis o all developmen
(Dawidowicz & Zrobeck, 2017; Udo & Udoudoh, 2018). Land aecs he welare
o people more han any oher single commodiy. Real esae (land) embodies
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a signican poron o wealh and conribues a subsanal amoun o business
in developed naons. Access o land, however, has been one o he daunng
challenges conronng urban dwellers in mos developing naons, 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 capial ciy o Dela Sae. The land marke is one o he means hrough which
many people can gain he righ o use land in urban cenres. The land marke increases
access o land or hose people who have diculy purchasing land hrough cusomary
mechanisms, inheriance and Sae allocaon (Freire e al., 2007). An eecve land
marke, hereore, according o Adjekophori e al. (2019), is an essenal elemen o any
successul marke economy and he cornersone or economic and social developmen.

Basically, he demand or urban land is shaped signicanly by he urban populace,
household ormaon, purchasing power, locaonal/accessibiliy acors, and access o
credi. The urban land marke can be aeced by so many acors, including demand
and supply, land ransacon and lease, spaal planning, land speculaon, land value,
ormaliy and lack o ormaliy o he marke, and weak land adminisraon sysem,
among ohers (Adjekophori e al., 2019). Adjekophori (2018) noed ha he Asaba land
marke is highly underdeveloped; ransacons are shrouded wih secrecy and huge
ambiguiy in is operaons. The abiliy o he landowners or righ holders o engage in
meaningul ransacons is somemes hugely curailed. For he urban land marke o
serve he people, i has o be eecve.

The land marke in Asaba oday is one o he major driving orces inuencing
economic acvies in he ciy compared o he oil secor and oher commercial
acvies. Asaba land markes have a ciy-wide range coverage comprising surrounding
cies and owns wihin he gazeed Sae Capial Terriory. The real esae marke in
Asaba is becoming more lucrave, compeve and demanding as he needs o residens
increase. Policymakers, urban planners, esae surveyors and valuers, landowners and
users are ineresed in various acors aecng and shaping he marke; however, no
conscious eor has been made o sysemacally analyse hese acors. This made he
sudy smulang and worhwhile o pursue. The hrus o his sudy, hereore, was o
evaluae he acors aecng eecve land marke developmen in Asaba, Dela Sae,
Nigeria.

Statement of the Problem

Land marke developmen in Nigeria is quie diverse and inuenced by condions
exisng in heplaceswhere heyare locaed(Okaor,2016).SinceAsabasareddeveloping
as a capial ciy—a major indusrial and commercial hub in Dela Sae—civil servans,
raders, indusrialiss and merchans see i as a haven. Thus, Asaba sared experiencing
a sharp increase in populaon. This unprecedened increase in populaon, resulng
rom a miscellany o acors—a growing inux o Inernally Displaced Persons (IDPs) and
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immigrans resulng rom dispersals o excruciang economic conics, environmenal
disasers and rapid rae o urbanisaon—have brough abou a signican increase in he
demand or land and housing in he ciy o Asaba and neighbouring owns.

Despie he social-economic benes accrued o a well-developed land marke
in urban areas, he land marke in Asaba remains highly underdeveloped. Similar o
every oher urban cenre, i is characerised by limied inormaon on he volume
o ransacons, he amoun o land changing hands, he paern o he disribuon
o land, and land prices. Land ransacons are shrouded in secrecy and here is huge
ambiguiy in erms o marke operaons. Mos o he land developmen acvies here
are unplanned, resulng in haphazard developmen wih insucien inrasrucure. This
becomes worrisome considering he consequences i may have on real esae marke
developmen in general. Nowihsanding is size and huge poenal, he land marke in
he Asaba has connually missed ou on he invesmen compass o und managers and
he research agenda o land expers; i has hereore remained relavely lile researched
(Adjekophori, 2018; Adjekophori e al., 2019). The opicaliy o he paper is relaed o he
need or he analysis o he rends and prospecs o he developmen o he land marke
in he Dela Sae o Nigeria, as i has a high social meaning and imporance or marke
parcipans.

Wih so many acors inuencing and aecng land markes, he objecve o his
research was hereore o evaluae he inuencing acors o land marke developmen
in Asaba, using a acor analyc approach o ascerain and propose a workable means
owards improving land marke eecveness in Dela Sae, Nigeria.

Lieraure Review

Landmarke developmen has radionally been linked o he growh o a counry’s
economic well-being and he qualiy o lie o is cizens he world over. The operaon
o he land marke impacs grealy on he naon’s abiliy o achieve is developmen
objecves. The developmen o he land marke conribues o he developmen o he
naonal economy, hus creang a avourable invesmen climae or invesors (Binovska
e al., 2018). Land markes, according o Palmer e al. (2009), are mechanisms by which
righs in land and housing, eiher separaely or ogeher, are willingly raded hrough
ransacons such as sales and leases. The land is a vial inpu or housing. When a
ransaconon land is done roma legimae sandpoin, only he righs canbe ranserred
rom a seller o a purchaser. This necessiaes special arrangemens o have an eecve
urban real esae marke.

Urban land markes play a crucial role in shaping urban developmen oucomes by
deermining he locaon,densiy, ormandpriceo residenal, commercial, and indusrial
developmen (Serra e al., 2004; Šečkuė e al., 2016). These auhors urher sae ha
urban land markes are movaed by boh demand and supply acors. On he demand
side, populaon growh, level o income and economic acvies dene how much land
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is demanded o suppor expansion. Land supply is deermined by opographical and
physical condions, paerns o land ownership, availabiliy o inrasrucures such as
roads, elecriciy, waer, ec., and governmen regulaon.

Land markes provide he basis or improving resource allocaon and inuence
house prices in urban areas (Mahoney e al., 2007). According o Adjekophori e al.
(2020), somemes he abiliy o he landowner or righ holder o engage in a signican
deal is exremely curailed by an ineecve land marke. Urban land marke and access
have o be well-organised or i o serve he people. The capaciy and abiliy o banks and
oher nancial insuons o lend money are underpinned by an eecve land marke
(Mahoney e al., 2007). The land marke perorms he uncons o bringing owners and
users ogeher o x land prices and disribung land, and playing an imperave role in
cerying ha land is used ecienly (Lall e al., 2009; Gonda, 2019). An ecien land
marke is a cornersone or economic and social developmen.

Facors Aecng he Urban Land Marke

Urban land markes can be aeced by demand and supply, land sale and lease,
spaal planning, speculaon ha aecs land price, and ormaliy and inormaliy o he
urban land marke.

Basically, demand or urban land is shaped genly by urban populaon growh (rae
o urbanisaon), household ormaon (household size), purchasing power (income),
access o credi, and locaon acors (Palmer, e al., 2009; Gonda, 2019). Public policies
such as zoning, propery axes and consrucon o inrasrucure also aec he demand
and supply o land (Waddle &Moore, 2008). High propery ranser axes and oher land-
relaed axes can eecvely weaken demand or urban land. Demand or land aecs
he meaning aached o he land and he insuons ha manage i. As Do Sul (2004)
indicaes, when land is abundan, is value is provided by is symbolic meaning and
managemen is carried ou by local insuons. When demand urher increases, he
endency is o see he land as a commodiy ha can be bough and sold in principle by
ranserring propery righs. As demand grows more and more, access o land hrough
he marke becomes he predominan means (Do Sul, 2004). The marke can respond
posively o demand by supplying land hamaches he demand.

High demand or land is an incenve or people o sell heir propery or or he
governmen o make land available in he marke. High demand or urban land leads o
he conversion o agriculural land around peri-urban areas o residenal or indusrial
uses. I exers supply pressure, ye i is no easy omake (developed) land available in he
marke wihin a shor period (Dowall, 1995), because i akes me o supply developed
land. Failure o balance land supply wih demand resuls in speculaon ha would push
land prices very high—a leas emporarily. These all creae land and housing shorage in
urban cenres. I also encourages he developmen o an inormal land marke.
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According o he Unied Naons Economic and Social Commission or Asia and
he Pacic (1997), “Land speculaon occurs when he demand or land, a presen or
in he near uure, ousrips he supply o land”. I is no only a shorage o land supply
ha causes problems, bu speculaon oo. Speculaon can be a resul o inaccurae or
unreliable land marke inormaon, parcularly wrong inormaon abou land price,
spaal planning, and he general rend o supply in he marke. Speculaon migh be a
maniesaon o a badly governed land marke (Molen e al., 2008). When he marke
does no properly address he need o cizens or sheler or invesmen, speculaon
akes over. Molen e al. (2008) urher explains ha speculaon leads o inormal
selemens and urban sprawl, creang arcial shorages o land in he marke. In his
case, developers and users heavily engage in land marke (sar buying in bulk) in an
ancipaon o uure land price hikes.

The land marke allows land righs (le) holders o ranser he righs o buyers
volunarily. Land sale is possible when land belongs o privae ownership or reehold.
In many cases, hose who have usuruc righs can lease bu canno sell indeniely.
Governmens can sell land under sae ownership eiher o developers or o individuals.
Usually, he sae land ranser akes place in he orm o a lease. Individuals who hold
land-use righs (LURs) are allowed o engage in a land ransacon in he orm o a sub-
lease, which allows hem o dispose o heir LURs or a erm shorer han he original one
(Theurilla e al., 2014).

The land sales marke ypically uncons imperecly. The imperecon rsly exiss
in he orm o a land supply shorage ha drives he prices up high. Secondly, in many
insances, here is a lack o credi (morgage) or land and house nancing. The problem
is everywhere; noneheless, i is crical in developing counries (Swinnen e al., 2006).
Third, he ransacon cos (ees or noary and oher legal services, paymen made o
access inormaon, and oher coss no direcly included in he land price) is high and
unbearable o many. As a land sale is quie expensive, land lease is an alernave means
o access land. For he lease sysem o be unconal, i has o lay down he ollowing
oundaons (Unied Naons Human Selemen Programme, 2003): he possibiliy o
build on he land and have access o services o a ciy; speciy a period; provide proecon
rom evicon; allow sub-lease and inheriance; be easily renewed; and aciliae credi
and nance.

Land sales allow he buyers o obain reehold or perpeual ownership o land. I
migh also encourage invesors who would like o inves in land or develop i. I migh
earn he poor cash or immediae needs. Free land sale, however, in he long run, may
lead o negave consequences because i leads he poor who is cash sriped o disress
land sale. This siuaon leaves he poor in an undesirable posion and places heir lives
in abjec povery or many years afer he land ranser. In such a case, rsly, he sae
can proec he poor by providing homeowner guaranee unds, which provide relie
and increase he abiliy o own propery (Deng & Chen, 2019). Secondly, land lease or
ren in urban areas can oer an alernave soluon o he poor who is in dire need o
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cash. The poor can ranser, under a lease arrangemen, land righs emporarily wihou
endangering he long erm prospec o land ownership. A lease can sll be a beer
alernave o buying due o is relavely low cash demand.

Access o land can be obained hrough ormal or inormal means. In he ormal
land delivery sysem, he allocaon and ranser o land conorms o exisng laws such
as mandaory regisraon and cercaon, planning regulaons, building codes and
sandards (Enemark, 2010; Sivam, 2002). As Dale e al. (2010) discuss, he ormal land
markemusoperaewihinaclear seopolicies and laws haare consisen, enorceable
and accepable o he general public. However, in developing counries, only a racon
o land markes are operang ormally (Palmer e al., 2009). Formal sysems, including
morgage and credi, have largely ailed o reach many low-income households. In mos
counries, even middle-income amilies are lef ou o ormal land markes. As a resul,
poor people engage in an inormal land marke ha largely operaes in an environmen
ha is neiher ransparen nor enorceable (Freire e al., 2007). An inormal land marke
violaes a ew or all o he procedures declared by a governmen (Enemark, 2010; Bege,
2019). In his parcular case, land can be obained or occupied wihou a permi or
wihou undergoing he necessary regisraons. The inormal land marke is ofen he
mos commonway ha guaranees he poor access o land and i is much bigger han he
ormal marke in cies o he developing world (Palmer e al., 2009). Access o he ormal
land marke is no aordable or many (Sivam, 2002; Grau e al., 2019). Opporunies or
urban poor households o buy land in he inormal marke are ineecve and inecien.
Alhough land ranser is possible, i is no done in a well-organised ashion, which makes
sophiscaed andhigh sandard service unlikely. I also poses oher hreas: a governmen
loses conrol over he players involved in he marke and i canno secure ransers and
proec he righs o vulnerable individuals who ound hemselves involved in inormal
ransers. In addion, he governmen loses huge revenue ha i would oherwise have
earned rom land ax (ranser ax, annual land use ee and oher relaed axes) i he
marke is regulaed and ormalised.

Sudy Area

Asaba, he capial o Dela Sae, siuaed close o he River Niger, is a prominen
own wihin he Anioma axis, sraegically locaed on a hill a he Wesern edge o he
Niger River. Asaba is overlooking is siser ciy Onisha across he Niger Bridge, a as-
growing urban area wih a populaon o 149,603 people as o he 2006 census and a
meropolian populaon o over hal amillion people. I lies on a longiude o 6O11’52’’N
and laude o 6O43’42’’E. In recen mes, real esae developmen in he ciy has been
on he increase due o he inux o people migrang ino he ciy or greener pasure,
culminang in a rising demand or real esae (land and housing) and oher commercial
acvies or he eaming populaon. The land marke in Asaba cu across he capial ciy
o cover is environs comprising Okpanam, Ibusa, Issele Asagba, Ugbolu, Oko and Okwe.
Wih he lucrave and compeve naure o hemarke, values o real esae producs in
Asaba is on he increase, hereby paving he way or invesors rom he siser ciy Onisha
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o come in and inves in land mainly hrough he consrucon o residenal, commercial
and indusrial, properes. These characeriscs, hereore, made he ciy suiable or his
research.

Materials and Methods

For his sudy, a descripve research design was used. The survey was conduced
in Ocober and November 2019 in Asaba, Dela Sae. Mainly primary daa sources were
consuled and a purposive sampling mehod was seleced. Since his is a survey-based
sudy, a well-srucured, sel-adminisered quesonnaire wih close-ended quesons
suiable or quanave analysis was he major insrumen designed and used or daa
collecon. The quesonnaire was srucured using a 5-poin Liker scale and disribued
o a sample o 292 respondens. Respondenswere requesed o indicae heir percepon
o he subjec based on heir awareness and knowledge. Respondens were careully
chosen, using a random bu purposive sampling echnique rom all he caegories o
he arge populaon o ensure ha he righ responden wih relevan knowledge and
experience on he subjecmaer o he sudy were adequaely seleced. In oal, 277 (a
95% response rae) quesonnaires were duly compleed and analysed. The respondens
comprised 101 pracsing esae surveyors and valuers, 176 regisered esae agens/
privae developers in Asaba. The responden caegories ormed he major key players
in land marke operaons who are able o provide reliable and adequae inormaon
owards achieving he sudy`s objecves. The daa colleced were coded, capured and
analysed wih using he Sascal Package or Social Science (SPSS).

Resuls and Discussion

Table 1. Land marke parcipans /operaors in Asaba

(Source: Adjekophori e al., 2019, 26)
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To be eecve, he land marke requires some operaors reerred o in his sudy
as land marke parcipans. The descripve analysis o he land marke parcipans
as presened in Table 1, revealed he level o heir involvemen. The reliabiliy es o
responseswas deermined hrough Cronbach’s alpha es. The esmeasured he inernal
consisency o he iem (benes), and he resul o Cronbach’s alpha es showed ha
here is a high level o inernal consisency among he iems a 81% (0.81).

The Relave Imporan Index (RII) revealed ha all he parcipans were imporan
and indispensable o inland marke operaons. The resul o he chi-square sasc
(43.22) a a p-value (0.000) o less han he 0.05 signicance level revealed ha he
opinion o respondens is signicanly relaed; in oher words, he respondens srongly
agreed ha he operaons o he inland marke are carried by lised parcipans in
he marke. However, he major and indispensable parcipans in he land marke are
owners and esae surveyors and valuers. The descripve analysis o acors inuencing
he landmarke, which is one o he pre-occupaons o his sudy, is presened in Table 2.

Table 2. Facors ha inuence Asaba land marke
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(Source: Adjekophori e al., 2019, 26)

The analysis revealed a high Relave Imporan Index among he iems, which
indicaes ha all he acors are imporan in deermining hedirecono he landmarke.
The reliabiliy es o responses deermined hrough Cronbach’s alpha es showed a high
level o inernal consisency among he iems, a 79% alpha es. This means he daa are
appropriae or urher analysis and he opinion o respondens is considered suiable
and reliable. The resul o he chi-square sasc (24.66) a a p-value (0.000) o less han
he 0.05 signicance level indicaed ha he opinion o respondens on hese acors
are sascally and signicanly relaed, in oher words, he responden srongly agreed
wih hese acors as hemos imporan acors deermining he direcon o hemarke.
Locaon and accessibiliy as well as availabiliy o land or developmen are he mos
imporan acors ranked rs and second, respecvely.

KMO and Barle’s Tes

KMO (Kaiser-Mayer-Olkin measure o sampling adequacy) and Barle’s es
o sphericiy are validiy and reliabiliy ess, considered imporan o es sampling
adequacy or urher analysis and he hypohesis o he non-correlaon marix in acor
analysis (Table 3).

Table 3. KMO and Barle’s Tes

(Source: Auhor, 2019)
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Table 3 precedes acor analysis and i shows he resul o KMO (Kaiser-Mayer-Olkin
measure o sampling adequacy) and Barle’s es o sphericiy. To esablish he srengh
o he acor analysis soluon, i was essenal o esablish he reliabiliy and validiy o
he reducon hrough KMO and Barle’s es o sphericiy. Barle’s es o sphericiy
or he signicance o he correlaonmarix o he variable indicaed ha he correlaon
coecien marix is signican as indicaed by he p-value o 0.000, corresponding wih
he chi-square sascs. This suggess a rejecon o he hypohesis ha he correlaon
marix o he variables is insignican, because he p-value o 0.000 is less han he
assumed level o signicance o 0.05. Also, he KMO value is greaer han 0.5, which
urher suggess ha acor analysis can be used or he given se o daa.

Table 4. Toal variance explained on acors inuencing Asaba land marke

Exracon Mehod: Principal Componen Analysis

(Source: Adjekophori e al., 2019, 26)
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The cumulave variance o he nine mos associaed deerminan acors
inuencing he land marke is presened in Table 4. The eigenvalue in he able and he
aggregae under he eigenvalue indicae he sum o he oal variance in he original
variable accouned or by each o he componens. The variance is simply he rao o
variance accouned or by each o he componens o he oal variance o he variables.
The analysis required he rs nine componens o be exraced and he rs nine
componens rom he exraced soluon and he mos highly emphasised deerminan
acors inuencing land marke operaon. The exracon o he sum o he square
loadings explained he variabiliy in he original 30 variables. The exraced componens
showed 61.914% variabiliy in he original variables. Thereore, his sudy considerably
reduced he daa by selecng he exraced componens as he mos emphasised acors
or componens wih a minimum o 38.1% loss o inormaon. This urher indicaes ha
he oulined deerminan acors are represenave o he enre se o acors.

Table 5. Loading analysis o acors inuencing land marke acvies
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(Source: Adjekophori e al., 2019, 28)

Table 5 presens he analysis o acors ha inuence land marke acvies.
The resul revealed ha he nine acors loaded consue a 61.914% variance in he
deerminaon o acors inuencing land marke acvies in Asaba, Dela Sae. The cu-
o poin or his sudy is aken as 0.5 and above as a general rule o humb applied.
Facor one (1) represens adminisrave acors, which indicaed a 20.914% variance in
he deerminan acors inuencing land marke acvies in Asaba. These adminisrave
acors include communiy involvemen in land marke, proessional involvemen, weak
land adminisrave sysem, and complex enure ormalisaon procedures. Facor wo
(2) represens echnical acors, which indicaed a 7.835% variance across 30 variables.
Technical acors include incompeence o land adminisraor and incompeence o land
marke ransacon. Facor hree (3) represens a negave marke acor, which indicaed
a 6.859% variance in he deerminan acors inuencing land marke acvies. This
negave marke acor includes a decrease in he supply o land, a decrease in demand
or land, and decreasing real esae developmen. Facor our (4) represens nancial
acors, which indicaed a 5.926% variance in he deerminan acors. The nancial
acors include increasing cos o land acquision, Increasing cos o building maerials,
and availabiliy o credis rom nancial insuons. Facor ve (5) represens legal
acors, which indicaed a 4.686% variance in he deerminan acors inuencing land
marke acvies. The legal acors include he securiy o land le, land ownership
paern/srucure, and availabiliy o land or developmen. Facor six (6) represens land
policy acors, which indicaed a 4.40% variance in he deerminan acors inuencing
land marke acvies. Land policy acors include land speculaon, and local and sae
governmen policies on land maers. Facor seven (7) represens a posive marke
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acor, which indicaed a 4.068% variance in he deerminan acors inuencing land
marke acvies. The posive marke acors include an increase in demand or land,
and an increase in he supply o land. Facor eigh (8) represens accessibiliy acors,
which indicaed a 3.765% variance in he deerminan acors inuencing land marke
acvies. The accessibiliy acors include poor land inormaon sysem, and locaon
and accessibiliy. Facor nine (9) represens urban acors, which indicaed a 3.463%
variance in he deerminan acors inuencing land marke acvies. The urban acors
include level o urbanisaon and decreasing land prices.

Conclusion and Recommendaons

The land marke is crucial o urban housing developmen in he urban cenres, and
so many over and cover acors inuence and aec he eecveness and eciency o
markeoperaons. The sudy hus ar examined he acors aecng eecve landmarke
developmen in Asaba, Nigeria, wih he aim o priorise he acors and ascerain hose
hamainly aec and inuence he marke. Findings revealed ha locaon/accessibiliy,
availabiliy o land or developmen, and securiy o land le were he hree mos
imporan acors driving he Asaba land marke. Furher analysis afer acorisaon
revealed ha nine (9) acors (adminisrave, echnical, negave marke, nancial, legal,
posive marke, accessibiliy, and urban acors) were ound o be responsible or a
60.597% inuence on he marke eecveness. Esae surveyors and landowners were
ound o be indispensable parcipans in he marke. The sudy hereore recommends
an improved ciy hub and road nework, he use o proessionals in marke ransacons,
regulaon o he acvies o land rackeeering, applicaon o he renal and air marke
value o properes, raining and regulaonoquarks acvies, and improved consulancy
or eecve land marke developmen.

Limiaons and Areas or Furher Research

This sudy was limied o Asaba, he capial o Dela Sae in Nigeria, in scope and
daa collecon. I is hereore suggesed ha urher sudies be advanced o cover oher
cies in Dela Sae o eiher arm or reue he ndings o his sudy and he exen o
which he subjec aecs and inuences land marke developmen in Dela Sae as a
whole. There is also a need o undersand he incenves osering illegal/inormal land
dealings, especially in he urban cenres o he sudy area. This will urher expose he
implicaons o such acvies on land marke developmen in Dela Sae. The sudy
consrains include he uncooperave atude o some o he parcipans (respondens),
especially he principal parners o esae surveying and valuaon rms, resulng rom
he condenal naure o heir jobs.
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