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Abstract 

Purpose: The study investigated factors influencing maturity levels in the 

Nigerian property market, particularly in Southwestern Nigeria in Sub Saharan 

Africa. The JLL (2016) Real Estate Transparency Index shows that Nigeria 

recorded less notable ranking progress relative to the JLL (2014) ranking, 

where it was one of the top world improvers. There is a need to identify factors 

responsible for the reduced advancement in order to proffer measures for more 

rapid property market enhancement and heightened attraction of local and 

international real estate investors.  

Design/Methodology: The method of data analysis adopted was weighted 

mean scores. Respondents were presented a list of 41variables and asked to 

rank these on a seven-point likert scale. The 41 variables were further analyzed 

by means of factor analysis to reduce the variables to the fundamental factors. 

Findings: The factors identified by respondents as the most responsible for 

present maturity levels (those with the highest weighted mean scores of 6.52, 

6.35 and 6.31) included government policy on lending rates, safety of property 

right/titles and insufficient property market information. By means of factor 

analysis, the variables were reduced to six factors namely finance, property 

right registration, professionalism, investor friendliness, information and 

economic factors. 
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Practical Implications: The major areas that need to be addressed to enhance 

present property market maturity levels and make them attractive to 

international investors include reducing property lending rates, enhancing 

safety of property rights and providing property market information. 

Originality/Value: The value of the paper is in providing much needed 

information for enhanced property investment in Africa. 

Keywords: Internationalization, Market maturity, Maturity characteristics, 

Property Investment, Nigeria 

 

 

1.  Introduction 

Internationalization of real estate is a topical issue in the 21
st
 century, the 

impact of which is being felt in many real estate sectors. Internationalization 

has been described among other things as the expansion of ownership of real 

estate organizations from domestic to multi-national and the enhancement of 

investment opportunities overseas (Baum and Murray, 2011). 

Internationalization of real estate has resulted in an upsurge in the flow of 

foreign direct investment to emerging economies as well as enhanced 

diversification opportunities across the globe (Clement, Ogunba and Dugeri, 

2016). However, aspiring international investors need to be aware of the states 

of the real estate market in target countries before investing. This is particularly 

true when they invest in real estate markets of developing countries. In 

particular, risk averse investors are interested in determining if the market 

structures in the developing markets would put their prospective investments at 

risk. A prominent example in this regard is the pension funds of Europe and 

Asia which cannot afford the high risk of losing their subscriber’s retirement 

savings.  In other words, international investors need to assess the level of 

property market maturity and transparency of target investment markets 

(Newell, 2008). As global investment in real estate markets develop, investors 

are calling for an increase in the maturity of target developing markets to 

reduce the risk of their investments and improve the credibility of the market 

(Lee, 2001).  

Globalisation and risk scrutiny of real estate investment has reinforced the need 

for research to assess the levels of the property market maturity. Earlier studies 

that have been carried out on property market maturity include Keogh and 

D’Arcy, 1994, Armitage, 1996, Lee, 2001, Chin and Dent, 2005, Dugeri, 2011; 

Akinbogun, 2012 and 2014; Thontteh, 2013, Dugeri et al, 2014, Cohen and 

Galiniene, 2014 and Clement et al, 2016.These researchers have established the 
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maturity status of various property markets across Europe, Asia and Africa. 

However, studies on the factors influencing the maturity levels in Nigeria are 

scanty.  Only Dugeri, (2011) and Akinbogun (2012) in their respective studies 

have considered some of the factors hindering market maturity. This study 

intends to fill this gap by investigating the factors responsible for the maturity 

levels of property market in Southwestern Nigeria property markets. 

In recent research carried by Jones Land LaSalle  (2016)which rates 

maturity(which they call transparency) states of markets across the world every 

two years, Sub Saharan real estate markets were found to have slowdowns in 

their ranking progress. The JLL (2016) shows that Nigeria made less notable 

progress in the ranking relative to its JLL (2014) ranking where it was reckoned 

one of the top world improvers. Although some tangible progresswas made, 

Sub-Saharan Africa was found to be far from contending with their regional 

counterparts (JLL, 2016). There is a need to investigate the factors influencing 

the progress of these markets in order to rectify bottlenecks influencing 

slowdowns, enhance the capability of markets to progress smoothly stimulate 

competition with other regions globally and enhance capability for 

improvement on the fast lane. This study focuses specifically on the Nigeria 

property market within Sub Saharan Africa. 

The paper is structured into six sections; the first introduces the paper. The 

second section reviews related literature on property market maturity. Section 

three describes the study area while section four presents the research 

methodology. Section five discusses the findings while the last section presents 

the concluding remarks.  

 

 

2.   Empirical Literature on Factors Influencing Property Market 

Maturity 
 

The pioneering paper on market maturity (Keogh and D’Arcy, 1994), 

developed six indicators (factors) to assess property market maturity of office 

property market in three European cities - London, Barcelona and Milan. The 

indicators included existence of a sophisticated profession with its associated 

institutions and networks, extensive information flow and research activity, 

flexible market adjustment in both the short and long, market openness in 

spatial, functional and sectoral terms, standardization of property rights and 

market practice and accommodation of a full range of use and investment 

objectives.  The findings in that study showed that the London market was a 

mature market while Barcelona and Milan property markets were emerging. 
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However, the study did not investigate what was responsible for the maturity 

levels exhibited in the markets. 

 

A later study was conducted in South Asia cities by Chin and Dent (2005) who 

investigated the level of maturity in the selected Southeast Asian cities. The 

authors used 14 indicators (factors). These include a sophisticated and sound 

financial structure, accommodation of a full range of use and investment 

objectives, provision of the extensive property information and property 

intermediaries with high level of property professionals, a wide range of the 

investment opportunities, a liberalized financial market environment, an 

updated and well-developed public infrastructure, low risk and return, high 

quality property products, accurate financial and market information, 

standardization of property rights and market practice, flexibility in the market 

in both the short and long run, stable economic environment, stable 

development environment and large pool of skilled workers. However, only 

nine of the indicators were used to measure the property markets. The authors 

used a 10-point Likert scale to determine the extent at which these variables are 

exhibited in the market (where 1 represented least developed and 10 most 

developed). The research findings concluded that the Hong Kong and 

Singapore markets were mature while others cities were still at an emerging 

state. However, the authors did not examine the factors influencing the maturity 

levels exhibited in the property markets. 

In another study in Asia, Chin, Dent and Roberts (2006) examined the factors 

that attracted national and international investors to the property markets in the 

region. Data was gathered through a questionnaire survey of property 

consultants. The respondents rated the factors that attracted investors to the 

property market, using a five point Likert scale (where 1 represented 

unimportant and 5 represented very important). The most important factors 

identified included sound financial economic structure, strength and stability of 

the economy, restrictions and regulations on foreign investors, political stability 

and legal regulation. Taxation, legal framework, liberalization of the financial 

market, currency stability and convertibility, the transparency of the legislative 

system, level of public infrastructure, market transparency, level of 

professionalism, government interventions and corruption level were perceived 

to be less important factors. The factor considered as least important was a non-

institutional factor–the cultural factor. The authors did not however examine 

the factors responsible for the maturity levels of the markets.  

Lai and Fischer (2007) investigated the determinants of foreign real estate 

investment in Taiwan. The method of data analysisadoptedwasa multi-criteria 

decision model (analytical hierarchy process). The results indicated that 
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operational risks, market size, land costs, national competitiveness, political 

stability, language communications, economic development and government’s 

restrictions on property investment were the most important criteria for foreign 

investors engaging in real estate investment. The authors focused on the factors 

that attracted investors to a specific property market, ignoring the factors that 

influenced the maturity levels. 

In Europe, Falkenbach (2009) explored the factors that investors considered in 

selecting property markets for property investment. The author sampled 29 

international property investors in Europe. Information was gathered through 

questionnaire survey and data analyzed by means of percentages. 12 factors 

were identified by the researcher to be vital in the selection of property 

markets. These factors include safety or security of property titles/rights, 

expected return on property investments, liquidity of property markets, market 

size, taxation, availability of professional services in real estate sector, expected 

economic growth in the country/area, availability of market information and 

performance benchmarks, geographical nearness of markets to other target 

markets, existence of indirect investment possibilities, diversification 

possibilities through low correlation of returns, existence of other foreign 

players in the market. The findings revealed that the safety or security of 

property title/rights and expected returns on property investment are the most 

important factors that attract international investors for property investment. 

The author focused on factors considered in the selection of property markets 

for investments and did not consider the factors responsible for the maturity of 

the property markets. Their findings agreed with those of the earlier study by 

Lim, Adair and McGreal (2002) in Central South America and Africa, which 

indicated that the primary factors that influenced investors in entering property 

markets are the expected return and availability of information about the 

market. 

Newell (2008) assessed the linkages between property market 

maturity/transparency with economic, social, institutional and technological 

competitiveness in international property markets. The study employed 

regression and correlation models. The findings indicated that there is a strong 

relationship betweenproperty market transparency and global competitiveness. 

However, the study focused on the transparency of the markets, ignoring the 

factors influencing the maturity/transparency levels of those property markets. 

In Lagos, Nigeria, Odebode and Olaleye, (2010) investigated the Lagos 

property market to ascertain factors restricting the maturity of the market. The 

study focused on Lagos metropolis with cluster sampling used to administer 
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questionnaire to 150 Estate Surveying firms and 26 property developers. Likert 

scales were used to measure the perceptions of the respondents on factors that 

attracted investors to the market. Estate surveyors and real estate developers 

had similar opinions on the factors restricting maturity of Lagos property 

market: sound financial structure, political stability and market transparency. 

However, these factors were investigated in Lagos state without considering 

factors responsible for the maturity of property markets in other parts of 

Nigeria.  

Some factors constraining the property market maturity levels were identified 

by Dugeri (2011) in Nigeria, as part of a research on evaluation of the maturity 

of Nigerian property markets. The factors included low level of demand for 

accommodation space and property, inadequate funding sources, 

overzealousness of public agencies, lack of professionalism and dishonesty 

among property professionals, low level of research activity on the property 

market, overt rivalry among property professionals, and poor analytical skills 

and knowledge of professionals. The author concluded that the factors most 

responsible for the maturity levels are inadequate funding sources, land use and 

developmental laws and government tax policies. However, the author only 

covered four ‘first tier’ (most economically prominent cities) in Nigeria. Other 

‘second or third tier’ cities which could also be investment destinations were 

not considered. There is still a gap with regard to less prominent markets. 

Lieser and Groh (2011) investigated the factors that attract investors to a 

market using panel data of 47 countries from 2000 to 2009. The study 

identified six factors including economic activity, real estate investment 

opportunities, depth and sophistication of capital markets, investor protection 

and legal framework, administrative burden and regulatory limitations and 

socio-cultural and political environment. These factors were further divided 

into subgroups. Random effect regression was used to determine the 

importance of the factors and its effects on the countries. The findings showed 

that economic development, quantity of legal enforcement and increasing 

productivity per capital are the most vital factors that affect property market. 

However, the study did not examine the factors responsible for maturity of the 

property markets. 

Baum and Murray (2011) evaluated the barriers to the real estate investment in 

the property markets of the UK and USA. In this regard, the researchers 

interviewed 20 experienced real estate fund managers, lenders and investors 

based in UK and USA. The estate practitioners were asked to indicate factors 

that hindered property investment in their markets. Empirical data was obtained 
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through a semi-structured questionnaire providing a list of identified barriers 

which were rated on a 5-point scale from unimportant and very important. The 

factors responsible for the hindrance of property investment were grouped into 

two - formal and informal which were further subdivided. The formal factors 

include restrictions on capital, legal barriers and taxation and cost while the 

informal factors are currency risk, liquidity risk, economic stability, institution, 

the rule of law and corruption, cultural barriers, legal and title risk and 

geographic barriers. The findings showed that formal barriers were prevalent in 

real estate markets.However, this study was conducted in advanced economies 

which cannot be considered comparable to property markets in developing 

countries like those in Nigeria.  

Akinbogun (2012) carried out a study on the application of property maturity 

framework in Nigeria. As part of his research, the factors identified as affecting 

the residential property market included level of information flow and 

compliance with planning regulations as the most important factor responsible 

for the state of maturity of residential property market in Nigeria. However, the 

paper was based on a qualitative assessment; there was no evidence that the 

author sourced empirical data in cities across Nigeria. 

Czechowska (2013) examined the dependencies between real estate 

transparency and the level of flow of foreign direct investment in the Polish 

property market. The findings showed that Polish transparency levels were not 

a major feature that foreign investors takes into consideration when making 

investment decisions. The study did not examine the factors that could 

influence the maturity levels of polish property markets. 

Marson and Fereidouni (2013) examined the effects of real estate market 

factors on foreign real estate investment. The method of data analysis used by 

the authors was panel data. This paper used investigations from 31 countries 

which include both developed countries and emerging market within the year 

2000 and 2008 to determine the relationships that exist in real estate market 

factors and foreign real estate investment.  The results for the studied countries 

showed that lower financing costs, higher property prices and higher levels of 

transparency are determinants of foreign real estate investment to the property 

market. The study did not `examine the factors responsible for maturity of the 

property markets. There is a need to investigate the factors influencing maturity 

level in emerging countries like that of Nigeria. 

In New Zealand, Watson (2013) investigated the factors influencing residential 

property market. The author considered these factors from two perspectives 
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namely demand and supply factors. The factors identified  includes the 

changing household preferences, the expected interest rate, housing prices and 

rent, availability of credit, land scarcity, regulatory barriers, time and 

regulatory processes associated with planning development. The finding shows 

that the factors that affect the residential property market were availability of 

credit, the expected paths of interest rate, house prices and rents. The author 

focused on the factors influencing residential property market. This study 

would investigate the factors influencing the maturity levels of the property 

market. 

Thontteh (2013) examined market maturity the property market in Lagos, 

Nigeria using questionnaire which were administered on property consulting 

firms. Five indicators of maturity were adopted: market openness, flexible 

market, land title registration, standardization of property and skilled workers. 

The findings suggested that the Lagos property market had little evidence of 

maturity. The factors identified to be responsible for this maturity level include 

unsound financial and economic structure, inadequate strength and stability of 

the economy, low market openness, low level of professionalism, low 

information availability and inadequate standardization and culture. However, 

the author considered Lagos, there is need to investigate factors responsible for 

the maturity levels of other property markets in southwestern Nigeria. 

Oyewole (2013) explored the barriers to foreign direct investment in the 

housing market. The author used existing literature to buttress this fact. Some 

of the factors identified to attract the flow of foreign direct investment into the 

country are transparency, reliable information, presence of public and private 

performance indices and availability of reliable financial statements, conducive 

political climate. The author argued further that the maturity of the real estate 

market also determines the flow of the foreign direct investment in a country. 

The author also argued that the maturity level of a particular market influences 

the flow of both local and foreign direct investments in a country. However, the 

study did not examine the factors responsible for market maturity levels. The 

present study will investigate the factors responsible for maturity levels 

exhibited in Nigeria property market. 

Kim (2014) investigated the effect of economic factors and location on the 

Australian commercial property market (office, retail, and industrial markets). 

The author examined how the Australian office, retail, and industrial property 

markets would perform within the period of 1984 to 2013 with regard to 

economic and location factors. The performance of the property markets was 

assessed with the aid of the Australia IPD Quarterly Digest. The economic 
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factors include state of the national economy, the state of the financial market, 

and the changes of taxation. The location factors included the local demand and 

supply, the planning and development policies of the region and changes in 

charges and fees. The findings revealed that the values of Australian 

commercial property market were affected by the economic factors. This study 

focused on two factors that affect Australian property market. The present 

study would investigate the factors influencing the maturity levels of Nigeria 

property markets. 

Cohen and Galiniene, (2014) evaluated the level of maturity of commercial 

property market in Lithuania. The Keogh and D’Arcy (1994) frameworks for 

market maturity was adopted. The target population was categorized into three 

groups. It included developers of commercial property, institution and experts. 

Questionnaire was used to elicit information. The author used the five point 

Likert scale to determine the maturity level where 1 meant absolute 

disagreement with the features and 5 meant absolute agreement. Cronbach’s 

alpha reliability coefficient was used to determine the accuracy of the results. 

The findings showed that the commercial property market were still in 

maturing phase or emergent. The respondents judged the markets to have 

developed in terms of professional services, investment opportunities, 

information flows, flexible market adjustment and standardization of property 

rights and market practice. The researcher did not consider the factors 

influencing the maturity levels exhibited. This study will fill this gap by 

investigating the factors responsible for the maturity levels exhibited in Sub 

Saharan Africa particularly Nigeria property market. 

Akinbogun, Jones and Dunse (2014) examined the application of the market 

maturity framework to residential property market in a developing country 

using the case of Nigeria property market. Nigeria property market was found 

to be immature in the evolutionary path of market maturity. The major 

framework identified by the authors as most important framework to determine 

maturity level of residential property market was the place of information in 

property markets and the level of compliance and implementation of urban 

planning. In order to enhance the maturity level of Nigeria residential property 

market the authors highlighted that there should be an enforcement of market 

regulatory frameworks such as; development control, adequate land spatial 

infrastructure, land registration.  This study will investigate the factors 

responsible for the maturity levels of the property market. 

Hong and Hong, (2014) investigated the factors that influence real estate 

investment in Singapore and South Korea. The author sampled 200 respondents 
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from both countries. Logistic binary regression was used to analyze the data. 

The factor was viewed from the cultural value perspective that is financial and 

security factors. The findings showed that investors in Singapore are interested 

in cross border investment than the South Korea. The factors that motivated 

them is financial factors which include return on property, taxation and 

currency risk of the property while the South Korea investors are motivated by 

security factors which include security of title ownership and transparency with 

the availability of local professional services. The study did not examine the 

factors responsible for market maturity levels. 

 

3.  Research Methodology 

The methodological procedure was to identify factors suggested as influencing 

maturity levels in literature and present these factors for rating to a selected 

range of respondents involved with landed property in three state capital cities: 

a first tier Nigerian city (Lagos), a second tier city (Ibadan) and a third tier city 

(Osogbo). The respondents included Estate Surveying and Valuation firms, 

banks and ministries connected to land matters. The responses were analysed 

by means of weighted mean scores and factor analysis. 

The initial methodological step was to identify factors suggested as influencing 

maturity levels in literature The factors influencing property market identified 

include: Falkenbach (2009) identified security of property rights/title, expected 

return on property investment, liquidity of property market, market size, 

changes in taxation, availability of professional services in real estate sector, 

expected economic growth in the country, availability of market information, 

performance bench marks, geographical nearness of market to other target 

market, existence of other foreign players in the market, existence of indirect 

investment possibilities, diversification possibilities through low correlation of 

returns. Dugeri (2010) identifed low level of demand for accommodation space 

and property, inadequate funding sources, overzealousness of public agencies, 

lack of professionalism and dishonesty among property professional, level of 

research activity on the property market, overt among property professionals 

and poor analytical skills and knowledge of professionals. Lierser and Groh 

(2011) identified economic activity, real estate investment opportunities, depth 

and sophistication of capital markets, investor protection and legal framework, 

administrative burden and regular limitations, socio-cultural and political 

environment. Baum and Murray (2011) restrictions on capital, legal barriers 

and taxation and cost, currency risk, liquidity risk, economic stability, rule of 

law and corruption. Akinbogun (2012) level of information and compliance 

with planning regulations. Thontteh (2013) identified unsound financial and 
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economic structure, inadequate strength and stability of the economy, low level 

of professionalism, low information availability, inadequate standardization 

and culture. Oyewole (2013) identified market transparency, reliable 

information, presence of public and private performance dices, available of 

reliable financial statements and conducive climate. 

Table 1gives details of data administration and retrieval of questionnaire 

administered to each of the three study groups in the selected state capitals of 

southwestern Nigeria.  

In Lagos, a total enumeration questionnaire survey was administered on the 

133 Estate Surveying and Valuation firms in Ikeja, the capital of Lagos state. A 

response rate of 77% was achieved in this regard, due to the use of both 

personal visits to firms as well as questionnaire administration at the 2015 

Nigerian Institution of Estate Surveyors and Valuers annual conference which 

was held in Osogbo, Osun state. A total of 20 questionnaires were distributed to 

the bank officers in the commercial banks, though only 11 of them were 

retrieved (which indicates a response rate of 55%). This response rate could be 

as a result of the busy nature of the staff in the commercial banks which did not 

allow the respondents time to respond to the questionnaire. Two questionnaires 

each were administered to the Director and Deputy Director of the Land 

Bureau. 

In Ibadan, a total of 62 questionnaire were administered to Estate Surveying 

firms while 45 (72%) were retrieved. The two questionnaires administered to 

Director and Deputy Director of Ministry of Lands and Housing were fully 

retrieved.  

 

In Osogbo, a total of 20 questionnaires were administered to Estate Surveyors 

in Estate surveying firms with a retrieval rate of 13 (65%). Here also, the two 

questionnaires administered to the Ministry of Lands, Physical Planning and 

Urban Development were fully retrieved. 
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Table 1: Questionnaire Administration and Retrieval 

State Respondents Number of 

questionnaire 

administered 

Number of 

questionnaire 

retrieved 

Response 

rate % 

 

 

Lagos 

Estate 

Surveying and 

Valuation 

firms 

133 103 77 

Banks 20 11 55 

Ministry of 

Land  Bureau 

2 2 100 

 

Ibadan 

Estate 

Surveying and 

valuation firms 

62 45 72 

Ministry of 

lands and 

housing 

2 2 100 

 

Osogbo 

Estate 

surveying and 

valuation firms 

20 13 65 

Ministry of 

lands, physical 

planning and 

urban 

development 

2 2 

  

100 

Source: Field Survey, 2015. 

 

 

3.1 Factors Responsible for the Levels of Property Market Maturity 

The method of data measurement adopted was weighted mean scores. The 

respondents were presented a list of these factors and asked to rank them on a 

seven-point Likert scale. The rating points on the scale included ‘very strongly 

agree’, ‘strongly agree’, ‘agree’, ‘mildly agree’, ‘disagree’, ‘strongly disagree’ 

and ‘very strongly disagree’. 
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Table 2: Factors Responsible for the Levels of Property Market Maturity 

S/N  Factors ∑WF ∑WF/N Ranking 

1 Government policy on interest rate 1160 6.52 1
st
 

2 Safety of property right/title 1131 6.35 2
nd

 

3  Insufficient property market 

information 

1124 6.31 3
rd

 

4 Lack of digitalized cadastral for 

land administration 

1120 6.29 4
th
 

5 Government policy on property 

taxes 

1095 6.15 5
th
 

6 Openness of the market to investors 1091 6.13 6
th
 

7 Low levels of public infrastructure 1088 6.11 7
th
 

8 Expected return on property 

investment 

1069 6.01 8
th
 

9 Inadequate funding sources 1053 5.91 9
th
 

10 Poor analytical skills and 

knowledge of professionals 

1038 5.83 10
th
 

11 Low level of research activity on 

property market 

1033 5.80 11
th
 

12 Bureaucracy government which 

delays procurement of title 

document 

1008 5.66 12
th
 

13 Liberalization of financial market 994 5.58 13
th
 

14 Currency instability and 

convertibility 

978 5.49 14
th
 

15 Unsound financial and economic 

structure 

962 5.40 15
th
 

16 Overt rivalry among property 

professionals 

946 5.31 16
th
 

17 The number of professionals 

relative to total population in the 

market is low making efficiency 

levels low 

941 5.29 17
th
 

18 Availability of opportunities for 

investors in the property market 

either in direct or indirect properties 

906 5.09 18
th
 

20 Level of corruption in the country  891 5.01 20
th
 

21 Availability of professional services 

in the real estate sector 

883 4.96 21
st
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22 Restriction on capital 852 4.79 22
nd

 

23 Local enabling environment 847 4.76 23
rd

 

24 Geographical nearness of markets to 

other target market 

833 4.68 24
th
 

25 Investment flows are very few in 

Nigeria 

831 4.67 25
th
 

26 Depth sophistication of capital 

market 

821 4.61 26
th
 

27 Planning and development policies 820 4.61 26
th
 

28 Liquidity of the market 810 4.55 28
th
 

29 Changes on professional 

charges/fees 

805 4.52 29
th
 

30 Investor protection and legal 

framework 

800 4.49 30
th
 

31 Political instability  794 4.46 31
st
 

32 Inadequate records of property 

transaction among estate surveyors 

765 4.30 32
nd

 

33 Existence of other foreign investors 

in the market 

765 4.30 32
nd

 

34 Level of poverty in the society 750 4.21 34
th
 

35 Investment culture increasingly 

focuses more financial flows than 

on symbolic nature of ownership 

741 4.16 35
th
 

36 Availability of finance option like 

public private partnership 

738 4.14 36
th
 

37 Lack of professionalism and 

dishonesty among property 

professionals 

734 4.12 37
th
 

38 Low number of universities and 

polytechnics offering estate 

management affects number of 

professionals 

689 3.87 38
th
 

39 Increasing productivity per capital 673 3.78 39
th
 

40 Fraud ie. Fake sales 670 3.76 40
th
 

Source: Field Survey, 2015. 
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From Table 2, the factors identified by respondents as the most responsible for 

the maturity levels inhibited in the studied market (those with the highest 

weighted mean score of 6.52, 6.35, 6.31 and 6.29) included government policy 

on interest rate, safety of property right/titleand insufficient property market 

information and Lack of digitalized cadastral for land administration. The 

findings agree with the results in the earlier study of Dugeri (2011) where it 

was observed that property registration processes are numerous thereby 

delaying the registration of land and financial constraints affect the maturity 

levels of the studied property markets. It also agrees with Falkenbach (2009), 

where safety of property right/title are identified as the factors that an investors 

take into consideration before investing in a particular market. The other 

factors identified in the table(in order of importance) include government 

policy on property taxes, openness of the market to investors, low levels of 

public infrastructure and expected return on property investment. These factors 

are also identified as the factors responsible for maturity levels of the property 

market. These largely agree with the results in the earlier study of Dugeri, 

(2011) where Government policy on taxes was identified. This also agrees with 

Akinbogun (2012) where the levels of market information available in the 

market influence the maturity levels experienced in Nigeria. Low number of 

universities and polytechnics offering estate management affects number of 

professionals, increasing productivity per capital and Fraud i.e. Fake sales are 

identified not to influence the levels of maturity experienced in Nigeria 

property market particularly Southwestern Nigeria.  

3.2  Grouping of the Variables Responsible for the Maturity Levels of 

the Property Markets Using Factor Analysis 
 

In order to reduce the variables responsible for the maturity levels into a few 

factors, factor analysis was employed. Factor analysis is a statistical techniques 

used to determine the number of underlying dimensions contained in a set of 

variables.  The underlying dimensions are referred to as the factors. The factors 

explain most of the variability among a large number of observed data 

(Decoster, 1998). Factor analysis measures the factors that are highly correlated 

either positively or negatively as the likely influenced factors and those that are 

relatively uncorrelated as likely influenced by different factors. 

As a general guide in interpreting factor analysis results, the suitability of data 

for factor analysis was examined by the Kaiser-Meyer-Olkin (KMO) and 

Bartlett’s test values. The data was found acceptable for factor analysis since 

KMO was greater than 0.5 and the significant level of Barlett’s test was less 

than 0.1.  
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The suitability of data for factor analysis was examined by the Kaiser-Meyer-

Olkin (KMO) and Bartlett’s test values. The data was found acceptable for 

factor analysis since the KMO was greater than 0.5 and the significance level 

of the Barlett’s test was less than 0.1. Specifically, the KMO for this analysis 

was 0.609 and the Bartlett’s test significance level was 0.000 which indicated 

that the data were suitable and adequate for factor analysis.  See table 3. 

Table 3 KMO and Bartlett's Test 

Kaiser-Meyer-Olkin Measure of Sampling Adequacy. .609 

Bartlett's Test of Sphericity 

Approx. Chi-Square 1942.134 

Df 820 

Sig. .000 

The second stage of the factor analysis was to validate the variables based on 

communality of variables. Small variables indicated that variables did not fit 

well with factor solutions and should be dropped from the analysis. The 

variables imputed were forty (40) in all. The Principal component analysis was 

used to determine the factor loadings of the forty one variables using factor 

rotation (Varimax with Kaiser Normalization). Factor loadings of a variable are 

measurement of relationships between that variables and factors. Rule of thumb 

was suggested by Tabachnick and Fidell (2007) cited in Young and Pearce, 

2013 where the least variables with loadings of 0.32 and above may be 

interpreted. For this study, all items with primary loadings over 0.4 were 

observed. The Principal component analysis works on the initial assumption 

that all variance is common, where extractions of the communalities are all 1. 

The communalities after extraction reflect the variance in the data set for 

instance, 65.8% of the variance associated with variable 1. See table 4 in the 

Appendix 

Table 5 (presented in the appendix) lists the eigen values associated with each 

linear component before, after extraction and after rotation. Before extraction, 

41 linear components were identified within the data set. The eigen value 

associated with each factor represent the variance explained by particular linear 

component and it also displays eigen value in terms of percentage of variance 

(so, factor explains 10.633% of total variance) it should be clear that the first 

few factors explain relatively large amounts of variance whereas subsequent 

factors explain only small amount of variance. It then extracts all factors with 

eigen values greater than 1, which leaves us with 14 factors. The eigen values 

associated with these factors are again displayed and the percentage of variance 

explained in the columns labeled extraction sum of squared loadings. The 

values are the same as the values before extraction, except the values for the 
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discarded factors are ignored. The final part of the table (labeled rotation sum 

of squared loadings), the eigen values of the factors after rotation are displayed. 

Rotation has the effect of optimizing the factors structure and the one 

consequence for of the factor is equalized. Before rotation, factor accounted for 

10.633% for considerably more variance than the remaining factor (10.633% 

compare to 8.748%, 5.940%, 4.757, 4.311% and 3.938%). However, after 

extraction it accounts for only 7.064% of variance compared to the other 

factors. The variance explained using the component extraction for the six 

groups identified to be relevant for grouping of the factors is presented in table 

5 in appendix. 

In the use of factor analysis, it is possible to obtain factors that explain a large 

proportion of variance. This means that, some variables loaded high on one 

factor and low on the other factors and thus the need for rotation of the matrix. 

The rotated component matrix of the variables influencing the maturity level of 

the study area is given in table 6. This table shows the fourteen factors that 

were extracted. Factors that had at least three variables in the groupings were 

used.  Accordingly, Table 6 shows that six factors were strongly loaded.  

The six variables in the first factor group were currency instability and 

convertibility, government policy interest rate, unsound financial and economic 

structure, government policy on lending rates, requirement for tax clearance by 

lenders, and liberalization of financial market. These variables pertain to 

financial issues of lending institutions. Accordingly, factor 1 is associated with 

the nomenclature Financial Factor and was so named.  

The second factor responsible for the maturity levels in column two has four 

variables (that were loaded on this group). These variables are lack of 

digitalized cadastral for administration, government policy on property taxes, 

bureaucracy government which delays procurement of title document and 

safety of property right/title. The variables suggest the challenges associated 

with registering property titles and were hereby termed Property Rights 

Registration Factor. 

The third factor responsible for the maturity levels in table 6 is under column 

three. Three variables were loaded in this factor. These include availability of 

professional services in the real estate sector, the number of property 

professionals relative to total population in the market is low making efficiency 

levels low, changes in professional charges/fees and poor analytical skills and 

knowledge of professionals. The loading pattern could be termed 

Professionalism Factor.  
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Another factor responsible for maturity levels is column four where four 

variables were loaded. These include openness of the market for investors, 

availability of opportunities for investors in the property market both direct or 

indirect properties, and existence of other foreign investors in the market. This 

could be designated as the Investor Friendliness Factor.  

The fifth factor include insufficient property market information, low level of 

research activity on property market, inadequate records of property transaction 

among estate surveyors. These variables considered the need for property 

information and those who are responsible for carrying out research on 

property market. This could be termed the Information Factor. 

The variables under the last (sixth) factor include the level of poverty in the 

society, level of corruption in the country, political instability and low levels of 

public infrastructure. This factor was designated as Economic Factor. 

 

 

4. Concluding Remarks and Recommendations  

 

The study concluded that the factors responsible for the maturity levels include 

government policy interest rate, safety of property right/titles and lack of 

digitalized cadastral for land administration, insufficient property market 

information, government policy on property taxes, openness of the market to 

investor, low level of public infrastructure and expected return on property 

investment.  

In using factor analysis to group the variable responsible for the maturity level, 

the factors were summarized into financial factor, property rights registration 

factor, professionalism factor, investor friendliness factor, information factor 

and economic factor. 

The relevant stakeholders to address these factors responsible for the maturity 

levels experienced  include the real estate professional bodies (Nigeria 

Institution of Estate Surveyors and Valuers, Estate Surveyor and Valuer 

Registration Body of Nigeria), state governments, the Central Bank of Nigeria 

and the Federal Mortgage Bank of Nigeria). It is recommended that the Nigeria 

Institution of Estate Surveyors and Valuers should developed data banks in all 

states which should contain not just market fundamentals(rental/capital values, 

yields, construction cost indices etc.) but also performance measurement 
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indices (holding period returns, total risk etc.). It also is recommended that the 

state government should reform the procedure in the registration of land in 

order to fasten and ease the registration of land. The use of GIS maps and the e-

approval could be adopted to hasten the registration of land. The Central bank 

of Nigeria should regulate the interest rate charge on property loan should be 

manageable levels to create an enabling environment for investors. Also the 

stringent loan requirements demanded of borrowers should be made more 

flexible for investors. 
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APPENDIX 

 

Table 4: Communalities 

 Initial Extraction 

Availability of opportunities for investors in the 

property market either in direct or indirect properties 
1.000 .658 

Expected return on property investment 1.000 .543 

Geographical nearness of the market to other target 

market 
1.000 .749 

Local enabling environment 1.000 .610 

Currency stability and convertibility 1.000 .642 

Insufficient property market information 1.000 .662 

Safety of property rights/title 1.000 .640 

Low levels of public infrastructure 1.000 .639 

Liberalization of financial market 1.000 .574 

Liquidity of property market 1.000 .702 

Low number of universities and polytechnics offering 

estate management affects number of professionals 
1.000 .603 

The number of professionals relative to total 

population in the market is low making efficiency 

levels low 

1.000 .677 

Restrictions on capital 1.000 .631 
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Inadequate records of property transaction among 

estate surveyors 
1.000 .659 

Low level of research activity on property market 1.000 .553 

Poor analytical skills and knowledge of professionals 1.000 .544 

Investment flows are very few in Nigeria 1.000 .706 

Planning and development policies 1.000 .557 

Unsound financial and economic structure 1.000 .764 

Depth sophistication of capital market 1.000 .593 

Fraud ie. Fake sales 1.000 .714 

Availability of professional services in the real estate 

sector 
1.000 .727 

Lack of digitalized cadastral land administration 1.000 .684 

Bureaucracy government which delays procurement 

of title document 
1.000 .596 

Level of corruption in the country 1.000 .652 

Level of poverty in the society 1.000 .735 

Changes in professional charges/fees 1.000 .700 

Overt rivalry among property professionals 1.000 .562 

Political instability 1.000 .565 

Inadequate funding sources 1.000 .549 

Investor protection and legal framework 1.000 .622 
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Government policy on interest rate 1.000 .506 

Lack of professionalism and dishonesty among 

property professional 
1.000 .717 

Existence of other foreign investors 1.000 .609 

Availability of finance option like public private 

partnership 
1.000 .630 

Government policy on property taxes 1.000 .705 

Openness of the market to investors 1.000 .704 

increasing productivity per capital 1.000 .691 

Investment culture increasingly focuses more 

financial flows than on symbolic nature of ownership 
1.000 .750 

Extraction Method: Principal Component Analysis. 
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Table 5: Total Variance Explained 

C

o

m

po

ne

nt 

Initial Eigenvalues Extraction Sums of 

Squared Loadings 

Rotation Sums of 

Squared Loadings 

Total % of 

Varia

nce 

Cumulat

ive % 

Total % of 

Varianc

e 

Cumulat

ive % 

Total % of 

Varian

ce 

Cu

mul

ativ

e % 

1 4.359 
10.63

3 
10.633 4.359 10.633 10.633 2.896 7.064 

7.0

64 

2 3.587 8.748 19.381 3.587 8.748 19.381 2.531 6.174 
13.

238 

3 2.436 5.940 25.321 2.436 5.940 25.321 2.343 5.714 
18.

952 

4 1.950 4.757 30.077 1.950 4.757 30.077 2.195 5.353 
24.

305 

5 1.767 4.311 34.388 1.767 4.311 34.388 1.950 4.756 
29.

061 

6 1.615 3.938 38.326 1.615 3.938 38.326 1.876 4.576 
33.

636 

7 1.579 3.852 42.178 1.579 3.852 42.178 1.715 4.183 
37.

819 

8 1.460 3.561 45.739 1.460 3.561 45.739 1.637 3.993 
41.

812 

9 1.415 3.451 49.190 1.415 3.451 49.190 1.603 3.911 
45.

723 



_______________________________________________________ 
446   The 18

th
 AFRES ANNUAL CONFERENCE 2018 

 
 

10 1.387 3.382 52.572 1.387 3.382 52.572 1.589 3.874 
49.

597 

11 1.309 3.192 55.764 1.309 3.192 55.764 1.542 3.761 
53.

358 

12 1.270 3.098 58.862 1.270 3.098 58.862 1.540 3.756 
57.

115 

13 1.112 2.713 61.574 1.112 2.713 61.574 1.464 3.570 
60.

685 

14 1.085 2.645 64.220 1.085 2.645 64.220 1.449 3.535 
64.

220 

15 .987 2.408 66.627       

16 .967 2.359 68.986       

17 .921 2.246 71.232       

18 .859 2.095 73.326       

19 .801 1.953 75.279       

20 .762 1.860 77.139       

21 .716 1.747 78.886       

22 .690 1.683 80.570       

23 .686 1.673 82.243       

24 .656 1.599 83.842       

25 .612 1.492 85.334       

26 .596 1.454 86.788       
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27 .580 1.415 88.203       

28 .552 1.346 89.549       

29 .521 1.271 90.820       

30 .459 1.119 91.939       

31 .436 1.063 93.002       

32 .401 .978 93.980       

33 .378 .921 94.901       

34 .346 .844 95.744       

35 .324 .791 96.536       

36 .309 .755 97.290       

37 .262 .639 97.930       

38 .248 .606 98.535       

39 .219 .535 99.071       

40 .212 .517 99.588       

41 .169 .412 100.000       

Extraction Method: Principal Component Analysis. 
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Table 6: Rotated Component Matrix
a
 

Variables Component 

1 2 3 4 5 6 7 8 9 10 11 1

2 

13 1

4 

Currency 

instability 

and 

convertibili

ty 

.7

14 
             

Governmen

t policy on 

interest rate 

.6

57 
             

Unsound 

financial 

and 

economic 

structure 

.8

12 
             

Liberalizati

on of 

financial 

market 

.5

13 
             

Lack of 

digitalized 

cadastral 

for land 

administrati

on 

 

.8

0

5 
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Governmen

t policy on 

property 

taxes 

 

.7

5

5 

            

Bureaucrac

y 

government 

which 

delays 

procuremen

t of title 

documents 

 

.7

1

4 

            

Safety of 

property 

rights 

 

.4

6

4 

            

Availability 

of 

professiona

l services in 

the real 

estate 

sector 

  
     

.792 
           

The 

number of 

professiona

ls relative 

to total 

population 

in the 

market is 

low making 

efficiency 

levels low 

  
     

.655 
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Poor 

analytical 

skills and 

knowledge 

of 

professiona

l 

  .564            

Lack of 

professiona

lism and 

dishonesty 

    .470            

Changes of 

professiona

l 

charges/fee

s 

  .757            

Availability 

of 

opportuniti

es for 

investors in 

the 

property 

market 

either in 

direct or 

indirect 

properties 

   .513           

Openness 

of the 

market to 

foreign 

investor 

   .415           
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Existence 

of other 

foreign 

investors in 

market 

   .438           

Insufficient 

property 

market 

information 

    
    

.757 
         

Low level 

of research 

activity on 

property 

market 

    .496          

Inadequate 

records of 

property 

transaction  

among 

property 

professiona

ls 

    .491          

Level of 

poverty in 

the society 

     .726         

Increasing 

productivit

y per 

capital 

     .614         
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Level of 

corruption 

in the 

country 

     .578         

Political 

instability  
     

     

.440 
        

Levels of 

public 

infrastructu

re 

     
     

.770 
        

Geographic

al nearness 

of the 

market to 

other 

market 

              

Depth of 

sophisticati

on of 

capital 

market 

        
.4

24 
     

Liquidity 

of property 

market 

            
     

.766 
 

Increasing 

productivit

y per 

capital 

       

   

.7

53 
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Investment 

flows are 

very few in 

Nigeria 

      

   

.7

12 

       

Investment 

culture 

increasingl

y focuses 

more 

financial 

flows than 

on 

symbolic 

nature of  

Ownership 

      
.6

00 
       

Overt 

rivalry 

among 

property 

professiona

ls 

       

   

.4

86 

      

Planning 

and 

developme

nt policies 

           

     

.

5

3

2 

  

Fraud ie. 

Fake sales 
             

   

.7

6

2 
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Non 

availability 

of funds 

from 

national 

housing 

fund 

         
  

.469 
    

Inadequate 

funding 

sources 

         
    

.417 
    

Low 

number of 

universities 

and 

polytechnic

s offering 

estate 

manageme

nt affects 

number of 

professiona

ls 

          

     

.59

6 

   

Availability  

of finance 

option  like 

PPP 

 

             

  

.5

6

6 

Expected 

return on 

investment 

            .543  
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Extraction Method: Principal Component Analysis.  

 Rotation Method: Varimax with Kaiser Normalization. 

a. Rotation converged in 16 iterations. 

 


