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Introduction 

ecently, there have been raging controversy 

and intense debate on valuable process both 

within and outside the profession. Situation 

are common where two or more valuers arrives at 

different capital values with wide margins of 

variation for same property (Ibiyemi, 2009). Boyd 

(1995) reported that the inability of valuers to 

forecast future changes in the market and lack of 

consistency in valuations have been strongly 

criticized by clients of valuers. In Uyo Metropolis, 

individuals valuers have been faced with myriads of 

embarrassing situation that questioned the 

credibility and the validity of valuation approaches 

and methods. This has resulted in various calls for 

reassessment of valuers relevance in the prediction 

of credible values. Royal Institute of Chartered 

Surveyors (2012) asserted that inconsistence 

valuations can hamper business growth and  
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consequently came up with a new pathway recently for business valuers. 

This is to say inconsistency of any form in valuation opinion should be of 

concern to stake holders in the valuation profession. 

This study therefore aimed at investigating the causes of capital value 

variance resulting from valuation of residential properties in Uyo 

property market, Akwa Ibom State, identifying factors responsible for 

variation in Estate Valuers Opinions of value and proffering solution to 

identified problems. A total of 54 questionnaire were administered to 

respondents, out of which 44 were retrieve and found useful for analysis. 

Also 15 residential properties were inspected by each Estate Surveyor 

and Valuer for the purpose of this study with a view to giving their 

opinion of value. Both the descriptive and inferential statistical methods 

were adopted for analysis. Inferential statistics namely analysis of 

variances (ANOVA) and factor analysis were used in identifying the 

factors responsible for variance in valuation. The study reveals among 

other findings that though Valuers opinions fall outside the “acceptable 

range” of + 5%, there is generally no significant difference between the 

means of opinion of values given by Estate surveyors and Valuers in Uyo 

residential property market as incident by the p-value >0.05 at p = 724 in 

the analysis of variance test. However, the result of the factor analysis 

yielded a two factor structure, technical and economic as well as 

institutional and social factors as the causes of valuation variation in 

residential property market in Uyo. The research therefore recommends 

the establishment of property data bank in Uyo with a view to replicating 

same across Cities in Nigerian as well as publication of valuation 

information papers and alerts, while sustained monitoring of activities of 

Estate Surveyors and Valuers by the disciplinary committee of Nigeria 

Institution of Estate Surveyors and Valuers should be encouraged. 

 
Keywords: Capital Value, Variance, valuation, Causes, Residential 
properties. 



 

TIMBOU-AFRICA ACADEMIC PUBLICATIONS 
NOV., 2021 EDITIONS, INTERNATIONAL JOURNAL OF: 

 

TIJASDR 

AFRICAN SUSTAINABLE DEV. RESEARCH VOL.7 

65 
ISSN: 2067-4112 

There can be no reason for two or more valuers valuing the same interest in 

a property for the same purpose and at the same time not to arrive at the 

same or insignificantly different results if they make use of the same data 

and follow same valuation approach (Ogunba and Ojo, 2007). The inability 

of Estate Surveyors and Valuers to predict or interpret accurately the value 

of property has been described as a product of real estate market 

impetration (Ratciff, 1968). Igboko (1992) discovered a very weak grasp of 

valuation amongst practitioners and posited that a lot of investment 

valuations are misevaluation and guesstimation. Ogunba and Ajaji (1998) 

concluded that Nigerian valuers are inconsistent. However, the problem of 

variation in value estimate amongst valuers for the same property has been 

attributed to the following factors which includes the skill, experience and 

judgment of the valuers (Ajayi, 1998; Baum, 1998), problem of relevant data 

(Ratchiff, 1975; Ordway and Bell, 1984) and the nature of the property 

market (Millington, 1998) among others. Educational background of the 

valuers, the client, the property and the method adopted by the valuers 

were identified by Levy and Schuck (1998) as cause of variation. It is 

important to note that valuers can only be useful to their valuation clients 

when they recognize the sources of disparity in their value estimate and 

interpret correctly the behaviour of the market participants. The future of 

valuers in Uyo metropolis is being placed under increasing demands and 

threats which will become increasing in line with investors requirements 

and sophistication. The property market in Uyo metropolis has witness 

remarkable change within the past sixteen(16) years, while Estate Surveyors 

and Valuers have been rather slow and lukewarm in their attitude and 

approach to the required accuracy changes in valuation practice thereby 

resulting into complaints from client about valuation Estimates. What will 

endanger the valuers reputation more than anything is a belief that his 

methods are incorrect, illogical and by interence, capable of leading to 

variance in valuations. From the foregoing the paper seeks to investigate 

into causes of capital value variance resulting from valuation of residential 

properties in Uyo property with a view to enhancing valuation practice in 

Uyo property market. 
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Concept of Valuation Variation 

Valuation variation is a measure of the difference between value 

determinations provided by different valuers on the same property at a 

given time and similar prevailing market condition. There had been existing 

research into the issue of valuation accuracy but, Hager and Lord (1985) 

which set the pace for much of the later accuracy related work considered 

valuation variation (valuation versus valuation). Previous studies on 

variation considererd discussion of possible causes of variation 

variance/inaccuracy (Aluko, 1998; Levy and Schuck, 1999) and behavioural 

aspects of valuation (Gilmore, 1994; Harvard, 2001). These studies however, 

did not undertake empirical analysis of the factors leading to valuation 

variation but a discussion of the possible cause. 

Several American studies also considered though not as primary focus, the 

issue of valuation variation. A study by Diaz and Wolverton (1998) focused 

on assessing the degree to which valuers are influenced by valuations they 

previously conducted, the hypothesis being that valuers would anchor onto 

their prior value estimate, and thus be inappropriately influence by this 

figure when conducting a subsequent re-valuation. The study found a very 

low level of variation, with an absolute average variation of between 3.7% 

and 5.3% present in the three (3) set of valuations. Some other research on 

valuation variation in Nigeria such as Ogunba (1997) appear inconclusive 

particularly that none of the valuers sampled inspected the subject property 

before expressing their opinion. Property inspection is a critical step in the 

process to value opinion as failure to do so will restrict the amount of 

information available to the valuer which could amount to professional 

negligence. 

 

CAUSES OF VALUATION VARIATION 

Client and the Instruction 

There had been increasing conflict amongst valuers over perceive client 

influence of opinion of value by valuers. Smith (2002) indicates that 98% of 

valuers have instruction to provide higher valuation according to lender’s 

requirement especially in the boom market. The leader can control valuers 



 

TIMBOU-AFRICA ACADEMIC PUBLICATIONS 
NOV., 2021 EDITIONS, INTERNATIONAL JOURNAL OF: 

 

TIJASDR 

AFRICAN SUSTAINABLE DEV. RESEARCH VOL.7 

67 
ISSN: 2067-4112 

by opinion shopping to find a willing valuer to provide the desired value or 

threaten to withhold payment for a valuation opinion which to the lender is 

lower than his/her opinion. The lender could threaten to severe business ties 

with Estate firms not willing to accede to their demand of arbitrary value. 

The pressure exerted by clients on the valuers can sometimes be direct and 

indirect while occasionally, they can be obvious and abusive. Baum (2000) 

found sample evidence to support the conclusion that client were able to 

and did influence valuation through a process of discussion and possible 

moderation before formal submission of the report. 

 

The Property 

The complexity of the object of valuation presents opportunities for 

valuation variation. Variation is likely to increase when valuing complex 

properties such as multi-let property with a short-term leases due to the 

number of variables that must be considered. BRetten and Wyatt (2001) 

asserted that valuing complex would require employing a variety of 

valuation techniques and the purpose of such valuation could have 

significant impact on the resultant value. The impact of valuation method 

will therefore depend on the property being valued. However, the adoption 

of correct valuation method does not guarantee an accurate valuation 

opinion. 

 

Valuation Assumption 

Valuation is largely a prediction of human behaviour under given market 

conditions. As founded out by Ordway and Bell (1984), human beings 

sometimes behave differently than can be predicted by economic and social 

theory, and irrationality in market transactions sometimes occur. Baum and 

Crosby (1998) opined that appraisals can rarely be proved inaccurate for 

many reasons including the fact that all valuations are hedged by series of 

assumpsions. Consequently, valuation assumptions can influence the 

opinion expressed by valuers on this same property. Other factors such as 

relevant data techniques used would also be tested to ascertain their effect 

of valuation. 
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Methodology 

Estate surveying and valuation firms in Uyo metropolis were identified as 

the target population for the research. The sample frame for the study was 

taken from the 2014 directory of the Nigeria Institution of estate Surveyors 

and valuers, Akwa Ibom State branch, while the total number of practicing 

firms where fifty four(54) which form the sample Frame for these study. 

 

Table 1: Distribution of Study Population 

Location No. of Estate Surveyors and 
Valuers 

No. of Residential 
Properties 

Aka Road axis 18 4 

Oron Road axis 12 6 

Abak Road axis 14 3 

Nwaniba Road 
axis 

10 2 

Total 54 15 

However, the sample size was derived by using the formular given by 
Kothar, (2004) for finite population n = z2pqN/e2 (N – 1) + z2 Pq. Where n=is 
the sample size for a finite population N= size of the population which is the 
number of the household, P = population reliability (where P is 0.5, p + q = 
1), Z = normal reduced variable @ 0.05 level of significant. A total of 54 
questionnaires was administered on the population size, out of which forty 
four (44) were retrieved and found useful for the analysis. The 
questionnaire was structured to elicit relevant information and other data 
germane to valuation process. The information collected was analysed 
using the following statistical tools namely, descriptive statistics, analysis of 
variance  
 

Results and Discussion 

Demographic information of respondent surveyors and values  

Table 2: Background Information on Respondent Estate Surveyors and 

Values. 

Indicator Groups Frequency Percentage 

Sex Male  35 79 

Age Female  9 21 
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 Below 30 

years  

4 9 

 31-40 years  21 48 

 41-50 years 11 25 

 51-60 years  8 18 

 Above 60 

years  

0 0 

Professional  FNIVS  3 7 

Qualification ANIVS 41 93 

 GNIVS  0 0 

Years of Professional 

experience  

1-10 years  16 36 

    

 11-20 years  15 34 

 21-30 years  8 18 

 31-40 years  5 12 

Academic  OND  2 5 

Qualification HND 11 25 

 B.Sc 20 45 

 M.Sc 9 20 

 Ph.D 12 5 

 

Table 2 indicated that 73% of the practicing Estate Surveyors and values were 

found to be between 30 and 50 years of age, while those above 50 years 

were 18%. It is noteworthy that the energy and zeal required in the practice 

of estate management is within the age bracket of 31 to 50 years. However, 

those below 30 years of age accounted for approximately 9% of the 

respondents. 

Ninety five percent (95%) of the Estate Surveyors and Values have academic 

qualification up to a minimum of HND while every one of them has 

professional qualification either ANIVS/ RSV (93%) or FNIVS/RSV (7%). This 

therefore makes the data more revealing and dependable as far as the 
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subject matter of this study is concerned. By decree No, 24 of 1975, these 

category of people are legally empowered to carry out valuation of assets 

in Nigeria, This result further sustained the credibility of the data and that 

the information obtained actually reflects the views of Estate Surveyors and 

Value in the subject under study. The information further revealed that 64% 

of the Estate Surveyors and Value have above 10 years post qualification 

experience. This makes the data collected from this study reliable. The 

respondents are, therefore expected to be familiar with the regulations and 

practice of the profession and they possess reliable and adequate practical 

experience on issues involved in valuation variation. 

 

The Consistency of Valuation Opinion of Estate Surveyors and Valuers  

Given the same set of information from inspection of properties and the 

same purpose of valuation, the valuation variance of the 44 firms were 

expected to fall within a reasonable range. According to Bello and Bello 

(2007), this is conventionally taken as 5%, if not valuation variance is said to 

exist. Table 3 shows the valuation opinion of  the Estate Surveyors and 

Valuation of firms in the study Area. 

 

Table 3: Descriptive Analysis of Valaution Variation in Uyo Metropolis 

Properties  Range  

(000.00) 

Mean 

(000.00) 

Std 

(000.00) 

Dev. 

Kurtosis 

C.V 

Res. Property 1 40 83.8 7.43 -671 8.89% 

Res. Property 2  40 97.8 0.97 1.210 0.99% 

Res. Property 3 36 68.9 5.81 .632 8.435 

Res. Property 4 30 76.8 4.15 .668 5.41% 

Res. Property 5 44 79.2 7.89 1.702 9.96% 

Res. Property 6 29 87.8 3.03 .370 3.45% 

Res. Property 7 30 81.8 4.88 2.454 5.96% 

Res. Property 8 40 66.8 6.03 -1.228 9.00% 

Res. Property 9 23 98.4 3.22 -2.236 3.28% 
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Res. Property 

10 

60  92.0 14.21 -726 15.45% 

Res. Property 

11 

21 97.4 2.24 -982 2.30% 

Res. Property 

12  

35 76.2 5.60 -250 7.35% 

Res. Property 

13 

31 59.2 1.12 -994 1.19% 

Res. Property 

14 

50 79.0 10.58 -1.170 13.39% 

Res. Property 

15 

46 62.0 11.91 -272 19.2% 

 

The descriptive statistics in Table 3 indicated that in all the fifteen 

experiences, there was a consistently wide range in the valuation opinion of 

valuers in respect of properties in Uyo metropolis with the lowest and 

highest range of value N 21, 000,000 for property 11 and N60, 000,000 for 

property 10. These differences are quite significant because they are large. 

It is noteworthy that properties 1,2,5,8,10,14,15 are complex property which 

range of value opinions are beyond N40, 000,000 residential properties. 

This suggests that the more complex a property is in terms of design and 

size, the more difficulty an Estate Surveyor and valuer do experience during 

the valuation process and consequently, this impacts greatly on the 

resultant valuation amount. It is also noteworthy that Estate Surveyors and 

Valuers indicated the use of cost method for the complex residential 

properties. This invariably accounted for wide range of opinions of values in 

the case of these categories of properties in the experiment. Similarly, the 

standard deviation varies from N4, 658,330 (property 13) to N19, 610 

(property 14) as indicated in table 3. The relative dispersion shows the 

lowest figure of 0.99% for property 2 while the highest figure of 19,2% was 

found in property 15. Generally, with the exception of properties 2,6, 9, 11 

and 13, these variations fall outside the acceptable range. This brings to bear 
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that property that within the acceptable range are simple blocks of flats 

that are common with evidence of rental and capital transactions readily 

available and it further consolidate the fact that Estate surveyors and 

valuers indicated that the preferred method of valuation in residential 

property valuation include comparison, investment methods of valuation. 

The comparism and investment methods requires evidences of recent sales 

in their use for analysis for credible opinion of value. The sample distribution 

shows a greater kurtosis among property 7,6,5,3 and 2 (Kurtosis of 2,454, 

0.370, 1702, 0.632 and 1.210) respectively. This implies that even though 

Estate Surveyors and Valuers opinion were not within the acceptable range, 

the distribution of the opinion of Estate Surveyors and Valuers are more 

clustered than other than others within the experience. 

 

Table 4. Analysis of Variance (ANOVA) Rating of Valuation in Uyo 

 Sum of 

Square 

Df Mean 

Square 

F Sig. 

Between 

Groups 

5909.326 43 137.426 0.860 0.724 

Within Groups  98420.400 616 159.773   

Total  104329.726 659    

 

The ANOVA summary take 4 reveal that the between-group mean square 

(the variation explained by the model) is 137. 426 (5909. 326/43) and the 

within group mean square (the variation unexplained) is 159.773 

(98420,400/616).The F- ratio is 0.860 (137,426/159,773) and the p- value > 

0.724 indicate that the difference in the mean score of the opinion of values 

given by the Estate Surveyors and Valuers in Uyo property market is 

statistically insignificant at p = 0. 724 as it greater than 0.05. This shows that 

there was no significant difference between the means of the opinion of 

values by Estate Surveyors and Valuers. Therefore, the null hypothesis Hoi. 

Which stated that “there is no significant different between the means of 

opinions of valuers given by Estate surveyors and valuers in Uyo 

Metropolis” is accepted at the expense of the alternative  hypothesis. This 
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indicates that the valuation of one firm is a proxy of another firm’ valuation. 

Also, this implies that even through majority of Estate Surveyors and Value’s 

opinions was indicated to fall outside the “acceptable range” in Table 3, 

there is no evidence to suggest that the inconsistencies noticed in some 

Estate Surveyors and Valuer’s opinion are weighty enough to suggest any 

form of arbitrariness of procedures in the valuation process. Therefore, 

residential property valuations by Estate Surveyors and Valuers are credible 

and the valuation profession will survive all the barrage of criticisms by that 

view the issue of valuation variation on the surface without an inferential 

analysis. 

 

Analysis of Factors Responsible For Valuation Variation 

This section is used to analyze the variables responsible for variance in 

valuation and to group them to identifiable factors. Factor analysis is a 

statistical technique that groups variables into conceptually meaningful 

clusters. Factor analysis has its key objective of reducing a larger set of 

variables to a smaller set of factors, fewer in number than the original 

variable set, but capable of accounting for a large portion of the total 

variability in the items (Pancerselvam, 2011). The identity of each factor is 

determined after a review of which items correlate the highest with factor 

(Pancerselvam, 2011). Items that correlate the highest with a factor define 

the meaning of the factor as judged by what conceptually ties the items 

together. A successful result is one in which a few factors can explain a large 

portion of the total variability and those factors can be given a meaningful 

name using the assortment of items that correlated the highest with 

it.(Pancerselvam, 2011). 

 

Table 5: Kmo and Bartlett’s Test Sphericity (Test Appropriateness of Factor 

Analysis for the Data Set) 

Kaiser- Meyer- Olkin Measure of sampling Adequacy.  0500 

         Approx. Chi- Square   1.487 

Barlett’s Test of        Df 

Sphericity        1 
       Sig      .223  
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The KMO and Barlett’s test of Sphericity in Table 5 above both indicate that 

the set of variable are at least adequately related to factor analysis. 

Generally, the KMO statistics varies from 0 to 1. These test seeks to measure 

the appropriateness of factor analysis for the sample by examining the sum 

of partial correlations relative to the sum of correlations to diffusion in the 

pattern of correlations or relative compactness in the patterns of 

correlation. Notably, a value of 0 indicates diffusion in the pattern of 

correlations (hence, factor analysis is likely to be inappropriate). A value 

close to 1 indicates that patterns of correlations are relatively compact and 

so factor analysis should yield distinct and reliable factors. From the KMO 

and Barlett’s Test of Sphericity (Table 5), the value is 0.50.Therefore, factor 

analysis is appropriate for these data. 

 

Table 6: Factor Analysis of Valuation in Uyo Metropolis 

S/N Component  Factor 1  Factor 2  Communality  

1.  The client and the instruction  .818 .574 .871 

2.  The property  .912  .923 

3.  The Valuer and the Firm  .800  .823 

4.  Valuation Assumption .860  .860 

5.  Relevant Data  .900  .911 

6.  Valuation Techniques  .825  .875 

7.  Effectiveness of regulatory 

Framework  

.755 .662 .791 

8.  Nature of the property 

Market  

.812  .912 

9.  Micro economic Variable  .723 .451 .800 

10.  Macroeconomic Variable .697  .711 

11.  Valuation uncertainty .517 .559 .810 

12.  Disparities in values 

estimation and value 

prediction 

.637 .786 777 

13.  Language of instruction .832 .572 .900 
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14.  Geographic variable  .732 .910 .841 

15.  Peculiarity of individual 

transaction  

.673 .821 .763 

16.  Land management policy 

eigen Value 

.901 .747 .801 

 % of total variance  8.517 5.141  

 Total variance   91.245  

 No. of test Measures 16 5  

 

FWwrk = 0.871CLI + 0.923TP + 0.911RD + 0.875VT + 0.779IERF + 0.912NPM + 

0.800MEV + 0.711MEV + 0.810VC + 0.777VEVP + 0.900LI + 0.841GV + 0.763PIT 

+ 0.801LMP. 

FWwrk = 0.963VA + 0.961ME + 0.910RD + 0.890VF + 0.939CLI + 0.851VT + 

0.920MEV + 0.799TP + 0.911VU + 0.940DEP + 0.88NPM + 0.900LNG + 

0.9655GV + 0.904PIT + 0.88LP + 0.899ERF. 

 

The principal component analysis was used to extract the factor from the 

variable data. Kaiser’s rule was used to determine which factors were most 

eligible for interpretation because this rule requires that a given factor is 

capable of explaining at least the equivalent of one variable’s variance. This 

is not unreasonable given that factor analysis has as its objective reducing 

several variables into fewer factors. Using this rule, two factors were 

extracted (see Table 6). 

Communalities indicate the degree to which factors explain the variance of 

the variables. In this study, the communalities were since none exceed the 

value of 1, providing further evidence that the results are appropriate for 

interpretation. 

Seventeen variables relating to valuation variation were factor analyzed 

using principal component analysis with varimax (orthogonal) rotation. One 

of the variables, Bias towards valuation client was dropped for reason of 

collinearity. The results of the orthogonal rotation of the solution are shown 

in Table 6. In order to differentiate the structure within the analysis more 
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easily and appropriately, a level loading may be excluded (Fields, 2005). 

When loading less than 0.40 were excluded, the analysis yielded a two-

factor solution with a simple structure (factor loading = 40) explaining a 

total of 91.245% of the variance for the entire set of variables. Factor I was 

labeled technical and Economic Factors due to the high loadings by 

following items: valuation assumptions; micro economic variable relevant 

data; the valuer and the firm; the client and the instruction; valuation 

technique; macro-economic variables; the property; valuation uncertainty; 

disparities in value estimation and value estimation and value prediction; 

nature of the property market. 

This is because the coefficients suggest that the way in which Estate 

surveyors and Valuers responded to the variable responsible for valuation 

was very consistent for the components mentioned. This first factor 

explained 56.374% of the variance. The second factor derived was labeled 

institutional and social factors. This factor was labeled as such due to the 

high lodading by the following variables: language; geographical variable; 

peculiarity of individual transactions; land management policy; 

effectiveness of regulatory framework. The variance explained by this 

factor 34.871%. 

How respondents scored the variable of valuation assumptions tended to 

be very similar to their responses to the remaining variables mentioned. For 

example, if it is discovered that valuation assumptions was responsible for 

wide range of variation in a particular residential valuation exercise (or not), 

that valuation exercise may probably also have been influenced (or not) by 

micro economic variables, relevant data, the valuer and the firm, the client 

and the instruction, valuation techniques, macro-economic variable, the 

property, valuation uncertainty, disparities in value estimation and value 

prediction and nature of property market. The variables together contribute 

most prominently to Factor 1. Similar interpretation can be made of factor 

2. 

The communalities of none of the variables included in the analysis were 

less than 70% is common with the other variables in the analysis. This 
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indicates that the variables chosen for the analysis are all strongly related 

with one another. 

Substantively, this means that we have identified two clear patterns of 

response among respondents – one pattern for technical and economic 

factor and one pattern social and institutional factors has been clearly 

identified. These two tendencies were independent of one another (i.e. 

they are not correlated). 

Overall, these analysis indicated that two distinct factors were underlying 

valuation variation in the residential property market in Uyo metropolis and 

that these factor were moderately internally consistent. One of the 

seventeen items was eliminated. 

 

CONCLUSION 

The study has reveal that “client and the instruction” and “the property” 
are the major sources of variance experience in Uyo property marker. 
Technical and Economic factors as well as social and institutional factors has 
also been discovered as one of the factors responsible for valuation 
variation. The study therefore suggest adherence to the most appropriate 
methods of valuation of property as well as properly guided assumptions 
for the most appropriate methods of valuation of property as variance to 
be bearest minimum. Moreso, the culture of ethics and professional 
integrity should be re-emphasized among members. While Nigerian 
institution of Estate surveyor and valuers (NIESV) in conjunction with Estate 
surveyors and valuers. Registration Board of Nigeria (ESVARBON) should at 
regular interval intimate the government on the need for consultation with 
relevant bodies on changing economic indicator as it affect property 
market. 
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