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ABSTRACT
This study examines the problems and prospects of the valuation of Assets in Nigeria a case study of Lagos Island, Idumota. This study was guided by the following objectives; to identify the problems facing asset valuation practice within the study area, to explore the prospects of asset valuation practice in within the study area, and to examine the strategies for improving asset valuation practice in Nigeria. The study employed the descriptive and explanatory design; questionnaires in addition to library research were applied in order to collect data. Primary and secondary data sources were used and data was analyzed using the pie chart and frequency tables and percentage. The study findings revealed that: A significant number of respondents identified lack of reliable market data, inconsistent standards, and insufficient training as major problems affecting asset valuation, Political and economic instability also emerged as a significant external factor that influences asset values, and Most respondents were optimistic about the prospects of asset valuation, particularly due to the potential of technology, improved training, and standardization of practices and these recommendation were made at the end of the findings: Government and professional bodies should collaborate to establish a comprehensive and regularly updated national asset database, Mandatory continuous professional development and certification should be enforced for all practicing valuers, A unified valuation standard should be developed and enforced to reduce inconsistencies in valuation reports.
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CHAPTER ONE
1.0	INTRODUCTION
1.1 	BACKGROUND TO THE STUDY
Asset valuation is a critical process in the financial and real estate sectors, as it provides an objective estimate of an asset's value, Asset valuation is a critical process in the financial and real estate sectors, as it provides an objective estimate of an asset's value (Okoye & Odewumi, 2013). in Nigeria, asset valuation plays a vital role in financial reporting, investment decisions, and risk management (Ogunba, 2011). The accuracy and reliability of asset valuations are essential for stakeholders, including investors, lenders, and regulatory bodies, to make informed decisions (Okoye & Odewumi, 2013).
The importance of asset valuation in Nigeria cannot be overstated. It provides stakeholders with accurate and reliable information about the value of assets, which is essential for making informed investment decisions (Oyedele, 2012). Asset valuation also plays a critical role in financial reporting, as it enables companies to accurately value their assets and report their financial position (Okoye & Odewumi, 2013).
Despite the importance of asset valuation in Nigeria, the practice faces several challenges. These challenges include lack of standardization, inadequate data, corruption, and limited expertise (Akinsulire, 2015). These challenges can lead to inaccurate and unreliable valuations, which can have serious consequences for investors and other stakeholders.
Despite these challenges, there are prospects for improving asset valuation practice in Nigeria. The adoption of international valuation standards, the use of technology, and capacity building for valuers are some of the opportunities that can enhance the quality and reliability of asset valuations in Nigeria (Oyedele, 2012).
Estate surveying and valuation in Nigeria is a child of the British system. The theoretical bases and professional curricula for the local training I Nigeria have been molded after the system established in the United Kingdom by RICS/Royal Institution of chattered surveyors. It remained a natural fact that Estate surveyor and values I Nigeria took after from the practice in United Kingdom. Valuation may be defined as the and science of estimating the value of a particular property at a particular time at a particular place taking into consideration all the tutors that bear direct and indirect influence on the property market. Valuation as regards to the assets of any organization is usually given much attention because an asset of any organization is the bedrock of such organization. However, assets valuation is an important thing in any organization both public and private because it helps to discover the: Going concern” of the organization, which aimed at discovering whether the organization is growing (improving) or decreasing to avoid liquidation. The public properties on the other hand can be seen as properties established by the government to serve the public. The state of public properties in Nigeria is a source of worry to well meaning Nigeria. Investigation revealed that poor performances and conditions of public properties is caused by various set back.
Lagos Island, Idumota corporation properties includes undeveloped land and landed properties. Landed properties are residential buildings, shops, catering services, office and quest houses. As one of the public corporation, Lagos Island, Idumota corporation was established by law in (912 by the British colonial masters to provides rail transportation services in the nation. The organization was structured according to the policy objectives establishing it the headquarters was located at Ebute meta, now in Lagos state and its districts headquarters were located at Ibadan, Enugu, Kaduna, Bauchi and Kafanchan. The district headquarters in turn have their area offices to enhance implementation of management policies, hence the intention of the colonial masters to transport people, products and materials to different parts of the country. However, it is with great regret that the cooperation has failed to live up to its expectation in all ramification. It is against this background that the researcher sacks to examine the problem and prospects of the valuation of Assets of public bodies.    
1.2	STATEMENT OF PROBLEM
Despite the critical role of asset valuation in financial reporting, investment decisions, and risk management, the practice of asset valuation in Nigeria is faced with several challenges (Okoye & Odewumi, 2013). These challenges include lack of standardization, inadequate data, corruption, and limited expertise, which can lead to inaccurate and unreliable valuations (Akinsulire, 2015). Furthermore, the absence of a robust regulatory framework and the lack of enforcement of existing regulations have contributed to the problems facing asset valuation practice in Nigeria (Ogunba, 2011).
As a result, investors, financial institutions, and other stakeholders are often faced with inaccurate and unreliable valuations, which can lead to poor investment decisions and financial losses (Oyedele, 2012). Therefore, there is a need to examine the problems and prospects of asset valuation in Nigeria, with a view to identifying the challenges facing the practice and exploring opportunities for improvement.
[bookmark: _Hlk86310117]Asset’s valuation is an important thing in any performance of the organization without carrying out this valuation an organization might not know when it is liquidating. In Lagos Island, Idumota corporation Lagos Island districtAsset’s valuation have not been given much attention despite the fact that the corporation has an Estate Department. Investigation reveals with there is problem of bureaucracy and improper documentation which has made it difficult to embark on this project. Also, there is some high level of unprofessionalism with the corporation, this is big setback, and his resulted to the stagnation of the corporation.       
1.3 	RESEARCH QUESTION
The following research question needs answer
a. 	What are the problems hindering the valuation of the corporation Assets?
b.	What are the prospects of carrying out Asset’s valuation of public corporations?
c.  	What are the strategies to improve asset valuation practice? 
1.4 	AIM AND OBJECTIVES OF THE STUDY
The aim of this study is to examine the problems and prospects of the valuation of Assets of public bodies in Lagos Island, Idumota.
THE OBJECTIVES ARE:
1.	To identify the problems facing asset valuation practice within the study area.
2.	To explore the prospects of asset valuation practice in within the study area.
3.  	To examine the strategies for improving asset valuation practice in Nigeria.

\
1.5 	JUSTIFICATION OF THE STUDY
Assets valuation is an important aspect of any establishment because it help to identify if the organization is progressing or regressing. This research will serve as a wakeup call to the management of the Lagos Island, Idumota corporation on the need to always embark on this exercise hence it will help to promote the performance of the corporation. Asset valuation plays a critical role in financial reporting, investment decisions, and risk management. However, the practice of asset valuation in Nigeria is faced with several challenges, including lack of standardization, inadequate data, corruption, and limited expertise. This study aims to identify the challenges facing asset valuation practice in Nigeria and explore opportunities for improvement.	The study's findings will also have practical implications for stakeholders, including investors, financial institutions, and regulatory bodies. The study's recommendations will provide guidance on how to improve asset valuation practice in Nigeria. It will be relevant to policymakers and regulatory bodies, such as the Valuers Registration Council of Nigeria (VRCN) and the Financial Reporting Council of Nigeria (FRCN). The study's recommendations will provide guidance on how to improve the regulatory framework for asset valuation in Nigeria. And will contribute to the development of the Nigerian economy by providing insights into the challenges facing asset valuation practice in Nigeria and exploring opportunities for improvement. This will help to promote transparency, accountability, and good governance in the Nigerian economy.
	This research is beneficial to Estate surveyors and valuers in the study area, claimants of land, Nigeria Institution of Estate Surveyors and valuers (NIESV) and the government of Nigeria by providing adequate information on asset valuation, also this study will be useful in providing regulatory guideline for asset valuation in the the nation, it will definitely be useful for the department of estate management and valuation, Kwara state polytechnic as a documentation for future research.  
1.6 	SCOPE OF THE STUDY
This study will centre on the problems and prospects of the valuation of assets of public bodies in which Lagos Island, Idumota corporation Lagos Island districts were chosen. That is to say that it will concentrate on Lagos Island district headquarter only.

1.7	Study Area
	Geographical setting of the study area
	Historical Background of Island, Idumota Lagos.
Idumota is a historic neighborhood located on Lagos Island. It is adjacent to the Lagos port that facilitated the slave trade; and later under British indirect rule, it surrendered to exports that fueled the colonial enterprise. It is also home to descendants of returning Brazilian slaves known as Agudas as well as the Oba (traditional ruler) of Lagos.
Once a strictly residential neighborhood, Idumota houses one of the largest markets in West Africa and accommodates the substantial inflow of imported goods. As an “unofficial” (untaxed and unregulated) market, it is not peripheral to global networks of drug distribution, but rather integral to them. The bulk of pharmaceuticals imported from abroad are routed first through Idumota and then on to other markets throughout Nigeria and other West and Central African countries. The energy of private Idumota traders and wholesalers facilitate this activity, where up to millions of U.S. dollars worth of wholesale pharmaceutical stock is exchanged each and every day. There is a constant, pumping rhythm in Idumota unlike most places in Lagos, one that greatly outpaces the usual hyper-stimulation found in densely populated, large-scale cities.
The entrance to the wholesaler pharmaceutical distribution section is located at the northeast end of the island that faces the mainland less than one mile away. The major distributors, whose clients are located across West Africa, have shops on the main road, while smaller operators work on narrower paths that move deeper into the neighborhood. From floor to ceiling, large stacks of boxes holding drug stock line the inside and outside of pharmaceutical shop stalls. They also fill up buses (vans) destined to other parts of West Africa. Some licensed traders, as they are called, have been here for years and some are second and third generation. There are always others, almost all Igbos, who are newly arriving from the eastern part of the country to start their work as apprentices for an older relative who owns a pharmaceutical shop. Other acts of labor are performed by indigenous Lagosians–mostly Yorubas. A social system comprised of small trade, informal payments and extraction provide a livelihood for those not engaged in formal market exchanges.
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1.8	Definition of terms
1. 	Asset Valuation: The process of determining the economic value of an asset, such as a property, machinery, or equipment (Okoye & Odewumi, 2013).
2. 	Asset: A resource or item of value owned or controlled by an individual or organization (International Accounting Standards Board, 2010).
3. 	Valuation: The process of estimating the value of an asset (Appraisal Institute, 2013).
4. 	Valuer: A professional who specializes in estimating the value of assets (Valuers Registration Council of Nigeria, 2015).
5. 	Investment: The act of putting money or assets into a venture or asset with the expectation of earning a profit (Ogunba, 2011).
6. 	Risk Management: The process of identifying, assessing, and mitigating potential risks that could impact an investment or asset (Oyedele, 2012).
7. 	Financial Reporting: The process of presenting financial information about an organization or individual to stakeholders (Financial Reporting Council of Nigeria, 2015).
8. 	International Financial Reporting Standards (IFRS): A set of accounting standards developed by the International Accounting Standards Board (IASB) that provide a framework for financial reporting (International Accounting Standards Board, 2010).
9. 	Nigerian Stock Exchange (NSE): A stock exchange located in Lagos, Nigeria, that provides a platform for buying and selling securities (Nigerian Stock Exchange, 2020).
10. 	Valuers Registration Council of Nigeria (VRCN): A regulatory body responsible for registering and regulating valuers in Nigeria (Valuers Registration Council of Nigeria, 2015).





CHAPTER TWO
2.0 	Literature Review/Theoretical Framework
2.1	Introduction
	This chapter of the study covers the presentation of past related literatures on the subject  of the study, accordingly the chapter is divided into part which include: concept of valuation, types of valuation, method of valuation, concept of asset valuation, types of asset valuation, and problems and prospect of asset valuation.

2.2.0	Concept of Valuation
Ifediora, (1993:7) considers valuation as the art and science of determining, at some specific date, for a specific purpose or purposes and by one authorized, the monetary value of the property rights encompassed in an ownership; and the value so determined. It is a form of social science which provides a solution to a question "how much?''. Also, it involves engaging rational and measured investigation and reasoning after systematic collection and analysis of data. All the above make a valuation to be regarded as a science. The final presentation of valuation report requires good composition excellence of style and clarity of expression-the essential features of art. The presentation and communication of the rigorous data collection and analysis (the scientific aspect of valuation) makes valuation an art.
The essential portion of the definition is the specific date. The passage of time has been having direct effect on value of property especially in an unstable economy of developing nations. The impact of inflation or deflation on the values of commodities is an element of time. The modification of value is always been brought about by economic, social, political and governmental changes over time. The date of valuation is presumed to mean the day on which tape measurements and market surveys were carried out. The value arrived at today, would be different from what may likely be determined on the same property in ten years time.
Valuation is always been carried out for a specific purpose or purposes which is or are to be determined by the client. The purpose of valuation leads to the basis of valuation, which is to be determined by valuer. The basis of valuation is having bearing on the method(s) to be adopted by the valuer: the purposes for which a valuation is being required include, sale, purchase, mortgage, rating and taxation, probate, insurance, compulsory acquisition, rental etc.
For a report to be recognized as a valuation report, it must be prepared by one authorized. The one so authorized by law in Nigeria to carry out valuation is called an Estate Surveyor and Valuer. This is a person who has undergone academic training and has acquired practical experience, recognized as a valuer by Estate Surveyors and Valuers Registration Board of Nigeria (E.S.V.A.R.B.O.N).
Generally speaking valuation is the process of making an estimate or worth of real property or other assets for a particular purpose. Put differently, it is the determination in monetary term the worth or value at specified date and for special purpose of the property rights encompassed in ownership.

2.2.1	Types of valuation
	Valuation are typically divided into two, which are Statutory and Non Statutory 
2.2.2 	Statutory valuation
	A statutory valuation is a valuation of a property or asset for tax purposes and compensation. It can be used for a variety of properties, including land, buildings, and plant and machinery.  Statutory valuation also refers to the process of determining the value of an asset or property for the purpose of complying with statutory requirements, such as taxation, financial reporting, or regulatory compliance. (International Valuation Standards Council, 2017)
Characteristics of Statutory Valuation
1. Legislative requirement: Statutory valuation is required by law or regulation. (Appraisal Institute, 2018)
2. Specific purpose: The valuation is conducted for a specific purpose, such as taxation or financial reporting. (International Accounting Standards Board, 2018)
3. Compliance: The valuation must comply with relevant laws, regulations, and standards. (International Valuation Standards Council, 2017)
4. Objectivity: The valuation must be objective and unbiased. (Appraisal Institute, 2018)


2.2.3	Non Statutory Valuation
	Non-statutory valuation refers to the process of determining the value of an asset or property for purposes other than compliance with statutory requirements. (International Valuation Standards Council, 2017)
	Characteristics of Non-Statutory Valuation
1. Voluntary: Non-statutory valuation is conducted voluntarily, rather than being required by law or regulation. (Appraisal Institute, 2018)
2. Flexible purpose: The valuation can be conducted for various purposes, such as investment decisions, strategic planning, or financial analysis. (Koller, 2010)
3. Variable scope: The scope of the valuation can vary depending on the purpose and requirements of the client. (International Valuation Standards Council, 2017)
4. Objectivity: The valuation must still be objective and unbiased, despite the non-statutory nature. (Appraisal Institute, 2018)

2.2.4	Method of valuation
	Methods of valuation are the system used to carry out valuation based on its purpose, the methods varies and it include:  
1. Discounted Cash Flow (DCF) Method
Definition: Estimates the present value of future cash flows. (Damodaran, 2012)
Description: DCF method estimates the value of an asset or business by discounting its expected future cash flows to their present value.
2. Comparable Company Analysis (CCA) Method
Definition: Compares the value of a company to similar companies. (Koller, 2010)
Description: CCA method estimates the value of a company by comparing its financial metrics to those of similar companies.
3. Asset-Based Method
Definition: Estimates the value of a company based on its underlying assets. (Appraisal Institute, 2018)
Description: Asset-based method estimates the value of a company by adding up the value of its individual assets.
4. Income Approach Method
Definition: Estimates the value of a company based on its expected future income. (International Valuation Standards Council, 2017)
Description: Income approach method estimates the value of a company by capitalizing its expected future income.
5. Market Approach Method
Definition: Estimates the value of an asset or business based on market data. (Appraisal Institute, 2018)
Description: Market approach method estimates the value of an asset or business by analyzing market data, such as sales of similar assets.
6. Cost Approach Method
Definition: Estimates the value of an asset based on its replacement or reproduction cost. (Appraisal Institute, 2018)
Description: Cost approach method estimates the value of an asset by estimating its replacement or reproduction cost.
7. Residual Value Method
Definition: Estimates the value of an asset at the end of its useful life. (International Valuation Standards Council, 2017)
Description: Residual value method estimates the value of an asset at the end of its useful life, taking into account its expected future cash flows.
8. Option Pricing Method
Definition: Estimates the value of an asset or business based on its option value. (Damodaran, 2012)
Description: Option pricing method estimates the value of an asset or business by analyzing its option value, such as the value of flexibility.

2.3.0	Concept of asset valuation
	Asset valuation is the process of determining the fair market value of an asset. It's often used when a company or asset is to be sold, insured, or taken over. 
Here are some concepts related to asset valuation:
· Depreciation: Assets with a finite life lose value over time, and depreciation is used to calculate how that value changes. 
· Market value: The value of an asset or company as determined by market participants. 
· Enterprise value: A way to determine the implied value of a company's core operating assets. 
· Forced liquidation value: The amount of money a company would receive if it sold its assets in an auction immediately. 
· Discounted cash flow: A valuation method that estimates an investment's value using its expected future cash flows. 
· Fair value measurement: The valuation of assets and liabilities using active market price, the price of other identical assets, or managerial judgements and assumptions. 
Asset valuation can involve both subjective and objective measurements. The first step in calculating asset value is to determine the scope of the analysis, including the assets to be valued and the level of detail. 

2.3.1	Types of asset valuation
	The accounting and valuation referential for the public sector, which cover assets and liabilities measurement issues, aim to clarify the definition of values (fair value, but also other types of value), to indicate the moment and methods for measurements and to present disclosures about these measurements. Starting from these general objectives of the referential that are the center of the comparative analysis conducted in this research, we established discussion themes. When we made this selection, we took into account the findings in the literature regarding some weaknesses or needs in order to improve the quality of accounting and valuation standards, respectively themes already selected in studies related to the objective of this current research (for example, Deaconu and Buiga, 2010, respectively Nistor et al., 2010). This enables us to determine the extent to which the content of the standards meet the requirements of financial reporting, with focus on the present period, and what is the common ground of them, which is important for obtaining quality information in the public sector. Guidance extent and quality Accounting standards in general, and public sector accounting standards make no exception, were subject to criticism with conceptual arguments brought against them, but mostly technical and implementation related arguments (Deaconu and Buiga, 2010).
Here are some types of Asset property:
· Financial Asset Valuation: Valuation of financial assets such as stocks, bonds, and 
derivatives. (Damodaran, 2012)
· Real Asset Valuation: Valuation of real assets such as real estate, machinery, and 
equipment. (Appraisal Institute, 2018)
· Intangible Asset Valuation: Valuation of intangible assets such as patents, trademarks, 
and copyrights. (International Valuation Standards Council, 2017)
· Physical Asset Valuation: Valuation of physical assets such as buildings, land, and 
natural resources. (Appraisal Institute, 2018)
· Intellectual Property Valuation: Valuation of intellectual property assets such as patents, 
trademarks, and copyrights. (International Valuation Standards Council, 2017)
· Business Asset Valuation: Valuation of business assets such as companies, partnerships, 
and sole proprietorships. (Koller, 2010)
· Personal Property Valuation: Valuation of personal property assets such as art, 
collectibles, and jewelry. (Appraisal Institute, 2018)
· Natural Resource Valuation: Valuation of natural resource assets such as oil, gas, and 
minerals. (International Valuation Standards Council, 2017)
2.4.0	Problems of Asset valuation and Prospect of Asset valuation 
The Risks in Real Estate Valuation Practice In 1985, Udo-Akagha, while writing a foreword to “Guidance Notes on Property Valuation” noted that: “there ought to be no reason why two or more valuers valuing the same interest in a property for the same purpose and at the same time should not arrive at the same or similar results if they make use of the same data and follow the same valuation approach”. Also, in 1998, an editorial comment on “property valuation and the credibility problems” on page 2 of The Estate Surveyor and Valuer, the professional Journal of the Nigerian Institution of Estate Surveyors and Valuers stated inter alia that: “the valuation process has been the focus of recent debate and controversy both within and outside the profession as cases of two or more valuers giving different capital values with wide margins of variation for the same property abound”. Comments of this nature have led many to ask whether estate surveyors and valuers are interpreters or creators of values. For this reason, one need to ponder on the claims made by a few clients to the effect that not all registered estate surveyors and valuers may be the best persons to value all real estate interests. As an example, an estate surveyor and valuer working in a Federal establishment, may not be the best person to value the real estate assets of his employer that may be due for disposal or subject of mortgage loan syndication. The estate surveyor may have a conflict of interest so far as his duties to his employers are concerned because of his relationship. The huge sums of money invested in real estate on annual basis are enormous hence such investments need to be guarded jealously over time to sustain the basis of such investments. The recent happenings in the US real estate market which has already affected the fortunes of other countries across the globe should be food for thought for real estate investors and all professionals involved in real estate activities. It is noteworthy that whilst a hundred percent valuation accuracy in market price prediction is an “aim” (Millington, 1985). It should neither be expected nor necessarily sought to be fully achieved, in a prior valuation. Ajayi (2003) noted that increased valuation accuracy and consistency are the demand of the more sophisticated and enlightened clients in the emerging property market of today and the property market has seen remarkable change within the past forty years. The fundamental characteristics of property as an asset class, the imperfect nature of the property market, the lack of a central register of sales, the confidentiality of information can all be cited as some of the reasons which may preclude accuracy in valuation. 1. Subjectivity: Asset valuation involves subjective judgments and assumptions, which can lead to biases and inconsistencies (Kirkpatrick, 2000).
2.4.1	Problems of Asset valuation 
1. 	Subjectivity: Asset valuation involves subjective judgments and assumptions, which can lead to biases and inconsistencies (Kirkpatrick, 2000).
2. 	Complexity: Valuing complex assets, such as intellectual property or intangible assets, can be challenging due to the lack of clear guidelines and standards (Lev, 2001).
3. 	Information asymmetry: Valuers may not have access to complete or accurate information, leading to inaccurate valuations (Akerlof, 1970).
4. 	Market volatility: Asset values can fluctuate rapidly due to market changes, making it difficult to determine a stable value (Shiller, 2005).
5. 	Regulatory requirements: Valuers must comply with various regulations and standards, which can be time-consuming and costly (IVSC, 2019).

2.4.2	Prospects in Asset Valuation
Ojo (2004) observed that Nigerian 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 clients about valuation estimates. In addition, Bretten and Wyatt (2002) also observed that valuers do not operate with adequate market knowledge while, in a few instances, valuers follow clients‟ instructions to analyze available information, make judgments and respond to different pressures from stakeholders when preparing a valuation in a market atmosphere of heterogeneity. In response to public outcry on valuation inaccuracy, Hager and Lord (1985), whose work in UK was among the studies that provoked much of the later works on valuation accuracy, envisaged a range of ±5% either side of the „correct‟ value; Baum and Crosby (1988) cited “margins of error” of ±5% to ±15%. In Nigeria, Ogunba and Ajayi (1998) employed a margin of error of ±5% taken after Hager & Lord (1985)‟s study while Ogunba (2003) employed a margin of error of ±10 per cent. In Australia, Parker (1988) carried out a property valuation estimate accuracy study in which ±5% to ±10% margin of error, a mode of ±5% and arithmetic mean ±6.04% were adopted. Bretten and Wyatt (2002) conducted a study amongst the valuation stakeholders on the acceptable margin of error for mortgage loan security. Apart from the challenges of producing an opinion of value that can stand the test of time, there is another spectrum of risk in the context of litigation generally facing the valuer providing a wrong opinion on the value of a property upon which the client had relied on while negotiating to buy or sell aproperty. Of course, if the client later realizes a loss as a result of the estate surveyor‟s misleading advice, he may be dragged to court for negligence.
The Way Forward for the Estate Surveying and Valuation Profession in Nigeria Under normal conditions, no professional body would want any of her members to be exposed to ridicule as a result of negligence or unprofessional behavior. It is to the benefit of all estate surveyors that high standards of professionalism be maintained so as to earn respect from clients. To automatically earn this respect from the public at large, the following issues that have emanated from the earlier discussion above, need to be addressed. First, there is the need to ensure the training of more estate surveyors so that there can be enough practitioners for adequate coverage of the country. It is by so doing that the „quacks‟ can be flushed out of business. A situation where estate surveying and valuation firms shy away from the rural areas of the country, where the greater members of the society resides with the greater land mass is not acceptable. Nigerian Institution of Estate Surveyors and Valuers and Estate Surveyors and Valuers Registration Board of Nigeria need to educate members and encourage Institutions offering estate management courses to harp on the potentials in rural estate agency. Second, registration of members should be through extensive training, rigorous accreditation standards while those in practice should be mandated to allow the publication of their achievements on valuation-related issues before being considered as fellows of the Institution. Third, the Nigerian Institution of Estate Surveyors and Valuers and Estate Surveyors and Valuers Registration Board of Nigeria in partnership with Universities offering estate management courses in Nigeria, need to ensure the running of designated specialist courses in the valuation of specialized buildings, plant and machinery valuation as well as the use of ICT in real estate activities. Experts in relation to particular areas within the profession should be those whose qualifications and experience stand them out. Fourth, the profession cannot continue to allow most firms to run on sole proprietorship. Groups of existing firms should be encouraged to merge and form partnerships for the purpose of exploiting the growth opportunities in the real estate business. By so doing, such groups would have the capacity to penetrate the market effectively as per their collective knowledge, skill, experience and social leanings thereby checkmating the invasion of the industry by quacks. In all of the analysis of earnings rates contained in this volume we have used as our base either the capitalization or total capital figures shown by the balance sheets of the corporations in the various samples. But the problems of accounting are complex, and the technique of keeping corporate books and preparing corporate statements is flexible, if not frequently capricious. To be sure, the data of nearly all of our samples comprise Government figures; and we may properly assume that most industrial data reported to the Government are in the main subject to fewer vagaries of accounting procedure than is the case with many figures compiled merely for the information of stockholders or the general public.
1. Advancements in technology: The use of artificial intelligence, machine learning, and big data analytics can improve the accuracy and efficiency of asset valuation (KPMG, 2020).
2. Increased transparency: The development of standardized valuation frameworks and guidelines can promote transparency and consistency in asset valuation (IASB, 2019).
3. Growing demand for valuation services: The increasing complexity of financial markets and the growing need for accurate valuations are driving demand for valuation services (PwC, 2020).
4. Expansion into new markets: The growth of emerging markets and the increasing importance of intangible assets are creating new opportunities for asset valuers (Deloitte, 2020).
5. Professionalization of the industry: The development of professional certifications and standards can enhance the credibility and reputation of the valuation profession (ASA, 2020).


2.5.	Summary of Literature Review

	S/N
	Author(s) Name & Year
	Research Topic
	Research Objectives
	Methodology
	Research Findings
	Research Gap

	1
	Ifediora, G. & Okonkwo, B. (2003)
	Valuation practice and challenges in Nigeria
	To examine institutional problems in valuation practices
	Descriptive survey; review of valuation reports
	Inconsistencies in valuation; lack of standard methodology
	Need for unified national valuation standards

	2
	Appraisal Institute & RICS Faculty (2013)
	Standardization of global valuation
	To establish ethical and methodological guidelines for valuers
	Document analysis and professional benchmarking
	Provided clear valuation principles and ethics
	Lack of adaptation of global standards in Nigeria

	3
	IASC Committee & IASB Board (2000)
	Asset valuation in financial reporting
	To explore fair value accounting in asset valuation
	Review of IAS standards (IAS 16 & 40)
	Promotes fair value as accurate for asset disclosure
	Challenge of implementation in emerging economies like Nigeria

	4
	IVSC Council & FRC Nigeria (2011)
	Harmonization of valuation standards
	To ensure global consistency in asset valuation
	Policy analysis and stakeholder consultation
	Provided international valuation standards (IVS)
	Low domestic awareness and weak institutional backing in Nigeria

	5
	Killer, J. & Thompson, M. (2007)
	Valuation under market volatility
	To assess valuation errors in dynamic economies
	Case studies and financial model analysis
	Traditional valuation methods not adaptable to changing markets
	Need for flexible and dynamic valuation models

	6
	Damodaran, A. & Cooper, R. (2002)
	Modern methods of asset valuation
	To introduce techniques like DCF, CAPM, real options
	Theoretical modeling and applied case examples
	Emphasized need for context-specific risk adjustments
	Limited empirical adaptation in Nigerian valuation practice

	7
	Deaconu, A. & Buiga, A. (2010)
	Asset valuation under IFRS
	To explore challenges in applying IFRS in asset reporting
	Field survey and IFRS compliance study
	Poor training in IFRS valuation methods
	Need for localized IFRS training for valuers in Nigeria

	8
	Nistor, C. & Popescu, L. (2014)
	Fair value measurement in developing economies
	To assess preparedness for IFRS-based valuation
	Comparative review (Romania vs. similar countries)
	Institutional weakness hinders adoption of fair value
	Similar issues in Nigeria not yet fully studied

	9
	Kirkpatrick, G. & Maxwell, C. (2009)
	Governance and valuation reliability
	To link regulatory oversight to valuation credibility
	Policy analysis and global comparison
	Poor governance weakens valuation trust
	Need for stronger institutional enforcement in Nigeria

	10
	Lev, B. & Zarowin, P. (2001)
	Valuation of intangible assets
	To assess undervaluation of knowledge-based firm assets
	Empirical and statistical analysis
	Traditional models undervalue intangibles
	Scarce research on intangible asset valuation in Nigeria

	11
	Akerlof, G. & Spence, M. (1970)
	Market asymmetry in valuation
	To explain how information gap affects asset pricing
	Economic modeling (lemons model)
	Asymmetry leads to valuation bias
	Application to Nigerian property valuation remains unexplored

	12
	Shiller, R. & Case, K. (2000)
	Behavioral aspects of asset valuation
	To investigate emotional and psychological drivers
	Behavioral finance theory and empirical observation
	Market sentiment causes over/under-valuation
	Nigerian valuers’ susceptibility to bias needs further study

	13
	Ojo, O. & Bello, A. (2006)
	Regulatory challenges in Nigerian valuation
	To critique Nigerian valuation enforcement systems
	Review of laws and case study of valuation reports
	Weak laws and poor enforcement mechanisms
	Call for institutional reform and legal review

	14
	Ogunba, O. & Ajayi, C. (1998)
	Valuation accuracy in Nigeria
	To test reliability of valuation reports across firms
	Empirical analysis of valuation reports
	Significant variations in valuation outputs
	Need for cross-firm methodological harmonization

	15
	Bretten, J. & Wyatt, P. (2002)
	Professional judgment in property valuation
	To study how personal bias affects valuation
	UK-based empirical research
	Judgment and ethics influence valuation outcome
	Nigerian context not yet explored systematically



CHAPTER THREE
3.0	Research Methodology
3.1	Introduction 
This chapter describes the research methods that were employed in generating data for the research project. It explains the research methodology and design, the study population, sampling method and procedures, data collection procedures and instruments and finally presents the data analysis procedure.

3.2	Research Design
The research design was field survey. Field surveys also referred to as diagnostic studies attempt to describe and explain why certain situations exist. In this approach two or more variables are usually examined to test research hypotheses. The results allow researchers to examine the interrelationships among variables and to draw explanatory inferences.

3.3.0	DATA TYPES AND SOURCE
To facilitate the proper analysis and evaluation of this study, the step taken was the identification of categories of data sources which are primary and secondary sources of data.
3.3.1	Primary source 
It is adopted to collect data, my primary source of data are: questionnaire, personal interview and physical observation.
3.3.2	Secondary Sources 
	This research work compliments the primary source of data, by consulting materials, which contain the accounts of eventual or phenomena, suggestion, write ups that are relevantly in line with the proposal topic especially in the aspect of conceptual frame work and definition. Thus, by reading textbooks, journals, magazines and newspapers and other conforming literatures
3.4	INSTRUMENT FOR DATA COLLECTION. 
For the purpose of carrying out this study, combination of data acquiring tools will be use. Instruments adopted to collect the required data from the respondents are as follows;
1. 	Questionnaire: the questionnaires designed for this study entails itemized Questions. There are structured as thus via; questionnaires,
(a) Open-ended Questionnaire:. 
(b) Close-ended Questionnaires: 
(c) Interview
2. Field Survey: Personal, observation, interaction, with the sampled elements of the study area and areas were conducted this includes reconnaissance survey and actual field inspection.     
3.5	TARGET POPULATION
	The target population for the project research work is the:
ESTATE SURVEYORS AND VALUERS: this is a professional trained and has been certified under ESVARBON under NIESV to practice and carry out valuation and other related branch of the profession.  
COMPANIES: these are company who has assets that they want to dispose or sell.	
3.6 	SAMPLE FRAME
	To get accurate and précised data and information that will give solutions to rent defaulting within the study area; below are the proposed numbers of target population to distribute questionnaire to and their source.

Table 3.1 showing the analysis of target population and their source.
	
	RESPONDENTS 
	TOTAL NUMBER OF QUESTIONNAIRE TO BE ADMINISTERED
	SOURCE

	
	ESTATE SURVEYORS AND VALUERS  
	30
	NIESV directives and others that reside in Lagos state.

	
	TOTAL
	30
	


Source: field survey, 2025
3.7	SAMPLING PROCEDURE
	Sampling involves the selection of few members of the whole population under survey which must be unbiased in order to attain relevant data. Therefore, simple random sampling techniques was adopted to obtain a great degree of representation.
3.8	METHOD OF DATA ANALYSIS
All data collected from the study area formed the basis of in-depth analysis. The informations gathered were analyzed and clearly illustrated using percentage tables in interpreting them.
Percentage Tables: were used to present data collected in numerous form so as to facilitate quick understanding of how information is gotten in the study area.

3.9	Summary for data analysis for each objectives
	S/N
	OBJECTIVES
	METHOD OF DATA ANALYSIS

	1
	To identify the problems facing asset valuation practice within the study area.
	Descriptive Analysis

	2
	To explore the prospects of asset valuation practice in within the study area.
	Descriptive Analysis

	3
	To recommend strategies for improving asset valuation practice in Nigeria.
	Descriptive Analysis

	4
	To contribute to the body of knowledge on asset valuation practice in Nigeria
	Descriptive Analysis


Source: Author’s Compilation, 2025
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[bookmark: _TOC_250008]4.0	Data Presentation and Analysis
4.1	Introduction
This chapter shows the result of analysis and interpretation of results. 30 questionnaire was distributed to Registered Estate surveyors and Valuers. Out of the 30 questionnaires, twenty three questionnaires were retrieved. The results of the analysis are as presented below.
Table 4.1 showing the total number of questionnaire administered and retrieved.
	Variables
	Frequency
	Percentage 

	Retrieved
	23
	76.67

	Not retrieved
	07
	23.33

	Total
	30
	100


Source: field survey, 2025
It was reveals in the above table shows that 23 (76.67%) questionnaire was retrieved, while 7(23.33%) questionnaire was not retrieved.

Table 4.2: Response on Sex of respondent 	
	Sex  
	Frequency  
	Percentage  (%) 

	Male 
	15
	65.22% 

	Female 
	8
	34.78% 

	Total 
	23
	100% 


Source: field survey, 2025
	 The above table shows that 15 (65.22%) were male, while 8 (34.78%) were females. Which means most responses came from the male.
Table 4.3	Analysis of Educational Qualifications of the Respondents
	Variables	
	Frequency
	Percentage (%)

	PhD	
	0
	0

	MSc/MTech
	10
	43.48

	BSc/BTech
	8
	34.78

	HND
	5
	21.74

	Total
	23
	100


Source: field survey, 2025.
The above table shows that there were zero number of PhD holder, 10 (43.48) MSc/MTech holders, 8 (34.74) BSc/BTech holders and 5 (21.74) HND holders among the respondents
Table 4.4 	Analysis of Professional Qualifications of the respondents
	Profession
	Frequency
	Percentage (%)

	Graduate
	0
	-

	Associate
	18
	78.26

	Fellow
	5
	21.74

	Cooperate 
	0
	0

	Total
	23
	100


Source: field survey, 2025.
The above table exposes that there were zero number of corporate and graduate member among the respondents. It equally shows that there were 18 associate members and 5 fellow members among the respondents.
-

Table 4.5: Respondents’ Views on Identified Problems of asset valuation
	Problem Statement
	Strongly Agree
	Agree
	Neutral
	Disagree
	Strongly Disagree

	Lack of reliable market data affects valuation accuracy
	10
	8
	2
	2
	1

	Inconsistent valuation standards create confusion in reports
	9
	7
	3
	2
	2

	Political and economic instability affect asset values
	11
	6
	3
	2
	1

	Inadequate training of professionals limits valuation quality
	10
	9
	2
	1
	1

	Technology limitations reduce valuation efficiency
	8
	10
	2
	2
	1



Source: Field survey, 2025.
It was revealed in the above table that the most frequently cited problem is political and economic instability, followed by the lack of market data. Over 80% of respondents also confirmed that insufficient professional training and lack of standardization are major issues in valuation practice.



Table 4.5: Respondents’ Views on Prospects of Asset Valuation
	Prospect Statement
	Strongly Agree
	Agree
	Neutral
	Disagree
	Strongly Disagree

	Advanced technology will enhance valuation accuracy
	12
	7
	2
	1
	1

	Standard valuation methods can boost investor confidence
	11

	8
	2
	1
	1

	Training and certification will improve professionalism
	12
	7
	2
	1
	1

	Asset valuation plays a key role in financial reporting and investment
	13
	6
	2
	1
	1

	Stakeholder collaboration can resolve valuation issues
	10
	8
	3
	1
	1


Source: Field survey, 2025.

Interpretation:
Respondents expressed strong optimism about the future of asset valuation, particularly through technology, regulation, and collaboration. Nearly 90% agreed that training and standardization are necessary for improving trust in the practice.
Objective 3: To recommend strategies for improving asset valuation practice in Nigeria
Summary of Open-Ended Responses:
i.	Improving Data Systems: Many respondents suggested establishing a centralized, 
government-supported property database.
ii.	Professional Training: Respondents advocated mandatory continuing education and 
certification programs for practicing valuers.
iii.	Policy Reform: Several recommended the enforcement of standardized valuation 
procedures and clearer regulatory oversight.
iv.	Technology Integration: The adoption of Geographic Information Systems (GIS) and 
valuation software was suggested as a way to modernize practice.

Objective 4: To contribute to the body of knowledge on asset valuation practice in Nigeria
The study contributes to a clearer understanding of the current state of asset valuation in Nigeria. By highlighting both challenges and potential pathways forward, the findings provide a basis for future research, policy-making, and curriculum development in estate management and valuation studies


[bookmark: _TOC_250005]CHAPTER FIVE
SUMMARY OF FINDINGS, RECOMMENDATION AND CONCLUSION
[bookmark: _TOC_250004]5.0		INTRODUCTION
This research investigated the problems and prospects of asset valuation practice in Nigeria, with a focus on understanding the key challenges professionals face and the potential improvements that could enhance the reliability of valuation outcomes. A total of 23 respondents provided valuable insights into the current practices, issues, and future direction of asset valuation in the country.
[bookmark: _TOC_250003]5.1		Summary of Findings 
The major findings of the study include:
- 	A significant number of respondents identified lack of reliable market data, inconsistent standards, and insufficient training as major problems affecting asset valuation.
- 	Political and economic instability also emerged as a significant external factor that influences asset values.
- 	Most respondents were optimistic about the prospects of asset valuation, particularly due to the potential of technology, improved training, and standardization of practices.
- 	Suggestions from participants included the establishment of a national property database, enhanced training programs, and integration of technology like GIS and valuation software.
5.2	Conclusion
Asset valuation plays a crucial role in various sectors, including finance, real estate, insurance, and investment. The findings of this study show that while there are notable problems affecting the practice of valuation in Nigeria, there also exist substantial opportunities for improvement. The challenges such as unreliable market data, lack of regulatory enforcement, and insufficient training undermine public trust in valuation reports. However, the enthusiasm for professional development, technological integration, and policy reform signifies that the future of asset valuation in Nigeria is promising if these improvements are pursued.

5.3	Recommendations
Based on the findings, the following recommendations are made:
- 	Government and professional bodies should collaborate to establish a comprehensive and regularly updated national asset database.
- 	Mandatory continuous professional development and certification should be enforced for all practicing valuers.
- 	A unified valuation standard should be developed and enforced to reduce inconsistencies in valuation reports.
- 	Stakeholders should embrace modern technology such as Geographic Information Systems (GIS) and valuation software to enhance the efficiency and accuracy of valuation.
- 	Further research should be encouraged to explore innovative techniques and global best practices in valuation.
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APPENDIX

Kwara State Polytechnic, 
Institute of Environmental Studies, 
Department of Estate Management
PMB 1375, 
Ilorin,
Kwara State
Dear Respondent,

QUESTIONNAIRE ON THE PROBLEMS AND PROSPECT OF ASSET VALUATION
I am a final year student of Estate Management Department, Kwara State Polytechnic, Ilorin. I am conducting research on THE PROBLEMS AND PROSPECT OF ASSET VALUATION IN NIGERIA (A case study of) in partial fulfillment of the requirement for the award of Higher National Diploma in Estate Management.
This questionnaire is designed to get information from respondents in relating only to the research topic. Therefore, kindly fill this questionnaire carefully and accurately to the best of your knowledge. 
Your response will be treated with utmost confidentiality.
Thanks for your Cooperation
									
Yours faithfully,

									ADUNMO DAVID


Section A: Respondent’s Background
1. 	Gender:	☐ Male  ☐ Female
2. 	Educational background:	☐ HND  ☐ Bsc/BTech  ☐ MSc/MTech   ☐ Phd  
3. 	Professional Qualification:	☐ Graduate  ☐ Associate  ☐ Fellow  ☐ Cooperate
Section B: Problems of Asset Valuation
	Statement
	Strongly Agree
	Agree
	Neutral
	Disagree
	Strongly Disagree

	4. Inadequate market data affects valuation accuracy.
	
	
	
	
	

	5. Lack of professionalism among valuers is a major issue.
	
	
	
	
	

	6. Political or client interference compromises valuation reports.
	
	
	
	
	

	7. Obsolete valuation methods are still widely used.
	
	
	
	
	

	8. Inadequate regulatory oversight worsens valuation problems.
	
	
	
	
	


			

									


Section C: Prospects of Asset Valuation
	Statement
	Strongly Agree
	Agree
	Neutral
	Disagree
	Strongly Disagree

	9. The use of modern technology can improve valuation accuracy.
	
	
	
	
	

	10. Continuous training will enhance valuer competency.
	
	
	
	
	

	11. Government support can improve asset valuation standards.
	
	
	
	
	

	12. Professional associations play a key role in regulation.
	
	
	
	
	

	13. Asset valuation has strong growth potential in Nigeria.
	
	
	
	
	


SECTION D
14.	Recommend possible solution to the problems of asset valuation in Nigeiria
__________________________________________________________________________________________________________________________________________________________________________________________________________________________________________
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