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Abstract 
This study investigates the special effects of proficient land title registration 

process on land sales transactions and allied professional’s satisfaction in 

a view to enhance efficiency of the process for land title registration. 

Quantitative method was adopted and data was collected using 

questionnaires. With a sample frame of 300, a  sample size of 253 was 

agreed  but 284 questionnaires was distributed to cover for shortfall, and 

simple random sampling technique was adopted for the selection of 

research element. Multiple Regression and Correlation analysis was 

adopted for analysis. The result showed a significant regression coefficient 

was achieved. This shows that there is a there is a significant positive 

correlation between the process of land title registration and land sales 

traction, which implies that with improvements in the land registration 

process there will be a 41.5% positive corresponding improvement in Land 

sales transaction. The result of the multiple regression shows that the 

Professionals’ Satisfaction has the highest standardized Coefficients with 

beta value of .672, while the land sales transaction has the lowest 

standardized Coefficients with beta value of .481; hence we can adduce that 

registration process has stronger effect on professional satisfaction than on 

the market forces of land sales transaction which may have other 
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deterministic factors. Base on the finding the study concludes that there is 

a significance positive direct relationship between efficient land title 

registration process and land sales transaction and land- allied 

professionals’ satisfaction. 

 

Keywords: Land, Land Title Registration, Satisfaction 

 

 

Introduction 
Land registration generally describes 

systems by which ownership, 

possession or other rights in land can 

be recorded to provide evidence of 

title, facilitate transactions and 

prevent unlawful disposal. Land 

registration is generally called the real 

estate registration (Ren 1992; Zhang 

& Fan, 1994). It is also a system by 

which ownership of real property is 

established through the issuance of an 

official certificate indicating the name 

of the individual in whom such 

ownership is vested. Land registration 

according to Riddell (2000) and 

Joireman (2006) is necessary to 

enhance capacity to defend individual 

rights of ownership where the need 

arises. The development of modern 

land registration system can be 

divided into three stages: rights 

differentiation, rights protection and 

transaction security (Hu, 2011). 

Nigeria is not an exception to the 

introduction of modern systems for 

land registration, Lagos State 

Government in 2005 introduced the 

(EDMS) Electronic Document 

Management System with the main 

objectives of firstly storing all 

available data electronically; 

secondly, to ensure proper indexing of 

documents, to centralize and 

consolidate file storage, to make 

information available in an on-line 

real time manner and to set up an on-

line document search and retrieval 

system at the registry. 

 The Land Registry co-ordinates the 

keeping and storage of proper records 

of all land transactions in the State. 

This includes registration of titles, 

deeds and certificates of occupancy, 

issuance of certified true copies of 

titles, judgment of land registry cases, 

public information service on land 

matters, land registry court, certificate 

of titles and other registrable 

instruments affecting lands within the 

State. The aim is to ensure efficient 

and effective land resource 

management that promotes equitable 

access, enabling environment for land 

delivery, land information and ability 
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to contribute to sustainable socio-economic development of Lagos State (Lagos 

State Land Bureau Handbook, 2010). Therefore, since land is a central issue in 

the development process and secure land rights underpin sustainable 

development by making it possible and attractive to undertake long term 

investment (Arnot &Meadow, 2006). The underlined benefits according to 

Deininger and Binswanger (1994) and De Soto (2000) include increased tenure 

security, regulatory environment that promotes transfer to more efficient land 

uses and improved access to credit for sustainable development. 

Omirin (2002) while reflecting on the Land Use Act of 1978 observes that the 

Act guarantees equal accessibility to land only in concept. Bello (2007) opined 

that the extensive powers of control granted to State Governors could, if 

appropriately applied, guarantee land availability to all citizens based on non-

market criteria using the bureaucratic land allocation machinery. It has however 

been noted that public land management, as contained in the provisions of Land 

Use Act of 1978, gives the government cheap control of much land but the 

allocation criteria are so exclusionary as to provide access only to a very small 

proportion of upper income earners particularly the educated elites, the 

politically influential people and military personnel. Omirin (2002) in another 

reaction opines that while indeed land has become easier and cheaper for public 

use under the Land Use Act of 1978, access to land for private development 

appears to have become even more difficult than ever before. 

Ukaejiofo (2007), the current land registration process in Nigeria is mostly 

characterised with ordinary filing system, information card system, manual 

process, insecurity of data stored and vulnerability to destruction by termite or 

fire, slow and laborious processes, lack of integrity and gross administrative 

inconsistencies in 34 out of the 36 States in the federation. Nigeria ranked 180th 

out of a total of 183 countries assessed (World Bank, 2011), the assessment 

revealed that the Nigerian have an average of twelve (12) process, spanning an 

average of eighty two (82) days, costing an average of 16% of the property 

value, involved in land title registration process. No doubt, the general difficulty 

being experienced in land accessibility is a function of many factors.  

 

LITERATURE REVIEW  

Land Title Registration 

Land Registration or title registration is carried out in order to make claims to 

land enforceable and contract on land stick (Rosenberg & Birdzell, 1986). Land 
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registration generally describes systems by which matters concerning 

ownership, possession or other rights in land can be recorded (usually with a 

government agency or department) to provide evidence of title, facilitate 

transaction and to prevent unlawful disposal which vary according to 

jurisdiction. According to Udechukwu (2006), the basic idea behind title 

registration is to confer on every owner or purchaser a title guaranteed by the 

state. It is believed to make conveyance simple, cheap, speedy and reliable by 

obviating most of the difficulties and hazards to which a purchaser of land is 

exposed under the system of registered conveyance. The law regulating 

registration of land instrument in Nigeria is the Land Registration Act No. 36 

of 1924. This is the parent Act enacted for the whole country, which is adopted 

and re-enacted in some state under different names. A common feature of land 

registration in Nigeria is the registration of any instrument executed before or 

after the commencement of the Act. In order to facilitate registration, the law 

establishes in every state, land registry under a land registrar charged with the 

responsibilities of registering instruments affecting land in the state and to keep 

registered books and files relating to each plot. Real property, also referred to 

as property investment, has a variety of concepts, and includes land and 

buildings (Kalu, 2001). Therefore, property investment is considered as the 

parting of capital at present on the development, or purchase of land and/or 

buildings which provides interest of certain duration either for future income 

generation/capital appreciation or self-occupation. Site so acquired must be 

ensured to have good title; and one way of assuring good title is an evidence of 

registration. The registration of land has several effects on property, thus this 

research sought to x-ray the effect of land titles registration on property 

investment in Nigeria. 

 

Process for Land Title Registration  

A number of issues are expected for appropriate title registration. These are: 

legislation, cadastral survey and adjudication. In respect of legislation, a 

comparative analysis of land titles legislation in other jurisdictions can assist a 

state in enacting its own laws for that purpose and the object should be solutions 

that are based entirely on local needs and circumstances. The uncritical adoption 

of legislation that appears to apply satisfactory under different conditions 

elsewhere may lead to a forced conformity that proves unworkable in the state 

of its reception. Following the initial registration of the title to a parcel, the 
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registration of all future transactions affecting that parcel should be compulsory 

by legislation. If this is not done, the register will no longer the true condition 

of the title. This is because it can be readily appreciated that unless there is a 

legal obligation to register all such transactions, the registry itself will lose its 

integrity. In the course of time, the recorded information will become 

incomplete and unreliable, thus destroying the very purpose for which the 

registry was originally created. 

In terms of cadastral survey, a legal cadastre provides the geographic 

underpinning of a land title registration system. Cadastral index maps show all 

the parcels in a registration district in their correct relationship to each other 

(UNCHS, 1990).Parcel boundary, dimension area can be shown numerically on 

the map or derived from scaling. The map will not normally portray contours or 

other topographic information, except where a natural feature, such as a stream 

forms a parcel boundary. Each individual parcel is represented on a large scale 

cadastral plan; which in addition to numerical boundary and area data usually 

shows building, fences and other enclosure and boundary markers. The 

composition of a cadastre may rely on a number of surveying and mapping 

techniques that can be employed independently of, or in conjunction with each 

other. The choice of air photography will depend upon such factors as 

conditions, cloud coverage, the existence of boundaries that are marked by 

physical features, and the presence of vegetation that may obscure the visibility 

of those boundaries from the air. The object of a legal cadastre should be to 

ensure that parcels are shown in their correct topological relationship and that 

their boundaries and areas can be determined to a degree of accuracy that is 

sufficient for land title registration purpose (Gerhard, 1991).Land adjudication 

(or land settlement) enables the state to determine the ownership of, and the 

legal interest in individual parcels of land. It also provides for the physical 

demarcation of parcels boundaries. The need for adjudication may arise from 

dispute or simply from uncertainty. Even where land is unoccupied, and is 

apparently owned by the state, adjudication provides method of cleansing the 

title by making sure that no adverse claims exist or if they do exist, they are 

properly dealt with adjudication is concerned with existing rights to land. But it 

can also be the prelude to subsequent distribution to private persons.  

Adjudication can be carried out systematically, area by area, or sporadically for 

isolated parcels. Systematic adjudication is more efficient and less costly than 

sporadic adjudication, but the political, social or economic pressures of local 
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circumstances may compel the simultaneous adoption of both methods. It is 

often advisable to undertake adjudication in a pilot area of manageable size that 

contains different types of property in order to allow some experimentation with 

process and to gain valuable experience for the extension of adjudication to 

other regions. Process requires special legislation under which a team led by an 

adjudication officer is empowered to visit a designated site to hear and settle 

claims, and to demarcate and survey parcel boundaries. The date and time of 

the visit must be well publicized in advance by a written or other appropriate 

notice. The notice should state that every claimant to ownership of, or interest 

in, any of the land referred to in the notice must appear in person or by 

authorized agent before the adjudication officer. It should also require every 

such claimant to present all documentary and other evidence to support the 

claim, including the oral testimony of witness if the claimant and the owners of 

adjoining land accept in writing the adjudication, the parcel boundaries are 

demarcated and surveyed. 

Demarcation and survey should be carried out simultaneously and as soon as 

possible after the decision (Awolaja, 2012). If the time interval between 

demarcation and survey is too long, there is a risk that unscrupulous persons 

might surreptitiously remove boundary marks. The methods of surveying and 

demarcation may vary according to local needs and practices, but each 

adjudicated parcel should be given unique number that can then form the legal 

description of the parcel for land title registration purposes. Decisions of the 

adjudication officer that are disputed by any party can be appealed to a statutory 

body such as land tribunal, subject to a further right of appeal to a high court 

for ruling.  

 

Land Sales Transactions 

The poor development of land registry was one of the factors identified for 

underdevelopment of the real estate market development in Nigeria (Ojo & 

Oladele, 2008). The urban land market lacked the incentives for promotion of 

democratic, transparent and accountable access to a robust financial institutions 

development. The uncertainty regarding the states of land documentation and 

delays in the process slowed down the development of land and property 

markets. Oruwari (2004) observed that lack of reliable information on land 

remains one of the most significant problems in land management throughout 

Nigeria. The existing land administration process manifests uncoordinated 
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record keeping systems and duplication of efforts by several other agencies. 

Efficient and standardized systems of land registry are rare to come by. The 

entire country has not been completely mapped.  

Land market is created from marketing abstract land rights and complex 

commodities, in addition to land itself (Wallace & Williamson, 2004). The 

organisation of the land rights (rights, restrictions and responsibilities) and 

complex commodities such as land registration, and accurate spatial 

identification constitute the component of land market development. Modern 

land market demands more integrity and reliability of information on land 

rights. Land market is presently characterized by lack of access to complete 

information, lack of access to information about available land sale, lack of 

documentation of oral traditions to assist in knowing the genuine owners of 

native lands. Resulting from this is social cost such as loss of man hour in 

chasing fake land; litigation on fake land purchase; and violence from land 

owning communities, Omo-oniles (Omirin, 2009). 

 

Professionals’ Satisfaction  

The poor understanding of the significance of land information as a bedrock for 

prosperous land market development is a major barrier for proper development 

of land registry in Africa.  

These registries were equally observed to be unsecured from attack by 

unscrupulous individuals who wished to destroy, alter or simply steal 

documents. The methods of storing landed information are through ordinary file 

system, information card system and sometimes by microfilms system. These 

methods of storage and retrieval of land information are done manually. With 

the exception of Lagos and Abuja land registries, the way and manner in which 

land information as well as documentation is managed in other states of the 

federation could best be described as being analogue and retrogressive (Oboli, 

2007). Resulting from this mode of operation is slow and labourious land 

management operations. This process makes data and requisite information to 

be difficult to access. The consequence of this is slowing down the rate of 

administering land matters. This most often leads to lack of integrity, openness 

and trust on land transactions. The poor development of Land Registry was one 

of the factors identified for underdevelopment of the real estate market 

development in Nigeria. (Ojo & Oladele, 2008). The urban land market lacked 

the incentives for promotion of democratic, transparent and accountable access 
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to a robust financial institutions development. The uncertainty regarding the 

states of land documentation and delays in the process slowed down the 

development of land and property markets.  

The need for modern land information system entails effective land records 

keeping on land registrations and transfer processes in a transparent manner to 

ensure effective land market development. Land market is created from 

marketing abstract land rights and complex commodities, in addition to land 

itself (Wallace and Williamson, 2004). The organization of the land rights 

(rights, restrictions and responsibilities) and complex commodities such as land 

registration, and accurate spatial identification constitute the component of land 

market development. Modern land market demands more integrity and 

reliability of information on land rights.  

 

CONCEPTUAL FRAMEWORK   

The conceptual framework has one independent variables land title registration 

process, and two dependent variables, land sales transactions and professionals’ 

satisfaction. 

Figure 1 presents the conceptual framework developed from previous 

researches which interrelates professionals’ satisfaction, and land sales 

transaction with land title registration,. 

 
Figure 1 
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Research Methodology   

Out of the 300 questionnaires administered, 284 were returned but only253 

questionnaires (representing 84.3%) were valid for analysis. This high retrieval 

rate can be attributed to land-allied professionals’ zeal to give feedback on the 

effect of land registration process on the business and practice within Plateau 

State land registry services. Questionnaires were based on a 5-point Likert scale, 

rating satisfaction level in land title registration process of the professionals.  

The data obtained were screened, analyzed and sorted out for analysis, with 

inferential statistical tools of correlation analysis; measuring relationship; and 

multiple Regression analysis measuring casual relationship.  

4.1 Regression Equations 

This study uses the help of SPSS. Multiple linear regression equation 

formulated as follows: 

Y = α + β1X1 + β2X2 +e 

Information: 

Y = Land Title Registration Process 

α = Constant 

β1X1 = Regression coefficients Professionals’ Satisfaction 

β2X2 = Regression coefficients Land Sales Transaction  

e = Error 

5.0 Result and Discussions  

The relationship between land title registration process and land sales 

transactions in study area 

The Pearson correlation was used in answering the relationship between 

efficient land title registration process and land sales transactions. 

 

Table 1: Correlation between Land Title Registration Process and Land 

Sales Transactions 

Variables Correlation Sig. (2-tailed)/P value 

Land title registration Process 0.415 0.038 

Land sales transaction 0.415 0.038 

 

Table 1 shows the correlation result for the relationship between title 

registration process and land sales transaction the P-value of the correlation 

result .038, which significant as the value is lower than 0.05 while correlation 
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value is 0.415. This shows that there is a there is a significant positive 

correlation between the process of land title registration and land sales traction, 

which implies that as with improvements in the land registration process there 

will be a 41.5% positive corresponding improvement in Land sales transaction. 

This means that there is a significant positive direct relationship between the 

state of registration process and land sales, hence we can infer that to improve 

land sales and the patronage and profitability of allied-professionals there will 

be need to improve the efficiency of land title registration process. The 

implication of this is that the speed of marketability of land and landed 

properties are directly driven by an improvement in the procedure and speed of 

land registration process. 

 

Table 2: The effect of land title registration process on land sale transaction 

and professionals’ satisfaction  

Model  Unstandardized Coefficients Standardized 

Coefficients 

  

  B Std. Error Beta T Sig. 

1 (Constant) .418 .203  15.629 .000 

 Professionals’ 

Satisfaction 

.697 .079 .672 14.547 .000 

 Land 

transaction  

.502 .098 .481 1827 .000 

 

The result of the multiple regression shows a regression model overall 

regression coefficient of 0.786 and R square value of 0.698 while, adjusted R-

square value of 0.788 which is significant with p-value lower than 0.05. The 

Table shows that the Professionals’ Satisfaction has the highest standardized 

Coefficients with beta value of .672 and standard error of .079. While the land 

sales transaction has the lowest standardized Coefficients with beta value of 

.481 and standard error of .098 

Therefore, the result revealed that the result is significance, which implies that 

in the interaction between land title registration process with professionals’ 

satisfaction and land sales transaction, registration process has a significant 

positive effect on both allied professionals’ satisfaction and land sales 

transactions. Furthermore we can adduce that registration process has stronger 
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effect on professional satisfaction than on the market forces of land sales 

transaction which may have other deterministic factors. Results in table 2, show 

that Land title registration process affects professionals’ satisfaction and Land 

sales transaction. In this case, the quality of a good Title registration process 

can improve the professionals’ satisfaction and land sales transaction. High 

professionals’ satisfaction is correlated with the high land sales transaction.  

 

Conclusion  

This research is to determine the effect efficiency of land title registration 

process has on land sales transactions and land allied professional satisfaction 

with a view to enhance land title registration process in study area. Base on the 

finding the research concluded that there is significance effect of land title 

registration process on land transaction and land- allied professional satisfaction 

with R square value of 69.8%. 

There is a significant positive direct relationship between the state of 

registration process and land sales, hence we can infer that to improve land sales 

and the patronage and profitability of allied-professionals there will be need to 

improve the efficiency of land title registration process. The implication of this 

is that the speed of marketability of land and landed properties are directly 

driven by an improvement in the procedure and speed of land registration 

process. 

Land title registration process affects professionals’ satisfaction and Land sales 

transaction. In this case, the quality of a good Title registration process can 

improve the professionals’ satisfaction and land sales transaction. High 

professionals’ satisfaction is correlated with the high land sales transaction. 
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