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Abstract
Cashless policy has been tremendous envisage to offers significant benefits and essential elements that enable the avoidance and reduction of fraudulent practices in the banking industry, as well as facilitate easy business transactions. However, the impact it has on residential property development is yet to be uncovered. Therefore, the study examined the impact of cashless policy on residential property development in Khana Local Government Area of Rivers State, Nigeria. The study adopted the survey research design on a quantitative approach, respondent were administered questionnaire to the data generated from questionnaire were analysed using mean and simple percentage. Findings of the study revealed  and  confirmed that cashless policy has significantly impacted on the development of residential property in the area such impact include; enhancement of residential property in the area, speed up activities in the real estate sectors and increased real estate business transaction. Furthermore, cashless policy operationalization should be effectively carried out in the area through the provision of measures deemed necessary. The study recommends that the government and the central bank of Nigeria strength all regulation and operationalization of cashless policy to enhance the achievement of the desire aim of the policy and to develop sustainable residential property in the area.
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1.0 Introduction 
The idea of introducing a cashless policy in Nigeria was conceived by the Central Bank of Nigeria (CBN) was to reduce the quantity of physical cash in the economy by discouraging the use of cash, for business transactions and encouraging the use of electronic payment systems. The policy is not to abolish the use of cash in real estate transaction but to limit the use of physical cash in the economy (Gbanador, 2023). Before the introduction of the cashless policy into Nigeria’s economic space, the country was operating a cash-oriented economic system with a large volume of narrow liquid transactions outside the banking system (Kama, and Adigun 2021). This monetary policy aims to enhance the effective payment and purchasing power in the economy of the nation. With the introduction of this policy, it is expected that it will improve both the economic growth and development in Nigeria, but this policy has not been effective in the country because it’s an emerging economy with some challenging factors like fraud, illiteracy level, network issue and lack of adequate basic technology to make the cashless policy effective (Gbanador, 2023). 
Cashless policy, despites it’s numerous benefits comes with its own, challenges even in the area of residential real estate development. Real estate development or property development, is a business process, encompassing activities that range from the renovation and re-lease of existing buildings to the purchase of raw land and the sale of developed land or parcels to others. Real estate developers are the people and companies who coordinate all of these activities, converting ideas from paper to real property. 

In real estate term, property development is the carrying out of physical structure of buildings or the intensity of use of an existing real property. In the words of Adegbetu and Oloko (2008), residential property development encompass a wide array of procedures, ranging from the acquisition and development of raw land, to the renovation and lease or sales of development land. This according to Ejiofor and Rasaki (2012) implies that residential property development means any development on private land that provides living accommodations for one or more persons which include but not limited to single family homes, multi-family homes, condominiums, and apartments. This, thus implies that residential property development is the type of property development that is designed as a living space, it is any property zoned as living space for between one and four families. Therefore, residential property development has some common type which is the single family Home (SFH), but duplexes, triplexes, and four-plexes (Multi-Fimily Residences), are also common investment vehicles for those interested in residential property development. 
Given the above, there are certain benefits which residential property development offers to the individual investor, the economy and the area Esau and Akani (2023), have emphasized that residential property development is the bedrock of the economy and the catalyst for economic growth. This is because of its high impact on job creation, employment, socio-economic and socio-political stability, and the stimulating effects one other, sectors of the economy through its multiplier effects. To the individual investors, residential property development can yield significant returns on investment, especially in prime locations with high demand. Jogunola, et al (2018), had noted that by acquiring undervalued properties and transforming them into desirable assets, investors can benefit from appreciation and increased rental income value of such properties. It is in the light of the above that this study Assess the Impact of the Cashless Policy on Residential Property Development in Khana Local Government Area, Rivers State, Nigeria.
2.0 Conceptual Review: Concept of Cashless Policy
The concept of cashless policy according to Woodford (2003), is defined as one in which there are assumed to be no transaction frictions that can be reduced through the use of money balances and that accordingly provide a reasons for holding such balances even when they earn rate of income. In a cashless economy, how much cash in your wallet is practically irrelevant. It has been observed that developed countries of the world, to a large extent, are moving away from paper payment toward electronic instrument especially payment cards. Some aspects of the functioning of the cashless economy are enhanced by e-finance, e-money, e-brokering and e-exchanges. These are all transactions and payments effected in a cashless economy. (Moses Ashike 2011)  
The concept is cashless policy had brought some remarkable benefits on the Nigerian economy and the real estate development sector. The World Bank (2016), noted that operating a cashless model for the Nigerian economy was strategic for fast trucking growth in the nation’s financial sectors. The World Bank (2016), had noted that professionals have identified distinct sectors in which the cashless model in the economy will improve the quality of living such as guaranteeing faster, safer transactions by reducing queues at points of sale of real estate materials, improves hygiene by reducing bacterial swell in the course of managing coins, ensures time spent on collecting, sorting and counting is reduced and increases sales and cash collection; helps in managing staff entitlements and massive employment opportunities; reduces transfers/processing fees, and time, offers multiple payment and gives immediate notification.
It is further noted by the World Bank (2016) that cashless policy increases customer’s satisfaction and personalized relationships with customers, and brings about easy documentation and transaction tracking. Thus, cashless policy as a concept of monetary transactions ensures integrity, being defined as the exactness, wholeness and strength of information in accordance with business norms and belief. Thus, integrity of e-payment structure implies that no money is debited from a user unless a payment is authorized by him (Ehiedu, et al, 2020). Confidentiality is another important aspect of the ingredient of the cashless policy. Confidentiality is the protection of sensitive or private information from authorised disclosure (Anuku, 2016) some parties involved may wish confidentiality of transaction, as it is the perspective that involves the ceiling of information associated to a business deal, the identity of payer/payee, procured contents, amount etc, because typically, participants involved want to ensure that communications are private (Ehiedu, et al 2016). Furthermore, availability and reliability, which ensures that information system and data are ready for use when they are needed; often expressed as ratio of time that a system applies for productive work defines the operationalization of the concept of cashless policy.
2.1 Concept of Property Development 

Property development according to Wurtzebach and Miles (1995:630), is a process starting with an idea concept that is brought to successful execution in bricks and space with associated services. It is an intricate process that requires the combined knowledge and expertise of many professionals. Sources of financing must be attracted by the promise of sharing the cash flow generated by development in a manner that properly balance risk and return. The construction of the development requires the integration of skills and knowledge of the engineers, architects and contractors. Local government must approve the legality of the development. It is of utmost importance to satisfy the customer’s needs. The developer. It is identify the market segment in which adequate efficient market demand will exist for the type of development to be created. 
Property development takes place in a dynamic world with an immense number of risks and benefits for all the parties involved. 
Property development is a cyclical activity (Kennedy, 1998:18). The North American economic boom in the 1970’s led to a vast increase in property supply. Following the cycle of over development, a period followed where little space was contracted for development which caused rents to rise. In the 1980’s commercial space increase with 6% annually. This exceeded demand and lead to another financial crises and a decrease in property developments.
Newly designed developments will require feasibility studies to measure market demand and to ensure project viability. According to Turkel (2001), to make the feasibility studies more realistic, a fresh look at the methodology needs to be considered which includes the following issues:
1. Occupancy and average daily rate projections should reflect the real volatility in the marketplace.
2. There should be a genuine analysis of the tradeoffs inherent in the yield management decisions as they pertain to both market penetration and revenue maximization. Property development takes place in an extremely complex and dynamic environment. The above mentioned facts reinforce the necessity of a framework for property development and that it is of great importance for any developer. 
Companies that are successful in business management, consider real estate to be an asset and base the management of their real estate on an ongoing review of its relation to the company’s business units and strategic plan (Lawson, 1997).   
Property development is an existing and occasionally frustrating increasingly complex activity involving the use of  scarce resources; it is a high-risk activity that often involves large sum of money tied up in the production process, providing a product that is relatively indivisible and illiquid (Anuku, 2016). Furthermore, the performance of an economy at national and at local levels both directly influence the process. As the development process is frequently lengthy, the assumption made at the outset may have changed drastically and dramatically by completion.

2.3 Impact of cashless policy on residential property development 
Some of the impact of cashless policy on residential property development are discussed on the headings below:

Reduction of real estate risk for robbery attacks: Cashless policy introduced by the federal government of Nigeria as curb the high incidences of real estate risks associated with armed robberies and other criminal activities who hitherto attacked banks customers who used to carry large sum of money. With the introduction of cashless policy in Nigeria, bank’s customer who did not have need  to carry large sums of money about thereby eliminating the possibility of being easy targets for criminals and other miscreants in the society.    
Real estate financial transaction are carried out faster and easier with cashless policy: Cashless payments are done without cash or traveling to a bank or ATM. So it is very convenient to use and can be done from anywhere. Plus, it saves users’ time as everything is done online through a smartphone. For real estate developers, it reduces the payment processing time to their account. The payments are received directly in their business account from cashless payment methods like mobile banking, QR code payment, NFC, and many more. Cashless transactions are faster and more convenient than cash. Digital payments can be made electronically from anywhere with an internet connection, eliminating the need to carry large amounts of money or visit ATMs frequently. Making cash payments is time-consuming for customers as well as real estate businesses. With cashless payments, customers can simply swipe their cards, enter a PIN, or use a mobile payment app to complete a transaction. Businesses can receive funds in their account much faster by eliminating the long payment processes. Adigwe (2022).

Enhanced security  of real estate businesses and fraud prevention: Cashless payments come with multiple security layers, such as; OTP & PIN, Tokenization, Data Encryption, Biometric authentication, Two-factor authentication, 3DS integrations, PCI security standards & more These security layers minimize the risk of fraud as the fraudsters find it very difficult to enter into the payment process framework. Also, as all the transactions can be tracked, it's easier to identify suspicious activities and flag them immediately. And the customers do not carry cash due to these payment options, so the risk of money theft is also reduced. Gbarador (2023).

The construction sector/building materials sub-sector is speeding up in performance because of cashless policy:  The introduction of the cashless policy by the federal government into the Nigeria economic system has increase activities in the real estate sectors and also increased market transaction as seen in high sales of residential real estate, leasing and renting activities. 

Fight against corruption/money laundry: The Nigeria cashless policy is a government initiative to reduce the use of physical cash in transactions and promote digital payments. Introduced in 2012 by the then CBN governor Samusi Lamido, it was established to increase financial inclusion, reduce corruption/money laundry and improve the efficiency of the economic system.  Cash is often used in illicit activities. By reducing reliance on physical currency, the CBN hoped to make it more difficult for criminals to operate and for corruption to flourish.

Enhance transparency in payment: Electronic transactions on payment of rent leave a clear audit trail, promoting transparency and accountability in financial dealings. This can benefit budgeting, tracking expenses, and managing finances more effectively. (Parrado, 2004).

Modernization and innovation in modern day businesses: The cashless policy encourages the development and adoption of new financial technologies (fintech) in real estate business transaction in Nigeria. This fosters innovation and positions the country at the forefront of the digital financial revolution. (Ononugbo, 2012).

Boosted Tax Revenue: Electronic transactions provide a clearer picture of economic activity, potentially leading to improved tax collection and increased government revenue. (Holt, 2015).

Easy data collection and record-keeping: With cashless payments, the user payments are recorded online, in the payment apps’ system. These records can be easily stored and accessed for accounting, tax preparation, and business analysis. Also, it helps the government to easily track the movement of money. And businesses can use the collected data for innovation and improvement in their services and experience. (Nguyen, 2015).

3.0 Methodology
[bookmark: _Toc162445444][bookmark: _Toc178260068]Study Area
This study was conducted in Khana Local Government Area of Rivers State, Nigeria with its administrative headquarters and seat is in the town of Bori (Odunze & Dike, 2018). The local government area has an estimated total area of 560km2 and a population of 294,217 persons at the 2006 National Population and Housing Census and a postal code of the area is 504 (NIPOST, 2017). According to Weje, et al (2016), Khana Local Government Area is located in the Nigeria’s Niger Delta region geographically, it is situated approximately on Latitude 4.67172N and Longitude 7.34398 E (Figure 1).
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Figure 1: Khana LGA and its Environs
Source: Government of Rivers State, Office of Surveyor General (2014)

Khana LGA created in 1992 is one of the LGA’s that make up the Ogoni Kingdom in Rivers State. The study covers the hundred and six (106) communities in Khana LGA (Kaanawi & Aigboghosa, 2021). The communities under focus are: Bori, Luawii, Gwara, Betem, Kaani, Kor, Ugure, Beeri, Taabaa, Okwale, Sogho, Kpong, Bean, Bane, Pue, Wiiyaakara, Luubaara, Zaakpon, Bilan, Sii, Teena-ma.
The areas feature a tropical and monsoon climate with lengthy and heavy rainy season and a short dry season. It average temperature is within 26oC and 35oC (Kaananwii & Aigboghosa, 2021, G.M, 2018 & UNEP, 2017), while relative humidity varies form 81% to 87% depending on the season (rainy season and dry season) (Peter & Umwere, 2020; Peter & Aaron, 2019; Peter & Aaron, 2022). The area has a rainfall pattern that is in bimodal form that usually start effectively from late February to October with a period of low precipitation in August, commonly called August break (Peter & Ayolagua, 2012, UNEP, 2011, UNEP, 2017).
3.1 Research Techniques
This study adopted the case study research design, the reason for the choice of case study research design is that, it is an appropriate research design, that allow the researcher to gain concrete, contextual, in-depth knowledge about the research problem. And also allow the researcher to explore the key characteristics, meanings, and implications of the case. The population comprises of total number of residential property development on (22) streets in Bori, the headquarters of Khana Local Government area. However, for purpose of this study, Residential Property Development on five (5) streets in Bori were selected for the study. These five (5) street include; Gokana street, Court road, TTC road, Bank road, and Hospital road. The reason why five (5) streets was purposively selected out of the (22) streets in Bori, is because these are area that residential property development are much in number. A total of 2,904 residential property were counted on the five (5) sampled streets. Therefore, the target population of the study is 2904 residential property on 5 sample streets in Bori. 
The sample size of 352 was arrived at from a population of 2904 using the Taro Yamane formula given as n= while the number of questionnaire distributed on each street was determined using the proportional allocation method. (Cotty, 1998)  This was done to enable the researcher to know how many questionnaire that will be distributed to each category of respondents in the study area.  The retrieved questionnaire and the data generated was analyzed using descriptive statistics of mean and simple percentage.
Decision Criteria
If the overall grand means fall below the benchmark of 3.0, all items of proposition will be rejected.
If the overall grand mean fall about the benchmark of 3.0, all the items of proposition will be accepted.
4.0 Result and Discussion of Findings
The result of the analysis of the date gathered on the impact of cashless policy on residential property development were as indicated in table 1 below.



Table.1 Analysis on Impact of the Cashless Policy on  Residential Property  development 
	Item
	Options
	VLE
	LE
	N
	lE
	VlE
	Total
	Mean
	Remarks

	
	E1_Impact_of_the_Cashless_Policy_on_Resideential_Property_Development 
	
	
	
	
	
	
	
	

	     1
	The policy has slowed down activities in the real estate sector and also reduced market transaction as seen in shrinking sales, leasing and renting activities.
	21
	18
	41
	133
	118
	331
	
	

	
	
	105
	72
	123
	266
	118
	684
	2.07
	Rejected

	2
	The new Naira policy is already affecting the volume and rate of sale of building materials
	12
	9
	7
	179
	124
	331
	
	

	
	
	60
	36
	21
	358
	124
	599
	1.81
	Rejected

	3
	The construction sector/building materials sub-sector is slowing down in performance because of the cashless policy.
	4
	17
	34
	98
	178
	331
	
	

	
	
	20
	68
	102
	196
	178
	564
	1.70
	Rejected

	4
	The policy has impact negatively on the real estate activities/transactions in the constructions sector.
	34
	17
	27
	161
	92
	331
	
	

	
	
	170
	68
	81
	322
	92
	733
	2.21
	Rejected

	
5
	Delay on the progress of project work.
	6
	19
	33
	132
	141
	331
	
	

	
	
	30
	76
	99
	264
	141
	610
	1.84
	Rejected

	
6
	High rate of contractors fraudulent practices
	46
	9
	28
	221
	27
	331
	
	

	
	
	230
	36
	84
	442
	27
	819
	2.47
	Rejected

	
7
	Conflict between contractors & client
	81
	218
	17
	7
	8
	331
	
	

	
	
	405
	872
	51
	14
	8
	1350
	4.08
	Accepted

	
8
	Delay in investment return.
	13
	18
	2
	46
	252
	331
	
	

	
	
	65
	72
	6
	92
	252
	487
	1.47
	Rejected

	
9
	Affects the aesthetic value of property
	18
	37
	7
	188
	81
	331
	
	

	
	
	90
	148
	21
	376
	81
	716
	2.16
	Rejected

	
	Grand Mean
	
	
	
	
	
	
	2.2.
	Rejected


Source: SPSS 25.0 Output (Based on 2024 Field Survey Data)
N/B: Using the scale. Where: 5 = To a very large extent, 4 = To a large extent, 3 = Neutral, 2 = To a little extent, 1 = To a very little extent.

From table 1 there is total rejection to all the items of propositions indicating that cashless policy has positively impacted on residential property development in the study area, as evidenced in their mean values alongside the overall grand mean of 2.2 which falls below the benchmark of 3.0, indicating that cashless policy has not negatively influence residential property development. This implies that residential property development has not been slowed down by the cashless policy.  This shows that cashless policy has positively impacted on residential property development in the study area. The impacts of cashless policy are seen in forms of: reduction of risk for robbery attacks, transparency in payment, reduction in the risks associated with payment and settlement, increased convenience in payment, creation of employment opportunities. Just as earlier pointed out, through cashless policy, there is great reduction in the activities of fraudsters, as their identities can easily be traced. In addition, perennial problem of distorted payments by tenants, agents and caretakers which is a great discouragement to the expansion of residential property development, is curbed by cashless policy in the area. This development in cashless policy has enhanced rents to be easily collected directly from tenants timely and conveniently, thereby, propelling the tendency for more ownership of residential property in the area. This finding supports the study of Ebipanipre and Uyuoyo (2017) which found out that majority of Nigerians are already aware of the policy and majority agree that the policy will help fight against corruption/money laundry and reduce the risk of carrying cash.

Table.2 Analysis of the Respondents opinion on factors that hinder the implementation of cashless policy on residential property development. 

	S/N
	Impact of cashless policy on residential property development 
	Levels of Agreement and Disagreement 
	

	
	
	Very large extent  
	large extent  
	Neutral
	Little extent 
	Very little extent 
	RII value 
	Rank 
	Total 

	
	
	No 
	%
	No 
	%
	No 
	%
	No 
	%
	No 
	%
	
	
	

	1.
	The policy has slowed down activities in the real estate sector and also reduced market transaction as seen in shrinking sales, leasing and renting activities.
	21
	7%
	18
	5%
	41
	12%
	133
	40%
	118
	36%
	0.413
	5th 
	331

	2.
	The new Naira policy is already affecting the volume and rate of sale of building materials
	12
	4%
	9
	3%
	7
	2%
	179
	54%
	124
	37%
	0.362
	7th 
	331

	3.
	The construction sector/building materials sub-sector is slowing down in performance because of the cashless policy.
	4
	1%
	17
	5%
	34
	10%
	98
	30%
	178
	54%
	0.341
	8th 
	331

	4.
	The policy has impact negatively on the real estate activities/transactions in the constructions sector.
	34
	10%
	17
	5%
	27
	8%
	161
	49%
	92
	28%
	0.443
	3rd 
	331

	5.
	Delay on the progress of project work.
	6
	2%
	19
	6%
	33
	10%
	132
	40%
	141
	42%
	0.369
	6th 
	331

	6.
	High rate of contractors fraudulent practices  
	46
	14%
	9
	3%
	28
	8%
	221
	67%
	27
	8%
	0.495
	2nd 
	331

	7.
	Real estate financial transaction are carried out faster and easier with cashless policy/ enhanced security to real estate business and fraud prevention
	81
	5%
	218
	66%
	17
	5%
	7
	2%
	8
	2%
	0.816
	1st 
	331

	8.
	Delay in investment return. 
	13
	4%
	18
	5%
	2
	1%
	46
	14%
	252
	76%
	0.294
	9th 
	331

	9.
	Affects the aesthetic value of property
	18
	5%
	37
	11%
	7
	2%
	188
	57%
	81
	25%
	0.433
	4th 
	331


Source: Authors  field survey (2024)
Table 1 shows analysis of the impact of cashless policy on residential property development but further analysis on table 2 using the RII presents impacts of the cashless policy on residential property development in Khana LGA. Respondents were required to indicate the extent to which each of the identified items has  an impact of residential property development using a five (5) point likert scale with values a follows: 5= very large extend, 4= to a large extent, 3= neutral, 2= to a little extend 1= to a very litter extent. As stated in Table 2 above, 39 respondents (representing 12%) are of the view that the cashless policy has slowed down  activates in the real estate sector and also reduced market transaction as seen in shrinking sales, leasing and renting activities. And 251 respondents (repressing 76%) are not in agreement) while the remaining 41 respondents (representing 12%) were neutral.
Again, 21 respondents (representing 7%) opined that the new naira policy is already affecting the volume and rate of sale of building materials. Also, 303 respondents (representing 91%) was not in agreement, while 7 of them (2%) are neutral. This does not corroborate with the findings in literature.
Furthermore, 21 respondents (representing 6%) provide that the construction sector/building materials sub-sector is slowing down in performance because of the cashless policy, and 276 respondents  ( representing 84%) are not in agreement while 34 respondents, representing 10% were neutral.
A total of 51 respondents (representing 15%) are of the view that the policy has impact negatively on real estate activities /transactions in the constructions sector, and 253 respondents (representing 77%) are not in agreement while 27 of them (8%) were neutral. This simply means that the policy has positive impact on residential property development.
As indicated on the table 2, 25 respondents (representing 8%) are of the opinion that delay on the progress of project work is another impact of cashless policy on residential real estate development and 273 respondents (representing 82%) are not in agreement while 33 of them  (10%) were neutral. 
Again, 55 respondents (representing 17%) opined that, high rate of contractors fraudulent practices is another impact, of the policy and 248 respondents (representing 75%) are not in agreement while 33 of them (10%) were neutral, with a mean value of (0.49) was ranked 2nd.
A significant 91% of respondents indicates that real estate financial transaction are carried out faster and easier with cashless policy/enhanced security of real estate business and fraud prevention and (4%) of the respondents are not in agreement while (5%) of them were neutral, with a (mean value of 0.816) was ranked 1st most critical factor that has positive impact on residential property development. This corroborates Adigwe (2022) and Gbarador (2023).
Furthermore, 31 respondents (representing 9% ) provide that delay in investment return is another impact of cashless policy on residential property development, and 298 respondents  (Representing 90%) was not in agreement to it, while, 2 respondents representing 1% were neutral. This has a mean value of (0.29) and ranked 9th.
Furthermore, 55 respondents ( representing 16 %) said that the policy has impacted/affected the aesthetic value of property, and 269 respondents (representing  82%) was not in agreement to its while 7 (2%) were neutral. This has a mean value of (0.433) and was ranked 4th.           
Finally, there was a high levels of disagreement on all the items that was ranked from second (2nd) to ninth (9th) as shown on the table.2, which indicated a negative impact.
 Conclusion

The study which examined the impact of cashless policy on residential property development, has that cashless policy has significantly enhance residential property development in the area.  The world has become a global village through the instrumentality of the information communication technology which had made the traditional way of transacting business gradually disappearing. Thus, the introduction of cashless economy makes an opportunity for a convenient and safer option for physical cash transaction. The application of the cashless policy in the real estate business. The essence of the introduction of a cashless policy into the economic system ambitious and noble to increase and aid quick financial transaction through the use of mobile  banking but  it has not brought the needed benefits to the people of Nigeria especially people living in remote areas. The adoption of a cashless policy in Nigeria’s environment has significant effects on real Estate business transaction and society at large.  It is therefore recommended that, the government should redesign the cashless policy to reflect the international standards and current realities in the Nigeria economy, so as to enhance its impact on the development residential property. 
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