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ABSTRACT

The main objective of this study was to establish the influence of location on the financial return of the ZSSF’s investments. Specifically, the study focused on examining the influence of accessibility of the location, infrastructure neighbourhood attributes, and environmental factors on the return of ZSSF’s commercial and residential property. Utilizing a causal research design and quantitative methodology, data was collected from a sample of 67 respondents selected through simple random sampling from a population of 80 individuals, including ZSSF staff and tenants. A closed-ended questionnaire with a 5-point Likert scale was used for data collection. Descriptive statistics were utilized to analyse the demographic information of the respondents, while a multiple regression model was employed to assess the influence of location on the financial returns of ZSSF’s investments. The study revealed that the accessibility of the location, the neighbourhood of social services, and environmental factors significantly contribute to the return of ZSSF’s commercial and residential buildings. The findings concluded that location plays a crucial role in determining the value and income generated by commercial and residential buildings owned by ZSSF. In light of the results, the study recommended that ZSSF focus on improving the accessibility of the location of commercial and residential buildings, neighbourhood access to social services, and an attractive environment.
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CHAPTER ONE

INTRODUCTION
1.1 Chapter Overview 
This chapter is the introductory part of the entire study. It states the background, statement of the problem, objectives, and research questions. It also states the scope, significance, and organization of the study.
1.2 Background to the Problem
For decades, real estate has become quite a popular investment option for institutional investors worldwide (Kusiluka & Kongela, 2020). The popularity of real estate has come up as a result of its attractive and steady returns from asset revenue (Capellán et al., 2021). Like many other assets, real estate can be a consistent revenue generator, as, for example, a building collects rent payments at the end of each month (Samuelsson, 2023). Globally, the USA is a top leader in property investment in the world, with almost 461 real estate property companies (Zhu & Lizieri, 2020). As well, in Asia, for example, in Malaysia, the highest investment is property (Hassan et al., 2022). In Europe, especially in Spain, there are more than 300 real estate companies, which account for 5.5% of the GDP and 550,000 sales transactions (Álvarez & Miguel, 2020).

In sub-Saharan Africa, real estate investment takes the lead in Nigeria and South Africa (MesekoAyodele, 2014). The rise in real estate property investments in these two countries was due to high demand for residential, industrial, and commercial properties (Namnso & Ighalo, 2015).

Like other sub-Saharan Africa, Tanzania, particularly in Zanzibar, the high demand for residential, industrial, and commercial properties has led to an increase in real estate property investment (Fadhil, 2021). Among the factors that have contributed to the increase in commercial and residential property investment in Zanzibar are the increase in rural to urban migration, the need to own a home, increased foreign investment, an increase in hotel workers who migrated from Tanzania Mainland to Zanzibar, and increased infrastructure development (Fadhil, 2021).
A large percentage of major commercial and residential property projects in Zanzibar are owned by governmental parastatals such as the Zanzibar Social Security Fund (ZSSF), ZSTC, ZHC, and ZIC (Fadhil, 2021). With a focus at ZSSF, the pension fund has invested a lot of money in commercial and residential property businesses including the Mbweni apartment, Kariakoo Uhuru amusement park, Mwanakwerekwe shopping center, MapinduziSquare park (memorial tower), and Chawal building shop. 
However, despite the increasing popularity of real estate investments in by ZSSF, some of these projects reported to fail to deliver the expected results. For example, ZSSF loses a lot of money from Mwanakwerekwe Shopping Center just because it doesn't fit the needs of the majority of small businesses in Zanzibar (Fadhil, 2021). Also, despite the blaming of over-budgeting on the renovation of the famous house in Zanzibar known as Train House (Chawl Buiding), its revenue return is very low and is unpredictable (The Citizen, 2023). In the same vein, the CAG of the Zanzibar audit report for 2022 revealed that some of the ZSSF projects may not yield profit in the long run. 

The government of Zanzibar has shown great determination and effort in addressing the issue and maximize the returns on these investments. One of the key steps taken by the government was to conduct a thorough assessment of the current situation of the ZSSF real estate investments. This involved identifying the root causes of underperformance, including issues such as poor management, lack of proper planning, and inadequate financial resources. Based on this assessment, the government implemented a series of reforms aimed at addressing these challenges. This included appointing a new management team with the necessary expertise and experience to oversee the real estate projects effectively. Additionally, the government provided financial support to help stabilize the projects and ensure their long-term sustainability. However, despite these efforts by the government, ZSSF still experiences a low return on real estate investments.

Besides, the study conducted by Aluko (2015), Źróbek et al. (2015), Mfungahema (2020), Ihuoma et al. (2020), and Shuaibu (2022)  found that the insufficient return of the commercial and residential property is influenced by the location of the assets. Location is one of the most crucial factors in determining the success of a real estate investment project (Liang et al., 2018). A well-chosen location can significantly impact the potentiality of the real estate projects (Liang et al., 2018). First and foremost, location can affect the demand for the property. 

According to Wolny (2016) the accessibility of the location is critical in determining the value of the property and the subsequent the return of the investment because the accessible location increases the demand of the property by tenants. Also, Accessibility is the ease and convenience of reaching a commercial or residential property by tenants, owners, customers, and any other users, either by automobile traffic or foot traffic (Wolny, 2016). Direct access to a public road or access to an internal road that provides communication with the public road is a factor affecting the value of real estate. A lack of accessibility typically results in a lower property value (Shuaibu, 2022). Accessibility is the main issue that determines profitability and utility (Ibrahim et al., 2022). The better the accessibility of a place, the lower the transportation costs in terms of distance, time, and convenience. Also, the higher the comparative advantage of a place, the higher the demand for properties located in those areas (Franklin & Oladejo, 2019).
Another critical factor to consider in the location of the commercial and residential property business is neighbourhood infrastructure attributes. Choosing the right neighbourhood is a critical factor in the success of any the commercial and residential property business (Shuaibu, 2022). The neighbourhood where a property is located can affect its value, rental potential, and overall desirability. Generally, neighbourhoods allude to a geographic unit that establishes the actual qualities like streets, roads, parks, and shops (Aluko, 2015). The central zone of the neighbourhood provides transport facilities, shopping centers, work places, retail, community events, and leisure activities. On the other hand, the streets make available alternative routes to most destinations at a reasonable level for vehicles, motorbikes, and pedestrians (Ansgar & Jonas, 2017). 
In addition to the accessibility of the location and neighbourhood attributes, another critical consideration that can influence the commercial and residential property business is environmental factors (Ihuoma et al., 2020). Environmental factors are largely responsible for the value of property. Man's attitude towards the surrounding environment is not neutral because humans search for locations that deliver a high quality of life (Ihuoma et al., 2020). Those expectations particularly concern man's daily surroundings, including residential areas. The quality of that environment largely affects the decisions made in the real estate market. Consequently, the environment in which a rental property is situated influences the value of the property, and its social popularity generates economic benefits (Źróbek et al., 2015). 
In fact, one of man's basic needs is an environment characterized by high living standards, security, and high scenic value. Scenic features significantly contribute to the prices quoted on local property markets. The presence of greenery, forests, and water and the arrangement of those spatial features directly affect buyer attitudes and the value of property (Mfungahema, 2020). On the other hand, the risk of natural disasters can certainly negatively influence real estate market values (Ihuoma et al., 2020). 

However, despite the importance of location in determining the profitability of commercial and residential business, very few studies in Zanzibar attempted to examine the subject Juma & Ngonyani, 2021(Fadhil, 2021; ; Mohamed & Said, 2021; Nassor and Saleh (2020); Saad et al., 2019; Saleh & Elamin, 2018)
. However, most of these studies have focused on other factors rather than examining the influence of location, infrastructure neighbourhood, and environmental factors on the return of commercial and residential property.  For example, Fadhil (2021), in his study focused on the aspects that guide the management of ZSSF in property investment decisions. Juma and Ngonyani (2021) in their study investigated the sustainability of ZSSF’s real estate projects. Mohamed and Said (2021) examined the impact of ZSSF’s real estate projects on local communities in Zanzibar. Nassor and Saleh (2020) focused on the role of ZSSF’s real estate projects in economic development. Saad et al. (2019), in their study examined challenges facing ZSSF real estate projects development. Saleh and Elamin (2018)
 in their study at ZSSF examined the impact of real estate projects on residential property values in Zanzibar. 
All these studies leave behind a knowledge gap on the factors influencing the return of real estate investments such as accessibility of the location, infrastructure neighbourhood, and environmental factors. This current study aims to fill this knowledge gap with the aid of hedonic price model which guiding the study. Hedonic price is a concept used in real estate analysis to assess how different features or attributes of a property affect its price (Zakaria & Fatine, 2021). It considers the value that buyers attach to specific characteristics of a property, such as location, size, amenities, and other features (Abidoye & Chan, 2018). 

When it comes to the influence of location on the financial return of investments, the hedonic price approach can provide insights into how property prices are influenced by the specific location in which the investment is made (Lieber, 2022). Hedonic price analysis allows investors to quantify the contribution of location to property prices by isolating its impact from other factors (Masri et al., 2016). By estimating the hedonic price function, analysts can determine how much buyers are willing to pay for each unit or change in a specific attribute, such as a one-mile closer proximity to a city center or a higher rated school district. According to Asad et al. (2021), understanding the influence of location on the financial return of investments helps investors make informed decisions and prioritize properties in areas that have the potential for higher appreciation and rental income. However, other factors such as property condition, market conditions, and the overall economy should also be considered alongside location when evaluating investment opportunities (Wen et al., 2018).
1.3 Statement of the Problem
Real estate development is a key component of economic growth in Zanzibar, with the Zanzibar Social Security Fund (ZSSF) playing a significant role in financing and implementing various real estate projects in the region including the Mbweni apartment, Kariakoo Uhuru amusement park, Mwanakwerekwe shopping center, MapinduziSquare park (memorial tower), and Chawal building shop. Nevertheless, there have been noticeable insufficient returns over the years, marked by decreases in occupancy. ZSSF Financial Reports of 2010/11–2017/18 revealed an unsatisfactory return from the Mwanakwerekwe Shopping Center project. The report further stated that the unsatisfactory return from the project was due to the fact that the shopping centers do not satisfy the needs of retail businesses, and hence most of them do not take up space in the building. Also, the CAG audit report for 2022 revealed that the ZSSF investment projects may incur losses in the long run.

According to Aluko (2015), Źróbek et al. (2015), Mfungahema (2020), Ihuoma et al. (2020), and Shuaibu (2022), the geographical location of a real estate projects such as accessibility of the location, neighbourhood, and environmental condition are crucial in determining its potential for profitability, as it influences factors such as market demand, accessibility, infrastructure development, and overall investment attractiveness. However, despite the importance of this issue, there is a lack of comprehensive research specifically examining the influence of location on the return of real estate projects in Zanzibar, particularly those financed by ZSSF. 
For example, Fadhil (2021), in his study in Zanzibar, examined the factors that guide the management of ZSSF in property investment decisions. Also, although Mfungahema's (2020) study was based on the effect of location on real estate profitability, the study was mainly focused on the National Housing Corporation in Tanzania and not ZSSF in Zanzibar. Moreover, the Mfungahema's study was more about land availability and infrastructure factors than accessibility of the location, infrastructure neighborhood, and environmental factors. This results in a knowledge gap regarding the influence of the location of commercial and residential property, the infrastructure neighborhood, and environmental factors on the return of ZSSF's commercial and residential property. This study, therefore, is dedicated to filling this gap by investigating the relationship between location and the return of ZSSF real estate projects in Zanzibar.

By examining the unique context of Zanzibar and focusing on projects funded by a major institutional investor like ZSSF, this research provided valuable insights into the factors that drive the success of real estate projects in the region. The findings of this study contributed to the existing body of knowledge on real estate development in developing countries and provide practical recommendations for enhancing the return on investment in Zanzibar's real estate sector.
1.4 The Study Objectives
1.4.1 General Objective
Generally, the study intends to establish the influence of location on the financial return of the ZSSF’s investments.
1.4.2 Specific Objectives
(i) To examine the influence of accessibility of the location on the return of ZSSF's commercial and residential property. 

(ii) To determine the influence of infrastructure neighborhood attributes on the return of ZSSF’s commercial and residential property.

(iii) To find out the influence of environmental factor on the return of ZSSF’s commercial and residential property.
1.5 Research Questions
(i) What is the influence of effect of the location accessibility on the return of ZSSF's commercial and residential property?

(ii) What is the influence of infrastructure neighborhood attributes on the return of ZSSF’s commercial and residential property?

(iii) What is the influence of environmental factor on the return of ZSSF’s commercial and residential property? 
1.6 Significance of the Study
The study may have a significance contribution to ZSSF and other local real estate industry as it provides a valuable insight into how location affects the return on real estate projects, which can help developers, investors, and policymakers make informed decisions to maximize their investments and contribute to the growth of the local real estate industry.

The findings of the study could also have implications for policy development related to land use, urban planning, and real estate development in Zanzibar. Policymakers can use the insights from the study to design policies that promote efficient land use, support sustainable development, and attract investment to the region. 
To the researchers and academicians, the findings of this study forms a basis or foundation for further studies and critique to be done by academic scholars interested in pursuing the real estate market. Also, the documented report of this study may be easily acquired in the library and it may equip the learners with more knowledge and skill concerning the relationship between location and the return of real estate investments.
1.7 The Scope of the Study

The scope of this study encompasses an in-depth analysis of the Zanzibar Social Security Fund (ZSSF) and its investment strategies in commercial and residential properties. Located in Zanzibar, Tanzania, ZSSF plays a pivotal role in providing social security benefits to workers across both formal and informal sectors. This study specifically examines the factors influencing the insufficient returns on these property investments, focusing on three independent variables: the accessibility of location, the quality of neighborhood infrastructure, and pertinent environmental factors. 

The research is structured around the application of the hedonic price model, which serves as the analytical framework for evaluating how these independent variables influence the return on investment in commercial and residential properties. The study is designed to span a ten-month period, commencing in January and concluding with the submission of findings in October 2024. Throughout this timeframe, rigorous data collection and analysis were undertaken to ensure a comprehensive understanding of the dynamics at play in ZSSF's property investment outcomes. The findings aim to provide valuable insights for stakeholders in the social security sector and inform future investment strategies by highlighting key determinants of property performance in Zanzibar.
1.8 Organization of the Study

The first chapter offers an overview of the background of the problem, including its statement, objectives, research questions, significance, and scope. The second chapter delves into key term definitions, a review of related literature, identification of knowledge gaps, and conceptual frameworks. The third chapter describes the research methodology, including the target population, sample selection, data collection methods, analysis techniques, and ethical considerations. The forth chapter presents the findings and discussion. Lastly, the fifth chapter presents the summary of the findings, conclusion, and recommendations.
CHAPTER TWO

LITERATURE REVIEW
2.1 Chapter Overview
This chapter presents a review of literature on the influence of location on the return of commercial and real estate property. The chapter begins with a definition of key terms, followed by a theoretical review, research gaps, and a conceptual framework. The theoretical review presents the theories related to the location and return of commercial and residential property. The empirical review presents a review of studies based on specific objectives. The research gap outlines various gaps in the empirical literature, and the conceptual framework presents the hypothesized relations between various independent variables and the dependent variable.
2.2 Definition of Key Terms
2.2.1 Accessibility of the Location
Accessibility of a location is a measure of how well transportation networks interact with land use attributes to satisfy household, business, or other preferences (Levine et al., 2019). Martens (2015) defined accessibility as the availability of transportation infrastructures like motorways or public transportation facilities that business owners take into account in their location choice decisions. This study adopted the definition of Levine et al. (2019) because good transportation network  can make areas or real estate projects highly accessible with well-developed transportation infrastructures that can potentially minimize transportation costs for suppliers (input), distribution (output), labor (production factor), and clients (profit).
2.2.2 Infrastructure Neighbourhood
Neighbourhood is a geographical area that includes homes and other structures such as apartments, stores, schools, security, shops, public transport, health services, and more (Wang & Yang, 2019). Woo et al. (2019) defined commercial neighbourhood as a cluster of shopping areas. A good neighbourhood has indicators of convenience to amenities, low crime rates, public transportation, public schools, and paved roads. 
Sometimes, a neighbourhood is well defined as the housing plans, subdivisions, or even small towns (Masri et al., 2016). This study adopted the definition of Wang and Yang (2019) because includes all the amenities that may attract the tenants. These amenities include security, school facilities, health services, public transportation, shops and restaurants, entertainment and leisure facilities, etc. that are close to residential or commercial properties.
2.2.3 Environmental Factors
Mfungahema (2020) defined environmental amenity as a scene generated via observation, either in a natural or built environment, from one focal standpoint that provides inspiring vistas and a pleasing environment while contributing to the economic value and comfortable enjoyment of real property. According to Ihuoma et al. (2020), environmental factors are all about the quality of the environment which largely affects the decisions made in the real estate market. This study adopted the definition of Mfungahema (2020) because his definition covers customers basic needs such as an environment characterized by high living standards, security, and high scenic value.
2.2.4 Project Commercial Property
Commercial property, also called commercial real estate, investment property, or income property, is real estate (building or land) intended to generate a profit, either from capital gains or rental income (Xudong & Pivo, 2018). Commercial property includes office buildings, medical centers, hotels, malls, retail stores, multifamily housing buildings, farm land, warehouses, and garages (Maliene et al., 2018). This study adopted the definition of Xudong and Pivo (2018) because it focused on investment property that can generate a profit through rental income. In this study investment property included all commercial buildings invested by ZSSF, such as Kariakoo Uhuru amusement park, Mwanakwerekwe shopping center, Mapinduzi Square park (memorial tower), and Chawal building.

2.2.5 Residential Property

Residential rental property refers to homes that are purchased by an investor and inhabited by tenants on a lease or other type of rental agreement (Ihuoma et al., 2020). Residential property is a property zoned specifically for living or dwelling for individuals or households; it may include standalone single-family dwellings or large, multi-unit apartment buildings (Shuaibu, 2022). In this study, residential refers to a home building such as a Mbweni apartment inhabited by tenants on a lease or other type of rental agreement.
2.3 Theoretical Literature Review
The study is grounded in the hedonic price model, which is also known as the hedonic demand theory or hedonic regression. Two main approaches contributed greatly towards the theoretical work on hedonic prices. The first approach was derived from Lancaster's (1966) consumer theory, and the second comes from the theoretical model postulated by Rosen's (1974). Both of these approaches aimed to impute prices of attributes based on the relationship between the observed prices of differentiated products and the number of attributes associated with these products. 
The model has recently been used extensively in real estate and housing market research. Numerous studies have utilized this model to examine the relationship between attribute preference and the price of properties (Gillard 1981; Li & Brown 1980; Sirpal 1994; Walden 1990). This is because the market price of a housing unit can be determined by the buyers’ evaluations of the housing unit’s bundle of inherent attributes, such as locational, structural, or neighbourhood attributes (Freeman 1979). 

Unlike other consumption goods, the housing market is unique because it manifests the characteristics of durability, heterogeneity, and spatial fixity. Thus, to model this differentiation effectively, the hedonic price model has been introduced. A hedonic price model is a statistical model used to estimate the relationship between the price of a product or service and its various characteristics or attributes. These models are commonly used in real estate and pricing research to determine how specific features of a property, such as location, size, age, and amenities, influence its market value. 
Hedonic price models help to break down the overall price of a product or service into its component parts, allowing researchers to better understand what factors drive the price and how much value consumers place on different attributes (Montero & Fernández-Avilés, 2018). By analyzing these relationships, businesses can make more informed pricing decisions and consumers can better understand the factors that influence the value of the products or services they purchase (Rosen 1974). Therefore, the price of one house relative to another will differ with the additional unit of the different attributes inherent in one house relative to another house. 

The application of the hedonic price model to the housing market rests on several key considerations. First, hedonic pricing gives consideration to non-market characteristics and external factors with respect to how they affect market prices (Evangelista et al., 2020). Hedonic pricing recognizes that the market prices of goods are determined by both internal and external factors. According to this model, the sum total of the price of a good is determined by the internal attributes and external characteristics of the good, which cannot be sold separately (Potrawa & Tetereva, 2022). The hedonic pricing model also estimates the values of the ecosystem or environmental services that affect the prices of goods (Martínez-Jiménez et al., 2017). This pricing model is used to estimate how external factors influence the decision of consumers to purchase certain products and how much they are willing to pay for them because of those factors (Lieber, 2022).

 

The hedonic pricing model is often used in the housing market to explain the variations in the prices of pieces of land and buildings. This pricing model considers the price of houses or other goods as a summation of internal attributes and external characteristics that are inseparable from the product or cannot be sold differently from the product (Asad et al., 2021). For instance, in the commercial and residential markets, the demand for and price of accommodation in commercial buildings, as well as the price of a lending house, can be affected by ecosystem or environmental factors such as the environmental quality and views of the house or commercial building, its location, accessibility, and neighbourhood, among other factors (Masri et al., 2016). 

Environmental factors such as the scenic ambiance of a location are an important determinant of real estate value, and it is a critical factor as regards the prices of recreational and residential property. The presence of greenery, forests, and water and the arrangement of those spatial features directly affect buyer attitudes and the value of property (Źróbek et al., 2015). Also, direct access to a public road or access to an internal road that provides communication with the public road is a factor affecting the value of real estate (Siripanich et al., 2019). Accessibility is achievable only when a larger portion of the built environment is made accessible. Some benefits of making commercial and residential properties accessible are apparent, though not easily quantifiable. 
For example, it will reduce barriers to using services and amenities, increase the range of day-to-day activities persons can conduct more independently (Terashima & Clark, 2021), and enhance well-being through increased physical activity levels. On the other hand, the neighbourhood services near a house are valuable because they provide neighbourhood amenities and create potential for social, environmental, and economic values (Liang et al., 2018). The potential of amenities to enhance values will increase the value of everything, including a house or a property (Sohaimi et al., 2018).
 

The major advantages of the hedonic pricing model include: it gives an estimate of the value of a good as determined by the characteristics of the item itself and external factors; it uses real data and statistics when determining the prices of properties; it quickly adapts to changes in external factors or characteristics of the item; 
This pricing model is often used in housing markets; it also estimates the extent to which environmental or ecosystem factors affect prices, especially the prices of homes; it accounts for factors such as scenic views, building appearance, fixtures, surrounding neighbourhood, size, and others in the pricing of a house or a piece of land; and it reflects the willingness of consumers to pay for environmental differences or features of a home (Ihuoma et al., 2020).

 

Despite the benefits of the hedonic pricing method, it has its disadvantages, which include: failure to capture the environmental preferences or differences of consumers and their willingness to pay, regardless of the differences; it does not consider the lack of awareness of consumers on certain eternal factors such as taxes, interest rates, and other regulatory implications that can affect their utility (Abidoye & Chan, 2018).

This theory is relevant to this study because it guides the real estate investors in the identification of the factors that can influence the demand for the property by the tenants as well as explaining its prices in the market. In the context of commercial and residential property, this set of characteristics may include attributes relating to both the structure of buildings and the location of the real estate. The demand and supply of goods implicitly determine the marginal contributions of their characteristics to their price.

2.4 Empirical Literature Review

The empirical literature review is organized into subsections basing on the presents specific objectives.

2.4.1 Accessibility of the Location and the Return of Real Estate Projects

Yusuf et al. (2021) in their study at Oja Oba Market, Ilorin Metropolis, Nigeria found that as distance increases to the market, the rental prices of store premises fall, and there is a strong positive linear relationship between distance and rental value. Also  Oni et al. (2020) in their study at Lagos, Nigeria found that accessibility has a significant impact on commercial property values. However, further analysis indicated that location, in addition to demand, supply, and accessibility, have significant impacts on commercial property values in the study area. In the same vein, Siripanich et al. (2019) in their study about the relationship between residential property values and accessibility indicators derived from transit smart card data in Australia found that there is value added to the property market from the public investment in public transport services and infrastructure. 

Then again, Kok and Jennen (2017) is their study found that office buildings in multi-functional areas, with access to public transport and facilities, achieve rental premiums over mono-functional office districts. Additionally, Wolny (2016) analyzed the impact that transportation accessibility has on the development of the real estate market on two selected suburban communes bordering the city of Olsztyn - Dywity and Stawiguda. The results of the research revealed concentrations of transactions of real estate located on the outskirts of the city or in areas well-communicated with Olsztyn. Yusuf et al. (2021) added that as distance increases to the market, the rental prices of store premises fall, and there is a strong positive linear relationship between distance and rental value.

2.4.2 Infrastructure Neighbourhood Attributes and the Return of Real Estate Projects

Aziz et al. (2023) in their study found heterogeneous impacts of neighborhood services on property values. Most people purchase and prefer land in a porch area for housing and settlement, which is also proved by Aziz and Anwar (2019). Similarly, Asad et al. (2021) examined the impact of neighbourhood services on land values in Pakistan. The study found the positive as well as negative potential of hedonic variables on land values in the study area. The result expresses that the potential of proximity to the road is a dominant factor among all neighbourhood services, which means land near the road has high land values compared to those located at a distance.  

Also, Adama and Jinadu (2015) in a research study titled evaluation of the relationship between neighbourhood quality and property value in Minna metropolis, Niger State found  there is a direct relationship between neighbourhood quality and property values. Moreover, Shuaibu (2022) in his study at Minna, Nigeria found that the rental values of residential properties in F-layout are higher than those of residential properties in Tunga Low Cost, and the rent in Bosso neighbourhood is relatively higher than that of Tunga Low Cost, respectively. The study therefore recommended that the government should undertake aggressive infrastructural facility development, particularly in high-density areas, and also improve the number and quality of existing amenities in low- and medium-density areas.

2.4.3 Environmental Factor and the Return of Real Estate Projects
In Malaysia, Isa et al. (2014) conducted a study on green attributes affecting investment returns for green buildings. Findings from the study show that a green real estate investment strategy provides a new investment option to property investors with more leverage compared to traditional approaches. The cheap and eco-friendly materials used in green buildings are progressively replacing conventional buildings. This can be attributed to the fact that green buildings provide high appraisal values, a high occupancy rate, higher rents, cost savings, and lower utility costs. Similarly, Mfungahema (2020) in his study at Kinondoni District, Tanzania, found a significant positive relationship between the profitability of real estate and environmental factors. The study concluded that environmental factors such as job accessibility and social amenities such as hospitals, schools, and recreational centers influence the land pricing used by the National Housing Corporation in Kinondoni District. On the same vein, aspects of income or social status, number of households, and level of opportunities around different areas in Kinondoni influence land pricing, which consequently leads to real estate profitability.
2.5 Research Gap

Several authors Adama & Jinadu, 2015(; Asad et al., 2021; Isa et al., 2014; Mfungahema, 2020; Oni et al., 2020; Shuaibu, 2022; Siripanich et al., 2019;Yusuf et al., 2021; Źróbek et al., 2015)
 have conducted studies on the influence of location on the values or return of commercial and residential property across the globe. Meanwhile, most of these studies were conducted overseas, which cannot be used to generalize their results in Tanzania, particularly at ZSSF. Moreover, the limited studies Massawe & Sanga, 2022(; Mfungahema, 2020)
 that were conducted in Tanzania failed to critically examine the influence of location on the return of commercial and residential property in Tanzania. As a result, detailed knowledge on the influence of accessibility of the location, neighbourhood characteristics, and environmental factors on the return of commercial and residential property in Tanzania is missing. This study, therefore, aims to fill this gap by examining the contribution of real estate location on the return of ZSSF investments.

2.6 Conceptual Framework

The study aims to examine the influence of accessibility, location, neighbourhood characteristics, and environmental factors on the return of ZSSF commercial and residential investments. The independent variables are accessibility of the location, neighbourhood characteristics, and environmental factors. The dependent variable is the return of ZSSF commercial and residential investments. Figure 2.1 below displays a conceptual framework that shows relationships between variables.
Independent Variables                                                                Dependent Variable
Figure 2.1: Conceptual Framework

Source: Researcher (2023)
CHAPTER THREE

RESEARCH METHODOLOGY

3.1 Chapter Overview
This chapter discusses in detail the study design and methods that were employed in answering the objectives of the study as stated in Chapter 1. The chapter covers the research philosophy, study design, study area, sampling techniques, population and sample size, data collection instruments used, their validity, data analysis methods, results presentations, and ethical considerations.

3.2 Research Philosophy

Creswell and Clark (2017) defined research paradigms as philosophical alignments regarding the globe as well as the nature that a scientist studies. The research study approach connects to the foundation of expertise, on which essential presumptions and the proneness of research are based (Padilla-Díaz, 2015). There are two major research philosophies: positivism (scientific) as well as phenomenology (interpretivism) (McLachlan & Garcia, 2015). 
This study adopted a positivist philosophy approach. The positivist approach to research argues that knowledge is founded on facts in which no abstractions or individuals' subjectivity are considered. This philosophy is anchored on the credence that reality is actually steady. This reality can be objectively observed and expressed without having to interfere with the phenomenon being investigated (McLachlan & Garcia, 2015).

3.3 Research Approach

Creswell (2017) asserts that there is no research approach, which is better than the other. The choice of research approach to be used is determined by the type of data that the researcher wishes to collect based on research questions the study seeks to address (Creswell, 2017). Since a study philosophy in this study is positivism, a quantitative research approach was employed to collect, analyse and interpret information related to the influence of location on the financial return of investments in ZSSF, Zanzibar. 
According to Karissa and Lakzadeh (2019), a quantitative approach is characterized by the collection of information which can be analysed numerically. Quantitative research was purposely chosen in this study because it enables the researcher to test relationships between variables, determining correlations and causal relationships, and testing theories (Leavy, 2017; Bryman, 2016).
3.4 Research Design

Research design is the framework of the research employed to generate answers to the researcher's concerns. It can be illustrated as a plan for collecting, measuring, and analyzing data (Cooper & Schindler, 2014). There are four major research designs: descriptive, correlational, exploratory, and causal (Creswell & Clark, 2017). This study employed a causal research design approach. This design allows the researcher to explore the effect of one thing on another and, more specifically, the effect of one variable on another, that is, cause-and-effect relationships between two or more variables (Patten & Newhart, 2017). Being that the study sought to find out the influence of location on the return of commercial and residential property, a causal research design was deemed appropriate.
3.5 Area of the Study

Creswell and Clark (2017) defined study area as the boundaries within which the research was conducted and the scope of the investigation. This study was conducted at the National Social Security Funds operated in Zanzibar. Zanzibar Social Security Fund (ZSSF) was selected as the study area due to its significant investment in various real estate projects that have underperformed, yielding insufficient returns relative to the investments made (Fadhil, 2021). This context offers a unique opportunity to assess how location impacts the success of these projects. ZSSF is ideal for addressing the research objectives as it encompasses diverse commercial and residential properties, allowing for a thorough examination of how accessibility, infrastructure, neighborhood attributes, and environmental factors influence property returns. Investigating these aspects will provide valuable insights for improving future investment strategies in Zanzibar's real estate sector.
3.6 Target Population

According to Leavy (2017), a population is the total of the elements, while an element is the subject on which measurement is being taken and upon which inferences can be made. On the other hand, Mugenda and Mugenda (2009), define a population as the entire group of individuals, events, or objects having in common observable characteristics. The target population of the study consists of staff of ZSSF and occupants of the ZSSF commercial and residential buildings. Table 3.1 below presents the distribution of the target population under the study.

Table 3.1: Distribution of the Target Population
	Nature of Population
	Category
	Target Population

	ZSSF staff
	Department of Real Estate
	30

	Tenants 
	Residential Buildings
	21

	
	Commercial Buildings 
	29

	Total population
	
	80


Source: ZSSF’s HR office, (2024)
3.7 Sampling Technique

According to Christensen et al. (2014), sampling is the process of selecting units (e.g., people, organizations) from a population of interest so that by studying the sample we may fairly generalize our results back to the population from which they were chosen. There are two methods of sampling technics which are probability and non-probability sampling technics (Bartlett et al., 2015). This study employed simple random sampling to obtain 67 participants at random to represent the entire population. According to Creswell (2014), simple random sampling is a type of probability sampling in which each member of the population has an equal chance of being selected. 

3.8 Sample Size
Sample refers to the number of participants or observations included in a study. It is a representative of the population in which the study findings are generalized (Alvi, 2016). In this study the sample size involves 67 employees from ZSSF. The sample size is calculated through using the Yamane (1967) formula of calculating sample size whereby;
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Where 

n= sample size

N= Population Size   
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Where N= 80

e= 5%, thus
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Table 3.2: Distribution of Sample Size of Respondents
	Department
	Population Category
	Population Size
	Sample size

	ZSSF Staff
	Real Estate Staff
	30
	30/80 × 67 = 26

	Tenants
	Residential Buildings
	21
	21/80 × 67 = 17

	
	Commercial Buildings
	29
	29/80 × 67 = 24

	Total 
	
	80
	67


Source: Researcher (2024)

3.9 Variable and Measurement

A variable is a characteristic or quantity of a phenomenon that is being researched (Ofem & Mchi, 2023). In statistical terms, a variable is considered as a quantity that can take on different possible values (Onen, 2016). Variables are essential parts of quantitative research because they can measure concepts and are used to examine the relationship between variables in a study. In this study variables are grouped into dependent variable and independent variables. The dependent variable is the return of ZSSF commercial and residential investments whereas the independent variables are presented by accessibility of the location, neighbourhood characteristics, and environment factors.

On the other hand, measurement refers to the process of assigning numbers or labels to the variables (or the characteristics of the unit of analysis) under investigation (Bhandari, 2022). In social research, variables are measured using questionnaire which may be presented in four different scales which are nominal scale, ordinal scale, interval scale, and ratio scale (Maul et al., 2018). In this study, nominal and ordinal scales were used in the questionnaires as a way of assigning numbers to define the variables. The researcher used the nominal scale as labels to categorize demographic features consisting of age, gender, educational background, duration spent working for projects. 
On the other hand, the 5 point Likert Scale was used to collect data on discrete opinions from respondents related to the location of the investments and its return using the scales of “1=No extent at all, 2=Low extent, 3=moderate extent, 4=great extent, 5=very great.” The five-point Likert scale was employed to effectively capture nuanced perceptions of respondents regarding the impact of location on real estate project returns in Zanzibar. This scale allows for a balanced range of responses, facilitating the measurement of varying degrees of agreement or disagreement. By using this format, researchers can quantify subjective opinions and analyze trends, enabling a comprehensive understanding of stakeholders' views on the significance of location in ZSSF projects. This method enhances the reliability and validity of the findings.
3.10 Data Collection

The study used a structured questionnaire to collect primary data from the field. As pointed out by Creswell and Clark (2017), primary data is fresh data or data that has never been collected before. According to Cooper and Schindler (2014), a questionnaire is an instrument delivered to the participants via personal or non-personal means that is completed by the participant. 
The researcher used this method because it is cheap, can reach many respondents within a limited time, and ensures the confidentiality of the information given by the respondents. Confidentiality of the information supplied decreased the possibility of such information being used against them for selfish or corrupt reasons. Also, the choice was due to the economy of the design and the rapid turnaround in data collection.

3.11 Pilot Study 

A pre-test of the reach instrument was done before the actual collection of the data. A pre-test enabled the researcher to identify and rephrase any misinterpreted, ambiguous and misunderstood questions. Additionally, the pre-test facilitated the removal of errors and allow the researcher to know if the questions in the questionnaires are appropriate and relevant (Creswell & Clark, 2017). The pre-test group was sampled randomly from ZSSF, comprising 10% of the sample size (8 staff). However, the sample respondents for the instrument pre-test were not included in this study. Perneger et al. (2015) affirm that 10% of the sample needed for the full research ought to be utilized in the size of the sample.

3.12 Validity and Reliability of Instruments 

3.12.1 Validity

According to Creswell and Clark (2017), validity is the extent to which the instrument measures successfully what it is supposed to measure. There are two types of validity, namely face validity and content validity (Ahmed & Ishtiaq, 2021). Face validity is when the questions asked are misunderstood or misinterpreted by the respondent. Content validity is the degree to which the study’s measure is a representation of the provided social construct facets (Ahmed & Ishtiaq, 2021). To ensure the content's validity, the research instrument sought an advice from experts and supervisors. Also, the face validity of the research instrument was enhanced by using a pre-test (pilot study) of the research instrument and making clear all the unclear questions.
3.12.2 Reliability 

A measure of consistency is known as reliability. It is also the degree to which the measure gives similar results each time it is used on similar subjects under similar circumstances. The questionnaires that were completed by the pilot group during a pre-test were used to test the research instrument`s reliability. In the current study, the research instrument’s reliability was quantified by measuring the internal consistency of the responses. The internal consistency was measured using the Cronbach’s alpha technique, where the ranges of alpha are from 0 to 1, with the reliability increasing as the values of alpha increase. The most commonly used reliability coefficient is 0.6 to 0.7, and good reliability is shown by a value of 0.8 or a greater value (Creswell & Poth, 2017) . 

3.13 Data Analysis Procedures

The questionnaires were checked for consistency of information and also completeness at the end of every field data collection day and before storage. The data from the completed questionnaires were cleaned, re-coded, and entered into the computer for analysis. Both descriptive and inferential statistics were used to analyse data. Descriptive statistics was used to analyse demographic information of the respondents (Cooper & Schindler, 2014). The results obtained from descriptive statistics were presented in frequency and percentage. 
On the other hand, inferential statistics was used to determine the correlation and casual effect of one variable on another.  In this study, the bivariate correlation was used to establish levels of association between the various variables in the study (Mugenda & Mugenda, 2009). Also, multiple regression was used to determine the impact of independent variables on the dependent variable.
The multiple linear regression model for this study is presented by the following equation:
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Where:

Y = Return of ZSSF commercial and residential investments
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ε = Stochastic Disturbance Error Term.

The stochastic disturbance error term (ε) captures unobserved factors affecting the dependent variable (Y) in the regression model. Essentially it capture all the unexplained variation in the data due to factors not explicitly included in the model, such as measurement errors, omitted variables, or random fluctuations, making it a crucial component for understanding the model's limitations and accuracy..
3.14 Model Diagnostic Test

Prior to regression model estimation, model diagnostic test was performed to find out whether the model obey the linear regression assumptions. 
3.14.1 Normality Test

Linear regression assumes that variables follow a normal distribution, which means that data points are symmetrically distributed around the mean, with the majority of data points clustering near the mean and fewer data points further away (Ghosh & Vogt, 2020)Silvestri & Tutino, 2019)

. To assess the normality of the data in this study, skewness and kurtosis were used. Skewness measures the symmetry of a distribution, with a value of zero indicating perfect symmetry. Kurtosis, on the other hand, measures the shape of the distribution, with a value of three indicating a mesokurtic (normal) distribution (Pallant, 2020; . If the skewness and kurtosis values are close to zero and three, respectively, the data is likely normally distributed. However, significant deviations from these expected values suggest that the data may not follow a normal distribution (Kim, 2020).

3.14.2 Test of Assumptions of Multi-collinearity

Linear regression assumes that there is little or no multicollinearity in the data. Multi-collinearity is excessively high level of inter-correlation among the independent variables, such that the effects of the independent variables on the dependent variable cannot be easily detached from each other (Leech et al., (2019). 
The study used correlation matrix to investigate the pattern of inter-correlation among all the variables. According to Van Horne (1998), the inter-correlation among the independent variable beyond 0.8 is a sign of multi-collinearity and should be put to further scrutiny. In the same vein, the study also determined the multi-collinearity issues by examining tolerance and the Variance Inflation Factor (VIF) which are some two collinearity diagnostic factors.
3.14.3 Heteroscedasticity

Hair et al. (2017) state that in linear regression, a key assumption is that the residuals have equal variance at all levels of the predictor variable, known as homoscedasticity. Greene (2020) points out that the presence of heteroscedasticity indicates a violation of this assumption, leading to unreliable regression results. 
To check for heteroscedasticity in the residuals, the researcher in this study conducted the Breusch-Pagan test, which is designed to identify changes in variance within the regression residuals. If the p-value from this test is above 0.05, we fail to reject the null hypothesis, indicating that homoscedasticity is present in the model (Smith & Jones, 2020).
3.15 Ethical Considerations

For the purpose of this study, the ethics looked at moral issues that considered during the study. Bougie et al. (2020) emphasize that ethical consideration involves taking into account and respecting the interests of all parties who may be affected. In conducting this study, several ethical considerations were prioritized to safeguard the rights and well-being of participants. Bougie et al. (2020) emphasize the importance of ethical decision-making, which involves respecting the interests of all affected parties. To uphold these ethical standards, informed consent was obtained through a formal introduction letter from the Open University of Tanzania, which sought permission from the Zanzibar Social Security Fund (ZSSF) to conduct research in the specified area. 

Before the commencement of data collection, participants were thoroughly briefed on the study's purpose, enabling them to make informed choices regarding their involvement. This process ensured that participants could voluntarily consent to partake in the research. Confidentiality was a key principle, with assurances provided that their responses would be used solely for academic purposes and kept confidential. Furthermore, participants were guaranteed personal protection, reinforcing their autonomy by informing them of their right to refuse or accept participation in the study. These ethical measures are integral to fostering trust and integrity in the research process, ensuring that participants feel respected and valued throughout their engagement.
CHAPTER FOUR

FINDINGS AND DISCUSSION
4.1 Chapter Overview
The chapter reveals the study's findings that are in accordance with the objectives set out in Chapter 1. Key findings included the response rate to the questionnaire, the reliability of the data, descriptive statistics highlighting demographic characteristics, and inferential statistics like correlation and multiple linear regression analyses. The chapter also discusses the findings obtained from the data analysis.
4.2 Response Rate of Questionnaire
The study included 67 participants, consisting of 26 ZSSF employees and 41 tenants. A total of 63 out of the 67 questionnaires were returned, resulting in an impressive return rate of 94.03%. According to Watkins and Einseidel (2020), a response rate of 50% is considered sufficient, 60% is good, and 70% is very good. Lee (2020) recommend a response rate of 70% for reliable conclusions. The response rate in this study exceeds these standards, indicating that it is excellent for drawing reliable conclusions. Refer to Table 4.1 for a summary of the questionnaire response rate.

4.3 Reliability Results

The questionnaire's reliability was evaluated using Cronbach’s alpha, a measure of how well the scale's items are capturing a single underlying construct. Generally, a reliability score of 0.7 to 1.0 is deemed acceptable, with scores below 0.6 considered poor and those above 0.8 considered good. A higher Cronbach’s alpha signifies greater reliability. In Table 4.1, the internal reliability test results indicated that each variable's Cronbach value exceeded 0.7, which is considered good. The overall alpha score was 0.840, indicating that the research data, whether studied individually or collectively, was reliable.
Table 4.1: Reliability Results
	Variable                    
	Cronbach alpha (α)
	Number of items

	Accessibility of the Location
	0.794
	7

	Infrastructure Neighbourhood
	0.748
	8

	Environmental Factors
	0.895
	8

	Return of ZSSF investments
	0.798
	5

	Overall
	0.840
	28


Source: Researcher (2024)

4.4 Findings from Descriptive Statistics

4.4.1 Gender Distribution of the Respondents
The research aimed to determine the gender distribution of the participants. The results in Table 4.2 reveal that the majority (50.8%) were male, with the remaining (49.2%) being female. Despite a slight difference, the gap between male and female participants was minimal, indicating that the study was conducted with consideration for gender diversity. Johnston and Stoppa (2021) in their study found that, gender differences in survey responses can impact the validity and reliability of research findings. For instance, male and female respondents may interpret survey questions differently, leading to inconsistent responses (Johnston & Stoppa, 2021). Therefore, researchers should consider the gender of their respondents and take appropriate measures to account for these differences in their analysis (Johnston & Stoppa, 2021).
Table 4.2: Gender of the Respondents
	Gender 
	Frequency
	Percentage

	Male 
	  32
	  50.8

	Female 
	  31
	  49.2

	Total 
	  63
	100.0


Source: Research Findings (2024)
4.4.2 Age Group of the Surveyed Participants
In Table 4.3, it is evident that the majority of respondents fell within the age group of 31-40 years, comprising 58.8% of the total. This was followed by 28.6% of respondents who were aged between 41-50 years. A small percentage, 6.3%, were aged 21-30 years, while an equal percentage of 6.3% were over 50 years old. Age of the respondents determine their cognitive abilities, life experiences, and perspectives, which can influence their responses to research questions. Smith and Johnson (2021) in their study found that age can influence the way individuals interpret and respond to survey questions, leading to differences in responses depending on the age group.
Table 4.3: Age Group of the Surveyed Participants
	Age 
	Frequency
	Percentage

	21-30 years 
	04
	6.3

	31-40 years 
	37
	58.8

	41-50 years 
	18
	28.6

	Over 50 years
	04
	6.3

	Total 
	63
	100.0


Source: Research Findings (2024)
4.4.3 Educational Background of the Respondents
Knowing the education level of the respondent was deemed crucial for obtaining precise results in the study. This is because possessing knowledge is seen as essential for comprehending the topic-related questions. Therefore, respondents were requested to disclose details about their educational background, as illustrated in Table 4.4.
Table 4.4: Level of Education
	Education Level
	Frequency
	Percentage

	Diploma 
	02
	03.2

	Bachelor Degree
	41
	65.1

	Post Graduate Diploma
	08
	12.7

	Master’s Degree
	12
	19.0

	Total 
	63
	100.0


Source: Research Findings (2024)
The study findings show that the majority of respondents, 65.1%, have a university degree, while 19.0% have a master's degree. Only 3.2% have a diploma, and 12.7% have a postgraduate diploma. This indicates a high level of literacy among ZSSF employees. Li and Wang (2020), in their study in China, observed that respondents with higher levels of education were more likely to provide informed and thoughtful responses in social science research. This led to more in-depth analysis and a better understanding of various social phenomena among Chinese citizens. Meanwhile, Tetteh and Owusu-Ansah (2020), in their study in Ghana, discovered that respondents with higher levels of education tended to provide more detailed and nuanced feedback in market research studies. 
4.5 Findings from Inferential Statistics

4.5.1 Pearson Correlation Analysis

Pearson Correlation Analysis was utilized to evaluate the relationship between the dependent and independent variables. According to Salleh et al. (2020), the range for Pearson's correlation coefficient is from -1 to +1. A correlation coefficient of 0 to 0.09 is considered to have a positive negligible correlation, 0.10 to 0.39 indicates a weak positive correlation, 0.40 to 0.69 signifies a moderately positive correlation, and 0.70 to 0.89 represents a strong positive correlation. A correlation coefficient of 0.9 to 1.00 indicates a very strong positive correlation. Conversely, a correlation coefficient of -0.10 to -0.39 suggests a weak negative correlation, -0.40 to -0.69 shows a moderately negative correlation, -0.70 to -0.89 represents a strong negative correlation, and -0.9 to -1.00 signifies a very strong negative correlation (Barenghi et al., 2020). The results of the correlation analysis are presented in Table 4.5 below.

Table 4.5: Pearson Correlation Analysis
	Variable
	Accessibility of the location
	Infrastructure Neighbourhood
	Environment factors
	Return of ZSSF’ commercial and residential investments

	Accessibility of the location
	1
	
	
	

	Infrastructure Neighbourhood
	.488**
	1
	
	

	Environment factors
	.041
	.086
	1
	

	Return of ZSSF investments
	.533**
	.540**
	.548**
	1


Note: **Correlation is significant at the 0.01 level (2-tailed).

The Pearson correlation results presented in Table 4.5 reveal a noteworthy relationship between various independent variables and the return on ZSSF investments. Specifically, the accessibility of the location, neighbourhood characteristics, and environmental factors exhibit positive correlations with investment returns, with coefficients of 0.533, 0.540, and 0.548, respectively. These strong correlations suggest that as these independent variables improve, the return on investments tends to increase correspondingly. Furthermore, the p-values for all three variables are below 0.05, confirming their statistical significance. This indicates that the observed correlations are unlikely to have occurred by chance. Consequently, these findings underscore the importance of considering accessibility, neighbourhood dynamics, and environmental conditions when evaluating investment opportunities in ZSSF.
4.5.2 Testing Multicollinearity Assumption in Linear Regression 
The researcher utilized Variance Inflation Factor (VIF) and tolerance analysis to examine multicollinearity within the regression model. Multicollinearity is characterized by the degree of correlation among predictor variables (Miles & Shevlin, 2019), and it is generally advisable for predictor variables to have low levels of correlation with each other (Hair et al., 2021). Multicollinearity arises when independent variables exhibit strong correlations. A VIF exceeding 10 suggests potential inaccuracies in coefficient estimations, indicating a multicollinearity problem within the regression model (Fox, 2016). Conversely, as noted by Hair et al. (2021), multicollinearity may be present if the tolerance value drops below 0.1.  The results of the multicollinearity test is presented in Table 4.6 below. 
Table 4.6: Multicollinarity Test Result
	Model 
	Collinearity Statistics

	
	Tolerance
	VIF

	Accessibility of the Location
	0.647
	1.547

	Infrastructure Neighbourhood
	0.643
	1.556

	Environment Factors
	0.981
	1.019


Dependent Variable: Return of ZSSF Investments
The analysis presented in Table 4.6 reveals a significant finding regarding multicollinearity among the independent variables in the model. With all tolerances exceeding 0.1 and Variance Inflation Factors (VIFs) remaining below the threshold of 10, the results suggest that multicollinearity is not a concern. This is crucial because multicollinearity can distort the relationships between predictors and the outcome variable, complicating interpretations and potentially leading to unreliable estimates. The absence of multicollinearity implies that the predictor variables operate independently, allowing for clearer insights into their individual contributions to the model. Consequently, the findings support the decision to include all predictor variables in the analysis, reinforcing the robustness of the model. This validates the integrity of the results and enhances the confidence in the conclusions drawn from the data, ultimately contributing to more informed decision-making based on the analysis.

4.5.3 Testing Normality Assumption in Linear Regression 

Normality pertains to how data points are spread out in a data set (Ragothaman & Rahman, 2020). A dataset is considered to have a normal distribution when the data points are evenly spread around the average, with most data points clustered near the average and fewer data points further away (Ngo et al., 2020). This study examined the normality of the data using skewness and kurtosis. Skewness measures how symmetrical a distribution is, with a skewness value of zero indicating perfect symmetry in a normal distribution (Garcia-Mata et al., 2020). Kurtosis, on the other hand, measures the shape of the distribution, and a kurtosis value of three signifies a mesokurtic normal distribution (Tariq et al., 2020). As Brown and Miller (2021) point out, a skewness and kurtosis value of 0 denotes ideal symmetry. When skewness and kurtosis values surpass either -1 or +1, the distribution is deemed to be outside the normal range (Brown & Miller, 2021). The results of the skewness and kurtosis tests is presented in Table 4.7 below.
Table 4.7:  Skewness and Kurtosis Test for Normality
	Independent Variables
	N
	Skewness
	Kurtosis

	
	
	Statistic
	Statistic

	Accessibility of the Location
	63
	-0.838
	 0.408

	Infrastructure Neighbourhood
	63
	  0.467
	-0.542

	Environmental Factors
	63
	 0.430
	-0.598


The findings from the skewness and kurtosis tests presented in Table 4.7 reveal that all variables in the study exhibit a strong resemblance to a normal distribution. This is significant because values close to zero imply that the data is symmetrically distributed around the mean, indicating a balanced spread without extreme outliers (Ghasemi & Zahediasl, 2012). Such characteristics are crucial for the validity of many statistical analyses, including parametric tests, which rely on the assumption of normality. When data adheres to this distribution, it enhances the reliability of inferential statistics (Mishra & Pandey, 2019), allowing researchers to make more accurate predictions and generalizations. Furthermore, it suggests that the relationships between variables can be better understood through conventional statistical methods, fostering confidence in the analysis outcomes.

4.5.4 Testing Heteroscedasticity Assumption in Linear Regression 

Table 4.8 presents the results obtained from Breusch-Pagan/Cook-Wisberg test for heteroscedasticity. The results for heteroscedasticity test is presented in Table 4.8. 
Table 4.8: Breusch-Pagan/Cook-Wisberg Test for Heteroscedasticity
Null Hypothesis (H0): Homoscedasticity exist (Constant Variance)

	Model
	Sum of Squares
	Df
	Mean Square
	F
	Sig

	Regression
	.119
	3
	.040
	
	0.393

	Residual
	2.312
	59
	.039
	
	

	Total 
	2.431
	62
	
	
	


a. Dependent Variable: res_squared

b. Predictors: (Constant), ENV, AL, INA

The results indicated in Table 4.8 reveal that the p-value exceeds the conventional threshold of 0.05, which leads the researcher to accept the null hypothesis. This finding suggests that the residuals from the existing model do not exhibit heteroscedasticity, meaning their variance remains consistent across different levels of the independent variables. This is a crucial implication for the validity of the regression analysis, as it supports the assumption of homoscedasticity, ensuring that the model's estimates are reliable and that the statistical inference drawn from them is robust. According to Raza and Ahmed (2023), without heteroscedasticity, the researcher can confidently analyze the relationships between variables without the risk of biased estimates or misleading conclusions.
4.5.5 Multiple Linear Regression Analysis Model Summary
The study used multiple regression analysis to identify the linear statistical relationship between the accessibility of the location, infrastructure of the neighbourhood, and environmental factors, and their influence on the financial returns of ZSSF's investments. The result showing model summary of the multiple linear regression analysis is presented in Table 4.9 below.
Table 4.9: Model Summary
	Model
	R
	R Square
	Adjusted R Square
	Std. Error of the Estimate

	1
	.645a
	.616
	.387
	.40358


a. Predictors:(Constant), accessibility of the location, infrastructure neighbourhood, environmental factors

The correlation results presented in Table 4.9 reveal a significant relationship between the accessibility of location, infrastructure, neighborhood attributes, and environmental factors with the return on ZSSF’s commercial and residential properties. With a correlation coefficient (R) of 0.645, it indicates a strong association between property returns and the accessibility of location, infrastructure, neighborhood attributes, and environmental conditions. This suggests that as these factors improve, property returns are likely to increase. 
Additionally, the regression coefficient (R²) of 0.616 implies that approximately 61.6% of the variability in property returns can be explained by these determinants. This finding emphasizes the importance of investing in infrastructure and enhancing neighborhood attributes to maximize property returns. For stakeholders and investors, it underscores the critical role of strategic location and environmental considerations in property valuation, guiding future decisions in real estate development and investment strategies.
4.5.6 Regression Model Goodness of Fit
The study utilized ANOVA to assess the adequacy of the multiple regression model in predicting the return of ZSSF investments. The results of ANOVA test is presented in Table 4.10 below.

Table 4.10: ANOVA for Testing Multiple Regression Model
	Model 
	Sum of Squares
	df
	Mean Square
	F
	Sig. 

	Regression
	6.853
	3
	2.284
	14.024
	.000b

	Residual
	9.610
	59
	.163
	
	

	Total 
	16.463
	62
	
	
	


a. Dependent Variable: Return of the ZSSF’s investment
b. Predictors: (Constant), accessibility of the location, infrastructure neighbourhood, environmental factors

The correlation results presented in Table 4.10 highlight a robust relationship between key variables affecting investment returns. With all variables in the regression equation deemed statistically significant, the findings affirm the model's overall fitness. The F-test result (F = 14.024, p < 0.000) underscores the strength of the correlation, suggesting that factors such as accessibility, infrastructure, and environmental conditions play a critical role in driving investment performance. This significant outcome not only validates the theoretical framework guiding the analysis but also enhances our understanding of how these elements interact to influence returns. As noted by Řehoř and Fulemová (2023), the model's accuracy in predicting the dependent variable indicates its practical utility for investors and policymakers alike, suggesting that targeted improvements in accessibility and infrastructure could lead to enhanced investment outcomes.
4.5.7 Multiple Regression Analysis Parameter (Beta Coefficients) Estimation
The beta coefficients in multiple linear regression analysis represent the change in the dependent variable (Y) for a one-unit change in the independent variable (X), while holding all other independent variables constant. A positive beta coefficient indicates a positive relationship between the independent variable and the dependent variable, while a negative beta coefficient indicates a negative relationship. The significance (sig) value associated with each beta coefficient indicates whether the relationship between the independent variable and the dependent variable is statistically significant. A sig value less than 0.05 is typically considered significant, suggesting that the relationship is not due to random chance. The t-test is used to determine the significance of each beta coefficient in the regression model. A t-value greater than 2 or less than -2 signifies that the beta coefficient is significantly different from zero, indicating a significant impact of the independent variable on the dependent variable.

In Table 4.11 of this study, the t-test results for the variables (accessibility of the location, infrastructure neighbourhood, and environmental factors) are all greater than 2, indicating a significant impact on the dependent variable (return of the ZSSF’s investments). Additionally, the sig value of each beta coefficient is less than 0.05, showing a statistically significant relationship between the independent variables and the dependent variable. 
Table 4.11: Multiple Regression Analysis Parameter Estimation Results
	Model
	Unstandardized Coefficients
	Standardized Coefficients
	t
	Sig. 

	
	B
	Std. Error
	Beta
	
	

	(Constant)
	1.20
	.452
	
	2.66
	.010

	Accessibility of the Location = X1
	.294
	.101
	.361
	2.92
	.005

	Infrastructure Neighbourhood =X2
	.297
	.120
	.307
	2.48
	.016

	Environmental Factors = X3
	.161
	.069
	.235
	2.34
	.023


Dependent Variable: Return of the ZSSF’s investments = Y
Equation 4.1 was used to derive the multiple regression model equation based on the coefficient;
[image: image17.emf]
The regression analysis reveals significant insights into the factors influencing the returns on investments made by the ZSSF. Notably, even in the absence of all independent variables—such as accessibility, infrastructure, and environmental considerations—there remains a baseline positive return of 1.20. This suggests that the ZSSF's investments are robust and can yield positive outcomes, regardless of external conditions.

Moreover, the results demonstrate the critical impact of specific variables on investment returns. A one-unit enhancement in location accessibility is correlated with a substantial 29.4% increase in returns, highlighting the importance of easy access to areas of investment. Similarly, improvements in the infrastructure of the neighborhood yield a remarkable 29.7% boost in returns, indicating that well-developed surroundings play a vital role in enhancing investment performance. Lastly, a one-unit increase in favorable environmental factors is associated with a 16.1% increase in returns, underscoring the importance of sustainable and healthy environments.

These findings underscore the necessity for strategic focus on accessibility, infrastructure, and environmental quality to maximize returns on investments made by the ZSSF, thereby informing future investment strategies and policy decisions.
4.6 Discussion of Findings

In this section, the findings were discussed in relation to the study objectives.
4.6.1 The Influence of Accessibility of the Location on the Return of ZSSF's Commercial and Residential Property
The findings presented in this study suggest that accessibility plays a significant role in determining the return on investment for the ZSSF. Specifically, the research indicates that a one-unit increase in the improvement of accessibility of a location will lead to a substantial 29.4% increase in the return of the ZSSF's investments. This relationship holds true even when controlling for other independent variables, indicating that accessibility is a key driver of investment performance for the fund. 

The importance of accessibility in driving investment returns is not surprising. Access to a location can significantly impact the value of real estate investments, as properties that are easily accessible tend to attract more tenants, customers, and investors. Improved accessibility can also lead to higher property values, increased rental income, and overall higher returns on investment. For the ZSSF, which likely holds a diversified portfolio of real estate assets, the finding that accessibility is a key factor in driving investment performance is both relevant and actionable. 
Additionally, the findings imply that the ZSSF should consider investing in improving the accessibility of its existing properties. By investing in infrastructure upgrades, transportation improvements, and other measures to enhance accessibility, the fund can potentially increase the value of its assets and boost its overall returns. 

The findings are corroborated by Pereira and da Silva (2019), whose study conducted in Brazil found that accessibility to transportation networks positively impacts property values and rental incomes. Similarly, a study by Sakai (2020) demonstrated that improved accessibility is associated with higher property values and increased investment returns. 
The study was also supported by Lee et al. (2021), whose study conducted in  Seoul, South Korea, found that accessibility plays a significant role in determining investment returns, with properties that are easily accessible attracting more tenants, customers, and investors. Additionally, this finding is consistent with Cervero and Duncan (2020), whose study conducted in San Francisco, California  found that properties located in areas with better accessibility tend to have higher property values and rental income.
4.6.2 The Influence of Infrastructure Neighbourhood Attributes on the Return of ZSSF’s Commercial and Residential Property
The findings suggest that there is a strong positive relationship between infrastructure neighbourhood and the returns on investments made by the Zanzibar Social Security Fund (ZSSF). Specifically, the research indicates that for every one-unit increase in infrastructure in the neighbourhood, there is a 29.7% increase in the return on investments for the ZSSF. This is a significant finding that highlights the importance of infrastructure development in contributing to the overall performance of investment portfolios. Infrastructure plays a crucial role in enhancing the economic and social development of a neighbourhood. Improved infrastructure such as roads, bridges, and utilities can attract businesses, create jobs, and increase property values. This, in turn, can lead to higher returns on investments for institutional investors like the ZSSF.

This finding is supported by Arayici et al. (2020) in their study on the impact of infrastructure development on property values in London, U.K. The researchers found that infrastructure improvements such as the construction of roads, bridges, and utilities led to an increase in property values and investment returns in the neighbourhood. This finding is also consistent with Tan and Heng's (2017) study in Singapore, which also found that proximity to public transportation facilities and highways positively influenced property values in urban areas. Furthermore, the results converge with Cho and Lambert (2019), who explored the role of infrastructure in real estate investment in the United States. Their findings revealed that infrastructure development plays a crucial role in attracting businesses and increasing property values, ultimately leading to higher returns for investors.
4.6.3 The Influence of Environmental Factor on the Return of ZSSF’s Commercial and Residential Property
The findings of the study suggest that improvements in the environment can have a significant influence on the return of the Zanzibar Social Security Fund's (ZSSF) commercial and residential properties. Specifically, the results indicate that a one-unit increase in the improvement of the environment is associated with a 16.1% increase in the return of the properties when all other independent variables are held constant.

This relationship between environmental improvements and property returns is significant for several reasons. First, one possible explanation for this relationship could be that a better environment can increase the attractiveness and desirability of the ZSSF's properties. Improved environmental conditions, such as cleaner air, green spaces, and well-maintained infrastructure, can enhance the overall quality of living in the area, making the properties more appealing to potential tenants or buyers. This increased demand can drive up property prices and rental rates, leading to higher returns for the ZSSF. Furthermore, a better environment may also contribute to the overall economic development and prosperity of the area where the ZSSF's properties are located. A clean and well-maintained environment can attract businesses, investors, and residents, creating a more vibrant and dynamic community. This positive economic growth can benefit the ZSSF's properties by generating higher rental yields and property values.

One of the studies that supports the findings is a research article by Song and Zenou (2021) titled "Environmental quality and urban land prices: Evidence from Beijing." The study found that improvements in environmental quality, such as reduced air pollution and increased green spaces, were associated with higher land prices in urban areas. This suggests that a better environment can indeed impact property values and returns in a positive way. Another study by Sun et al. (2019) titled "The Impact of Green Space on Property Value: Evidence from Shanghai, China" also supports the idea that environmental improvements can enhance property values. The study found that proximity to green spaces such as parks and forests had a positive effect on property prices in Shanghai. Similarly, a study by Cho et al. (2019) in the United States found that green spaces and environmentally friendly infrastructure can increase property values and rental yields. Additionally, the study findings are in agreement with Uduak and Dakoru's (2020) study, which found that improvements in the environment have a significant impact on the return of commercial and residential properties in urban areas of Lagos, Nigeria. The researchers posit that a better environment, characterized by cleaner air, green spaces, and well-maintained infrastructure, can enhance the overall quality of living in the area, making properties more attractive to potential tenants or buyers.
CHAPTER FIVE
SUMMARY OF FINDINGS, CONCLUSION AND RECOMMENDATIONS

5.1 Chapter Overview

In this chapter, a summary, conclusion, and recommendations for the study are presented. The researcher derives conclusions from the findings and offers recommendations and suggestions for future studies that could enhance understanding of investment locations and returns.
5.2 Summary of Findings
The study aimed to examine how the location of ZSSF's investments influence their financial return. Specifically, the study aimed to assess the influence of factors such as location accessibility, neighbourhood attributes, and environmental conditions on the return of ZSSF's commercial and residential properties. A casual research design was utilized to achieve this objective. The study involved a total of 67 participants, including 26 ZSSF employees and 41 tenants of ZSSF's properties. 
Data analysis involved descriptive and inferential statistics. Descriptive statistics were used to analyze participant demographics, while inferential statistics like Pearson correlation and multiple linear regression were employed to determine the relationships between the dependent variable (return on ZSSF investments) and the independent variables (location accessibility, infrastructure quality, and environmental factors). The results of the analysis showed a positive correlation between the return on ZSSF investments and all three independent variables.

On the other hand, the findings of the multiple linear regression analysis demonstrated that the accessibility of the location significantly influence the return of ZSSF commercial and residential investments, with a positive coefficient of 0.294 and a P-value of 0.005. This suggests that enhancing the accessibility of the buildings' location could boost their return by 29.4%. Moreover, the study uncovered that improving the infrastructure neighbourhood attributes of the properties also had a noteworthy positive effect on their return, as indicated by a coefficient of 0.297 and a P-value of 0.016, potentially increasing the return by 29.7%. Similarly, the analysis revealed that environmental factors positively influenced the return of ZSSF commercial and residential investments, with a coefficient of 0.161 and a P-value of 0.023, suggesting that creating a pleasant and appealing environment could enhance the return by 16.1%.
5.3 Implication of the Study Findings

The research findings have important implications for the ZSSF, government, policy makers, and the hedonic price model. For the ZSSF, the findings suggest that investing in improving accessibility, infrastructure, and environmental factors in their commercial and residential properties could lead to higher returns on their investments. By enhancing amenities and services in the vicinity of their properties, the ZSSF can attract more tenants and buyers, thereby increasing rental incomes and building values. 

Also, the government can use these research findings to inform their urban planning and development policies. By understanding the influence of accessibility, infrastructure, and environmental factors on property values and returns, policymakers can implement measures to improve these aspects in different neighbourhoods. Policy makers can also use this information to create incentives for property developers and owners to prioritize these factors in their projects. By encouraging the development of properties in well-connected, well-equipped, and environmentally-friendly locations, policymakers can stimulate economic growth and improve the quality of life for residents.

The findings of the study also have implications for the hedonic price model, which is used to determine the value of a property based on the characteristics and amenities it offers. The research highlights the importance of considering factors such as accessibility, infrastructure, and environmental quality in assessing the value of commercial and residential properties. This can help refine the hedonic price model and make it more accurate in predicting property values based on the specific features of the property and its surrounding neighbourhood
5.4 Conclusion
The researcher made conclusions of the study based on the results obtained.
5.4.1 The Influence of Accessibility of the Location on the Return of ZSSF's Commercial and Residential Property
The study concluded that the accessibility of commercial and residential buildings to various amenities such as restaurants, cafés, bars, sports facilities, recreational services, stores, supermarkets, childcare services, schools, worship centers, and security posts is a key determinant in the ZSSF's return on investment. Increasing the accessibility of these properties would enhance rental incomes and building values for the ZSSF.
5.4.2 The Influence of Infrastructure Neighbourhood Attributes on the Return of ZSSF's Commercial and Residential Property

Since the study found a significant relationship between the neighbourhood of the infrastructure and the financial returns of ZSSF investments, the study concluded that factors such as distance to police or security posts, worship centers, public transportation, hospitals, stores, supermarkets, sports and recreational facilities, workplaces, and banks/ATM services could increase interest from potential buyers for ZSSF residential properties and attract tenants for commercial buildings.

5.4.3 The Influence of Environmental Factor on the Return of ZSSF's Commercial and Residential Property

Considering the favourable influence of environmental factors on the profitability of ZSSF's commercial and residential properties, the research ultimately concluded that factors such as cleaner air, green spaces, well-maintained infrastructure, building standards, robust security measures, adequate drainage facilities, high-quality finishes, furnished kitchens in residential units, protective burglary walls, electric fences, and CCTV systems can significantly attract prospective buyers and tenants to the properties.
5.5 Recommendations
The study recommendations are derived from the research findings' conclusions.
5.5.1 The Influence of Accessibility of the Location on the Return of ZSSF's Commercial and Residential Property

To enhance the return on investment for the ZSSF, it is recommended that efforts be made to increase the accessibility of commercial and residential buildings to various amenities such as restaurants, cafés, bars, sports facilities, recreational services, stores, supermarkets, childcare services, schools, worship centers, and security posts. This can be achieved through strategic location selection for new investments, improving transportation infrastructure to facilitate easier access to these amenities, and actively seeking partnerships with local businesses to enhance the overall appeal of the properties. By prioritizing accessibility, the ZSSF can attract more tenants, increase rental incomes, and ultimately boost the overall value of their real estate portfolio.
5.5.2 The Influence of Infrastructure Neighbourhood Attributes on the Return of ZSSF's Commercial and Residential Property

Based on the findings of the study, it is recommended that the ZSSF focus on developing infrastructure that is located in close proximity to police or security posts, worship centers, public transportation, hospitals, stores, supermarkets, sports and recreational facilities, workplaces, and banks/ATM services. This will not only increase interest from potential buyers for residential properties but also attract tenants for commercial buildings. Additionally, conducting market research to identify areas with high demand for such amenities and strategically locating new developments in these areas can further enhance the financial returns of ZSSF investments.
5.5.3 The Influence of Environmental Factor on the Return of ZSSF's Commercial and Residential Property

Based on the research findings, it is recommended that ZSSF should focus on enhancing and maintaining favorable environmental factors in their commercial and residential properties in order to attract prospective buyers and tenants. This can include measures such as ensuring cleaner air, providing green spaces, maintaining infrastructure, adhering to building standards, implementing robust security measures, ensuring adequate drainage facilities, offering high-quality finishes, furnishing kitchens in residential units, installing protective burglary walls, electric fences, and CCTV systems. By prioritizing these factors, ZSSF can create a more desirable and attractive property portfolio that will ultimately lead to increased profitability.
5.6 Limitation of the Study

A significant limitation of this study was the constraints imposed by limited financial resources, which delayed the completion of the research. Despite this obstacle, the researcher was able to secure additional financial support to expedite the study. Time management was also a major issue, as the researcher did not have study leave to focus on their master's studies. 
However, they effectively managed time constraints by creating a detailed timeline and assigning specific tasks to ensure timely completion. Delays in data collection were caused by lengthy processing time for a research permit. Additionally, some respondents were hesitant to provide information due to lack of trust in the researchers. This challenge was addressed by building rapport and trust with the respondents through preliminary meetings to explain the study's purpose.
5.7 Area for Further Studies
While the influence of location on the return of real estate projects in Zanzibar is a relevant and important research topic, there are other areas that could be explored to provide a more comprehensive understanding of the factors influencing the return on investment in real estate projects in the region.

One potential area of study could focus on the influence of market dynamics on the return of real estate projects in Zanzibar. This could include analyzing factors such as supply and demand, market trends, and pricing dynamics to determine how they affect the financial performance of ZSSF's commercial and residential properties.

Another area of research could examine the influence of regulatory frameworks and government policies on the return of real estate projects in Zanzibar. This could involve evaluating the influence of zoning regulations, tax policies, and other governmental interventions on the profitability of ZSSF's real estate ventures.

Furthermore, a study could investigate the role of customer preferences and behavior in shaping the return of real estate projects in Zanzibar. This could involve analyzing consumer trends, demographic characteristics, and purchasing patterns to understand how these factors influence the financial performance of ZSSF's commercial and residential properties.
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APPENDICES

Appendix I: Letter of Introduction
Dear respondents, 

I am a student at the Open University of Tanzania, pursuing a Master of Arts in Project Management. I am carrying out a study on “The Influence of Location on the Financial Return of Investments in Zanzibar: A Case of ZSSF Investment Projects.” The main purpose of my study is to fulfill the requirements for the award of a Master of Arts in Project Management. All the information collected will the solely used for academic purposes. Your response will be treated with strict confidentiality.

Thank you in advance

Yours Faithfully,

Mmanga Khalfan Abdalla
Appendix II: Questionnaire
SECTION ONE: DEMOGRAPHIC INFORMATION
Please circle to indicate your opinion on each of the statements 

1. What is your gender?

Male [  ]      Female   [  ]
2. What is your age bracket?

             20-29 years    [ ]   30-39 years    [ ]    40-49 years  [ ]   50 and above   [ ]     

3. What is your highest level of education? 

            Primary [  ]   Secondary [  ]  Tertiary  [  ]  Undergraduate [  ]  Postgraduate [ ]
SECTION TWO: ACCESSIBILITY OF THE LOCATION

To what extent do the accessibility of the location influence the demand and return of ZSSF’s real estate project?

Please tick appropriately: 1=No extent at all, 2=Low extent, 3=moderate extent, 4=great extent, 5=very great
	Code 
	Statements
	1
	2
	3
	4
	5

	AL1
	Commercial buildings can be reached easily
	
	
	
	
	

	AL2
	Restaurants, bars, cafés, stores, and supermarkets can be reached easily
	
	
	
	
	

	AL3
	Sports facilities and recreational services can be reached easily
	
	
	
	
	

	AL4
	Childcare services can be reached easily
	
	
	
	
	

	AL5
	Primary schools, secondary schools and tertiary schools can be reached easily
	
	
	
	
	

	AL6
	Worship centres can be reached easily
	
	
	
	
	

	AL7
	Police and security post can be reached easily
	
	
	
	
	


SECTION THREE: INFRASTRUCTURE NEIGHBORHOOD ATTRIBUTES 

To what extent do the infrastructure neighborhood influence the demand and return of ZSSF’s real estate project?  Please tick appropriately: 1=No extent at all, 2=Low extent, 3=moderate extent, 4=great extent, 5=very great
	Code 
	Statements
	1
	2
	3
	4
	5

	INA1
	Distance to police or security post
	
	
	
	
	

	INA2
	Distances to worship centres
	
	
	
	
	

	INA3
	Distance to public transportation
	
	
	
	
	

	INA4
	Distance to Hospitals
	
	
	
	
	

	INA5
	Distance to stores and supermarkets
	
	
	
	
	

	INA6
	Distance to sports and recreational
	
	
	
	
	

	INA7
	Distance to the working place
	
	
	
	
	

	INA8
	Distance to banks/ATM services
	
	
	
	
	


SECTION FOUR: ENVIRONMENTAL FACTORS

To what extent do the environmental factors influence the demand and return of ZSSF’s real estate project?  Please tick appropriately: 1=No extent at all, 2=Low extent, 3=moderate extent, 4=great extent, 5=very great
	Code
	Statements
	1
	2
	3
	4
	5

	ENV1
	Building standards
	
	
	
	
	

	ENV2
	Presence of strong security around the commercial buildings
	
	
	
	
	

	ENV3
	Provision of drainage facilities around the commercial buildings
	
	
	
	
	

	ENV4
	Presence of quality of finishes
	
	
	
	
	

	ENV5
	Presence of kitchen furniture and fittings in the commercial buildings
	
	
	
	
	

	ENV6
	Presence of burglary wall around the residential buildings
	
	
	
	
	

	ENV7
	Presence of razor fire Electric fence in the residential buildings
	
	
	
	
	

	ENV8
	Presence of CCTV in the residential buildings
	
	
	
	
	


SECTION FIVE: TO RETURN OF ZSSF’S REAL ESTATE PROJECTS

Based on your perceptions towards the influence of real estate asset allocation strategies on the demand and return of the business, please indicate the extent to which you agree or disagree with the following statements. Use a 5-point scale where a 1=strongly disagree (SD), 2=disagree (DA), 3=neutral (N), 4=agree, and 5=strongly agree (SA).

	Code
	Statements
	1
	2
	3
	4
	5

	RI1
	Demand and market value of the ZSSF’s residential property is influenced by the neighborhood of amenities such as school, worship centres, sports and recreational, hospitals, security post, public transportation, working place, banks/ATM services, and business centres
	
	
	
	
	

	RI2
	Demand and market value of the ZSSF’s commercial buildings is influenced by the neighborhood of amenities such as security post, public transportation, and banks/ATM services 
	
	
	
	
	

	RI3
	Demand and market value of the ZSSF’s residential buildings is influenced by the accessibility of the residential buildings to the restaurants, bars, cafés, stores, supermarkets, sports facilities, recreational services, public transport, schools, hospitals, worship centres, bank/ATM, and police post
	
	
	
	
	

	RI4
	Demand and market value of the ZSSF’s commercial buildings is influenced by the accessibility of the commercial buildings to the security post, public transportation, and banks/ATM services
	
	
	
	
	

	RI5
	Demand and market value of the ZSSF’s commercial and residential buildings is influenced by clean and healthy environment of the buildings
	
	
	
	
	


Thank you for taking time to fill this questionnaire
Appendix III: Field Work Timetable
	Activities
	JAN
	FEB
	MARCH
	APRIL
	MAY
	JUNE
	JULY
	AUG
	SEP
	OCT

	Topic Selection
	
	
	
	
	
	
	
	
	
	

	Proposal Writing
	
	
	
	
	
	
	
	
	
	

	Proposal defense 
	
	
	
	
	
	
	
	
	
	

	Data collection and analysis 
	
	
	
	
	
	
	
	
	
	

	Report Writing and editing
	
	
	
	
	
	
	
	
	
	

	Report submission
	
	
	
	
	
	
	
	
	
	

	Final Defense
	
	
	
	
	
	
	
	
	
	

	Research books submission
	
	
	
	
	
	
	
	
	
	


Appendix IV: Research Budget
	S/N
	ACTIVITIES
	ITEMS
	COST (Tshs).

	1.
	Proposal Writing
	Typing and printing
	100,000

	
	
	Photocopies
	80,000

	
	
	Binding
	30,000

	
	
	Transport
	50,000

	
	
	Internet bundle
	200,000

	
	
	SPSS Installation
	100,000

	
	
	Proposal Binding
	40,000

	2.
	Data Collection
	Photocopy
	50,000

	
	
	Typing and printing
	50,000

	
	
	Transport
	50,000

	3
	Data Processing & Report
	Typing and printing
	50,000

	
	
	Data analysis
	200,000

	
	
	Grammar Editing and setting
	300,000

	
	
	Binding hard cover and copies
	200,000

	
	TOTAL AMOUNT
	
	   1,500,000


Appendix V: SPSS Output
A: Reliability Statistics  
	Reliability Statistics for Accessibility of Location

	Cronbach's Alpha
	N of Items

	.794
	7


	Reliability Statistics for Infrastructure Neighbourhood

	Cronbach's Alpha
	N of Items

	.748
	8


	Reliability Statistics for Environmental Factors

	Cronbach's Alpha
	N of Items

	.895
	8


	Reliability Statistics Return of Investments 

	Cronbach's Alpha
	N of Items

	.798
	5


B: Descriptive Statistics  
Background Information of the Respondents

	Gender of the Respondents

	
	Frequency
	Percent
	Valid Percent
	Cumulative Percent

	Valid
	Male
	32
	50.8
	50.8
	50.8

	
	Female
	31
	49.2
	49.2
	100.0

	
	Total
	63
	100.0
	100.0
	


	Age Group of the Surveyed Participants

	
	Frequency
	Percent
	Valid Percent
	Cumulative Percent

	Valid
	21 – 30 years
	4
	6.3
	6.3
	6.3

	
	31 – 40 years
	37
	58.7
	58.7
	65.1

	
	41 – 50 years
	18
	28.6
	28.6
	93.7

	
	Over 50 years
	4
	6.3
	6.3
	100.0

	
	Total
	63
	100.0
	100.0
	


	Education level of the respondents

	
	Frequency
	Percent
	Valid Percent
	Cumulative Percent

	Valid
	Diploma
	2
	3.2
	3.2
	3.2

	
	Bachelor’s Degree
	41
	65.1
	65.1
	68.3

	
	Post Graduate Diploma
	8
	12.7
	12.7
	81.0

	
	Masters
	12
	19.0
	19.0
	100.0

	
	Total
	63
	100.0
	100.0
	


C: Pearson’s Correlation Analysis
	Correlations

	
	AL
	INA
	ENV
	RI

	AL
	Pearson Correlation
	1
	.488**
	-.036
	.533**

	
	Sig. (2-tailed)
	
	.000
	.031
	.000

	
	N
	63
	63
	63
	63

	INA
	Pearson Correlation
	.488**
	1
	.086
	.540**

	
	Sig. (2-tailed)
	.000
	
	.043
	.000

	
	N
	63
	63
	63
	63

	ENV
	Pearson Correlation
	-.036
	.086
	1
	.548*

	
	Sig. (2-tailed)
	.041
	.033
	
	.040

	
	N
	63
	63
	63
	63

	RI
	Pearson Correlation
	.533**
	.540**
	.548*
	1

	
	Sig. (2-tailed)
	.000
	.000
	.040
	

	
	N
	63
	63
	63
	63

	**. Correlation is significant at the 0.01 level (2-tailed).

	*. Correlation is significant at the 0.05 level (2-tailed).


AL- Accessibility of the location
INA- Infrastructure Neighbourhood

ENV- Environment factors

RI- Return of ZSSF investments

D: Model Diagnostic Results
Multicollinearity Statistics

	Model
	Collinearity Statistics

	
	Tolerance
	VIF

	1
	(Constant)
	
	

	
	Accessibility of Location
	.647
	1.547

	
	Infrastructure Neighbourhood
	.643
	1.556

	
	Environment factors
	.981
	1.019


Dependent variable: Return of ZSSF investments
Skewness and Kurtosis Test for Normality
	Statistics

	
	AL
	INA
	ENV
	RI

	Skewness
	-.838
	.467
	.430
	-.302

	Std. Error of Skewness
	.302
	.302
	.302
	.302

	Kurtosis
	0.408
	-.542
	-.598
	-.913

	Std. Error of Kurtosis
	.595
	.595
	.595
	.595


AL- Accessibility of the location

INA- Infrastructure Neighbourhood

ENV- Environment factors

RI- Return of ZSSF investments

Breusch-Pagan / Cook-Weisberg test for heteroscedasticity

	ANOVAa

	Model
	Sum of Squares
	df
	Mean Square
	F
	Sig.

	1
	Regression
	.119
	3
	.040
	1.015
	.393b

	
	Residual
	2.312
	59
	.039
	
	

	
	Total
	2.431
	62
	
	
	

	a. Dependent Variable: res_squared

	b. Predictors: (Constant), ENV, AL, INA


E: Regression Model Estimation
	Model Summary

	Model
	R
	R Square
	Adjusted R Square
	Std. Error of the Estimate

	1
	.645a
	.616
	.387
	.40358

	a. Predictors: (Constant), ENV, AL, INA


	ANOVAa

	Model
	Sum of Squares
	df
	Mean Square
	F
	Sig.

	1
	Regression
	6.853
	3
	2.284
	14.024
	.000b

	
	Residual
	9.610
	59
	.163
	
	

	
	Total
	16.462
	62
	
	
	

	a. Dependent Variable: RI

	b. Predictors: (Constant), ENV, AL, INA


	Coefficientsa

	Model
	Unstandardized Coefficients
	Standardized Coefficients
	t
	Sig.

	
	B
	Std. Error
	Beta
	
	

	1
	(Constant)
	1.202
	.452
	
	2.662
	.010

	
	AL
	.294
	.101
	.361
	2.915
	.005

	
	INA
	.297
	.120
	.307
	2.477
	.016

	
	ENV
	.161
	.069
	.235
	2.338
	.023

	a. Dependent Variable: RI


Appendix VI: Permission Letter from the Open University of Tanzania
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MINISTRY OF EDUCATION, SCTENCE AND TECHNOLOGY
THE OPEN UNIVERSITY OF TANZANIA

Ref. No OUT/PG202102375 13" June, 2024

Managing Director,
Zanzibar Social Security Fund (ZSSF),
P.0.Box 2716,

ZANZIBAR.

Dear Director,

RE: RESEARCH CLEARANCE FOR MR. MMANGA KHALFAN ABDALLA REG NO:
PG20210237:

2. The Open University of Tanzania was established by an Act of Parliament No. 17 of 1992,
which became operational on the 1%March 1993 by public notice No.55 in the official Gazette.
The Act was however replaced by the Open University of Tanzania Charter of 2003, which
became operational on 1*January 2007.1n line with the Charter, the Open University of Tanzania
wission is (0 generate and apply knowledge trough research.

3. To facilitate and to simplify research process therefore, the act empowers the Vice
Chancellor of the Open University of Tanzania fo issue research clearance, on behalf of the
Government of Tanzania and Tanzania Commission for Science and Technology. to both its staff
and students who are doing research in Tanzania. With this brief background, the purpose of this
letter is to introduce to you Mr. Mmanga Khalfan Abdalla Reg.No: PG202102375),
pursuing Master of Project Management (MPM). We here by grant this clearance to conduct a
research titled “The Impact of Location on the Return of Real Estate Projects in Zanzibar: A Case of
ZSSF Projects. He will collect Lis data at your office from 14% June to 30% July 2021

4 In case you nced any further information, kindly do not hesitate to contact the
Deputy Vice Chancellor (Academic) of the Open University of Tanzania, P.O_Box 23409, Dar cs
Salaam. Tel: 022-2-2668820.We lastly thank you in advance for your assumed cooperation and
facilitation of this research academic activity.

Yours sincerely,
THE OPEN UNIVERSITY OF TANZANIA

SR

Prof.Gwahula Raphael Kin

For: VICE CHANCELLOR

Kinondoni Biafra, Kawawa Road; P.O 23409; Dar es Salaam; Tel: +256 22 2668 445
E-Mailyc@out ac tz]| Website:yw
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MIKURUGENZI MUENDESHAJI,
MFUKO WA HIFADHI YA JAMI (ZSSF),
ZANZIBAR,

KUH: RUHUSA YA KUFANYA UTAFITI
Kuwa heshima, naomba uhusike na mada ya hapo juu,

Serikall va Mapinduzi va Zaneibar imemrubusu Mmanga Khalfan Abdalla
svanafunz kutoka Chuo Kikuu Huria cha Tanzania anacsomes Shahada ya
Uzamill Ktk lant ya Usimamizs wa Miradi kufanya ulafiti Katka mada
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