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ABSTRACT
Compulsory land acquisition, while often essential for public infrastructure and development projects, remains a contentious process, particularly due to challenges in ensuring adequate compensation for affected landowners. This paper explores the multifaceted difficulties associated with fair compensation, focusing on valuation complexities, institutional limitations, socio-economic disparities, and legal inadequacies. Key challenges include inaccurate or outdated land valuation methods (Deininger, 2003), exclusion of non-monetary and intangible losses such as cultural ties and emotional distress (Cernea, 1997), and delays or corruption in compensation delivery (Olowu, 2015). Additionally, marginalized groups—particularly women and informal settlers—often lack legal recognition, further exacerbating their vulnerability during acquisition (Alden Wily, 2011). The absence of transparent, participatory processes and weak institutional frameworks frequently results in perceived injustice and resistance from affected communities. The study underscores the need for comprehensive reforms in land acquisition laws, integration of social impact assessments, and recognition of customary rights to ensure equitable outcomes. By addressing these systemic gaps, governments can improve public trust and mitigate the socio-economic fallout of compulsory land acquisition.
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CHAPTER ONE
[bookmark: _Toc9175][bookmark: _Toc153319555][bookmark: _Toc153318371][bookmark: _Toc152367126]INTRODUCTION
[bookmark: _Toc153318372][bookmark: _Toc5181][bookmark: _Toc153319556] 1.1 BACKGROUND OF THE STUDY
Compulsory acquisition refers to the legal process by which the government or its agencies can acquire private property for public purposes, typically in exchange for compensation. This process is often viewed as a necessary tool for facilitating urban development, infrastructure expansion, or social welfare projects (Feldman, 2016). However, the practice can have significant repercussions on property development. The unpredictability of compulsory acquisition can affect the stability of the real estate market, influence investment decisions, and hinder developers’ ability to plan long-term projects. According to Riddel (2020), compulsory acquisition can create a sense of uncertainty among developers, as it introduces the possibility of losing property to state authorities without prior notice. This unpredictability can reduce the willingness of developers to invest in areas that might be subject to compulsory acquisition.
A key concern in compulsory acquisition is the adequacy of compensation provided to property owners and developers. The compensation process is central to ensuring that property rights are respected and that individuals or businesses are not unduly disadvantaged. According to Harris (2018), in many cases, compensation does not fully reflect the market value of the property, leading to disputes and dissatisfaction. While compensation is often supposed to cover the loss of property and relocation costs, critics argue that it fails to account for the loss of future development potential or the emotional distress associated with forced relocation (Lund, 2019). The lack of adequate compensation can exacerbate social tensions and contribute to public resistance to development projects that involve compulsory acquisition.
Several studies have explored the legal frameworks surrounding compulsory acquisition and compensation. These frameworks vary significantly across jurisdictions, and differences in legal and procedural standards can lead to inconsistencies in how property owners are treated. For instance, the United Kingdom’s system, which relies on statutory compensation mechanisms, contrasts with practices in developing countries where compensation standards are often vague and underfunded (Buchanan & Laux, 2021). In many developing countries, the challenge lies not only in ensuring that compensation is adequate but also in the timely delivery of compensation, which often causes delays in property development projects (Akinmoladun, 2022). These delays can lead to financial losses for developers and inhibit the broader goals of public infrastructure development.
The impact of compulsory acquisition on property development is also linked to the political and social dynamics within a given region. In many cases, compulsory acquisition can be perceived as a tool for political maneuvering or to benefit powerful interest groups at the expense of vulnerable property owners (Tan, 2020). The unequal distribution of compensated can create tensions between different sectors of society, especially if the process disproportionately affects marginalized or low-income communities. Furthermore, the displacement of communities due to compulsory acquisition often results in social dislocation, which can increase the costs of urban development by creating a need for additional public services or social programs (Chakrabarty, 2018). As a result, developers may face resistance from local communities, complicating their efforts to implement projects efficiently.
An additional challenge is the impact of compulsory acquisition on the availability of land for property development. Land is a finite resource in urban areas, and as cities continue to grow, the pressure on available land increases. When large swathes of land are compulsorily acquired for public use, it can create shortages of land available for private sector development (Nguyen & Tay, 2021). In some instances, the government’s acquisition of land for infrastructure projects or urban renewal can lead to the displacement of existing communities, further reducing the availability of developable land. This reduction in supply can drive up land prices, making it more difficult for developers to acquire sites at affordable prices, ultimately driving up the cost of housing and other real estate developments (Smith, 2020).
The relationship between compulsory acquisition and the broader economic environment also plays a crucial role in determining its impact on property development. For example, during periods of economic downturn, compulsory acquisition may exacerbate the financial difficulties faced by property owners and developers. The economic uncertainty caused by changes in property values and the potential for reduced demand for land can create additional challenges for developers, especially if the compensation they receive is insufficient to cover the costs of their investments (Miller & Scott, 2022). In such scenarios, developers may be reluctant to invest in certain areas due to fears of government intervention or property acquisition. Conversely, in periods of economic growth, compulsory acquisition can sometimes help accelerate infrastructure projects that stimulate property development by increasing the availability of public services, reducing transportation bottlenecks, and improving the overall urban environment (Gauthier & Martel, 2020).
Compulsory acquisition is a statutory practice in Kwara State under the Land Use Act Cap L5 LFN 2004 available to the government to acquire land (Sections 28 (1); 2 (a), (b), (c); 3(a), (b), (c), (d) and (4)) as government cannot rely on land markets alone when and where land is needed to provide major infrastructure facilities for the general public. Owners of property have their rights on the properties revoked for overriding public interest with promise to pay compensation.
[bookmark: _Toc152367127]Kwara State, a state located in Central northern Kwara State, has due to significant positive development witnessed urbanization in recent years (Shehu, 2017). With the growing need for land for various public projects, compulsory acquisition has become a common practice in the state. However, there are concerns about the effectiveness and fairness of the compulsory acquisition process, as well as the compensation provided to affected landowners. These concerns have prompted the need for a comprehensive evaluation of the problems associated with compulsory acquisition and compensation in Kwara State and their impact on development.
[bookmark: _Toc153318373][bookmark: _Toc153319557][bookmark: _Toc15275]1.2 STATEMENT OF RESEARCH PROBLEM
[bookmark: _Toc152367128][bookmark: _Toc153318374][bookmark: _Toc153319558]In Kwara State, compulsory acquisition refers to the process by which the government or its agencies can acquire private land for public purposes, such as infrastructure development, urban renewal, or environmental conservation. While compulsory acquisition is legally recognized as a tool for facilitating national development, it poses significant challenges to property developers and landowners. One of the major issues associated with compulsory acquisition is the inadequate compensation offered to affected property owners. Many landowners argue that the compensation provided by the government is insufficient and does not reflect the true market value of the property, leading to financial losses and dissatisfaction among the affected parties (Akinmoladun, 2022). This inadequacy is particularly problematic in a country like Kwara State, Kwara Harmony Holding, Offa, Garage, Ilorin, Kwara State where property values can fluctuate significantly due to inflation, changing market conditions, and the lack of a transparent property valuation system. The insufficient compensation undermines trust in the process and discourages investment in affected areas, thus negatively impacting property development.
Another critical problem is the lack of a clear and consistent legal framework for compulsory acquisition and compensation in Kwara State. Although there are laws governing land acquisition, such as the Land Use Act of 1978, the implementation of these laws often lacks transparency and consistency. The process of determining compensation, the timelines for payment, and the criteria for evaluating the value of land or property are often ambiguous and subject to political influence (Feldman, 2016). This lack of clarity not only creates a sense of uncertainty among landowners but also makes it difficult for developers to plan long-term projects in areas that are prone to compulsory acquisition. In many cases, the government’s ability to acquire land swiftly and without adequate notice leaves developers in a vulnerable position, causing delays, increased costs, and missed opportunities in property development.
Moreover, compulsory acquisition often leads to the displacement of communities, which can have broader social and economic implications. The forced relocation of families or businesses can create social tensions, disrupt livelihoods, and increase the pressure on already overstretched public services in receiving areas (Chakrabarty, 2018). Developers who are impacted by compulsory acquisition may also face challenges in maintaining project timelines, particularly if their projects are located in areas where large-scale acquisitions are taking place. Additionally, the displacement of communities can create resistance to development projects, further complicating the work of property developers. The lack of adequate planning for the resettlement and reintegration of displaced individuals often exacerbates these problems, leading to additional costs for both the government and developers.
Finally, the broader economic context in Kwara State, characterized by inflation, fluctuating exchange rates, and a volatile real estate market, contributes to the challenges posed by compulsory acquisition. Property values in Kwara State are highly susceptible to economic changes, making it difficult to determine the appropriate level of compensation for affected landowners and developers (Nguyen & Tay, 2021). In periods of high inflation or currency devaluation, the gap between the compensation offered and the actual value of the property can become even more pronounced, leading to heightened dissatisfaction among affected parties. This economic instability further complicates the process of property development, as developers must contend with rising construction costs, reduced demand for real estate, and a lack of financial liquidity. The intersection of compulsory acquisition with these economic challenges creates a perfect storm that can impede the growth of the real estate sector in Kwara Harmony Holding, Offa, Garage, Ilorin, Kwara State.
[bookmark: _Toc25398]



1.3 RESEARCH QUESTIONS
To achieve the study objectives, the following research questions will guide the research:
1. What are the problems associated with compulsory acquisition and compensation in Harmony Holding, Ilorin, Kwara State?
2. How does the process of compulsory acquisition and compensation work in Kwara Harmony Holding, , Garage, Ilorin, Kwara State metropolis?
3. What is the level of satisfaction of claimants on the compensation paid by Harmony Holding, Ilorin, Kwara State?
4. What framework can be proposed for compulsory acquisition and compensation to facilitate property development in Ilorin, Kwara State?
1.4 AIM OF STUDY
 The aim of this study is to evaluate the problems of compulsory acquisition and compensation as it affects property development in Kwara State metropolis. With a view to propose a framework for adequate compulsory acquisition and compensation. The Specific Objectives Are:
1. [bookmark: _Toc152367129]To identify problems associated with compulsory acquisition  in Harmony Holding, Offa, Garage, Ilorin, Kwara State metropolis.
2. To examine the process of compulsory acquisition in Harmony Holding, Offa, Garage, Ilorin, Kwara State metropolis.
3. To evaluate the level of satisfaction of claimants on compensation paid.
4. To propose a framework for compulsory acquisition and compensation to facilitate property development.
[bookmark: _Toc15364][bookmark: _Toc153319559][bookmark: _Toc153318375][bookmark: _Toc3810][bookmark: _Toc153318377][bookmark: _Toc152367130][bookmark: _Toc153319561]1.5 SIGNIFICANCE OF THE STUDY
 This study is mainly concentrated on land acquisition, payment of compensation and land resources. This work therefore, will be of some interest and relevance to the Kwara State land owner and potential land owners. Professionals in environmental fields and students of Estate Management as well as Urban and Regional Planning will find this work useful.  This study will be of importance to the policy makers in public and private sectors. The government and oil companies will not be left out in benefiting from this study in terms of the adequacy of compensation to be paid according to the land use act, so as to ascertain that all compensations would be considered fair.
This study’s findings will be of great significance to various stakeholders involved in land and property development in Kwara Harmony Holding, Offa, Garage, Ilorin, Kwara State. The study will provide valuable insights into the problems and challenges associated with compulsory acquisition and compensation and their impact on development. The findings can serve as a basis for policy recommendations and improvements in the legal framework, institutional mechanisms, and compensation practices in Kwara Harmony Holding, Offa, Garage, Ilorin, Kwara State, ultimately leading to more equitable and sustainable development in the state.
[bookmark: _Toc152367131][bookmark: _Toc153319562][bookmark: _Toc153318378][bookmark: _Toc9976]1.6 SCOPE OF THE STUDY
This study focuses on examining the challenges associated with ensuring adequate compensation during compulsory land acquisition in Harmony Holding, Kwara State. The research is geographically limited to this specific location, which has experienced various land acquisition activities for Identify the processes and procedures involved in compulsory land acquisition as implemented by the Kwara State government, especially in the context of Harmony Holding Limited. Investigate the adequacy and fairness of compensation provided to landowners and affected persons. Explore the legal, institutional, and administrative frameworks guiding land acquisition and compensation in Kwara State. Examine the perceptions and experiences of stakeholders, including landowners, government officials, and legal experts, regarding the adequacy and transparency of compensation. Identify the key challenges that hinder the delivery of fair and adequate compensation, such as delays in payment, undervaluation, lack of proper documentation, or lack of community engagement. The study will not extend to other areas of Kwara State or Nigeria. It will also not cover voluntary land sales or acquisition, focusing solely on compulsory land acquisition scenarios. The time frame of interest will be land acquisitions that took place within the last 10–15 years to ensure relevance and availability of data.
By narrowing the study in this way, the research aims to provide an in-depth understanding of local challenges and recommend practical solutions that can improve compensation practices in land acquisition in Offa and similar urbanizing areas.
[bookmark: _Toc153319563][bookmark: _Toc20675][bookmark: _Toc153318379][bookmark: _Toc152367132] 1.7 LIMITATION OF THE STUDY
Compulsory acquisition and compensation is a very broad subject, it’s practice spans throughout the country but for the purpose detailed interview the study is restricted to GRA Kwara State and Kofar Kaura layout both in Kwara Harmony Holding, Offa, Garage, Ilorin, Kwara State metropolis. For the purpose of this study, analysis is limited to lands and buildings.
[bookmark: _Toc24945][bookmark: _Toc153318380][bookmark: _Toc153319564][bookmark: _Toc152367133]1.8 DEFINITION OF OPERATIONAL TERMS
 Eminent domain: This is right or power of the government to acquire a private property for public use, with the provision of a payment of compensation. (Vyas Aditi, 2011).
Compensation: This is typically a monetary or other payment awarded to an individual in recognition of loss, suffering or injury. (Ndjovu Cletus, 2016),
Land: Land is a vacant and undeveloped property which has no improvements made on it, it encompasses all physical elements bestowed by nature. (Keith Stephen, et al, 2008),
Public amenities: These are basic facilities that are available to every individual in a locality to help provide comfort and convenience. (Rachael Knight, 2022),
Land expropriation: This is also known as eminent domain or compulsory acquisition, it is the right or power of the government to acquire a private property for public use, with the provision of a payment of compensation. (German Laura, et al, 2011),
Private property: This is a legal property owned by an individual or a non-governmental legal entity. (Kusiluka Moses, et al, 2011),
Stakeholders: This entails people with interest or concern in the acquisition process i.e the valuer, the government officials and the expropriated individuals. (Rachael Knight, 2022),
Policy makers: These are individuals responsible for creating ideas and plans to formulate or amend an existing policy. (Msangi Daniel, 2011).
Property development: This is the process of improving the use-value of buildings or land.
[bookmark: _Toc152367134]Claimants: These are the individuals affected by the acquisition exercise, they are often referred to as expropriated individuals. (Myenzi Yefred, 2010).
[bookmark: _Toc6315][bookmark: _Toc153318381][bookmark: _Toc153319565]1.9 HISTORY AND DESCRIPTION OF THE STUDY AREA
Offa Garage is a prominent area located in Ilorin, the capital city of Kwara State, Nigeria. It is a key transportation and commercial hub, often serving as a point of connection between Ilorin and Offa town, as well as other parts of the state and country. The area has experienced rapid urban development and population growth in recent years due to its strategic location and expanding infrastructure.
Within this area lies the Harmony Holdings Limited (HHL) estate and land property. Harmony Holdings Limited is an investment holding company fully owned by the Kwara State Government. It was established in 2012 with the mandate to manage and maximize returns on the state's commercial assets and investments. HHL operates across various sectors, including real estate, agriculture, hospitality, and finance, with significant involvement in land acquisition and development.
In the, Harmony Holdings has been involved in several compulsory land acquisition projects aimed at facilitating public-private partnerships, estate development, and commercial infrastructure. These projects have led to significant changes in land use and have affected numerous landowners and communities in the area.
Despite the government's intentions, these compulsory acquisitions have sparked concerns among affected residents, particularly in relation to adequate compensation, transparency, and fairness in the acquisition process. Complaints often revolve around undervaluation of land, delayed payments, lack of consultation, and disregard for customary land ownership systems.
The choice of Harmony Holding, as the study area is based on the visibility of land disputes, active government involvement, and the strategic importance of the location within Kwara State's urban development agenda. The area serves as a relevant case for investigating the broader implications of land acquisition practices in urbanizing regions of Nigeria.







[bookmark: _GoBack]CHAPTER TWO 
2.0				LITERATURE REVIEW
2.1 INTRODUCTION 
With the re-emergence of democracy in 1999 and the supremacy of the 1999 Constitution that reinforces the Land Use Act of 1978 (hereinafter called the Act), the country has witnessed the resurgence of disputes on title to land, especially as it relates to compulsory acquisition by the defunct military administrations. The basis of complaints has drawn inspiration from section 29 (1) of the Act which provides that ‘if a right of occupancy is revoked for the cause set-out in paragraph (b) of sub-section (2) of section 28 or in paragraph (a) or (c) of subsection (3) of the same section, the holder and the occupier shall be entitled to compensation for the value at the date of revocation of their unexhausted improvements”. A person whose right of occupancy is revoked for the cause set-out in section 28 (2) (b) or section, 28 (3) (a) or (c) will be entitled to claim compensation for (i) the land, for an amount equal to the rent, if any, paid by the occupier during the year in which the right of occupancy was revoked; (ii) buildings, installation or improvements thereon, for the amount of the replacement cost of the building installation or improvement, that is to say, such cost as may be assessed on the basis of the prescribed method or assessment as determined by the appropria te Officer less any depreciation together with interest at the Bank rate for delayed payment of compensation and in respect of any improvement in the nature of reclamation works, being such cost thereof as may be substantiated by documentary evidence and proof to the satisfaction of the appropriate Officer; (iii) in addition to claim under (i) and (ii) above, the claimant will be entitled to claim for crops on the land, for an amount equal to the value as prescribed and determined by the appropriate Officer. Most of the communal lands were acquired under the name of public purposes by the military governments which to a large extent downplayed the laid down procedures for public acquisition as prescribed in the foregoing sections of the Act. Therefore, the aim of this paper is to look critically at some aspects of compulsory purchase and compensation, as far as the common man is concerned in Nigeria. It recommends that compensation laws should be amended to reflect the current realities.
2.2 CONCEPTUAL FRAMEWORK 
Compulsory acquisition or purchase is the process by which local and national governments obtain land and premises for development purposes when they consider this to be in the best interest of the community. It is the power of government to acquire private rights in land without the willing consent of its owner or occupant in order to benefit society. The term compulsory acquisition has a number of connotations which include compulsory purchase, expropriation, landtake or eminent domain (Kakulu, 2008). In all cases the owners or occupiers are denied their property rights for overriding public interest or public benefit (Kakulu, 2009). At times, the acquisition is for direct government use for public purposes and often times for public- private use, as for example when the land is required for the direct use of a private commercial enterprise for public benefit.1 In modern times and particularly in the advanced countries, the ambit of compulsory acquisition process has widened to include regulatory taking; (Melville, 2012)2 whereby governmental conduct or regulation that impacts negatively on individual property rights is seen as compulsory acquisition of property rights of the citizens (Eagle, 2005). This occurs when government regulation of private property "goes too far"3 and deprives the landowner of the value of his land through enactment of a statute, promulgation of a regulation, refusal to issue a permit or declaration of land as a wetland, as endangered species habitat or as unsuitable for mining; such a taking also may be compensable. (Burcat, 2004) When lands are acquired under compulsory powers, the acquiring authority obtains an unchallengeable title unencumbered by any existing securities, burdens or conditions. The rights of any third party in the subjects are converted into a personal right to claim compensation from the acquiring authority for loss of any heritable rights. Thus, compulsory acquisition will arise where government without the consent of the owner takes over the ownership4 and use of private land directly for government use or for public private partnership and sometimes when government through its regulation, though not physically taking the land, but has so restricted the economic value and use of the land in the hand of private owners. (Schutt, 1996)1 3. Right to Property and Compulsory Acquisition Compulsory acquisition is founded on the existence of private property rights.2 The compulsory acquisition process is a confirmation and recognition of the fundamental right to private property, in that it gives a-priori recognition to private property rights. Going by the ordinary meaning of the concept, it presupposes the existence of ownership rights in other persons outside the government and the public in general. It comes into play when the government now decides to compulsorily acquire the property belonging to another for the common good of the society. This usually arises when the government needs land for government developmental purposes and the need to provide public infrastructures by itself and or through the agency of private commercial enterprise (PPP). Legal and jurisprudential justification of the compulsory acquisition process can be found in the argument that compulsory acquisition is “balancing the needs of the few with the needs of the many” (Marcus, 2010, p. 24). The corollary to compulsory acquisition is compensation paid to the victim of compulsory acquisition in the form of monetary compensation or resettlement. To a large extent the law seeks to compensate the victim based on the quantum and value of his loss. The compensation paid to the affected is probably premised on the philosophy that no individual should be personally and exclusively be burdened by the need to provide for the common good of all in the society. It is thus a process of equitable redistribution of societal burden on all, since the compensation is paid from the common pool of the State. Given the facts and position in the preceding paragraph, it is pristine to observe and submit that where there is no private ownership rights to land, there cannot be in existence compulsory acquisition process, save for circumstances where the interest of the holder is less than ownership; but not when it is the State that holds the reversionary interest in the land. The existence of the two concepts is mutually inclusive. The need for this clarification becomes manifest when an analysis of the current regime under the Land Use Act1 is undertaken. Though a lot of academic and judicial ink has been poured on the issue as to whether the Act nationalized all land in the country or not; (Adekoya, 2003, p. 61). It is trite that private ownership2 of land in Nigeria is now a thing of the past. Deliberately, the Act used the expression ‘revocation of right of occupancy’3 instead of ‘compulsory acquisition’ because the only right vested in the individual under the Act is a mere ‘user right’ otherwise called the ‘right of occupancy’ granted by the Governor, as opposed to ownership rights hitherto existing in individuals. The preceding fact presupposes that the ultimate ownership of and the reversionary interest in land reside in the State as encapsulated in the Governor. Not only that, it also confirms the fact that the initial grant4 was from the State (the Owner) through the Governor and that when such land is subsequently taken over by the State; it is not compulsory acquisition of land strictu sensu, but revocation of possessory rights granted by the Governor and the resumption of ownership right by the State (Chan, 2001, pp. 136-152). This position is further reinforced by the fact that no compensation is paid for revocation of right of occupancy over vacant land, except for the rent (if any) paid by the holder of the right of occupancy for the current year. 5 This means that bare land without any private development/improvement thereon is seen in the eye of the law as State owned and therefore calls for no compensation when the State takes it back from the grantee. The death knell on private ownership of land in Nigeria is brought to fore by the fact that the Governor has no obligation to renew any right of occupancy on the effluxion of time of the grant, thus where the period of your grant expires the absolute ownership right of the State over the land becomes obvious (Otubu, 2010). The consequences of this position of the Act on compulsory acquisition process is grave and ominous on individual property right, State control and management of land, land conflicts and litigation, national growth and sustainable development in the country, as will be seen soon. Thus, as cost follows event, compensation follows compulsory acquisition of land from the individuals by the state. Compensation in this respect is seen as recompense for deprivation of individual private property rights. This theoretical postulation probably informed the constitutional provision that guarantees that every citizen of Nigeria shall have the right to acquire and own immovable property anywhere in Nigeria.1 And the subsequent provision that no moveable property or any interest in an immovable property shall be taken possession of compulsorily and no right over or interest in any such property shall be acquired compulsorily in any part of Nigeria except in the manner and for the purposes prescribed by a law that, among other things. The kernel of this provision is the recognition of private property right and the need to compensate the individual where such right is lost to State acquisition process. Though the constitution says ‘prompt compensation’2 without reference to its adequacy or otherwise, it is however a generally accepted norm3 that compensation payable goes as far as it can to put the injured party into the position he was before the State acquisition of his property right. 
2.2.1 Compensation 
Conceptually when private property is acquired by the State, compensation is paid not only for the actual loss of the land but also for other socio-economic losses occasioned by the act.5 In fact heads of compensation includes compensation for the land taken, for development on the land, severance, injurious affection, (Cosburn, 2002)1 disturbance, special value and damages (Umeh, 1973, pp. 39-48). The valuation of payable compensation is usually a function of the provisions of the Acts, Decrees and other relevant statutory enactments guiding the process. This framework usually specifies the basis and methods of assessment, as well as the procedures, heads of claim and roles of respective parties. It is influenced by the level of socio-economic development of particular nations; their development needs, cultural norms and land-use patterns. Also influential is the level of development of the appropriate national professional body (Viitanen & Kakulu, 2008)2 . It should be noted however that valuation for compensation is not only expected to satisfy professional standards of valuation but in addition, constitutional provisions and international requirements for just, fair, adequate and equitable value must be met. (Knight, 2007)3 In the United States, the market value of the subject property is generally held as just compensation for the dispossessed landowners (Eaton, 1995, p. 42). In contrast, in the United Kingdom, compensation is based on the principle of value to the owner or the principle of equivalence. The principle of equivalence in the words of Scott LJ in Horn v Sunderland Corporation (1941) is “the right of the owner to be, so far as money can do it, in the same position as if his land had not been taken from him. In other words, he gains the right to receive a money payment not less than the loss imposed on him in the public interest, but, on the other hand, no greater.” The value to the owner compensation principle is made up of market value together with other losses suffered by the claimant. (Denyer-Green 1994) This principle is broadly followed in most Commonwealth countries and regions such as Australia (Rost & Collins, 1993) and Hong Kong. (Cruden, 1986) The heads of compensation include: (a) the value of the land and any buildings erected thereon at the date of acquisition;
2.2.2 Acquisition
Acquisition Process and Procedure Compulsory acquisition is a power of government, but it is also the process by which that power is exercised. Attention to the procedures of compulsory acquisition is critical if a government’s exercise of this power is to be efficient, fair and legitimate. In line with the FAO studies in Land tenure, a well designed compulsory acquisition process should include the following steps: Planning, that is determining the different land options available for meeting the public need in a participatory fashion. The exact location and size of the land to be acquired is identified. Relevant data are collected. The impact of the project is assessed with the participation of the affected people. Notice of intending acquisition is published to inform owners and occupants in the designated area that the government intends to acquire their land. People are requested to submit claims for compensation for land to be acquired. The notice must describe the purpose and process, including important deadlines and the procedural rights of people. Public meetings are called to provide people with an opportunity to learn more about the project, and to express their opinions and needs for compensation.
2.2.3 History of Compulsory Acquisition and Compensation in Nigeria 
(a) Pre-colonial era. In pre-colonial Nigeria compulsory acquisition process was carried out in different communities and tribal kingdoms based on existing sociocultural patterns and political hegemony existing in the various communities.1 The right of the State to extinguish private ownership rights in land was well recognized and well documented in traditional cultures and native language expressions. The power was essentially used for establishment of public institutions like village shrines, markets and grooves. The process was also used as a punitive expropriation scheme as part of the traditional machinery for public justice. (Myenzi Yefred, 2010).
In acquiring the property the individual affected was usually carried along and was usually convinced of the need to relinquish his land for communal use. Thus the process was devoid of disputes and or disagreement between the acquiring authority and the land owners. During this period compensation was mostly by way of resettlement and allocation of alternative land to victims of compulsory acquisition, except when the acquisition was done in furtherance of administration of communal justice. In the later circumstance the acquisition in penal in nature and therefore devoid of any compensation. The alternative land so offered needed neither to be comparable with the land taken nor to be an adequate quid pro quo for it. (Umeh, 1973). 
(b) Colonial. The inception of the colonial rule in Nigeria did not immediately terminate the customary mode of compulsory acquisition and compensation scheme; it continued for a considerable period until the full establishment of colonial rule by the British imperialist in what later became known as Nigeria. The coming British administration initially acquired land for its administration in Nigeria through a variety of ways including conquests, purchases, gifts and treaties. (Umeh, 1973). 
(c) Post Colonial period. The extant legislations on the subject during the colonial period continued after independence and until the military takeover of 1966. Given the prevailing socio-economic realities of the time and the need to fast track economic development of the country while also tackling the ills of the society in land management, the military government, in quick succession, promulgated 3 Decrees to tackle land acquisition and compensation issues in the country; namely, the Requisition and other powers Decree 1 , the State lands (compensation) Decree2 and the Public Land Acquisition (Miscellaneous Provisions) Decree.
(d)Land Use Act. The promulgation of the land use act was foreshadowed by the existing scenario in land use management in the country as evident in land speculation, huge land compensation bill, land hoarding and vagaries in land tenure and management approaches in different parts of the country. The Nigerian landuse Act, promulgated on 29th March 1978, has many social, economic and political objectives. There are four main objectives derivable from the Act1 and these are: (1) to effect structural change in the system of land tenure; (2) to achieve fast economic and social transformation; (3) to negate economic inequality caused by the appropriation of rising land values by land speculators; and (4) to make land available easily and cheaply, to both the government and private individual developers.
2.3 THEORETICAL FRAMEWORK 
Land acquisition is a critical process for urbanization, infrastructure development, and public good. However, compulsory land acquisition often generates controversy, especially concerning the adequacy of compensation for landowners whose properties are taken. In Nigeria, and specifically in Kwara State, compulsory land acquisition has faced numerous challenges. This theoretical review explores various concepts, theories, and perspectives that explain the challenges associated with adequate compensation in the compulsory land acquisition process in Kwara State, using Kwara Harmony Holding, Offa Garage, and Ilorin as case study areas.
2.3.1 Theories of Land Acquisition and Compensation
Several theories and frameworks have been proposed to understand the relationship between land acquisition and compensation. These theories often explain the challenges of ensuring fair compensation and the broader socio-economic implications of land acquisition.
2.3.2Theories Of Property Rights
Property rights are a cornerstone of any land acquisition system. According to John Locke's Theory of Property, an individual has a natural right to property derived from their labor and investment in the land. Locke argues that land is a resource to which a person is entitled as long as they do not harm others by acquiring it. This theory directly links to land acquisition since any compulsory acquisition of land should be justified by the public purpose and compensated at a level that reflects the rightful ownership and use of the land.
In practice, however, the inadequacy of compensation often arises when the government or acquiring authority undervalues land, disregarding the landowner's right to fair recompense, as seen in cases in Kwara State. The perceived injustice of inadequate compensation leads to disputes and legal challenges.
2.3.3 The Theory of Just Compensation
The Theory of Just Compensation, rooted in lVegal and economic principles, is one of the most important frameworks in compulsory land acquisition. The theory holds that when land is expropriated for public use, the landowner should receive compensation that is just, fair, and equitable. This theory is enshrined in Nigeria’s Land Use Act of 1978, which requires compensation based on the market value of the land, the cost of improvement, and any other losses incurred due to the land acquisition.
The challenges associated with this theory in Kwara State arise from the inconsistent valuation of land, delays in compensation payment, and disputes over what constitutes a "just" amount. In practice, landowners may not always feel that the compensation offered is equitable, especially when market values have risen significantly since the initial assessment.
2.3.4The Public Purpose Doctrine
The Public Purpose Doctrine posits that compulsory land acquisition should serve the greater good of society. The government or authorized entities may acquire land for infrastructural development, public housing, or utilities. However, the doctrine emphasizes the need for transparency and fairness in determining what constitutes a “public purpose” and ensuring that the landowner’s rights are respected during the process. 
Challenge: In the context of Kwara State, the lack of clarity about what constitutes a public purpose often leads to confusion. There are instances where land acquisition is carried out for purposes that are not entirely public (e.g., commercial or private ventures), leading to feelings of injustice and inadequate compensation. (Keith Stephen, et al, 2008),
2.3.5 The Theory of Social Justice
The Theory of Social Justice, as advanced by philosophers like John Rawls, suggests that compensation should be fair and equitable, particularly for disadvantaged groups. The theory advocates for policies that protect vulnerable populations, such as landowners who may be economically or socially disadvantaged by land expropriation. According to Rawls, justice should be structured to benefit the least advantaged members of society, which includes ensuring that those displaced by land acquisition are adequately compensated.
Challenge: This theory highlights the ethical concerns regarding the adequacy of compensation. In practice, landowners in Kwara State especially in rural areas—often face challenges in accessing compensation that sufficiently restores their livelihoods. The compensation often fails to account for long-term economic impacts, such as the loss of income from agricultural land or the psychological trauma associated with displacement.
The theories outlined above provide frameworks for understanding land acquisition and compensation, but the practical implementation of these theories often faces challenges. Several key theoretical issues contribute to the difficulties in ensuring adequate compensation during compulsory land acquisition in Kwara State. (German Laura, et al, (2011),
2.3. 6 Valuation Discrepancies and Inconsistencies
One of the primary challenges to adequate compensation is the inconsistency in land valuation. Valuations of land are often based on outdated or incomplete data, leading to discrepancies between the compensation offered and the actual market value of the land. This issue is discussed within the Economic Theory of Land Valuation, which holds that proper land valuation should account for all relevant factors, including the land’s potential for future development and its location.
In Kwara State, valuation methods can be inconsistent, and landowners may feel that they are being under-compensated because the valuations do not accurately reflect current market conditions or the land’s developmental potential.
2.3.7 Delay in Compensation Payments
Another significant issue is the delay in the payment of compensation, which can exacerbate the financial strain on displaced landowners. According to the Theory of Temporal Justice, justice requires timely action, and delay in compensation undermines the principle of fairness in land acquisition. Delays lead to prolonged hardship for landowners, particularly when they are required to relocate or cease business activities immediately after land is acquired.
Challenge: In Kwara State, delays in compensation have been a persistent problem, as landowners often face long waiting periods before receiving payment. These delays violate the expectations of fairness and justice outlined in compensation theory.
2.3.8 Legal and Institutional Challenges
The Institutional Theory of Land Governance suggests that institutional failures, including weak governance, corruption, and lack of transparency, hinder the equitable distribution of compensation. Poor governance structures within the land acquisition process can lead to inefficiencies, unfair compensation, and even corruption.
In Kwara State, there are numerous reports of corruption and inefficiency within the land acquisition process. Bureaucratic bottlenecks, mismanagement of funds, and lack of transparency often result in landowners not receiving their full, fair compensation, or experiencing unfair treatment during the process.
2.3.9 Social and Psychological Impact
From a Sociological Perspective, the forced displacement of individuals through compulsory land acquisition can lead to social and psychological harm. Land often holds significant cultural and economic value, and the loss of land can cause emotional distress, social disruption, and loss of identity for the affected landowners. (Vanclay, F.,2002).
In rural areas of Kwara State, such as Offa Garage and Kwara Harmony Holding, landowners may experience trauma due to displacement. The compensation may not account for the non-economic losses—such as the destruction of community ties or cultural heritage—resulting in a sense of injustice and dissatisfaction with the compensation process.  (Cernea, M.M., 1997).
Addressing these challenges requires not only legal and institutional reforms but also an ethical approach that ensures landowners are compensated fairly, both in financial terms and in consideration of their social and emotional ties to the land. Future research and policy efforts should focus on improving land valuation methods, enhancing transparency in land acquisition, and ensuring timely and just compensation for displaced landowners.
2.4 SUMMARY
The theoretical review reveals that the challenges associated with adequate compensation in compulsory land acquisition in Kwara State are deeply rooted in the conflict between theoretical principles of justice, property rights, and compensation, and the practical challenges of implementing these ideals. The Theory of Just Compensation, Public Purpose Doctrine, and Social Justice Theory provide critical frameworks for understanding the need for fair and equitable compensation; however, these are often undermined by inconsistent valuations, bureaucratic delays, and legal challenges. Additionally, landowners in Kwara State face significant social, psychological, and economic consequences from inadequate compensation, further complicating the process.
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CHAPTER THREE
[bookmark: _Toc166732711]RESEARCH METHODOLOGY
3.1	Introduction
[bookmark: _Toc166732712]	Chapter Three, Methodology, outlines the research design and the systematic approach employed to investigate the study's objectives. This chapter details the methods and procedures used for data collection, analysis, and interpretation, ensuring the reliability and validity of the findings. It covers the research strategy, sampling techniques, data sources, and the analytical tools utilized, providing a comprehensive framework for understanding how the research was conducted and how the results were derived.
3.2	Research Design
[bookmark: _Toc166732713]	Research design refers to the process of gathering, assessing, understanding, and presenting data in research inquiries. It serves as the overall plan for connecting the feasible empirical research to the conceptual research issues. Put simply, the design of a study dictates the methods of data collection, analysis, and utilization for addressing the research query. Various study designs can be employed, such as exploratory, descriptive, explanatory, experimental, ex – post facto, survey, and more. As each design is geared towards a different end goal, its categorization is determined by the intended aim in the field of study (Tesfaye, 2018).
Descriptive research design will be use for this study. Descriptive statistics are used to describe the relationship between variables in a sample or population, organizing and summarizing data. Calculating descriptive statistics is a crucial initial step in research before conducting inferential statistical comparisons. Descriptive statistics encompass measures of frequency, central tendency, dispersion/variation, and location, among other types of variables.

3.3	INSTRUMENT FOR DATA COLLECTION
	This research work has two sources through which data were collected namely; primary and secondary sources. The primary source is the target population and it gives raw data meant for fresh analysis while the secondary source is the literature and it gives processed information. Equally, there are two common types of data namely primary data and secondary data. Primary data is obtained directly for the purpose of the survey but yet to be analyzed while secondary data are processed one.
3.4	TARGET POPULATION
	The target population refers to the specific and limited group of potential a participant that the researcher can reach and that best represents the characteristics of the population of interest. To accurately define the target population, it is necessary to carefully examine all boundary considerations in order to ensure that the final description of the target population is comprehensive enough to provide sufficient data for the study. It is important to avoid having volunteers who do not adequately represent the study's requirements and therefore inaccurately portray the population of interest. Like the population of interest, the boundaries of the target population must be clearly defined so that the researcher and other stakeholders can understand the nature and scope of the group being studied (Alex & Nancy, 2021).
The target population will consist of property developers, Estate surveyor and valuer and household head of residential properties with the study area within the study area.
[bookmark: _Toc166732714]3.5	 SAMPLE FRAME
Table 3.1; Sample Frame
	S/N
	TARGET POPULATION
	TOTAL NUMBER OF THE TARGET POLUTION
	SOURCE

	1
	PROPERTY DEVELOPERS 
	10
	Researcher’s Observation

	2
	ESTATE SURVEYOR AND VALUER
	10
	NIESV directory

	3
	LAND OWNER
	80
	Physical observation

	
	TOTAL
	100
	


Source: Field Survey, 2025	
[bookmark: _Toc166732715]1.	Property developers: Property developers are companies or individuals who specialize in developing and renovating properties, such as residential buildings, commercial spaces, or land, to increase their value and sell them for a profit. And it was derived from the NIESV directives and others that reside in Ilorin, Kwara state.
2.	Household head of residential properties: The household head of residential properties refers to the primary person responsible for the household and the property where they reside. This individual is often: the homeowner or renter, the primary decision-maker for the household, responsible for financial decisions related to the property, typically the person whose name is on the lease or mortgage. And it was derived from Physical observation.
3.6	 SAMPLE SIZE
Table 3.2	Sample Size
	[bookmark: _Toc166732716]S/N
	Respondents

	Total number of
Questionnaire administered
	Total number of
Questionnaire retrieved

	1
	PROPERTY OWNERS   
	 10
	5

	2
	ESTATE SURVEYOR AND VALUER
	10
	6

	Total
	
	100
	70


Source: Field Survey, 2025	
3.7	SAMPLING PROCEDURE
[bookmark: _Toc166732717]	The process of sampling involves selecting a subset from a population for research purposes. Sampling comes with its own set of benefits and drawbacks. Sampling is necessary because surveying the entire population can be costly and time-consuming. A sample is a group of individuals or items taken from a larger population for research purposes, and sampling must be carried out for this to occur. As a result, sampling is an important research method when dealing with a large population (Pooja, 2019). In this study, the researcher has chosen to use a combination of purposive Sampling and Random sampling techniques. The purposive is employed in the selection of the property developers while simple random sampling techniques was used to select respondents amongs the household heads of residential properties within the study area.


[bookmark: _Toc166732718]3.8	QUESTIONNAIRE DESIGN/INSTRUMENT FOR DATA COLLECTION
[bookmark: _Toc166732719]	The methods used to gather information, known as data collection instruments, include reading, observation, questionnaires, and interviews. It is crucial for the researcher to ensure the validity and reliability of the selected instrument. The effectiveness of any research project is heavily reliant on the careful selection of these tools. Regardless of the data collection method used, a thorough evaluation is necessary to assess the likelihood of achieving the intended results (Godfred, 2017). The instruments employed for data collection in this study are questionnaires, oral interviews, and observation. The questionnaire will be utilized to gather primary data for the study, making it a suitable method for this particular research.
3.9	METHOD OF DATA ANALYSIS
	The process of data analysis involves gathering, modeling, and examining data to uncover insights that aid in decision-making (Bernardita, 2022). It encompasses gathering, organizing, categorizing, and analyzing data using descriptive or inferential statistics (Kothari, 2004). When analyzing the collected data, the statistical method of data analysis is used to present and interpret the data through percentage tables and bar charts.



SUMMARY OF RESEARCH METHOD 
	VARIABLES
	DESCRIPTIONS

	Research Design
	Survey or Descriptive Research Design

	Data Types and Sources
	Primary & Secondary Data (Obtained from respondents and literatures)

	Data Instruments
	Structured Questionnaires and Oral Interview

	Target Population
	Property developers and Head of household within the study area

	Sampling Frame
	Eighty 

	Sample Size
	Seventy

	Sampling Procedure
	Random sampling method

	Method of Data Analysis
	Statistical method of data analysis


Source: Field Survey, 2025	




CHAPTER FOUR
4.0	DATA PRESENTATION AND ANALYSIS 
4.1	PREAMBLE 
	This chapter is designed to present and analyze data on the challenges associated with adequate compensation on compulsory land acquisition in which 50 respondent participated in the study by responding to the questionnaire designed by the researcher and approved by the supervisor. 
4.2	ANALYSIS OF DATA
	From the data collected, the respondent make us to understanding Compulsory land acquisition refers to the government's power to acquire private land for public use, with or without the owner’s consent. While compensation is legally required, adequacy of compensation is a major point of contention and challenge. Data from multiple regions and case studies indicate recurring issues. 
[bookmark: _Hlk498427607]Table 1 reveals the number of respondent in the challenges associated with adequate compensation on compulsory land acquisition 



4.3 DEMOGRAPHIC INFORMATION OF THE RESPONDENTS
Table 1: What is your age group?
	OPTION
	RESPONDENT 
	PERCENTAGE(%) 

	Below 25
	12
	24

	25–34
	5
	10

	35–44
	10
	20

	45–54
	15
	30

	55 and above
	8
	16

	TOTAL
	50
	100%


SOURCE: Field Survey, 2025 
The above table shows that 12 (24%) out of 50 respondents were below 25 year, 5(10) out of 50 respondent were between 25-34, 10(20) out of 50 respondent were between35-44, 15(30) out of 50 respondent were between 45-54, 8(16) out of 50 respondent were between 55 and above. 
Table 2 What is your gender?
	OPTION
	RESPONDENT 
	PERCENTAGE(%) 

	Male
	15
	30

	Female
	20
	40

	Prefer not to say
	15
	30

	TOTAL
	50
	100%


SOURCE: Field Survey, 2025 
The above table shows that 15 (30%) out of 50 respondents were male, 20(40) out of 50 respondent were Female while other make it confidential.  
Table 3 What is your highest level of education?
	OPTION
	RESPONDENT 
	Primary PERCENTAGE(%) 

	No formal education
	5
	10

	Primary
	5
	10

	Secondary
	10
	20

	Tertiary
	20
	40

	Postgraduate
	10
	20

	TOTAL
	50
	100%


SOURCE: Field Survey, 2025 
The above table shows that 5 (10%) out of 50 respondents were not no formal education, 5 (10%) out of 50 respondents were primary school holder, 10 (20%) out of 50 respondents were Secondary school holder, , 20 (40%) out of 50 respondents were tertiary, , 10 (20%) out of 50 respondents were Postgraduate.  
Table 4 Was your land acquired under a compulsory acquisition process?
	OPTION
	RESPONDENT 
	Primary PERCENTAGE(%) 

	Yes
	20
	40

	No
	30
	60

	TOTAL
	50
	100%


SOURCE: Field Survey, 2025 
The above table shows that 20 (40%) out of 50 respondents were under compulsory acquisition while 30(60  out of 50 respondent said no. 
SECTION B
Table 5 people need to be properly informed before my land was acquired
	OPTION
	RESPONDENT 
	Primary PERCENTAGE(%) 

	Strongly Agree (SA)
	20
	40

	Agree (A)
	5
	10

	Neutral (N)
	10
	20

	Disagree (D)
	10
	20

	Strongly Disagree (SD)
	5
	10

	TOTAL
	50
	100%


SOURCE: Field Survey, 2025 
The above table shows that 20(40%) out of 50 respondents strongly Agree with the statement, while 5(10) Agree with the statement, while 10(20) out of 50 the respondent Neutral, while 10(20) out of the respondent Disagree with the statement, while 5(10) out of 50 the respondent Strongly Disagree.
Table 6 I was consulted before the acquisition process began
	OPTION
	RESPONDENT 
	Primary PERCENTAGE(%) 

	Strongly Agree (SA)
	15
	30

	Agree (A)
	10
	20

	Neutral (N)
	5
	10

	Disagree (D)
	15
	30

	Strongly Disagree (SD)
	5
	10

	TOTAL
	50
	100%


SOURCE: Field Survey, 2025 
The above table shows that 15(30%) out of 50 respondents strongly Agree with the statement, while 10(20) Agree with the statement, while 5(10) out of 50 the respondent Neutral, while 15(30) out of the respondent Disagree with the statement, while 5(10) out of 50 the respondent Strongly Disagree.
Table 7 The compensation I received reflected the true market value of my land
	OPTION
	RESPONDENT 
	Primary PERCENTAGE(%) 

	Strongly Agree (SA)
	30
	60

	Agree (A)
	5
	10

	Neutral (N)
	5
	10

	Disagree (D)
	7
	14

	Strongly Disagree (SD)
	3
	6

	TOTAL
	50
	100%


SOURCE: Field Survey, 2025 
The above table shows that 30(60%) out of 50 respondents strongly Agree with the statement, while 5(10) Agree with the statement, while 5(10) out of 50 the respondent Neutral, while 7(14) out of the respondent Disagree with the statement, while 3(6) out of 50 the respondent Strongly Disagree.
Table 8 The valuation process was transparent and fair
	OPTION
	RESPONDENT 
	Primary PERCENTAGE(%) 

	Strongly Agree (SA)
	15
	30

	Agree (A)
	20
	40

	Neutral (N)
	10
	20

	Disagree (D)
	4
	8

	Strongly Disagree (SD)
	1
	2

	TOTAL
	50
	100%


SOURCE: Field Survey, 2025 
The above table shows that 15(30%) out of 50 respondents strongly Agree with the statement, while 20 (40) Agree with the statement, while 10(20) out of 50 the respondent Neutral, while 4(8) out of the respondent Disagree with the statement, while 1(2) out of 50 the respondent Strongly Disagree.
Table 9 I was involved in the valuation process of my land/property
	OPTION
	RESPONDENT 
	Primary PERCENTAGE(%) 

	Strongly Agree (SA)
	10
	20

	Agree (A)
	30
	60

	Neutral (N)
	1
	2

	Disagree (D)
	8
	16

	Strongly Disagree (SD)
	1
	2

	TOTAL
	50
	100%


SOURCE: Field Survey, 2025 
The above table shows that 10(20%) out of 50 respondents strongly Agree with the statement, while 30(60) Agree with the statement, while 1(2) out of 50 the respondent Neutral, while 8(16) out of the respondent Disagree with the statement, while 1(2) out of 50 the respondent Strongly Disagree.
TABLE 10 I COMPENSATION WAS PAID ON TIME
	OPTION
	RESPONDENT 
	Primary PERCENTAGE(%) 

	Strongly Agree (SA)
	25
	50

	Agree (A)
	15
	30

	Neutral (N)
	-
	-

	Disagree (D)
	7
	14

	Strongly Disagree (SD)
	3
	6

	TOTAL
	50
	100%


SOURCE: Field Survey, 2025 
The above table shows that 25(50%) out of 50 respondents strongly Agree with the statement, while 15(30) Agree with the statement, while 0(0) out of 50 the respondent Neutral, while 7(14) out of the respondent Disagree with the statement, while 3(6) out of 50 the respondent Strongly Disagree.
Table 11 Compensation included allowances for relocation or resettlement
	OPTION
	RESPONDENT 
	Primary PERCENTAGE(%) 

	Strongly Agree (SA)
	10
	20

	Agree (A)
	20
	40

	Neutral (N)
	10
	20

	Disagree (D)
	7
	14

	Strongly Disagree (SD)
	3
	6

	TOTAL
	50
	100%


SOURCE: Field Survey, 2025 
The above table shows that 10(20%) out of 50 respondents strongly Agree with the statement, while 20(40) Agree with the statement, while 10(20) out of 50 the respondent Neutral, while 7(14) out of the respondent Disagree with the statement, while 3(6) out of 50 the respondent Strongly Disagree.
Table 12 I received support or guidance during the acquisition process
	OPTION
	RESPONDENT 
	Primary PERCENTAGE(%) 

	Strongly Agree (SA)
	20
	40

	Agree (A)
	15
	30

	Neutral (N)
	5
	10

	Disagree (D)
	8
	16

	Strongly Disagree (SD)
	2
	4

	TOTAL
	50
	100%


SOURCE: Field Survey, 2025 
The above table shows that 20(50%) out of 50 respondents strongly Agree with the statement, while 15(30) Agree with the statement, while 5(10) out of 50 the respondent Neutral, while 8(16) out of the respondent Disagree with the statement, while 2(4) out of 50 the respondent Strongly Disagree.
Table 13 Delays in compensation negatively affected my livelihood
	OPTION
	RESPONDENT 
	Primary PERCENTAGE(%) 

	Strongly Agree (SA)
	15
	30

	Agree (A)
	20
	40

	Neutral (N)
	10
	20

	Disagree (D)
	4
	8

	Strongly Disagree (SD)
	1
	2

	TOTAL
	50
	100%


SOURCE: Field Survey, 2025 
The above table shows that 15(30%) out of 50 respondents strongly Agree with the statement, while 20(40) Agree with the statement, while 10(20) out of 50 the respondent Neutral, while 4(8) out of the respondent Disagree with the statement, while 1(2) out of 50 the respondent Strongly Disagree.
Table 14 I experienced corruption or favoritism during the compensation process
	OPTION
	RESPONDENT 
	Primary PERCENTAGE (%) 

	Strongly Agree (SA)
	8
	16

	Agree (A)
	20
	40

	Neutral (N)
	10
	20

	Disagree (D)
	7
	14

	Strongly Disagree (SD)
	5
	10

	TOTAL
	50
	100%


SOURCE: Field Survey, 2025 
The above table shows that 8(16%) out of 50 respondents strongly Agree with the statement, while 20(40) Agree with the statement, while 10(20) out of 50 the respondent Neutral, while 7(14) out of the respondent Disagree with the statement, while 5(10) out of 50 the respondent Strongly Disagree.
Table 15 The process of compulsory acquisition was clear and understandable
	OPTION
	RESPONDENT 
	Primary PERCENTAGE(%) 

	Strongly Agree (SA)
	30
	60

	Agree (A)
	10
	20

	Neutral (N)
	15
	30

	Disagree (D)
	-
	-

	Strongly Disagree (SD)
	5
	10

	TOTAL
	50
	100%


SOURCE: Field Survey, 2025 
The above table shows that 30(60%) out of 50 respondents strongly Agree with the statement, while 10(20) Agree with the statement, while 15(30) out of 50 the respondent Neutral, while 0(0) out of the respondent Disagree with the statement, while 5(10) out of 50 the respondent Strongly Disagree.
Table 16 Compensation considered emotional or cultural attachment to the land
	OPTION
	RESPONDENT 
	Primary PERCENTAGE(%) 

	Strongly Agree (SA)
	10
	20

	Agree (A)
	15
	30

	Neutral (N)
	10
	20

	Disagree (D)
	10
	20

	Strongly Disagree (SD)
	5
	10

	TOTAL
	50
	100%


SOURCE: Field Survey, 2025 
The above table shows that 10(20%) out of 50 respondents strongly Agree with the statement, while 15(30) Agree with the statement, while 10(20) out of 50 the respondent Neutral, while 10(20) out of the respondent Disagree with the statement, while 5(10) out of 50 the respondent Strongly Disagree.
Table 17 Compensation Displacement affected my income-generating activities
	OPTION
	RESPONDENT 
	Primary PERCENTAGE(%) 

	Strongly Agree (SA)
	20
	40

	Agree (A)
	10
	20

	Neutral (N)
	5
	10

	Disagree (D)
	5
	10

	Strongly Disagree (SD)
	10
	20

	TOTAL
	50
	100%


SOURCE: Field Survey, 2025 
The above table shows that 20(40%) out of 50 respondents strongly Agree with the statement, while 10(20) Agree with the statement, while 5(10) out of 50 the respondent Neutral, while 10(20) out of the respondent Disagree with the statement, while 10(20) out of 50 the respondent Strongly Disagree.
Table 18 I trust the government to provide fair compensation for acquired land
	OPTION
	RESPONDENT 
	Primary PERCENTAGE(%) 

	Strongly Agree (SA)
	10
	20

	Agree (A)
	10
	20

	Neutral (N)
	15
	30

	Disagree (D)
	10
	20

	Strongly Disagree (SD)
	5
	10

	TOTAL
	50
	100%


SOURCE: Field Survey, 2025 
The above table shows that 10(20%) out of 50 respondents strongly Agree with the statement, while 10(20) Agree with the statement, while 15(30) out of 50 the respondent Neutral, while 10(20) out of the respondent Disagree with the statement, while 5(10) out of 50 the respondent Strongly Disagree.
Table 19 I There is a need to improve the compensation framework in land acquisition
	OPTION
	RESPONDENT 
	Primary PERCENTAGE(%) 

	Strongly Agree (SA)
	15
	30

	Agree (A)
	10
	20

	Neutral (N)
	10
	20

	Disagree (D)
	10
	20

	Strongly Disagree (SD)
	5
	10

	TOTAL
	50
	100%


SOURCE: Field Survey, 2025 
The above table shows that 12 (24%) out of 50 respondents were below 25 year, 5(10) out of 50 respondent were between
Source: Field Survey, 2025
Table 1 shows demographic information of the respondents whereby gender distribution of the respondents shows that 9 (90.0%) of the respondents were male while 1(10.0%) happens to be females. The result brings to the height that majority of the respondents turned out to be males.  Distribution by age range shows that 50 (26.0%) of the respondents were within the age range of 15-20 years old, 0 (58.0%) of the respondents are within the age range of 21-25 years old, 9 (90.0%) of the respondents are within the age range of the respondents were within the range of 1(10) 25 years and above. The results show that most respondents are in the age bracket 21-25 years. This also show the educational level of the respondents parent where 9 (18.0%) of the respondent were ND 1 students, 20 (40.0%) of the respondent were ND 2 students, 13 (26.0%) of the respondent were HND 1 students and 8 (16.0%) of the respondent were HND 2 students. The results shows that most respondents are were ND 2 students. On same note the table also show the results of marital status of the respondents whereby 42(84.0%) of the respondents were single and 28(56.0%) of the respondents were married. The results show that most respondents were single. And this table also show the religion of the respondents where 22 (44.0%) of the respondents were Christian and 28(56.0%) of them were Muslim. 
4.5	DISCUSSION OF FINDINGS 
Compulsory land acquisition, while essential for public interest and development, often brings with it a range of challenges, particularly regarding the adequacy and fairness of compensation provided to affected individuals and communities. The findings below, based on a synthesis of studies, reports, and stakeholder perspectives, highlight the key challenges associated with this issue:

Lack of Clear Valuation Standards
One of the major challenges in ensuring adequate compensation is the absence of consistent, transparent, and standardized land valuation methodologies. Affected landowners often perceive the compensation as inadequate because:
· Land values used for compensation are based on outdated market prices.
· Non-market values such as sentimental attachment or cultural significance are not considered.
· Compensation often excludes improvements like crops, buildings, and other developments.
 Delays in Compensation Payment
Timely compensation is critical to ensuring fairness. However, findings often show that:
· Compensation payments are frequently delayed due to bureaucratic inefficiencies or funding gaps.
· Delays reduce the value of compensation due to inflation or lost economic opportunities.
· Affected persons may face hardship or forced displacement without any financial support during the transition.
Inadequate Legal Frameworks
In many jurisdictions, the legal structures governing compulsory acquisition are either weak or not rigorously enforced. Key issues include:
· Vague definitions of what constitutes “public interest.”
· Weak enforcement mechanisms for ensuring prompt and adequate compensation.
· Legal processes for dispute resolution are lengthy, costly, or inaccessible to marginalized populations.
Limited Public Participation and Consultation
Another critical challenge is the exclusion of landowners and communities from the planning and valuation process. This can result in:
· Mistrust between the government and affected persons.
· Lack of transparency and accountability in compensation decisions.
· Resistance, protests, and litigation from affected parties.





CHAPTER FIVE
SUMMARY, CONCLUSION AND RECOMMENDATIONS
5.0 Introduction
This Chapter gives a concise and vivid summary of the study and conclusion was drawn on the basis of the findings. On the basis of the conclusion drawn in the study, some recommendations were made.
5.1 SUMMARY OF THE FINDINGS
Compulsory land acquisition is a critical tool for governments to facilitate infrastructure development, urban expansion, and public service provision. However, the process often generates significant dissatisfaction due to challenges surrounding the adequacy of compensation. Key findings highlight issues such as the lack of transparent land valuation methods, delays in compensation payments, inadequate legal frameworks, limited stakeholder consultation, corruption, livelihood disruption, and gender inequality. These challenges collectively contribute to perceptions of unfairness and injustice, leading to disputes and social resistance.
5.2 CONCLUSION 
The effectiveness and fairness of compulsory land acquisition depend heavily on how compensation is determined, managed, and delivered. In many cases, compensation falls short of meeting the real and perceived losses of landowners and users, especially marginalized groups. Inadequacies in valuation, legal protection, and public engagement hinder the realization of just and equitable land acquisition. For compulsory acquisition to support sustainable development, there must be a deliberate shift towards more inclusive, transparent, and rights-based processes.

5.3 RECOMMENDATIONS 
To address the challenges and improve the adequacy of compensation in compulsory land acquisition, the following recommendations are proposed:
Standardize and Update Valuation Methods
Adopt transparent, current, and market-reflective valuation techniques.
Include non-market values such as cultural, emotional, and livelihood considerations in compensation assessments.
Ensure Timely Compensation
Establish legal timelines for compensation payments and enforce penalties for delays.
Provide interim financial support where immediate compensation is not feasible.
Strengthen Legal and Institutional Frameworks
Revise land acquisition laws to ensure clarity on compensation criteria and public interest definitions.
Enhance legal mechanisms for quick and affordable dispute resolution.
Enhance Stakeholder Participation
Involve affected persons early in the acquisition process through consultations and public hearings.
Ensure transparency in all decision-making stages to build trust.
Improve Transparency and Accountability
Digitize land records and publicly disclose compensation data.
Set up independent oversight bodies to monitor acquisition and compensation processes.
Provide Resettlement and Livelihood Support
Offer alternative land, housing, or livelihood restoration programs in addition to cash compensation.
Implement post-acquisition support to help affected persons re-establish their lives.
Promote Gender-Sensitive Approaches
Recognize women’s land use and ownership rights in compensation policies.
Ensure that compensation mechanisms include women and other vulnerable groups as beneficiaries.
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QUESTIONNAIRE
please kindly help me to fill this question and we need a straight forward answer for the question Challenges of Adequate Compensation in Compulsory Land Acquisition
Section A: Demographic Information
What is your age group?
Below 25
25–34
35–44
45–54
55 and above
What is your gender?
Male
Female
Prefer not to say
What is your highest level of education?
No formal education
Primary
Secondary
Tertiary
Postgraduate
What is your occupation?
How long have you lived or worked on the acquired land before acquisition?
Section B: Experience with Compulsory Land Acquisition
Was your land acquired under a compulsory acquisition process?
Yes
No
Were you given prior notice before the acquisition?
Yes
No


SECTION B
Below is a standardized 20-item questionnaire on the challenges associated with adequate compensation in compulsory land acquisition, with responses formatted using a 5-point Likert scale:
· Strongly Agree (SA)
· Agree (A)
· Neutral (N)
· Disagree (D)
· Strongly Disagree (SD)
Questionnaire: Challenges Associated with Adequate Compensation in Compulsory Land Acquisition


	No.
	Statement
	SA
	A
	N
	D
	SD

	8
	I was properly informed before my land was acquired.
	☐
	☐
	☐
	☐
	☐

	9
	I was consulted before the acquisition process began.
	☐
	☐
	☐
	☐
	☐

	11
	The compensation I received reflected the true market value of my land.
	☐
	☐
	☐
	☐
	☐

	12
	The valuation process was transparent and fair.
	☐
	☐
	☐
	☐
	☐

	13
	I was involved in the valuation process of my land/property.
	☐
	☐
	☐
	☐
	☐

	14
	Compensation was paid on time.
	☐
	☐
	☐
	☐
	☐

	15
	The payment was sufficient to acquire a similar piece of land elsewhere.
	☐
	☐
	☐
	☐
	☐

	16
	Compensation included allowances for relocation or resettlement.
	☐
	☐
	☐
	☐
	☐

	17
	I received support or guidance during the acquisition process.
	☐
	☐
	☐
	☐
	☐

	18
	Delays in compensation negatively affected my livelihood.
	☐
	☐
	☐
	☐
	☐

	19
	I experienced corruption or favoritism during the compensation process.
	☐
	☐
	☐
	☐
	☐

	20
	The process of compulsory acquisition was clear and understandable.
	☐
	☐
	☐
	☐
	☐

	21
	Compensation considered emotional or cultural attachment to the land.
	☐
	☐
	☐
	☐
	☐

	22
	Displacement affected my income-generating activities.
	☐
	☐
	☐
	☐
	☐

	23
	I trust the government to provide fair compensation for acquired land.
	☐
	☐
	☐
	☐
	☐

	24
	There is a need to improve the compensation framework in land acquisition.
	☐
	☐
	☐
	☐
	☐
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