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ABSTRACT
This research work offer a comprehensive write up on issues on compulsory land acquisition and adequate payment of compensation of whom right have been expropriated. The researcher examined the procedure involved in compulsory acquisition of land adequate payment of compensation in LaroTimeyin farm land which is now LaroTimeyin Housing Estate, which is a typical example of payment of compensation in Olorunda Local Government. The research explains the ignorance of claimant about the existence of the Land Use Act of 1978, and provides an insight into the adequacy of Government approval compensation mode of payment. The view of the parties involved in the subject acquisition and compensation as well as the problems encountered in the exercise have been highlighted in details in the study. The major findings in this research work is no provision for adequate compensation by the authority concerned, non- payment of interest at bank rate on delayed payment. In the view of finding the recommendation suggested includes compensation provision in the Land Use Act of 1978 and the view of enlighten of the people on the provision in the said Act.
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CHAPTER ONE
1.0	Introduction
[bookmark: _TOC_250040]1.1	Background to the Study
The increasing activity of government at various levels has necessitated the revocation of interest in land of original holders for overriding public purposes (LandUseActof1978). Land may be acquired for exclusive government use or for general public use. Public purposes may include sanitary improvements, reclamation or improvement of existing township. Other purposes include port facilities upgrading, widening of township roads, health facilities, schools, such as primary, secondary and tertiary schools, commercial developments, military purposes and so on. The concept of public purpose has a wide definition. Some development may be classified as for public purpose, but it does not mean to be used by all type of public. Through land acquisition process, the public sector would not face problems such as inconveniency in providing land to be developed. (Ismail, 2007)
(Umeh,1993) defined compulsory acquisition as the coercive taking of private land individual or communal or estate and interest in those for public purposes. Land which is the platform of all human activities is required for the success of these programs, individuals, communities, public and private developers whose interest are acquired for public purposes. Absolutely are guided by various laws of the land with respect to compensation payable. From the immemorial, the issue for land acquisition and compensation payable to claimants has been a delicate one. Delicate in the sense that it has not been properly equitably handled by the concerned parties in the transaction (Ojediran, 2000). Land has always played a crucial role in life of human community and is basics to human existence and also a limited resource. It plays an important role as a financial asset. Investment in infrastructure development such as airport, road, railways, hydropower, irrigation and town development for public purpose is very important for the development of any country and any infrastructure development needs a huge quantity of land. The first step towards the public infrastructure development is the acquisition of land. Land acquisition is a process of acquiring private or public land and providing for the public benefits. The compulsory acquisition or expropriation is the method for acquiring the land. Acquisition of land with low market value is common for the land acquisition in developing countries. The issues such as land valuation, compensation, and violation of rights, loss of ownership and livelihood of affected people come together during land acquisition.
According to Adeyinka, 2006, the laws governing compulsory acquisition are varied and diverse. Successive had recognized, modified and sometimes abrogated the previous law. The lack of continuity and proper co-ordination of the law has created ambiguities and difficulties of implementation. The determination of a just and equitable compensation for land compulsory acquired for public. Socio-economic and political changes in some cities in Nigeria brought about the increase of activities by government at various levels. Consequently, developments like street widening, road construction, drainage system and estate development became necessary. On the other hand, in order to make life easier for any settlement, infrastructural developments have to take place. Usually such developments are made by the government agencies.
To Chandan (2008), land acquisition is the tool government uses to acquire private property in other to provide public facilities; a tool to assist in the management of a country’s natural resources. This tool may be used to help mitigate and prepare against damage in the satisfaction of human needs and wants through land development. According to Otubu (2012, p. 7), “it is a process by which local and national governments obtain land and premise for development purposes when they consider this to be in the best interest of the community”. In all cases, the owners or occupiers are denied their property rights for overriding public interest or public
benefit (Kakulu, 2008). 
On the other hand, compensation simply means recompense for loss, deprivation or injury suffered (Ibagere, 2010). Umezuruike, (1998) as cited in Deeyah and Akujuru (2017) defined compensation 4 Nigerian Journal of Political & Administrative Studies Vol. 6.1, 2022 as ‘placing in the hands’ of the owner expropriated the full money equivalent of the thing of which he has been deprived. Compensations for compulsory acquisition must reflect the price which the claimant would have expected to have obtained for the property on a sale in the open market together with other consequential losses (Rowan-Robinson, 1990). The whole essence of compensation is to put the person in a state the person was before the harmful action of hurt took place. The property owner, therefore, shall be compensated for the losses he/she suffers due to expropriation. In other words, the affected property owner/ shall be in the same economic position as if the compulsory acquisition had never happened. “Compensation is to repay the affected people for the losses they suffered, and should be based on principles of equity and equivalence” (Belachew, 2013).
Subsequently, for these meaningful developmental projects to be executed, certain land owners have to be dispossessed for the benefit of the society at large. In the light of the above, the research work examines the procedures involved and assesses the adequacy of compensation for compulsorily acquired land in the study area.
1.2	Statement of Problems
The land use decree of 1978 is the most recent land policy in Nigeria, which covers any case of compulsory acquisition and compensation are provided in sections 28 and 29 respectively. The Decree supersedes any other policy on land. Going by the decree which provides for compulsory acquisition of land for overriding public interest, section 28 (1) was followed in Laro Timey in site which was compulsorily acquired for public interest.
Government compulsory acquisition of land for overriding public use is a good Omen. However, since the promulgation of the Land Use Act Cap 202l fn 1990, this subject has become complex and through the years, it gets more controversial than ever before. They had always being complaints trailing compensation process in Nigeria. It is not uncommon in the Nigeria context for people to give out their interest in land for the good of the general society. This might not be unconnected to the socio-economic value as well as important and pride inherent in land ownership as a status symbol.
Despite some constitutional provision such as Section 40 of the 1979 Nigeria constitution which states “ nobody should be deprived of his moveable or immoveable property without adequate and prompt compensation” also part 44 of 1999 constitution states that “No moveable property or any interest in an immovable property shall be taken possession of compulsorily and no right over any 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-
	a.	Requires the prompt payment of compensation thereof, and
	b.	Gives to any person claiming such compensation a right of access for the determination of his interest in the property and the amount of compensation he is entitle to.” Compensation still carries a tense atmosphere that calls for care. The enormous of these problems are so large that even after payments, they cannot be amicably resolved except they are forcefully swept under the carpet and in most situation, leaving the dispossessed bitter. In light of the above, the write up focuses on the various procedures involved in compulsory acquisition of land for infrastructural development and the problems encountered such as the ignorance of the claimants on compulsory acquisition matters, inadequate acquisition notice, inadequate amount being given as compensation and lack of court or tribunal to attain the aggrieved person.
These problems have brought about different kind of slogans being thrown upon assessment officers such as the merciless, the faithless, the deprivers etc. It is in this vies that the research is undertaken in order to find out the various problems encountered in an attempt to acquire land compulsorily for public use, at Olorunda Local Government area Osogbo, Osun State.
1.3	Research Questions
i.	Is there any laid down procedure adopted in compulsory acquisition of land, and if any, is the procedure followed?
ii.	What are the problems faced generally?
iii.	What is the mode of compensation adopted in paying up the affected claimants?
iv.	Is the compensation being paid adequate or not?
[bookmark: _TOC_250039]1.4	Aim and Objectives
The aim of the study is to assess the compensation for land acquisition in Olorunda Local Government Area for public purposes.
The following objectives are imperative in achieving the for going aim;
i.	To assess the procedure of acquisition of land and compensation payment to the land owners in Olorunda local government area.
ii.	To identify the problem faced by authorities and the holders/ occupiers on
Acquisition and compensation exercise in the study area.
iii.	To analyse the mode of payment of compensation adopted.-
iv.	To assess the adequacy of compensation paid.

1.5	Justification of the study
Food and Agricultural Organization of the United Nation (2008) described compulsory acquisition as the power of government to acquire private rights in land without the willing consent of its owner or occupant in order to benefit the society. This power is often necessary for social and economic development and the protection of the natural environment. Compulsory acquisition requires finding the balance between the public need for land, on the one hand, and the provision of land tenure security and the protection of private property rights, on the other hand. Compulsory acquisition is inherently troublesome; FAO (2008) suggested that claimants should be paid compensation which is no more or no less than the loss resulting from the compulsory acquisition of their land. The contentious matter is how to determine the exact loss that the claimant is entitled to as compensation not more or less than the loss suffered. This brings to bear the question of the adequacy of compensation.
In all the laws in Nigeria with respect to compulsory acquisition, the adequacy of compensation has not been addressed. In terms of the basis of valuation, Mangioni (2014) argued that there is the need for compensation to address the fact that market value is the only head of compensation in which the dispossessed property owner can readily accept. Beyond this, compensation principles must be modernized in addressing the overarching principle of equivalence in one form or create avenues of incorporating the other heads of compensation. Johnson et al. (2005) advised that the fundamental question which a valuer should ask himself in the valuation for compensation is: what capital sum would a purchaser expect to pay to acquire the property in the open market? This is an issue of applying the appropriate valuation methodology. The point to ponder is whether the Depreciated Replacement Cost (DRC) method prescribed by the Land Use Act of 1978 (LUA) now cited as CAP15 Laws of the Federation of Nigeria 2007, which is the current law on compulsory land acquisition and compensation in Nigeria, can determine appropriate compensation value that reflects market value, since the law excludes site value and other heads of claims such as disturbance, severance and injurious affection?
Jacob (2010) argued that compulsory acquisition is authorized as an exception to the general protection afforded to property and is justified on the grounds that the public interest outweighs the landowner’s interest. He further stressed that this process of acquisition is referred to as a purchase, despite the unwillingness of the “seller,” because his title to the land in question is acquired for a monetary payment called compensation; the main element of which is the open market value of the land assessed as though he was a willing seller.
Mangioni (2014) argued that the role of valuers in compulsory acquisition cases has predominately been model in the assessment of “market value. Compulsory land acquisition is the power used by governments of modern nations to acquire rights or interests in land without the consent of its owners or occupants in order to benefit the society (Food and Agricultural Organisation (FAO), 2008; Lindsay, 2012). To Kuye (2009), it is “a system of expropriating individuals of their rights of ownership to an estate or interest in land while converting these rights to monetary entitlements by way of compensation”.
Compensation can therefore be said to be a process of placing individuals whose lands have been acquired compulsorily by the acquiring authority in the same position they were before their lands were taken through re-settlement or cash/monetary means. When the government decides to use the power of compulsory acquisition, the law requires that the owner of the property is entitled to “…the payment of prompt, fair and adequate compensation as well as the value of all losses he may suffer in consequence of the acquisition” (King & Sumbo, 2015).
	This research is beneficial to Estate surveyors and valuers in the study area, claimants of land, Nigeria Institution of Estate Surveyors and valuers (NIESV) and the government of Nigeria by providing adequate information on acquisition and compensation of land, also this study will be useful in providing regulatory guideline for acquisition and compensation all the nation, it will definitely be useful for the department of estate management and valuation, Kwara state polytechnic as a documentation for future research.  
1.6	Scope of the Study
The study takes into account the adequacy of compensation for land acquisition in Olorunda Local Government area in Osun state. Basically compensation for land acquisition would be viewed and narrowed down to the case study of this research which is Olorunda Local Government area. Emphasis would be laid on the actual exercise of compulsory land acquisition and compensation in the study area which was between 2010-2023 in Laro Timeyin Osogbo.
1.7	Study Area
	Geographical setting of the study area
	Historical Background of Olorunda Local Government
The present Olorunda Local Government Council area had a taste of local governance in the early part of 20th century when it formed a major part of Osun Central Division with the present Osogbo and Olorunda Local Government Council area as the nucleus. The old Osogbo Local Government council was created during the 1976 Local Government Reforms. It was carried out by the Muritala/ Obasanjo regime and it covers the land area of what now constitute the present Olorunda Local Government. Olorunda Local Government Council was carved out on the 3rd of May,1989,when General Ibrahim Babangida administration created more local Government Council areas throughout the Federation. Olorunda Local Government Area is one of the 30 Local Government council areas that constitute the present Osun State. It was carved out of the former Osogbo Local Government Council during the period of President Ibrahim Babangida in1989.It has towns like, Osogbo, Oba-ile, Oba oke, Ilie as well as many other neighboring villages like Dagbolu, Ota-Efun, Okeore, Olubeedu, Akiribiti, Kobo-n-gbogbo- e, Idi- Amu, Alapata, Oloshe, Ejemu, Olayide, Oloore, Arenja, Oluode and Eesa.
The Ancient town of Osogbo which is the seat of the Local Government (Igbona) was founded by Larooye and Timehin the first settlers in Osogbo. They first settled at the bank of Osun river before moving to Oja Oba and with time, there was a rapid expansion of what now constitute Osogbo Land.
Olorunda Local Government Council Area is made up of part of the native areas of Osogbo town. The expanded areas occupied by the non natives include; Oke- Onitea in Agowande Area, School of Nursing-Ilobu Road, Pepsi Cola area, Kola Balogun and Testing ground areas among others.
Olorunda Local Government area covers a total land of about 600sq/kms. It is bordered on the East by Irepodun Local Government/Surulere Local Government of Oyo State, Osogbo Local Government to the West, Ifelodun/ Boripe and Egbedore Local Government to the North and South respectively.
Igbona, in Osogbo township which is the Administrative Headquarters lies approximately on latitude4º of the equator. Olorunda Local Government lies within the rain forest belt North-East of Yoruba land. The climate of Olorunda Local Government is tropical with the rainy season beginning in March and ending in September or early October. The harmattan or dry season begins in October and ends in March.
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[bookmark: _TOC_250036]1.8	Definition of terms
	Land
According to (Egwummuo2007) Land is the material of the earth, whatever may -be the ingredient of which it is composed, whether soil, rock or other substances, and includes free or occupied space for an indefinite distance upwards as well as downwards, subject to limitations upon the use of air space imposed and rights in the use of air space granted by law.
[bookmark: _TOC_250035]	Acquisition
According to the Oxford Leaner’s dictionary 6th edition, The word “Acquisition” is the act of acquiring which means to gain or come to posses, especially by ones work, skill, or action, often over along period of time Acquisition canal so be defined as the process of taking over individual or communal estate and interests in land for public purposes.
	Compulsory Lands Acquisition
	(Ekwueme2007) defines it as the forceful taking of private land (individual or communal) by the estate for public purposes. Physical land, interests and estate in land may be compulsorily acquired when need arises. In Nigeria context, what can be compulsorily acquired are the bundle of rights and other interests inherent in the land. This is so because the physical land itself is vested in the state. 
[bookmark: _TOC_250034]	Assessment
BBC – English Dictionary (1992) defines assessment as the consideration and judgment of someone about matters or event monetarily, it is to decided on the amount of work of an object or matter. Professionally, “assessment is the remuneration of economic trees, arable crop land, building, installation and other improvement attached to land by man for the purpose to determine their values.
	Compensation
(Udechukwu2006) describe Compensation as the amount that seems not to make an owner of property compulsorily disposed not worse off, nor better off
According to (Obiora2004) Compensation is where a tenant is required to quit an agricultural holding as a result of a notice to quit, he is normally entitled to compensation for disturbance, although there are certain exceptions, such as where the notice to quit is given in respect of bad husbandry, breach covenant or death.




CHAPTER TWO
2.0 	Literature Review/Theoretical Framework
2.1	Introduction
	This chapter of the study covers the presentation of past related literatures on the subject  of the study, accordingly the chapter is divided into part which include: concept of land, concept of land acquisition and compensation, Source of Power for Compulsory Acquisition of Land in Nigeria, acquiring authorities, and Land Use Act (Decree No.6, 1978).

2.2.0	Concept of Land
According to (Egwummuo2007) Land is the material of the earth, whatever may be the ingredient of which it is composed, whether soil, rock or other substances, and includes free or occupied space for an indefinite distance upwards as well as downwards, subject to limitations upon the use of air space imposed and rights in the use of air space granted by law. There are various views of people about land. This is a reflection of their different backgrounds interests and believes. For instance, politically land can be expressed to as a nation, division or group of people such as Nigerian land, ijesha land, Ibadan land, Ogboni land, Yoruba land Ibira land and so on. Professionally land is viewed differently while a lawyer considered it as a portion of the earth surface over which ownership rights can be exercised an economist look at it as means of production which has alternative used and limited in supply estate surveyor considers land as an economic good which commands value.
From the planning perspective, land represents a mosaic that ought to be regulated to ensure conformity and balance of the built environment (Besley, 1995; Raticliffe, 1996). However, the general inefficiency associated with majority of the developing countries’ land policies, and the absence of secure tenure, adequate land management capacity, among others, have been cited by Bernstein (1994), Hardoy and Satlerwaite (1989), as serious problems precipitating existing land crises in these countries. Inappropriate instruments and weak institutional structures are among the cavalcade of problems plaguing the commodity. However, the existence of crises in the Nigerian land market is paradoxical, if not an anathema, judging from the whooping 913,072.64s kms of land that lay to be shared among the estimated 140 million Nigerians (neglecting the hills, rivers, swamps, and other uninhabitable areas). Nonetheless, the existence of crises in the Nigerian land market could be traced to the following factors according to Bernstein (1994); rapid and uncontrolled Migration, natural increase and urbanization, existing socio- cultural cleavages, lack of secure tenure, inadequate information, inappropriate and inefficient land policies and instruments, weak institutional structures and Lack of land management capacity, among other factors. 
Land is an important aspect of every sector of real estate business or investment which comes with different facet. Adegoke (2010) explained the concept in the following ways. 
1. Land as space  
2. Land as nature 
3. Land as a factor of production  
4. Land as a consumption good 
5. Land as a situation 
6. Land as property and 
7. land as capital  

· Land as Space: land is viewed spatially, referring to such issues as a room, plot allocation or even the surface, which provide base and support for human activities.  Land as a space is fixed in quantity and is relatively indestructible. 
· Land as Nature: land as nature is closely linked to land as man’s natural environment. This is highly conditioned by access to sunlight, rainfall, wind, changing climatic conditions, soil, topographic conditions 
· Land as a factor of production: land is considered to be the main source of raw materials that humans use to produce goods and services. 
Naturally –occurring goods such as water, air, soil, minerals, flora and fauna that are used in the creation of products.  
· Land as consumption good: land is referred to as consumption good because people use land to satisfy most, if not all, of their needs to survive. As Barlowe puts it, “it has value as a consumer’’ (1958). 
· Land as a situation: is also of crucial importance especially in modern economic affairs and world politics. It suggests location “with respect to market, geographic features, other resources, and other countries” (Barlowe, 1958). 
· Land as property: land as a property that can be owned. To some extent, the land owner can exercise control over its use.  
· Land as capital: although land as a factor of production, is separate from capital, it is still regarded as capital to some extent. From the perspective of an average investor, for instance, land is to be purchased or leased just like capital goods (Barlowe, 1958). 

2.3.0 	Concept of Land Acquisition and Compensation 
	To Chandan (2008), land acquisition is the tool government uses to acquire private property in other to provide public facilities; a tool to assist in the management of a country’s natural resources. This tool may be used to help mitigate and prepare against damage in the satisfaction of human needs and wants through land development. According to Otubu (2012, p. 7), “it is a process by which local and national governments obtain land and premise for development purposes when they consider this to be in the best interest of the community”. In all cases, the owners or occupiers are denied their property rights for overriding public interest or public benefit (Kakulu, 2008).	
According to the Oxford Leaner’s dictionary 6th edition,The word “Acquisition” is the act of acquiring which means to gain or come to posses, especially by ones work, skill, or action, often over a long period of time Acquisition can also be defined as the process of taking over individual or communal estate and interests in land for public purposes.
2.3.1	Compulsory Lands Acquisition
(Ekwueme2007) defines it as the forceful taking of private land (individual or communal) by the estate for public purposes. Physical land, interests and estate in land may be compulsorily acquired when need arises. In Nigeria context, what can be compulsorily acquired are the bundle of rights and other interests inherent in the land. This is so because the physical land itself is vested in the state. According to (Kuye2003) the term “acquisition and compensation” can be defined as a system of expropriating individuals of their rights of ownership to any estate
of interest in land while converting this right to monetary entitlement by way of compensation. This system is normally enforced when government or its agencies requires land for public use. The system has been in practice in Nigeria ever is precolonial days, though on a minor scale because then, land was readily available other aliens into Lagos after the cessation of Lagos to queen Victoria of England and Ireland in 1861 led to the congestion of Lagos Island.

2.3.2	Acquisition from the Nigerian Government
All land in a State is vested in the State Governor who may grant rights of occupancy to any person for all purposes.A prospective land investor may therefore apply to the governor of the State where the target property is located for the grant of a right of occupancy.(Such rights of occupancy granted,by State governors,are termed ‘statutory rights of occupancy’)Section 8 of the Act provides that a statutory right of occupancy shall be for a definite term.The right of occupancy is therefore in the nature of a lease over the land for a period of time,usually 99years. The Act does not place a limit to the area of the land in respect of which a right of occupancy may be granted for building purposes. The federal government of Nigeria also has power to grant rights of occupancy in respect of land comprised in the Federal Capital Territory(i.e,Abuja and its designated environs),or vested in the Federal Government but located in states territories. Local Governments may grant ‘customary rights of occupancy’ where the land in question is not in an urban area.An agency of the federal Government, as distinct from the government itself,may also alienate its interest in any of its landed properties (Ekwueme2007). The procedure involves applying formally to the particular Government, or any appropriate agency, for the issuance of a right of occupancy. The discretion whether to grant or refuse to grant this interest rests completely with the Government. When granting the right of occupancy the Governor or Local Government issues a Certificate of Occupancy in evidence of the grant. However, other documents are sometimes issued, which are nonetheless valid.
2.3.3	Compensation
(Udechukwu2006) describe Compensation as the amount that seems not to make an owner of property compulsorily disposed not worse off, nor better off According to (Obiora2004) Compensation is where a tenant is required to quit an agricultural holding as a result of a notice to quit, he is normally entitled to compensation for disturbance, although there are certain exceptions, such as where the notice to quit is given in respect of bad husbandry, breach covenant or death.
On the other hand, compensation simply means recompense for loss, deprivation or injury suffered (Ibagere, 2010). Umezuruike, (1998) as cited in Deeyah and Akujuru (2017) defined compensation as ‘placing in the hands’ of the owner expropriated the full money equivalent of the thing of which he has been deprived. Compensations for compulsory acquisition must reflect the price which the claimant would have expected to have obtained for the property on a sale in the open market together with other consequential losses (Rowan-Robinson, 1990). The whole essence of compensation is to put the person in a state the person was before the harmful action of hurt took place. The property owner, therefore, shall be compensated for the losses he/she suffers due to expropriation. In other words, the affected property owner/ shall be in the same economic position as if the compulsory acquisition had never happened. “Compensation is to repay the affected people for the losses they suffered, and should be based on principles of equity and equivalence” (Belachew, 2013). 
BBC – English Dictionary (1992) defines assessment as the consideration and judgment of someone about matters or event monetarily, it is to decided on the amount of work of an object or matter. Professionally, “assessment is the remuneration of economic trees, arable crop land, building, installation and other improvement attached to land by man for the purpose to determine their values. 

2.3.4	Principles of compensation
The term compensation is used in a number of other statutes. It has a well understood meaning in respect of workers’ compensation. It has a different meaning from damages in the law of contract and tort. When used in the context of deprivation of land it means recompense or amends. It means the sum of money which the owner would have got had he sold the land on the open market plus other losses which result from the resumption. However, the term compensation is not defined in the land acquisition statutes. The term takes its meaning from the provisions which define what monetary sum must be paid to the dispossessed owner for the loss of his land (Brown, 1991; Rowan- Robinson & Brand, 1995). The sum payable may represent a sum not only for the land taken, but also other losses suffered in consequence of the acquisition. The fundamental principle has been to place the affected landowners in the same position, after acquisition as he was before, nor worse, nor better. This also called the principle of equivalence (Rowan-Robinson & Brand, 1995; Teo&Khaw, 1995; Jain & Xavier, 1996; Usilappan, 1997).
2.3.5	Measurement of adequate compensation
What should be the measure of compensation? According to (Elliott 1977). There is nothing in any compulsory acquisition laws mentioned on the measure or yardstick to apply in assessing the compensation. As the result of the unusually open texture of the legislation, the measure of compensation was left to the arbitrators or juries to determine (Parish, 1985). (Michelman1980) develops two models of compensation designed to achieve different objectives, one derived from
classical utilitarianism and the other, the fairness model derived from the justice as fairness approach of John Rawls. Michelman’s main concern was with the question ‘when to compensate’. However, Bell (1980) considers how the objectives of these two models might be reflected in the measure of compensation. Bell suggests that the objectives of the utilitarian approach would be to maximize social welfare. His research indicates that in view of the time, trouble and expense being invested in lengthy negotiations with landowners, the greater net benefit would be likely to be achieved by a measure of compensation which provides claimants with a small balance of advantages thus encouraging less objections and speedier settlements.
An interesting example of a utilitarian approach to compensation is as quoted by (Cullingworth1980), who cites the Minister of Transport in a memorandum in 1958 to the Minister of Housing and Local Government as stating that his department ‘could not be more strongly in favour’ of a Bill providing for an increase in the measure of compensation for compulsory acquisition because of the difficulties faced by his department in time consuming procedures for compulsory acquisition at unattractive rates of compensation. Bell suggest that this small balance of advantage might assessed by reference to the optimum point on a claimant’s satisfaction curve. On the data available, he estimated that this would point to an addition of some 30 percent to the market value of a holding.



2.3.6 	Adequate Compensation
The 1979 Nigeria constitution states that “for compensation to be deemed as ‘Adequate compensation’. The expropriated claimant should be put in the same position in which he was immediately before his property was acquired. Section 1 (a) of the Nigerian constitution emphasized that if a fair market value of the property is less than the full market value, it cannot be deemed to be adequate compensation. (Kuye2005) defined adequate compensation as the amount paid to a claimant for his land by an acquiring authority, which puts the claimant in the
(Umeh2003) also emphasized that compensation should be paid for both land taken and the one not taken, and it must be adequate as provided by the law. (Ismail 2007) Award of an adequate compensation amount has a wide definition. It depends on some surrounding and related elements such as court verdict, administration practices and orders from the State Authorities .Thus, there will be some value discrepancy between the amount required by the land owner and the value to be awarded by the legal parties. The discrepancy of compensation amount happens when the application valuation practices being used by both parties are different. However, if state authorities should take any action pertaining to the land acquisition from the land owner, the State authorities should comply all related provisions stated in the LUA 1978 to ensure that any action taken is legal and can be accepted from the legal side.

2.3.7	Delayed Compensation
According to (Babatunde 2003) while citing land use act Section six (6) which provides that “where an owner of an estate or interest in land compulsorily acquired is required to yield up possession of his estate or interest in land prior to the payment of compensation or provision of alternative accommodation as the case may be, interest at bank rate shall be payable on the value of the estate for the per or between the entry of land and the payment of compensation computation of compensation by the appropriate officer who is the federal Director of lands in the federal capital territory”. He argued that the provision of the Decree (land use act) on the effective date is the date of entry into the land is not fair.



2.3.8	Resettlement and Compensation
Resettlement can be described as an instrument to be prepared when project activities are identified, that require land acquisition that leads to physical displacement of persons, and/or loss of shelter, and/or loss of livelihoods and/or loss, denial or restriction of access to economic resources. The RAC is prepared by the party impacting people and livelihoods in this manner and contains specific and legal binding requirements to be taken by that party to resettle and compensate the affected party before project activities causing this adverse impact are implemented.
2.3.9 	Need to Pay Compensation
Provisions were for the payment of adequate compensation in all various stature laws governing compulsory land acquisition and payment of compensation. The need to compensate expropriated owner is to achieve social equality among holders. The laws provides that any person whose right have been compulsorily acquired for public purpose is entitled to be paid fair and adequate compensation (it could be in monetary or in kind) so that he is not worse off or better off after being compensated. The constitution of Nigeria also provides that prompt payment of compensation should be done. The right to compensation is a fundamental right.

2.4.0 	Procedure for Acquisition and Compensation
According to (GLAC2002), it has been observed in the various acquisition and law from various literatures that the procedure for acquisition and compensation in practice take similar trend in Nigerian as identified below:-
i. 	Conceptualization Stage
ii. 	Reconnaissance Survey
iii. 	Publication of Notice
iv. 	Claims and counter claim
v. 	Assessment and payment of compensation
vi. 	Hearing of Aggrieved Parties and Settling of disputes
In Nigeria, the mode of publication could be in government gazette, local newspapers, handouts, and other new media, by poster on land being acquisition, affixing posters conspicuously on public building or local government offices in the vicinity of the acquisition. The notice of acquisition usually fixes the date of entry as 6 week or any other suitable period from the date of publication of notice in the government gazette. It has been noticed that 6 week is not always followed, and could be extended because of the difficult in communication coupled with the fact that a lot of the claimant in the area may be illiterates.

2.4.1	Assessment and Payment of Compensation
This is also known as enumeration exercise. The method of assessment is always dictated by law’s through in practice it may be slightly altered by the acquiring authoring. The Land use decree of 1978 stipulated that the depreciated replacement cost method should be used be used. Compensation is no longer payable for bare land except for unexhausted improvement on land, and this supersede any other method as prescribed by other various law on compulsory acquisition and compensation. Assessment is usually done by practicing estate surveyors and valuer employed the acquiring authoring. Those in private practice can only act as agent to the
claimants. Compensation can be in the following form:-
i. 	It could be in monetary terms, usually paid to the claimants directly or through his agent.
ii. 	It could be in form of resettlement in lieu of compensation as provided in section 33 of the land use decree. This is common when people are displaced from built up residential areas acquired for overriding public interest.
iii. 	If the holder entailed to compensation is a community (section 29 3), it shall be paid
a. 	To the community or,
b. 	To the chief or leader of the community to be disposed of by him for the benefit of the community in accordance with the application customary law, or
c. 	Into some fund specified by the (military) governor the purpose of being utilized or applied for the benefit of the community .

2.4.2	Source of Power for Compulsory Acquisition of Land in Nigeria
The Government is vested with the power to acquire land and pay adequate compensation in any case of revocation in Nigeria which is derived from four sources namely: (a)Customary law(b) Constitutional law (C) Statue law and (d) Military decree.

2.4.2.0 	Customary Laws:
Governments in almost all the part of the world have tended to retain three types of right on all private property. This right is first the right to extinguish private property when the land and the improvement are needed for public health, morals and general welfare of the society. The third power is the right to tax private property for the support of the government or authorized activities of the tax imposing authority. From our custom, the power for compulsory acquisition of land is derived from the right of eminent domain. Modern law on the subject also demises form the same base but in modern times statute law, constitutional law and sometimes the military decree have been used to modify this traditional rights of eminent case and equitable operation of compulsory acquisition practice as direct by the prevent social, political and economic out look the right of eminent domain has numerous problems some of which are:-
• The actual decision to take property for public use.
• A proper delegation of authority for this purpose.
• Compliance with the prescribed condemnation procedure.
• Determine of just compensation
The question ofhow can land be legally be taken. Today many of the traditional authority which exercised power of compulsory acquisition have lost much of their power eminent domain and as such the customary law has lost most of its potency and currency as an authority for compulsory acquisition of land.

2.4.2.1 	Statute Law
Compulsory acquisition in Nigeria has been based on statue law. Compulsory acquisition, in Nigeria started in connection with the improvement ordinance of 1863, which was principally aimed at improving Lagos. This law is known as town improvement ordinance which empowered the colonial governor to pull down buildings with the sole aim of improving Lagos streets and highway, also attempts to reclaim land in Lagos Island led to the passing of the law the swamp improvement ordinance The first general ordinance (power) of public land acquisition was introduced in 1976 and the ordinance was later extended to the whole of southern Nigeria in
1906. This authorized the colonial secretary to acquire by agreement or compulsorily and land in Lagos required for the services of the colony and the protectorate in 1914. In 1958 the ordinance was later amended by way of promulgation of the public land acquisition ordinance cap 167 which has its ancestry in English Act namely the land claim consolidation Act 1845 and the acquisition of land (assessment of compensation) Act 1919, it also set out procedures for compulsory acquisition and rules of assessment. Regionalization of  Nigeria in 1954 led to the enactment of different compulsory acquisition laws between the North, West and the East, May of the laws retained most of the provision of the principle act its procedure, rules of assessment and machinery for settlement of disputes.

2.4.2.2	 Constitutional Law
Compulsory acquisition by public authorities in Nigeria has always had constitutional backing, ever since has always made provision for compulsory acquisition of land and adequate compensation in any case of acquisition. The land use decree is more or less a constitutional law since it has been incorporated into the constitution provide for the payment of adequate compensation in the event of compulsory acquisition of any movable or immovable property, or any right over or interest in any such property in 1979 section 42(1) provided that no movable
property or any interest in such property prescribed by a law, that among other things requires the prompt payment of compensation thereof. Therefore subject to the provision of the constitution any law purporting to give right of compulsory acquisition which does not make provision for payment of prompt compensation is constitutionally invalid.

2.5.0	Public Purpose
It has been observed that there are numerous purposes for which land could be acquired for public uses. Public purpose to the federation as relating to “Any matter with respect to which  overnment of the federation has power to make laws. “Public purpose of a state is similar but relates to any matter with respect to which the government of the state has power to make laws.
However, this has been redefined in greater details by schedule 2 of the Land Use Decree, 1978. “Public purpose” under the decree includes; 
a. 	For exclusive government use or for general public use; 
b. 	For use by any corporate body directly established by law or by any corporate body registered under the companies decrees 1968 as respects which the government owns shares, stocks or debentures; 
c. 	For or in connection with sanitary improvement of any kind;
d. 	For obtaining control over land contiguous to any part or over land the value of which will be enhanced by the construction of any railway, road or other public work or convenience about to be undertaken or provided by the government;
e. 	For obtaining control over land required for or in connection with development of telecommunications or provision of electricity;
f. 	For obtaining control over land required for in connection with mining purpose;
g. 	For obtaining control over land required for or in connection with economic, industrial or agricultural development;
h. 	For obtaining over land required for or in connection with planned urban or rural development or settlement;
i. 	For educational and other social service.

2.6.0	Acquiring Authority
According to (Olusegun2003)“mean that the organization which is empowered by statues to carry out acquisition and revocation of certificate of occupancy” The Land use Decree No 6 of 1978 empowers the state governor to revoke any right of occupancy on his behalf or on behalf of the federal Government for public purposes or overriding public interest. “Acquiring authority is a body authorized by state or law to acquire land compulsorily for public purposes. Acquiring authorities include government establishments, parastatals and agencies such as Power Holding Company (PHCN) for way leaves; Nigerian National Petroleum Cooperation (NNPC) for oil pipelines, oil blocks, fuel depots etc; federal universities Housing Corporation for public housing 

2.7.0 	Interest Holder/Claimant
According to (Ismail2007), interest holder or claimant is an individual or community whose interests or rights in land have been expropriated by an acquiring authority for public purpose, or an individual or community whose right of occupancy was revoked and the land acquired for overriding public interest. 

2.8.0 	Head of Claim
It is essential that the head and items of claim must be stated clearly and specially to enable the acquiring body understands and determines to what extent it can accept liability in normal compensation claim, some of the items that frequent feature include land, building, structure crops economic tree and unexhausted improvement to land. Other may comprise severance injurious affection accommodation works and disturbance. There is various type of disturbance
known as abortive expenditure removal cost adaptation of premises and chattels professional fees, depreciation of assets, loss in good will profit stock on what may be termed disturbed.

2.9.0	Inheritance
This is the most common way of acquiring interest in land in Nigeria. It accounts for seventy to eighty percent (70-80%) of the total number of plots and hectares held by farmers. The title acquired by inheritance is permanent and heritable. In nearly all parts of Nigeria, not only does land belong to the man, but also it is split among his male children, either before or after his death. This is generally either his wish or it is the tradition, and is still strongly in force in rural and semiurban regions, despite provisions to the contrary in the Land Use Act which was promulgated over twenty- five years ago. Thus, unless some of the heirs in successive generations have been able to add to the original total holding, the size of land available to the average person in the family continues to decline.

2.10.0	Purchase
This is the most important method of acquiring land for urban uses such as commercial, residential, and service activities. Whereas a few decades ago purchase of land was rare and rather difficult in Nigeria (because landholders saw themselves as trustees and custodians of land for the unborn generation of family members), it has recently increased. Increasing population pressure and exposure to monetized economy and commercial activities have paved the way for greater commercialization of  interests in land. Land is now being bought and sold, despite the fact that the 1978 Land Use Act expressly forbids ordinary open market transfers of land.

2.11.0	Gift
As in the case of land exchanges, land acquired as a gift has been relatively rare in Nigeria in recent times. This is partly a reflection of the somewhat sharp increases in the market values of both rural and urban land within the last twenty years. It is also partly a result of serious shortages of land in the faced of a rapidly rising population and not-so-rapidly rising family and personal incomes.

2.12.0	Land Use Act (Decree No.6, 1978)
The land use decree no of.6 1978 otherwise popularly called the land use act was promulgated on 29th March 1978, the effective day of commencement of its operation in Nigeria. It is a statutory instrument used by the government to consolidate and harmonies the diverse tenures prevalent in the country before the promulgation. It aims at ensuring the protection of the rights of all Nigeria to enable them to provide for the sustenance of themselves and their families. It abolished the age long tradition of private ownership of the land in south and introduced a uniform system of land tenure for the whole country. Land tenure under this dispensation means no one can have an interest in the land beyond the terms granted to him by statute (usually 99 years) and such interest is renewable on expiration.
The objectives of the act are as follows:
• 	Eliminating land speculation
• 	To remove bitter controversies which land has generated in Nigeria
• 	Assisting the citizenry, in respective of social status, to own a piece of land where he and his family can live and farm
• 	Streamlining and simplify the management and ownership of the land in the country.
• 	Bringing to government control, the use to which land can be put in all part of the country, and facilities planning or formation of programs for particular land uses.
• 	Facilitating the process of land acquisition by individuals, corporate bodies, institution0 and government.
Section 1 of the Nigeria Land Use Act which became the land use act provides all land comprised in the territory of each state in the federation are hereby vested in the military government of that state and such land shall be held in trust and administered for the use and common benefit of all Nigerians in accordance with the provision of this act. Very often, we see that the government always moves to invoke the provision of the land use act to acquire hectares of communal and individual parcels of land for the oil company with little or no compensation at all to the original owners of the land. We often hear that the property acquired is for ‘overriding public interest’ ‘a phrase in the act’‘ which is defined to include ‘the requirement of the land for mining purpose or oil-pipeline or for any purpose connected therewith’. It is not in doubt that the
government can acquire compulsory under the land use act but there is no reasons why adequate compensation should not be paid to the land owners for this acquisitions. But the most unfortunate thing is that the act those not spell out clearly how compensation for the acquisition of the property should be assessed. However, section29(4) of the act makes the provision for
compensation on revocation of the right of occupancy of land acquired or to be acquired. In the case of vacant land, compensation is calculated based on ‘an amount equal to the rent, paid by the occupier during the year in which the right of occupancy was revoked.’ This means that if the land is not lease and is acquired, the owner get nothing as compensation for the bare land. In the case of buildings, installation or improvement thereon’ compensation is based on the depreciated replacement cost of the buildings etc. ‘For crops on land’ the compensation payable is the amount ‘equal to the value as prescribed and determined by the appropriate officer’ who is the chief lands officer the state’. The acquiring authorities and the oil companies always says crops on land are just far crops like cassava ,and cultivated vegetables like okro ,cabbage etc. as well as economic trees like palm trees, raffian palm, iroko, mahogany etc. These, they say, should be counted aid government rates for each of the crops which is applied to have at the compensation payable with this approach they had out what could be as low as N 1,000.00 to claimant. There is nothing whatsoever in the act to support the crop counting as the only bases of
determining the quantum of compensation payable for the acquisition of land without buildings. In fact, the crop counting is not referred to at all in the act. 


2.12.1	Acquisition Provision of the Land Use Act (1978)
For the discharge of their statutory, social and administrative responsibilities of the federal, state and local governments of the federation and their agencies, from time to time require land for the execution of project and policies. Compulsory acquisition of land connotes fore, compulsion, a situation in which the state acquires land against wish of the owner. The land owner is compelled by law to surrender and part with the use of this land together with all the right and privilege attached to such land in favor of the acquiring authority on terms dictated by law. The land owner has neither sought nor obtained the acquisition. Apart from dispossessing the owner, it imposes very severe hardship on him, such as the total extinction of his business or means of livelihood. The situation is even worse and more depressing since land use act does not provide adequate remedies by way of compensation to the disposed owner. In conclusion, Section 28 of land use act is mainly concerned with the acquisition of the land by the government and section28 (1) categorically state thus; ‘it shall be lawful for the military governor to revoke a right of occupancy for ‘overriding’ public interest’.



2.12.2	Compensation Provision of the Land Use Act (1978)
Provision is made in the land use act, for the establishment in each state of a land use and allocation committee(composed of least two estate surveyors or land officers, a legal practitioner and some other members representing community interest) with advisory function and power to determine disputes as the amount of compensation payable for improvements upon revocation of
certificate of occupancy;section6(5) of the act provides for right receive compensation for the value at the date of revocation of their unexhausted improvement.

i. 	Land – an amount equal to rent(if any) paid by occupier in the year of revocation ,
ii. 	Crops—an amount equal to the value as prescribed and determined by the appropriate officers, and
iii. 	Buildings, installation, or other improvements on the land aside crops and amount, equal to the depreciated cost determined on the basis of the method of assessment. Prescribed by the appropriate officer, and satisfactorily substantiated cost of reclamation works, and so on.
2.12.3 	Revocation of Rights of Occupancy and Compensation Thereof
According to (Olayonwa2006) while citing Land Use Act Section 28(1) stipulates that: “It shall be lawful for the (military) Governor to revoke a right of occupancy for overriding pubic interest”. Subsection 2 of the same section states that overriding public interest in the case of a statutory right of occupancy means-
(a) 	The alienation by the occupier by assignment, mortgage, transfer of possession, sublease, or otherwise of any right of occupancy or part thereof contrary to the provisions of this decree or any regulation made there under;
(b)	The requirement of the land by the Government of the state or by a Local Government in the state, in either case for public purpose within the state, or the requirement of the land by the government of the federation for public purposes of the federation;
(c) 	The requirement of the land for mining purposes or oil pipelines or for any purpose connected therewith.
Subsection 4 of section 28 further stipulates: “the (Military) Governor shall revoke a right of occupancy in the vent of the issue of a notice by or on behalf of the Head of the Federal Government if such notice declares such land to be required by the government for public purposes”.
The basic principles of compensation in the land use decree of 1978 are stipulated in section 29, of which subsection 1 states: “If a right of occupancy is revoked for requirement of the land for public purposes, the holder and the occupier shall be entitled to compensation for the value at the date of revocation of their unexhausted improvements”.
Subsection 2 of section 29 further states: if a right of occupancy is revoked for the requirement of the land for mining purposes or oil pipelines, the holder and the occupier shall be entitled to compensation under the appropriate provisions of the mineral. Act or the minerals Oil Act or any legislation replacing same”.
Subsection 3 of section 29 makes provision for a community in the following manner “ if the holder or the occupier entitled to compensation under this section is a community, the (Military) Governor may direct that any compensation payable to it shall be paid:-
a) 	To the community; or
b) 	To the Chief or leader of the community to be disposed of by him for the benefits of the community in accordance with the applicable customary law; or
c) 	Into some fund specified by the (Military) Governor for the purpose of being utilized or applied for the benefit of the community.”
Assessments of compensation payable under the Decree are prescribed by subsection 4section 29, which states; “Compensation under Subsection 1 of this section shall be as Section 30 provides that “Where there arises any dispute as to the amount of compensation calculated in accordance with the provisions of section 29, such dispute shall be referred to the appropriate Land Use and Allocation Committee.”
Section 31 of the decree makes an important provision. It stipulates: “The provisions of the public lands Acquisition (Miscellaneous provisions) Decree 1976 shall not apply in respect of any land vested in, or taken over by, the (military) Governor pursuant to this Decree or the right of occupancy to which is revoked under the provisions of this decree, but shall continue to apply in respect of land compulsorily acquired before the commencement of this Decree.” 
Section 33 of the Decree also stated that where a Right of Occupancy in respect of any developed land on which a residential building has been erected is revoked, the holder may be resettled by way of a reasonable alternative accommodation in lieu of compensation at the discretion of the Governor or Local Government.

2.12.4	Role of Estate Surveyors and valuers in Land Acquisition and Compensation Matters
According to (Igboko1995) Estate valuers are the foremost professional involved in compulsory land acquisition and compensation. They have varieties of role to play in any event of compulsory land acquisition and compensation matter, some of which may include the following
1. 	A registered Estate surveyor can act as a representative on half of his client in any event of compulsory and compensation, so far he is duly authorized by the client
2. 	They could act as observer in compensation payment exercise especially where compensation funding is sourced (loaned) from the contractor.
3. 	Surveyors handle compensation assessment enumeration exercise and compensation	 valuation work to ensure that proper record are kept and protect the government and client’s interest.
4. 	Furthermore, estates surveyors can manage pre and post compensation disputes and litigations. Their knowledge of law arbitration facilitates their playing of this role in acquisition and compensation matters
5. 	Estate surveyor and valuers play an important role the evolution of more appropriate legislation on compulsory land acquisition and compensation in the area of reviewing the basis of compensation assessment, and overhauling the cumbersome bureaucratic acquisition machinery to make the acquisition procedure less frustrating.

2.12.5 	Short Coming in the Provision for Acquisition and Compensation Payable Under the Land Use Decree
(a) 	It is equitable that there will be no compensation for land of no annual ground rent on land is paid during the year of revocation
(b)	The law does not make provision for the occupier but the holder in respect of compensation.
(c) 	It is imperatives to note here the amount being paid as compensation is not enough to buy a plot of land not to talk of making improvement on the land.
(d) 	Since the method of compensation is determined by the appropriate officer, there boundary to be bias and subjectively which could lead to dispute in the cause of making compensation to the claimant.
(e) 	The method does not take into cognizance the present value of money and the rate of inflation thereby giving room for the short changes of the claimant
(f) 	The critical analysis of Sec. 33 (1) and (2) of the Land us Decree which provide that “where resettlement cost is higher than the depreciated replacement of the compensation -is not fear to the claimant since his demand or claim are not being equitably taken care of.


2.13.	SUMMARY OF LITERATURE REVIEW
	S/N
	AUTHOR
	YEARS
	REVIEW

	1
	Adegoke
	2010
	Explain land as an important aspect of every sector of real estate business or investment which comes with different facet 

	2
	Chandan 
	2008
	land acquisition is the tool government uses to acquire private property in other to provide public facilities; a tool to assist in the management of a country’s natural resources

	3
	Umeh
	2003
	also emphasized that compensation should be paid for both land taken and the one not taken, and it must be adequate as provided by the law 

	4
	Olayonwa 
	2006
	while citing Land Use Act Section 28(1) stipulates that: “It shall be lawful for the (military) Governor to revoke a right of occupancy for overriding pubic interest”

	5
	Egwummuo
	2007
	Land is the material of the earth, whatever may be the ingredient of which it is composed, whether soil, rock or other substances, and includes free or occupied space for an indefinite distance upwards as well as downwards, subject to limitations upon the use of air space imposed and rights in the use of air space granted by law

	6
	Kakulu
	2008
	In all cases, the owners or occupiers are denied their property rights for overriding public interest or public benefit 

	7
	Kuye
	2003
	Define the term “acquisition and compensation” can be defined as a system of expropriating individuals of their rights of ownership to any estate
of interest in land while converting this right to monetary entitlement by way of compensation

	8
	Deeyah and Akujuru  
	2017
	defined compensation as ‘placing in the hands’ of the owner expropriated the full money equivalent of the thing of which he has been deprived

	9
	Obiora
	2004
	Stated that compensation is where a tenant is required to quit an agricultural holding as a result of a notice to quit, he is normally entitled to compensation for disturbance, although there are certain exceptions, such as where the notice to quit is given in respect of bad husbandry, breach covenant or death.







CHAPTER THREE
3.0	Research Methodology
3.1	Introduction 
The study was aimed at determining an assessment of adequacy of compensation for land acquisition a case study of Olorunda Local Government Area of Osun State. This chapter describes the research methods that were employed in generating data for the research project. It explains the research methodology and design, the study population, sampling method and procedures, data collection procedures and instruments and finally presents the data analysis procedure.

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

3.3.0	DATA TYPES AND SOURCE
To facilitate the proper analysis and evaluation of this study, the step taken was the identification of categories of data sources which are primary and secondary sources of data.
3.3.1	Primary source 
It is adopted to collect data. Without the exclusion of secondary source, which  is also used as tool  for driving relevant information to this study, using related textbooks, online journal from internet websites, published and unpublished lecture papers.
3.3.2	Secondary Sources 
	This research work compliments the primary source of data, by consulting materials, which contain the accounts of eventual or phenomena, suggestion, write ups that are relevantly in line with the proposal topic especially in the aspect of conceptual frame work and definition. Thus, by reading textbooks, journals, magazines and newspapers and other conforming literatures
The nature of this project is such that necessitate oral interview from the acquiring authority (Town planning and land survey), claimant. In addition, discussions were held with some private Estate surveyor in Osogbo who were involved in the subject of acquisition and compensation exercise in one way or the other. This is so because the compulsory acquisition and compensation exercise of Olorunda was handled by them.
3.4	INSTRUMENT FOR DATA COLLECTION. 
For the purpose of carrying out this study, combination of data acquiring tools will be use. Instruments adopted to collect the required data from the respondents are as follows;
1. 	Questionnaire: the questionnaires designed for this study entails itemized Questions. There are structured as thus via; questionnaires,
(a) Open-ended Questionnaire: This is a set of unstructured Questions; aimed at deriving different opinion on questions like do you have other source of income? If yes state ...............................Here the questions are not provided with options of possible answers; instead, they are left blank to allow the respondents to respond independently. 
(b) Close-ended Questionnaires: This work designed Structured Questionnaire. It contains questions which are provided with some options of likely answers to guide the respondent in selecting the most appropriate one which corresponds to the questions asked so as to ensure that the respondent does not answer out of point. 
Then, the respondent is at liberty to choose from the options provided. But this however, depends on the type of information needed by the researcher. 
2. Interview: Interactive session ensued between the researcher and population sampled. The interviews were carried out through face-to-face approach.
3. Field Survey: Personal, observation, interaction, with the sampled elements of the study area and areas were conducted this includes reconnaissance survey and actual field inspection.     
3.5	TARGET POPULATION
	The target population for the project research work is the:
ACQUIRING AUTHORITIES:	they entities with the power to acquire land, property or assets for various purposes.
CLAIMANTS: refer to individuals or entities that assert a right or entitlement to something.
ESTATE SURVEYORS AND VALUERS: this is a professional trained and has been certified under ESVARBON under NIESV to practice carry out valuation and other related branch of the profession.  
3.6 	SAMPLE FRAME
	To get accurate and précised data and information that will give solutions to rent defaulting within the study area; below are the proposed numbers of target population to distribute questionnaire to and their source.
Table 3.1 showing the analysis of target population and their source.
	S/N
	RESPONDENTS 
	TOTAL NUMBER OF QUESTIONNAIRE TO BE ADMINISTERED
	SOURCE

	1
	ACQUIRING AUTHORITIES
	1
	Physical observation

	2
	CLAIMANTS
	81
	Physical observation

	3
	ESTATE SURVEYORS AND VALUERS  
	18
	NIESV directives and others that reside in Ogbomosho

	
	TOTAL
	100
	


Source: field survey, 2025
3.7	SAMPLE SIZE
Table 3.2 showing the total number of questionnaire administered and retrieved.
	Respondents 

	Total number of
Questionnaire administered and retrived
	No of Responses
	% of responses 

	1
	ACQUIRING AUTHORITIES
	0
	100%

	2
	CLAIMANTS
	80
	97%

	3
	ESTATE SURVEYORS AND VALUERS  
	15
	83%

	
	TOTAL
	95
	


Source: field survey, 2025
3.8	SAMPLING PROCEDURE
	Sampling involves the selection of few members of the whole population under survey which must be unbiased in order to attain relevant data. Therefore, simple random sampling techniques was adopted to obtain a great degree of representation.

3.9	METHOD OF DATA ANALYSIS
All data collected from the study area formed the basis of in-depth analysis. The informations gathered were analyzed and clearly illustrated using percentage tables in interpreting them.
Percentage Tables: were used to present data collected in numerous form so as to facilitate quick understanding of how information is gotten in the study area.


3.10	Summary for data analysis for each objectives
3.10	Summary for data analysis for each objectives
	S/n
	Objectives
	Data requirement 
	Research design
	Method of data measurement 
	Method of data analysis

	1
	To examine the procedure of acquisition of land and compensation payment to the land owners in Olorunda local government area.
	Property types, development type, property use, and proximity to infrastructure 
	Descriptive analysis
	Nominal, ratio and Ordinal
	Frequency distribution, percentages and proportions

	2
	To identify the problem faced by authorities and the holders/ occupiers on Acquisition and compensation exercise in the study area..
	Property types, condition and age, proximity to key amenities, and security level
	Descriptive analysis
	Nominal, ratio and Ordinal
	Frequency distribution, percentages and proportions

	3
	To examine the mode of payment of compensation adopted.
	Type of institutional property, year of development, occupancy rate and location of institutional property
	Descriptive analysis
	Nominal, ratio and Ordinal
	Frequency distribution, percentages and proportions

	4
	To assess the adequacy of compensation paid.
	Valuation report of the property, the type of property
	Descriptive analysis
	Nominal, ratio and Ordinal
	Frequency distribution, percentages and proportions


Source: Author’s Compilation, 2025


[bookmark: _TOC_250009]CHAPTER FOUR
[bookmark: _TOC_250008]4.0	Data Presentation and Analysis

4.1	Introduction
This chapter shows the result of analysis and interpretation of results. One hundred (100) questionnaires were administered to three different groups. Eighty one (81) questionnaires were administered to the claimants of the properties, eighteen (18) to the estate surveyor and valuers and the remaining one (1) was administered to acquiring authority. Out of the one hundred questionnaires, ninety five (95) questionnaires were able to retrieved and then subjected to analysis using the statistical packages for social sciences (SPSS). The results of the analysis are as presented below.
Table 4.1: Response on Sex of respondent 	
	Sex  
	Frequency  
	Percentage  (%) 

	Male 
	75
	78.94% 

	Female 
	20
	21.06% 

	Total 
	95 
	100% 


Source: field survey, 2025
	It was reveals in the above table shows that 75 (78.94%) were male, while 20 (21.06%) were females. Which means most responses came from the male.

Table 4.2 	Qualification of respondents
	Qualification
	Frequency
	Percentage

	SSCE
	30
	31.60

	NCE
	15
	15.80

	HND/B.Sc
	40
	42.10

	Others
	10
	10.50

	Total
	95
	100


Source: field survey, 2025.
It was reveals in the above table shows that 30 (31.60%) holds SSCE, 15 (15.80%) holds NCE, 40 (42.10%) holds HND/B.Sc while 10 (10.50%) did not hold any certificate.
TABLE 4.3	Occupation of respondent
	OCCUPATION
	FREQUENCY
	PERCENTAGE

	Farmers
	0
	0

	Civil servant
	65
	68.68

	Traders/business
	15
	16.79

	Private service 
	8
	10.42

	Others
	2
	4.11

	Total
	95
	100


Source: field survey, 2025
The above table shows the occupations of the selected respondents, which responses in their various disciplines with their familiarity with the Land Use Act.
The above tables then reveals that farmers are less, Civil servants were 65 (68.68%), traders were 15 (16.79), Private service were 8 (10.42), and others were 2 (4.11%) which has the knowledge of acquisition and compensation of land ranging from their understanding level of percentage.

Objective 1: To examine the procedure of acquisition of land and compensation payment to the land owners in Olorunda local government area.
	Table 4.4 showing the procedure adopted in the compulsory acquisition of land
	RESPOND
	FREQUENCY 
	PERCENTAGE

	Yes
	68
	85

	No
	12
	15

	Total
	 80
	100


	Source: Field’s survey, 2025
	The above tables shows that the 68 (85%) claimants were aware that there is a laid down procedure for compulsory acquisition of land, while 12 (15%) were not aware
	Table 4.5: Is the procedure followed?
	RESPOND
	FREQUENCY 
	PERCENTAGE

	Yes
	55
	68.75

	No
	25
	31.25

	Total
	80
	100


Source: Field’s survey, 2025
The above tables shows that the 55 (68.75%) claimants agreed that the procedure were followed, while 25 (31.25%) disagreed.
		

Objective 2: To assess the purpose of the acquisition of land in the study area.
Table 4.6: Showing the purpose of the acquisition of land
	RESPOND
	FREQUENCY 
	PERCENTAGE

	development of housing estate site
	76
	95

	Construction of road or railways
	2
	2.5

	Others
	2
	2.5

	Total
	80
	100


Source: Field’s survey, 2025
The above tables shows that 76 (95%) is for development of housing estate purpose, 2 (2.5%) is for construction of road or railways purpose while 2 (2.5%) is for other purposes. 
	Table 4.7: Is the land developed immediately after revocation?
	RESPOND
	FREQUENCY 
	PERCENTAGE

	Yes
	74
	92.5

	No
	6
	7.5

	Total
	80
	100


	Source: Field survey, 2025.
The above table shows that the 74 (92.5%) claimants agreed that the land was developed immediately after acquisition and revocation, while 6 (7.5%) disagreed.
	Objective 3: To evaluate problems association with acquisition and compensation in the study area
	Table 4.8 Problem Encountered by Claimants in the Acquisition and compensation Process
	Problems
	Frequency
	Percentage

	Delay in settling the compensation 
	65
	81.25%

	Inadequate revocation Notice
	10
	12.5

	Illiteracy and inadequate enlightenment
	5
	6.25

	Total
	80
	100


Source: Field survey, 2025.
Above table shows that the major problem encountered by the claimants in the acquisition and compensation process was the delay in the compensation 65 (81.25%), followed by inadequate revocation notice 10 (12.5), while others agreed on illiteracy and inadequate enlightenment 5 (6.25%).
	
	Objective 4: To examine the mode of payment of compensation adopted

	Table 4.9 showing the responses on the document on the land?
	RESPOND
	FREQUENCY 
	PERCENTAGE

	Yes
	59
	73.75

	No
	21
	26.25

	Total
	80
	100


	Source: Field survey, 2025
The above table shows those claimants that have document on the land are 59 (73.75%), while 21 (26.25%) does not secure a document on the land.
Table 4.10 showing the responses on the authenticity of the valuation report on the land. 
		RESPOND
	FREQUENCY 
	PERCENTAGE

	Yes
	80
	100

	No
	0
	0

	Total
	80
	100


	Source: Field survey, 2025
The above table shows that the land was properly valued to know the value of the property before acquisition and compensation.
Objective 5: To assess the adequacy of compensation paid
Table4.11: Shows the details of categories of acquired properties.
	Properties
	No of respondents
	Percentage

	Agricultural
	65
	81.25

	Residential
	15
	18.75

	Total
	80
	100%


	Source: Field Survey, 2025
The categories of properties that were acquired in LaroTimeyin site were mainly farmland and farm structures. From the questionnaire administered, it was revealed that about 65(81.25%) of the claimant used their land for agricultural purposes while 15(18.75%) use their as residential.


Table4.12 Shows the Details Notification of Acquisition
	Response
	No of response
	Percentage%

	Yes
	70
	87.5

	No
	10
	12.5

	Total
	 80
	100


Source: Field survey, 2025
In the response to questionnaires distributed, it was reveals that there is always notification served to them before acquisition as 70 (87.5%) of the respondents agree with the motion, while 10 (12.5) disagree.

Table 4.13 Shows the Details of Promptness in the compensation payment
	Duration
	No of claimants
	Percentage%

	3–5years
	   5
	6.25

	5–8years
	   75
	93.5

	Total
	  80
	100


Source: Field survey, 2025
It was shown from the table above that it usually takes a very long time before the compensation is being paid to the claimants. 75(93.5) of the respondents shows that it takes between 5-8 years and the remaining 5(6.25%) shows between 3-5 years before the compensation was paid.
Table 4.14 Adequacy of compensation
	Adequacy
	No of claimants
	Percentage%

	Yes
	14
	17.5

	No
	66
	82.5

	Total
	80
	100


Source: Field survey, 2025
The categories of properties acquired at LaroTimeyin site were farmland of compensation was to put the claimants in the same position as before acquisition. From the questionnaire administered, about 82.5% of the claimants revealed that payment was grossly inadequate on the basis that their properties worth more than what they were being paid while about 17.5% said the payment was okay.
	Table 4.15: Condition of claimants after payment of compensation
	Condition
	No of respondents
	Percentage%

	Enhanced
	6
	7.5

	Reduced
	70
	87.5

	Same as before
	4
	5

	Total
	80
	100


Source: Field survey, 2025.
As can be observed in the above table and chart, 70 (87.5) out of the 80 respondent claimants claims that their condition was reduced after the payment, another 6 (7.5%) shows enhancement while the remaining 4 (5%) said their conditions still remain the same.
	The View of Estate Surveyors and Valuers in Town planning and land survey.
Table 4.16 Adequacy of Compensation

	Respond
	Frequency
	Percent

	Adequate
	4
	22.2

	Inadequate
	14
	77.8

	Total
	18
	100.0


Source: Field survey, 2025.
It was shown that there was in adequate compensation from the response of the Estate Surveyors and valuer in the department of Town planning and land survey of the Olorunda local government that participated in the acquisition of Laro Timeyin site. 14 (77.8%) of the respondents shows inadequacy while the remaining 4(22.2%) shows adequacy. This is also in support of the claimants as 65 (82.3%) of the claimants describe it as inadequate in table 4.14. It was also shown from their response that despite the inadequacy in the rate adopted, the claimants were also been paid lately.

	Summary of chapter four
It was shown from the result of the analysis as presented above that there is inadequacy in the compensation for acquisition of land in Laro Timeyin as the respondents shows inadequacies in the compensation being paid. It was also shown That there is always a delay in payment of this compensation and also a lot of challenges were faced by the claimants of these properties.



[bookmark: _TOC_250005]CHAPTER FIVE
[bookmark: _TOC_250004]5.0		Summary of Findings, Recommendation and Conclusion
[bookmark: _TOC_250003]5.1	Summary of Findings 
Numerous problems trailed the assessment of the adequacy of compensation exercise of LaroTimeyin Site. These problems emerged as a result of many factors which are explained here in.
1. Ignorance of the people on the existing and provisions of Land Use Act of 1978:- Inhabitants of the rural community are not aware of this decree let alone its provision.
2. Inadequate revocation Notice:- From the response to the questionnaire it was gathered that the period of notification given for revocation of the study area was short.
3. Use of low rate for assessment of crops and economic trees: - The common practice is the adoption of a set of rates determined several years ago by the “Appropriate Officer” which has no basis to the yield open market value.
4. Non enumeration for some crop/economic trees: - during the cause of the research it was discovered that some economic trees erroneously, though not have economic value and so were therefore undervalue.
5. Non Payment of interest on delay payment despite the provision in Sec. 29 (4b) of the Decree which makes provision for payment of interest on delay payment of payment of compensation in Laro Timeyin
6. The Claimants were not represented by any professional neither were advised by any.
[bookmark: _TOC_250002]5.2	Conclusion
It has been established that the people of LaroTimeyin have not adequate compensation. In order to ensure that an expropriated land owner is fully and adequately compensated in line with the principles of justice and fair play the recommendations highlighted by this research work below with special emphasis on the review of compensation provision in the Land Use Decree of 1978, will be a reference point. It is worthy of note that land policy of any country or community is very important to its quests for socio- political transformation. After making the necessary reviews and amendments in the Act, and effort should be made towards its effective implementation, this will justify the sacrifices made by the expropriate land Owners.
[bookmark: _TOC_250001]Recommendation
1. Proper and adequate financial planning and allocation should be made by acquiring authorities at the conceptualization stage of major land acquisition to avoid cases where acquiring authorities are unable to pay up the total value of assessed compensation.
2. The government approved rates should be improved and the cost replacement method substituted with income method for fairer assessment of compensation
3. Compensation should be paid without delay to avoid incidences of farmers going into the acquired sites to commence usage.
4. Payments of compensation should be done as promptly as possible, and
Where there is delay in payment, interest at bank rate should be included in the compensation value for the said delay.


REFERENCES
Adebayo,T.A.(2004). Need for Improved Economic Trees During Compulsory Acquisition in 
Nigeria. Case of Ife Ibadan Road. A paper publish in the Estate Surveyors and Valuer. A journal of Nigeria institution of Estate Surveyor and  Valuer VOL 27 No. 1 page 73
Ayeni, A. O., Olaleye, A., & Bello, M. A. (2011). Compensation for land acquisition in Nigeria: 
A case study of Ibeju-Lekki Area. *Journal of Sustainable Development in Africa, 13 (6), 
1–12.
Babatunde, J. (2003).Modern techniques of property valuation. Jitoset publishers Ltd, 
Abuja.
Deininger, K., Selod, H., & Burns, A. (2012). *The land governance assessment framework: 
Identifying and monitoring good practice in the land sector. The World Bank.
Egwummuo, J.N.(2007). Principle and practice of Land Law. Published by Onye 
Ventures Production Enugu.
Ekwueme, E. (2007). Land acquisition and compensation. Unpublished www.ekwueme.com
FAO. (2008). Compulsory acquisition of land and compensation. FAO Land Tenure Studies No. 
10.
Glac(2002). Federal Ministry of Agriculture and Water Resources.2nd phase Rural access and mobility project (Enugu and Osun States) www.earthguards.com
Jain and Xavier(1996). Pacific Rim Property Research journal, Vol12,No 3Kuye, O.(2002). 
Property valuation, principles and practice in Nigeria. Climax Publication limited, penthouse: Lagos.
Nuhu, M. B. (2008). Compulsory acquisition and payment of compensation in Nigeria: A case 
study of Federal Capital Territory (FCT), Abuja. *FIG Working Week 2008, Stockholm, 
Sweden.
Ogunba, O. A., & Ojo, O. (2007). Resolving the controversies in compensation valuation 
practice in Nigeria. Journal of Land Use and Development Studies, 3 (1), 1–9.
Oluduro, O. F., & Aina, A. T. (2020). Assessment of compensation adequacy for land acquisition 
in Nigeria: A study of urban areas. International Journal of Advanced Research in Public Policy, Administration and Development Strategies, 4 (1), 45–56.
Omirin, M. M. (2003). Issues in land accessibility in Nigeria. Journal of the Nigerian 
Institution of Estate Surveyors and Valuers
Obiora, P (2004). Advanced valuation handbook. Published by strong Tower
Publications.P.OBox1017, Ekwulobia.
Olatunji, A S. (2012). Lecture note on advanced valuation(ETM521), Department of estate 
management, school of environmental technology, Federal University of technology, 
Minna (unpublished).
Olayonwa, G.O. (2006) Property valuation from methods to Application. Publised By 
Debo Publishing Company, Iwo.
Udechukwu, C.E (2006). Principle of valuation. Treem publisher ltd, Lagos, Nigeria.


[image: ]Department of Estate Management, 
Kwara state polytechnice, Ilorin.
Kwara State.




Dear Respondent,


QUESTIONNAIRE TO THE ACQUIRING AUTHORITY (TOWN  PLANNING AND LAND SURVEY).
I am a final year student of estate management department conducting a research to assess the adequacy of compensation for land acquisition in Olorunda Local Government, Nigeria. It is in this regard that i kindly request your sincere support by answering the questions below. Your responses will be treated with utmost confidentiality. To guarantee your anonymity do not write your name or any personal details on this questionnaire
Thanks for your kind attention and cooperation..



Yours Sincerely,

ISIAKA JELILAT ODEYINKA

QUESTIONNAIRE
1. When was the subject site acquired?	
2. What is the purpose of the acquisition?	
3. What is the total site are acquired by Olorunda Local Government	
4. Did you give notice of acquisition to the owners/occupiers? (i) Yes[ ] (ii) No[ ]
5. If yes, what media did the acquiring authority use in informing the claimants about the notice of acquisition? A. Radio B. Television C. Newspaper
6. What was the duration of notice given? A.1-2 b.2-4 c.4-6
7. Was the site assessed for compensation? (i)Yes [ ]	(ii) No [ ]
8. If yes who carried out the assessment? (i) Private estate firms(s) [	] (ii) employee estate surveyors[	] (iii) Other (specify)		
9. What law was used as the basis of assessment?
(i) Public lands acquisition 1958 [  ]
(ii) State lands resumed decree of 1968 [	]
(iii) Public Land Acquisition (miscellaneous provision) 1976	[]
(iv) Land Use Act 1978 [ ]   
10. Was compensation paid before commencement of project?
(i) Yes[	]	(ii)No[]
11. When was compensation paid? A 1-5  b.5-8   c  8 and above
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Dear Respondent,
QUESTIONNAIRE TO THE CLAIMANTS
I am a final year student of estate management department conducting a research to assess the adequacy of compensation for land acquisition in Olorunda Local Government, Nigeria. It is in this regard that i kindly request your sincere support by answering the questions below. Your responses will be treated with utmost confidentiality. To guarantee your anonymity do not write your name or any personal details on this questionnaire
Thanks for your kind attention and cooperation..





Yours Sincerely,

ISIAKA JELILAT ODEYINKA

QUESTIONNAIRE
1. Sex: Male[]Female[	]
2. Occupation	
3. Address of the property acquired	
The state/ condition of the site before acquisition
(i) Developed[	]
(ii) Undeveloped[]
If (i) Above what type of property is it?
Residential [ ] (ii) Commercial [ ] (iii) Industrial[  ] (iv) Agricultural [ ] (v)  Others [	] specify	 
4. How did you obtain ownership of your land?
(i) By purchase [ ]	(ii)	Through inheritance [ ]
(iii)	Gift [ ]	(iv)	By Settlement [ ]
(v)	Others [ ]specify	
5. Do you have evidence of ownership of your land?(i)Yes [ ](ii)No[]
6. Was any notice served on you or sent to you before the acquisition?
(i) Yes[	]	(ii)No.	[]
7. What was the duration of the revocation notice before you were dispossessed?	A.1-2 
	B 2-4 C.4 -6
8. Did you make any claim? (i) Yes [	] (ii) No [  ]
9. Were you represented by qualified Estate Surveyors?
(i) Yes [	]	(ii)	No [   ]
10. Have you been paid compensation?
(i) Yes	[	]	(ii)	No[]
11. If yes, how long did it take you to receive it?
(i) Less than1year after acquisition[	]
(ii) Within1-3years[	]
(iii) Within3-5years[]
(iv) Within5-8years[	]
(v) Within8-10years[	]
12. Was the compensation paid adequate?
(i) Yes[	](ii)No[]
13. What would you say about condition after compensation was paid?
(i) Enhanced[	]
(ii) Reduced[	]
(iii) Same as before[]
14. Were you paid any interest for any late payments?
(i) Yes	[	]	(ii)No[	]
15. What were the problems you encountered in the course of acquisition and payment of compensation?
i. Problems of identify real claimants
ii. Non appearance of claimants
iii. Insufficient funding of exercise
iv. Illiteracy and adequate enlightment
16. Canyoupleasesuggestwayofavoidingoreradicatingsuchproblemsespeciallyfor future acquisition and compensation exercise?	
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Dear Respondent,
QUESTIONNAIRE TO THE ESTATE SURVEYORS AND VALUERS
I am a final year student of estate management department conducting a research to assess the adequacy of compensation for land acquisition in Olorunda Local Government, Nigeria. It is in this regard that I kindly request your sincere support by answering the questions below. Your responses will be treated with utmost confidentiality. To guarantee your anonymity do not write your name or any personal details on this questionnaire
Thanks for your kind attention and cooperation..
[image: ]




Yours Sincerely,

ISIAKA JELILAT ODEYINKA

QUESTIONNAIRE
1. Have you ever been involved in any land acquisition and assessment of compensation?
(i) Yes [	]	(ii)	No.[	]
2. Ifyes, name the project	
3. Did you represent any claimant or client in the said land acquisition and compensation?
(i) Yes [	]	(ii)No[]
4. What was the duration of the notice of revocation?A.1-2B.2-4C.4-6
5. Do you think the duration was enough for the claimants to file in their statement of claims?	(i) Yes [	]	(ii) No.[]
6. What rate did you use in the assessment of compensation?
i.Federal[	] Ii.State[] iii. Others [ ] specify	
7. Do you think the rates used were fair and reasonable?
i.Yes [   ]	ii .No[   ]
9. What method of assessment did use in determining the compensation payable?
10. How would you described the compensation paid?
i. Adequate [	]	ii. Inadequate [ ]
11. How long did it take the acquiring authority to settle the compensation?
i. Less than1year after acquisition[	]
(ii) Within1-3years[	]
(iii) Within3-5years[]
(iv) Within5-8years[	]
(v) Within8-10years[	]
12. If there was a delay in settling the compensation, was interest on delayed payment computed? i. Yes [  ]	ii. No  [  ]
13. Whatmediawereusedtoinformclaimantsabouttherevocationoftheirrightsof occupancy? A. Radio b. Television c. Newspaper
14. Do you think the media used were appropriate to get to the affected persons/claimants?	i. Yes [  ]	ii.  No [ ]
15. If No, suggest other appropriate media which can be used.
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