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CHAPTER ONE
1.1. Introduction
Land acquisition by the government for public purposes is a globally accepted practice, but the process must be fair and just, especially in compensation. In Nigeria, compulsory acquisition and compensation are governed by the Land Use Act of 1978, which vests all land in the state government. However, the implementation of this law has attracted criticism due to issues such as inadequate compensation, lack of transparency, and delayed payments. These challenges are particularly evident in urbanizing areas like Ilorin, where the demand for land for infrastructure continues to rise.
Compulsory acquisition without fair compensation not only affects the livelihoods of landowners but also leads to disputes, displacement, and sometimes social unrest (Abdulai, 2020). This study seeks to examine these challenges in Osin Aremu, a rapidly developing area affected by compulsory acquisition for infrastructural development around Asa Dam and South Link Road.
Land is a finite and vital resource that serves as the foundation for housing, agriculture, infrastructure, and economic development. In many countries, including Nigeria, the government holds the authority to compulsorily acquire land for public purposes such as road construction, urban renewal, and social amenities. This power, known as the power of eminent domain, is often exercised under the premise of promoting the public good. However, this authority must be balanced with the rights of landowners to ensure that acquisition is conducted fairly, transparently, and with adequate compensation.
In Nigeria, the legal foundation for compulsory acquisition is provided by the Land Use Act of 1978, which vests all land in each state under the control of the Governor. The Act authorizes the government to acquire land for public purposes, provided that affected individuals are compensated. While the intention of the Act was to streamline land administration and improve access to land for development, it has been widely criticized for enabling abuse of power and poor compensation practices (Udoekanem, 2014; Omirin, 2009).
In practice, the process of land acquisition has been marred by numerous challenges, including inadequate compensation, non-participatory procedures, lack of transparency in valuation, delays in payment, and poor stakeholder engagement. These issues have led to increasing tensions between the government and landowners, especially in areas experiencing rapid urbanization. As development pressures increase in Nigerian cities, the frequency and scale of land acquisition have expanded, intensifying the impacts on affected communities (Olujimi, 2010).
One such area facing this challenge is Osin Aremu, located off South Link Road near Asa Dam in Ilorin, Kwara State. As part of urban infrastructure development efforts, the government has acquired land in this community for road expansion and other public works. However, residents of Osin Aremu have expressed concerns over the manner of acquisition, the valuation of their properties, and the adequacy of the compensation provided. These concerns highlight broader systemic issues in the implementation of the Land Use Act and the need for a critical review of the existing processes.
This study, therefore, investigates the challenges associated with compulsory land acquisition and compensation in Osin Aremu, aiming to shed light on the gaps in law and practice, the experiences of affected landowners, and the implications for future land governance in Nigeria. By doing so, it contributes to the growing body of knowledge on land rights, urban planning, and the protection of vulnerable populations in the face of compulsory acquisition.
1.2. Background of the Study
The Land Use Act of 1978 centralized land ownership, giving the governor control over all lands within a state. While the Act aimed to streamline land administration and ensure access for public development, its implementation has been fraught with procedural inadequacies. In Osin Aremu, the compulsory acquisition of land for development purposes, such as road expansion and public housing, has raised concerns among landowners and stakeholders regarding the adequacy and fairness of compensation processes.
According to Oni and Owei (2018), affected landowners are often not adequately informed or involved in the valuation and negotiation process. In areas like Osin Aremu, this has led to conflicts and resistance. Understanding these challenges will provide insight into policy gaps and the need for reform.
Land is one of the most critical assets in any society. It forms the basis for human settlement, agriculture, industry, and infrastructure development. In Nigeria, land tenure systems have evolved significantly, especially following the promulgation of the Land Use Act of 1978. This Act was introduced to reform land administration, eliminate multiple claims to land, and ensure equitable access for development purposes. The Act vested all land within a state in the hands of the state governor, who holds it in trust for the people and can allocate or acquire land as needed for public purposes (FRN, 1978).
One of the major provisions of the Act is the power it gives government authorities to compulsorily acquire land for public use. However, this process is expected to be carried out in accordance with principles of justice, fairness, and equity, particularly with respect to compensation for affected landowners. In reality, however, this has not always been the case. The compulsory acquisition process in Nigeria is often fraught with several challenges such as poor implementation of compensation procedures, under-valuation of properties, lack of adequate public consultation, bureaucratic delays, and sometimes outright neglect of the rights of affected persons (Omirin, 2003; Aluko, 2017).
In urban and peri-urban areas like Ilorin, the capital of Kwara State, urban expansion, infrastructure development, and public works have led to increasing instances of government-led compulsory land acquisition. Osin Aremu, a community located off South Link Road near Asa Dam, has witnessed such acquisition, primarily for road expansion, drainage construction, and other public infrastructure projects. While such development efforts are laudable, the implementation process has exposed significant gaps in the land governance system. Affected individuals have raised complaints about inadequate or delayed compensation, lack of clarity about valuation criteria, and minimal public engagement prior to acquisition.
These experiences reflect broader national concerns. Several studies have shown that landowners often feel disenfranchised and powerless during compulsory acquisition processes (Udoekanem et al., 2014). This feeling is particularly profound in communities like Osin Aremu, where land serves not just as a physical asset but also as a cultural and economic base. The failure to recognize and properly compensate for these losses can result in community discontent, litigation, and social resistance, thereby undermining the developmental goals the acquisition aims to achieve.
Moreover, the legal provisions in the Land Use Act regarding compensation are often vague, giving room for subjective interpretation. The Act stipulates that compensation should be paid for unexhausted improvements and not necessarily the land itself, unless legal title exists. In practice, this limits the compensation that informal or customary landowners can claim, even if they have occupied and developed the land for decades (Ezeokonkwo, 2018).
In this context, a study of the Osin Aremu community offers a timely and focused investigation into the realities of land acquisition and compensation in Nigeria. By examining the challenges faced by affected individuals and assessing how the Land Use Act is implemented on the ground, the study aims to highlight critical gaps in policy and suggest pathways for more inclusive, transparent, and equitable land acquisition frameworks.
1.3. Statement of the Problem
Despite the existence of legal frameworks for land acquisition and compensation in Nigeria, several communities still suffer from inadequate compensation, delayed processes, and lack of proper engagement. The community of Osin Aremu has experienced compulsory acquisition under government directives with claims of under-compensation and minimal stakeholder participation. The problem lies in the conflict between government development objectives and the rights of landowners, which often leads to dissatisfaction, legal battles, and socio-economic dislocation (Egunjobi, 2019).
1.4. Research Questions
1. What are the legal and procedural frameworks guiding compulsory acquisition under the Land Use Act of 1978?
2. What are the specific challenges experienced in Osin Aremu during land acquisition and compensation?
3. How adequate and fair is the compensation given to affected landowners in the study area?
4. What is the level of public participation in the acquisition and compensation process?
5. What are the possible solutions to improve compensation and acquisition practices?
1.5. Research Hypothesis
H₀: There is no significant relationship between the process of compulsory acquisition and the level of dissatisfaction among landowners in Osin Aremu.
H₁: There is a significant relationship between the process of compulsory acquisition and the level of dissatisfaction among landowners in Osin Aremu.
1.6. Aim and Objectives
Aim:
To examine the challenges associated with compulsory land acquisition and compensation under the Land Use Act of 1978, using Osin Aremu as a case study.
Objectives:
1. To assess the legal procedures for compulsory acquisition under the Land Use Act.
2. To identify the challenges faced by landowners in Osin Aremu during acquisition and compensation.
3. To evaluate the adequacy of compensation provided.
4. To analyze the level of community involvement and transparency.
5. To propose recommendations for improving land acquisition and compensation practices.
1.7. Justification of the Study
This study is essential for exposing the flaws in the implementation of land acquisition policies in Nigeria, especially in rapidly urbanizing regions. Findings from this research will be useful to urban planners, policymakers, and stakeholders in improving land governance, ensuring fairness, and reducing conflicts. It will also contribute to the academic discourse on land reform and urban development.

1.8. Scope of the Study
The study focuses on Osin Aremu, located off South Link Road, Asa Dam area in Ilorin, Kwara State. It will examine cases of compulsory land acquisition carried out in this community, focusing on the procedures followed, the adequacy of compensation, and the level of public engagement. The temporal scope spans from 2010 to 2024 to cover recent developments in the area.
1.9. Study Area Description
Osin Aremu is a peri-urban community situated off South Link Road near Asa Dam in Ilorin, the capital of Kwara State. The area has witnessed rapid transformation due to infrastructural development, attracting government interest in land for road construction and housing projects. The community is predominantly residential with a mix of informal settlements and structured developments. The increasing government intervention in land acquisition here makes it a suitable case for examining the impact of the Land Use Act.
10. Definition of Terms
· Compulsory Acquisition: The power of government to acquire private land for public use without the consent of the landowner but with compensation.
· Compensation: Payment given to landowners for property acquired by the government.
· Land Use Act of 1978: Nigerian law that vests ownership of all land in the hands of the governor for the benefit of the public.
· Public Purpose: Projects deemed beneficial to the community such as roads, schools, and hospitals.
· Valuation: The process of determining the worth of a property for compensation purposes.
· Expropriation: The act of taking private property for public use, with or without consent.


CHAPTER TWO
LITERATURE REVIEW
2.0. Literature Review 
Compulsory acquisition, also known as eminent domain, refers to the power of the government to acquire private land without the consent of the owner, for public purposes, and upon the payment of compensation. In Nigeria, this process is primarily governed by the Land Use Act of 1978, which vests all land within a state in the hands of the Governor, to be held in trust for the people.
According to Nuhu (2008), compulsory acquisition is intended to serve public interest, such as for infrastructure, housing, or national development projects. However, the Act prioritizes "public interest" without clearly defining its scope, thereby creating room for misuse and ambiguity. Furthermore, the Act provides for compensation only for unexhausted improvements on land, not for the land itself, which has been a major source of dissatisfaction among affected persons.
Omirin (2003) also notes that the constitutional and statutory basis for compulsory acquisition is clear, but implementation often falls short of international best practices. Issues such as lack of transparency, delayed payments, under-compensation, and non-involvement of affected communities undermine the process and lead to conflict.
2.1.1. Pre-Colonial Era
In pre-colonial Nigeria, land tenure systems were predominantly customary and communal. Land belonged to the community, families, or extended kinship groups and was held in trust by community leaders such as chiefs, obas, emirs, or family heads.
· Land was not privately owned, and it could not be sold or alienated permanently to outsiders.
· Land rights were granted mainly for use, such as for farming, hunting, or building houses.
· There was no formal system of compulsory acquisition or compensation as understood today. Disputes over land were resolved by traditional leaders or councils of elders.
2.1.2. Colonial Era (1861–1960)
The introduction of British colonial rule marked a shift in land administration. The colonial government formalized land ownership, primarily to serve administrative, commercial, and exploitative interests.
· The most significant legal instrument during this era was the Land and Native Rights Proclamation of 1910 and later, the Land and Native Rights Ordinance of 1916 in Northern Nigeria, which vested land in the Governor for the benefit of the natives.
· In Southern Nigeria, land was still largely governed by customary law, although the colonial administration began introducing Western concepts of land ownership and documentation (e.g., land registries).
· Compulsory acquisition was introduced legally, allowing the colonial government to acquire land for public purposes, but compensation was often inadequate or denied, especially under the excuse that the land was communally owned and without formal titles.
2.1.3. Post-Colonial Era (1960–present)
After independence in 1960, Nigeria retained much of the colonial land law structure. However, disparities in land access and the inefficiency of compensation mechanisms prompted reform.
· The most pivotal legislation is the Land Use Act of 1978, which vested all land in each state in the hands of the Governor, to be held in trust for the people. This centralized land ownership and control, and established the framework for compulsory acquisition and compensation.
· Under the Act, land can be compulsorily acquired for overriding public interest, and compensation is payable for the unexhausted improvements (not the land itself, since the state owns it).
· Compensation may be in cash or through resettlement or alternative land.
· However, the implementation has been criticized for inadequate compensation, lack of transparency, delays, and non-resettlement of displaced persons.
Summary Table
	Era
	Key Features
	Compensation Practice

	Pre-Colonial
	Customary/communal land tenure, no formal land market
	No formal compensation, based on communal decisions

	Colonial
	Introduction of statutory laws, land vested in the crown, legal acquisition
	Often denied or inadequate

	Post-Colonial
	Land Use Act 1978; land vested in state governors; legal basis for compensation
	Compensation for improvements, implementation issues


2.2. Conceptual Framework
The concepts of compulsory acquisition, compensation, and land governance are central to this study.
a. Compulsory Acquisition
This refers to the statutory power of the government to acquire private land for public purposes without the consent of the owner. The Land Use Act of 1978 provides for this power in Nigeria under the control of the state governor (FRN, 1978). The intention is to promote the public good, but it must be exercised with fairness and due process.
b. Compensation
Compensation is the payment made to affected landowners for land compulsorily acquired. The Land Use Act emphasizes compensation for "unexhausted improvements" rather than land value itself unless the landowner holds a statutory or customary right of occupancy. This limitation is a major source of discontent (Udoekanem, 2014).
c. Public Purpose
Although not clearly defined in the Act, "public purpose" typically includes roads, schools, water projects, and government buildings. The ambiguity allows for misuse or overreach of government authority (Omirin, 2003).
d. Equity and Justice in Land Acquisition
Equity involves treating landowners fairly by ensuring adequate, prompt, and transparent compensation. Justice also includes procedural fairness—such as timely notification, community participation, and grievance mechanisms (Aluko, 2017).
2.3. Theoretical Review
Several theories underpin compulsory acquisition and compensation:
a. Theory of Eminent Domain
This legal theory justifies compulsory acquisition by the state, provided it is for a public purpose and with compensation. It supports state intervention for developmental needs (Bell & Parchomovsky, 2007).
b. Utilitarian Theory
The utilitarian perspective argues for the greatest good for the greatest number. In land acquisition, this implies sacrificing individual interest for public benefit—but this must be balanced against rights to property (Bentham, 1982).
c. Social Justice Theory
Proposed by Rawls (1971), this theory emphasizes fairness and equitable distribution of benefits and burdens. In the context of land acquisition, it demands that displaced individuals are adequately compensated and not rendered worse off.
Empirical Review
Several studies have investigated the challenges of land acquisition and compensation in Nigeria:
	Author
	Study Area
	Key Findings
	Gaps Identified

	Udoekanem (2014)
	Abuja
	Compensation focused only on improvements, not land value; delays common
	Lack of reform in Land Use Act

	Aluko (2017)
	Lagos
	Poor community involvement, inadequate valuations, and forced evictions
	Lack of grievance redress mechanisms

	Omirin (2003)
	National
	Ambiguity in "public purpose" leads to abuse of power
	Vague definitions in legal framework

	Ezeokonkwo (2018)
	Southeast Nigeria
	Customary landholders often excluded from compensation
	Legal discrimination against informal land tenure

	Adewusi & Onifade (2016)
	Ogun State
	Disparities between market value and compensation paid
	Weak institutional frameworks



Summary of Literature Review
	Component
	Summary
	Source(s)

	Concept of Compulsory Acquisition
	Legal authority of government to acquire land for public purposes
	FRN (1978), Omirin (2003)

	Compensation Issues
	Focus is on improvements; land value often ignored; payments delayed
	Udoekanem (2014), Aluko (2017)

	Theoretical Perspectives
	Eminent domain, utilitarianism, and social justice frame the practice
	Bell & Parchomovsky (2007), Rawls (1971)

	Implementation Challenges
	Lack of transparency, poor valuation methods, insufficient participation
	Ezeokonkwo (2018), Adewusi & Onifade (2016)

	Policy Gaps
	Vague definition of public purpose, discrimination against informal landowners
	Omirin (2003), Ezeokonkwo (2018)





CHAPTER THREE
RESEARCH METHODOLOGY
3.1. Introduction
This chapter outlines the methods and procedures adopted to conduct the study. It covers the research design, data types and sources, instruments for data collection, target population, sampling methods, and techniques for data analysis. The objective is to ensure that the study is systematic, reliable, and replicable in exploring the challenges associated with compulsory land acquisition and compensation in the study area.
3.2. Research Design
The study adopts a descriptive survey research design. This design is appropriate because it allows for the collection of both qualitative and quantitative data from a specific population to describe the current state of affairs regarding land acquisition and compensation. It helps in understanding perceptions, experiences, and challenges faced by affected residents of Osin Aremu.
3.3. Data Types and Sources
· Primary Data: These are firsthand data collected directly from respondents through questionnaires and interviews. This includes information on the nature of compensation, residents’ satisfaction, and the level of community engagement.
· Secondary Data: These include documents, records, reports, and academic publications related to the Land Use Act, previous acquisitions in the area, land policies, and valuation reports. Sources include government agencies (e.g., Ministry of Lands, Survey and Urban Development, Ilorin), journal articles, and legal documents.
3.4. Instruments for Data Collection
· Structured Questionnaire: Used to obtain standardized responses from affected landowners and residents. The questionnaire includes both close-ended and Likert-scale questions focusing on compensation, process transparency, and community involvement.
· Key Informant Interviews (KII): Conducted with officials from the Ministry of Lands, traditional leaders, community representatives, and valuers.
· Observation: To cross-validate claims about the nature of properties affected and infrastructural projects initiated.
3.5. Target Population
The target population comprises:
· Landowners and tenants in Osin Aremu whose properties were affected by the government’s compulsory acquisition.
· Officials from relevant government agencies involved in land acquisition and compensation.
· Community leaders and representatives involved in mediation or negotiation processes.
3.6. Sample Frame
The sample frame includes all households and landowners whose properties were acquired (either fully or partially) in Osin Aremu during government-led projects between 2010 and 2024. A list of affected persons will be sourced from the Ministry of Lands and Physical Planning, as well as community records.
3.7. Sample Size
Using Yamane’s formula (1967) for determining sample size:
Where:
· n = sample size
· N = total population (assumed to be 150 affected households)
· e = margin of error (0.05)
Thus, a sample size of 100 respondents will be selected for the questionnaire survey.
3.8. Sampling Procedure
A stratified random sampling technique will be employed:
· The population will be divided into strata based on the extent of acquisition (fully affected, partially affected).
· A proportional number of respondents will be randomly selected from each stratum to ensure representativeness.
· Purposive sampling will be used to select key informants for interviews, such as government officials, valuers, and community leaders.
3.9. Method of Data Analysis
· Quantitative data from the questionnaires will be analyzed using descriptive statistics such as frequencies, percentages, mean scores, and standard deviation. Charts and tables will be used for presentation.
· Inferential statistics (e.g., chi-square tests) will be used to test hypotheses and examine relationships between variables (e.g., level of compensation and satisfaction).
· Qualitative data from interviews will be analyzed thematically. Key themes such as “perception of fairness,” “transparency,” and “level of participation” will be coded and interpreted based on responses.


CHAPTER FOUR
DATA PRESENTATION, ANALYSIS AND INTERPRETATION
4.1 Introduction
This chapter presents and analyzes the data collected through structured questionnaires administered to residents of Osin Aremu whose properties were affected by compulsory land acquisition. A total of 109 questionnaires were distributed, and 100 were returned and found valid for analysis, representing a 91.7% response rate. The analysis focuses on socio-demographic characteristics, awareness and involvement in the acquisition process, compensation issues, and public perception.
4.2 Socio-Demographic Characteristics of Respondents
	Variable
	Category
	Frequency
	Percentage (%)

	Sex
	Male
	60
	60%

	
	Female
	40
	40%

	
	Total 
	100
	100


Interpretation: it is evident that majority of the respondents were male; however, the gender disparity had no effect on the reliability of opinions made in the study. 
Table 4.2.1. Age of the Respondents
	Variable
	Category
	Frequency
	Percentage (%)

	Age
	Below 25
	10
	10%

	
	25–34
	15
	15%

	
	35–44
	30
	30%

	
	45–54
	25
	25%

	
	55 and above
	20
	20%

	
	Total 
	100
	100


Interpretation: Most respondents are middle-aged, literate, and male, indicating they are capable of making informed contributions to the study.
Table 4.2.2. Educational Status of the respondents
	Variable
	Category
	Frequency
	Percentage (%)

	Educational Status
	No formal education
	12
	12%

	
	Primary
	20
	20%

	
	Secondary
	35
	35%

	
	Tertiary
	33
	33%

	
	Total 
	100
	100



Interpretation: A majority of the respondents had formal education. Specifically, 20% had primary, 35% secondary 35% or tertiary 33% Education, showing a relatively educated population. Only 12% had no formal education, indicating that most respondents were literate and likely capable of providing reliable and informed responses to the research study.
Table 4.2.3 Land Ownership and Acquisition Experience
	Question
	Responses
	Freq.
	%

	Type of land right held before acquisition
	Customary
	55
	55%

	
	Statutory
	20
	20%

	
	Family land
	25
	25%

	
	Total 
	100
	100


Interpretation: The data shows that more than half 55% of the respondents held customary land rights prior to the acquisition. This suggest that traditional land tenure systems are still prevalent in the area. Another 25% acquired land through Family inheritance, while 20% had statutory right. The dominance of customary and family land rights highlights the importance of considering indigenous land tenure system in land acquisition processes. 
Table 4.2.4. Respondents affected by the acquisition
	Question
	Responses
	Freq.
	%

	Were you affected by the acquisition?
	Yes
	100
	100%


Interpretation: From the table above, the respondents 100% were affected by the acquisition that was carried out by the government. 


Table 4.2.5: Nature of Acquisition 
	Question
	Responses
	Freq.
	%

	Nature of acquisition
	Partial
	40
	40%

	
	Total
	60
	60%


Interpretation: A significant portion of respondents had partial acquisition process of 40% of total respondents with 60% having total acquisition process.
Table 4.2.6. Respondent Notification
	Question
	Responses
	Freq.
	%

	Were you officially notified?
	Yes
	30
	30%

	
	No
	70
	70%

	
	Total 
	100
	100


Interpretation: The opinion of respondents as illustrated in Figure 4.2.6 shows that 30 (30%) knew of the acquisition exercise by publication, 70 (70%) were not notified.
4.4 Compensation and Valuation Issues
	Question
	Response
	Freq.
	%

	Were you paid compensation?
	Yes
	62
	62%

	
	No
	38
	38%


Interpretation: From the table above, only 62% received compensation, and 38% of the respondents claimed not to be paid due to lack of necessary documents needed for compensation payment.


Table 4.4.1. Form of compensation received 
	Question
	Responses
	Freq.
	%

	Form of compensation received
	Monetary
	50
	50%

	
	Land replacement
	12
	12%

	
	None
	38
	38%


Interpretation: A significant of the respondents received monetary compensation up onto 50%. Those with land replacement are 12% and those that did not get anything are 38% of the population

Table 4.4.2. Adequacy of compensation 
	Question
	Responses
	Freq.
	%

	Adequacy of compensation
	Very Adequate
	6
	6%

	
	Adequate
	20
	20%

	
	Inadequate
	42
	42%

	
	Very Inadequate
	32
	32%

	
	Total 
	100
	100


Interpretation: From the table above, the majority of the respondents claimed that the compensation were inadequate with total population of 42%, very inadequate is 32% and adequate 20% and those who claimed very adequate are just 6% of the population.
Table 4.4.3. Prompt payment of compensation 
	Question
	Responses
	Freq.
	%

	Compensation paid promptly
	Yes
	22
	22%

	
	No
	78
	78%

	
	Total 
	100
	100


Interpretation: A significant of the respondents claimed the compensation was not paid promptly amounting to 78% of the population, while 22% claimed it was paid promptly.


Table 4.4.4. Involvement in the valuation process
	Question
	Responses
	Freq.
	%

	Were you involved in the valuation process?
	Yes
	18
	18%

	
	No
	82
	82%

	
	Total 
	100
	100


Interpretation: Most respondents were not involved in valuation, with 82% claiming negative and only 18% were involved in the valuation process, indicating a lack of transparency.
Table 4.5 Public Participation and Perception
	Question
	Response
	Freq.
	%

	Were community meetings held before acquisition?
	Yes
	25
	25%

	
	No
	75
	75%


Interpretation: 75% of the Respondent claimed they did not hear of any community meetings and were not in attendance, while 25% of the respondents attested to be in the community meetings.
Table 4.5. Invitation for discussion during the compensation
	Question
	Responses
	Freq.
	%

	Were you invited to participate in discussions?
	Yes
	28
	28%

	
	No
	72
	72%


Interpretation: From the table above, 28% of the respondents participate in the discussion, whilst 72% of Most of the respondent claimed were not invited for any formal discussion 
Table 4.5.1 Transparency in the compensation process
	Question
	Responses
	Freq.
	%

	Transparency of the process
	Very High
	5
	5%

	
	High
	15
	15%

	
	Low
	50
	50%

	
	Very Low
	30
	30%



Interpretation: 5% of the respondent attested to transparency process to be very high, 15% said it is high 80% of the respondents claimed that the process of acquisition is not in any way transparent with 50% claiming it is low, and 30% very low.

Table 4.5.2 Transparency in the compensation process
	Question
	Responses
	Freq.
	%

	Satisfaction with the overall process
	Very Satisfied
	8
	8%

	
	Satisfied
	15
	15%

	
	Dissatisfied
	40
	40%

	
	Very Dissatisfied
	37
	37%


Interpretation: Participation in the process was low, with 72% stating they were not involved. Satisfaction and trust in the process were generally low, and transparency was rated poorly by 80% of respondents.
4.7 Summary of Findings
· Most landowners held customary rights and were not formally notified before acquisition.
· Compensation was inadequate and delayed in most cases.
· Participation in valuation and decision-making was extremely low.
· The acquisition process lacked transparency, leading to widespread dissatisfaction.
· Statistical analysis confirms that poor compensation significantly impacts dissatisfaction.


CHAPTER FIVE
SUMMARY OF FINDINGS, CONCLUSION AND RECOMMENDATIONS
5.1 SUMMARY OF FINDINGS
A comprehensive evaluation of compulsory land acquisition and compensation under the Land Use Act of 1978 reveals a number of pressing concerns affecting land governance and the rights of land users in Nigeria. The key observations include:
a. Insufficient Compensation: A major concern is that those whose land is expropriated rarely receive fair value. The Act restricts compensation to “unexhausted improvements,” excluding the actual land’s market worth, which often leads to undervaluation.
b. Overreach and Misuse of Government Authority: By conferring broad authority on state governors to revoke occupancy rights for the sake of “public interest,” the Act allows wide discretion that can be, and often is, misused—sometimes for non-public or politically motivated projects.
c. Lack of Openness and Fair Process: The process of land acquisition is frequently opaque. Many affected persons are not adequately consulted, and official notifications are sometimes delayed or not issued at all.
d. Delayed Disbursement of Compensation: Payments are frequently postponed for long periods, in some cases years, subjecting affected individuals—especially those reliant on the land for income—to financial hardship and psychological stress.
e. Unstandardized Valuation Practices: There is little consistency in how property values are assessed for compensation. The lack of a unified national valuation framework enables manipulation and compromises fairness.
f. Legal Vagueness and Weak Judicial Support: Ambiguous definitions within the Act, such as “public purpose” and “improvements,” hinder its effective application. Additionally, affected parties often struggle to seek redress in court due to judicial reluctance to interfere with executive powers.
g. Neglect of Customary and Communal Land Claims: Customary land rights and communal ownership are not adequately acknowledged by the Act. Consequently, communities—especially vulnerable populations like women—are frequently excluded from compensation.
h. Deficient Resettlement and Support Programs: The government typically fails to provide meaningful resettlement aid or programs to help displaced persons recover and adapt post-acquisition.
5.2. CONCLUSIONS
The difficulties linked to compulsory acquisition and compensation in Nigeria largely arise from outdated legal provisions, inefficiencies in enforcement, and weak institutional frameworks. Though the Land Use Act was intended to facilitate equitable land use for development purposes, its implementation often falls short due to misuse of authority, corruption, and disregard for stakeholders' rights.
This imbalance, where government interests override those of individuals, has led to growing discontent, legal disputes, and social unrest. Moreover, the lack of timely and adequate compensation undermines confidence in public institutions and development initiatives.
Ultimately, while the Act was envisioned as a tool for efficient land management, it has become a source of widespread grievances and challenges that necessitate urgent legislative and administrative reforms.
5.3. RECOMMENDATIONS
To remedy the issues highlighted, the following actions are recommended:
i. Revise the Land Use Act: There should be a comprehensive reform of the Act to ensure compensation includes both improvements and the full market value of the land. Ambiguous terms like “public interest” should be clearly defined to prevent exploitation.
ii. Create Independent Valuation Panels: Transparent and impartial valuation bodies should be established to ensure that compensation reflects actual land values and is not influenced by political or personal interests.
iii. Ensure Timely and Adequate Payments: Authorities must ensure that compensation is not only sufficient but also disbursed before any acquisition takes place. Establishing financial reserves or escrow systems can help facilitate this.
iv. Recognize Customary and Communal Rights: Customary land tenure systems should be legally recognized, and all legitimate stakeholders must be included in compensation processes, especially in communal and indigenous landholdings.
v. Strengthen Access to Legal Remedies: Dedicated land tribunals or fast-track courts should be instituted to allow affected persons to challenge unfair acquisitions and compensation decisions efficiently and affordably.
vi. Foster Transparency and Community Participation: Acquisition processes should be open and inclusive, involving public consultations and ensuring that affected communities are fully informed and engaged at all stages.
vii. Develop Post-Acquisition Support Systems: In addition to financial compensation, governments should offer proper resettlement packages and assist displaced individuals in rebuilding their means of livelihood.
viii. Invest in Institutional Capacity Building: Training programs for officials involved in land acquisition, valuation, and compensation should be prioritized, while land-related institutions should be properly equipped and monitored.
ix. Implement Oversight and Accountability Mechanisms: Independent monitoring agencies, including civil society groups, should be empowered to track and report acquisition activities to ensure accountability and adherence to due process.
x. Promote Public Education on Land Rights: Awareness campaigns should be conducted to educate citizens—especially rural dwellers—on their land rights and the procedures surrounding compulsory acquisition and compensation.
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QUESTIONNAIRE
Dear Respondent,
This questionnaire is designed to gather data for academic purposes. The research focuses on the challenges associated with compulsory land acquisition and compensation in Osin Aremu, Ilorin. Your responses will be treated with the utmost confidentiality and used strictly for research. Please answer all questions honestly.
SECTION A: SOCIO-DEMOGRAPHIC INFORMATION
1. Sex:
☐ Male   ☐ Female
2. Age:
☐ Under 25 ☐ 25–34 ☐ 35–44 ☐ 45–54 ☐ 55 and above
3. Marital Status:
☐ Single  ☐ Married ☐ Divorced ☐ Widowed
4. Educational Qualification:
☐ No formal education ☐ Primary ☐ Secondary ☐ Tertiary
5. Occupation:
☐ Farmer ☐ Trader ☐ Civil Servant ☐ Artisan ☐ Other: ____________
6. Length of residence in Osin Aremu:
☐ Less than 5 years ☐ 5–10 years ☐ More than 10 years
SECTION B: LAND OWNERSHIP AND ACQUISITION
7. What type of land rights did you hold before the acquisition?
☐ Customary right ☐ Statutory right ☐ Family land ☐ No formal title
8. Was your land/property affected by compulsory acquisition?
☐ Yes   ☐ No
9. What was the nature of acquisition?
☐ Partial ☐ Total ☐ Don’t know
10. Were you officially notified before your land was acquired?
☐ Yes   ☐ No
11. If yes, how were you notified?
☐ Letter ☐ Verbal ☐ Public notice ☐ Others: ___________


SECTION C: COMPENSATION AND VALUATION
12. Were you paid compensation?
☐ Yes   ☐ No
13. What form of compensation did you receive?
☐ Monetary ☐ Land replacement ☐ None ☐ Other: ___________
14. How adequate do you consider the compensation given?
☐ Very adequate ☐ Adequate ☐ Inadequate ☐ Very inadequate
15. Was the compensation paid promptly?
☐ Yes   ☐ No
16. Did the compensation reflect the market value of your property?
☐ Yes   ☐ No   ☐ Not sure
17. Were you involved in the valuation process?
☐ Yes   ☐ No
SECTION D: PUBLIC PARTICIPATION AND PERCEPTION
18. Were community meetings held prior to the acquisition?
☐ Yes   ☐ No
19. Were you invited to participate in discussions on the acquisition?
☐ Yes   ☐ No
20. How would you rate the transparency of the acquisition process?
☐ Very high ☐ High ☐ Low ☐ Very low
21. How satisfied are you with the overall process?
☐ Very satisfied ☐ Satisfied ☐ Dissatisfied ☐ Very dissatisfied
22. Do you believe the acquisition served a genuine public purpose?
☐ Yes   ☐ No   ☐ Not sure
23. Do you think the process should be improved?
☐ Yes   ☐ No
SECTION E: SUGGESTIONS AND RECOMMENDATIONS
24. In your opinion, what are the main problems with compulsory acquisition in your area?


25. What suggestions do you have for improving compensation and acquisition practices?
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