[bookmark: _Hlk204334959]THE EFFECT OF LAND USE ACT ON SUSTAINABLE HOUSING DEVELOPMENT IN LAGOS, NIGERIA
(A CASE STUDY ETI-OSA, LAGOS STATE)

BY 
TUKUR RAHFAT OYINDAMOLA
 HND/23/ETM/FT/0005


SUBMITTED TO 
DEPARTMENT OF ESTATE MANAGEMENT
INSTITUTE OF ENVIRONMENTAL STUDIES


IN PARTIAL FULFILLMENT OF THE REQUIREMENT FOR THE AWARD OF HIGHER NATIONAL DIPLOMA (HND) IN ESTATE MANAGEMENT

JULY, 2025





CERTIFICATION
This is to certify that this project work is carried out by TUKUR RAHFAT OYINDAMOLA with matriculation number HND/23/ETM/FT/0005. the project was read and approved as meeting the requirement of the Department of Estate Management and Valuation, Institution of Environmental Studies Kwara State Polytechnic Ilorin, Nigeria for the award of Higher National Diploma (HND) in ESTATE MANAGEMENT AND VALUATION.

[image: ]
_____________________________					21/0722025  
ESV. MRS. ABDULKAREEM RASHIDAT. A. (ANIVS) RSV	DATE		 
Project Supervisor 								[image: ]

                                   
   
________________________________					21/07/2025
DR. ESV (MRS) N.I UWAEZUOKE (ANIVS) RSV			DATE	
Project Coordinator								
[image: ]



________________________________					21/07/2025
ESV. MRS. ABDULKAREEM RASHIDAT. A. (ANIVS) RSV	DATE		
Head of Department								

[image: ]



________________________________					21/07/2025 ESV. (DR) LUKMAN MUSIBAU Ph.D (ANIVS, RSV)		DATE		
EXTERNAL EXAMINER							



DEDICATION
This project is dedicated to the Almighty Allah for His endless mercy, wisdom, and strength throughout the course of this research.
I also dedicate this work to my loving parents, family, and friends whose encouragement, support, and prayers were a constant source of motivation.















ACKNOWLEDGEMENT
I give all praise and thanks to Almighty God for granting me the grace, knowledge, and perseverance to complete this project successfully.
My heartfelt appreciation goes to my supervisor, ESV Mrs. Abdulkareem Rasheedat. A. for the invaluable guidance, corrections, and support throughout the course of this research work. Your mentorship was instrumental to the success of this project.
I also wish to express my sincere gratitude to all the lecturers and staff of the Department of Estate Management and Valuation, Kwara State Polytechnic, for the knowledge and discipline imparted in me over the years.
Special thanks to my parents, siblings, and friends for their moral, spiritual, and financial support. I am especially grateful to all respondents who took time to provide relevant information for this study.
May God reward you all abundantly.





TABLE OF CONTENT
Title Page										i
Certification										ii
Dedication										iii
Acknowledgment									iv
Table of Content									v
Abstract										vii
CHAPTER ONE
1.0	Introduction									1 
1.1	Background of the Study							1
1.2	Statement of Problem							3
1.3	Research Question 								3 
1.4	Hypothesis 									4
1.5	Aim & Objective								4
1.6	Justification of the Study							5
1.7	Scope of the Study								5
1.8	Limitation of the Study							6
1.9	Definition of Key Terms							7
CHAPTER TWO
2.1	Introduction 									8	
2.2	Land Use Planning in Nigeria						11
2.3	Significance of Land Use Act of 1978 to Land Planning in 
Nigeria									13	
2.4	The Situation Precedent to the Land Use Act of 1978			18
2.5	The Land Use Act and its Threats to Sustainable Housing 
Development in Nigeria							21
2.6	Problem Envisaged in Executing the land Reform			27
CHAPTER THREE
3.1	 Introduction									33
3.2	 Research Designs								33
3.3	 Data type and source							33
3.4 	Instrument for data collection						34
3.5	 Target Population								35
3.6 	Sampling Frame								36
3.7 	Sample Size									37
3.8	 Sampling Procedure							37
3.9 	Method of Data Analysis							38
3.10	 Sample Table: Frequency Distribution of Respondent’s view		39
CHAPTER FOUR: DATA PRESENTATION, ANALYSIS AND INTERPRETATION
4.1 	Introduction									40
4.2 	Demographic Characteristics of Respondents				40
4.3 	Awareness of the land use act						41
4.4 	Impact of land use act on housing development				41
4.5 	Challenges identified (from qualitative respondent)			42
4.6 	Suggestion for improvement (thematic highlights)			42
4.7 	Summary Findings								42
CHAPTER FIVE: SUMMARY, CONCLUSION AND RECOMMENDATION 
5.1 	Summary of the study							44
5.2 	Conclusion									44
5.3 	Recommendation 								45
5.4 	Suggestion for further research						48
References										
Appendix	
Questionnaire 										
				





ABSTRACT
Section 1, Land Use Act of 1978, Cap L5, Laws of the Federation of Nigeria 2004. A pivotal legislation in Nigeria, centralizes the ownership and administration of land under state governments. Its implementation aims to ensure equitable access to land resources for citizens. However, the Act has often been criticized for creating bureaucratic bottlenecks, limiting access to land, and undermining sustainable housing development.
In Eti-Osa, Lagos State an urban area facing rapid population growth and increased housing demand the implications of the Land Use Act are profound. This region’s prime location as a hub for economic activities amplifies the tension between land acquisition, affordability, and sustainable development.
Key issues include:
Administrative Bottlenecks: Lengthy and complex processes for obtaining Certificates of Occupancy (C of O) deter private investments in housing.
High Costs: Land acquisition and compliance with the Act’s provisions significantly inflate housing costs.
Limited Access: Concentration of land in the hands of elites and government agencies reduces equitable access.
Environmental Concerns: Unchecked urbanization, due to poorly implemented land-use regulations, undermines sustainability efforts.
The study investigates the interplay between the Land Use Act and the challenges of achieving sustainable housing in Eti-Osa. It emphasizes the need for reforms to address inefficiencies, encourage private-sector investment, promote affordability, and integrate sustainable practices into housing development. Recommendations include streamlining administrative processes, revisiting land pricing policies, and fostering partnerships between stakeholders to drive housing projects aligned with the principles of environmental sustainability and social equity.




CHAPTER ONE
INTRODUCTION
1.1	BACKGROUND TO THE STUDY
The land use act in Nigeria was established to regulate land ownership and usage, aiming to ensure that land is used in a way that promotes sustainable development. In the context of Eti Osa, Lagos State, the act has significant implications for housing development. 
Firstly, the act centralizes land ownership under the government, which can streamline the process of land acquisition for housing projects. This can lead to more organized urban planning and potentially reduce issues such as land grabbing and disputes. However, the act also imposes restrictions on land use, which can hinder developers from maximizing land potential, especially in a densely populated area like Eti Osa.
Secondly, the emphasis on sustainable development within the act encourages developers to consider environmental impacts and the integration of green spaces in housing projects. This can lead to healthier living environments and enhance the quality of life for residents. Ultimately, the effectiveness of the land use act in promoting sustainable housing development in Eti Osa will depend on its implementation and the collaboration between government authorities, developers, and the community, while the land use act provides a framework for sustainable housing development, its success in Eti Osa will rely on balancing regulatory measures with the needs and aspirations of the community. 
The land use act plays a crucial role in shaping the landscape of housing development in Eti Osa, Lagos State. It was enacted to manage land resources effectively and promote equitable access to land for various uses, including residential, commercial, and recreational purposes. 
One significant aspect of the land use act is its focus on urban planning and development control. By regulating how land can be used, the act aims to prevent haphazard development, which is common in rapidly urbanizing areas. In Eti Osa, where there's a high demand for housing due to urban migration, the act can help ensure that new developments are well-planned and serve the community's needs. This includes considerations for infrastructure, transportation, and public services, which are essential for sustainable living.
Moreover, the act encourages the integration of sustainability principles into housing projects. This means that developers are not only required to consider the economic aspects of their projects but also the environmental and social impacts. For instance, incorporating green building practices and ensuring access to public amenities can enhance the overall sustainability of housing developments in Eti Osa. 
In conclusion, while the land use act provides a framework for sustainable housing development, its effectiveness will depend on the commitment of stakeholders, including government agencies, developers, and the community, to work together towards a common goal of sustainable urban living.
1.2	STATEMENT OF THE PROBLEM
This research aims to examine the impact of the land use act on sustainable housing development in Eti Osa, Lagos State, Nigeria. It will investigate the extent to which the act facilitates or hinders the implementation of sustainable housing practices, addressing issues such as land allocation, environmental sustainability, and community access to housing. Additionally, the study will explore the challenges faced by developers and policymakers in adhering to the act while promoting sustainable urban development. Ultimately, the research seeks to provide insights into how the land use act can be optimized to support sustainable housing initiatives in this rapidly urbanizing region. 
This statement effectively outlines the focus of the research and highlights the key areas of concern related to sustainable housing development in Eti Osa.
1.3	RESEARCH QUESTIONS
1. What is the effect of land use acts on sustainable housing development in Eti-Osa?
2. What are the challenges faced by developers on sustainable housing development in Eti-Osa?
3. What are the factors limiting sustainable housing development in Eti-Osa?
1.4	HYPOTHESIS
HO: Land use act has no significant effect on sustainable housing development in Nigeria
HA: Land use act has significant effect on sustainable housing development in Nigeria
1.5	AIM & OBJECTIVES
	The aim of studying the effect of the land use act on sustainable housing development in Eti-Osa Lagos State Nigeria is to evaluate how to the provision of act influence housing availability, affordability and sustainability with view to improve on it provision. 
The following are the objectives of this study:
1. To examine the effects of land use acts on sustainable housing development in Eti-Osa, Lagos State.
2. To investigate the influence of land use act on ease of land access by the residents of the Eti-Osa, Lagos State.
3. To access the factors limiting sustainable housing development in Eti-Osa, Lagos State.



1.6	JUSTIFICATION OF THE STUDY
The following are the justification of this study:
1. Findings from this study will educate the general public, government, students on the state of housing development in Eti-Osa, Lagos State and also enlighten them on land use act and its impact on sustainable housing development in Eti-Osa, Lagos State, Nigeria.
2. This research will also serve as a resource base to other scholars and researchers interested in carrying out further research in this field subsequently, if applied, it will go to an extent to provide new explanation to the topic.
1.7	SCOPE OF THE STUDY
1. Geographical Scope: The study will focus specifically on Eti Osa, a rapidly urbanizing area in Lagos State, examining various neighborhoods and housing projects within this region.
2. Temporal Scope: The research will analyze the impact of the land use act from its implementation to the present, considering changes in housing development trends over the years.
3. Thematic Scope: The study will explore key themes such as land allocation processes, environmental sustainability practices, community access to housing, and the challenges faced by developers in adhering to the land use act.
4. Target Population: The research will target various stakeholders, including government officials, urban planners, developers, and residents, to gather diverse perspectives on the influence of the land use act on sustainable housing development.
5. Methodological Scope: The study will employ a mixed-methods approach, utilizing both qualitative and quantitative research methods, including surveys, interviews, and case studies to gather comprehensive data.
I plan to distribute the questionnaire in various neighborhoods within Eti Osa, such as Lekki, Victoria Island, and Ikoyi. In the study area, I intend to conduct surveys and interviews with residents, developers, and local officials to gather insights on their experiences and perceptions regarding the impact of the land use act on sustainable housing development. Additionally, I will analyze existing housing projects to assess compliance with sustainability standards and explore the challenges faced in the implementation of the land use act. This comprehensive approach will help in understanding the overall effect of the act on the housing landscape in Eti Osa.
1.8	LIMITATION OF STUDY
Financial constraint- Insufficient fund tends to impede the efficiency of the researcher in sourcing for the relevant materials, literature or information and in the process of data collection (internet, questionnaire and interview).
Time constraint- The researcher will simultaneously engage in this study with other academic work. This consequently will cut down on the time devoted for the research work.
1.9	DEFINITION OF TERMS
Housing: houses and flats considered collectively.
Land: the part of the earth's surface that is not covered by water.
Development: an event constituting a new stage in a changing situation.













CHAPTER TWO
LITERATURE REVIEW
2.1	INTRODUCTION
Land use act, enacted in 1978, aimed to streamline land administration in Nigeria by centralizing land ownership under the government. This shift was intended to facilitate equitable land distribution and promote urban development. However, it has faced criticism for creating bureaucratic hurdles that can hinder timely housing development, particularly in rapidly urbanizing areas like Eti Osa.
Sustainable housing development focuses on creating environmentally friendly, socially inclusive, and economically viable housing solutions. Literature indicates that the land use act's provisions can either support or obstruct sustainable practices. For instance, while the act encourages land use planning, the lack of effective enforcement mechanisms often leads to informal settlements and unregulated development, which contradicts sustainable housing principles.
Moreover, studies highlight the importance of stakeholder engagement in the implementation of the land use act. Engaging local communities, developers, and government officials can lead to better outcomes in housing projects. Research shows that when stakeholders collaborate, they can identify challenges and propose solutions that align with sustainable development goals.
In conclusion, the literature suggests that while the land use act has the potential to promote sustainable housing development in Eti Osa, its effectiveness is contingent upon addressing bureaucratic challenges, enhancing stakeholder involvement, and ensuring compliance with sustainability standards. Further research is necessary to explore specific case studies and assess the practical implications of the act on housing development in the region.
The literature review on the effect of the land use act on sustainable housing development in Eti Osa, Lagos State, delves into the historical, legal, and socio-economic dimensions of the land use act, as well as its implications for sustainable housing practices.
The land use act of 1978 was introduced to address the complexities of land ownership and management in Nigeria. Its primary objective was to eliminate the issue of land speculation and ensure that land is used for the public good. However, this centralization of land ownership has led to challenges, particularly in urban areas like Eti Osa, where rapid population growth demands timely and adequate housing solutions. Studies indicate that the bureaucratic processes involved in land acquisition and development approvals can significantly delay housing projects, thereby exacerbating housing shortages and informal settlements.
In terms of sustainable housing development, the literature emphasizes the need for an integrated approach that considers environmental, social, and economic factors. Sustainable housing aims to minimize environmental impact, promote social equity, and ensure economic viability. The land use act has provisions that can facilitate sustainable practices, such as zoning regulations and land use planning. However, the enforcement of these provisions is often inconsistent, leading to developments that do not adhere to sustainability principles. Research has shown that areas with poorly regulated land use often experience increased environmental degradation, inadequate infrastructure, and social inequality.
Moreover, stakeholder engagement emerges as a critical factor in the successful implementation of the land use act. Engaging local communities, private developers, and government agencies is essential for identifying barriers to sustainable housing development. Literature suggests that participatory approaches can lead to more effective planning and implementation, as they allow for the incorporation of local knowledge and needs. Case studies from other regions highlight the success of collaborative efforts in achieving sustainable outcomes, demonstrating that when stakeholders work together, they can overcome challenges posed by the land use act.
In summary, the literature indicates that while the land use act has the potential to support sustainable housing development in Eti Osa, its actual impact is influenced by bureaucratic inefficiencies, enforcement challenges, and the level of stakeholder engagement. Further research is needed to analyze specific case studies within Eti Osa to better understand the practical implications of the land use act on sustainable housing initiatives in the area. This understanding could inform policy recommendations aimed at enhancing the effectiveness of the land use act in promoting sustainable urban development.
2.2	LAND-USE PLANNING IN NIGERIA
Land is required for various uses in both the urban and rural areas of all society. It is a major factor of production and a vital element in the socio-economic development of any country or society (FMH&UD, 2013). Thus, as the nation grew in size and rural areas become urban centers and urban centers become large metropolitan areas, there is always increased competition as well as demand for land for different purposes. This requires adequate planning and control to ensure harmonious development and functional efficiency of these uses and settlements. According to Aluko (2010), the forms and patterns of distribution of structures in general to promote the good health, accessibility, convenience and harmonious land use in environment are a function, to a considerable extent, of the rights and methods of dealing with land. To achieve this fundamental and acceptable activity, layouts of various land use such as residential, commercial, industrial, open spaces and recreation, circulation and institutional uses among others are undertaken to standardize and control physical developments and ensure harmonious growth. To ensure adequate provision of these uses and meet the needs of users of urban facilities and services land allocation and space standards are specified. Land-use planning is the term used for a branch of public policy encompassing various disciplines which seek to order and regulate land-use in an efficient and ethical way, thus preventing land-use conflicts. Governments use land-use planning to manage the development of land within their jurisdictions. In doing so, the governmental unit can plan for the needs of the community while safeguarding natural resources.     
To this end, land use planning is the systematic assessment of land and water potential, alternatives for land use, and economic and social conditions in order to select and adopt the best land-use options. Often one element of a comprehensive plan, a land-use plan provides a vision for the future possibilities of development in neighborhoods, districts, cities, or any defined planning area
 Thus, effective urban land control and management particularly in areas with rapid urban sprawl such as Nigeria is crucial to tackling growing land use problems such as slum formation, rising costs of land, accessibility to urban land for land housing, incompatible use, flooding, overcrowding and congestion among others for the purpose of achieving sustainable city development and ensure the safety and health of the people. Thus, in Nigeria, great attention has been paid by researchers, professionals and decision makers to the urban land-use planning and management problems and the design of policies to combat it. In Nigeria, a number of policies that impinge on urban land management has been articulated and implemented. These include the Land use Act of 1978, urban Development Policy of 1992, Urban and Regional Planning Act 1992.             
Land-use planning often leads to land-use regulations, also known as zoning, but they are not one and the same. As a tool for implementing land-use plans, zoning regulates the types of activities that can be accommodated on a given piece of land, the amount of space devoted to those activities and the ways that buildings may be placed and shaped.
2.3	SIGNIFICANCE OF THE LAND USE ACT OF 1978 TO LAND-USE PLANNING IN NIGERIA
Generally, before the Act, Nigeria land tenure systems emphasized landholding and commercialization of land as opposed to putting the land into effective use. The concept of ownership under the systems did not go with the duty to develop such lands. As such they encouraged the growth of a horde of land speculators who bought lands, held them for as long as they liked until the value had appreciated sufficiently before disposing such lands. 
A critical look at the provisions of the Act reveals that some physical planning terminologies are stated in the Act. Example of these are: Land Use, Urban areas, Resettlement of person affected by the revocation of rights of occupancy, Developed land, Undeveloped land, Erection of any building, wall fence or other structures upon any land, Contravention.
The land-use planning in Nigeria is enforced through the use of permits and approvals by public agencies and institutions. The Land Use Act provides that Land Allocation Committees would be created which would dispense the land through the granting of Certificates of Occupancy. With the land use act, individual ownership was disallowed, and the state governor replaced the chief, family head or emir as the controlling force behind the land.
Under the Act, some areas in the state are declared as urban areas where any person is to have the right of occupancy of not more than half hectare (1.2 acres) of undeveloped land that can be used for all purposes. The Act recognizes the establishment of both State and Local Government Land Allocation Committees. In non-urban areas, the Governor has the power to grant a right of occupancy to a person on ‘400 hectares’ (988 acres) of land prospecting for building materials like stones, gravels. The Local Government has the power to use up to ‘500 hectare’ (1,235 acres) for ‘agricultural purposes’, and up to ‘5000 hectare’ (12.355 acres) for ‘grazing purposes.’ If any Local Government wants to grant more than the above to any person, etc., it must obtain the Governor’s consent before doing so. No person or group of person has the power to sub-divide or layout any land above half hectare (1.2 acres) in any urban area, and transfer any plot therein to any person without the consent of the Governor. That is, no person or family or company, etc., can lay out any land more than half hectare in any urban area and submit same to the Governor for approval as was being done before the promulgation of the Land Use Act in 1978.                                                                                                             
“Contravention,” in the realm of Town Planning, means an illegal or unauthorized development having no approved building plan. That is, any structure erected anywhere above or underneath the ground without any approval is a contravention. This is frowned at by the Act in section 
The Land Use Act is significant to land-use planning because:
i. The Act controls the manner in which land is used.
ii. land acquire by government would be made easier for urban expansion: so that ethnicity would be less of a factor in land ownership in urban areas as indigenous groups often controlled land in the older urban areas; to encourage the nonindigenous population have access to land, and to curtail land speculation by limiting the amount of land owned by individuals.
iii. The legal status of the Nigerian land user becomes that of statutory occupancy, not one of ownership and the economic interests and benefits of 'statutory rights of occupancy are severely limited by law since proprietary interests in land are lost and claims are restricted to improvements made on the land. Thus, subdivision regulations, height and building limit, etc., are included in the Certificate of Occupancy granted, to control development of project in certain area for aesthetic and convenience of the economy. In other word, The Act enable the Government to bring under control the use to which land can be put in all parts of the country and thus facilitates planning and zoning programme for particular use.
iv. The Act empowers the Governor to revoke rights of occupancy for reasons of overriding public interest: such as alienation of the land by the occupier without due approval, requirement of the land by Federal, State or Local Government for public purposes. In such cases, compensation may be paid but only for 'unexhausted improvements' on land and not for the land itself since with the Act, land no longer has an economic value. Prior to the introduction of the Act, exorbitant compensations were demanded by landowners whenever the government acquired land for project execution. Thus, acquisition of land by government or individuals was becoming almost impossible in Nigeria.
v. The act sought to break up large land holdings, and hence facilitate the transfer of land for housing development and to encourage rehabilitation of older indigenous areas in prime commercial locations in city centers.
vi. By the state ownership and control of land, and by the trusteeship arrangement, speculations in land which largely accounted for astronomical rise in the value of land especially in urban areas were done away with. Speculators now found alternative outlets for their capital and entrepreneurial ability and this has contributed to the stabilization of land value. Such stabilization has in turn contributed to the stabilization of the cost of government projects especially in urban areas of the country.
vii. Since all the undeveloped land in every state has been vested in the Governor, the physical planner can plan vacant land and zone any part thereof for any use including public open space.
viii. The Land Use Act enables the Town planner to plan in such a manner that different land uses are juxtaposed in the most harmonious and beneficial relationship for the good of the people in an area or in a state. This is because the end product of scientific planning is the optimum use of land in any area for the good of the people in the affected area at any given time frame.
ix. The Act imposed obligations on the right holder to utilize his land and the consequence of breach of these obligations. The strongest argument for the introduction of rights of occupancy was the process of facilitating planned development as an aspect of land tenure. While at common law, the freehold system is characterized by discretion in the owner to use or neglect the use of his land expressed as the concept guaranteed, the right of occupancy is characterized by the adoption of the principle that security of tenure depends on land utilization.                      
               In conclusion, Land Use Act has secured for every Nigerian a piece of land for his use within his financial means. There have also been reductions in the incidence of land disputes. The Act has regulated the manner and type of developments on the schemes in other to ensure that lands are used and developed in the best planning principles. Of course, the foregoing is among the overall objectives the policy the Act intended to achieve.
2.4	THE SITUATION PRECEDENT TO THE LAND USE ACT OF 1978
At the beginning of the 20th century when Britain made a colony and protectorate of Nigeria, there was a multiplicity of land tenure systems in the country. Apart from the system in the Lagos colony where an English freehold system had been established following its annexation in 1861, these diverse systems can be grouped broadly into two (Meek, 2012). The first obtained in northern Nigeria where the colonial administration had placed all lands under the control and subject to the disposition of the Governor. This was on the basis that the Maliki Law operated by the Fulani over much of Hausaland in the 19th century confers on the colonial conqueror’s rights to the land of the conquered. Without the consent of the Governor, no title to occupation and use of land was valid. An Ordinance of 1910 (Go N, 1953: 105) directed that the Governor shall hold and administer the land for the use and common benefit of the native peoples. Any native or native community lawfully using and occupying land in accordance with native law and custom enjoys a right of occupancy protected by the Ordinance and no rent is paid in respect of such rights. In the case of all other persons, no title is valid which has not been conferred by the Governor, who is empowered to grant rights of occupancy for definite or indefinite terms, to impose conditions and to charge a rent. The Ordinance lays down maxima of 1,200 acres for agricultural grants and 12,500 acres for grazing purposes. By contrast, in southern Nigeria, the second system recognized that land was owned by lineages or extended families. Individuals have only right of use on such family land. The only land held at the Governor’s disposal was that which had been expressly acquired for public purposes as Crown land. The only control imposed by law on the lineages and other local land‐holders was an obligation to seek the consent of Government when rights are being conveyed to aliens.
This land tenure system of southern Nigeria created a number of problems for land management in the country. First, it encouraged the practice of multiple sales of the same land to different buyers by land‐owning families in the absence of a titling and appropriate registration mechanisms for transactions in land. Second, particularly after the nation political independence, it led to tremendous land speculation and a sharp rise in the prices of land for urban and infrastructural development. Poor farming families were encouraged to part with their land for relatively small amount compared with what the speculators made from laying the land out for sale. This promoted increasing inequality in land ownership and increasing landlessness among the poorer segments of the population. Even after government had invoked its rights of eminent domain to compulsorily acquire and pay compensation for land for public purposes, the tendency grew for some owners of land to refuse to vacate their land. Based on the open system value of land which required cash compensation for land compulsorily acquired by government for public purposes, the increasing intervention of land speculators made the cost of acquisition to rise phenomenally.
However, whether in northern or southern Nigeria, land was considered by the people themselves largely within the nexus of a pre‐capitalist social formation. For such social formations, not only kinship but allegiance to a local sovereign determines man’s relation to land. This is why in most Nigerian society, the position at the beginning of the 20th century was that land was not sold. To sell land to a stranger or migrant is to render the security of the community concerned a hostage to fortune. Hence, when the colonialist came, everywhere he went he was told that there was no tradition of alienating land. Indeed, such was the situation that the British Colonial Office (Colonial Office, 2014) had to set up a special Lands Committee to investigate the land tenure systems in all of its West African colonies in 1912 to confirm the general customary laws and practices with respect to land.
Yet, the extensive labor migrations that colonialism set in motion could not go on without land being alienated to strangers and migrants. Whether in the urban or rural areas, transactions inland gradually emerged in all parts of the country. Unlike in pre‐capitalist society, such transactions also entailed the individualization of land. Such land remained in individual ownership until the demise of the owner when, through the inheritance law, it again became subject to multiple ownership claims. The introduction of perennial crops such as cocoa, rubber, planted oil palms, all of which meant fixed cultivation, replaced the transient traditional shifting cultivation under group control by an enduring right of individuals. By the same token, building a house in an urban area entailed establishing an enduring right on the particular plot of land. Thus, as the colonial era progressed, land alienation and sales not only grew in volume and geographical spread but also became the cause of considerable litigation and communal strife, often resulting in violent confrontation.
2.5	THE LAND USE ACT AND ITS THREATS TO SUSTAINABLE HOUSING DEVE DEVELOPMENT IN NIGERIA
It was not surprising, therefore, that faced with these contrasting land tenure systems and the considerable hassle in getting land for public purposes especially in southern Nigeria, the military government sought to unify the two systems through the Land Use Decree of 1978 (Udo, 2014. The thrust of the Decree was largely to extend the northern system of land management to the whole country as a means of ensuring easier access to land for government and, ostensibly, for individuals. Seven of the more important provisions of that Decree are indicated below:
1. All land situated in the territory of each state in the country is vested in the Governor of the state. For southern Nigeria in particular, this means state appropriation of land from families and communities without any compensation except for economic crops and other betterment on the land.
2. All land control and management, including land allocation in urban areas come under the Governor of each state while land located in rural areas becomes the responsibility of the various local governments. Only the Governor can declare parts of the state territory governed by him as an urban area by an order published in the state gazette;
3. All land in urban areas is to be administered by a body known as the Land Use and Allocation Committee which has the responsibility of advising the Governor on the management of urban land; similarly, a Land Allocation Advisory Committee is provided
4. to advise local governments in like manner;
5. All land which has already been developed remained the possession of the person in whom it was vested before the Act became effective;
6. The Governor is empowered to grant statutory certificate of occupancy (C of O) which would be for a definite term to any person for all purposes and rights of access to land under his control;
7. The maximum area of undeveloped land that any person could hold in any one urban area in a state is one half of a hectare; in the rural areas this must not exceed 500hectares except with the permission of the governor;
8. The consent of the Governor must be secured for the transfer of a statutory right of occupancy through either mortgage or assignment. The consent of the Local government or that of the Governor in appropriate cases must also be obtained for the transfer of customary right of occupancy.
To ensure that this Decree will not be easily abrogated or amended by subsequent regimes, it was made an integral part of the 1979 Constitution and later again of the 1999 Constitution.
Thus, although the Decree has made it easy for governments to acquire land for public purposes, drastically minimized the burden of land compensation and considerably reduced court litigations over land, it has, since its inception over two decades ago, created a new genre of serious problems for land management in the country. Nine of these are indicated below (Uchendo, 2022; Mabogunje, 2012):
1. The Decree, as it stands, represents an abrogation of the right of ownership of land hitherto enjoyed by Nigerians, at least in the southern half of the country, and its nationalization by government is inconsistent with democratic practices and the operations of a free market economic system;
2. Many State Governments failed to establish the Land Use and Allocation Committee in their states for many years. This has hampered the steady and continuous delivery of land for building purposes;
3. Many Governors do not give the urgent attention needed to their responsibility of granting consent for land assignments or mortgaging, thereby impeding the development of an efficient land market and housing finance institutions in the country;
4. Equally serious is the attempt by some Governors to use the provision requiring their consent for assignments or mortgaging as a means of raising revenue for their States through imposing heavy charges for granting such consent, thereby again obstructing the development of an efficient land market and housing finance institutions in the country;
5. At least in the case of one State, the attempt of the Governor to declare all land in his state as urban land gave rise to considerable absurdities in the operation of the land market;
6. The inconveniences and delays in securing Statutory Certificates of Occupancy have induced many land transactions among Nigerians to move to the informal market or be falsely dated as having been concluded before March 28, 1978, the operative date for the Land Use Decree;
7. The exclusion by the Decree of the rights of families or individuals to develop private lay‐outs has led to the emergence of a disjointed, uncoordinated and in coherent system of physical planning in Nigerian cities and a declining rate of housing provision in the country;
8. The power of Governors and the Local Governments to revoke any right of occupancy over land “for overriding public interest” has been used arbitrarily in the past and helps to underscore the fragility of the rights conferred by the Certificate;
9. In consequence of the above, there is increasing reluctance by both the Courts and the banks to accept the Statutory Certificate of Occupancy as conclusive evidence of the title of the holder to the land nor as adequate security in an application for loan.
These various weaknesses of the Land‐Use Decree of 1978 have become the major grounds on which many groups interested in the development of an efficient and effective system of land management in Nigeria have been agitating to have the Decree first, removed from being part of the Nigerian Constitution and second, subjected to the many amendments that have become necessary from the experience of operating it during the last quarter of a century.
Most of this agitation have been largely on the gross inconvenience that a number of the provisions of the Decree have constituted for the effective transactions in land especially as it leaves the closing of such transactions subject to the arbitrary whims of Governors who have been known to be negligent in living up to their responsibility of signing the necessary documents at various stages of transactions in land. But, perhaps more fundamental than all of these complaints, is the threat that these exposures of national land management to the whims and caprices of individual Governors constitutes to the growth and development of the Nigerian economy.
It is perhaps instructive to note that many other African countries were engaged in some form of land reform especially in the 2013s and early 2014s. Of the 40 African countries noted twenty saw land reform as the “nationalization” of land on behalf of the national community (Mabogunje, 2012: 20). These twenty countries accounted for nearly 75 per cent of the population in the region. It is thus, of interest, that almost three decades after, many of them are coming round to accepting that pushing for a serious free market economy requires a land reform that recognizes the rights of individuals or communities to land either freehold or for a relatively long‐term duration and is prepared to document these rights in appropriate fashion.


2.6	PROBLEMS ENVISAGED IN EXECUTING THE LAND REFORM
The problems envisaged in executing the present reform may be grouped under two broadheads. The first are problems emanating from the customary land tenure systems which still determine much of the practices in land holding especially in the rural areas. The second are problems relating to the operations of the Land Use Act itself since its inception.
The first set of problems relate to the determination of the actual land‐owning entity, community conflicting claims, inheritance and gender issues, owner/tenant issues, and traditional pledging system. Although with minor variations, the traditional unit of landownership in most parts of the country is the lineage or extended family. Individuals reassigned land parcels to use rather than to own. Over the years, especially the colonial period when different aspects of life became monetized and agricultural practices went beyond production for mere subsistence, land began to be individualized and to be bought and sold.
Documents of various vintages became available indicating widespread alienation of land in urban and rural areas, albeit within an informal land market context. Thus, the land reform might thus still encounter situations where land ownership still resides in the extended family unit as distinct from individuals. The understanding is that such land would be so identified pending whenever the family decides to assign parcels of land to its members. It could also encounter situation of land alienation local recognized and accepted but with no backing by any formal document.
For many communities, however, beyond land already appropriated by extended families, there is still land still claimed as belonging to the community as a whole. Since these are land in a border zone with actual limits poorly defined, they tend to be the source of conflicts and community clashes. In the colonial period, the administration persuaded the contending communities to agree to joint share of royalties from conversion of the area into forest reserves and its exploitation for timber export. In the absence of such options, the current Reform would seek to depend on pre‐crisis adjudication through the mediation of the relevant traditional authorities.
On the issue of inheritance, it is well‐known that the claims of most people in Nigeria to particular parcels of land is based on inheritance. The prevailing system among most ethnic groups, however, is that of partible inheritance with strong gender bias in favour of male children. Primogeniture, as an inheritance system that protects parcels of land from further sub division at the death of its owner, is limited to a very few ethnic groups in the country, the Edo being the most notable. The gender bias is perhaps most obvious in this case as only the first‐born son can inherit the land. Elsewhere in the country, land inheritance in most ethnic groups is by the male children although a few groups allow land to be inherited by all the children, male or female. However, the growth of the market economy especially since colonial times have made it possible for women to be able to buy land if they do have the means. Since inheritance laws are more difficult to change, the expectation is that the landre form by facilitating the process of transforming land into major economic asset and bringing it into the mainstream of the free-market economy would eventually assist in reducing the gender bias in the disposition of land in the country. 
An equally serious problem is likely to be that between landowners and tenants especially long-term tillers of the land. In olden days, the relationship between the two used to be mediated through a tribute paid in cash or kind that serves to confirm the relationship. The Land Use Act of 1978 was said to have brought some disequilibrium into the former balance of rights and privileges enjoyed by tenants and landowners. This is because it failed to recognize the continued existence of customary tenancy as both a key feature of customary land tenure andade facto recognition of the ownership rights of landlords by tenant farmers (Fabiyi & Idowu, 2012). A 1991 judgment of the Supreme Court of Nigeria, however, ruled in favour of the continued entitlement of landowners and has significantly reduced the incidence of disputes arising from this uncertainty (Idowu, 2016). If such contested cases are encountered in the course of the land reform activities, they would have to be referred to adjudication, if need be to the highest level.
Another variant of this problem can be anticipated where the system of land pledging (jingimain northern Nigeria) for raising money is a practice going back to the distant past. The holder of the land may redeem it as soon as he is able to repay the money although normally, he will not be allowed to do so until after the harvest (Mortimore& Wilson, 2015). Such pledging of land tends to increase in frequency during bad years when farmers’ financial resources are in adequate. Failure to redeem such pledged land over the years may culminate into final sale but may also remain unresolved especially if the landholder were to die and the children were initially not in a position to repay the debt. Ownership in such situation may become difficult to determine and would certainly require adjudication by the local leaders.
The second set of problems arise from the operations of the Land Use Act of 1978 itself. Perhaps the most serious of these may be the reluctance of Governors to actively support there form activities. Since the Governors have been made the custodian of the land of their states, no serious reform can take place without their consent and active support. This is why one of the strategies for overcoming this reluctance is to encourage that the very institution meant to promote land allocation in the states, that is, the Land Use and Allocation Committee is meant to become the arrow head of the land reform in the states. The Committee is still to find out how this proposal resonates with each state government.
Some difficulties can also be anticipated from the land surveying professionals who cannot appreciate the use of “para‐surveyors”. For some of these, this aspect of the land reform program appears as if it is taking the meat out of the mouth of those entitled to it. They would want all the fieldwork contracted out to graduates of Survey Schools irrespective of the fact of the very limited number of such trained personnel. They are therefore questioning the quality
of what is likely to be produced by para‐surveyors who would have had only a concentrated three‐month’s training. A more serious aspect of the concern raised by this group is whether the delimitation on the photographs or maps of the parcels to which an individual has demonstrated claims can be titled and registered without the usual surveyor’s beacons and more accurate measurements. These are issues which we intend to learn how other countries have dealt with them.
A very special type of problem is anticipated in the Kano closed‐settled zone where farmers are known to be very unwilling to submit to the dictates of the Land Use Act which tends to remove their freehold rights in exchange for a tenure of limited, even if long, duration like 99years. This is a region of Nigeria where farms, houses and building sites were freely sold long before the colonial period. The British colonial authorities had claimed that land in northern Nigeria belonged to the colonial government under the Maliki Law of conquest and had made any attempt to alienate land or land rights an offence, punishable by the Emir (Luning, 2011; Mustapha & Meager, 2000:5). Polly Hill (2017), however, pointed out that, if the Hausa peasant knew that he did not own his land, he ignored the fact. People in both urban and rural areas continued to exchange land for money, leaving the colonial and contemporary land policy to rest on an historical fiction. There was some indication also that the current reform, in spite of the regularization that it may bring about, may be resisted because of the lease hold type tenure it is offering rather than the freehold tenure to which the peasants were used.













CHAPTER THREE
RESEARCH METHODOLOGY
3.1	INTRODUCTION 	
This chapter deals with the methods or the producers which the researcher employed in the collection of necessary data and information for the collection of necessary date and information for the project work. A research of this kind demands that the research method be relevant and applicable to the study. This is necessary since the finding of the research depends on the quantity and quality of the information gathered. 
3.2	RESEARCH DESIGN 
Research Design: A mixed-methods approach will be utilized, combining both quantitative and qualitative research methods. This allows for a comprehensive understanding of the impact of the Land Use Act on sustainable housing development.
3.3	DATA TYPE AND SOURCE
Data Type: This study will make use of both quantitative and qualitative data:
Quantitative Data: Structured responses from questionnaires will provide measurable data on the effects of the Land Use Act on housing development in Eti-Osa (e.g., statistics on access to land, delays in approval, etc.).

Qualitative Data: Open-ended responses and interviews will offer in-depth insights into stakeholder experiences, opinions, and perceptions regarding the Land Use Act and its implementation.
Data Source:
1. Primary Sources:
· Questionnaires administered to residents, landowners, developers, and government officials in Eti-Osa.
· Interviews with legal experts, urban planners, and policy officers involved in land and housing matters.
2. Secondary Sources:
· Books, journal articles, and policy papers on the Land Use Act and housing policy in Nigeria.
· Government publications from the Lagos State Ministry of Physical Planning and Lands Bureau.
· Reports and statistics from real estate bodies and urban development agencies.
3.4	INSTRUMENT FOR DATA COLLECTION
The primary instrument for data collection in this study is a structured questionnaire designed to gather both quantitative and qualitative data on the effect of the Land Use Act on sustainable housing development in Eti-Osa, Lagos.
Structure of the Questionnaire:
The questionnaire is divided into four sections:
Section A: Demographic Information
· Age, gender, occupation, educational background, stakeholder category (e.g., landowner, developer, official).
Section B: Awareness of the Land Use Act
· Questions assessing respondents’ knowledge and understanding of the Act.
Section C: Impact on Housing Development
· Items focusing on access to land, approval processes, cost of land acquisition, and tenure security.
Section D: Challenges and Recommendations
· Open-ended questions on perceived challenges and possible reforms to enhance sustainable housing development.
Other Instruments
Interview Guide: A semi-structured guide will be used for key informant interviews with officials, legal experts, and urban planners. This allows for in-depth responses while ensuring consistency across interviews.
3.5	TARGET POPULATION 
The target population will include various stakeholders, such as government officials, urban planners, real estate developers, and residents of Eti Osa. A sample size of around 100 participants will be selected through stratified random sampling to ensure diverse representation
3.6	SAMPLING FRAME
The sampling frame for this study comprises individuals and institutions involved in land administration, real estate development, housing regulation, and property ownership within Eti-Osa Local Government Area of Lagos State. The categories include:
Government Officials
· Staff of Lagos State Ministry of Physical Planning and Urban Development
· Officials from the Lagos State Lands Bureau
· Eti-Osa Local Government urban planning officers
Real Estate Developers and Agents
	•	Registered estate developers operating in Eti-Osa
	•	Licensed real estate agents and consultants
Residents and Landowners
· Private landowners affected by the Land Use Act
· Homeowners in developing estates within Eti-Osa (e.g., Lekki, Ikate)
Legal and Property Professionals
· Property lawyers and surveyors
· Land use and planning consultants
3.7	SAMPLE SIZE
The sample size for this study is determined based on the diversity of stakeholders in land and housing development in Eti-Osa Local Government Area. A total of 100 respondents will be selected across four key stakeholder groups:
3. Government Officials – 20 respondents
(From Lagos State Lands Bureau, Ministry of Physical Planning, and Eti-Osa Local Government)
4. Real Estate Developers and Agents – 30 respondents
(Registered developers, surveyors, and realtors in the area)
3. Residents and Landowners – 30 respondents
(Landowners and homeowners in areas such as Lekki, Ajah, and Sangotedo)
4. Legal and Property Professionals – 20 respondents
(Property lawyers, planning consultants, and land law experts)
3.8	SAMPLING PROCEDURE
This study will adopt a purposive and stratified sampling technique to ensure the inclusion of relevant stakeholders who are knowledgeable about land administration and housing development in Eti-Osa Local Government Area.
Stratified Sampling
The population will first be divided into four strata based on stakeholder categories:
· Government officials
· Real estate developers/agents
· Residents/landowners
· Legal/property professionals
Purposive Sampling
Within each stratum, respondents will be selected purposively based on:
· Their direct involvement in land or housing-related activities
· Their experience with or knowledge of the Land Use Act
· Their willingness to participate
This approach ensures that only individuals who are directly relevant to the study are included, thereby improving the quality and reliability of the data collected
3.9	METHOD OF DATA ANALYSIS
The data collected from the field will be analyzed using descriptive statistical methods. Responses from questionnaires and interviews will be coded and entered into the Statistical Package for the Social Sciences (SPSS) or Microsoft Excel for processing.
The following methods will be used:
1. Frequency Distribution – to summarize the characteristics of respondents and their responses.
2. Percentages and Charts – to present patterns and trends in the data for easier interpretation.
3. Mean Scores and Ranking – to measure the relative significance of different variables, such as the perceived impact of the Land Use Act on sustainable housing.
5. Thematic Analysis (for qualitative responses) – to identify common themes and insights from open-ended questions and interviews.
3.10	Sample table: Frequency Distribution of Respondents’ Views
	Question
	Strongly Agree
	Agree
	Neutral 
	Disagree
	Strongly Disagree
	Total 

	The land use act has in hindered access to land for housing in Eti-Osa. 
	30
	40
	15
	10
	5
	100

	The land allocation process is transparent in Eti-Osa
	12
	13
	20
	30
	20
	100





CHAPTER FOUR
DATA PRESENTATION, ANALYSIS AND INTERPRETATION
4.1 	Introduction
This chapter presents the data collected from respondents, analyzes the results, and interprets them in relation to the research objectives. The analysis is based on both quantitative data (from structured questionnaires) and qualitative data (from open-ended responses and interviews). Tables, charts, and narratives are used for clarity.
4.2	Demographic Characteristic of Respondents
	Variable
	Category
	Frequency 
	Percentage 

	Gender 
	Male 
	60
	60%

	
	Female
	40
	40%

	Age Group
	18-30
	20
	20%

	
	31- 45
	50
	50%

	
	46 and above
	30
	30%

	Stakeholder category
	Government Official
	20
	20%

	
	Developer/Agent 
	30
	30%

	
	Resident/Land Owner
	30
	30%

	
	Legal/Property expert
	20
	20%



Source:
This breakdown shows a fair distribution of participants across relevant stakeholder groups, ensuring a balanced perspective.

4.3	Awareness of the Land Use Act
	Question 
	Yes (%)
	No (%)

	Are you aware of the land use Act?
	85%
	15%

	Do you understand its impact on land acquision? 
	72%
	28%



Source:
Most respondents are aware of the Land Use Act; however, some lack in-depth understanding of its implications for land access and development.
4.4	Impact of the land use act on housing development:
	Statement
	Strongly Agree
	Agree
	Neutral
	Disagree
	Strongly Disagree

	The land use Act makes land acquisition difficult in Eti-Osa.
	35
	40
	10
	10
	5

	The Act slows down housing development due to delays in obtaining C of O.
	30
	45
	15
	5
	5

	Government’s control of land promotes better planning and housing standards.
	20
	25
	25
	20
	10


Source:
Majority believe the Act complicates land processes, contributing to delays and discouraging housing development in Eti-Osa.
4.5	Challenges Identified (from qualitative responses)
Common issues raised:
· Long delays in land title registration
· High cost of obtaining Certificates of Occupancy
· Bureaucratic bottlenecks
· Corruption and lack of transparency in land administration
Source:
These challenges hinder sustainable housing development and reduce public trust in land management systems.
4.6	Suggestions for Improvement (Thematic Highlights)
· Streamline and digitize land registration processes
· Review and amend restrictive provisions in the Land Use Act
· Increase public education on land rights
· Improve transparency and accountability in land governance
4.7	Summary of Findings
· There is high awareness of the Land Use Act but mixed understanding of its provisions.
· It has a noticeable negative effect on land accessibility and housing development in Eti-Osa.
· Stakeholders call for legislative and administrative reforms to promote efficiency and transparency.


















CHAPTER FIVE
SUMMARY, CONCLUSION AND RECOMMENDATION
5.1	SUMMARY OF THE STUDY
This study examined the impact of the Land Use Act of 1978 on sustainable housing development in Eti-Osa Local Government Area of Lagos State. The study aimed to evaluate the level of awareness of the Act among stakeholders, identify its perceived effects on land access and development, and suggest possible reforms to enhance housing delivery.
A total of 100 respondents were surveyed, including government officials, developers, landowners, and legal professionals. Both primary and secondary data sources were used, and the findings were analyzed using descriptive statistics and thematic analysis.
Key findings revealed that while awareness of the Land Use Act is relatively high, many stakeholders believe its implementation contributes to delays, high costs, and bureaucratic bottlenecks that hinder housing development. Respondents called for reforms to decentralize land allocation and improve transparency in land administration.
5.2	CONCLUSION
The study concludes that the Land Use Act, though designed to ensure equitable access and centralized land management, currently poses challenges to sustainable housing development in Eti-Osa due to issues such as slow administrative processes, unclear tenure systems, and limited access to land for private development.
To achieve effective urban housing growth in Lagos and other urban areas, it is necessary to address the legislative and institutional shortcomings of the Act, and align land management practices with modern development needs.
5.3	RECOMMENDATIONS
Based on the findings, the following recommendations are made:
1. Review and Reform of the Land Use Act:
Sections that centralize land ownership and control should be reviewed to allow more local participation and efficiency in land governance.
2. Digitalization of Land Processes:
Automating land registration and documentation processes will help reduce delays, corruption, and bureaucracy.
3. Public Education and Awareness Campaigns:
Educating citizens about their land rights and the workings of the Act will empower them to engage better with the system.
4. Capacity Building for Land Administrators:
Government agencies should train staff and adopt modern land management tools to improve efficiency.

5. Encouraging Public-Private Partnerships (PPPs):
Partnerships between government and private developers can facilitate access to serviced land and boost housing delivery.
Positive Effects of the Land Use Act in Eti-Osa
1. Centralized Land Control
· The Act vests land in the state governor, allowing for coordinated planning.
· In Eti-Osa, this enables planned urban development and discourages uncontrolled land sales.
2. Facilitates Land Regularization
· Encourages land title registration and issuance of Certificates of Occupancy (C of O).
· Increases security of tenure, promoting investment in sustainable housing.
3. Supports Government-Led Housing Schemes
· The Act allows the government to acquire land for public purposes.
· In Eti-Osa, this has enabled Public-Private Partnerships (PPP) and low-income housing schemes (e.g., in Lekki and Ikota).
4. Urban Planning and Environmental Control
· Supports zoning regulations, which help reduce environmental degradation.
· Promotes sustainable layouts with green spaces, road networks, and utility planning.
5. Discourages Speculative Acquisition
· The need for governor’s consent before land transfer slows land speculation.
· Helps curb land hoarding in high-value areas like Ikoyi, Victoria Island, and Lekki.
Negative Effects of the Land Use Act in Eti-Osa
1. Bureaucratic Bottlenecks
· Long delays in obtaining governor’s consent and land titles.
· Discourages private investment in housing development due to uncertainty and delays.
2. Corruption and Abuse of Power
· Discretionary power of the governor can lead to favoritism, land grabbing, and elite capture.
· In Eti-Osa, lands are sometimes allocated to political elites rather than for public interest.
3. Inadequate Compensation for Landowners
· When land is compulsorily acquired, compensation is often delayed or inadequate.
· This causes displacement and conflict with local communities (e.g., in Maroko and Ajah in past decades).
4. Dual Land Ownership Claims
· Overlap between customary land rights and formal statutory allocations creates disputes.
· In Eti-Osa, conflicts between indigenous families (e.g., the Elegushi or Oniru) and new developers are common.
5. Limited Access for the Urban Poor
· The Act does not adequately provide affordable access to land for low-income groups.
· Increases informal settlements (slums) as the poor are priced out of legal housing options.
5.4	SUGGESTIONS FOR FURTHER RESEARCH
Further studies can be carried out to:
· Examine the role of state versus federal control in land management.
· Assess the effectiveness of e-land systems (if implemented) in improving land governance.
· Compare the impact of the Land Use Act across different urban and rural LGAs.
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APPENDICES
APPENDICES
Appendix I: Sample Questionnaire
Title: The Effect of Land Use Act on Sustainable Housing Development in Eti-Osa, Lagos
Instructions: Kindly answer the following questions honestly. Your responses will be treated confidentially and used strictly for academic purposes.
Section A: Respondent’s Profile
​Gender: ( ) Male ( ) Female
​Age: ( ) 18–30 ( ) 31–45 ( ) 46–60 ( ) 60+
​Occupation: __________________________
Years of experience in housing/real estate: __________________________
Section B: Awareness and Impact of Land Use Act
Are you aware of the Land Use Act of 1978? ( ) Yes ( ) No
Do you believe the Act affects land accessibility in Lagos? ( ) Yes ( ) No
In what way has the Act influenced housing development in your area?
( ) Positively ​​​( ) Negatively ​​( ) No noticeable effect
What challenges have you encountered with land acquisition under the Act?
Do you think the Land Use Act should be amended? ( ) Yes ( ) No

Suggestions for improvement: 
Appendix II: Interview Guide
Target Respondents: Real estate developers, land administrators, government officials, legal experts.
Interview Questions:
1. Can you describe your understanding of the Land Use Act of 1978?
2. How does it affect the process of acquiring land for housing development in Eti-Osa?
3. What are the most common challenges encountered under the current land administration system?
4. Do you think the Land Use Act aligns with the goals of sustainable urban development? Why or why not?
6. In your opinion, what specific reforms should be implemented to improve housing access and land management?
7. Has the Act contributed to delays or cost implications in real estate projects you’ve managed?
8. How can government policy better support housing delivery in Lagos?
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