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                                                          ABSTRACT
This study examines the impact of land policy on real estate development in Alagbon, phase2, with a focus on awareness, clarity and implementation of land policy among stakeholders. Using a multi-stage sampling technique, a sample size of 120 respondents comprising residents, landowners, estate developers, and land policy officials was selected.  The study reveals that private developers (83%) and civil servants (73.3%) are aware of the land policy, primarily through government agencies and developer associations. However, the clarity of the policy is disputed, with respondents indicating that the policy is somewhat clear. Furthermore, the data reveal that a significant portion of developers (approximately 29.2%) rely on agents or middlemen as a primary coping strategy, highlighting potential challenges in policy implementation. The study's findings have implications for effective land policy implementation and real estate development in the study area.
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CHAPTER ONE
1.2 INTRODUCTION
	Land policy plays a crucial role in shaping the real estate sector, influencing the availability, affordability, and sustainability of land for development (World Bank, 2019). Effective land policies can promote sustainable development, reduce inequality, and support economic growth, while poorly designed policies can lead to land speculation, displacement of communities, and environmental degradation (UN-Habitat, 2018). The real estate sector, which is a significant contributor to many economies, is heavily influenced by land policy, with the sector's growth and development often dependent on the availability of land, the security of tenure, and the regulatory framework governing land use (Payne & Durand-Lasserve, 2018).
In Nigeria, the land policy framework has undergone significant changes over the years, with the government introducing various reforms aimed at improving land administration, increasing access to land for development, and promoting sustainable land use (Federal Ministry of Lands, Housing and Urban Development, 2017). The Land Use Act of 1978, which vests all land in the state, has been a major instrument of land policy in Nigeria, with the government using it to regulate land use and allocation (Akinmoladun&Oluwoye, 2019). However, the implementation of this policy has been criticized for being bureaucratic, corrupt, and lacking in transparency (Olawumi&Akinmoladun, 2020).
The global world has a significant impact on land policies, with many countries adopting best practice and lessons from developed countries. For example, in the United States, the government has implemented policies to promote sustainable land use, such as zoning regulations and environmental impact assessments (National Association of Home Builders, 2020). In the United Kingdom, the government has introduced policies to increase the supply of affordable housing, such as the Affordable Homes Programme (UK Government, 2020). In Australia, the government has implemented policies to promote sustainable land use, such as the National Urban Policy (Australian Government, 2018).
In Africa, land policies have been shaped by the continent's unique challenges and opportunities. For example, in South Africa, the government has implemented policies to promote land reform and redistribution, such as the Restitution of Land Rights Act (Republic of South Africa, 2019). In Ghana, the government has introduced policies to improve land administration, such as the Land Administration Project (Government of Ghana, 2017). In Rwanda, the government has implemented policies to promote sustainable land use, such as the Land Policy (Government of Rwanda, 2015).
This study will examine the effect of land policy on real estate development in Ilorin, picking Alagbon Phase2 after Oke-Andi junction. The study area is chosen due to it facing ownership and management conflict between the government and landowners.
The study is necessary because it will provide insights into the challenges and opportunities facing the real estate sector in Ilorin, and inform the design of policies and programs that promote sustainable land use and development.
The study will highlight the impact of land policy on real estate development and identify best practices for promoting sustainable land use. The study will also reveal some of the issues associated with poor land policy implementation, such as overcrowding, poor infrastructure, and environmental degradation. 
1.2 	STATEMENT OF PROBLEM
	The real estate sector in Nigeria, particularly in Ilorin, is faced with numerous challenges that hinder its development and sustainability. Despite the government's efforts to introduce reforms and policies aimed at improving land administration and promoting sustainable land use, the sector continues to grapple with issues such as land speculation, displacement of communities, and environmental degradation.
One of the major problems facing the real estate sector in Ilorin is the lack of effective land policy implementation. The Land Use Act of 1978, which is the primary instrument of land policy in Nigeria, has been criticized for being bureaucratic, corrupt, and lacking in transparency. This has resulted in poor land administration, insecurity of tenure, and disputes over land ownership.
	Another significant problem is the rapid urbanization and population growth in Ilorin, which has put pressure on the existing infrastructure and services. The city is experiencing rapid development, but this development is often unplanned and unsustainable, leading to issues such as overcrowding, poor infrastructure, and environmental degradation.
Scholars have extensively studied the topic of real estate development in Nigeria, highlighting various challenges and opportunities in the sector. Some key areas of focus include land policy and reform, urbanization and population growth, sustainable development, and market trends and risks. Researchers such as Akinmoladun and Oluwoye (2019) have examined the impact of the Land Use Act of 1978 on real estate development, noting that while it aimed to usher in a new land reform, it has become a hindrance to development due to its embedment in the Constitution and bureaucratic implementation.
	Studies by Oduwaye (2015) and Nubi (2017) have shown that rapid urbanization and population growth are driving demand for residential, commercial, and industrial developments in Nigeria's major cities, such as Lagos and Abuja. Scholars like Olawumi and Akinmoladun (2020) have emphasized the importance of incorporating sustainable design practices, energy-efficient systems, and environmentally friendly materials in real estate development to reduce environmental impact and enhance long-term value. Additionally, researchers like Oloyede and Omirin (2018) have analyzed market trends, risks, and challenges facing real estate developers in Nigeria, including market fluctuations, construction delays, and unforeseen expenses.
	Despite the extensive research, some areas remain underexplored. More research is needed to understand the practical challenges faced by real estate developers in Nigeria, particularly in implementing land policies and navigating regulatory frameworks. Further study is required on the role of community engagement in real estate development, including how developers can build positive relationships with local communities and address their concerns (Afolabi, 2020). Additional research is necessary to develop effective strategies for integrating sustainable development practices into real estate development projects in Nigeria, considering the country's unique challenges and opportunities (Ujoh, 2019). Moreover, more research is needed to understand the impact of land policy on real estate development in different regions of Nigeria, including rural areas and smaller cities (Ogunba, 2018). By addressing these gaps, future research can provide valuable insights for policymakers, developers, and other stakeholders to promote sustainable and effective real estate development in Nigeria.
	The study area is a prime example of the impact of land policy on real estate development. The study on the effect of land policy on real estate development in Ilorin, with specific reference toAlagbon Phase2 aims to contribute to the existing body of knowledge on land policy and real estate development. The study will examine the impact of land policy on land availability, tenure security, and regulatory frameworks, and explore the implications of these factors for real estate development in the study areas. The findings of this study will provide valuable insights for policymakers, developers, and other stakeholders to promote sustainable and effective real estate development in Nigeria.
1.3 	RESEARCH QUESTIONS
The study will address the following research questions:
1. 	What is the effect of land policy on land availability for real estate development in Ilorin?
2. 	How does land policy impact tenure security and regulatory frameworks in Ilorin?
3. 	What are the challenges and opportunities facing real estate developers in the study area, and how does land policy affect these challenges and opportunities?


1.4 	AIM AND OBJECTIVES OF THE STUDY
1.4.1 	AIM
The study aims to examine the impact of land policy on real estate development in Alagbon area of Ilorin, with a view to identifying policy-related constraints and opportunities that influence sustainable property development.
1.4.2 	OBJECTIVES:
	The specific objectives of this study are to:
· review the existing land policies governing land acquisition and development in Ilorin, with specific reference to the Alagbon area.
· assess the influence of land policy implementation on the pace and pattern of real estate development in the study area.
· identify the challenges faced by real estate developers and investors as a result of land policy provisions or enforcement in Alagbon.
· evaluate the level of compliance with land policies and regulations by property developers in the area.
· suggest policy reforms or planning strategies that can enhance real estate development in Alagbon and similar urban areas in Ilorin.
1.5 	SIGNIFICANCE OF THE STUDY
The significance of this study lies in its potential to shed light on the complex relationships between land policy, real estate development, and sustainable development in Nigeria. By examining the impact of land policy on real estate development in Ilorin, this study will provide valuable insights into the challenges and opportunities facing the sector, and identify potential solutions to promote sustainable development.
The study's findings will be significant for policymakers, as they will provide evidence-based insights into the effectiveness of current land policies and recommendations for improvement. This will enable policymakers to make informed decisions about land policy reforms and ensure that the sector is operating in a way that promotes sustainable development and economic growth.
The study's focus on sustainable development will also highlight the importance of incorporating sustainable practices into real estate development. This will provide insights into how land policy can be used to promote sustainable development, reducing the environmental impact of development and enhancing the quality of life for residents.
Furthermore, the study's findings will have implications for economic development in Nigeria. The real estate sector is a significant contributor to the country's GDP, and the study's findings will provide insights into how land policy can be used to promote economic growth and development.
Overall, the significance of this study lies in its potential to contribute to the development of effective policies and strategies for promoting sustainable real estate development in Nigeria. By providing valuable insights into the impact of land policy on real estate development, this study will benefit various stakeholders, including policymakers, real estate developers, investors, and communities, and will contribute to the broader goals of sustainable development and economic growth.
1.6 	SCOPE OF THE STUDY
The scope of this study is to investigate the impact of land policy on real estate development in Ilorin, specifically focusing on Alagbon Phase2 behind Oke-Andi junction as case studies.
This study will examine the existing land policy framework and its implementation in this area, assessing the effects of land policy on property values, development activity, and housing affordability. By exploring the impact of land policy on real estate development in the study area, the study aims to provide valuable insights into the complex relationships between land policy, land use, and real estate development outcomes.
The study's scope includes a comprehensive analysis of land policy instruments, real estate development outcomes, and stakeholder perspectives in the area
1.7 	LIMITATION OF THE STUDY	
This study on the effect of land policy on real estate development in Alagbon Phase2 has several limitations. One of the primary limitations is the geographical scope of the study, which is limited to Ilorin. This means that the findings of the study may not be generalizable to other cities or regions, and may not be applicable to areas with different economic, social, or cultural contexts.
Another limitation of the study is the case study approach, which focuses on one specific area. While this approach allows for an in-depth examination of the impact of land policy on real estate development in these areas, it may not be representative of all areas in Ilorin. The study's findings may be influenced by the unique characteristics of the study areaand may not be applicable to other areas with different land use patterns, development pressures, or stakeholder interests.
The study may also be limited by the availability and accuracy of data on land policy, real estate development, and related variables. Data limitations may affect the validity and reliability of the study's findings, and may limit the ability to draw conclusive inferences about the impact of land policy on real estate development in Ilorin. Furthermore, the study's timeframe may also be a limitation, as it may not capture long-term effects of land policy on real estate development.
Additionally, the study's reliance on stakeholder perspectives may also be a limitation. The perspectives and biases of stakeholders interviewed may not reflect the views of all stakeholders, and may influence the study's findings. The study's methodology, including data collection and analysis methods, may also have limitations that affect the validity and reliability of the findings. These limitations highlight the need for caution when interpreting the study's findings and applying them to other contexts.
1.8	 STUDY AREA
	The study area is Ilorin Metropolis, which is the capital city of Kwara State, Nigeria. Ilorin metropolis consists four Local Government Areas (LGAs) namely; Ilorin East, Ilorin West, Ilorin South and Asa. Ilorin is located approximately between latitude 8º30’ and 8º50’ North of the Equator and longitude 4º20’ and 4º35’East of the Greenwich Meridian (Figure 1.1). Ilorin is the gateway city between the southern and northern Nigeria with an approximate land area of 100kilometres square (Kwara State Diary, 2012). Ilorin city climate is humid under the influence of the two trade winds prevailing over the country, characterized with high temperature throughout the year (Ajibade, 2002). Ilorin enjoys wet and dry seasons. The daily average temperatures are in January with 25ºC May 27.5 ºC and September 22.5 ºC. The wet season is between May and October with two peak periods in June and September while the dry season spans between November and April. The mean annual rainfall is 1,200mm (Olanrewaju, 2012). The temperature in Ilorin is uniformly high throughout the year. The nature of soil at the study area is sandy-loamy soil, which favours certain species of trees, and grasses, couple with the climatic condition to which the sandy area falls made it to fall into Guinea Savannah. Deciduous trees of mixed trait such as silk, cotton characterize this type of vegetation and tall grasses like Elephant grass are noticeable in Ilorin.
1.8.1 Transportation and Communication Network
	The inter-city and intra-city transportation for Ilorin could be identified as road, rail and air transport. Usually these modes of transport are supposed to complement each other for an efficient and effective co-ordination of the activities within the city. The first major development of a road network on Ilorin was subsequently by the Federal Government, which constructed the present Lagos Road Abdul Azeez Atta road and Emir’s Road. These roads are stretches of the Lagos - Ilorin - Kaduna trunk road that links the southern and northern parts of the country together.Ilorin comprises of three major roads that are Emir's Road, Gambari/ Muritala Mohammed Road/Post Office Round About and Amilegbe Road/Ipata Market. Among the roads that forms the arterial within the study area are Emir's/Gambari junction, Edun/OpoMalu road, Muritala road/Emir's road. There is also a railway line transversing the town. The railway line serves as a link to both the North and the West. Most of the commercial activities of the town take place alone the major roads of the study area. All the same, road transport dominates human movement in Ilorin and is characterized by para-transit modes such as mini-buses, taxi and motor cycles.  By road, llorin is equidistant to all major population centers north and south of Nigeria. Ilorin also has airport facilities. Although the Ilorin International Airport has been re- designated and equipped as International Cargo Airport, there are scheduled commercial flights to and from Ilorin by Overland and Capital Airlines with current destinations include Lagos, Abuja and Jos.
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Fig 1.1: Ilorin L.G.A. within Kwara State context.
Source: - Kwara State Town Planning Authority (2025).
[image: C:\Users\Abdulhakeem\Desktop\pix.png]
Fig 1. 2: Ilorin Township within the L.G.As
Source: - Kwara State Town Planning Authority (2025).

1.9	 DEFINITION OF TERMS
Here are the definitions with sources:
1. 	Policy: A set of principles, guidelines, and rules that guide decision-making and action in a particular area, such as government, business, or organization. (Oxford Dictionary, n.d.)
2. 	Land Policy: A set of principles, laws, and regulations that govern the use, ownership, and management of land, including policies related to land acquisition, allocation, and development. (World Bank, 2019)
3. 	Real Estate: Property consisting of land, buildings, and other improvements, including residential, commercial, and industrial properties. 
4. 	Development: The process of building, improving, or expanding physical infrastructure, such as buildings, roads, and utilities, to support economic and social activity. (United Nations, 2018)
5. 	Sustainably: In a way that meets the needs of the present without compromising the ability of future generations to meet their own needs, minimizing harm to the environment and conserving natural resources. (Brundtland Commission, 1987)
6. 	Sustainable Development: A process of development that balances economic, social, and environmental considerations, meeting the needs of the present without compromising the ability of future generations to meet their own needs. (United Nations, 2015)
7. 	Economic Growth: An increase in the production of goods and services in an economy over time, often measured by an increase in Gross Domestic Product (GDP). 
8. 	Land Speculation: The practice of buying land with the expectation of selling it at a higher price in the future, often without any intention of developing or using the land productively. (UNCHS, 2001)
9. 	Environmental Degradation: The deterioration of the natural environment, including air, water, and land pollution, deforestation, and loss of biodiversity, often caused by human activities. 
10. 	Land Use: The way in which land is used or managed, including agricultural, residential, commercial, industrial, and conservation uses, and the planning and regulation of land use to achieve social, economic, and environmental goals. (Food and Agriculture Organization, 2019)





            


CHAPTER TWO
LITERATURE REVIEW, CONCEPTUAL FRAMEWORK AND THEORETICAL FRAMEWORK

2.1 	LITERATURE REVIEW
Globally, scholars have extensively studied the impact of land policy on real estate development, highlighting the critical role of effective land policies in promoting economic development and sustainable growth. According to a study by the World Bank (2019), land policy is a key factor in determining the efficiency and equity of land use, and effective land policies can stimulate economic development by ensuring that land is used productively. Glaeser and Ward (2009) also emphasized the importance of land-use regulation in shaping urban development and property values.
In Africa, researchers have investigated the impact of land policies on real estate development, highlighting the challenges and opportunities in the sector. A study by the African Development Bank (2018) examined the role of land policy in promoting economic development in Africa, while the African Union (2017) explored the progress, problems, and prospects of land reform in Africa. Chimhowu (2019) also investigated the impact of land policies on urban development in sub-Saharan Africa, highlighting the need for effective land policies to promote sustainable urbanization.
In Nigeria, scholars have extensively studied the impact of land policy on real estate development, with a focus on the Land Use Act of 1978. Agbola (2018) examined the effect of the Land Use Act on real estate development in Nigeria, highlighting the challenges and opportunities associated with the Act. Oduwaye (2020) also reviewed the issues and challenges of land policy in Nigeria, emphasizing the need for effective land policies to promote sustainable development and economic growth. Other notable studies include those by Nubi (2017) and Oloyede (2022), who investigated the impact of land policy on property values and development activity in Nigeria.
These studies demonstrate the critical role of land policy in shaping real estate development and economic growth, highlighting the need for effective land policies to promote sustainable development and equitable land use.
2.2 	CONCEPTUAL FRAMEWORK
The Land use act of 1978 (formerly called the Land Use Decree)
The Land use act (formerly called the Land Use Decree) was promulgated on 29th of March 1978. Former President OlusegunObasanjo takes credit for being the man who made the Land Use Act an integral part of the constitution of the Federal Republic of Nigeria during the military regime before he eventually handed over to AlhajiShehuShagari-led Federal Government.
According to chapter 202 0f the laws of the Federation of Nigeria 1990, defined the Land Use Act as:“ An Act to vest all land compromised in the territory of each state (except land vested in the Federal government or its agencies) solely in the Governor of the State, who would hold such Land in trust for the people and would henceforth be responsible for allocation of land in all urban areas to individuals resident in the state and to organizations for residential, agriculture, commercial and other purposes while similar powers will with respect to non-urban areas are conferred on Local Governments (27th  march 1978) commencement.” 
Features of the Land Use Act
1.	 To effect structural change in the system of land tenure;
2. 	To achieve fast economic and social transformation;	
3. 	To negate economic inequality caused by the appropriation of rising land values by land speculators and landholders and;
4. 	To make land available easily and cheaply, to both the government and private individual developers. Although, experts have argued that rather than make land cheaper, the contrary has happened.
Some of the key features of the land use act of 1978 are the four major issues it addresses, which includes: The problem of lack of uniformity in the laws governing ownership and land-use; the issue of uncontrolled speculation in urban land; the question of access to land rights by Nigerians on equal legal basis; the issue of fragmentation of rural lands arising from either the application of traditional principles of inheritance or population growth and the consequent pressure on land.
Effect of land use act of 1978 on Real estate development 
	The Nigerian Land Use Act 1978 is the principal legislation that regulates contemporary land tenure in Nigeria. Upon its enactment, the law brought about radical, if not revolutionary, changes in the erstwhile land tenure systems in the country. The law was aimed, among other things, at reducing unequal access to land and land resources, a situation that had caused a great deal of hardship to the citizenry. Massive and unfettered access to land and land resources by the citizens could stimulate the needed economic growth in an economy that depends heavily on agriculture and mineral resources. The Land Use Act was equally targeted at reducing the high cost of land required for industrial estates and mechanized agriculture. For these reasons, the law appeared to nationalize land when it placed it in the hands of the government as a custodian, to hold in trust and administer for the use and common benefit of all Nigerians. However, after more than three decades of the operation of the law, it is apparent that most of the problems it sought to cure have resurfaced and certain provisions of the law have themselves worked hardship on the citizens and tended to impede economic development, which the Act initially sought to stimulate.
In addition the system maintained by the Land Tenure Law 1962, ensured that the radical title in all the land in the territory was vested in the government of the Region.  The government then held the land as trustee and ensured that the land, under its control and management, was used for the benefit of the subjects. Concurrently, the citizens were entitled to rights of occupancy, and certificates of occupancy were usually issued as evidence of these rights. Alienation of a right of occupancy was only permitted upon the consent of the regional governor. With this, citizens stand at an advantage of having the title to land without any difficulty.
The Land Use Act aims principally at the effective and sustainable management and control of land in Nigeria particularly in a manner that gives government sufficient powers over the acquisition, transfer or otherwise assignment of land and land resources. With the land use act, anyone who wishes to buy a land and has an adequate plan for its use will have a land at his disposal. This ultimately means that someone without a plan cannot purchase a piece of land. This in turn reduces the number of wasted lands purchased by spectators. The Land use act has also made allocation easy. Instead of going all the way to the governor for permission, it has permitted the local area council members to allocate rural lands. With local area council being able to allocate lands in rural areas, acquisition is made easier.
The land use act prevents land speculations from happening. There are people who buy lands in urban and developing areas that should develop because it’s a commercial environment, but they don’t. Instead, they leave the land fallow, when development is going on in the area and ruin the outlook of the place.Land dispute is one of the commonest problems associated with land acquisition in Nigeria. The land use act helps in drastically reducing the rate of complaints laid concerning land disputes; especially after the compulsory land survey.
Looking at the negative effect of land use act of 1978 on urban development, In terms of attaining its set objectives, the Land Use Act has not been a success and two principal reasons account for this. The first is the Act’s inherent contradictions and defects, the second is institutional weakness, and lack of political will in the country to secure a just, fair and effective implementation of the Act to bring about economic. The divesting of citizens freehold title to their land is antithetical to their economic prosperity as land ceased from being an article of commerce upon the commencement of the Act. Against the backdrop that overwhelming majority of Nigerians have no other source of income and livelihood save the one derivable from land by way of subsistence farming or disposal to earn income for business or family needs, this dispossession has plunged the majority of Nigerians into poverty rather than prosperity.
Concerning the mode of systematically registering titles, all those land owners with registered titles are open and eligible to note opportunities than land owners without a registered title. As a matter of emphasis, it’s almost as if those with registered titles are wealthier than those without.
According to Section 22 of the Act it requires that the Governor’s consent be acquired before the transfer of land is made to the purchaser. This power given to the governors have been abused by many as lands in their trust are either used as they will, or withheld from potential developers. This is wrong, but by the virtue of this act, the only thing that can change it, or tweak it, is an amendment. Otherwise, it is going to remain this way for a long time.
The 1978 Land Use Act is feudal. It has a colonial character. It denies Nigerians right to own land and the range of resources contained in it. This is outright economic dis-empowerment by other means - a trend that is synonymous with feudal and colonial rule. Basically, the law reduces Nigerians to the status of squatters, as they are mere occupiers of land not owners, no matter how much they pay or paid to acquire it.For as long as Nigerians cannot own land, they will remain unable to enrich their lives with the wealth of their land.
Lastly, the land use act causes delay in land acquisition.
General Effects of the Land Use Act of 1978 in Nigeria 
1. 	The government can seize your land In Nigeria; the government can seize your land or property without any form of compensation if you do not have a Certificate of Occupancy, C of O. The power to do this rests within the Land Use Act, which reads: “All the rights formerly vested in the holder in respect of the excess of the land shall in the commencement of this Act be extinguished and the excess of the land shall be taken over by the Governor and administered as provided in this Act.”
2. 	One of the biggest problems around the Land Use Act is the process of acquiring the Certificate of Occupancy from the state governor or the President in the case of the Federal Capital Territory (FCT) in Abuja, who exercises this power through the Minister of the FCT.
As a result of the sensitivity of the document, it has given birth to high-level corruption in the ministry that processes the C of O. In other words, the process has suffered political and social abuse over the years.
3. 	The Land Use Act remains one of the most contentious legislations in Nigeria today. Although the Act has its merits, quite a number of environment stakeholders have described it as the greatest clog in the wheel of housing development in the country. According to experts, the Act is overdue for a comprehensive review/amendment, which cannot be carried out because of the constitutional requirements for such an amendment.
4. 	Experts in Nigeria have repeatedly called for the Land Use Act to be expunged from the Constitution to make its amendment more realistic and less cumbersome. They have argued that argued there will be no meaningful growth in the real sector if land continues to be under the firm grips of state governors.
5. 	Experts have asserted that Land has become so expensive because unlike in the past, you could buy a piece of land from either the community, an individual or from even a company and you go and register that title at the Land Registry. Once it is registered, it becomes a bankable document.
Today, however, the process has changed. Now, you go and pay the usual fee and you take the document that they give to you and the survey plan to the government who will then issue you a Certificate of Occupancy also known as the C of O.
6. 	One of the objectives of the Land Use Act was to make land available easily and cheaply, to both the government and private individual developers. However, experts have argued that rather than make land cheaper, the contrary has happened.
7. 	Under the Land Use Act, the governor is responsible for allocation of land in all urban areas to individuals’ resident in the state or to organizations for residential, agricultural, commercial and other purposes while similar powers with respect to non-urban areas are conferred on the Local Government.
In essence, the act altered the existing land laws in the Southern part of the country by removing corporate groups, families and chiefs from the trusteeship of land and replaced them with the state governors.
Land Use Planning
Land use planning is a systematic process that assesses and organizes land and resources to ensure sustainable development for future generations. It involves evaluating the current use of land and resources, creating comprehensive community development plans, and managing the limited supply of land effectively. Land use planners consider various factors, including environmental conservation, economic development, social equity, infrastructure requirements, and future land requirements.
The goal of land use planning is to promote orderly development, protect property values, and ensure the health and safety of residents. It also helps to preserve natural resources, mitigate the impact of development on the environment, and balance competing interests. Effective land use planning requires a comprehensive approach that takes into account the needs of local communities, stakeholders, and the environment.
Land use planning is distinct from zoning, although the two are often used together. While zoning regulates the use of land through specific laws and regulations, land use planning provides a broader framework for managing land resources. Land use plans can be more flexible and adaptable to changing needs, whereas zoning regulations are typically more rigid and require formal amendments to change.
By engaging in land use planning, communities can create vibrant, livable, and sustainable environments that support economic growth, social equity, and environmental stewardship. This approach has been adopted in various cities and countries, with some notable examples including Minneapolis, where zoning reform efforts have aimed to increase housing affordability and promote racial equity ².

Land Acquisition
Land acquisition refers to the process of acquiring land for development, often involving government agencies or private developers. This process can be complex and involves various stakeholders, including landowners, developers, and community representatives. Land acquisition can be used for various purposes, such as infrastructure development, housing projects, or commercial development.
The process of land acquisition typically involves several steps, including identifying the need for land acquisition, evaluating potential sites, negotiating with landowners, and obtaining necessary approvals. Land acquisition can be a contentious issue, particularly when it involves displacement of communities or environmental concerns.
Effective land acquisition requires careful planning, stakeholder engagement, and consideration of social and environmental impacts. It is essential to ensure that land acquisition processes are transparent, fair, and equitable, and that the rights of all stakeholders are respected.
Land acquisition can have significant impacts on communities and the environment. For instance, the acquisition of land for development projects can lead to displacement of communities, loss of livelihoods, and environmental degradation. Therefore, it is crucial to approach land acquisition with caution and sensitivity, taking into account the needs and concerns of all stakeholders.
Land Value
Land value refers to the economic value of land, influenced by factors such as location, zoning, and demand. Land value can be affected by various factors, including changes in zoning regulations, infrastructure development, and market trends. Understanding land value is essential for real estate development, investment, and land use planning.
Land value can be measured in various ways, including through market valuation, income approach, or sales comparison approach. The value of land can have significant impacts on property prices, housing affordability, and economic growth. For instance, high land values can make it challenging for developers to build affordable housing, leading to housing shortages and increased prices.
Land value capture strategies can be used to recover some of the value created by public investments in infrastructure or zoning changes. This can help to fund public services, infrastructure development, or community projects. However, land value capture strategies can also have unintended consequences, such as increased housing costs or displacement of low-income communities.
Understanding land value is crucial for making informed decisions about land use, development, and investment. By analyzing land value trends and factors that influence land value, stakeholders can make more informed decisions about land use and development.
Zoning Regulations
Zoning regulations are laws that govern the use of land and development in specific areas. These regulations are typically established by local governments to promote orderly development, protect property values, and ensure public health and safety. Zoning regulations can dictate the type of development allowed on a property, including residential, commercial, or industrial uses.
Zoning regulations can have significant impacts on property values, housing affordability, and economic growth. For instance, zoning regulations that restrict density or limit housing types can contribute to housing shortages and increased prices. On the other hand, zoning regulations can also protect community character, preserve natural resources, and promote sustainable development.
There are various types of zoning regulations, including residential, commercial, industrial, and mixed-use zoning. Each type of zoning regulation has its own set of rules and requirements, and zoning regulations can vary significantly between jurisdictions.
Understanding zoning regulations is essential for property owners, developers, and investors. By navigating zoning regulations effectively, stakeholders can ensure compliance, minimize risks, and maximize opportunities for development and investment.
Real Estate Development
Real estate development is the process of developing land for residential, commercial, industrial, or other uses. This process involves various stakeholders, including developers, investors, and community representatives. Real estate development can have significant impacts on communities and the environment, and effective development requires careful planning, stakeholder engagement, and consideration
Property Rights
Property rights refer to the rights of individuals or groups to own, use, and dispose of property, including land. Secure property rights are essential for economic development, as they provide incentives for investment and innovation. According to the World Bank, secure property rights can also help to reduce poverty and inequality by providing access to assets and opportunities for the poor (World Bank, 2019).
Property rights can take many forms, including private ownership, communal ownership, and public ownership. In many countries, property rights are protected by law, and individuals or groups can seek redress if their rights are violated. However, property rights can also be complex and contested, particularly in cases where there are competing claims or interests.
The importance of property rights has been recognized in various international agreements, including the United Nations' Sustainable Development Goals (SDGs). SDG 1.4, for example, calls for ensuring that all men and women have equal rights to economic resources, including access to basic services, ownership, and control over land and other forms of property (UN, 2015).
In practice, property rights can be affected by various factors, including laws, policies, and social norms. For instance, in some countries, customary law or traditional practices may influence property rights, while in others, formal laws and regulations may play a more significant role. Understanding property rights is crucial for promoting economic development, reducing poverty, and ensuring social justice.
Land Policy Instruments
Land policy instruments refer to the tools and strategies used by governments to manage land use, acquisition, and development. These instruments can include laws, regulations, taxes, and subsidies, among others. According to the Food and Agriculture Organization (FAO) of the United Nations, land policy instruments can be used to promote sustainable land use, reduce land degradation, and improve livelihoods (FAO, 2019).
Land policy instruments can be used to achieve various objectives, including promoting agricultural development, conserving natural resources, and supporting urban planning. For example, land use zoning can be used to separate incompatible land uses, while land taxes can be used to encourage efficient land use and raise revenue.
The effectiveness of land policy instruments depends on various factors, including the institutional framework, stakeholder engagement, and monitoring and evaluation. According to the World Bank, effective land policy instruments require a clear understanding of the land tenure system, stakeholder needs, and the potential impacts of policy interventions (World Bank, 2019).
In practice, land policy instruments can be complex and contested, particularly in cases where there are competing interests or claims. For instance, land acquisition for infrastructure development may require careful balancing of public interests with individual property rights. Understanding land policy instruments is crucial for promoting sustainable land use, reducing conflict, and improving livelihoods.
Housing Affordability
Housing affordability refers to the extent to which housing is affordable to different segments of the population. According to the Organisation for Economic Co-operation and Development (OECD), housing affordability is a critical issue in many countries, particularly for low-income households (OECD, 2020).
Housing affordability can be affected by various factors, including housing prices, rents, and incomes. For example, rapid urbanization and population growth can drive up housing prices and rents, making housing less affordable for low-income households. According to the World Bank, housing affordability is also influenced by government policies, including subsidies, taxes, and regulations (World Bank, 2019).
Improving housing affordability requires a range of policy interventions, including increasing the supply of affordable housing, improving access to finance, and providing subsidies or other forms of support to low-income households. According to the Urban Land Institute, innovative approaches to housing development, such as modular construction and community land trusts, can also help to improve housing affordability (ULI, 2020).
In practice, housing affordability is a complex issue that requires careful consideration of various factors, including economic, social, and environmental factors. Understanding housing affordability is crucial for promoting sustainable urban development, reducing poverty, and improving quality of life.
Land Market
The land market refers to the market for buying, selling, and developing land. According to the World Bank, land markets play a critical role in economic development, as they provide a mechanism for allocating land to its most productive uses (World Bank, 2019).

The land market can be influenced by various factors, including government policies, economic conditions, and social norms. For example, land use regulations can affect the supply of land for development, while economic growth can drive up demand for land. According to the FAO, the land market can also be affected by external factors, such as climate change and globalization (FAO, 2019).
Understanding the land market is essential for promoting sustainable land use, reducing conflict, and improving livelihoods. According to the UN-Habitat, effective land market regulation can help to prevent land speculation, ensure fair prices, and promote more equitable land distribution (UN-Habitat, 2020).
2.3	 THEORETICAL FRAMEWORK
Neoclassical Economics Theory
Neoclassical economics theory emphasizes the role of market forces in shaping land use patterns and real estate development. According to this theory, the price mechanism allocates land to its most valuable uses, and developers respond to market signals to maximize profits. This perspective assumes that markets are efficient and that developers have perfect information about market conditions.
The implications of neoclassical economics theory for land policy and real estate development are significant. If markets are efficient, then government intervention may not be necessary to guide development. Instead, policymakers can rely on market forces to allocate land to its most valuable uses. However, this perspective also acknowledges that market failures can occur, leading to inefficient land use patterns.
In practice, neoclassical economics theory has been influential in shaping land policy and real estate development. Many governments have adopted market-based approaches to land use planning, relying on zoning regulations and market incentives to guide development. However, critics argue that this approach can lead to unequal distribution of resources and neglect of social and environmental concerns.
Despite its limitations, neoclassical economics theory remains an important perspective on land policy and real estate development. By understanding how market forces shape land use patterns, policymakers can design more effective policies that work with, rather than against, market trends. This can help to promote more efficient and sustainable development outcomes.
New Institutional Economics Theory
New institutional economics theory highlights the importance of institutions, including land policies and regulations, in shaping economic outcomes. According to this perspective, institutions can influence the costs and benefits of different land uses, and shape the incentives facing developers. This theory emphasizes the need for policymakers to design institutions that promote efficient and sustainable development outcomes.
The implications of new institutional economics theory for land policy and real estate development are significant. By understanding how institutions shape economic outcomes, policymakers can design more effective land policies that promote sustainable development. This might involve creating institutions that provide clear property rights, streamline regulatory processes, and promote transparency and accountability.
In practice, new institutional economics theory has been influential in shaping land policy and real estate development. Many governments have adopted institutional reforms aimed at promoting more efficient and sustainable development outcomes. For example, some countries have introduced land titling programs to provide clear property rights and promote investment.
By understanding the role of institutions in shaping economic outcomes, policymakers can design more effective land policies that promote sustainable development. This requires a nuanced understanding of the complex interactions between institutions, market forces, and other factors that shape land use patterns and real estate development.
Stakeholder Theory
Stakeholder theory emphasizes the importance of considering the interests and needs of various stakeholders, including government agencies, developers, and communities, in land policy and real estate development decisions. According to this perspective, stakeholders can have a significant impact on development outcomes, and their interests and needs should be taken into account in decision-making processes.
The implications of stakeholder theory for land policy and real estate development are significant. By engaging with stakeholders and understanding their perspectives, policymakers can develop more inclusive and responsive land policies that balance competing interests. This might involve creating participatory planning processes, conducting stakeholder analyses, and engaging in public outreach and education efforts.
In practice, stakeholder theory has been influential in shaping land policy and real estate development. Many governments have adopted participatory approaches to land use planning, involving stakeholders in decision-making processes and seeking to balance competing interests. This can help to promote more sustainable and equitable development outcomes.
By understanding the interests and needs of various stakeholders, policymakers can design more effective land policies that promote sustainable development. This requires a nuanced understanding of the complex interactions between stakeholders, institutions, and market forces that shape land use patterns and real estate development.
Sustainability Theory
Sustainability theory highlights the need to balance economic, social, and environmental considerations in land policy and real estate development decisions. According to this perspective, sustainable development requires that policymakers consider the long-term impacts of land use decisions, and prioritize strategies that promote environmental sustainability, social equity, and economic viability.
The implications of sustainability theory for land policy and real estate development are significant. By prioritizing sustainability, policymakers can promote development outcomes that are environmentally sustainable, socially equitable, and economically viable. This might involve adopting green building standards, promoting mixed-use development, and prioritizing community engagement and participation.
In practice, sustainability theory has been influential in shaping land policy and real estate development. Many governments have adopted sustainability frameworks and guidelines for land use planning and development. This can help to promote more sustainable and resilient development outcomes.
By understanding the importance of sustainability, policymakers can design more effective land policies that promote environmentally sustainable, socially equitable, and economically viable development outcomes. This requires a nuanced understanding of the complex interactions between economic, social, and environmental factors that shape land use patterns and real estate development.
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CHAPTER THREE
RESEARCH METHODOLOGY
3.1 Introduction
This chapter outlines the systematic approach adopted for investigating the effect of land policy on real estate development in the Alagbon area of Ilorin. It describes the research design, data sources, data collection methods, sampling techniques, and analytical procedures used in the study. The methodology was designed to provide a robust framework for understanding how land policies such as land tenure systems, land use regulations, and government allocation procedures affect the pace, pattern, and quality of real estate development in the area. The chapter also justifies the sample size and highlights the techniques used for analyzing the collected data. The information gathered through this methodology is expected to reveal gaps in land policy enforcement, compliance issues, and policy implications on real estate investment, with a view to proposing informed policy and planning recommendations.
3.2 	Primary Source of Data
Primary data formed the backbone of this research, given the need to obtain firsthand and contextual information directly from those affected by land policies in the Alagbon area. The data collection involved the use of three major instruments: reconnaissance survey, oral interviews, and structured questionnaires. The primary data focused on real estate development trends, experiences of land acquisition, challenges faced due to existing land policies, and perspectives on land administration in the area. The primary data served as a basis for identifying patterns, perceptions, and impacts of land policies. The richness and reliability of primary data also allowed for the development of practical recommendations that are grounded in the lived experiences of stakeholders in the study area.
3.2.1 	Reconnaissance Survey
A reconnaissance survey was carried out as a preliminary step before the main data collection exercise. This survey was conducted to gain a clearer understanding of the physical and social structure of the Alagbon area, its land use pattern, and the level of real estate development. It also helped in mapping out the major actors involved in land transactions and development activities within the area. During the survey, visits were made to different parts of the community to observe land allocation practices, building densities, and road networks. The reconnaissance visit revealed areas undergoing rapid transformation due to new housing developments, as well as areas with stagnant or abandoned projects. Information gathered from this preliminary survey was used to fine-tune the questionnaire design and determine relevant stakeholders for interviews. Furthermore, the survey helped in understanding the spatial extent of the study area, enabling the researcher to delimit the sampling frame for further investigation. It also revealed the need to engage both formal institutions such as planning authorities and informal actors like community leaders. 
3.3 	Oral Interview
Oral interviews were conducted with key informants to obtain in-depth information on the influence of land policy on real estate development. This qualitative method was used to gain nuanced insights that structured questionnaires might not capture. Interviewees included officials from the Ministry of Lands and Physical Planning, Estate surveyors and Valuers, local chiefs, and property developers operating within the Alagbon area. The interviews explored issues such as land documentation processes, bottlenecks in land allocation, customary land tenure influences, compliance with development control regulations, and perceptions of government policy effectiveness. Open-ended questions allowed respondents to freely express their views, share experiences, and provide detailed accounts of how land policies have shaped the development trajectory in the area. The interviews were recorded with the consent of the respondents and later transcribed for analysis. This method proved particularly useful in understanding institutional challenges, power dynamics in land governance, and informal practices that shape development outcomes. The oral interviews also served to validate and triangulate data obtained from the questionnaires, thus increasing the reliability and depth of the findings. Overall, the interviews played a critical role in illuminating the practical realities of land policy implementation and its impact on the real estate sector.
3.2.4 	Questionnaire Administration
Questionnaire administration was a central component of the data collection strategy. Structured questionnaires were designed and administered to a sample of residents, developers, and landowners in Alagbon to gather quantitative data on the effects of land policy on real estate development. The questionnaire was divided into sections addressing demographic characteristics, experiences with land acquisition, challenges in building approvals, and awareness of land-related policies. Both open-ended and close-ended questions were included to allow for a combination of measurable data and descriptive responses. The administration process involved direct distribution of the questionnaires by trained research assistants who provided guidance and clarification where necessary. Efforts were made to ensure that the questionnaire was clearly worded, free of bias, and administered in a language understandable to the respondents. The data obtained were coded and analyzed using appropriate statistical tools. This method enabled the researcher to identify common trends, test relationships between variables, and draw evidence-based conclusions. It also facilitated the comparison of responses across different stakeholder groups, helping to uncover the broader impact of land policies on property development within the area.
3.4 Sampling Frame and Sample Size
3.4.1 Sampling Frame
The sampling frame refers to the entire population of individuals or entities that are relevant to the study and from which the research sample was drawn. In this study, the sampling frame comprised residents, landowners, estate developers, and land policy officials in the Alagbon area of Ilorin. These groups were considered relevant because they are either directly involved in or significantly affected by land policy decisions and real estate development. The sampling frame was determined through the reconnaissance survey, which helped in identifying active development zones and stakeholder categories within the community. An initial listing of residential buildings and development sites was carried out to provide a clear boundary for respondent selection. Government agencies, including the Ilorin West Local Planning Authority and the Ministry of Lands, were also included in the sampling frame due to their regulatory roles. By establishing a well-defined sampling frame, the study ensured that data were collected from a representative cross-section of the population, thereby enhancing the validity of the research findings.
3.4.2 	Sample Size
The determination of an appropriate sample size was critical to achieving accurate and generalizable results. Using a convenient sampling, a sample size of 120 respondents was selected. This figure was considered sufficient to allow for statistical analysis while remaining manageable in terms of resources and logistics. The sample was distributed across each stakeholder categories as 60 residents, 30 real estate developers, 20 landowners, and 10 government officials. The Cochran formula was used to guide the selection of the sample size for a finite population. In cases where respondents were unwilling or unavailable, replacements were made to maintain the sample size. The sampling also accounted for spatial distribution to ensure inclusion of both high- and low-density areas within Alagbon. The sample size allowed for meaningful comparisons and analysis of trends, attitudes, and constraints related to land policy and development. This ensured the study’s findings could be confidently extended to similar urban fringe areas in Ilorin.
3.5 	Sampling Techniques
A multi-stage sampling technique was employed in this study to ensure that diverse perspectives were captured. The first stage involved stratified sampling, where the study population was divided into distinct strata—residents, landowners, developers, and officials. This allowed for a proportional and structured selection process. The second stage employed random sampling within each stratum to avoid bias in respondent selection. This approach was particularly useful among residents and landowners, where multiple individuals shared similar characteristics. For government officials and developers, purposive sampling was used to select individuals with direct knowledge or experience in land policy implementation and real estate practices. This was necessary because not all officials or developers would have relevant insights into the Alagbon context. The combination of stratified, random, and purposive sampling ensured both depth and breadth of data collection. It also minimized sampling error and enhanced the reliability of the findings. By using these techniques, the research was able to capture a holistic view of the effects of land policy on development across various categories of stakeholders in the study area.
3.6 	Method of Data Analysis
The data collected from questionnaires, interviews, and field observations were subjected to both quantitative and qualitative analyses. Quantitative data, primarily derived from the structured questionnaire, were analyzed using descriptive statistics such as frequency distribution, percentages, mean scores, and charts. This facilitated the identification of trends, patterns, and variations in responses related to the impact of land policies on real estate development. Inferential statistical tools such as chi-square tests or correlation analysis (where applicable) were used to explore relationships between land policy variables and development outcomes. On the other hand, qualitative data obtained from oral interviews and open-ended questionnaire responses were analyzed using thematic content analysis. Recurring themes, opinions, and policy-related issues were coded and categorized to draw meaningful insights. These analyses helped in triangulating the findings, ensuring that the results were not only statistically valid but also contextually grounded. Software tools like SPSS or Microsoft Excel were used to process the data efficiently. The combination of analytical methods enhanced the robustness of the study and allowed for the development of practical and evidence-based conclusions on how land policy affects real estate development in Alagbon, Ilorin.


CHAPTER FOUR
DATA PRESENTATION AND ANALYSIS
4.1 	Introduction
This chapter presents the data obtained from the field survey and provides analyses based on the research objectives. The data were analyzed using cross-tabulation to understand relationships between variables. Results are presented in tables, followed by interpretations that highlight trends and implications. This method facilitates the identification of patterns in how land policies influence real estate development in the Study Area.
4.2	Existing land policies governing land acquisition and development in 	Ilorin, with specific reference to the Alagbon area
4.2.1	Awareness of Land Policies by Occupation
The data in Table 4.1 reveals that a significant proportion of respondents in Alagbon are aware of existing land policies, though awareness levels vary by occupation. Among civil servants, 73.3% reported being aware of land policies, while only 26.7% indicated a lack of awareness. Similarly, a high awareness level of 83.3% was recorded among private developers, suggesting that professionals directly engaged in property development are more familiar with land-related regulations. In contrast, only 60% of landowners were aware of land policies, while 40% were not. This shows a moderate understanding among those who hold land assets but may not be fully engaged in formal development processes. The lowest level of awareness was observed among tenants, with only 33.3% aware and 66.7% unaware of land policies, reflecting limited exposure or perceived irrelevance of such policies to their status.
This distribution highlights an occupational divide in policy awareness, which is critical for understanding how land policy is internalized across different societal groups. The high percentage of informed developers and civil servants implies that individuals directly involved in formal procedures or governance are more exposed to land regulations. On the other hand, the lower awareness among tenants and landowners suggests that access to accurate information about land policies is uneven, and this could limit compliance, promote informal transactions, or lead to conflicts. These findings justify the need for targeted sensitization programs and simplified communication strategies that can reach all land stakeholders regardless of their socio-economic or professional status.
Table 4.1: Awareness of Land Policies by Occupation
	Occupation
	Aware of Land Policy
	Not Aware
	Total

	Civil Servants
	22
	8
	30

	Private Developers
	25
	5
	30

	Landowners
	18
	12
	30

	Tenants
	10
	20
	30

	Total
	75
	45
	120



4.2.2:	Sources of Information on Land Policy
The data presented in Table 4.2 shows that the majority of respondents (37.5%) identified government agencies as their primary source of information on land policy. This indicates a significant reliance on official institutions for guidance, updates, and interpretation of land regulations in the Alagbon area. Developers’ associations follow closely, accounting for 25.0% of the responses, suggesting that professional networks and industry-based platforms also play a substantial role in disseminating policy-related information. Informal networks, such as friends, family, and community leaders, contributed 20.8% to the information flow, reflecting the importance of non-institutional channels in shaping local understanding of land issues. Meanwhile, legal practitioners accounted for 16.7%, indicating that a smaller proportion of respondents rely on formal legal consultation, possibly due to associated costs or limited access.
These findings reveal the multi-channel nature of land policy awareness in the area, with a noticeable tilt towards formal institutions and organized groups. The relatively high percentage of reliance on government agencies and developers' associations implies a reasonable level of trust in structured and authoritative information sources. However, the notable proportion of informal networks also emphasizes the need for more inclusive communication strategies that reach beyond formal stakeholders. Ensuring that accurate and clear land policy information circulates through both formal and informal means will enhance compliance, reduce misinformation, and improve decision-making among residents, developers, and landowners alike.
Table 4.2: Sources of Information on Land Policy
	Source of Information
	Frequency
	Percentage (%)

	Government Agencies
	45
	37.5

	Legal Practitioners
	20
	16.7

	Developers’ Associations
	30
	25.0

	Informal Networks
	25
	20.8

	Total
	120
	100.0



4.2.3	Respondents’ Rating of Policy Clarity
The data in Table 4.3 reveals varying levels of understanding of land policy clarity among respondents in the Alagbon area of Ilorin. A total of 33.3% of respondents rated the policy as “Somewhat Clear,” indicating that while they have a basic understanding of the content or purpose of land policies, there may still be ambiguities in interpretation or application. However, a significant 29.2% described the policies as “Not Clear,” while another 20.8% found them “Confusing.” Combined, these two groups make up 50% of the respondents, showing that half of the sampled population struggles with comprehending the current land policies. Only a small proportion (16.7%) believed the policies are “Very Clear,” which suggests that the language, accessibility, or dissemination of the policies might be inadequate.
These findings justify the concern that a lack of clarity in land policy contributes to irregularities in compliance and enforcement. When land policies are not clearly communicated or understood by stakeholders, particularly developers and landowners, it creates room for misinterpretation, conflict, and procedural errors. The fact that only a minority finds the policy very clear implies an urgent need for simplified, user-friendly policy documentation and increased stakeholder engagement through awareness campaigns. Improving policy clarity is crucial to ensuring transparency, encouraging compliance, and promoting orderly real estate development in the area.
Table 4.3: Respondents’ Rating of Policy Clarity
	Rating of Policy Clarity
	Frequency
	Percentage (%)

	Very Clear
	20
	16.7

	Somewhat Clear
	40
	33.3

	Not Clear
	35
	29.2

	Confusing
	25
	20.8

	Total
	120
	100.0



4.3	The influence of land policy implementation on the pace and pattern of 	real estate development
4.3.1	Type of Land Ownership vs. Ease of Development
Based on the data presented in Table 4.4, the analysis of land ownership type versus ease of development in the Alagbon area of Ilorin reveals distinct patterns in how ownership affects development processes. Among those who owned privately purchased land, 80% (24 out of 30) reported ease in development, making this the most favorable category. Similarly, 60% of respondents with government-allocated land found it easy to develop, while the remaining 40% experienced difficulty, often due to bureaucratic hurdles or delayed documentation. In contrast, respondents who held customary land showed an equal split, with 50% finding it easy and 50% reporting development difficulties. This indicates a mix of outcomes possibly influenced by traditional leadership systems and lack of formal titles. Meanwhile, inherited land presented the highest rate of difficulty, as 66.7% of respondents reported development challenges, likely due to disputes among heirs, lack of proper documentation, or unclear land boundaries.
These findings justify the assertion that the type of land ownership significantly influences the ease of real estate development in Alagbon. Privately purchased and government-allocated lands appear more development-friendly due to clearer documentation and legal recognition. On the other hand, inherited and customary lands, despite being prevalent, are often plagued by issues such as ownership conflicts, absence of formal titles, and unclear boundaries—factors that complicate or delay development. These outcomes emphasize the need for policy reforms that simplify title registration and support formalization of customary and inherited lands to ensure smoother development processes and promote orderly urban growth.
Table 4.4: Type of Land Ownership vs. Ease of Development
	Land Ownership Type
	Easy to Develop
	Difficult to Develop
	Total

	Government Allocated
	18
	12
	30

	Customary Land
	15
	15
	30

	Purchased (Private)
	24
	6
	30

	Inherited
	10
	20
	30

	Total
	67
	53
	120




4.3.2	Delay in Approval vs. Source of Land
The analysis of Table 4.5 reveals that 61.7% of respondents experienced delays in development approval processes, while only 38.3% did not encounter such delays. A closer look at the breakdown by land source shows that 73.3% of respondents who acquired land through government allocation reported delays, while 60% of those who obtained land via customary means also faced delays. In contrast, only 33.3% of respondents who purchased land privately experienced delays, while a significant 66.7% did not. Meanwhile, among those who inherited land, 80% encountered delays, the highest among all categories. These figures suggest that the source of land acquisition plays a major role in determining the likelihood of delay in development approvals.
The findings justify that bureaucratic procedures and structural inefficiencies are more prevalent in land sources tied to formal institutions or family inheritance. Inherited lands often involve multiple ownership claims and documentation gaps, which can stall approvals. Similarly, lands allocated by government authorities tend to face prolonged verification, survey, or approval timelines due to procedural bottlenecks. In contrast, private purchases—likely involving completed documentation and clear titles—were associated with fewer delays. The evidence therefore supports the view that streamlining land administration processes and improving documentation standards, particularly for government and inherited lands, is essential to enhancing real estate development efficiency in the Alagbon area.
Table 4.5: Delay in Approval vs. Source of Land
	Source of Land
	Delay Experienced
	No Delay
	Total

	Government
	22
	8
	30

	Customary
	18
	12
	30

	Private Purchase
	10
	20
	30

	Inheritance
	24
	6
	30

	Total
	74
	46
	120


4.3.3	Effect of Land Policy on Development Speed
The data on the effect of land policy on development speed reveal that 54.2% of respondents indicated that slow development was strongly affected by land policy, while an additional 37.5% said it was just affected, and none believed it was not affected. This indicates a significant perception that land policy plays a major role in slowing down real estate projects. Similarly, among abandoned developments, 75% of respondents felt they were strongly affected by land policy, with 25% just affected and none unaffected. In contrast, only 33.3% of fast developments were strongly affected by land policy, with 26.7% just affected and 40% not affected at all. Moderate development speed recorded 50% strongly affected, 33.3% just affected, and 16.7% not affected. Overall, 54.2% of all respondents strongly agreed that land policy influences development speed, while 31.7% were moderately affected and 14.2% reported no effect.
The findings can be justified by recognizing that land policies often involve procedural requirements, approvals, and regulations which may introduce delays and complexity, particularly for projects already progressing slowly or stalled. Projects that are abandoned or slow likely face more bureaucratic hurdles or land tenure challenges that exacerbate development inertia. Conversely, faster developments tend to navigate the policy environment more efficiently or have access to better resources, reducing the impact of policy-related constraints. The data thus suggest that land policy significantly influences the pace of real estate development, with its impact most pronounced where developments are delayed or abandoned. This highlights the need for more streamlined and supportive policy frameworks to facilitate smoother real estate growth in the area.
Table 4.6: Effect of Land Policy on Development Speed
	Development Speed
	Strongly Affected
	Just Affected
	Not Affected
	Total

	Fast
	10
	8
	12
	30

	Moderate
	15
	10
	5
	30

	Slow
	25
	15
	0
	40

	Abandoned
	15
	5
	0
	20

	Total
	65
	38
	17
	120



4.4	Challenges faced by real estate developers and investors due to land policy 	provisions or enforcement
4.4.1	Major Challenges by Type of Developer
The data in Table 4.7 reveal that policy delays constitute the most significant challenge faced by developers and landowners, accounting for 50% of the total challenges reported (45 out of 90). This indicates that half of the respondents perceive bureaucratic or procedural delays as a major obstacle to real estate development in the Alagbon area. High costs associated with land acquisition and development rank second, representing approximately 36.7% of the challenges (33 out of 90). This suggests that financial burdens related to policy implementation, such as fees, levies, or informal payments, significantly impact developers and landowners. Insecurity of title is the least reported challenge, making up about 13.3% of the total responses (12 out of 90), yet it still presents a notable concern for a segment of the population.
When disaggregated by developer type, informal developers report the highest incidence of policy delays (approximately 44.4% of their total challenges), reflecting their vulnerability to procedural bottlenecks in navigating land regulations. Formal developers report a somewhat lower percentage (33.3%) but still see delays as their predominant issue. Conversely, landowners are more affected by high costs, which account for 50% of their reported challenges, highlighting the financial strain they experience in complying with land policy demands. Insecurity of title is reported consistently but at lower rates across all groups, suggesting that while it is a concern, procedural and financial factors dominate the challenges hindering real estate development in the study area.Top of Form
Bottom of Form



Table 4.7: Major Challenges by Type of Developer
	Developer Type
	Policy Delay
	High Cost
	Insecurity of Title
	Total

	Formal Developers
	15
	10
	5
	30

	Informal Developers
	20
	8
	2
	30

	Landowners
	10
	15
	5
	30

	Total
	45
	33
	12
	90




4.4.2	Perceived Policy Bottlenecks
The data presented in Table 4.8 highlights several critical bottlenecks perceived by respondents in the implementation of land policy. A significant proportion of respondents, 29.2%, identified multiple approval stages as a major hurdle. This suggests that the land acquisition and development process involves several layers of bureaucracy, which may complicate and prolong the completion of necessary approvals. Close behind, 25.0% of the respondents pointed to high documentation costs as another key challenge, indicating that the financial burden associated with acquiring land titles and other legal documents is substantial enough to deter or delay real estate development activities. Furthermore, 23.3% of the respondents experienced delays caused by government processes, highlighting inefficiencies within the administrative system that slow down project timelines.
Land disputes were also noted as a significant concern, affecting 22.5% of respondents. This indicates that conflicts over land ownership, boundaries, or rights remain prevalent and present substantial risks to the security and continuity of real estate development. Overall, these findings justify the perception that the current land policy environment in Alagbon is encumbered by procedural complexities, financial barriers, administrative delays, and conflicts that collectively impede smooth real estate growth. Addressing these bottlenecks would be essential to facilitating more efficient land transactions and fostering a more enabling atmosphere for property development in the area.
Table 4.8: Perceived Policy Bottlenecks
	Bottle neck
	Frequency
	Percentage (%)

	Multiple Approval Stages
	35
	29.2

	High Documentation Cost
	30
	25.0

	Delays from Government
	28
	23.3

	Land Disputes
	27
	22.5

	Total
	120
	100.0



4.4.3	Coping Strategies Adopted by Developers
The data reveals that a significant portion of developers, approximately 29.2%, rely on agents or middlemen as a primary coping strategy to navigate the challenges posed by land policies and bureaucratic processes. This reliance suggests that many developers find it necessary to engage intermediaries who can facilitate communication and negotiations with regulatory authorities. Additionally, 25.0% of respondents admitted to using bribery as a means to expedite approval and processing times, highlighting the existence of informal practices that help circumvent delays in the development process. Another notable strategy is the payment of “facilitation fees,” adopted by 20.8% of developers, indicating that extra payments are often considered a pragmatic solution to overcome procedural bottlenecks.
Furthermore, 16.7% of developers cope by delaying development altogether, possibly as a response to difficulties in obtaining timely approvals or due to uncertainty within the regulatory environment. Only 8.3% reported using legal action or advocacy as a strategy, which may indicate either limited access to formal legal mechanisms or a perception that such approaches are less effective or more time-consuming. Overall, the predominance of informal coping mechanisms such as engaging middlemen, paying facilitation fees, and bribery underscores the challenges faced by developers in adhering strictly to formal land policy procedures. These findings justify the need for policy reforms aimed at streamlining processes, enhancing transparency, and reducing bureaucratic inefficiencies to minimize the reliance on such coping strategies.
Table 4.9: Coping Strategies Adopted by Developers
	Coping Strategy
	Frequency
	Percentage (%)

	Using Agents/Middlemen
	35
	29.2

	Payment of “Facilitation Fees”
	25
	20.8

	Bribery to Expedite Process
	30
	25.0

	Legal Action/Advocacy
	10
	8.3

	Delaying Development
	20
	16.7

	Total
	120
	100.0



4.5	The level of compliance with land policies and regulations by property developers in the area
4.5.1	Building Plan Approval vs. Developer Type
The data reveals that 54% of the respondents obtained building plan approval before commencing development, while 46% did not. Among registered developers, a high compliance rate of 87% was observed, with 26 out of 30 obtaining approval. In contrast, informal developers showed much lower compliance, with only 40% obtaining approval and 60% proceeding without it. Private individuals were evenly split, with 50% obtaining approval and 50% not. Landowners who built their own properties demonstrated the lowest level of compliance, with only 33% obtaining approval and 67% developing without prior authorization.
This distribution suggests that formal registration status strongly influences adherence to regulatory requirements. Registered developers appear more aware or capable of navigating the approval processes, resulting in higher compliance. On the other hand, informal developers, private individuals, and self-built landowners face challenges or choose to bypass formal approval channels. The relatively high proportion of non-compliance among these groups may stem from barriers such as cost, bureaucratic delays, or limited access to information and resources needed to secure building permits. The data highlights the need for targeted interventions to improve awareness, accessibility, and enforcement of building regulations to enhance compliance across all developer categories.Bottom of Form
Table 4.10: Building Plan Approval vs. Developer Type
	Developer Type
	Obtained Approval
	No Approval
	Total

	Registered Developers
	26
	4
	30

	Informal Developers
	12
	18
	30

	Private Individuals
	15
	15
	30

	Landowners (Self-Built)
	10
	20
	30

	Total
	63
	57
	120



4.5.2	Land Title Documentation Status
	The data on land title documentation status in the study area reveals that 33.3% of respondents possess a Deed of Assignment, making it the most common form of documentation among the surveyed population. This is closely followed by 26.7% who hold a Certificate of Occupancy, which is the formal government-issued land title. Meanwhile, 23.3% of respondents rely solely on customary agreements, reflecting traditional land tenure arrangements without formal registration. Notably, 16.7% of the respondents have no documentation at all, indicating a significant portion of land users are operating without official proof of ownership or legal recognition of their land rights.
The findings can be justified by the complex nature of land administration in the area, where formal land titles may not be universally accessible or affordable to all land users. The prevalence of Deed of Assignment suggests that many landholders have acquired land through private transactions, which might not always be registered with formal government agencies. The relatively high proportion of customary agreements indicates the continued influence of traditional systems in landholding, especially in peri-urban areas. The presence of undocumented land users highlights challenges related to tenure security and the potential risks these landholders face, such as vulnerability to eviction or disputes. Overall, the distribution of documentation status reflects the coexistence of formal and informal landholding systems in the Alagbon area.
Table 4.11: Land Title Documentation Status
	Title Documentation Status
	Frequency
	Percentage (%)

	Certificate of Occupancy
	32
	26.7

	Deed of Assignment
	40
	33.3

	Customary Agreement Only
	28
	23.3

	No Documentation
	20
	16.7

	Total
	120
	100.0



4.5.3	Compliance with Setback and Density Regulations
	The data reveals that only 33.3% of respondents fully comply with the setback and density regulations governing real estate development in the Alagbon area. This indicates that just one-third of developers adhere strictly to the planning standards designed to ensure orderly and sustainable development. A larger proportion, 41.7%, are partially compliant, meaning that while they observe some aspects of the regulations, they do not fully meet all the requirements. This partial compliance could be due to challenges in understanding or implementing all facets of the regulations or a strategic choice to balance regulatory demands with development pressures. Notably, 25.0% of respondents do not comply with setback and density regulations at all, signaling a significant level of non-adherence within the development community.
The findings suggest that there is a considerable gap in regulatory compliance among property developers in Alagbon. The relatively low full compliance rate might be attributed to limited enforcement capacity, awareness, or the costs associated with adhering fully to the regulations. Partial compliance by the largest group implies some recognition of the rules but possibly insufficient incentives or resources to meet all standards. Meanwhile, the presence of a quarter of developers who do not comply at all indicates that regulatory oversight may be weak or that other factors, such as economic constraints or informal practices, influence development behavior. Overall, the data underscores the need for enhanced efforts to improve compliance, including education, enforcement, and support mechanisms for developers to align with established planning regulations.
Bottom of Form
Table 4.12: Compliance with Setback and Density Regulations
	Compliance Status
	Frequency
	Percentage (%)

	Fully Compliant
	40
	33.3

	Partially Compliant
	50
	41.7

	Not Compliant
	30
	25.0

	Total
	120
	100.0



4.6	Suggest policy reforms or planning strategies that can enhance real estate 	development in Alagbon and similar urban areas in Ilorin
4.6.1	Preferred Reform Areas by Respondents
The data shows that 33.3% of respondents identified reducing approval delays as the most preferred reform area, indicating that lengthy and slow processing times are a significant concern affecting real estate development (Table 4.13). Following closely, 29.2% emphasized the need to simplify land documentation, highlighting complexities in the current processes as a major barrier for stakeholders. Digitizing land records was selected by 20.8% of respondents, reflecting a demand for more efficient, transparent, and accessible land information systems. Finally, 16.7% of respondents favored increasing public awareness, suggesting that many individuals may not fully understand existing policies or procedures.
These findings justify the need for reforms that streamline administrative processes and make land-related services more user-friendly. The call to reduce delays aligns with the desire for faster decision-making that can accelerate development activities. Simplifying documentation will likely lower transaction costs and reduce bureaucratic hurdles, making land acquisition more straightforward for investors and developers. Digitization presents a modern approach to improving record-keeping and reducing errors or fraud, enhancing trust in the system. Increasing public awareness is also critical to ensure that all stakeholders are well-informed, which can improve compliance and participation in land policy implementation. Overall, the percentages clearly indicate that respondents prioritize practical, efficiency-driven reforms to enhance real estate development outcomes.
Table 4.13: Preferred Reform Areas by Respondents
	Reform Area
	Frequency
	Percentage (%)

	Simplify Land Documentation
	35
	29.2

	Reduce Approval Delays
	40
	33.3

	Digitize Land Records
	25
	20.8

	Increase Public Awareness
	20
	16.7

	Total
	120
	100.0



4.6.2	Willingness to Pay for Better Land Services
	The data in Table 4.14 reveal that a significant majority of respondents in the study area are willing to pay for improved land services. Specifically, 37.5% of respondents indicated their willingness to pay at a premium, suggesting they value enhanced service quality enough to bear additional costs. Meanwhile, 33.3% of the participants are willing to pay the same cost they currently incur, reflecting a positive attitude towards maintaining service standards without necessarily expecting price increases. Together, these groups constitute 70.8% of the sample population, indicating strong overall support for better land service delivery regardless of additional financial burden.
On the other hand, 29.2% of respondents expressed reluctance or unwillingness to pay for improved land services. This minority may represent individuals constrained by financial limitations or skepticism about the actual benefits of enhanced services. However, the fact that nearly three-quarters of the respondents show readiness to invest in better land administration justifies the pursuit of reforms aimed at improving service delivery. It suggests that with transparent and efficient systems in place, there is a solid base of support for funding improvements, which could ultimately enhance compliance, reduce delays, and foster sustainable real estate development in the Alagbon area.
Table 4.14: Willingness to Pay for Better Land Services
	Willingness to Pay
	Frequency
	Percentage (%)

	Yes, at a premium
	45
	37.5

	Yes, at same cost
	40
	33.3

	Not Willing
	35
	29.2

	Total
	120
	100.0



4.6.3	Respondents’ Suggestions for Effective Implementation
The data on respondents’ suggestions for effective implementation of land policies indicate that 29.2% of the respondents believe community involvement in policy formulation and execution is essential (Table 4.15). This highlights a significant call for inclusive decision-making processes that actively engage local residents and stakeholders. Additionally, 25.0% of respondents emphasize the need for capacity building for officers responsible for land administration, underscoring the importance of strengthening institutional capabilities to enhance efficiency and accountability. An equal percentage (25.0%) also supports public-private partnerships (PPP) as a strategy to improve the implementation process, reflecting a recognition of the value that collaboration between government and private sector actors can bring to real estate development and land management.
Furthermore, 20.8% of respondents suggest the establishment of mobile monitoring units to ensure proper supervision and enforcement of land policies on the ground. This relatively high percentage points to concerns about existing enforcement mechanisms and the desire for more proactive and flexible oversight approaches. Collectively, these suggestions demonstrate a broad consensus on the need for multi-faceted strategies that combine community participation, institutional strengthening, partnerships, and enhanced monitoring to effectively address challenges in land policy implementation. The distribution of percentages justifies the finding that no single approach is sufficient on its own; rather, a combination of reforms is required to ensure sustainable and effective land governance.
Table 4.15: Respondents’ Suggestions for Effective Implementation
	Suggested Strategy
	Frequency
	Percentage (%)

	Community Involvement in Policy
	35
	29.2

	Mobile Monitoring Units
	25
	20.8

	Public-Private Partnership (PPP)
	30
	25.0

	Capacity Building for Officers
	30
	25.0

	Total
	120
	100.0





CHAPTER FIVE
SUMMARY OF FINDINGS, CONCLUSION AND RECOMMENDATIONS
5.1	Summary of Findings
The study revealed varied levels of awareness and understanding of land policies among different stakeholder groups in Alagbon, Ilorin. While private developers and civil servants showed relatively high awareness of land policies, tenants and informal land users demonstrated limited knowledge. This disparity suggests that information dissemination about land regulations is uneven, potentially affecting the ability of some groups to navigate land acquisition and development processes effectively. Furthermore, the clarity of existing policies was questioned by many respondents, with nearly half describing them as unclear or confusing, highlighting the need for better communication and education regarding land policy frameworks.
The influence of land policy implementation on real estate development was found to be significant, particularly regarding the ease of development and the speed of project execution. Privately purchased lands were easier to develop compared to inherited or government-allocated lands, which often encountered bureaucratic delays and complications. Delays in approvals were commonly reported, especially on government and inherited lands, which contributed to slower or even abandoned developments. These findings illustrate that procedural inefficiencies and land tenure complexities can hinder the timely realization of real estate projects in the study area.
Challenges faced by developers and investors were primarily related to policy-induced delays, high documentation costs, and insecurity of land titles. Informal developers reported more frequent encounters with policy delays, while all groups cited cost barriers as significant constraints. Additionally, the study uncovered a prevalence of informal coping mechanisms such as the use of agents, facilitation fees, and bribery to circumvent cumbersome processes. This points to systemic issues within the land administration system that encourage informal and sometimes unethical practices, which could undermine the integrity of real estate development.
Regarding compliance, the data showed a significant gap, with many developers and landowners not fully adhering to building plan approvals, land use regulations, and documentation requirements. Only a third of respondents were fully compliant with setback and density regulations, and a substantial proportion lacked formal land titles. This non-compliance poses risks for sustainable urban development and may result in conflicts or enforcement challenges. The findings underscore the need for improved regulatory enforcement and awareness campaigns to enhance adherence to land policies and standards.
Finally, respondents proposed several strategies to improve land policy implementation, including increased community involvement (29.2%), capacity building for land officers (25.0%), promotion of public-private partnerships (25.0%), and the introduction of mobile monitoring units (20.8%). These recommendations suggest a demand for inclusive, transparent, and efficient governance systems that combine institutional strengthening with stakeholder engagement. Together, these findings provide a comprehensive picture of how land policies currently affect real estate development in Alagbon and offer practical directions for reform to facilitate sustainable growth.
5.2 Conclusion
This study has shown that land policy plays a crucial role in shaping real estate development in the Alagbon area of Ilorin. The findings reveal that uneven awareness and poor clarity of land policies hinder stakeholders’ effective participation in land acquisition and development processes. Furthermore, land tenure complexities and bureaucratic delays significantly slow down development projects, particularly on government and inherited lands. The high costs of documentation and procedural bottlenecks pose major challenges for developers and investors, often leading to informal coping strategies that compromise transparency and sustainability. Additionally, compliance with building regulations and documentation requirements is inconsistent, which threatens orderly urban growth. Respondents’ suggestions emphasize the need for inclusive governance, capacity building, streamlined processes, and improved monitoring to address the current inefficiencies. Overall, the study underscores the necessity of comprehensive reforms in land policy and administration to unlock the full potential of real estate development in Alagbon and similar urban areas.
5.3 	Recommendations
Based on the findings and conclusions of this study, the following recommendations are proposed to enhance the effect of land policy on real estate development in Alagbon:
1. Enhance Policy Awareness and Communication:
Efforts should be made by relevant government agencies to widely disseminate clear and accessible information about land policies. Public awareness campaigns, workshops, and simplified guides could improve stakeholders’ understanding and compliance.
2. Streamline Land Administration Procedures:
Government should simplify land documentation and approval processes to reduce delays and lower the cost burden on developers and landowners. Adoption of digital platforms for land records and application tracking could increase efficiency and transparency.
3. Strengthen Institutional Capacity:
Regular training and capacity building for land officers and regulatory bodies will improve service delivery and enforcement of policies. This will also reduce corruption and bureaucratic bottlenecks.
4. Promote Community Participation:
Land policy formulation and implementation should actively involve community members and local stakeholders. This will foster greater trust, ownership, and adherence to regulations.
5. Encourage Public-Private Partnerships (PPP):
Collaborative efforts between government and private sector actors can leverage resources and expertise to facilitate sustainable real estate development and improve land management systems.
6. Improve Monitoring and Enforcement Mechanisms:
Establishing mobile monitoring units and enhancing field inspections will help detect and address non-compliance promptly, ensuring that developments adhere to building codes and land use regulations.
7. Secure Land Tenure Rights:
Efforts should be intensified to regularize land titles, especially for customary and inherited lands, to reduce conflicts and provide developers with the legal certainty necessary for investment.
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