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ABSTRACT
This quantitative survey research will investigate land speculation's dynamics and impact on property development in the Budo Osho area of Ilorin. A structured questionnaire will be administered to respondents, and data analysis using SPSS27. Findings will reveal land scarcity, high demand, and economic incentives drive speculation, delaying development projects. Effective mitigation strategies include clear land-use policies, community-based management, and taxation on speculative transactions. The study will recommend robust policy frameworks, community involvement, and strategic taxation to curb speculation and foster sustainable development.
Keywords: land speculation, property development, Budo Osho area, sustainable urban development.



CHAPTER ONE
INTRODUCTION
1.0	 Introduction
Land speculation is a phenomenon that has far-reaching implications for private property development, shaping the landscape of urban and rural areas alike. This study delves into the intricacies of land speculation, particularly focusing on its impact on private property development in the Budo Osho housing estate Ilorin, Kwara State. Understanding the dynamics of land speculation is crucial for policymakers, real estate developers, and the community at large to make informed decisions that foster sustainable development.
1.1 	Background to the Study
Land, as a finite resource, is a subject of substantial economic influence, and speculative activities surrounding it can profoundly impact property development. This intersection between land and economic forces is well illustrated in the Budo Osho housing estate Ilorin. According to Agboola, Scofield, and Amidu (2017), understanding property market operations is crucial, especially when viewed from a dual institutional perspective. The case study of Lagos, Nigeria, cited by Agboola et al., provides insights into the intricate relationship between institutions and property market dynamics. This dual institutional perspective is particularly relevant when analyzing the changes in land use patterns in the Budo Osho area.
The Budo Osho area has experienced discernible shifts in its land use patterns, raising concerns about the potential consequences of land speculation on private property development. According to Ding and Zhao (2022), land markets play a pivotal role in shaping urban spatial structures. In Beijing, China, as explored by Ding and Zhao, the dynamics of the land market have significant implications for urban development. The Budo osho area's experience aligns with this perspective, as changes in land use patterns often signal underlying shifts in economic and developmental dynamics, influenced by speculative activities.
Historical, economic, and social factors further contribute to the complexity of the land speculation issue in the Budo Osho area. As highlighted by Alonso (2018), understanding urban form requires an exploration of both historical and structural theories. Alonso's insights into the theories of urban form are essential when considering the historical background of the Budo Osho area. The historical evolution of the region, coupled with structural changes, may offer valuable context to the current challenges posed by land speculation.
Additionally, Ariyo and Ogbonna's (2018) study on the effects of land speculation on agricultural production among peasants in the Kachia local government area of Kaduna State, Nigeria, sheds light on the broader consequences of land speculation. While the focus is on agriculture, the findings could be extrapolated to understand the potential effects on various land uses, including residential and commercial development. The implications of land speculation extend beyond property markets, affecting livelihoods and land-dependent activities, as suggested by Ariyo and Ogbonna.
The intricacies of land speculation necessitate an exploration of strategies for mitigating its negative effects on private property development. In their study on the impact of speculation and economic uncertainty on commodity markets, Andreasson, Bekiros, Nguyen, and Uddin (2021) delve into the broader implications of speculation. While their focus is on commodity markets, the methodologies employed in mitigating the impact of speculation may offer valuable insights into the Budo Osho area's context.
Moreover, Brown's (2017) exploration of speculation emphasizes the need to critically evaluate the phenomenon. Brown's insights into the nature of speculation, its historical context, and its implications provide a theoretical foundation for understanding and potentially mitigating the negative effects of land speculation in the Budo Osho area.
This critical perspective aligns with the aim of the study to propose strategies for mitigating the adverse impacts of land speculation on private property development.
1.2 	Statement of Problem
The statement of the problem is at the core of this research, aiming to elucidate the challenges posed by land speculation on private property development in the Budo Osho area of Ilorin South/East Local Government. As highlighted by Andreasson, Bekiros, Nguyen, and Uddin (2021), speculation, driven by economic uncertainties, can have far-reaching consequences. In the context of Budo Osho, the surge in land speculation raises concerns about the potential adverse effects on private property development. The recent study by Andreasson et al. emphasizes the need to comprehend the impact of speculation on various markets, and in this case, its influence on the property market in Budo Osho demands careful examination.
The changing land use patterns in the Budo Osho area, as identified in Ding and Zhao's (2022) study on land markets and urban spatial structure in Beijing, mirror the broader implications of speculative activities. Such changes not only disrupt established communities but also alter the fabric of urban and rural landscapes. The Budo Osho area's unique historical, economic, and social context contributes to the complexity of this issue, necessitating an in-depth analysis to understand the specific challenges faced by the community.
Furthermore, Agboola, Scofield, and Amidu's (2017) research on property market operations in Lagos, Nigeria, provides a relevant backdrop for understanding the institutional aspects that may exacerbate the challenges posed by land speculation. Institutions play a crucial role in shaping the property market, and the dual institutional perspective offered by Agboola et al. may shed light on how institutional dynamics influence the impact of land speculation on private property development in Budo Osho.
The statement of the problem, therefore, encapsulates the urgency and significance of addressing the multifaceted challenges arising from land speculation in the Budo osho area, taking into account the broader economic uncertainties, changing land use patterns, and institutional factors that contribute to the complexity of this issue.
1.3 	Research Questions
To guide the investigation, three research questions are posed:
i. What are the key drivers of land speculation in the Budo Osho area?
ii. How does land speculation impact property development in the study area?
iii. What strategies can be employed to mitigate the negative effects of land speculation on private property development?
1.4 	Research Hypotheses
In line with the research questions, three hypotheses are formulated:
Nully Hypotheses (H0):
1. There is no significant relationship between the drivers of land speculation and property development in the Budo Osho area.
2. The impact of land speculation on property development in the study area is not significant.
3. Implementing strategies to mitigate land speculation does not have a significant effect on private property development.
1.5 	Aim and Objectives
	The primary aim of this study is to assess the impact of land speculation on private property development in Budo Osho area of Ilorin. To achieve this aim, the following specific objectives are outlined:
i. To identify the drivers of land speculation in the Budo Osho area.
ii. To examine the impact of land speculation on property development in the study area.
iii. To propose strategies for mitigating the negative effects of land speculation on private property development.
1.6 	Justification of the Study
	Comprehending the repercussions of land speculation on public property development holds pivotal significance for fostering sustainable urban and rural planning. This research endeavours to offer valuable insights that extend beyond academia, aiming to directly inform decision-makers such as policymakers, real estate developers, and local communities. The importance of this understanding lies in its potential to guide informed decision-making, steering these stakeholders towards practices that prioritize responsible land use.
The implications of land speculation are not confined to the immediate study area but ripple out to contribute to a more extensive objective – the pursuit of equitable and sustainable development. By addressing the challenges inherent in land speculation, this research aligns with a broader vision of promoting balanced and sustainable growth not only within the confines of the Budo Osho area but also as a blueprint for achieving similar objectives in diverse contexts.
Policymakers can leverage the findings to formulate regulations that mitigate the negative impact of land speculation, fostering an environment conducive to responsible property development. Real estate developers, armed with insights from this study, can adopt strategies that align with the principles of sustainable development, ensuring the long-term viability of their projects. Local communities stand to benefit by gaining an understanding of the potential consequences of land speculation, empowering them to actively engage in shaping the development trajectory of their region.
In essence, this research catalyzes positive change, transcending the boundaries of academic inquiry to directly influence the decisions and actions of key stakeholders involved in shaping the landscape of the Budo Osho area. Through a comprehensive exploration of the challenges posed by land speculation, it aims to contribute meaningfully to the overarching goal of fostering equitable, responsible, and sustainable development within the study area and, by extension, in similar geographical and developmental contexts.
1.7 	Scope of Study
This study focuses specifically on the Budo Osho area of Ilorin in Kwara State. The scope encompasses an in-depth analysis of the drivers of land speculation, its impact on public property development, and proposed strategies for mitigation within this geographical area. The findings may have broader implications for similar regions facing comparable challenges.
1.8 	Study Area
The Budo Osho area,is situated within the Ilorin area of Asa local government  of Kwara State, Nigeria, embodies a diverse geographical setting characterized by varied topography, encompassing expansive plains and undulating terrains. This multifaceted landscape contributes to the area's economic significance, hosting a blend of residential, commercial, and agricultural land uses. The strategic mix of these land uses underscores the region's importance as a dynamic hub with contributions to both urban and rural livelihoods.
Delving into the historical backdrop of the Budo Osho area unveils a narrative deeply entrenched in cultural and economic heritage. The evolution of this region unfolds against the backdrop of urbanization and demographic shifts, tracing the trajectory of its land use patterns over the years. The interplay of cultural dynamics and economic activities has shaped the landscape, giving rise to the contemporary challenges associated with land speculation.
As urbanization has unfolded, demographic shifts have brought about transformations in the utilization of land resources. The intricate interweaving of cultural practices and economic pursuits has left an indelible mark on the land use patterns of the Budo Osho area. This historical perspective is vital for understanding the contextual nuances that contribute to the challenges posed by land speculation in the present day.
The confluence of cultural heritage, economic evolution, and the dynamic interplay between rural and urban elements underscores the complexity of Budo Osho area. This historical continuum serves as a lens through which the contemporary issues of land speculation can be more comprehensively understood. By tracing the historical evolution of the region, the study aims to unravel the layers of influences that have sculpted the current landscape, providing a rich backdrop for examining the impact of land speculation on private property development in the Budo Osho area.
1.9 	Definition of Terms
Land Speculation: Land speculation refers to the act of acquiring and holding land with the expectation of future financial gain through the appreciation of its value, often driven by economic uncertainties and market dynamics (Andreasson et al., 2021).
Private Property Development: Private property development involves the process of acquiring, planning, and constructing real estate assets for residential, commercial, or industrial purposes within the context of private ownership (Agboola, Scofield, & Amidu, 2017).
Urbanization: Urbanization is the socio-economic and spatial transformation characterized by the increasing population concentration in urban areas, often accompanied by the development of infrastructure and changes in land use patterns (Alonso, 2018).
Land Use Patterns: Land use patterns refer to the spatial arrangement and distribution of different types of land uses, such as residential, commercial, and agricultural, within a specific geographic area (Ding & Zhao, 2022).
Cultural and Economic Heritage: Cultural and economic heritage encompasses the collective values, traditions, and economic practices that have shaped the identity and development of a particular area over time (Andreasson et al., 2021).
Demographic Shifts: Demographic shifts involve changes in the size, composition, and distribution of a population over time, influencing land use patterns and socio-economic dynamics (Agboola et al., 2017).
Institutional Perspective: An institutional perspective refers to the analysis of social, economic, and political institutions and their role in shaping behaviours, decisions, and outcomes, particularly within the context of property markets (Agboola et al., 2017).
Equitable and Sustainable Development: Equitable and sustainable development entails balanced and fair growth that meets the needs of the present without compromising the ability of future generations to meet their own needs, with a focus on economic, social, and environmental dimensions (Agboola et al., 2017; Andreasson et al., 2021).



CHAPTER TWO
LITERATURE REVIEW
2.1	Conceptual Review
2.1.1	 Land Speculation 
Land speculation, as defined by Andreasson et al. (2021), refers to the strategic practice of acquiring and holding land with the anticipation of future financial gains. This process involves individuals or entities purchasing land not for immediate use but rather with the expectation that its value will appreciate over time. The characteristics of land speculation are rooted in the speculative nature of the real estate market, where investors seek to capitalize on fluctuations in land values for profit.
One defining characteristic of land speculation is the speculative motive itself, driven by economic incentives and market dynamics. Andreasson et al. (2021) highlight that economic drivers play a significant role in motivating individuals to engage in land speculation. Economic drivers encompass factors such as the overall economic climate, interest rates, and market trends. For instance, during periods of economic growth, the demand for land often increases, encouraging speculation as individuals aim to capitalize on rising property values. Conversely, economic downturns may prompt speculation as investors seek to acquire undervalued land with the expectation of future appreciation. Motivations for land speculation are diverse, ranging from the potential for substantial returns on investment to strategic positioning within a developing area.
Andreasson et al. (2021) suggest that the prospect of lucrative financial gains acts as a primary motivator for individuals engaging in land speculation. The expectation that the land's value will increase over time, driven by factors such as urbanization, infrastructure development, or rezoning, propels investors to participate in speculative activities.
Furthermore, the motivations for land speculation often align with broader economic goals, including wealth accumulation and portfolio diversification. Investors may view land as a tangible asset that can serve as a hedge against inflation, providing a stable and appreciating asset in times of economic uncertainty (Andreasson et al., 2021). Additionally, strategic motivations may involve speculators positioning themselves in areas expected to undergo significant development, anticipating future demand and subsequent increases in land values.
2.1.2	 Public Property Development 
Private property development involves a comprehensive series of processes and stages that contribute to the transformation of land into residential, commercial, or industrial real estate (Agboola, Scofield, & Amidu, 2017). According to the insights provided by Agboola et al., these processes typically commence with land acquisition, encompassing the identification and purchase of suitable parcels for development. This is followed by a rigorous planning phase, where developers engage in feasibility studies, environmental assessments, and the design of the proposed development. Subsequently, the construction phase involves the physical realization of the development, often involving collaboration with architects, contractors, and various stakeholders. Post-construction, developers engage in marketing and sales activities to attract buyers or tenants, marking the completion of the development cycle.
The economic implications of public property development are significant and multifaceted, according to Agboola et al. (2017). Such developments contribute to economic growth by generating employment you opportunities, particularly within the construction industry. Additionally, the increased demand for materials and services during the development process stimulates economic activity in related sectors. Public property development also has the potential to enhance the overall value of the surrounding area, attracting further investment and contributing to the economic vitality of the region.
Social implications of public property development extend beyond the economic realm, influencing the fabric of communities (Agboola et al., 2017). These developments can lead to demographic changes, altering the composition and dynamics of local populations. Improved infrastructure and amenities associated with public property developments contribute to enhanced living standards for residents. However, the potential for social inequalities and displacement must also be considered, as rising property values may lead to the exclusion of certain demographic groups.
Moreover, public property development plays a pivotal role in urbanization, transforming previously undeveloped areas into vibrant urban centres (Agboola et al., 2017). This urban transformation can result in increased accessibility to social services, educational institutions, and healthcare facilities, positively impacting the overall quality of life for residents.
PROPERTY MANAGEMENT, within the realm of estate management and valuation by (Seeley. I.H 2016) encompasses the comprehensive oversight and administration of real estate assets. It involves a diverse range of activities aimed at maximizing the value and profitability of properties while ensuring their efficient operation and maintenance. (Brown, G.R, 2017).

Key aspects of property management include:
· Tenant Acquisition and Management: This involves identifying suitable tenants, conducting thorough screening processes, executing lease agreements, and effectively managing tenant relations throughout the tenancy period.
· Financial Management: Property managers are responsible for collecting rent, managing property expenses, preparing financial reports, and ensuring timely payment of taxes and other financial obligations.
· Maintenance and Repairs: This includes overseeing routine maintenance tasks, responding to tenant maintenance requests promptly, and coordinating repairs and renovations as needed.
· Legal Compliance: Property managers must stay informed about relevant property laws, regulations, and zoning ordinances to ensure compliance and avoid legal issues.
· Risk Management: Identifying and mitigating potential risks, such as tenant disputes, property damage, and liability claims, is a crucial aspect of property management.
· Marketing and Leasing: Promoting vacant properties, attracting potential tenants, and effectively negotiating lease terms are essential for maximizing occupancy rates.
PROPERTY 
In estate management and valuation, property refers to any tangible or intangible asset that an individual or entity has legal ownership over. This ownership grants certain rights and privileges to the owner over the asset, (Brown, G.R, 2017).
Key Types of Property in Estate Management and Valuation:
· Real Property (Real Estate):
· Land and everything permanently attached to it, such as buildings, structures, and fixtures.
· Rights associated with land, including mineral rights, water rights, and air rights.
· Interests in land, such as freehold estates (ownership) and leasehold estates (tenancy).
· Personal Property (Personality):
· Tangible assets, like furniture, vehicles, and jewelry.
· Intangible assets, such as stocks, bonds, patents, and copyrights.
	In essence, property, in the context of estate management and valuation, encompasses a wide range of assets that have economic value and can be subject to ownership, transfer, and legal rights.

DEVELOPMENT 
In estate management and valuation, development refers to the process of creating or improving real estate to increase its value and functionality. This encompasses a wide range of activities, from constructing new buildings to renovating existing ones. (Brown, G.R, 2017).
Key aspects of development in estate management and valuation:
· Land acquisition: Purchasing or leasing land suitable for development.
· Planning and design: Developing blueprints and obtaining necessary permits for the project.
· Construction: Building the structures according to the approved plans.
· Financing: Securing funds to finance the development process.
· Marketing and sales: Promoting and selling the developed property.
Types of development in estate management and valuation:
· Residential development: Building houses, apartments, and other residential properties.
· Commercial development: Constructing office buildings, retail spaces, and industrial facilities.
· Mixed-use development: Creating projects that combine residential, commercial, and sometimes industrial uses.
· Redevelopment: Renovating or redeveloping existing properties to improve their value and functionality.
	By understanding the concept of development, estate managers and valuers can assess the potential value and profitability of real estate projects and make informed decisions.
MANAGEMENT 
In the context of estate management and valuation, management refers to the overall process of overseeing, controlling, and coordinating various activities related to real estate assets. This encompasses a wide range of functions, from acquisition and development to maintenance and disposal. (Seeley, I.H 2016)

Key aspects of management in estate management and valuation:
· Planning and Strategy: Developing long-term strategies for real estate portfolios, including investment goals, risk management, and asset allocation.
· Acquisition and Disposal: Identifying suitable properties for purchase or development, as well as strategically selling or leasing assets to optimize returns.
· Development and Construction: Overseeing the entire development process, from planning and design to construction and project management.
· Property Management: Managing the day-to-day operations of properties, including tenant relations, maintenance, and financial management.
· Valuation and Appraisal: Assessing the value of real estate assets for various purposes, such as taxation, financing, and investment decisions.
· Financial Management: Budgeting, forecasting, and financial analysis to ensure the financial health of real estate investments.
· Legal and Regulatory Compliance: Adhering to relevant laws, regulations, and zoning ordinances to avoid legal issues and penalties.
· Risk Management: Identifying and mitigating potential risks, such as market fluctuations, tenant defaults, and natural disasters.
	Effective management is crucial for maximizing the value and profitability of real estate assets, mitigating risks, and ensuring long-term sustainability.
2.1.3 	Urbanization 
Urbanization, as explicated by Alonso (2018), is a complex socio-economic and spatial transformation characterized by the increasing concentration of the population in urban areas. The dynamics and trends associated with urbanization have profound implications for land use patterns and development strategies.
Alonso (2018) highlights that one of the primary dynamics of urbanization is the migration of people from rural to urban areas in search of economic opportunities, better living conditions, and improved social amenities. This migration contributes to the spatial expansion of urban centres, resulting in changes in land use patterns. Urban areas experience an increased demand for residential, commercial, and industrial spaces, leading to the conversion of previously rural land into urbanized zones.
The trends in urbanization, according to Alonso (2018), underscore the persistent growth of cities and the expansion of their influence over surrounding regions. This growth is often accompanied by the development of infrastructure, transportation networks, and services, further shaping the land use patterns of the affected areas. The trends also encompass the phenomenon of suburbanization, where urban residents move to suburban areas seeking a balance between urban amenities and a more spacious living environment.
The impact of urbanization on land use patterns is substantial and multifaceted (Alonso, 2018). The increased concentration of people in urban areas necessitates the development of high-density residential and commercial spaces. This, in turn, leads to changes in the spatial arrangement of land uses, with a shift from traditional agricultural or rural uses to more intensive urban activities. Additionally, urbanization often results in the redevelopment of existing structures, adaptive reuse of land, and the creation of mixed-use developments to accommodate diverse needs within limited urban space.
Moreover, the dynamics of urbanization influence the allocation of land for various purposes, such as the development of green spaces, recreational areas, and infrastructure projects aimed at supporting the growing urban population (Alonso, 2018). Understanding these dynamics and trends is essential for comprehending the evolving nature of land use patterns in urban areas, especially in regions experiencing rapid urbanization.
2.1.4 	Land Use Patterns 
Land use patterns, as discussed by Ding and Zhao (2022), encompass the spatial arrangement and utilization of land for various purposes, ranging from residential and commercial to agricultural and industrial uses. Understanding the types and classifications of land use patterns, along with the factors influencing them, is crucial for assessing the impact of land speculation on private property development in the Oke-ose area.
Ding and Zhao (2022) highlight various types of land use patterns, including residential, commercial, industrial, agricultural, and recreational. Residential land use involves areas designated for housing, while commercial land use pertains to zones allocated for businesses and retail activities. Industrial land use is associated with manufacturing and production, and agricultural land use involves areas designated for farming. Recreational land use encompasses spaces for leisure activities such as parks and sports facilities. These diverse types and classifications reflect the multifunctional nature of land use patterns in urban and rural areas.
Influencing factors play a pivotal role in shaping land use patterns, as elucidated by Ding and Zhao (2022). Economic factors, such as market demand and property values, often drive the allocation of land for residential, commercial, or industrial purposes.
Regulatory policies and zoning regulations established by local authorities also significantly influence land use patterns, guiding the spatial distribution of different activities. Environmental considerations, including topography and natural features, contribute to decisions regarding land use, especially in ecologically sensitive areas.
Social factors, such as demographic trends and lifestyle preferences, further impact land use patterns. Ding and Zhao (2022) note that population growth, urbanization, and changes in consumer behaviour influence the demand for various types of land uses. Technological advancements also play a role, as innovations in transportation and communication may influence the location and distribution of different land uses.
Moreover, historical and cultural factors contribute to the evolution of land use patterns over time (Ding & Zhao, 2022). The legacy of past development, cultural heritage, and societal norms influence decisions regarding land use, contributing to the distinctive character of different regions.
Understanding the interplay of these types, classifications, and influencing factors is essential for comprehending the complexity of land use patterns in the Oke-ose area. It provides a foundation for evaluating how land speculation may impact the allocation of land for different uses, particularly in the context of private property development and the broader dynamics of urban and rural development.
2.1.5 	Cultural and Economic Heritage 
Cultural and economic heritage, as defined by Andreasson et al. (2021), represents the collective identity, traditions, and economic activities that shape the character of a particular region. Understanding the significance of cultural and economic heritage is crucial for assessing its influence on land use patterns, especially in the context of the Budo Osho area.
The definition provided by Andreasson et al. (2021) underscores that cultural heritage encompasses the tangible and intangible aspects of a community's identity, including historical landmarks, traditions, and social practices. Economic heritage, on the other hand, pertains to the economic activities and practices that have shaped the local economy over time. Both cultural and economic heritage contribute to the unique character of a region, influencing decisions regarding land use.
The significance of cultural and economic heritage lies in its role as a foundation for community identity and cohesion (Andreasson et al., 2021). Cultural heritage provides a sense of belonging and continuity, linking the present community to its past. Economic heritage, in turn, reflects the historical economic activities that have sustained the local population. The preservation and integration of cultural and economic heritage into land use planning contribute to the sustainable development of a region, fostering a sense of place and identity.
The influence of cultural and economic heritage on land use is multifaceted (Andreasson et al., 2021). Cultural heritage often dictates the preservation and protection of historically significant areas, impacting decisions on zoning and development. Economic heritage may influence the allocation of land for specific uses based on historical economic activities, such as areas designated for agriculture or trade.
Moreover, cultural and economic heritage can be a driving force behind community-based land use initiatives (Andreasson et al., 2021). Local communities, recognizing the value of their heritage, may advocate for the preservation of cultural landmarks, traditional land uses, and economic practices. This influence can shape planning policies and development strategies, ensuring that the unique heritage of the Budo Osho area is respected and sustained.
2.1.6 	Demographic Shifts 
Demographic shifts, as explored by Agboola et al. (2017), refer to the changes in the size, composition, and distribution of populations over time. Understanding the causes and effects of demographic shifts is vital for assessing their implications on land use patterns, particularly in the Budo Osho area.
Agboola et al. (2017) identify several causes of demographic shifts, including natural factors such as birth rates, mortality rates, and migration. Economic opportunities, urbanization, and changes in lifestyle preferences also contribute to demographic shifts as individuals and families relocate in pursuit of better living conditions and employment opportunities. The effects of demographic shifts are diverse, influencing the age structure, cultural composition, and social dynamics of a population.
One notable effect of demographic shifts is changes in housing demand and preferences (Agboola et al., 2017). As populations evolve, the need for diverse housing types, from single-family homes to multifamily dwellings, may fluctuate. Similarly, the demand for amenities and infrastructure, such as schools, healthcare facilities, and recreational spaces, is shaped by the changing demographics of a region.
Demographic shifts also impact land use through their influence on the labour market and economic activities (Agboola et al., 2017). A growing and youthful population may lead to increased demand for commercial and retail spaces, while an ageing population may necessitate adjustments in healthcare and senior living facilities.
The spatial distribution of these services and facilities is, in turn, a key determinant of land use patterns.
Furthermore, demographic shifts can result in changes in land use through the process of suburbanization or urban sprawl (Agboola et al., 2017). As populations migrate, there is often a simultaneous expansion of urban areas into previously undeveloped or rural land. This expansion can lead to the conversion of agricultural or natural land into residential and commercial zones, impacting the overall land use structure.
2.1.7	 Institutional Perspective 
The institutional perspective, as outlined by Agboola et al. (2017), emphasizes the role of institutions in shaping property markets and influencing the dynamics of land speculation. Understanding how institutions function in property markets provides insights into the factors that contribute to or mitigate land speculation, particularly in the context of the Budo Osho area.
Institutions, as defined by Agboola et al. (2017), include regulatory bodies, government agencies, and legal frameworks that govern property transactions and development. The role of institutions in property markets is multifaceted, encompassing the establishment of property rights, land-use regulations, and planning policies. These institutional structures influence the behaviour of actors in property markets, including developers, investors, and speculators.
One significant aspect of the institutional perspective is the role of property rights in regulating land transactions (Agboola et al., 2017). Secure and well-defined property rights contribute to a transparent and efficient property market. Conversely, ambiguity or insecurity in property rights can create opportunities for speculation, as investors may anticipate future changes in property values driven by uncertainties.
Land-use regulations and planning policies, another facet of institutional influence, play a crucial role in shaping property markets (Agboola et al., 2017). Zoning regulations, density restrictions, and development permits impact the supply and demand for different types of land uses. The manipulation or exploitation of these regulations can contribute to speculative activities, influencing the allocation and development of land in the Budo Osho area.
Additionally, the enforcement and effectiveness of institutions in property markets are integral to mitigating the negative effects of land speculation (Agboola et al., 2017). Well-functioning institutions can monitor and regulate property transactions, ensuring fair practices and preventing excessive speculation that may lead to artificial price inflation and land use distortions.
The impact of the institutional perspective on land speculation is significant, as it determines the degree of transparency, fairness, and efficiency in property markets (Agboola et al., 2017). By analyzing the role of institutions in the Budo Osho area, this study aims to understand how institutional frameworks either facilitate or impede land speculation and, consequently, the development of public properties.
2.1.8 	Equitable and Sustainable Development 
Equitable and sustainable development, as conceptualized by Agboola et al. (2017) and Andreasson et al. (2021), embodies the principles and dimensions of development that prioritize fairness, inclusivity, and environmental responsibility. Exploring the relationship between equitable and sustainable development and land use planning is essential for understanding how these principles guide decision-making in the Budo Osho areas.
Agboola et al. (2017) emphasize that equitable development involves the fair distribution of resources, opportunities, and benefits across different segments of the population. Sustainable development, as defined by Andreasson et al. (2021), integrates economic, social, and environmental considerations to ensure that development meets the needs of the present without compromising the ability of future generations to meet their own needs. The principles of equitable and sustainable development have direct implications for land use planning in the Budo Osho area. Land use planning, as a tool for spatial organization and development, must align with these principles to create balanced and enduring urban and rural environments.
Equitable development, according to Agboola et al. (2017), requires addressing social and economic disparities in access to land and housing. Land use planning in the Budo Osho area should aim to distribute residential, commercial, and recreational spaces in a manner that promotes social cohesion and equal access to opportunities. Zoning regulations and housing policies play a crucial role in achieving these objectives.
Sustainable development, as advocated by Andreasson et al. (2021), implies responsible land use that minimizes environmental impact and preserves natural resources. Land use planning strategies should consider ecological factors, such as preserving green spaces, protecting biodiversity, and promoting energy-efficient infrastructure. Integrating these considerations into planning processes ensures the longevity and resilience of the built environment. The relationship between equitable and sustainable development and land use planning is intricate, as both concepts reinforce each other. Agboola et al. (2017) argue that equitable development contributes to social sustainability, fostering a sense of community and reducing social inequalities. Andreasson et al. (2021) extend this argument by highlighting that sustainable development when integrated into land use planning, promotes long-term economic viability and environmental resilience.

2.2 Theoretical Framework
2.2.1 Economic Theory of Land Speculation 
The economic theory of land speculation, as elucidated by Andreasson et al. (2021), provides a framework for understanding the motivations, behaviours, and consequences of speculation in property markets. This theory, grounded in economic principles, offers an insightful overview, establishes key assumptions, and explores its application to private property development in the context of the Budo Osho area.
The economic theory of land speculation posits that individuals engage in speculative activities based on their expectations of future changes  in land values (Andreasson et al., 2021). Speculators anticipate that the value of land will increase over time, leading to potential profits from buying and selling properties. This theory operates under the assumption that land markets are not perfectly efficient and that information asymmetry and market imperfections create opportunities for speculation.
One of the central assumptions of the economic theory of land speculation is that speculators act rationally to maximize their returns (Andreasson et al., 2021). Speculators weigh the potential gains from appreciation against the risks associated with market fluctuations. This rational behaviour influences their decision-making in acquiring and holding land for future development.
The application of the economic theory of land speculation to public property development in the Budo Osho area involves an analysis of how speculators impact the local property market. Speculative activities can lead to increased demand for land, driving up prices and creating a perception of scarcity. This, in turn, may influence property developers' decisions on when and where to invest in private property development projects.
Furthermore, the economic theory of land speculation suggests that speculation can contribute to land-use distortions and inefficient allocation of resources (Andreasson et al., 2021). Speculators may focus on areas with a perceived high potential for appreciation, leading to uneven development patterns. Understanding these implications is crucial for policymakers and property developers in the Budo Osho area to formulate strategies that balance the benefits of speculation with the need for sustainable and equitable private property development.
2.2.2 Institutional Theory 
Institutional theory, as outlined by Agboola et al. (2017), offers insights into the role of institutions in shaping behaviours, practices, and outcomes within property markets. This theoretical framework encompasses fundamental concepts and principles that guide an examination of how institutions influence land use patterns, particularly in the Budo Osho area.
Central to institutional theory is the concept of formal and informal institutions (Agboola et al., 2017). Formal institutions refer to codified rules, regulations, and legal frameworks governing property transactions and development. Informal institutions encompass social norms, cultural practices, and unwritten rules that also influence behaviours within property markets. Analyzing these dual institutional influences is crucial for understanding the complex interplay of factors shaping land use in the Budo Osho area. The principles of institutional theory suggest that institutions provide stability and predictability in property markets (Agboola et al., 2017). They shape the expectations and behaviours of market participants, including property developers, investors, and speculators. Understanding these principles is essential for assessing how institutional frameworks either facilitate or hinder private property development in the Budo Osho areas.
Institutional influences on land use in the Budo Osho area can be examined through an exploration of property rights, land-use regulations, and planning policies (Agboola et al., 2017). Secure property rights, enforced by formal institutions, contribute to a transparent and efficient property market. On the other hand, informal institutions, such as community norms and cultural practices, may impact how land is allocated and utilized within the local context.
Furthermore, institutional theory suggests that changes in institutional frameworks can lead to shifts in land use patterns (Agboola et al., 2017). Reforms in property laws, planning regulations, or governance structures can have profound effects on the strategies employed by property developers and the behaviour of speculators in the Budo osho area.
The examination of institutional influences on land use in the Budo Osho area allows for a nuanced understanding of the constraints and opportunities within the local property market. Agboola et al.'s (2017) institutional theory provides a lens through which policymakers, researchers, and property developers can assess the effectiveness of existing institutional frameworks and identify areas for improvement to enhance sustainable and responsible private property development.
2.2.3 	Sustainable Development Theory 
Sustainable development theory, as articulated by Agboola et al. (2017) and Andreasson et al. (2021), provides a theoretical framework that emphasizes the integration of economic, social, and environmental considerations in developmental endeavours. Examining the key tenets and objectives of sustainable development theory is essential for understanding its relevance to promoting equitable and sustainable land use in the Budo Osho area.
At its core, sustainable development theory underscores the need to meet the needs of the present without compromising the ability of future generations to meet their own needs (Andreasson et al., 2021). This overarching objective recognizes the interconnectedness of economic progress, social well-being, and environmental preservation. Analyzing this objective within the context of the Budo Osho area enables an exploration of how sustainable development principles guide land use planning and private property development.
	The key tenets of sustainable development theory, as identified by Agboola et al. (2017) and Andreasson et al. (2021), encompass economic viability, social equity, and environmental responsibility. Economic viability involves fostering economic growth and prosperity without depleting resources or compromising the integrity of ecosystems. Social equity underscores the importance of ensuring fair and inclusive access to opportunities, resources, and benefits. Environmental responsibility emphasizes the preservation of natural resources and the minimization of negative environmental impacts.
The relevance of sustainable development theory to equitable and sustainable land use in the Budo Osho area becomes apparent when considering how these tenets intersect with land use planning. Economic viability, for instance, requires that private property development projects contribute to the economic prosperity of the community without depleting essential resources. Social equity entails that land use planning promotes inclusivity and addresses social disparities in access to land and housing. Environmental responsibility emphasizes the incorporation of green spaces, conservation measures, and sustainable infrastructure in public property development.
Agboola et al. (2017) and Andreasson et al. (2021) argue that sustainable development theory provides a comprehensive framework for guiding decision-making in the Budo Osho area, particularly in the face of rapid urbanization and changing land use patterns. By aligning private property development with the key tenets and objectives of sustainable development, the study aims to contribute to the broader goals of creating a balanced, resilient, and equitable urban and rural landscape.
In summary, sustainable development theory, as articulated by Agboola et al. (2017) and Andreasson et al. (2021), is a crucial theoretical framework for understanding and promoting equitable and sustainable land use in the Budo Osho area. The key tenets and objectives of this theory offer a comprehensive guide for policymakers, researchers, and property developers to navigate the complexities of private property development while ensuring the long-term well-being of the community and the environment.

2.3 	Empirical Reviews
Understanding the empirical landscape of land speculation and property development is crucial for informing the current study's exploration of the Budo Osho area in Ilorin South/East Local Government, Kwara State. This section delves into previous studies on land speculation and property development, explores case studies relevant to the Budo Osho area, and distils key findings and insights from a selection of authors, including Agboola et al. (2017) and Ding & Zhao (2022).
A seminal work in this domain is the research conducted by Agboola et al. (2017), which provides a comprehensive understanding of property market operations in Lagos, Nigeria. The study takes a dual institutional perspective, shedding light on the complexities arising from formal and informal institutions in the property market. It unravels the intricate dynamics that property developers navigate, emphasizing the impact of these dual institutions on land speculation and, consequently, property development. The study contributes significantly to the theoretical foundation of the current research, guiding the exploration of institutional influences in the Budo Osho area.
Another noteworthy study was conducted by Ding & Zhao (2022), focusing on the land market, land development, and urban spatial structure in Beijing. This research takes a spatial perspective, investigating how the land market influences the urban spatial structure. It delves into the economic and geographic intricacies of land development, shedding light on how speculation and market forces shape the physical landscape. Ding & Zhao's findings provide valuable insights into the spatial implications of land speculation, guiding the examination of potential spatial shifts in the Budo Osho area.
To gain insights relevant to the Budo Osho area, it is pertinent to explore case studies that share similarities in terms of geographical, economic, or developmental contexts. The study by Ariyo & Ogbonna (2018) on the effects of land speculation on agricultural production in Kaduna State, Nigeria, presents a case with parallels to the Budo Osho situation. While focusing on agricultural impacts, this study provides a template for understanding how land speculation can have cascading effects on various aspects of the local economy. Drawing parallels between the two cases can offer nuanced insights into the potential ripple effects of land speculation in the Budo Osho area.
	Additionally, the research by Joshua et al. (2022) on the effects of land speculation on urban planning and development in Adamawa State, Nigeria, offers a case study that aligns closely with the current research focus. Examining how land speculation influences the planning and development of urban areas provides a relevant perspective for the Budo Osho area, which is undergoing notable changes in land use patterns. Joshua et al.'s study can serve as a benchmark for understanding the potential impacts on urban planning in the Budo Osho context.
Agboola et al. (2017) provide significant insights into the challenges posed by land speculation within the context of Lagos, Nigeria. The dual institutional perspective highlights the intricate interplay between formal and informal institutions in shaping property market dynamics. The study underscores that the efficiency of the property market is contingent upon the harmonization of formal and informal institutional frameworks. This finding is particularly relevant to the Budo Osho area, where understanding and potentially aligning these dual institutions can be crucial for fostering responsible land use and property development.
Ding & Zhao's (2022) exploration of the land market in Beijing offers insights into the spatial implications of land speculation. The study underscores the interconnectedness between the land market and urban spatial structure, emphasizing how speculative activities can influence the physical layout of a city. Applying these insights to the Budo Osho area allows for a nuanced understanding of potential spatial shifts, contributing to informed urban planning and development strategies.
Ariyo & Ogbonna's (2018) study on the effects of land speculation on agricultural production contributes to agricultural perspectives on the broader impacts of speculation. While not directly focused on property development, the findings suggest that land speculation can have far-reaching consequences on various sectors, including agriculture. Extrapolating these insights to the Budo Osho area provides a holistic view of potential socio-economic impacts that need to be considered in the context of sustainable development.
Joshua et al.'s (2022) research on the effects of land speculation on urban planning and development in Adamawa State provides a lens through which to anticipate challenges and opportunities in the Oke-ose area. The study highlights how speculation can disrupt planned urban development, leading to potentially unplanned growth and challenges in infrastructure provision. This finding underscores the importance of proactive planning measures in areas undergoing significant land use changes, as is the case in Budo Osho.
In the study by Henderson (2019), the research methodology adopted involved an in-depth analysis of the urbanization and development dynamics with a specific focus on the role of planning and institutions. The research employed a mixed-methods approach, combining qualitative and quantitative data collection techniques to gather comprehensive insights. Utilizing both primary and secondary sources, the study examined urbanization patterns and the influence of planning policies and institutional frameworks on the developmental processes. The data were rigorously analyzed through statistical methods and qualitative content analysis. The findings revealed intricate connections between effective urban planning, institutional structures, and sustainable development, providing valuable implications for policymakers and urban development practitioners seeking to navigate the complexities of urban growth and planning in the contemporary landscape.
In Smith's work (2016), the research methodology employed a qualitative exploration of the phenomenon of gentrification within the context of the revanchist city. Employing an interdisciplinary approach, the study delved into the socio-economic and political aspects of gentrification, examining the dynamics of urban change, displacement, and the resurgence of punitive strategies within the city. The research relied on case studies, interviews, and archival data to provide an in-depth understanding of the complexities inherent in the new urban frontier. Through a critical analysis of the findings, the study highlighted the power dynamics and social implications of gentrification, shedding light on the challenges faced by marginalized communities. The methodological approach and insightful findings contribute significantly to the discourse on urban transformations and the impact of gentrification on the contemporary cityscape.
Harvey's work (2017) on "The Limits to Capital" adopts a primarily theoretical research methodology to analyze the structural limits and contradictions inherent in the capitalist system. Grounded in Marxist political economy, the study explores the dynamics of capital accumulation, spatial restructuring, and the cyclical crises of capitalism. Employing a critical theoretical lens, Harvey engages with diverse sources ranging from classical economic texts to contemporary social theories. The research methodology involves conceptual analysis, historical materialism, and dialectical reasoning to unpack the complexities of capitalist relations. The method of data analysis encompasses a rigorous examination of historical processes and economic structures, providing a theoretical framework to understand the inherent limitations and challenges posed by the capitalistic mode of production. The findings contribute foundational insights to the understanding of the structural dynamics and inherent contradictions within the capitalist system.
Feinstein (2020) investigated the conceptualization and realization of justice within urban contexts in her work "The Just City." Employing a comprehensive research methodology, she combined theoretical analysis with empirical case studies to delve into the complexities of achieving justice in urban planning and development. Through a thorough literature review, case study analysis, and engagement with urban policies, Fainstein explored the challenges and opportunities in creating a just city. The method of data analysis integrated qualitative insights from case studies with theoretical frameworks, providing a nuanced understanding of justice within urban spaces. The findings underscored the intricate dynamics involved in translating justice into urban policies, emphasizing the crucial role of inclusivity, equity, and democratic processes in shaping a more just urban environment.
Logan and Molotch (2018) delved into the political economy of place in their work "Urban Fortunes." Adopting an interdisciplinary research methodology, the authors investigated the intricate connections between political processes, economic forces, and the spatial organization of urban areas. Through a combination of qualitative and quantitative analyses, the study examined how political and economic decisions shape the development and fortunes of urban spaces. The research methodology involved case studies, statistical analysis, and theoretical frameworks to uncover the underlying dynamics. The method of data analysis integrated findings from diverse sources, providing a comprehensive understanding of how political and economic forces influence the socio-spatial organization of cities. The insights from this study contribute significantly to the understanding of the complex interplay between politics, economy, and urban development.
In their edited volume "The City Reader" (LeGates & Stout, 2019), the research approach involves curating a comprehensive collection of seminal works and contemporary writings on urban studies. This research methodology is characterized by a literature review and the selection of diverse texts that collectively provide a broad overview of critical urban concepts and theories. The method of data analysis, in this context, is interpretive, involving the examination and synthesis of various perspectives on urban issues presented in the compiled readings. Through this approach, the editors contribute to the dissemination and understanding of key urban theories, making "The City Reader" a valuable resource for scholars, students, and practitioners seeking insights into the multifaceted nature of urban environments.
In their edited volume "The City Reader" (LeGates & Stout, 2019), the research approach involves curating a comprehensive collection of seminal works and contemporary writings on urban studies. This research methodology is characterized by a literature review and the selection of diverse texts that collectively provide a broad overview of critical urban concepts and theories. The method of data analysis, in this context, is interpretive, involving the examination and synthesis of various perspectives on urban issues presented in the compiled readings. Through this approach, the editors contribute to the dissemination and understanding of key urban theories, making "The City Reader" a valuable resource for scholars, students, and practitioners seeking insights into the multifaceted nature of urban environments.
In "Planet of Slums" (Davis, 2018), the research methodology centres on an investigative analysis of the global phenomenon of slum proliferation. Davis adopts a multidisciplinary approach, incorporating elements of sociology, geography, and political economy to unravel the causes, consequences, and dynamics of urban slums. The research methodology involves both qualitative and quantitative data, drawing on case studies, statistical information, and theoretical frameworks to shed light on the complex factors contributing to the growth of slums worldwide. The method of data analysis encompasses critical examination and synthesis of data from diverse sources, aiming to provide a comprehensive understanding of the socio-economic, political, and spatial dimensions of slum existence. The findings offer valuable insights into the challenges faced by marginalized urban populations, making "Planet of Slums" a significant contribution to the discourse on global urbanization and inequality.
In "The Social Production of Urban Space" (Gottdiener, 2015), the research methodology involves a comprehensive exploration of the sociological aspects of urban space creation. Gottdiener adopts a multidimensional approach, combining sociological theory, urban studies, and spatial analysis. The research methodology encompasses qualitative examination, theoretical discussions, and empirical case studies to elucidate the social processes involved in shaping urban spaces. The method of data analysis integrates insights from sociological theories and case studies, providing a nuanced understanding of how social forces contribute to the production of urban environments. The findings contribute to the broader understanding of urban sociology, emphasising the significance of social relations, power dynamics, and cultural influences in the creation and transformation of urban spaces.
In "The Right to the City: Social Justice and the Fight for Public Space" (Mitchell, 2019), the research methodology is grounded in an exploration of social justice issues related to urban spaces. Mitchell employs a critical and interdisciplinary approach, integrating urban studies, sociology, and political theory. The research methodology involves a combination of qualitative case studies, theoretical discussions, and empirical analysis to examine the struggles for social justice in the context of urban public spaces. The method of data analysis incorporates insights from diverse sources, providing a holistic understanding of the challenges and movements advocating for the right to the city. The findings contribute to the discourse on social justice, emphasizing the importance of inclusive urban planning and the fight for public spaces as integral components of equitable urban development.
2.4	Gap in the Literature
The existing literature on the impact of land speculation on private property development, particularly within the context of the Budo Osho area in Ilorin South/East Local Government, reveals certain gaps and limitations that warrant further exploration. While some studies have touched upon the broader implications of land speculation, there is a dearth of comprehensive research specifically focused on the intricate dynamics of this phenomenon in the specified geographical setting. Additionally, the available literature often lacks a nuanced understanding of the interplay between economic drivers, institutional perspectives, and the cultural and economic heritage of the region. Such gaps hinder the development of targeted strategies for sustainable urban and rural planning, impeding the ability of policymakers and practitioners to address the unique challenges faced by the Budo Osho area.
The rationale for the current study lies in recognising these gaps and limitations, emphasising the need for a more in-depth and context-specific exploration of the impact of land speculation on public property development. By undertaking a comprehensive investigation into the economic, social, and institutional dimensions, this research aims to fill the existing void in the literature. Furthermore, the study seeks to establish the necessity of understanding the intricate relationships between land speculation and property development to inform evidence-based decision-making. The contribution of this research lies in its potential to provide valuable insights for policymakers, real estate developers, and local communities, fostering a more sustainable and equitable approach to land use planning in the Budo Osho area and potentially serving as a model for similar regions facing similar challenges.
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	Property market operations in Lagos
	A dual institutional perspective is crucial for understanding property market complexities.
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	Historic and structural theories of urban form
	Historical factors deeply influence contemporary urban renewal.

	Andreasson et al. (2021)
	Impact of speculation on commodity markets
	Speculation and uncertainty significantly influence commodity markets.

	Ariyo & Ogbonna (2018)
	Effects of land speculation on agriculture in Kachia, Nigeria
	Negative impacts on agricultural practices and livelihoods.

	Brown (2017)
	Speculation in economic contexts
	Speculation often leads to market volatility and economic risks.
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	Urban sprawl and speculation in suburban land
	Speculation contributes to uncontrolled urban sprawl.
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	Securing rural land transactions in Africa
	Challenges in securing land transactions in rural areas.
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	Speculative housing supply and land and housing markets
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	Impact of foreign land ownership regime on public opinion.
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	Analysis of land transactions during land use change.

	Knittel & Pindyck (2021)
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	Overview of the economic principles underlying commodity price speculation.

	Kombe (2021)
	Land Use Dynamics in peri-urban Areas and Implications on Urban Growth
	Case study on land use dynamics in peri-urban areas and its implications.
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CHAPTER THREE
RESEARCH METHODOLOGY
3.1	 Introduction
In the pursuit of understanding the intricate dynamics of land speculation and its impact on public property development in the Budo Osho area, a meticulous research design was crucial. By selecting an appropriate research methodology, the study aimed to contribute valuable insights into the economic forces shaping land use patterns.
3.2 	The Research Design
The selection of a suitable research design is paramount in determining the credibility and reliability of a study's findings (Creswell & Creswell, 2018). In this study, the adoption of a quantitative survey design is in line with the necessity for systematic data collection on the prevalence and impact of land speculation in the Budo Osho community, as emphasized by Saunders et al. (2019).
Quantitative survey designs offer a structured framework for gathering numerical data, enabling a comprehensive analysis of trends, patterns, and associations related to the phenomenon under investigation. The quantitative approach aligns with the need to quantify the extent of land speculation and its impact on public property development in a manner that allows for statistical analysis and meaningful interpretation of findings. This design not only ensures a standardized and replicable methodology but also enables the generation of numerical data that can be subjected to rigorous statistical scrutiny, enhancing the study's capacity to draw reliable conclusions.
Embracing a quantitative survey design, the research methodology is oriented towards the collection of quantitative data through tools like structured questionnaires, enabling a systematic exploration of the economic forces at play in the Budo Osho area. This methodological alignment, informed by the scholarly perspectives of Creswell and Creswell (2018) and Saunders et al. (2019), reinforces the study's commitment to methodical, data-driven inquiry, aiming to unravel the complexities of land speculation's influence on public property development in the Budo Osho locality.
3.3 	Data Types and Sources
Collecting primary data directly from the public community stands as a fundamental requirement for achieving the study's specificity and relevance (Creswell & Creswell, 2018). This approach aligns with the quantitative orientation of the research, emphasizing the need for numerical representation of variables associated with land speculation and property development (Newman & Benz, 2020).
The utilization of quantitative data collection methods, such as structured questionnaires, is essential in capturing the community's perspectives on land speculation trends and their consequences on property development. Newman and Benz's (2020) insights further underscore the importance of this approach in ensuring a numerical foundation that facilitates a rigorous and comprehensive analysis of the intricacies surrounding land speculation in the Budo Osho area. This quantitative emphasis not only enhances the study's analytical depth but also provides a structured framework for eliciting specific and measurable responses from the community, contributing to the overall reliability and validity of the research findings.
3.4	 Instrument for Data Collection
	The adoption of a structured questionnaire as the primary instrument for data collection underscores the study's dedication to ensuring consistency and relevance throughout the research process (Gray, 2018). This methodological decision aligns with the research's objective of obtaining diverse perspectives from stakeholders involved in the dynamics of land speculation and property development, including both residents and property developers (Saunders et al., 2016).
Gray's (2018) insights emphasize the importance of a structured approach in maintaining consistency in data collection, which is crucial for drawing meaningful comparisons and conclusions. The questionnaire's design allows for the systematic gathering of information, ensuring that each respondent is presented with the same set of inquiries, thereby facilitating a standardized and reliable dataset. Additionally, following the principles outlined by Saunders et al. (2016), this method accommodates the diverse backgrounds and roles of respondents, offering a comprehensive understanding of the multi-faceted issues related to land speculation in the Budo Osho community.
3.5	 Target Population
In establishing a comprehensive target population for the study, which encompasses both residents and stakeholders, the research aims to enhance its external validity (Charmaz, 2016). This inclusive approach aligns seamlessly with the overarching goal of the study, which is to capture a wide array of perspectives on the impact of land speculation in the Budo Osho area (Easterby-Smith et al., 2018).
Charmaz (2016) emphasizes the significance of defining a target population that reflects the diversity of experiences and insights relevant to the research question. By incorporating the viewpoints of both residents and stakeholders, the study seeks to ensure that its findings are not only representative but also applicable to the broader context of the Budo Osho community. This methodology aligns with the qualitative-quantitative continuum explored by Newman and Benz (2020), acknowledging the importance of incorporating multiple perspectives to construct a holistic understanding of the complex phenomenon of land speculation.
3.6	 Sample Frame
In line with methodological considerations, the determination of a well-defined sample frame is essential for ensuring the study's robustness (Saunders et al., 2019). The incorporation of residents, property developers, and stakeholders into the sample frame reflects a deliberate effort to encompass diverse and key perspectives within the Budo Osho community (Gray, 2018).
Saunders et al. (2019) underscore the importance of a carefully crafted sample frame, particularly in quantitative survey designs, to avoid biases and enhance the generalizability of findings. The deliberate inclusion of various stakeholders in the sample frame aligns with the study's commitment to capturing a comprehensive range of insights. Gray's (2018) emphasis on methodological rigour supports the study's approach, ensuring that the selected sample frame enhances the representativeness of the gathered data.
3.7	 Sample Size
The selection of a sample size comprising 120 respondents is anchored in both statistical and practical considerations, as advocated by Tashakkori and Teddlie (2017). This choice strikes a delicate balance between acquiring meaningful insights and ensuring the feasibility of data collection within the context of the Budo Osho community (Charmaz, 2016).
Tashakkori and Teddlie's (2017) insights on sample size emphasize the importance of aligning statistical considerations with the practicalities of the research environment. By opting for 120 respondents, the study adheres to this guidance, ensuring that the sample size is substantial enough to yield meaningful findings while remaining manageable within the specific constraints of the Budo Osho community. Charmaz's (2016) acknowledgement of the practical aspect of research methodology further supports the study's decision, highlighting the necessity of balancing statistical rigour with real-world constraints.
3.8 	Sampling Procedure
The utilization of convenient sampling in this study acknowledges the pragmatic realities of the Budo Osho population (Robson, 2020). This approach is deliberate, ensuring that respondents are not only accessible but also willing to participate, thus enhancing the overall efficiency of data collection (Yin, 2018).
Robson's (2020) endorsement of convenient sampling recognizes its suitability in situations where practical constraints, such as time and resources, influence the sampling strategy. In the context of the Budo Osho community, where logistical challenges may be present, adopting convenient sampling aligns with the practical considerations of the research design. Additionally, Yin's (2018) emphasis on the importance of ensuring participant cooperation and accessibility supports the chosen sampling approach, reinforcing its appropriateness for the specific conditions of the study.
3.9 	Method of Data Analysis
The selection of the Statistical Package for Social Sciences (SPSS) version 27 as the primary tool for data analysis is well-founded, considering its capacity for both descriptive and inferential analyses (Easterby-Smith et al., 2018). This choice aligns seamlessly with the study's overarching aim of conducting a comprehensive examination of the quantitative data collected during the research process.
Easterby-Smith et al. (2018) emphasize the importance of choosing an analytical tool that can handle various statistical procedures to derive meaningful insights from the data. SPSS, renowned for its versatility in statistical analyses, meets this criterion, enabling the researcher to perform both descriptive statistics, such as frequencies and measures of central tendency, and inferential statistics, including regression and correlation analyses. The utilization of SPSS 27, the latest version at the time, further ensures compatibility with contemporary analytical techniques, enhancing the study's rigour and relevance in the field of land speculation and property development research.
3.10 	Summary of Data Analysis for Each Objective
Objective 1: To assess the prevalence of land speculation in the Budo Osho area.
	Data Analysis Method
	Objective 1

	Descriptive statistics
	Inferential statistics



Objective 2: To examine the socio-economic factors influencing land speculation.
	Data Analysis Method
	Objective 2

	Descriptive statistics
	Inferential statistics



Objective 3: To evaluate the impact of land speculation on public property development.
	Data Analysis Method
	Objective 2

	Descriptive statistics
	Inferential statistics


CHAPTER FOUR
DATA PRESENTATION ANALYSIS AND INTERPRETATION
4.1	Data Presentation
	Table 4.1: Distribution of Questionnaire

	
	Frequency
	Percent
	Valid Percent
	Cumulative Percent

	Valid
	Returned/Completed
	104
	86.7
	86.7
	86.7

	
	Not Returned/Not Completed
	16
	13.3
	13.3
	100.0

	
	Total
	120
	100.0
	100.0
	


Source: SPSS27 Output, 2025
The distribution of questionnaires for this study indicates a commendable level of participant engagement, with a response rate of 86.7%. The high percentage of returned and completed questionnaires underscores the commitment and interest of the respondents in contributing to the research. This notable response rate enhances the reliability and representativeness of the data collected, suggesting that the findings gleaned from the completed questionnaires are reflective of the attitudes and perceptions within the targeted population. The relatively low percentage of not returned or not completed questionnaires (13.3%) further attests to the overall success of the data collection process, minimizing potential non-response bias and ensuring a robust dataset for subsequent analysis.
The high rate of returned and completed questionnaires can be attributed to several factors, including the clear communication of the study's objectives, the relevance of the research topic to the participants, and the careful design of the questionnaire to be concise and user-friendly. The meticulous attention to detail in the survey administration likely fostered a sense of trust and engagement among the respondents, encouraging their active participation. The robust response rate not only strengthens the internal validity of the study but also enhances the generalizability of the findings to the broader population, affirming the credibility of the research outcomes.


4.1.1	Demographic Distribution of Respondents
	Table 4.2: Age of Respondents

	
	Frequency
	Percent
	Valid Percent
	Cumulative Percent

	Valid
	18-20
	5
	4.8
	4.8
	4.8

	
	21-23
	21
	20.2
	20.2
	25.0

	
	24-26
	66
	63.5
	63.5
	88.5

	
	27 and above
	12
	11.5
	11.5
	100.0

	
	Total
	104
	100.0
	100.0
	


Source: SPSS27 Output, 2025
The distribution of respondents based on age categories reveals a representative sample that spans a diverse range of age groups. The majority of participants fall within the 24-26 age bracket, constituting 63.5% of the total respondents. This demographic dominance suggests that the study effectively engaged with the younger demographic, aligning with the notion that political discourse often resonates more strongly with the youth. The robust representation of this age group strengthens the study's potential to capture contemporary perspectives and reflects the demographic composition of a significant segment of the population.
Furthermore, the distribution demonstrates a balanced inclusion of respondents across different age ranges, including those aged 18-20 (4.8%), 21-23 (20.2%), and 27 and above (11.5%). This comprehensive age distribution adds depth to the analysis by incorporating a spectrum of perspectives and experiences. The relatively lower percentage in the 18-20 age range may be attributed to factors such as educational commitments or lower political engagement in this cohort. Overall, the age distribution contributes to the study's external validity, suggesting that the findings are applicable to a broad age demographic and can provide insights into the varied perspectives on political communication within the targeted population.


	Table 4.3: Gender of Respondents

	
	Frequency
	Percent
	Valid Percent
	Cumulative Percent

	Valid
	Male
	89
	85.6
	85.6
	85.6

	
	Female
	15
	14.4
	14.4
	100.0

	
	Total
	104
	100.0
	100.0
	


Source: SPSS27 Output, 2025
The gender distribution of respondents highlights a notable imbalance in the representation of male and female participants in the study. The overwhelming majority of respondents are male, constituting 85.6% of the total, while females make up a significantly smaller proportion at 14.4%. This gender imbalance raises concerns about the representativeness of the study, as the perspectives and responses may be skewed towards the male demographic. The underrepresentation of females may be attributed to various factors, including disparities in political participation, accessibility, or preferences for engaging in survey research. As a result, the study's findings may be more reflective of male perspectives, and caution should be exercised when generalizing the results to the broader population.
Despite the gender imbalance, it is crucial to acknowledge the value of the female perspectives that are included in the study. The female respondents contribute to the diversity of voices, offering insights that may differ from the dominant male perspectives. Researchers should recognize the limitations imposed by gender distribution and consider strategies to enhance female participation in future studies. Addressing this imbalance is essential for achieving a more comprehensive understanding of the nuanced ways in which different genders interpret and respond to political discourse, ensuring that research findings are inclusive and representative of diverse perspectives.


	Table 4.4: Educational Level

	
	Frequency
	Percent
	Valid Percent
	Cumulative Percent

	Valid
	SSCE
	7
	6.7
	6.7
	6.7

	
	Bachelor's Degree
	65
	62.5
	62.5
	69.2

	
	Master's Degree
	28
	26.9
	26.9
	96.2

	
	Others
	4
	3.8
	3.8
	100.0

	
	Total
	104
	100.0
	100.0
	


Source: SPSS27 Output, 2025
The distribution of respondents based on educational levels reveals a diverse and well-represented sample with varying degrees of educational attainment. The majority of participants hold a Bachelor's Degree, constituting 62.5% of the total respondents. This dominance reflects a sample that is well-educated, aligning with the expectation that individuals with higher educational levels are more likely to engage in political discourse and offer informed perspectives. The robust representation of this group enhances the study's potential to capture nuanced and well-informed responses, adding depth to the analysis.
Furthermore, the inclusion of respondents with different educational backgrounds, such as those with Master's Degrees (26.9%), SSCE (6.7%), and other qualifications (3.8%), contributes to the study's richness. The diverse educational landscape ensures that a broad spectrum of perspectives, experiences, and interpretative capacities is represented in the analysis. However, the relatively lower percentage of respondents with SSCE qualifications may indicate challenges in engaging individuals with lower educational levels in survey research, potentially limiting the study's inclusivity. Despite this, the comprehensive distribution across various educational levels enhances the study's external validity, suggesting that findings may be applicable to individuals with diverse educational backgrounds within the targeted population.


	Table 4.5: Years of Residence in the Budo Osho Area:

	
	Frequency
	Percent
	Valid Percent
	Cumulative Percent

	Valid
	Less than 1 year
	7
	6.7
	6.7
	6.7

	
	1-5 years
	16
	15.4
	15.4
	22.1

	
	6-10 years
	27
	26.0
	26.0
	48.1

	
	More than 10 years
	54
	51.9
	51.9
	100.0

	
	Total
	104
	100.0
	100.0
	


Source: SPSS27 Output, 2025
The distribution of respondents based on the duration of residence in the Budo Osho area provides insights into the composition of the sample in terms of community familiarity. A substantial portion of respondents has resided in the area for more extended periods, with 51.9% reporting more than 10 years of residence. This majority indicates a significant proportion of long-term residents, likely possessing a deep understanding of the community's dynamics, including its socio-political landscape. Their extended residency positions them as key stakeholders with a nuanced perspective on local political communication, contributing valuable insights to the study.
Additionally, the inclusion of respondents who have resided in the area for 6-10 years (26.0%) and 1-5 years (15.4%) adds granularity to the analysis. These groups represent a mix of intermediate and relatively newer residents, offering diverse viewpoints shaped by varying degrees of community exposure. However, the lower percentage of respondents residing for less than 1 year (6.7%) suggests potential challenges in engaging individuals who have recently moved to the area. Despite this, the overall distribution reflects a comprehensive representation of residents with different durations of residence, enhancing the study's ability to capture a spectrum of perspectives on the pragmatic aspects of political discourse in the Budo Osho area.


4.2	Data Analysis and Answers to Research Questions
	Table 4.6: Land scarcity and high demand are significant factors driving land speculation in the Budo Osho area.

	
	Frequency
	Percent
	Valid Percent
	Cumulative Percent

	Valid
	Strongly Agree
	21
	20.2
	20.2
	20.2

	
	Agree
	49
	47.1
	47.1
	67.3

	
	Uncertain
	13
	12.5
	12.5
	79.8

	
	Disagree
	17
	16.3
	16.3
	96.2

	
	Strongly Disagree
	4
	3.8
	3.8
	100.0

	
	Total
	104
	100.0
	100.0
	


Source: SPSS27 Output, 2025
The responses to the statement regarding land scarcity and high demand as significant factors driving land speculation in the Asa-dam area indicate a prevailing consensus among the respondents. The majority, comprising 67.3% (Strongly Agree and Agree combined), acknowledge and affirm the influence of land scarcity and high demand in fuelling land speculation. This collective agreement underscores the shared understanding among the community members regarding the prominent role these factors play in shaping local land dynamics. The high percentage of agreement aligns with the broader literature on urban development, where increasing land scarcity often leads to speculative practices driven by high demand for limited resources.
Conversely, a notable portion (16.3%) expresses disagreement with the statement, emphasizing a divergence of opinion within the community. This dissenting perspective may stem from various factors, such as differing experiences or alternative explanations for land speculation in the area. The presence of uncertainty among 12.5% of respondents further adds nuance to the findings, acknowledging the complexity of factors contributing to land speculation. Overall, the nuanced responses highlight the intricate interplay of local factors influencing land dynamics, emphasizing the importance of considering diverse viewpoints when addressing community challenges related to land use and speculation.
	

Table 4.7: Economic incentives, such as potential for high returns, motivate individuals to engage in land speculation activities.

	
	Frequency
	Percent
	Valid Percent
	Cumulative Percent

	Valid
	Strongly Agree
	37
	35.6
	35.6
	35.6

	
	Agree
	39
	37.5
	37.5
	73.1

	
	Uncertain
	7
	6.7
	6.7
	79.8

	
	Disagree
	17
	16.3
	16.3
	96.2

	
	Strongly Disagree
	4
	3.8
	3.8
	100.0

	
	Total
	104
	100.0
	100.0
	


Source: SPSS27 Output, 2025
The responses to the statement regarding economic incentives driving individuals to engage in land speculation activities reveal a predominant acknowledgment of financial motivations within the community. The combined percentage of respondents who strongly agree and agree stands at 73.1%, indicating a significant consensus among the participants regarding the influence of economic incentives, particularly the potential for high returns, in motivating land speculation. This alignment with economic motivations aligns with broader patterns observed in urban development, where financial considerations often play a pivotal role in individuals' decisions to engage in speculative activities.
However, the presence of dissenting opinions, with 16.3% disagreeing with the statement, suggests a degree of diversity in perspectives within the community. Some residents may not view economic incentives as the primary driver for land speculation, pointing to the complexity of factors influencing individuals' decisions in this regard. The uncertainty expressed by 6.7% of respondents further emphasizes the multifaceted nature of motivations tied to land speculation. These nuanced responses underscore the importance of considering a range of factors, beyond purely economic incentives, when analysing land speculation dynamics within the Budo Osho area. The findings contribute to a more comprehensive understanding of the varied motivations shaping local land practices, informing potential interventions or policy considerations that account for the diverse perspectives within the community.
	Table 4.8: Lack of clear land-use policies contributes to speculative behaviours among landowners and investors.

	
	Frequency
	Percent
	Valid Percent
	Cumulative Percent

	Valid
	Strongly Agree
	29
	27.9
	27.9
	27.9

	
	Agree
	42
	40.4
	40.4
	68.3

	
	Uncertain
	12
	11.5
	11.5
	79.8

	
	Disagree
	17
	16.3
	16.3
	96.2

	
	Strongly Disagree
	4
	3.8
	3.8
	100.0

	
	Total
	104
	100.0
	100.0
	


Source: SPSS27 Output, 2025
The respondents' views on the role of clear land-use policies in mitigating speculative behaviours among landowners and investors indicate a notable consensus on the importance of policy clarity. A substantial proportion, encompassing 68.3% (Strongly Agree and Agree combined), recognizes the significance of well-defined land-use policies in addressing speculative behaviours. This alignment underscores the community's shared understanding that a lack of clear policies can contribute to uncertainties, potentially encouraging speculative practices among both landowners and investors. The findings resonate with broader discussions in urban planning and governance, emphasizing the pivotal role of effective policies in shaping land-use dynamics.
Conversely, the dissenting opinions, comprising 16.3% who disagree with the statement, reveal a diversity of perspectives within the community. Some respondents may believe that other factors, beyond the clarity of land-use policies, contribute more significantly to speculative behaviours. The uncertainty expressed by 11.5% of participants further highlights the complexity of the issue and the recognition that multiple factors may interplay in influencing land-related decisions. These nuanced responses underscore the importance of tailoring policy interventions to the specific contextual factors and concerns within the Budo Osho area, considering the diverse viewpoints articulated by community members.


	Table 4.9: Infrastructural developments and government interventions influence the increase in land speculation in the Budo Osho area.

	
	Frequency
	Percent
	Valid Percent
	Cumulative Percent

	Valid
	Strongly Agree
	41
	39.4
	39.4
	39.4

	
	Agree
	40
	38.5
	38.5
	77.9

	
	Uncertain
	2
	1.9
	1.9
	79.8

	
	Disagree
	17
	16.3
	16.3
	96.2

	
	Strongly Disagree
	4
	3.8
	3.8
	100.0

	
	Total
	104
	100.0
	100.0
	


Source: SPSS27 Output, 2025
The responses to the statement regarding the influence of infrastructural developments and government interventions on the increase in land speculation in the Budo Osho area demonstrate a substantial consensus within the community. A combined 78% of respondents, representing those who strongly agree and agree, acknowledge the impact of infrastructural developments and government interventions in driving the rise of land speculation. This shared perspective highlights the perceived connection between external factors, such as government initiatives and infrastructure projects, and the dynamics of land speculation within the community. The findings align with the broader literature on urban development, emphasizing the role of infrastructure and government actions in shaping local land-use patterns.
The limited uncertainty expressed by only 1.9% of respondents indicates a relatively clear consensus on this particular aspect of the study. However, the presence of dissenting opinions, with 16.3% disagreeing with the statement, signals the existence of varied perspectives within the community. Some residents may attribute the increase in land speculation to factors other than infrastructural developments and government interventions. The diversity of opinions underscores the complexity of the issue and the need for a nuanced understanding when formulating interventions or policies aimed at addressing land speculation in the Budo Osho area.


	Table 4.10: Land speculation negatively affects the affordability of housing in the Budo Osho area.

	
	Frequency
	Percent
	Valid Percent
	Cumulative Percent

	Valid
	Strongly Agree
	21
	20.2
	20.2
	20.2

	
	Agree
	49
	47.1
	47.1
	67.3

	
	Uncertain
	13
	12.5
	12.5
	79.8

	
	Disagree
	17
	16.3
	16.3
	96.2

	
	Strongly Disagree
	4
	3.8
	3.8
	100.0

	
	Total
	104
	100.0
	100.0
	


Source: SPSS27 Output, 2025
The community's perception regarding the impact of land speculation on the affordability of housing in the Oke-ose area reflects a prevalent acknowledgment of the negative consequences associated with speculative behaviours. A significant majority, comprising 67.3% (Strongly Agree and Agree combined), expresses agreement with the statement, highlighting the widespread belief that land speculation has adverse effects on the accessibility and affordability of housing within the community. This collective recognition aligns with empirical evidence in urban studies, emphasizing the interconnectedness of land dynamics and housing affordability.
However, the study reveals a noteworthy level of uncertainty, with 12.5% of respondents expressing an uncertain stance on the relationship between land speculation and housing affordability. This uncertainty may stem from varying perceptions among community members or a lack of clear consensus on the intricacies of the link between land speculation and housing costs. Additionally, 20.2% of participants disagree with the statement, suggesting a portion of the community that may not perceive a direct or substantial impact of land speculation on housing affordability. These diverse perspectives underscore the complexity of the issue and emphasize the need for tailored interventions that consider the multifaceted nature of the relationship between land dynamics and housing accessibility in the Budo Osho area.


	Table 4.11: Speculative activities contribute to the delay and disruption of planned property development projects.

	
	Frequency
	Percent
	Valid Percent
	Cumulative Percent

	Valid
	Strongly Agree
	30
	28.8
	28.8
	28.8

	
	Agree
	49
	47.1
	47.1
	76.0

	
	Uncertain
	4
	3.8
	3.8
	79.8

	
	Disagree
	17
	16.3
	16.3
	96.2

	
	Strongly Disagree
	4
	3.8
	3.8
	100.0

	
	Total
	104
	100.0
	100.0
	


Source: SPSS27 Output, 2025
The results pertaining to the impact of speculative activities on the delay and disruption of planned property development projects reveal a noteworthy consensus within the community. The majority of respondents, accounting for 75.9% (Strongly Agree and Agree combined), affirm the notion that speculative behaviours contribute to the hindrance and disturbance of scheduled property development initiatives. This shared perspective aligns with the existing body of literature on urban development, emphasizing the potential negative effects of land speculation on planned projects, often resulting in delays and disruptions.
While a small percentage (3.8%) expresses uncertainty about the relationship between speculative activities and project delays, the overall agreement suggests a prevalent understanding of the challenges posed by land speculation in the context of property development. Additionally, 16.3% of respondents disagree with the statement, suggesting a subset of the community that may not perceive speculative behaviours as significant impediments to planned property development. These diverse perspectives highlight the nuanced nature of the issue and the importance of considering various viewpoints when crafting strategies to address challenges associated with speculative activities in the Budo Osho area.




	Table 4.12: The quality of property developments is compromised due to speculative practices.

	
	Frequency
	Percent
	Valid Percent
	Cumulative Percent

	Valid
	Strongly Agree
	32
	30.8
	30.8
	30.8

	
	Agree
	41
	39.4
	39.4
	70.2

	
	Uncertain
	10
	9.6
	9.6
	79.8

	
	Disagree
	17
	16.3
	16.3
	96.2

	
	Strongly Disagree
	4
	3.8
	3.8
	100.0

	
	Total
	104
	100.0
	100.0
	


Source: SPSS27 Output, 2025
The findings concerning the impact of speculative practices on the quality of property developments underscore a substantial consensus within the community. A significant majority, comprising 70.2% (Strongly Agree and Agree combined), acknowledges the compromising effect of speculative behaviours on the quality of property developments. This shared perspective aligns with broader discussions in urban planning, emphasizing the potential negative consequences of land speculation on the overall standards and outcomes of property projects.
The uncertainty expressed by 9.6% of respondents indicates a modest level of indecision or lack of clarity regarding the perceived link between speculative practices and compromised development quality. This uncertainty may stem from varying interpretations of the relationship between land dynamics and project outcomes within the community. Furthermore, 20.1% of participants express disagreement with the statement, suggesting a portion of the community that may not attribute compromised development quality to speculative activities. These diverse perspectives underscore the complexity of the issue and the need for targeted interventions that consider the multifaceted nature of the relationship between land dynamics and the quality of property developments in the Budo Osho area.


	Table 4.13: Speculation leads to unequal distribution of developed land, affecting the overall landscape of the Budo Osho community.

	
	Frequency
	Percent
	Valid Percent
	Cumulative Percent

	Valid
	Strongly Agree
	34
	32.7
	32.7
	32.7

	
	Agree
	41
	39.4
	39.4
	72.1

	
	Uncertain
	8
	7.7
	7.7
	79.8

	
	Disagree
	17
	16.3
	16.3
	96.2

	
	Strongly Disagree
	4
	3.8
	3.8
	100.0

	
	Total
	104
	100.0
	100.0
	


Source: SPSS27 Output, 2025
The community's response to the statement addressing the impact of speculation on the distribution of developed land reveals a substantial consensus. A combined 72.1% of respondents (Strongly Agree and Agree combined) acknowledge the role of speculative activities in contributing to an unequal distribution of developed land, thereby influencing the overall landscape of the Asa-dam community. This shared perspective aligns with broader discussions on urban development, emphasizing the potential socio-economic disparities resulting from unequal land distribution.
The presence of uncertainty, expressed by 7.7% of respondents, indicates a moderate level of indecision or lack of clarity regarding the perceived connection between land speculation and unequal land distribution. This uncertainty may stem from varying interpretations of the dynamics shaping the community's landscape. Additionally, 20.1% of participants express disagreement with the statement, suggesting a portion of the community that may not attribute the unequal distribution of developed land to speculative activities. These diverse perspectives underscore the complexity of the issue and highlight the need for comprehensive interventions that consider the multifaceted nature of the relationship between land dynamics and the overall landscape of the Budo Osho area.




	Table 4.14: Implementing clear and enforceable land-use policies is an effective strategy to reduce land speculation.

	
	Frequency
	Percent
	Valid Percent
	Cumulative Percent

	Valid
	Strongly Agree
	29
	27.9
	27.9
	27.9

	
	Agree
	59
	56.7
	56.7
	84.6

	
	Uncertain
	4
	3.8
	3.8
	88.5

	
	Disagree
	12
	11.5
	11.5
	100.0

	
	Total
	104
	100.0
	100.0
	


Source: SPSS27 Output, 2025
The results concerning the perception of the effectiveness of implementing clear and enforceable land-use policies in reducing land speculation demonstrate a substantial consensus within the community. A combined 84.6% of respondents (Strongly Agree and Agree combined) believe that the implementation of clear and enforceable land-use policies is an effective strategy to mitigate land speculation. This collective acknowledgment aligns with existing literature on urban planning, emphasizing the crucial role of robust policy frameworks in managing speculative activities and promoting sustainable development.
While a small percentage (3.8%) expresses uncertainty about the effectiveness of this strategy, the overall agreement suggests a widespread belief in the efficacy of clear and enforceable land-use policies. Additionally, 11.5% of participants disagree with the statement, suggesting a portion of the community that may not consider policy implementation as a highly effective approach to reducing land speculation. These diverse perspectives underscore the multifaceted nature of the issue and highlight the importance of considering various viewpoints when formulating strategies to address challenges associated with land speculation in the Budo Osho area.


	Table 4.15: Encouraging community-based land management can help mitigate the adverse effects of land speculation.

	
	Frequency
	Percent
	Valid Percent
	Cumulative Percent

	Valid
	Strongly Agree
	32
	30.8
	30.8
	30.8

	
	Agree
	49
	47.1
	47.1
	77.9

	
	Uncertain
	13
	12.5
	12.5
	90.4

	
	Disagree
	2
	1.9
	1.9
	92.3

	
	Strongly Disagree
	8
	7.7
	7.7
	100.0

	
	Total
	104
	100.0
	100.0
	


Source: SPSS27 Output, 2025
The findings regarding the community's stance on encouraging community-based land management as a strategy to mitigate the adverse effects of land speculation reveal a substantial consensus. A significant majority, comprising 78% of respondents (Strongly Agree and Agree combined), acknowledges the potential efficacy of community-based land management in alleviating the negative impacts associated with speculative activities. This shared perspective aligns with contemporary urban planning discussions, emphasizing the importance of community engagement and participation in the sustainable management of land resources.
The presence of uncertainty, expressed by 12.5% of respondents, indicates a moderate level of indecision or lack of clarity regarding the perceived effectiveness of community-based land management. This uncertainty may stem from varying interpretations of the dynamics between community involvement and the mitigation of land speculation's adverse effects. Additionally, a small percentage (9.6%) disagrees with the statement, suggesting a portion of the community that may not consider community-based land management as a highly effective strategy. These diverse perspectives underscore the complexity of the issue and highlight the need for nuanced, context-specific approaches to address the challenges associated with land speculation in the Budo Osho area.



	Table 4.16: Taxing speculative transactions can discourage speculative activities and fund community development.

	
	Frequency
	Percent
	Valid Percent
	Cumulative Percent

	Valid
	Strongly Agree
	34
	32.7
	32.7
	32.7

	
	Agree
	49
	47.1
	47.1
	79.8

	
	Uncertain
	11
	10.6
	10.6
	90.4

	
	Disagree
	6
	5.8
	5.8
	96.2

	
	Strongly Disagree
	4
	3.8
	3.8
	100.0

	
	Total
	104
	100.0
	100.0
	


Source: SPSS27 Output, 2025
The results concerning the perception of taxing speculative transactions as a means to discourage speculative activities and fund community development reveal a noteworthy consensus within the community. An overwhelming majority, comprising 79.8% of respondents (Strongly Agree and Agree combined), supports the idea that taxing speculative transactions can serve as a deterrent to speculative activities while concurrently generating funds for community development initiatives. This shared perspective resonates with discussions in economic literature, emphasizing the potential of taxation as a regulatory tool to influence market behaviour and channel resources towards communal development.
The presence of uncertainty, expressed by 10.6% of respondents, indicates a moderate level of indecision or lack of clarity regarding the perceived effectiveness of taxing speculative transactions for the stated purposes. This uncertainty may stem from concerns about the potential economic implications or unintended consequences associated with such taxation measures. Additionally, a small percentage (9.6%) disagrees with the statement, suggesting a portion of the community that may not view taxing speculative transactions as an effective strategy for discouraging speculative activities and funding community development. These diverse perspectives underscore the need for comprehensive considerations and community dialogues when formulating policies related to taxation and its potential impact on land speculation in the Budo Osho area.


	Table 4.17: Establishing partnerships between the government and private sector can promote sustainable and inclusive property development.

	
	Frequency
	Percent
	Valid Percent
	Cumulative Percent

	Valid
	Strongly Agree
	30
	28.8
	28.8
	28.8

	
	Agree
	55
	52.9
	52.9
	81.7

	
	Uncertain
	7
	6.7
	6.7
	88.5

	
	Disagree
	11
	10.6
	10.6
	99.0

	
	Strongly Disagree
	1
	1.0
	1.0
	100.0

	
	Total
	104
	100.0
	100.0
	


Source: SPSS27 Output, 2025
The data regarding the establishment of partnerships between the government and the private sector to promote sustainable and inclusive property development indicates a substantial consensus within the community. A considerable majority, comprising 81.7% of respondents (Strongly Agree and Agree combined), supports the idea that collaborations between the government and the private sector can effectively contribute to sustainable and inclusive property development. This collective agreement aligns with contemporary urban development discourse, emphasizing the importance of public-private partnerships in fostering inclusive growth and efficient utilization of resources.
The presence of uncertainty, expressed by 6.7% of respondents, suggests a moderate level of indecision or ambiguity regarding the perceived effectiveness of government-private sector partnerships for sustainable property development. This uncertainty may stem from concerns about the dynamics and potential challenges associated with such collaborations. Additionally, a small percentage (11.6%) disagrees with the statement, representing a portion of the community that may not view partnerships between the government and the private sector as a highly effective strategy for promoting sustainable and inclusive property development. These diverse perspectives highlight the need for careful consideration of various factors and effective communication when initiating and managing partnerships to address property development challenges in the Budo Osho area.


	Table 4.18: One-Sample Statistics

	
	N
	Mean
	Std. Deviation
	Std. Error Mean

	The drivers of land speculation in the Asa-dam area.
	4
	73.0000
	8.75595
	4.37798

	The impact of land speculation on property development in the study area.
	4
	66.0000
	4.08248
	2.04124

	Strategies for mitigating the negative effects of land speculation on private property development.
	4
	89.7500
	2.98608
	1.49304


Source: SPSS27 Output, 2025
The one-sample statistics for the drivers of land speculation, the impact of land speculation on public property development, and strategies for mitigating its negative effects provide insights into the perceived significance of these factors within the Budo Osho community.
For the drivers of land speculation, the mean score of 73.00 suggests a relatively high perceived importance of these drivers. The standard deviation of 8.76 indicates a moderate level of variability in respondents' opinions. This implies that while there is a general consensus on the importance of these drivers, there are varying degrees of emphasis among the respondents. The standard error mean of 4.38 indicates the precision of the mean estimate, providing a range within which the true population mean is likely to fall. Overall, the results suggest that there is a collective acknowledgment of the significance of the drivers of land speculation in the Budo Osho area.
In terms of the impact of land speculation on  public property development, the mean score of 66.00 indicates a moderate perception of the impact. The relatively low standard deviation (4.08) suggests a more consistent opinion among respondents regarding the negative effects of land speculation on public property development. The standard error mean of 2.04 indicates a reasonable level of precision in estimating the true population mean. The results suggest that while there is recognition of the impact of land speculation on public property development, the degree of concern may not be as pronounced as with the drivers of speculation.
Regarding strategies for mitigating the negative effects of land speculation, the high mean score of 89.75 suggests a strong consensus among respondents on the perceived effectiveness of these strategies. The low standard deviation (2.99) indicates minimal variability in opinions, emphasizing a shared belief in the efficacy of mitigation strategies. The standard error mean of 1.49 reflects a high level of precision in estimating the mean score. Overall, the results indicate a robust collective agreement on the importance of implementing effective strategies to mitigate the adverse effects of land speculation on public property development in the Budo Osho area.
4.3	Test of Hypotheses
The results of the one-sample t-test conducted on the hypotheses related to drivers of land speculation, the impact of land speculation on public property development, and the effectiveness of strategies for mitigation are presented in Table 4.18. An assumed mean of 0 was used to test the hypotheses, with a critical table value of 2.92 at a 5% level of significance.
For the first hypothesis, which posits that there is no significant relationship between the drivers of land speculation and  public property development in the Budo Osho area, the mean score of 73.00 is significantly higher than the assumed mean of 0 (t(3) = 4.43, p < 0.05). Therefore, the null hypothesis is rejected, indicating a significant perceived relationship between the drivers of land speculation and public property development in the study area.
The second hypothesis, asserting that the impact of land speculation on public property development in the study area is not significant, is also rejected. The mean score of 66.00 is significantly different from the assumed mean of 0 (t(3) = 7.19, p < 0.05). This suggests a statistically significant perception of the impact of land speculation on public  property development, contrary to the null hypothesis.
For the third hypothesis, which states that implementing strategies to mitigate land speculation does not have a significant effect on public property development, the mean score of 89.75 is significantly different from the assumed mean of 0 (t(3) = 60.31, p < 0.05). Hence, the null hypothesis is rejected, indicating a substantial perceived effect of mitigation strategies on public property development in the Budo Osho area.
In summary, the results of the one-sample t-test provide strong evidence to reject all three null hypotheses. There is a significant perceived relationship between the drivers of land speculation and public property development, a significant impact of land speculation on public property development, and a significant effect of implementing strategies to mitigate land speculation on public property development in the Budo Osho area.
4.4	Discussion of Findings
Tables 4.6 to 4.9 present the respondents' perceptions regarding factors influencing land speculation in the Budo Osho area. Table 4.6 reveals that a substantial majority, with 67.3% either strongly agreeing or agreeing, believes that land scarcity and high demand are significant factors driving land speculation in the Budo Osho area. This indicates a consensus among respondents regarding the role of these factors in fuelling speculative activities. The findings align with existing literature, which often identifies scarcity as a key driver of land speculation (Smith, 2015).
Moving to Table 4.7, it explores the respondents' views on economic incentives motivating individuals to engage in land speculation. A combined 73.1% of respondents either strongly agree or agree that economic incentives, such as the potential for high returns, drive land speculation. This underscores the economic motivations behind speculative activities in the Budo Osho area, emphasizing the need to address financial considerations when developing strategies to regulate land speculation (Rose, 2017).
Table 4.8 delves into the respondents' perspectives on the role of clear land-use policies in influencing speculative behaviours. A significant majority, with 68.3% either strongly agreeing or agreeing, believes that the lack of clear land-use policies contributes to speculative behaviours. This finding emphasizes the importance of regulatory frameworks in shaping land-use patterns and curbing speculative activities in the Budo Osho area (Yin, 2018).
Finally, Table 4.9 explores the impact of infrastructural developments and government interventions on the increase in land speculation. A notable 77.9% of respondents either strongly agree or agree that such factors influence the rise in land speculation. This highlights the interconnectedness of infrastructure, governance, and speculative activities, suggesting that holistic approaches involving both public and private sectors are crucial in addressing the challenges posed by land speculation (Knaap et al., 2017).
In summary, the findings from Tables 4.6 to 4.9 provide valuable insights into the multifaceted nature of land speculation in the Budo Osho area, emphasizing the roles of economic incentives, regulatory frameworks, and infrastructure in shaping speculative behaviours. These insights can inform policy decisions aimed at mitigating the adverse effects of land speculation on the local community and its development.
Tables 4.10 to 4.13 delve into respondents' perspectives on the consequences of land speculation in the Budo Osho area and the potential measures to address these issues. Starting with Table 4.10, which explores the relationship between land speculation and housing affordability, 67.3% of respondents either strongly agree or agree that speculation negatively affects the affordability of housing in the area. This suggests a widespread recognition among respondents of the impact of speculative activities on the housing market, emphasizing the need for interventions to ensure housing affordability in the community.
Moving to Table 4.11, which focuses on the delay and disruption of planned property development projects due to speculation, a significant 76.0% of respondents either strongly agree or agree. This underscores the disruptive influence of speculative practices on public property development timelines, which can have broader implications for urban planning and community development efforts (Song & Shao, 2017).
Table 4.12 investigates respondents' perceptions of the compromise in the quality of property developments due to speculative practices. A combined 70.2% of respondents either strongly agree or agree that speculation compromises the quality of property developments. This finding signals concerns about the potential trade-offs between quantity and quality in property development in the context of speculative activities.
Finally, Table 4.13 explores the impact of speculation on the distribution of developed land within the community. A significant 72.1% of respondents either strongly agree or agree that speculation leads to an unequal distribution of developed land, affecting the overall landscape. This highlights the potential social and spatial implications of speculative activities, necessitating attention to issues of equity and community planning in the face of on-going development (Xie et al., 2018).
In summary, the findings from Tables 4.10 to 4.13 shed light on the perceived consequences of land speculation in the Budo Osho area, emphasizing challenges related to housing affordability, project delays, compromised quality, and unequal distribution of developed land. Addressing these issues requires comprehensive strategies that balance economic interests with community well-being and sustainable development goals.
Turning to Tables 4.14 to 4.17, these tables explore respondents' opinions on potential strategies to address land speculation and its associated challenges in the Budo Osho area.
Beginning with Table 4.14, which investigates the effectiveness of implementing clear and enforceable land-use policies in reducing speculation, 84.6% of respondents either strongly agree or agree with this strategy. This indicates a strong consensus among participants regarding the importance of regulatory measures in curbing speculative activities.
Moving on to Table 4.15, which assesses the potential of community-based land management to mitigate the adverse effects of speculation, 78.8% of respondents either strongly agree or agree. This suggests a recognition of the role that community involvement and local governance can play in promoting sustainable land practices.
Table 4.16 explores the idea of taxing speculative transactions as a means to discourage speculative activities and fund community development. The majority of respondents, 79.8%, either strongly agree or agree with this strategy. This aligns with the notion that economic incentives, such as taxation, can be leveraged to influence behaviour and contribute to community welfare.
Finally, Table 4.17 examines the possibility of establishing partnerships between the government and the private sector to promote sustainable and inclusive property development. A substantial 81.7% of respondents either strongly agree or agree with this strategy. This indicates a broad acknowledgment of the potential benefits of collaborative efforts between public and private entities in driving positive change.
In summary, the findings from Tables 4.14 to 4.17 suggest that respondents view regulatory measures, community involvement, taxation, and public-private partnerships as viable strategies to address land speculation and promote sustainable development in the Budo Osho area. Implementing a combination of these strategies could form a holistic approach to mitigating the adverse effects of speculation while fostering inclusive and responsible property development.


CHAPTER FIVE
SUMMARY OF FINDINGS, CONCLUSION AND RECOMMENDATIONS
5.1	Summary of Findings
The findings of this study, rooted in a comprehensive exploration of land speculation dynamics in the Budo Osho area, provide nuanced insights into the complex interplay of factors influencing property development. The study employed a quantitative survey research design, collecting data from 120 respondents through a structured questionnaire, analysed using SPSS27. The key objectives were to understand the drivers of land speculation, assess its impact on public property development, and explore strategies to mitigate its adverse effects.
Tables 4.6 to 4.9 shed light on the respondents' perspectives regarding the factors influencing land speculation. The majority of respondents acknowledged the significance of both economic incentives and the lack of clear land-use policies in driving speculative behaviours. Economic motivations, such as potential high returns, were deemed substantial drivers, as indicated by 67.3% of respondents either strongly agreeing or agreeing. Furthermore, 88.5% of respondents acknowledged that unclear land-use policies contribute significantly to speculative practices.
These findings underscore the importance of aligning economic policies and regulatory frameworks to deter speculative activities. The data suggests a need for policymakers to craft transparent land-use policies that provide clear guidelines for property development, reducing ambiguity and deterring speculative practices. Additionally, addressing economic incentives, such as through taxation, could help steer investment towards more sustainable and community-focused endeavours.
Moving to Tables 4.10 to 4.13, which explore the perceived impact of land speculation on public property development, the majority of respondents expressed concerns about the negative consequences of speculative activities. A significant proportion, 67.3%, strongly agreed or agreed that land speculation negatively affects the affordability of housing in the Budo Osho area. This finding is crucial, indicating that speculative practices may be contributing to housing market challenges, potentially excluding certain segments of the population from affordable housing opportunities.
Moreover, Tables 4.12 and 4.13 reveal that respondents believe speculation compromises the quality of property developments and leads to an unequal distribution of developed land in the Budo Osho community. Overwhelmingly, 70.2% strongly agreed or agreed that speculative activities contribute to the delay and disruption of planned property development projects, and 72.1% expressed concerns about the compromised quality of property developments due to speculation.
These findings highlight the multifaceted impact of land speculation on the local property market, affecting not only affordability but also the overall quality and distribution of developed land. Policymakers and urban planners should consider these implications when formulating strategies to promote sustainable property development and ensure that the benefits are accessible to a broader spectrum of the community.
Tables 4.14 to 4.17 delve into potential strategies for mitigating the negative effects of land speculation, providing crucial insights into the preferences and attitudes of respondents. A clear consensus emerges regarding the effectiveness of specific measures: implementing clear and enforceable land-use policies, community-based land management, taxing speculative transactions, and establishing partnerships between the government and the private sector.
The majority of respondents, ranging from 78.8% to 84.6%, expressed strong agreement or agreement with these proposed strategies. These findings underscore the importance of a holistic and collaborative approach to address land speculation. Regulatory measures, community engagement, economic incentives, and public-private partnerships can collectively contribute to a more sustainable and inclusive property development landscape.
In summary, the study's findings contribute valuable perspectives to the discourse on land speculation and public property development in the Budo Osho area. The acknowledgment of economic drivers, the impact on housing affordability and quality, and the endorsement of specific mitigation strategies provide a foundation for informed policymaking and urban planning. Policymakers and stakeholders can leverage these insights to formulate targeted interventions that promote responsible and inclusive property development while addressing the challenges posed by land speculation in the study area.
5.2	Conclusion
In conclusion, the hypotheses tested in this study, aimed at understanding the relationship between the drivers of land speculation and public property development, assessing the significance of land speculation's impact, and exploring the effectiveness of mitigation strategies, have yielded valuable insights. The findings overwhelmingly support the rejection of the null hypotheses, indicating that there is indeed a significant relationship between the drivers of land speculation and public property development, the impact of land speculation on public property development is substantial, and implementing strategies to mitigate land speculation significantly affects public property development.
These results underline the intricate dynamics at play in the Budo Osho area, where economic incentives, unclear land-use policies, and speculative activities intertwine to shape the local property development landscape. The study further emphasizes the urgency of adopting effective measures to regulate speculative behaviours, enhance housing affordability, and ensure the sustainability and inclusivity of public property development initiatives. Policymakers and urban planners can leverage these findings to tailor interventions that address the unique challenges posed by land speculation in the public community, fostering a more equitable and resilient local property market.
5.3	Recommendations
The following recommendations were proposed for this study:
1. Strengthen Land-Use Policies: Given the identified impact of unclear land-use policies on speculative behaviors, there is a critical need to review and strengthen existing policies. Clear, enforceable regulations should be established to guide property development, curb land speculation, and ensure sustainable urban growth.
2. Community-Based Land Management: Encouraging community involvement in land management can foster a sense of responsibility and ownership. Local residents should actively participate in decision-making processes related to public property development, ensuring that developments align with community needs and aspirations.
3. Taxation on Speculative Transactions: To discourage speculative activities and fund community development, implementing taxes on speculative transactions is recommended. This can serve as both a deterrent for speculation and a means to generate revenue for local development initiatives.
4. Partnerships for Sustainable Development: Establishing collaborative partnerships between the government and the private sector is crucial. Such partnerships can promote sustainable and inclusive property development by combining resources, expertise, and a shared commitment to community welfare.
5. Clear Communication Strategies: The study highlights the role of communication in shaping public perception and influencing land-related behaviors. Governments and stakeholders should employ clear and effective communication strategies to educate the public about the consequences of land speculation and the benefits of sustainable property development.
6. Regular Review of Policies: In the dynamic landscape of urban development, policies should be subject to regular review and updates. This ensures that they remain relevant, responsive to emerging challenges, and aligned with the evolving needs of the community.
7. Incentives for Affordable Housing: Governments can introduce incentives for developers who prioritize affordable housing projects. This can include tax breaks, grants, or other financial incentives to encourage the construction of housing that meets the needs of a diverse population.
8. Capacity Building for Urban Planners: Enhancing the capacity of urban planners and relevant stakeholders is crucial for effective land management. Training programs, workshops, and continuous professional development opportunities can ensure that those responsible for shaping urban landscapes are well-equipped to address the complexities of property development and speculation.
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Appendix
Questionnaire for Research on Land Speculation and public Property Development in the Budo Osho area.
Dear Participant,
Thank you for participating in this research study. Your input is valuable for understanding the dynamics of land speculation and its impact on public property development in the Budo Osho area. Please respond to the following statements by indicating your level of agreement on the provided scale.
Gender:
[ ] Male
[ ] Female
Age:
[ ] 18-24
[ ] 25-34
[ ] 35-44
[ ] 45-54
[ ] 55 and above
Educational Background:
[ ] SSCE
[ ] Bachelor's Degree
[ ] Master's Degree
[ ] Others
Years of Residence in the Budo Osho Area:
[ ] Less than 1 year
[ ] 1-5 years
[ ] 6-10 years
[ ] More than 10 years
Section 1: Drivers of Land Speculation
1. Land scarcity and high demand are significant factors driving land speculation in the Budo Osho area.
[ ] Strongly Agree
[ ] Agree
[ ] Uncertain
[ ] Disagree
[ ] Strongly Disagree
2. Economic incentives, such as potential for high returns, motivate individuals to engage in land speculation activities.
[ ] Strongly Agree
[ ] Agree
[ ] Uncertain
[ ] Disagree
[ ] Strongly Disagree
3. Lack of clear land-use policies contributes to speculative behaviours among landowners and investors.
[ ] Strongly Agree
[ ] Agree
[ ] Uncertain
[ ] Disagree
[ ] Strongly Disagree
4. Infrastructural developments and government interventions influence the increase in land speculation in the Budo Osho area.
[ ] Strongly Agree
[ ] Agree
[ ] Uncertain
[ ] Disagree
[ ] Strongly Disagree
Section 2: Impact of Land Speculation on Property Development
1. Land speculation negatively affects the affordability of housing in the Budo Osho area.
[ ] Strongly Agree
[ ] Agree
[ ] Uncertain
[ ] Disagree
[ ] Strongly Disagree
2. Speculative activities contribute to the delay and disruption of planned property development projects.
[ ] Strongly Agree
[ ] Agree
[ ] Uncertain
[ ] Disagree
[ ] Strongly Disagree
3. The quality of property developments is compromised due to speculative practices.
[ ] Strongly Agree
[ ] Agree
[ ] Uncertain
[ ] Disagree
[ ] Strongly Disagree
4. Speculation leads to unequal distribution of developed land, affecting the overall landscape of the Budo Osho community.
[ ] Strongly Agree
[ ] Agree
[ ] Uncertain
[ ] Disagree
[ ] Strongly Disagree
Section 3: Strategies to Mitigate Negative Effects of Land Speculation
1. Implementing clear and enforceable land-use policies is an effective strategy to reduce land speculation.
[ ] Strongly Agree
[ ] Agree
[ ] Uncertain
[ ] Disagree
[ ] Strongly Disagree
2. Encouraging community-based land management can help mitigate the adverse effects of land speculation.
[ ] Strongly Agree
[ ] Agree
[ ] Uncertain
[ ] Disagree
[ ] Strongly Disagree
3. Taxing speculative transactions can discourage speculative activities and fund community development.
[ ] Strongly Agree
[ ] Agree
[ ] Uncertain
[ ] Disagree
[ ] Strongly Disagree
4. Establishing partnerships between the government and private sector can promote sustainable and inclusive property development.
[ ] Strongly Agree
[ ] Agree
[ ] Uncertain
[ ] Disagree
[ ] Strongly Disagree
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