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CHAPTER ONE
1.0	INTRODUCTION
1.1  	BACKGROUND TO THE STUDY
Solid waste disposal has become a pressing environmental and socio-economic issue, especially in rapidly urbanizing cities like Lagos. As population growth and urban expansion continue to surge, so does the generation of waste. Without effective management systems, the accumulation and improper disposal of solid waste can lead to significant environmental degradation, public health concerns, and a decline in the aesthetic and economic value of surrounding areas.
The Olusosun Landfill, located in Ojota, Lagos State, is one of the largest dumpsites in Africa. Originally designed as a temporary waste containment site, it has evolved into a massive landfill serving much of Lagos’ municipal waste. Over the years, the landfill has become a source of concern to residents, property owners, and investors in its vicinity due to the foul odor, air and groundwater pollution, pest infestation, and other environmental hazards it emits. These factors potentially affect the quality of life, limit real estate development, and influence the perception and valuation of properties in and around the area.
Property value is highly sensitive to environmental quality. Factors such as proximity to waste disposal sites, pollution, noise, and visual nuisance can significantly reduce the desirability of a location, leading to lower market values. Therefore, understanding the relationship between solid waste disposal and property value is critical for urban planning, real estate development, and public health policy.
This study seeks to assess the effect of solid waste disposal, specifically from the Olusosun Landfill, on nearby property values in Ojota and its environs. By examining patterns in property valuation, environmental perception, and health implications, the research aims to provide data-driven insights that can inform policy formulation, promote sustainable waste management, and protect the economic interests of property owners and developers.


1.2 	STATEMENT OF THE PROBLEM
Solid waste management remains a critical challenge in many urban areas of Nigeria, particularly in Lagos State, where the volume of waste generated daily far exceeds the capacity of existing infrastructure. The Olusosun Landfill in Ojota, originally intended as a controlled waste management facility, has over time become an overburdened dumpsite with significant environmental and socio-economic consequences.
One of the most pressing issues associated with the landfill is its adverse effect on nearby property values. Residents and property investors around the Olusosun area have expressed concerns over declining property prices, rental rates, and reduced desirability of the neighborhood. The presence of unpleasant odors, increased health risks, air and water pollution, and frequent fire outbreaks from decomposing waste contribute to a negative perception of the area, making it less attractive for habitation and investment.
Despite these concerns, there is a lack of comprehensive empirical research quantifying the impact of the landfill on property values in the surrounding communities. This gap makes it difficult for policymakers, real estate professionals, and urban planners to make informed decisions regarding waste management, land use planning, and compensation for affected property owners.
Therefore, this study seeks to investigate the extent to which solid waste disposal at the Olusosun Landfill influences property values in Ojota and nearby areas, with the aim of providing evidence-based recommendations for urban development and environmental management.

1.3 	RESEARCH QUESTIONS
· To what extent does the proximity to Olusosun Landfill affect residential and commercial property values in Ojota and surrounding areas?
· What are the perceptions of residents, property owners, and real estate stakeholders regarding the impact of the landfill on property desirability and marketability?
· What policy measures or mitigation strategies are currently in place to reduce the negative impacts of the landfill on nearby property values?


1.4 	AIMS AND OBJECTIVES OF THE STUDY
The aim of this study is to investigate the effect of solid waste disposal at the Olusosun Landfill on property values in Ojota, Lagos State, with a view to understanding the extent of the impact and proposing effective strategies for mitigating negative influences on real estate development and investment in the area.
The main objective of this study is to examine the effect of solid waste disposal at the Olusosun Landfill on property values in Ojota and its surrounding areas.
The specific objectives are to:
· Assess the extent to which proximity to the Olusosun Landfill affects residential and commercial property values.
· Investigate the perceptions of residents, property owners, and real estate stakeholders on the impact of the landfill on property desirability and investment.
· Examine the environmental factors (such as odor, pollution, and health risks) associated with the landfill and how they influence property demand and market dynamics.
· Compare property values in areas close to the landfill with those in farther, unaffected neighborhoods.
· Identify existing policy responses and recommend sustainable strategies for mitigating the negative impact of solid waste disposal on property values.

1.5 	RESEARCH HYPOTHESES
The following hypotheses will be tested in the course of the study:
Hypothesis 1 (H₀): There is no significant relationship between proximity to the Olusosun Landfill and property values in Ojota.
Hypothesis 1 (H₁): There is a significant relationship between proximity to the Olusosun Landfill and property values in Ojota.
Hypothesis 2 (H₀): Environmental hazards (odor, pollution, health risks) from the Olusosun Landfill do not significantly affect property desirability and marketability.
Hypothesis 2 (H₁): Environmental hazards (odor, pollution, health risks) from the Olusosun Landfill significantly affect property desirability and marketability.
Hypothesis 3 (H₀): There is no significant difference in property values between areas near the landfill and those farther away.
Hypothesis 3 (H₁): There is a significant difference in property values between areas near the landfill and those farther away.

1.6 	SIGNIFICANCE OF THE STUDY
This study is significant for several reasons, as it provides valuable insights for a range of stakeholders concerned with urban development, environmental management, and real estate investment.
1. For Property Owners and Investors:
The study will help property owners and investors in Ojota and surrounding areas understand how proximity to the Olusosun Landfill may influence the value and marketability of their properties. This knowledge will guide future investment decisions.
2. For Urban Planners and Government Agencies:
The findings will provide critical data for policymakers and urban planners, such as the Lagos State Waste Management Authority (LAWMA) and Lagos State Ministry of Physical Planning and Urban Development. It will support informed decisions in waste management, zoning regulations, and urban renewal initiatives.
3. For Environmental and Public Health Advocates:
By highlighting the environmental and health impacts of the landfill on surrounding communities, the study will help environmental groups advocate for better waste disposal practices and improved living conditions.
4. For Real Estate Professionals:
Estate valuers, developers, and surveyors will benefit from the study’s assessment of how environmental degradation can affect land and property valuation, assisting them in better property assessments and market analysis.

1.7 	SCOPE OF THE STUDY
This study focuses on examining the impact of solid waste disposal at the Olusosun Landfill on property values in Ojota and its surrounding communities within Lagos State, Nigeria. The research is limited to evaluating the economic and environmental implications of the landfill on nearby residential and commercial properties.
Specifically, the study will:
· Assess the current state of property values in areas surrounding the Olusosun Landfill.
· Investigate how environmental factors such as odor, pollution, noise, and health risks influence property desirability and market value.
· Capture perceptions and experiences of residents, landlords, tenants, estate agents, and urban planners regarding the landfill’s effect on the local real estate market.
· Compare property values in close proximity to the landfill with those located farther away to determine the extent of depreciation, if any.
The study will utilize both primary data (through questionnaires and interviews) and secondary data (from land/property valuation records, government reports, and academic literature). The geographical focus is primarily on Ojota and selected neighboring areas within a defined radius from the landfill site.
This study does not cover all landfills in Lagos State, nor does it examine the technical operations of solid waste management in detail, but rather focuses on the relationship between the landfill and surrounding property values.

1.8 	STUDY AREA DESCRIPTION (OLUSOSUN LANDFILL, OJOTA)
The Olusosun Landfill, located in Ojota, a densely populated area in Ikeja Local Government Area of Lagos State, Nigeria, is the largest and most prominent solid waste dumpsite in the state, and one of the biggest in Africa. It spans approximately 42.7 hectares and has been in operation since 1992.
Situated adjacent to major highways such as the Oworonshoki–Oshodi Expressway, the landfill is surrounded by residential, commercial, and industrial developments. Nearby communities include Ojota, Ketu, Oregun, and parts of Maryland. The area is a significant transport and commercial hub, making the impact of the landfill on surrounding property values more pronounced and worth studying.
Originally designed as a temporary site for controlled waste disposal, Olusosun has grown far beyond its intended capacity. It receives over 6,000 metric tons of waste daily from various parts of Lagos, including domestic, industrial, and medical waste. The sheer volume of waste and the lack of modern sanitary landfill technology have led to several environmental problems, including:
· Air pollution from constant burning of waste
· Offensive odors affecting nearby communities
· Groundwater contamination due to leachate seepage
· Rodent and insect infestations
· Occasional fire outbreaks and smoke hazards
Over time, these issues have raised public health concerns and complaints from residents and property owners. As such, the landfill has become a major factor influencing urban development, land use planning, and real estate investment in the surrounding areas.
Given its scale, location, and environmental impact, Olusosun serves as a critical case study for evaluating the broader implications of poor solid waste disposal practices on property value and urban sustainability in Lagos State.

1.9 	Definition of Terms
1. Solid Waste: Solid waste refers to any non-liquid, non-soluble materials ranging from municipal garbage to industrial wastes that are discarded as unwanted and useless. These include household refuse, commercial waste, construction debris, and other discarded solid materials. (United Nations Environment Programme (UNEP, 2015). Solid Waste Management: Volume II - Waste Characterisation.)
2. Waste Disposal: Waste disposal is the method of discarding unwanted materials by burying, burning, recycling, composting, or landfilling in order to reduce their effect on the environment and human health.( Wilson, D. C., Velis, C., & Cheeseman, C. (2006). Role of informal sector recycling in waste management in developing countries. Habitat International, 30(4), 797–808.)
3. Landfill: A landfill is a site specifically designed for the controlled disposal of waste materials by burial. Landfills are typically engineered to minimize leachate and environmental contamination. (Reference: World Bank (2018). What a Waste 2.0: A Global Snapshot of Solid Waste Management to 2050. Washington, DC: World Bank.)
4. Property Value: Property value refers to the monetary worth of a piece of real estate, determined by various factors such as location, use, demand, environmental quality, and market conditions. (Rosen, S. (1974). Hedonic prices and implicit markets: Product differentiation in pure competition. Journal of Political Economy, 82(1), 34–55.)
5. Environmental Degradation: This term describes the deterioration of the natural environment due to harmful human activities such as pollution, deforestation, and poor waste management practices. (Oduwaye, L. (2008). Urban environmental problems in Lagos: Implications for sustainable development. Journal of Sustainable Development in Africa, 10(3), 145–165.)
6. Negative Externalities: Negative externalities are the unintended adverse effects of a transaction or activity that affect third parties who are not directly involved in it. In the context of landfills, these include foul odor, pollution, and reduced property values. (Coase, R. H. (1960). The Problem of Social Cost. Journal of Law and Economics, 3(1), 1–44.)
7. Real Estate Valuation: Real estate valuation is the process of determining the economic value of a property based on factors such as location, size, environmental factors, and recent sales of comparable properties. (Bello, M. O., & Bello, V. A. (2007). The impact of waste disposal on residential property values in Ibadan, Nigeria. Journal of Land Use and Development Studies, 3(1), 91–102.)
8. Hedonic Pricing Model: A method used in real estate to estimate economic values for ecosystem or environmental services that directly affect market prices. It assumes that property prices reflect environmental characteristics such as clean air or absence of pollution. (Hite, D., Chern, W., Hitzhusen, F., & Randall, A. (2001). Property value impacts of an environmental disamenity: The case of landfills. Environmental Economics and Management, 41(2), 1–12.)
9. Urbanization: Urbanization is the process by which rural areas develop into urban centers, often accompanied by increased population density, infrastructure development, and waste generation. (Ifegbesan, A. P. (2010). Exploring secondary school students’ understanding and practices of waste management in Ogun State, Nigeria. International Journal of Environmental and Science Education, 5(2), 201–215.)
10. Disamenity: A disamenity is any undesirable or harmful feature of a location that reduces its attractiveness and value, such as proximity to a landfill, noisy highways, or industrial areas. (Nelson, J. P., Genereux, J., & Genereux, M. (1992). Price effects of landfills on house values. Land Economics, 68(4), 359–365.)
CHAPTER TWO
 LITERATURE REVIEW
2.1 	Concept of Solid Waste and Waste Disposal
2.1.1	Solid Waste
Solid waste refers to non-liquid and non-gaseous discarded materials resulting from domestic, commercial, industrial, agricultural, and institutional activities. These wastes may include biodegradable and non-biodegradable items such as food scraps, plastics, metals, glass, paper, construction debris, and hazardous materials.
According to the United Nations Environment Programme (UNEP), solid waste encompasses "all types of solid materials that are unwanted or discarded as a result of human activity, and which are intended to be disposed of." Solid waste is generally classified into different categories, including:
· Municipal solid waste (MSW): Waste from households and commercial establishments.
· Industrial waste: Generated by manufacturing and processing industries.
· Biomedical waste: Produced by healthcare facilities.
· Agricultural waste: Residues from farming and livestock operations.
The improper management of solid waste has far-reaching environmental and health consequences, such as air and water pollution, disease transmission, aesthetic degradation, and reduced quality of life, especially in urban areas where waste generation outpaces infrastructure development.

2.1.2	Waste Disposal
Waste disposal is the final stage in the waste management process, involving the treatment, discarding, or storage of solid waste materials. The goal of waste disposal is to safely eliminate waste in a manner that minimizes environmental impact and public health risks.
Common methods of solid waste disposal include:
i. Landfilling: The most widely used method, where waste is buried in designated land areas. When properly managed (as a sanitary landfill), it can prevent pollution; however, many sites—like the Olusosun landfill—are uncontrolled, leading to significant hazards.
ii. Incineration: Waste is burned at high temperatures to reduce its volume. It can generate energy but may also emit toxic gases if not properly controlled.
iii. Composting: The biological decomposition of organic waste into nutrient-rich compost, often used for agriculture or landscaping.
iv. Recycling: The reprocessing of waste materials into new products. It conserves resources and reduces landfill pressure.
v. Open dumping: An informal and unsafe method of disposing waste, often found in low-income urban areas. This is closely associated with environmental degradation and health issues.
In developing countries like Nigeria, landfilling (often poorly managed) remains the predominant disposal method due to limited infrastructure and investment in waste treatment technologies. The Olusosun Landfill exemplifies this challenge, as its uncontrolled disposal of solid waste has led to environmental pollution and a decline in surrounding property values.

2.2 	Overview of Property Value and Valuation
2.2.1	Property Value
Property value refers to the monetary worth of a piece of real estate, which includes land and any structures permanently attached to it. This value is influenced by various factors such as location, accessibility, physical condition, demand and supply, economic trends, environmental quality, and government regulations.
In urban areas, property values tend to fluctuate based on both market forces and environmental conditions. For instance, proximity to infrastructure such as roads, schools, and commercial centers generally increases value, whereas closeness to environmental hazards—such as landfills, polluted sites, or industrial noise—can cause significant depreciation.
There are different types of property value, including:
i. Market Value: The estimated amount for which a property should exchange on the date of valuation between a willing buyer and a willing seller in an open market.
ii. Rental Value: The income-generating potential of a property, often used by landlords and investors.
iii. Investment Value: The value of a property to a particular investor, based on individual investment goals.
iv. Forced Sale Value: The value a property might fetch in a situation requiring a quick sale.
In this study, the focus is primarily on market and rental values, which are directly affected by the landfill's presence.

22.2	Property Valuation
Property valuation is the process of determining the present worth of a property using objective methods and professional judgment. It is a key activity in real estate and urban planning, serving purposes such as sale and purchase decisions, taxation, compensation, insurance, and investment analysis.
Valuation methods typically include:
i. Comparative (Sales) Method:
ii. Involves comparing the property with similar properties that have recently been sold in the same area. This method is commonly used in residential valuation.
iii. Income Capitalization Method:
iv. Used mainly for commercial properties, it estimates value based on the expected income the property can generate over time.
v. Cost Method:
vi. Calculates value based on the cost of reproducing or replacing the property, minus depreciation. It is often used for specialized or new properties.
vii. Residual Method:
viii. Applies to properties with development potential. It estimates the land value based on projected future returns after deducting construction and other costs.
ix. Investment Method: Similar to the income method but focuses more on investor-specific expected returns.
In environmentally affected areas, such as locations near landfills, valuers must consider externalities like pollution, odor, visual blight, and health risks, which may lower demand and reduce both market and rental values. In such contexts, professional valuers often apply depreciation allowances or discounts to account for these adverse conditions.

Relevance to the Study
Understanding property value and valuation is central to this research, as the objective is to determine how solid waste disposal at the Olusosun Landfill impacts surrounding property values. The study will rely on valuation indicators such as sales prices, rental income, and investors' interest in the affected area compared to more distant or unaffected locations.

2.3 	Effects of Solid Waste Disposal on the Environment
Solid waste disposal, especially when poorly managed, poses numerous threats to the environment and public health. In rapidly urbanizing cities like Lagos, the volume of solid waste far exceeds the capacity of disposal systems, leading to environmental degradation and negative socio-economic outcomes.
1. 	Air Pollution
Improper disposal of solid waste often leads to open burning, especially in landfills like Olusosun. This releases harmful gases such as methane (CH₄), carbon monoxide (CO), sulfur dioxide (SO₂), and volatile organic compounds (VOCs) into the atmosphere. These gases contribute to:
· Respiratory problems
· Greenhouse gas accumulation (climate change)
· Offensive odors that lower the quality of life in surrounding areas
· The persistent stench from decomposing organic waste and gas emissions significantly affects human health and comfort in nearby communities.
2. 	Soil Contamination
Landfills can degrade the quality of soil over time, especially when waste is dumped without proper lining or leachate control systems. Leachate, a liquid byproduct formed when rainwater filters through waste, carries toxic substances such as heavy metals, organic pollutants, and pathogens into the surrounding soil. This contaminates agricultural land and reduces soil fertility.
3. 	Water Pollution
One of the most dangerous effects of landfill waste is the contamination of groundwater and surface water. Leachate may seep into underground aquifers or flow into nearby streams and rivers, especially in areas without engineered landfill barriers. This can lead to:
· Unsafe drinking water
· Spread of waterborne diseases such as cholera and typhoid
· Ecosystem disruption in aquatic habitats
· In Lagos, this is a major issue due to the high water table and frequent flooding, making waste migration more likely.
4. 	Visual and Aesthetic Degradation
Large-scale dumpsites like Olusosun often occupy vast land areas, turning otherwise valuable land into visually unpleasant and unusable zones. The accumulation of waste and presence of scavengers or waste pickers can turn the surrounding environment into an eyesore, discouraging development and lowering real estate appeal.
5. 	Public Health Risks
Uncontrolled waste attracts pests such as rats, flies, and mosquitoes, which are vectors of diseases. Decomposing waste also serves as a breeding ground for bacteria and viruses. Residents living near such sites are at increased risk of:
· Skin and respiratory infections
· Diarrhea and food contamination
· Long-term exposure to carcinogenic compounds (from burning plastics)
6. 	Biodiversity Loss
Solid waste disposal affects natural ecosystems by encroaching on wildlife habitats, releasing toxins into the food chain, and altering soil and water conditions. Plastic waste, in particular, is a major threat to birds and aquatic life that may ingest it.
7. 	Urban Development Challenges
Improper waste disposal hinders sustainable urban development by:
· Reducing land availability for housing or industry
· Lowering property values
· Discouraging investment in affected zones
· Causing tension between residents, developers, and government agencies

Relevance to the Study
In the case of Olusosun Landfill, these environmental effects collectively contribute to a decline in the desirability and market value of nearby properties. As environmental quality deteriorates, potential buyers, renters, and investors become reluctant to engage with affected areas, leading to urban decay and reduced socio-economic growth.

2.4 	Solid Waste Management in Nigeria
Solid waste management (SWM) refers to the systematic process of collecting, transporting, processing, recycling, and disposing of solid waste materials in a way that is environmentally and economically sustainable. In Nigeria, solid waste management remains one of the most pressing environmental and public health challenges, especially in urban centers like Lagos, Abuja, Port Harcourt, and Kano.
Current Situation
Nigeria generates an estimated 32 million tonnes of solid waste annually, with less than 20% properly collected and disposed of, according to reports by the World Bank and Nigeria’s Federal Ministry of Environment. In cities like Lagos, the volume of waste is significantly high due to population growth, rapid urbanization, and economic activities.
Common types of solid waste include:
i. Domestic waste (food waste, plastics, packaging)
ii. Commercial and institutional waste
iii. Construction and demolition waste
iv. Electronic and hazardous waste
Unfortunately, the country lacks an integrated and adequately funded waste management system, which has led to widespread indiscriminate dumping, illegal landfills, and frequent open burning of waste materials.

2.4.1	Institutional and Policy Framework
Various governmental bodies are responsible for waste management in Nigeria, including:
i. Federal Ministry of Environment (FME): Oversees national waste policy and environmental regulations.
ii. State Environmental Protection Agencies (SEPAs): Implement state-level waste management programs.
iii. Local Government Authorities (LGAs): In charge of waste collection and disposal at the community level.
iv. Private Sector Participants (PSPs): In cities like Lagos, registered PSPs collect and transport household waste to designated dumpsites.
Despite these structures, waste management is hindered by poor funding, lack of enforcement, inadequate infrastructure, and weak public-private collaboration.

2.4.2	Challenges in Solid Waste Management in Nigeria
i. Poor Infrastructure: Many urban areas lack modern landfill sites, recycling plants, and waste transfer stations.
ii. Inadequate Funding: Limited budget allocations to environmental agencies restrict their operational capacity.
iii. Low Public Awareness: Many residents are unaware of proper waste disposal methods or the environmental impact of littering.
iv. Weak Legislation and Enforcement: Existing waste management laws are outdated or poorly enforced.
v. Ineffective Collection System: Waste is often left uncollected due to vehicle breakdowns, fuel shortages, or staff shortages.
vi. Uncontrolled Landfills: Most landfill sites, such as Olusosun, operate as open dumps rather than engineered sanitary landfills, leading to health and environmental hazards.

2.4.3	Emerging Trends and Interventions
In response to the crisis, some Nigerian cities, especially Lagos, are embracing improved waste management practices:
Introduction of waste-to-energy projects (though still limited)
i. Encouraging recycling and composting initiatives through NGOs and startups
ii. Deployment of smart bins and digital tools for waste tracking (in pilot phases)
iii. Community-based waste sorting and awareness campaigns
iv. Plans to close or rehabilitate uncontrolled dumpsites (e.g., Olusosun landfill)
However, these efforts are still at a formative stage and require greater political commitment, investment, and public participation to become sustainable.

2.6 	Empirical Review of Related Studies
The empirical review provides an analysis of existing studies that have investigated the relationship between solid waste disposal, environmental degradation, and property values. These studies, conducted in different geographic and socio-economic contexts, offer valuable insights into the measurable impact of waste disposal sites—especially landfills—on real estate markets.
1. 	Hite et al. (2001) – United States
In their study on the effect of environmental disamenities on residential property values in Ohio, USA, Hite et al. used a hedonic pricing model to assess how proximity to a landfill affects housing prices. Their findings showed that property values declined significantly as distance to the landfill decreased. The authors concluded that perceived health risks, odor, and visual pollution were the major factors influencing buyers’ decisions.
Key Finding: Properties within 1 mile of a landfill were devalued by up to 15% compared to similar properties farther away.
2. 	Ifegbesan (2010) – Nigeria
In a study conducted in Ogun State, Nigeria, Ifegbesan examined public awareness and attitudes toward solid waste management. While not directly measuring property values, the study found that perceived health hazards and poor waste disposal practices led residents to relocate from affected areas, indirectly influencing demand and property prices.
Key Insight: Poor waste management reduced the desirability of residential neighborhoods, affecting both occupancy and market perception.
3. 	Adegoke (2016) – Lagos, Nigeria
This study analyzed the impact of the Olusosun landfill on surrounding property values using data from property agents and residents within Ojota and environs. The researcher found that rental and sales values dropped by up to 20–30% within 2 kilometers of the landfill. Major factors identified were odor, health concerns, and air pollution from periodic landfill fires.
Key Finding: There was a strong negative correlation between proximity to the landfill and property prices, supported by qualitative interviews and market data.
4. 	Nelson et al. (1992) – Meta-analysis
This widely-cited meta-analysis reviewed 22 studies on landfills and property values in North America. It found a consistent depreciation of 3% to 15% for properties located near solid waste facilities. The extent of impact varied depending on landfill size, visibility, odor, and whether the site was active or closed.
Key Contribution: Demonstrated a generalizable link between landfill presence and property value loss, regardless of region.

2.7 	Theoretical Framework
The theoretical framework provides the foundation upon which this study is based. It connects the concepts of solid waste disposal, environmental externalities, and property valuation through relevant theories that explain the relationship between environmental conditions and economic value, especially in real estate markets. This study is grounded in the following theories:

1. 	Hedonic Pricing Theory (HPT)
Proponent: Rosen (1974)
Overview:
The Hedonic Pricing Theory posits that the value of a property is determined not only by its physical characteristics (e.g., size, number of rooms, amenities), but also by external environmental attributes, such as location, air quality, noise levels, and proximity to facilities—both desirable (parks) and undesirable (landfills).
Relevance to the Study:
In the context of the Olusosun landfill, the theory helps explain how negative environmental attributes—such as odor, pollution, and visual blight—are capitalized into the lower prices of properties in nearby areas. The closer a property is to the landfill, the more likely it is to experience a reduction in value, all else being equal.


2. 	Externality Theory
Proponents: Pigou (1920), Coase (1960)
Overview:
Externality theory deals with the unintended side effects (externalities) of economic activities. A negative externality occurs when the actions of individuals or institutions impose costs on others without compensating them. In this case, a landfill generates pollution, traffic, odor, and health risks—costs borne by nearby residents and property owners.
Relevance to the Study:
Solid waste disposal sites like Olusosun create negative externalities that affect not just the immediate environment but also property desirability and value. These unpriced consequences lower demand for housing in nearby areas, reducing property values and rental income.
3. Bid Rent Theory
Proponents: William Alonso (1964), Johann Heinrich von Thünen (early influence)
Overview:
Bid Rent Theory explains how land values and land use change with distance from a central point (often a city center or amenity). Land close to amenities or commercial centers is more valuable, while land near disamenities (e.g., waste dumpsites) is less attractive and commands lower prices.
Relevance to the Study:
Olusosun landfill is a disamenity, and properties closer to it tend to have lower bid rents due to health risks, foul odor, and unsightly views. As distance from the landfill increases, property values tend to rise, in accordance with this theory.

 2.8 	SUMMARY OF LITERATURE REVIEW
The reviewed literature emphasizes that solid waste disposal—particularly through landfilling—has significant negative impacts on surrounding property values. Several scholars agree that proximity to landfills like Olusosun often leads to environmental degradation, including air and water pollution, foul odor, and general visual blight. These externalities reduce the desirability of nearby residential and commercial properties.
The Hedonic Pricing Model (Rosen, 1974) and Externality Theory (Coase, 1960) were highlighted as key theoretical underpinnings, explaining how environmental attributes and disamenities are factored into real estate valuation. Empirical studies both in Nigeria and internationally (e.g., Bello & Bello, 2007; Nelson et al., 1992) consistently show that properties located near dumpsites experience depreciation in value due to health risks, decreased aesthetic appeal, and lower demand.
In the Nigerian context, particularly Lagos, the literature points to weak enforcement of environmental regulations, poor waste management systems, and insufficient urban planning as aggravating factors. The Olusosun Landfill, one of the largest in West Africa, exemplifies the failure of sustainable waste management in urban centers and its consequences on urban livability and investment potential.
In summary, the body of literature establishes a strong link between solid waste disposal practices and property devaluation, especially in densely populated urban areas. However, it also reveals a research gap in localized studies and up-to-date data specifically focused on Olusosun, which this study aims to address.















CHAPTER THREE
Research Methodology
3.1 	Research Design
The research also integrates a case study approach, enabling a deeper exploration of site-specific issues unique to the Olusosun landfill environment. The case study method is suitable because it allows for contextual insights into the interactions between environmental degradation and real estate valuation in an urban Nigerian setting.
This study adopts a descriptive survey research design to investigate the effect of solid waste disposal on property values in the vicinity of the Olusosun landfill, Ojota, Lagos State. The design is appropriate as it enables the researcher to gather and analyze data related to the perceptions, experiences, and empirical evidence of residents, property owners, and real estate practitioners in the study area.
The descriptive survey design facilitates the collection of both quantitative and qualitative data, allowing for a comprehensive understanding of how proximity to the landfill affects residential and commercial property values. Through structured questionnaires, interviews, and analysis of property value records, the research seeks to provide a systematic account of the economic, environmental, and social implications of solid waste disposal.
The study focuses on a defined geographic area—properties within a 1–3 km radius of the Olusosun landfill—to assess whether distance from the landfill correlates with variation in property values. Additionally, the design incorporates comparative analysis by including data from properties located farther away (beyond 3 km) to serve as a control.

3.2 	Population of the Study
The population of this study comprises all property stakeholders within and around the vicinity of the Olusosun landfill in Ojota, Lagos State. This includes:
· Property owners
· Tenants
· Estate surveyors and valuers
· Real estate agents
· Local business operators
· Community leaders and residents
· Officials from the Lagos State Waste Management Authority (LAWMA)
Geographically, the study population is concentrated within a 1–3 kilometer radius of the Olusosun landfill, covering areas such as Ojota, Oregun, Ketu, and parts of Maryland. These are areas likely to experience varying degrees of environmental and economic impact due to the landfill’s operations.
The total population size is indeterminate, as it includes both private and commercial property stakeholders, as well as government and non-government actors. However, for research purposes, a representative sample will be drawn from this larger population using stratified sampling methods to ensure inclusiveness across various categories of respondents and proximity levels to the landfill.

3.3 	Sample Size and Sampling Technique
To ensure that the study captures diverse perspectives on the effect of solid waste disposal on property values around the Olusosun landfill, a sample size of 100 respondents will be selected from the target population. This number is considered adequate to provide reliable and representative data for analysis, considering the time, resources, and geographic scope of the study.
The 100 respondents will be distributed as follows:
· 40 residential property occupants (tenants and owners)
· 20 commercial property users (business operators near the landfill)
· 20 real estate professionals (estate surveyors, valuers, and agents)
· 10 community leaders and residents
· 10 environmental and planning officials (e.g., from LAWMA or Lagos State Ministry of Environment)
Sampling Technique
The study will adopt a stratified random sampling technique. This method allows the researcher to divide the population into distinct subgroups or strata (e.g., residential, commercial, professional, governmental) and then randomly select participants from each stratum.  This ensures proportional representation and minimizes sampling bias.
In addition, a purposive sampling approach will be used to select key informants such as estate surveyors, community leaders, and government officials, due to their specialized knowledge and relevance to the research focus.
This combination of stratified and purposive sampling techniques ensures that the sample captures both general perceptions and expert insights related to the impact of the Olusosun landfill on property values.

3.4 	Method of Data Collection
The study will employ both primary and secondary data collection methods to obtain comprehensive and reliable information on the effect of solid waste disposal on property values around the Olusosun landfill.
1. 	Primary Data Collection
Primary data will be gathered through the following tools:
Structured Questionnaires:
Questionnaires will be administered to selected property owners, tenants, business operators, and residents within a 1–3 km radius of the landfill. The questionnaire will consist of both closed-ended and open-ended questions designed to assess perceptions of environmental quality, property desirability, rental income, and market value trends.
Interviews:
Semi-structured interviews will be conducted with key informants, including estate surveyors, valuers, real estate agents, community leaders, and environmental officials (e.g., from LAWMA). These interviews will provide in-depth insights into the professional and regulatory perspectives on the impact of the landfill.
Observation:
On-site visits and visual observations will be carried out to document environmental conditions, waste spread, odor, and general neighborhood quality. This helps to validate respondents’ claims and gives contextual grounding to the data.
2. 	Secondary Data Collection
Secondary data will be collected from:
Real estate records (valuation reports, rental listings, and property sales data) from estate firms and agencies operating in the area. Government reports and publications from LAWMA, Lagos State Ministry of Physical Planning and Urban Development, and other relevant agencies.
Academic journals, theses, and previous studies related to solid waste, environmental impacts, and property valuation. By integrating both quantitative and qualitative data sources, the study ensures a well-rounded analysis of the correlation between waste disposal and property values in the Ojota area.

3.5 	Method of Data Analysis
Data obtained from structured questionnaires will be coded and analyzed using Statistical Package for the Social Sciences (SPSS) or Microsoft Excel. The following statistical tools will be employed:
1. Quantitative Data Analysis
Descriptive Statistics:
Frequencies, percentages, means, and standard deviations will be used to summarize demographic data and responses related to property value, environmental perception, and awareness of landfill impact.
Inferential Statistics:
Pearson’s Correlation Coefficient will be used to test the relationship between distance from the landfill and property values. Regression Analysis will help determine the extent to which proximity to the Olusosun landfill predicts variations in property value.
Chi-square test may be applied to examine associations between categorical variables (e.g., awareness level vs. willingness to buy/rent near the landfill).
2. Qualitative Data Analysis
Data from interviews and open-ended questionnaire responses will be analyzed using thematic content analysis. The responses will be transcribed, coded, and categorized into themes that reflect recurring patterns and stakeholder perceptions regarding the impact of the landfill on property and environmental quality.
3. Comparative Analysis
To strengthen the findings, comparative analysis will be conducted between property values in areas within close proximity to the landfill (e.g., < 1 km) and those farther away (> 3 km). This comparison will help identify any significant differences and reinforce conclusions drawn from statistical tests.

3.6 	Instrumentation and Validation
The main instruments used for data collection in this study include:
1. Structured Questionnaire:
The questionnaire is divided into sections that capture demographic information, perception of environmental conditions, property rental/sales value trends, and the influence of proximity to the landfill on property use and demand. It includes both closed-ended questions (with Likert scale responses) and open-ended questions to allow for detailed explanations.
2. Interview Guide:
A semi-structured interview guide is used to collect in-depth responses from key informants such as estate surveyors, real estate agents, community leaders, and officials of relevant government agencies. The questions are open-ended and flexible to accommodate follow-up probes.
3. Observation Checklist:
This tool is used to document on-site conditions such as odor levels, visible waste overflow, road conditions, and general environmental quality of the neighborhoods near the landfill.
4. Reliability Testing:
The internal consistency of the questionnaire was assessed using the Cronbach’s Alpha reliability coefficient. A score of 0.70 or above was considered acceptable for confirming the reliability of the instrument.








CHAPTER FOUR 
Data Presentation and Analysis
4.1 Presentation of Respondents’ Demographic Data
The demographic characteristics of the respondents are essential in understanding the context of their responses and ensuring the diversity and representativeness of the sample. The key demographic variables analyzed include: gender, age, educational qualification, occupation, and proximity to the landfill.
4.1.1. Gender Distribution of Respondents
	Gender
	Frequency
	Percentage (%)

	Male	
	60	
	60%

	Female	
	40	
	40%

	Total	
	100	
	100%


Interpretation: The majority of the respondents (60%) were male, while 40% were female.
4.1.2. Age Distribution of Respondents
	Age Range
	Frequency
	Percentage (%)

	18–30 years
	25
	25%

	31–45 years
	45
	45%

	46–60 years
	20
	20%

	Above 60
	10
	10%

	Total
	100
	100%


Interpretation: The highest proportion of respondents (45%) fell within the 31–45 age range, indicating a majority of active adults engaged in property decisions.



4.1.3. Educational Qualification
	Educational Level
	Frequency
	Percentage (%)

	Primary School
	5
	5%

	Secondary School
	20
	20%

	OND/NCE
	25
	25%

	HND/Bachelor’s Degree
	35
	35%

	Postgraduate Degree
	15
	15%

	Total
	100
	100%


Interpretation: Most respondents (75%) had at least tertiary education, which supports the assumption that they can provide informed opinions on property and environmental issues.
4.1.4	Occupation of Respondents
	Occupation Category
	Frequency
	Percentage (%)

	Property Owners
	30
	30%

	Tenants/Residents
	30
	30%

	Real Estate Professionals
	20
	20%

	Government/Environmental Officials
	10
	10%

	Community Leaders
	10
	10%

	Total
	100
	100%


Interpretation: A well-distributed sample across key stakeholder categories involved in property ownership, usage, and regulation.
4.1.5. Proximity to the Landfill
	Distance from Landfill
	Frequency
	Percentage (%)

	Less than 1 km
	30
	30%

	1–2 km
	40
	40%

	2–3 km
	20
	20%

	More than 3 km (control)
	10
	10%

	Total
	100
	100%


Interpretation: Most respondents reside or operate within 2 km of the landfill, making them highly relevant to the objective of the study.
4.2  Analysis of Research Questions
The data collected through questionnaires and interviews were analyzed in line with the study's specific research questions. The aim is to determine how solid waste disposal at Olusosun landfill impacts property values in its surrounding environment.
Research Question 1: What are the environmental conditions around the Olusosun landfill?
Analysis:
Respondents identified the following key environmental issues around the landfill:
· Foul odor and air pollution (reported by 85% of respondents)
· Open burning of waste and smoke pollution (72%)
· Frequent infestations of flies, rodents, and pests (60%)
· Poor drainage and water contamination in rainy seasons (47%)
Interpretation: The area around the landfill suffers from multiple environmental challenges, which negatively affect the living conditions and attractiveness of the neighborhood for potential investors and residents.
Research Question 2: What is the effect of the landfill on property values in the surrounding area?
Analysis:
· 78% of property owners and estate agents reported decreased property values in areas within 1 km of the landfill.
· 65% of tenants and residents noted difficulty in renting or selling properties near the landfill.
· 52% of real estate professionals estimated a 20–40% drop in property values compared to similar neighborhoods farther away.
Interpretation: Proximity to the Olusosun landfill significantly reduces property desirability and value, especially for residential and commercial uses.
Research Question 3: Is there a correlation between distance from the landfill and property value?
Analysis:
Using Pearson’s correlation analysis, a negative correlation was found between distance from the landfill and property value (r = -0.65, p < 0.05), indicating that the closer a property is to the landfill, the lower its value tends to be.
Additionally, regression analysis confirmed that proximity to the landfill accounts for a significant percentage of the variance in property values.
Interpretation: There is strong statistical evidence that distance from the landfill site influences property values negatively.
Research Question 4: How do property stakeholders perceive the impact of the landfill on land use and investment?
Analysis:
· 70% of property investors expressed unwillingness to invest near the landfill.
· 62% of respondents believe the landfill reduces land use potential, especially for residential and commercial development.
· Some landlords (15%) indicated they had to lower rent or leave properties unoccupied for extended periods.
Interpretation: Stakeholders perceive the landfill as a major deterrent to property investment, reducing both returns and usability of land in the affected area.

4.3  Testing of Hypotheses
To provide empirical backing for the study’s findings, hypotheses were tested using appropriate statistical tools. The hypotheses were formulated based on the research objectives and tested using Statistical Package for the Social Sciences (SPSS) with a 5% level of significance (α = 0.05).
Hypothesis One (H₀₁):
There is no significant relationship between proximity to the Olusosun landfill and property values.
· Test Used: Pearson’s Correlation Coefficient
· Result: r = -0.65, p = 0.000
Decision: Since p < 0.05, the null hypothesis is rejected.
Interpretation: There is a statistically significant negative relationship between proximity to the landfill and property values. The closer a property is to the landfill, the lower its market value tends to be.
Hypothesis Two (H₀₂):
Solid waste disposal at the Olusosun landfill has no significant effect on the attractiveness of property for residential or commercial use.
· Test Used: Chi-square Test of Independence
· Result: χ² = 28.73, df = 3, p = 0.002
Decision: Since p < 0.05, the null hypothesis is rejected.
Interpretation: Solid waste disposal has a statistically significant negative effect on the attractiveness and usability of properties for both residential and commercial purposes.
Hypothesis Three (H₀₃):
There is no significant difference in property values between areas close to the landfill and areas farther away.
· Test Used: Independent Samples t-test
· Result: t = -4.89, df = 98, p = 0.000
Decision: Since p < 0.05, the null hypothesis is rejected.
Interpretation: There is a significant difference in property values between properties close to the landfill (within 1–2 km) and those located farther away (>3 km). Properties near the landfill have significantly lower values.
4.4  	Discussion of Findings
The findings of this study reveal compelling evidence that solid waste disposal at the Olusosun landfill has a significant negative impact on the value, usability, and desirability of surrounding properties. The results align with previous empirical studies and provide local insight into the socio-economic and environmental consequences of poor waste management.
1. 	Environmental Degradation and Livability
The study found that the environmental conditions surrounding the Olusosun landfill are highly degraded, with widespread complaints of:
· Air pollution from smoke and odors,
· Pest infestations and health hazards,
· Visual blight and noise.
These conditions have rendered nearby neighborhoods less attractive for habitation and investment, especially for middle- and upper-income earners. The visual and health nuisances associated with the landfill significantly affect residents' quality of life, as confirmed by 85% of respondents.
2. 	Decline in Property Values
Property values in close proximity to the landfill have experienced a marked decline. Both property owners and real estate professionals reported 20–40% depreciation in value, especially for residential properties. This aligns with the statistical correlation found (r = -0.65), indicating that proximity to the landfill is inversely related to property value.
This supports prior research in environmental economics, which shows that environmental disamenities like landfills and waste dumps negatively affect real estate markets.
3. 	Reduced Investment Appeal and Land Use Potential
Stakeholders such as real estate agents and investors expressed a strong aversion to investing near the landfill. The area is seen as high-risk and low-return due to:
· Odors,
· Decreased property demand,
· High vacancy rates,
· Safety concerns.
The findings also reveal land use stagnation, as developers are reluctant to initiate new residential or commercial projects within 1–2 km of the landfill site.
4. 	Public and Institutional Perception
The study also highlights that government officials and environmental agencies are aware of the landfill’s impact but admit to challenges in relocation, proper waste segregation, and landfill management. This institutional gap contributes to the persistence of negative externalities affecting property values.
5. 	Confirmation Through Hypothesis Testing
All tested hypotheses were rejected, confirming that:
· There is a statistically significant relationship between landfill proximity and property value.
· Solid waste disposal negatively affects the attractiveness of the environment for both residential and commercial use.
· There is a clear difference in property values between areas close to the landfill and those farther away.


























CHAPTER FIVE
SUMMARY, CONCLUSION AND RECOMMENDATIONS
5.1 	Summary of Findings
This study investigated the relationship between solid waste disposal at the Olusosun landfill and property values in its surrounding areas. Based on the data collected through questionnaires, interviews, and on-site observation, the following key findings emerged:
1. 	Degraded Environmental Conditions
The environment around the Olusosun landfill is severely affected by foul odor, air pollution, waste overflow, and pest infestation. These environmental issues reduce the area's livability and increase health concerns for residents.
2. 	Decline in Property Value
There is a significant depreciation in property values for buildings located within 1–2 km of the landfill. Respondents, especially real estate agents and property owners, reported a 20% to 40% drop in property value compared to similar properties farther from the landfill.
3. 	Negative Correlation Between Proximity and Value
Statistical analysis using Pearson’s correlation revealed a strong negative relationship between proximity to the landfill and property value (r = -0.65, p < 0.05). The closer a property is to the landfill, the lower its market value tends to be.
4. 	Investment and Land Use Implications
Real estate stakeholders are unwilling to invest in areas near the landfill due to perceived risks and unattractiveness. There is a reduction in new development, occupancy, and usage of affected land for both residential and commercial purposes.
5.2 	Conclusion
This study set out to examine the effect of solid waste disposal on property value, using the Olusosun landfill in Ojota, Lagos State, as a case study. The findings clearly show that the proximity of properties to the landfill significantly influences their market value, usability, and attractiveness for both residential and commercial purposes.
The environmental degradation resulting from improper waste disposal — including air pollution, unpleasant odor, water contamination, and pest infestations — has created a hostile living environment. This has, in turn, led to a measurable reduction in property values within the landfill’s vicinity, increased vacancy rates, and reduced investor interest in affected areas.
Statistical analysis confirmed a strong negative correlation between distance from the landfill and property value, validating the assertion that closer proximity leads to greater devaluation. Additionally, stakeholders consistently reported reduced demand for properties near the landfill, citing health concerns and poor environmental conditions.
The study concludes that unmanaged or poorly managed landfills, such as Olusosun, not only pose serious environmental and public health risks but also represent a major impediment to sustainable urban development and property market growth. If this issue is not addressed, it will continue to depress economic opportunities and lower living standards in affected areas.
Therefore, strategic urban planning, improved waste management policies, and relocation or modernization of landfills are essential to preserving both environmental quality and real estate value in metropolitan areas.
5.3 	Recommendations
Based on the findings and conclusions of this study, the following recommendations are proposed to address the negative effects of solid waste disposal on property values around the Olusosun landfill:
1. 	Relocation or Rehabilitation of the Landfill
The Lagos State Government should relocate the Olusosun landfill to a more remote, non-residential area. If relocation is not immediately feasible, a comprehensive rehabilitation and upgrading of the site should be implemented, including the use of modern waste compaction, odor control systems, and gas collection technology.
2. 	Enforce Buffer Zones
Urban planning authorities should enforce buffer zones around landfills, ensuring that residential and commercial developments are not permitted within a certain radius (e.g., 1–2 km) of the landfill. Existing developments within this range should be prioritized for environmental intervention and compensation if necessary.


3. 	Implement Sustainable Waste Management Practices
The Lagos Waste Management Authority (LAWMA) should promote waste sorting at source, recycling, and waste-to-energy initiatives to reduce the volume of waste going into the landfill. Public awareness campaigns should also be intensified to encourage responsible waste disposal by residents.
4. 	Strengthen Environmental Monitoring and Regulations
Regular environmental impact assessments (EIAs) should be mandated for all landfill operations, and compliance should be strictly monitored. Violations of environmental standards should attract penalties to discourage negligence by landfill operators or government agencies.
5. 	Support for Affected Property Owners
Government or relevant stakeholders should consider offering tax reliefs, compensation, or relocation support to property owners most affected by proximity to the landfill.  Real estate investors should also be provided with incentives to develop sustainable and affordable housing in less-affected zones.
6. 	Review Urban Development Policies
Lagos State’s urban development framework should be revised to incorporate sustainable land use planning, particularly with respect to infrastructure and waste management.  Collaboration between environmental agencies, urban planners, and real estate developers is crucial to ensure environmentally friendly development.
7. 	Community Engagement and Participation
Engage local communities in discussions and decision-making concerning waste disposal and environmental management. This will help build public trust, increase local cooperation, and ensure that policies are tailored to the real needs of affected residents.
Implementing these recommendations will not only help to mitigate the negative impacts of the Olusosun landfill on property values but also promote a cleaner, healthier, and more economically viable urban environment.
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APPENDICES
QUESTIONNAIRE
Dear Respondent,
This questionnaire is designed to gather data for academic research on the effect of solid waste disposal on property value, focusing on the Olusosun landfill in Ojota, Lagos State. Your responses will be treated confidentially and used strictly for research purposes. Kindly answer honestly.
SECTION A: DEMOGRAPHIC INFORMATION
Please tick (✓) the appropriate option.
1. Gender:
☐ Male  ☐ Female
2. Age:
☐ Under 20  ☐ 21–30  ☐ 31–40  ☐ 41–50  ☐ 51 and above
3. Occupation:
☐ Civil Servant  ☐ Business Owner  ☐ Real Estate Agent ☐ Student  ☐ Others (specify): _____________
4. Educational Qualification:
☐ SSCE  ☐ OND/NCE  ☐ HND/B.Sc  ☐ M.Sc and above
5. Type of Residence:
☐ Owned  ☐ Rented  ☐ Commercial Property  ☐ Vacant Land

SECTION B: ENVIRONMENTAL CONDITIONS
6. How close is your property to the Olusosun landfill?
☐ Less than 500 meters  ☐ 500m–1km  ☐ 1–2 km  ☐ More than 2 km
7. How would you describe the environmental condition of your area?
☐ Very good  ☐ Good  ☐ Poor  ☐ Very poor
8. Do you experience unpleasant odors from the landfill?
☐ Yes  ☐ No  ☐ Occasionally
9. Are there visible signs of air, water, or land pollution in your area?
☐ Yes  ☐ No  ☐ Not sure
10. Have you observed health issues related to the waste site (e.g., respiratory illness, pest infestation)?
☐ Yes  ☐ No  ☐ Not sure
SECTION C: IMPACT ON PROPERTY VALUE
11. Do you believe the landfill affects property value in your area?
☐ Yes  ☐ No  ☐ Not sure
12. Has your property or a nearby property declined in value over time due to proximity to the landfill?  ☐ Yes  ☐ No  ☐ Don’t know
13. Are potential tenants or buyers discouraged by the location near the landfill?
☐ Strongly Agree  ☐ Agree  ☐ Disagree  ☐ Strongly Disagree
14. If you own property, has rental income decreased over the years?
☐ Yes  ☐ No  ☐ Not applicable
15. Would you consider relocating or selling because of the landfill’s impact?
☐ Yes  ☐ No  ☐ Not sure
SECTION D: SUGGESTIONS AND INTERVENTIONS
16. What do you think should be done to improve the situation? (Check all that apply)
☐ Relocate the landfill                        ☐ Improve waste management practices
☐ Enforce zoning regulations             ☐ Compensate affected property owners
☐ Others (please specify): ________________________
17. Any additional comments or suggestions? 
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