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 profiles of private real estate developers and land acquisition procedure in Lagos State; 

examined the land acquisition challenges encountered by private real estate developers for 

residential property delivery and examined the level of residential housing provision by private 

real estate developers from 2006 to 2015. It further analyzed the influence of land acquisition 

challenges on the level of residential housing provision. These wer

the provision of residential property in the study area.

Primary and secondary data were employed for the study. The data were 

obtained from registered private real estate developers and registered and practising 

estate surveying and valuation firms in Lagos State through administration of 

questionnaire. The population consisted of 87 registered private real estate developers 

and 354 registered and practising estate surveying and valuation firms. A total 

enumeration survey was car

while systematic sampling technique was used to select 50 percent the of registered and 

practicing estate surveying and valuation firms in the study area. The first firm was 

selected randomly while every other firm was selected to give a total of 177 firms. The 

information obtained included the profiles of private real estate developers, land 

acquisition challenges encountered by private real estate developers for residential 

property delivery, and the influence of land acquisition challenges on the level of 

residential property provision. Secondary data were obtained from gazettes and other 
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                                                             ABSTRACT 

profiles of private real estate developers and land acquisition procedure in Lagos State; 

examined the land acquisition challenges encountered by private real estate developers for 

dential property delivery and examined the level of residential housing provision by private 

real estate developers from 2006 to 2015. It further analyzed the influence of land acquisition 

challenges on the level of residential housing provision. These were with a view to improving 

the provision of residential property in the study area. 

Primary and secondary data were employed for the study. The data were 

obtained from registered private real estate developers and registered and practising 

and valuation firms in Lagos State through administration of 

questionnaire. The population consisted of 87 registered private real estate developers 

and 354 registered and practising estate surveying and valuation firms. A total 

enumeration survey was carried out on the 87 registered private real estate developers, 

while systematic sampling technique was used to select 50 percent the of registered and 

practicing estate surveying and valuation firms in the study area. The first firm was 

ile every other firm was selected to give a total of 177 firms. The 

information obtained included the profiles of private real estate developers, land 

acquisition challenges encountered by private real estate developers for residential 

nd the influence of land acquisition challenges on the level of 

residential property provision. Secondary data were obtained from gazettes and other 
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relevant publications of the Land Bureau, Lagos State. Data collected were analyzed 

using percentages, relative importance index, ANOVA and Factor Analysis.   

The study showed that

established between the years 2001 and 2010. It was established that 42.3% of the firms 

workers obtained BSc as the highest ed

managerial position while 26.9% had between 6 and 10 years experience in land 

acquisition. This study further showed that intending land owners acquired land from 

government in any of the following ways: Land regu

Allocation Committee, Land services and Land Registry. The land acquisition 

challenges encountered by private real estate developers included cost of acquisition, 

delay in the process of land titling and disturbance and harassment 

‘Omo onile’ with of 4.31, 4.19 and 4.19 respectively measured in a five point likert 

scale. The result of Factor Analysis established that Land management, External 

factors, Time and procedure and Institutional factors were the most impor

acquisition challenges with corresponding percentages of variance of 16.594, 10.672, 

6.355 and 6.017 respectively. The land acquisition challenges that influenced the 

provision of residential property included time to complete acquisition, delay 

process of land titling and cost of acquisition with corresponding Relative Importance 

Index (RII) of 4.21, 4.17 and 4.15 respectively measured in a five point likert scale.

  The study concluded that improving the process of land 

the cost of acquisition could enhance provision of residential property by Private Real Esta

Developers in the study area
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relevant publications of the Land Bureau, Lagos State. Data collected were analyzed 

tive importance index, ANOVA and Factor Analysis.   

The study showed that 37.2% of the Private Real Estate Developers firms were 

established between the years 2001 and 2010. It was established that 42.3% of the firms 

workers obtained BSc as the highest educational qualification, 39.7% were in the 

managerial position while 26.9% had between 6 and 10 years experience in land 

acquisition. This study further showed that intending land owners acquired land from 

government in any of the following ways: Land regularization, Land Use and 

Allocation Committee, Land services and Land Registry. The land acquisition 

challenges encountered by private real estate developers included cost of acquisition, 

delay in the process of land titling and disturbance and harassment 

‘Omo onile’ with of 4.31, 4.19 and 4.19 respectively measured in a five point likert 

scale. The result of Factor Analysis established that Land management, External 

factors, Time and procedure and Institutional factors were the most impor

acquisition challenges with corresponding percentages of variance of 16.594, 10.672, 

6.355 and 6.017 respectively. The land acquisition challenges that influenced the 

provision of residential property included time to complete acquisition, delay 

process of land titling and cost of acquisition with corresponding Relative Importance 

Index (RII) of 4.21, 4.17 and 4.15 respectively measured in a five point likert scale.

The study concluded that improving the process of land titling as well as reducing 

the cost of acquisition could enhance provision of residential property by Private Real Esta

 

relevant publications of the Land Bureau, Lagos State. Data collected were analyzed 

tive importance index, ANOVA and Factor Analysis.    

37.2% of the Private Real Estate Developers firms were 

established between the years 2001 and 2010. It was established that 42.3% of the firms 

ucational qualification, 39.7% were in the 

managerial position while 26.9% had between 6 and 10 years experience in land 

acquisition. This study further showed that intending land owners acquired land from 

larization, Land Use and 

Allocation Committee, Land services and Land Registry. The land acquisition 

challenges encountered by private real estate developers included cost of acquisition, 

delay in the process of land titling and disturbance and harassment by touts known as 

‘Omo onile’ with of 4.31, 4.19 and 4.19 respectively measured in a five point likert 

scale. The result of Factor Analysis established that Land management, External 

factors, Time and procedure and Institutional factors were the most important land 

acquisition challenges with corresponding percentages of variance of 16.594, 10.672, 

6.355 and 6.017 respectively. The land acquisition challenges that influenced the 

provision of residential property included time to complete acquisition, delay in the 

process of land titling and cost of acquisition with corresponding Relative Importance 

Index (RII) of 4.21, 4.17 and 4.15 respectively measured in a five point likert scale. 

titling as well as reducing 

the cost of acquisition could enhance provision of residential property by Private Real Estate 
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1.1 Background to the Study

Land as a resource constitutes

and is of crucial importance to

employment in most countries,

population. In many areas, however,

pressures, including population growth, urbanization, globalization of markets and activities, and 

climate change demographic 

resulted in increased competition

urban elites and foreign investors.

Development pressures on land have however been increasing as a result of rapid 

population growth and economic development. This pressure is especially high in urban areas 

which have high population concentrations because of key role they play as centres for economic 

production and consumption (Cohen, 2006). 

Adequate supply of land is

residential property (housing) delivery system. However, it has been observed that access to land 

for residential property development in urban areas in many developing countries is becoming 

highly problematic with each passing day. In most African countries, urban land has increasingly 

become a commodity to be acquired and sold to the highest bidder. The low

lack economic and political power to gain access to urban land in suitable 

construction are experiencing severe land and housing accessibility challenges in Sub

Africa (Okonkwo, 1986). As result of this, majority of urban residents are forced to live in slums 
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CHAPTER ONE 

INTRODUCTION 

Background to the Study 

constitutes part of the environment where construction

to the economic growth. It contributes a major

countries, and constitutes the main livelihood for 

however, land is becoming increasingly scarce

population growth, urbanization, globalization of markets and activities, and 

 growth (Cotula, Toulmin & Hesse, 2006). 

competition for land between different groups, such as

investors. 

Development pressures on land have however been increasing as a result of rapid 

opulation growth and economic development. This pressure is especially high in urban areas 

which have high population concentrations because of key role they play as centres for economic 

production and consumption (Cohen, 2006).  

Adequate supply of land is generally recognized as a prerequisite for sustainable 

residential property (housing) delivery system. However, it has been observed that access to land 

for residential property development in urban areas in many developing countries is becoming 

oblematic with each passing day. In most African countries, urban land has increasingly 

become a commodity to be acquired and sold to the highest bidder. The low

lack economic and political power to gain access to urban land in suitable 

construction are experiencing severe land and housing accessibility challenges in Sub

Africa (Okonkwo, 1986). As result of this, majority of urban residents are forced to live in slums 

 

construction takes place 

major share of GDP, and 

 a large portion of the 

scarce due to a variety of 

population growth, urbanization, globalization of markets and activities, and 

 These pressures have 

as multiple land users, 

Development pressures on land have however been increasing as a result of rapid 

opulation growth and economic development. This pressure is especially high in urban areas 

which have high population concentrations because of key role they play as centres for economic 

generally recognized as a prerequisite for sustainable 

residential property (housing) delivery system. However, it has been observed that access to land 

for residential property development in urban areas in many developing countries is becoming 

oblematic with each passing day. In most African countries, urban land has increasingly 

become a commodity to be acquired and sold to the highest bidder. The low‐income earners who 

lack economic and political power to gain access to urban land in suitable locations for housing 

construction are experiencing severe land and housing accessibility challenges in Sub‐Saharan 

Africa (Okonkwo, 1986). As result of this, majority of urban residents are forced to live in slums 
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and squatter settlements characterized by

housing conditions, which are inimical to human, physical and economic development (Oruwari, 

2006; Hall, 2007; Ademiluyi and Raji, 2008).

The general belief among most informed observers and 

government expropriation of land, fake titles, land disputes and prevailing conditions in land 

market arising primarily from rapidly growing urban population, unfriendly and inconsistent 

land policies, inefficient land administ

accessibility challenges (Djire, 2007; Faye, 2008).

Land tenure in Sub-Saharan Africa, as experienced in Nigeria, is administered in a plural 

legal environment (Kwapong, 2009; and Aluko and Amidu, 20

ownerships and administration, namely, private (customary) and state ownerships (Lawal, 2000; 

Owei, 2007). Titles to land under the customary laws reside in the community and in some 

cases, an individual or group of individuals

acts and proclamations as governments expropriate privately owned land for development 

purposes. Under this arrangement, accessibility to land for residential property by private 

developers has become an intractable problem in many urban centres in Nigeria.

Land accessibility is a function of physical, economic, social, institutional, and 

contextual factors. Constraints to access developable sites emanate from any of these identified 

factors. The physical factors establish the quantity and quality of land available; economic 

factors influence the market conditions for acquisition, i.e. the demand and supply interface, 

price mechanism, extent of competition and availability of finance; and social factors 

the shaping of the land tenure system under which rights may be held and exercised. Institutional 

factors regulate the mechanisms for exchange, use and development (Omirin, 2002). Moreover, 
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and squatter settlements characterized by lack of secured tenure, basic services and general poor 

housing conditions, which are inimical to human, physical and economic development (Oruwari, 

2006; Hall, 2007; Ademiluyi and Raji, 2008). 

The general belief among most informed observers and stakeholders in land is that 

government expropriation of land, fake titles, land disputes and prevailing conditions in land 

market arising primarily from rapidly growing urban population, unfriendly and inconsistent 

land policies, inefficient land administration strategies have contributed to current urban land 

accessibility challenges (Djire, 2007; Faye, 2008). 

Saharan Africa, as experienced in Nigeria, is administered in a plural 

legal environment (Kwapong, 2009; and Aluko and Amidu, 2006) under two major forms of 

ownerships and administration, namely, private (customary) and state ownerships (Lawal, 2000; 

Owei, 2007). Titles to land under the customary laws reside in the community and in some 

cases, an individual or group of individuals. In contrast, state ownership is through legislation, 

acts and proclamations as governments expropriate privately owned land for development 

purposes. Under this arrangement, accessibility to land for residential property by private 

an intractable problem in many urban centres in Nigeria.

Land accessibility is a function of physical, economic, social, institutional, and 

contextual factors. Constraints to access developable sites emanate from any of these identified 

al factors establish the quantity and quality of land available; economic 

factors influence the market conditions for acquisition, i.e. the demand and supply interface, 

price mechanism, extent of competition and availability of finance; and social factors 

the shaping of the land tenure system under which rights may be held and exercised. Institutional 

factors regulate the mechanisms for exchange, use and development (Omirin, 2002). Moreover, 
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housing conditions, which are inimical to human, physical and economic development (Oruwari, 

stakeholders in land is that 

government expropriation of land, fake titles, land disputes and prevailing conditions in land 

market arising primarily from rapidly growing urban population, unfriendly and inconsistent 

ration strategies have contributed to current urban land 

Saharan Africa, as experienced in Nigeria, is administered in a plural 

06) under two major forms of 

ownerships and administration, namely, private (customary) and state ownerships (Lawal, 2000; 

Owei, 2007). Titles to land under the customary laws reside in the community and in some 

. In contrast, state ownership is through legislation, 

acts and proclamations as governments expropriate privately owned land for development 

purposes. Under this arrangement, accessibility to land for residential property by private 

an intractable problem in many urban centres in Nigeria. 

Land accessibility is a function of physical, economic, social, institutional, and 

contextual factors. Constraints to access developable sites emanate from any of these identified 

al factors establish the quantity and quality of land available; economic 

factors influence the market conditions for acquisition, i.e. the demand and supply interface, 

price mechanism, extent of competition and availability of finance; and social factors influence 

the shaping of the land tenure system under which rights may be held and exercised. Institutional 

factors regulate the mechanisms for exchange, use and development (Omirin, 2002). Moreover, 
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access to land fundamentally encompasses four elements a

affordability, security of tenure and ease of transaction. 

with accessibility to land are in three dimensions: how to get land, how to keep the land and how 

to build a new strong commun

Land acquisition is often the real estate developer’s first major commitment to a project. 

Private real estate developers acquire land in the formal and informal market for development 

purposes. The acquisition of land from the informal market may be due to the time frame in 

acquiring land in the formal market as ascertained by Adetokunboh, Aibinu and Agbato (2013), 

that it takes a minimal average period of 18 months and it could last up to 3

before dealings on land are concluded. A real estate developer may have a well thought out and 

thoroughly researched land acquisition strategy, but achieving that strategy is dependent on 

numerous factors, with many beyond the control of t

estate developer to acquire land is dependent on the availability of land at any particular time: 

and the availability of land is dependent on the state of the market, planning policies and 

physical factors, and any particular case will also depend on the motives of the particular 

landowners (Wilkinson and Reed, 2008). The apparent lack of land management presents a 

major challenge to land acquisition and the attendant implications for residential property 

development. 

Housing as an aspect of life is influenced by many things. Housing provides far more 

than just shelter from the elements. As a home, housing is loaded with symbolic value. It is 

valued for its location, its style and its access to schools, parks,

major form of wealth for homeowners, the most widespread and largest single form of 
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access to land fundamentally encompasses four elements and these include availability, 

affordability, security of tenure and ease of transaction. In other words, the problems associated 

with accessibility to land are in three dimensions: how to get land, how to keep the land and how 

to build a new strong community and social support system on that land (Boonyabancha, 2009).

Land acquisition is often the real estate developer’s first major commitment to a project. 

Private real estate developers acquire land in the formal and informal market for development 

es. The acquisition of land from the informal market may be due to the time frame in 

acquiring land in the formal market as ascertained by Adetokunboh, Aibinu and Agbato (2013), 

that it takes a minimal average period of 18 months and it could last up to 3

before dealings on land are concluded. A real estate developer may have a well thought out and 

thoroughly researched land acquisition strategy, but achieving that strategy is dependent on 

numerous factors, with many beyond the control of the real estate developer. The ability of a real 

estate developer to acquire land is dependent on the availability of land at any particular time: 

and the availability of land is dependent on the state of the market, planning policies and 

and any particular case will also depend on the motives of the particular 

landowners (Wilkinson and Reed, 2008). The apparent lack of land management presents a 

major challenge to land acquisition and the attendant implications for residential property 

Housing as an aspect of life is influenced by many things. Housing provides far more 

than just shelter from the elements. As a home, housing is loaded with symbolic value. It is 

valued for its location, its style and its access to schools, parks, and other amenities.  It is also a 

major form of wealth for homeowners, the most widespread and largest single form of 
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with accessibility to land are in three dimensions: how to get land, how to keep the land and how 

ity and social support system on that land (Boonyabancha, 2009). 

Land acquisition is often the real estate developer’s first major commitment to a project. 

Private real estate developers acquire land in the formal and informal market for development 

es. The acquisition of land from the informal market may be due to the time frame in 

acquiring land in the formal market as ascertained by Adetokunboh, Aibinu and Agbato (2013), 

that it takes a minimal average period of 18 months and it could last up to 3 years and beyond 

before dealings on land are concluded. A real estate developer may have a well thought out and 

thoroughly researched land acquisition strategy, but achieving that strategy is dependent on 

he real estate developer. The ability of a real 

estate developer to acquire land is dependent on the availability of land at any particular time: 

and the availability of land is dependent on the state of the market, planning policies and 

and any particular case will also depend on the motives of the particular 

landowners (Wilkinson and Reed, 2008). The apparent lack of land management presents a 

major challenge to land acquisition and the attendant implications for residential property 

Housing as an aspect of life is influenced by many things. Housing provides far more 

than just shelter from the elements. As a home, housing is loaded with symbolic value. It is 

and other amenities.  It is also a 

major form of wealth for homeowners, the most widespread and largest single form of 
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household wealth. One of the most widespread problems for low income families is the high cost 

of housing (Buckley and Schwartz, 2011). 
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household wealth. One of the most widespread problems for low income families is the high cost 

of housing (Buckley and Schwartz, 2011).  
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