CRITICAL EXAMINATION ON LAND USE AND ALLOCATION PROCEDURE

Abstract
The aim of this project is to examine and evaluate the physical, social and economic effects of the present location of land use activities the Owerri Urban and recommend solution to the problems identified. Thus it involves the examination and analysis of the extend of development of land use activities problems caused by the development of these land use activities. The impact of government programmes and policies as regards the pattern of development and finally to suggest alternative strategies to overcome the identified problem in the area. To achieve these, the methodology employed by the Author under primary collected in the field survey, which includes observation, interview, informal discussion and the use of questionnaires. The secondary data etc. 

Due to the peculiar characteristics of the data collected the technique used in the analysis is the Faro Yamani formula.

This ensures a most proper lasting in the formulated hypothesis. 

CHAPTER ONE

INTRODUCTION

1.1 BACKGROUND OF THE STUDY
In recent times there has been a rapant growth of towns and cities in this country. This growth has been accompanied with an ever increasing physical social and the technological changes as well as complex Urban Pattern of development.

This fast development with its attendant sprawling effects on the original settlement and town out skirted always cause some land use congestion. Personal and political pressures etc. within and around the area involved.

In 1976, Owerri became the capital of the then creates Imo State. Almost immediately, the original settlement which were more or less residential / agricultural areas became engulfed with the fast sprawling development in Owerri.

However the morphology of these land activities in the area was observed not be the function of only the original settlement patten, but also a function of the government policies so in relation to the development of the area. These policies so in relation to the development of the area. These policies and their subsequent implementation in no small measure, contributed to the Owerri Urban with their resultant effects on the indigenous other inhabitants of the area, as the existing facilities in the area.

1.2 STATEMENT OF THE PROBLEM 

The main problem of this study was to examine and evaluate the physical, social and economic effect of land use activities in its present location in Owerri Urban and recommend solution to the problems identified, because there has been series of criticism against the manner by which land was allocated to people in Owerri Urban

1.3 AIM AND OBJECTIVE OF THE STUDY 

This research work aimed towards recognizing the existing land use situation in Owerri Urban and thus high lighting the implications and results of previous development programmes and their implications. This will then severs as basis for formulating a more functional and efficient planning programmes for the area.

THE OBJECTIVES ARE

1. To evaluate the advantages and disadvantages of the allocation procedures.

2. To identified the achievements and shortcoming of the procedure.

2. To suggest possible means of implementing better land used and allocation procedure.

1.4 POSSIBLE RESEARCH HYPOTHESES 

The postulation of this study was that conflicts of interest often arise between political planners and the physical planners in the planning and executive of land use activities therefore and allocation procedure in Owerri is defective.

1.5 RESEARCH DESIGN AND METHODOLOGY

In this study, case study research method was to be used. Important information were get through the use of primary and secondary sources like interviews questionnaires observation, journals and books on related topic. These will be distributed to Estate surveyors, lawyers, town planners, civil servants and residents of government layout. Data collected will be analyzed statistically with percentage and chi – square..

1.6 SCOPE AND DELIMITATION OF STUDY 

The study area – Owerri Urban was made up of five original settlement namely Amawon, Unuoyma, Umuodu, Umuroronjo and Umuoyeche. Included are also the adjoining residential area among which are works lay-out, shell camp, government station lay-out, Ogwu Orgi layout, Okigwe road and Orlu road residential area. Also the emergency housing scheme I and II, Ikenegbu layout and its extension us well as the federal low lost housing scheme of Egbu road.

MAP I: Shows Imo States as one of the thirty-six states of the federation.

MAP II: Shows Owerri which is the state capital in its regional setting.

MAP III: Shows the study area as being bound by Amakohia and Orji on the North, Otamir river and Mbaise road on the south, federal housing. Aladinma Northern Extension and Ugwu Orji layout an the East and Nwaorie Stream on the West.

1.7 SIGNIFICANCE OF STUDY 

The significance of study was to serve as a guide to land experts v12 Estate surveyors, lawyers etc. on the land for efficient utilization of the available land in Owerri urban. It will also help in educating the public. On the various taken by such commute to use and maintain the zoning ordinances, for uniformity in the development process of the capital city.

1.8 DEFINITION OF SOME IMPORTANT TERMS

LAND USE:- Land itself is a genetic term that include the physical soil and all improvement on it such as plants, building e.t.c. the use to which any parcel of land is put to accordance to the various human activities is known as Land use. 

MORPHOLOGY: Structure of an activity or element

SPRAWL: Urban sprawl is the irregular development of cities without apparent plan to the east, west, north and south.

URBAN: A town/city—which supply a wide rang of good and service to it’s country side.

CHAPTER TWO

LITERATURE REVIEW

Land Ownership in Nigeria during Colonial Rule 

 The land ownership structure in Nigeria under colonial rule was designed to suit the motives of the British imperialists. Historians and scholars including Dike (1960); Ade–Ajayi (1962); Anene (1966); Oyebola and Oyelami (1967) and Onwubiko (1976) have argued that European conquest and occupation of West Africa and particularly British colonial rule in Nigeria were based on two main motives. These were initially economic interest and later governance. Oyebola and Oyelami (1967) succinctly narrated that: 

“The British occupation of Nigeria began on a very small scale. It first began along the coast and subsequently went from strength to strength until it had spread all over the country. The occupation was progressive rather than sudden. Traders led the way and their motive was purely economic. They came neither to acquire territories nor to administer the country. But there is no doubt that while they were trading, they were spreading the influence of their country at the same time, thereby paving way for the subsequent occupation of the country with which they traded ” 

As a major factor of production, land was inevitably required by the colonial authorities to achieve their economic, social, and political objectives. The British merchants who came to the country purely on economic motive required land to establish their merchandise. The National African Company and its successor, the Royal Niger Company required land to expand its business in Nigeria. The colonial governors also required land for public purposes. Because land ownership in pre-colonial Nigeria was communal, the colonial authorities initiated laws and regulations governing land ownership, land use and development among others to enable them acquire and convey titles to land for the purposes of commerce and governance. Principal among these legislations were the Treaty of cession (1861), Land Proclamation Ordinance (1900), Land and Native Rights Act (1916), Niger Lands Transfer Act (1916), Public lands Acquisition Act (1917), Native lands Acquisition Act (1917), State Lands Act (1918) and Town and Country planning Act (1947).  The Treaty of Cession of 1861 became the principal of all the treaties signed by the colonialists with traditional chiefs in Nigeria. According to Elias (1971), the legal effect of the cession of 1861 was that the root title of the land comprised in the Treaty was passed to the British crown. 

In 1900, the Land Proclamation Ordinance was enacted by Lord Lugard .The legislation disregarded the principles of native law and custom and provided that title to land can only be acquired through the High Commissioner. The Land Proclamation Ordinance was enacted to kill the institution of family and communal land ownership by facilitating the acquisition of title to land through the High Commissioner. 

 The Land and Native Rights Act was enacted in 1916 to vest in the colonial Governor all rights over all native lands in Northern Nigeria. Sections 3 and 4 of the Act provided as follows:- 

“(3) All native lands and right over the same are hereby declared to be under the control and subject to the disposition of the Governor, and shall be held and administered for the use and common benefit of the natives of Northern Nigeria and no title to the occupation and use of any such lands shall be valid without the consent of the Governor . 

  (4) The Governor, in exercise of the powers conferred upon him by his Proclamation with respect  to any land ,shall have regard to the native laws and customs existing  in the district’ in which such land is situated”.  

 As presented by Elias (1971), later sections of the Act further provided, inter-alia, for the Governor’s power:- 

(a)To grant rights of occupancy to “natives” as well as  to “non- natives”, 

(b)To demand  and revise rent for such grants; 

(c)To render null and void any attempted alienation by an occupier of his right of occupancy without the Governor’s consent. 

(d)To revoke the grants to occupiers for “good cause”. 

However, the land and native Rights Act of 1916( with later amendments) was repealed and replaced  by Land Tenure law of 1962, which governed land tenure in Northern Nigeria up till 1978, before the promulgation of the Land  Use Decree( now Act).  

Also in 1916, the Niger Lands Transfer Act was enacted. This law transferred the rights of the then Royal Niger Company in lands acquired by it and vested such rights in the British crown. The major legal effect of the Act was that lands held by the company based on treaties and agreements made with the people of Nigeria were transferred to the colonial government, thereby creating some landownership problems for the people.  

In 1917, the Public Lands Acquisition Act was enacted to empower the colonial Governor to acquire lands when required for public purposes. This law covered the then colony and protectorate of Nigeria. It empowered the colonial government to compulsorily acquire land whether occupied or unoccupied and provided for non-payment of compensation if unoccupied lands were acquired.  

Also in 1917, the Native Lands Acquisition Act was enacted to regulate the acquisition of land by aliens from the people of the southern provinces of Nigeria. It provided in section 3 as follows:- 

“3(a) No alien shall acquire any interest or right in or over any lands within the protectorate from a native, except under an instrument which has received the approval in writing of the Governor, 

    (b) Any instrument which has not received the approval of the Governor as required by this section shall be null and void.” Also, section 3A provided as follows:- 

“ 3A Where any interest or right in or over any land has been acquired by an alien from a native with the approval in writing of the Governor as provided for in Section 3,such interest or right shall not:- 

(a) Be transferred to any other alien without the approval in writing of the Governor. Section 4 of the Act provided that it shall be unlawful for any alien or for any person claiming to be an alien to occupy any land belonging to a “native” unless the right of the alien to occupy or authorize the occupation of the land is evidenced by an instrument which has received the approval of the Governor (or his delegate) in writing. Any default is punishable by fine or imprisonment or both. An alien was defined in section 2 of the Act as “any person who is not a native of Nigeria”. The Native Land Acquisition Act 1917 had, since the advent of the federal system of government in Nigeria, been replaced by the Native Land Acquisition Law of 1952 in the Western and Mid- Western states and by the Acquisition of Land by Aliens Law of 1956 in the Eastern states.   

 
In addition, the State Lands Act was promulgated in 1918 to regulate the use, occupation and 

development of crown (state) lands in which the whole public have an interest. Under section 2 of the Act, “State land’ means all public lands in the Federation which  are for the time being vested in the Governor – General (at that time) on behalf or for the benefit of the state as the case may be, and all lands  heretofore held or hereafter acquired by any authority of the federation for any public purpose or otherwise for such benefit, as well as land so acquired under any Act of parliament, but does not include lands which although acquired and so held  are subject to the Lands and Native Rights Act. The Act restricted the sub-lease of occupiers of state lands in the country.  

 In 1946, the Town and Country Planning Act was enacted as a law of general application. The law came into force on 28th March, 1946. It was a law enacted to make provision for the re-planning, improvement and development of the different parts of Nigeria. The law provided for the establishment of planning Authorities to regulate land use, planning schemes and development control. This law was replaced by the Nigerian Urban and Regional planning Decree (now Act) of 1992. However, while these laws were enacted to make lands available for use by the colonial government, they were implemented to eliminate the pre-colonial land tenural system in the country and facilitate private ownership of land, particularly in Southern Nigeria. Thus with the advent of colonial rule, commerce and commercialization, it had become possible for individuals to own private land and deal with such land liberally (Omuojine,1999) and subsequently, land began to be sold, leased or mortgaged to individuals or groups(Bardi,1998). Elias (1971) summarized the land ownership system in 

Nigeria during the colonial rule and reported that:- 

 “ in the result, therefore, the Government (the colonial government )has pursued a policy  of restricting alienation of land in the former Southern provinces only to dealings among  the people themselves, while frowning upon any out- and- out transfer to aliens. No claim  to absolute ownership has been made, nor has any rigid distinction been drawn between  crown and other lands except, perhaps that whereas in the case of certain lands taken  over from the Royal Niger Company no compensation to any occupier will be paid for  their appropriation to public purposes, compensation is as a rule paid in the case of all  other lands within the former Southern provinces. This contrasts markedly with the  Northern policy of paying only for unexhausted improvement by native occupiers and not  for the acquisition of the land itself. A corollary of this has been that while in the North  the Government has formally laid down the policy that no freehold title can exist in land  but only a right of occupancy, there has been a benevolent neutrality on the part of the  Government with respect to the form which titles to land in the former southern provinces  should take”. 

Land Ownership in Nigeria since Independence 

 Nigeria gained independence from colonial rule in 1960 and became a republic in 1963.After independence, private ownership of land by individuals, families and communities was the predominant land tenure system in the Southern States of Nigeria while all lands in the territory comprising the Northern States of Nigeria were regarded as owned by the state, based on the provisions of the Land Tenure Law of 1962. Two principal legislations have been enacted to regulate land ownership in Nigeria since independence. These are:- (i) The Land Tenure Law of Northern Nigeria of 1962 

(ii)  The Land Use Act of 1978 

The Land Tenure Law of 1962  

This law contains the basic principles as those in the Land and Native Right Act of 1916. It was enacted to replace the Land and Native Rights Act of 1916.The land Tenure Law provided that all lands in each of the states in Northern Nigeria whether occupied or  unoccupied are “native lands” and are placed under the control ,and are subject to the disposition of the Minister responsible for land matters, who holds and administers them for the use and common benefits of the “natives”, that is to say, persons whose fathers were members of any tribes indigenous to each state in Northern Nigeria. This means that all other persons who are not indigenous to each of such states are “non-natives”. Under this law, no title to the occupation and use of any such lands by a non-native is valid without the Minister’s consent. The natives of Northern Nigeria were granted right of occupancy to land for a limited number of years. For the purpose of the law, a right of occupancy means a title to the use and occupation of land and includes both customary and statutory right of occupancy. An occupier enjoys exclusive right to his land against all persons other than the Minister. He may, with the Minister’s consent, sell, mortgage or transfer any lawful improvement on the land. Also, on the determination of a statutory right of occupancy, all the improvements on the land revert to or vest in the Minister without payment of any compensation to the holder. Alienation of a statutory right of occupancy is prohibited without the Minister’s prior consent. The Land Tenure law of 1962 was repealed and replaced by the Land Use Decree (now Act) of 1978.  

The Land Use Act of 1978  

Land Use Act No. 6 of 1978 was promulgated into law with effect from 29th March, 1978 as the 

nation’s land policy document. Since then, it has remained so in the country till date. To all intents and purposes, the Act regulates the ownership, alienation, acquisition, administration and management of land within the Federal Republic of Nigeria. Section 1 of the Land Use Act vests all land comprised in the territory of each state in the Federation of Nigeria in the Governor of that state and such land shall be held in trust and administered for the use and common benefit of all Nigerians in accordance with the provisions of the Act. Section 5(1) of the Act empowers the Governor of a state to grant statutory right of occupancy to any person for all purposes in respect of land, whether or not in an urban area and issue a certificate of occupancy in evidence of such right of occupancy in accordance with the provisions of Section 9(1) of the Act. Also, Section 5(2) of the Act provides that “Upon the grant of a statutory right of occupancy under the provisions of sub – section (1) of this section, all existing rights to the use and occupation of the land which is the subject of the statutory right of occupancy shall be extinguished.” Thus, the statutory right of occupancy granted by a Governor is presently the highest right to land in Nigeria. This right of occupancy is a right which allows the holder to use or occupy land to the exclusion of all other persons except the Governor and is granted for a maximum holding period of 99 years, subject to the payment of ground rent fixed by the Governor throughout the holding period. Sections 21 and 22 of the Act prohibit alienation, assignment, mortgage, transfer of possession, sub – lease or otherwise howsoever customary or statutory rights of occupancy in Nigeria without the consent and approval of the Governor of the state where such right of occupancy was granted. The provisions of Sections 21 and 22 of the Act are as follows:  

21. It shall not be lawful for any customary right of occupancy or any part thereof to be alienated by assignment, mortgage, transfer of possession, sub-lease or otherwise howsoever 

(a)without the consent of the Governor in cases where the property is to be sold by or under the order of any court under the provisions of the applicable Sheriffs and Civil Process Law; or 

(b)in other cases without the approval of the Local Government 

22. (1) It shall not be lawful for the holder of a statutory right of occupancy granted by the Governor to alienate his right of occupancy or any part thereof by assignment, mortgage, transfer of possession, sub-lease or otherwise howsoever without the consent of the Governor first had and obtained; Provided that the consent of the Governor; 

(a)shall not be required to the creation of a legal mortgage, over a statutory right of occupancy in 

favour of a person in whose favour an equitable mortgage over the right of occupancy has already been created with the consent of the Governor; 

(b)shall not be required to the reconveyance or release by a mortgage to a holder or occupier of a statutory right of occupancy which that holder or occupier has mortgaged to that mortgagee with the consent of the Governor; 

(c)to the renewal of a sub-lease shall not be presumed by reason only of his having consented to the grant of a sub-lease containing an option to renew the same. 

(2) The Governor when giving his consent to an assignment, mortgage or sub-lease may require the holder of a statutory right of occupancy to submit an instrument executed in evidence of the assignment, mortgage or sub-lease and the holder shall when so required deliver the said instrument to the Governor in order that the consent given by the Governor under sub-section (1) of this section may be signified by endorsement thereon. 

Statutory right of occupancy as interpreted in Section 50 of the Act is a right of occupancy granted by the Governor under the Act for a maximum holding period of 99 years. Customary right of occupancy as also interpreted in that section of the Act is the right of a person or community lawfully using or occupying land in accordance with customary law and includes a customary right of occupancy granted by a Local Government under the Act.  Also, Section 28(1) empowers the Governor of a state to revoke a right of occupancy for overriding public interest, subject to the payment of compensation for the unexhausted improvements based on the provisions of Section 29 (4) of the Act. 

 Current Issues in Land Ownership in Nigeria  

As reflected in its major provisions, the Land Use Act of 1978 was enacted to nationalize land ownership in Nigeria as well as facilitate effective state control of the use and development of land. In the implementation of the Act in the past three and a half decades or so, the Act has progressively become a clog in the wheel of economic growth and development in the country. Currently, only an average of 23.1% of households in Nigeria own land. The percentage distribution of households who are land owners in all the geopolitical zones in Nigeria is presented in Table 1. Utuama (2008) argued that the promulgation of the Land Use Act was aimed at redirecting the general philosophies of pre-existing land tenure systems in Nigeria through the application of a uniform statutory regulation of ownership and control of land rights and to stimulate easier access to land for greater economic development as well as promote national social cohesion. In an attempt to harmonize the different land tenure systems previously existing in the country, the Act has created multiple forms of tenure resulting in insecurity of right of occupancy granted under the Act, excessive bureaucracy in obtaining Governor’s consent and approval for land transactions and certificate of occupancy, among other shortcomings. This excessive bureaucracy has made land registration in the country very prohibitive. As reported by World Bank (2014), Nigeria ranks among the lowest in terms of ease of registration of property title. While it will take twelve days and fifteen days to register property title in Rwanda and Botswana respectively, such title will take seventy-seven days to be registered in Nigeria. The number of procedures, time and cost of registering property title in Nigeria as compared with those of some countries in sub-Saharan Africa are presented in Table 2. In addition to excessive bureaucracy as depicted by its highest number of procedures required for property registration in sub-Saharan Africa (13 procedures as compared with 3 in Rwanda), the cost of property registration in Nigeria (20% of property value) is the highest when compared with those of other countries in the region. While such cost is 0.2% in Rwanda, it is 1.2%, 4.3% and 5.1%   in Ghana, Kenya and Botswana respectively. 

 A land ownership system which restricts the citizens’ right to occupy land, buy, let or sell their land without obtaining the consent and approval of their Governors as provided in Sections 21 and 22 of Nigeria’s Land Use Act is anti-people and oppressive and cannot enhance sustainable development  in any egalitarian society. Undoubtedly, the Act has also hindered the effective functioning and operation of the property markets in the country. By virtue of Section 1 of the Act, individuals cannot own freehold interest in land in Nigeria. Individuals can only be granted a right of occupancy for a maximum holding period of 99 years, subject to payment of ground rent to the government as fixed by the Governor. This has made private land ownership in the country insecure. It has also affected the efficiency of the property markets. To all intents and purposes, this right of occupancy is a leasehold interest. The muddle made by this interpretation on the property markets in the country has resulted in ignorant trading and transfer of property rights by professionals and laymen alike as people continue to sell freehold interests in land which they don’t have within the context of the Act.  The vesting of all land comprised in the territory of each state in the Federation of 

Nigeria in the Governor of that state implies that the Governor holds the absolute interest in land in each state of the Federation. By virtue of Section 1 of the Act, individuals cannot own freehold interest in land in Nigeria. Individuals can only be granted a right of occupancy for a maximum holding period of 99 years, subject to payment of ground rent to the government as fixed by the Governor. This has made private land ownership in the country insecure. This is the reason why compensation is not paid for bare land without unexhausted improvements within  

the provisions of the Act, except for an amount equal to the rent, if any, paid by the  occupier during the year in which the right of occupancy was revoked. Besides, compensation payable on revocation of right of occupancy by the Governor is limited to unexhausted improvements as provided in Section 29(4) of the Act and does not include other pertinent claims for severance and injurious affection. Also, the Land Use Act of 1978 lacks adequate capacity for conflict resolution with respect to disputes arising from unjust and unfair revocation of rights of occupancy granted under the provisions of the Act. This is evident in Section 47 of the Act which states as follows:- 

1. This Act shall have effect notwithstanding anything to the contrary in any law or rule of law including the Constitution of the Federal Republic of Nigeria and, without prejudice to the generality of the foregoing, no court shall have jurisdiction to inquire into:- 

(a)Any question concerning or pertaining to the vesting of all land in the Governor in accordance with the provisions of this Act; or 

(b)Any question concerning or pertaining to the right of the Governor to grant a statutory right of occupancy in accordance with the provisions of this Act; or 

(c)Any question concerning or pertaining to the right of a Local government to grant a customary right of occupancy under this Act. 

2. No court shall have jurisdiction to inquire into any question concerning or pertaining to the amount or adequacy of any compensation paid or to be paid under this Act. 

Thus, the court and even the Constitution of the Federal Republic of Nigeria are excluded from inquiring into any question pertaining to the granting of land rights by the Governor and payment of compensation in cases of compulsory land acquisition in any part of the country. 

Theoretical review 

Land-Use Simulation

Land-use change models are useful tools to support the analysis of the consequences of land-use change (Koomen et al. 2008a). They can, for example, help formulate adequate spatial policies by simulating potential autonomous spatial developments or, perhaps more importantly, by showing the possible consequences of different policy alternatives. Policy makers can thus be confronted with a context of future conditions and an indication of the impact the spatially relevant policies they propose.

The model we apply here – Land Use Scanner – is rooted in economic theory. It is an integrated land-use model that offers a view of all types of land use, dealing with urban, natural and agricultural functions. It has been developed in 1997 by a group of research institutes and has been applied in a large number of policy-related research projects in the Netherlands and abroad. The model’s basics and recent calibration have been described extensively elsewhere (Koomen and Borsboomvan Beurden 2011; Loonen and Koomen 2009).

The model is often applied to perform what-if type of applications that visualise the spatial developments given development scenarios. In that respect it is comparable to well-known rule based simulation models such as the original California Urban Futures (CUF) model and the What If? system (Landis 1994; Klosterman 1999). In the context of strategic, scenario-based national planning, the model proved to be a especially valuable tool to inform policy makers about potential future developments (Schotten et al. 2001; Borsboom-van Beurden et al. 2007; Dekkers and Koomen 2007) or to provide ex-ante evaluations of policy alternatives in both national (Scholten et al. 1999; Van der Hoeven et al. 2009) and regional contexts (Koomen et al. 2011b; Jacobs et al. 2011).

The Land Use Scanner balances the demand and supply of land using three main model components:

1. External regional projections of land-use change, usually referred to as demandor claims, that are land-use type specific and can be derived from, for example, sector-specific models of specialised institutes;

2. A local (cell-based) definition of suitability that incorporates a large number ofspatial datasets referring to current land use, physical properties, operative policies and market forces generally expressed in distance relations to nearby land-use functions;

3. An algorithm that allocates equal units of land (cells) to those land-use types thathave the highest suitability, taking into account the regional land-use claim. This discrete allocation problem is solved through a form of linear programming (Koomen et al. 2011a).

conclusion

The land ownership system in pre-colonial Nigeria was communal. Land was deemed not owned by individuals but by communities and families in trust for all the family members. The legal estate under customary land tenancy is vested in the family or community as a unit. Because land ownership in pre-colonial Nigeria was communal, the colonial authorities initiated laws and regulations governing land ownership, land use and development among others to enable them acquire and convey titles to land for the purposes of commerce and governance. However, while these laws were enacted to make lands available for use by the colonial government, they were implemented to eliminate the pre-colonial land tenural system in the country and facilitate private ownership of land, particularly in Southern Nigeria. Thus with the advent of colonial rule, commerce and commercialization, it had become possible for individuals to own private land and deal with such land liberally and subsequently, land began to be sold, leased or mortgaged to individuals or groups.  

The Land Use Act of 1978 was enacted to redirect the general philosophies of pre-existing land tenure systems in Nigeria through the application of a uniform statutory regulation of ownership and control of land rights and to stimulate easier access to land for greater economic development as well as promote national and social cohesion. In an attempt to harmonize the different land tenure systems previously existing in the country, the Act has created multiple forms of tenure resulting in insecurity of right of occupancy granted under the Act, excessive bureaucracy in obtaining Governor’s consent and approval for land transactions and certificate of occupancy, among other shortcomings. The multiple forms of tenure created by the Act have also generated confusion concerning legal estates which can be owned in the Federal Republic of Nigeria.   

With the privatization of most public enterprises hitherto owned by the government, coupled with the deregulation of major sectors of the economy, Nigeria is gradually shifting from pseudo-socialism to capitalism. This implies that the economy will be more private-sector driven than before. The present land ownership system in Nigeria as enshrined in the Land Use Act of 1978 has socialist inclinations with excessive state control of land ownership, use and development. Such land system cannot effectively support private sector-driven enterprises and development initiatives as it creates too much bureaucracy in the documentation of land transactions, land registration and land titling. Consequently, there is urgent need for the amendment of the nation’s Land Use Act to eliminate all legal ambiguities currently associated with private land ownership in the country and to facilitate access to land with ease for various purposes. Such amendment should ensure that Nigerians can own freehold interest in land in the country and can transact with their land without the consent of the Governor. It should also strengthen the government to effectively exercise the power of eminent domain in the acquisition of land in any part of the country for public overriding purposes.

CHAPTER THREE

RESEARCH METHODOLOGY

3.1
Introduction
In this chapter, we would describe how the study was carried out.

3.2
Research design

Research design is a detailed outline of how an investigation took place. It entails how data is collected, the data collection tools used and the mode of analyzing data collected (Cooper & Schindler (2006). This study used a descriptive research design. Gill and Johnson (2002) state that a descriptive design looks at particular characteristics of a specific population of subjects, at a particular point in time or at different times for comparative purposes. The choice of a survey design for this study was deemed appropriate as Mugenda and Mugenda (2003) attest that it enables the researcher to determine the nature of prevailing conditions without manipulating the subjects.

Further, the survey method was useful in describing the characteristics of a large population and no other method of observation can provide this general capability. On the other hand, since the time duration to complete the research project was limited, the survey method was a cost effective way to gather information from a large group of people within a short time. The survey design made feasible very large samples and thus making the results statistically significant even when analyzing multiple variables. It allowed for many questions to be asked about a given topic giving considerable flexibility to the analysis. Usually, high reliability is easy to obtain by presenting all subjects with a standardized stimulus; observer subjectivity is greatly eliminated. Cooper and Schindler (2006) assert that the results of a survey can be easily generalized to the entire population..

3.3
Research settings

This study was carried out in Owerri Urban, Owerri Municipal is a Local Government Area in Imo State, Nigeria. Its headquarters is in the city of Owerri. It has an area of 58 km² and a population of 127,213 according to the 2006 census. The postal code of the area is 460.

3.4
Sources of Data
The data for this study were generated from two main sources; Primary sources and secondary sources. The primary sources include questionnaire, interviews and observation. The secondary sources include journals, bulletins, textbooks and the internet.
3.5
Population of the study

A study population is a group of elements or individuals as the case may be, who share similar characteristics. These similar features can include location, gender, age, sex or specific interest. The emphasis on study population is that it constitute of individuals or elements that are homogeneous in description (Prince Udoyen: 2019). The population of the study were all the residents in Owerri Urban.

3.6
Sample size determination

A study sample is simply a systematic selected part of a population that infers its result on the population. In essence, it is that part of a whole that represents the whole and its members share characteristics in like similitude (Udoyen: 2019). In this study, A total of 120 respondents were purposively selected by the researcher.
3.8
Instrumentation 

This is a tool or method used in getting data from respondents. In this study, questionnaires and interview are research instruments used. Questionnaire is the main research instrument used for the study to gather necessary data from the sample respondents. The questionnaire is structured type and provides answers to the research questions and hypotheses therein.

This instrument is divided and limited into two sections; Section A and B. Section A deals with the personal data of the respondents while Section B contains research statement postulated in line with the research question and hypothesis in chapter one. Options or alternatives are provided for each respondent to pick or tick one of the options.

3.9
Reliability

The researcher initially used peers to check for consistence of results. The researcher also approached senior researchers in the field. The research supervisor played a pivotal role in ensuring that consistency of the results was enhanced. The instrument was also pilot tested.

3.10
Validity

Validity here refers to the degree of measurement to which an adopted research instrument or method represents in a reasonable and logical manner the reality of the study (Prince Udoyen: 2019). Questionnaire items were developed from the reviewed literature. The researcher designed a questionnaire with items that were clear and used the language that was understood by all the participants. The questionnaires were given to the supervisor to check for errors and vagueness.

3.11
Method of Data Collection 
The data for this study was obtained through the use of questionnaires administered to the study participants. Observation was another method through which data was also collected as well as interview. Oral questioning and clarification was made.

3.12
Method of Data Analysis

The study employed the simple percentage model in analyzing and interpreting the responses from the study participants while the hypothesis was tested using chi-square.

3.13
Ethical consideration

The study was approved by the Project Committee of the Department.  Informed consent was obtained from all study participants before they were enrolled in the study. Permission was sought from the relevant authorities to carry out the study. Date to visit the place of study for questionnaire distribution was put in place in advance.

CHAPTER FOUR

DATA PRESENTATION AND ANALYSIS

This chapter presents the analysis of data derived through the questionnaire and key informant interview administered on the respondents in the study area. The analysis and interpretation were derived from the findings of the study. The data analysis depicts the simple frequency and percentage of the respondents as well as interpretation of the information gathered. A total of One hundred and twenty (120) questionnaires were administered to respondents of which 100 were returned. The analysis of this study is based on the number returned.

4.1
DATA PRESENTATION

Table 4.1: Demographic data of respondents

	Demographic information
	Frequency
	percent

	Gender

Male
	
	

	
	60
	60%

	Female
	40
	40%

	Religion
	
	

	Christian
	70
	70%

	Muslim
	30
	30%

	Age
	
	

	18-25
	00
	00%

	26-30
	15
	15%

	31-40
	29
	29%

	45 +
	56
	56%

	Family Economic Status
	
	

	Very High
	24
	24%

	High
	32
	32%

	Very Low
	21
	21%

	Low
	23
	23%


Source: Field Survey, 2021

ANALYSES OF DATA

Hypothesis One: conflicts of interest often arise between political planners and the physical planners in the planning and executive of land use activities
Table 4.2.2: Chi-Square testing if conflicts of interest often arise between political planners and the physical planners in the planning and executive of land use activities
	
	Value
	df
	Asymp. Sig. (2-sided)

	Pearson Chi-Square
	19.284a
	1
	.000

	Continuity Correctionb
	17.931
	1
	.000

	Likelihood Ratio
	19.894
	1
	.000

	Fisher's Exact Test
	
	
	

	Linear-by-Linear Association
	19.178
	1
	.000

	N of Valid Cases
	100 
	
	


DECISION RULE: 

X2 = 19.284, df (c-1, r-1) = 1, n = 100, p = .000 at 0.05 level of significance. 

The Chi-Square Test was investigate if conflicts of interest often arise between political planners and the physical planners in the planning and executive of land use activities . The result from this investigation proved that conflicts of interest often arise between political planners and the physical planners in the planning and executive of land use activities therefore and allocation procedure in Owerri is defective.

CHAPTER FIVE

CONCLUSION AND RECOMMENDATION

5.1
CONCLUSION

In this study, our focus was to carryout  a critical examination on land use and allocation procedure. The study specifically was aimed to examine and evaluate the physical, social and economic effects of the present location of land use activities the Owerri Urban and recommend solution to the problems identified. This study reviewed and anchored its framework on conversational theory. 

The study adopted the survey research design and randomly enrolled participants in the study. A total of 100 responses were validated from the enrolled participants where all respondent are residents in Owerri Urban.

The findings revealed that conflicts of interest often arise between political planners and the physical planners in the planning and executive of land use activities therefore and allocation procedure in Owerri is defective.
5.2
RECOMMENDATION

Based on the responses obtained, the researcher proffers the following recommendations:

Environmental education is needed to maintain the existing natural vegetation since human activities have seriously affected the forest resources.

The tremendous growth was mainly taking place in suburban areas, and at times in an unstructured and fragmented fashion raising concerns over the current city’s urban planning.
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QUESTIONNAIRE

PLEASE TICK [√] YOUR MOST PREFERRED CHOICE AND AVOID TICKING TWICE ON A QUESTION

SECTION A

PERSONAL INFORMATION

Gender

Male [  ]
Female [  ]

Age 

18-25
[  ]

20-30
[  ]

31-40
[  ]

41 and above [  ]

Educational level

WAEC
[  ]

BSC/HND
[  ]

MSC/PGDE
[  ]

PHD

[  ]

Others……………………………………………….. (please indicate)

Marital Status

Single
[  ]

Married [  ]

Separated [  ]

Widowed [  ]

Duration of Service

0-2 years [  ]

2-5 years [  ]

5 and above [  ]

Section B

Do you know about Land allocation procedures ?

Yes ()

No ()

If yes, which one?

Land tenure system ( )

Shifting cultivation ( )

Does conflicts of interest often arise between political planners and the physical planners in the planning and executive of land use activities ?

Yes ( )

No ( )

What are the advantages of Land allocation procedures ?

	
	Yes 
	No 

	It creates the framework in which forest land and agricultural land management rules can be progressively developed
	
	

	It is a very participatory activity in which the villagers who will assume the responsibility for forest-land use management, have a very active role in deciding the land use zones and preparing the management rules for the various zones
	
	

	It places the management of agricultural land in the broader context of forest and land resources conservation and utilisation within the village management area
	
	

	It provides an entry point and facilitates networking activity between neighbouring villages
	
	


