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Abstract 

The aim of this study is to assess the residents’ perception with compulsory 

acquisition in Bauchi metropolis, Nigeria, with a view to proposing residents’ 

perception. The study adopted the use of quantitative approach and data were 

collected through questionnaire survey from 162 residents whose property were 

compulsorily acquired and purposively selected from target population in 

Bauchi metropolis. The data collected was subjected to descriptive with mean 

ranking. The study found out that the perception of the occupants or affected 

person with regard to actual valuation of the property prior to compensation, 

amount awarded as compensation, procedure/process adopted for compulsory 

land acquisition and compensation exercise, rate of compensation for economic 

trees, property/items to be compensations and revocation notices which were 

rank to be 1st to 6th with a mean of 3.78, 3.68, 3.65, 3.59, 3.01 and 2.68 

respectively to be moderately adequate. Relocation notice was found to be least 

with a mean value of 2.65. The study concluded that actual valuation of the 

property prior to compensation, amount Awarded as compensation, 

procedure/process adopted for compulsory land acquisition and compensation 

exercise, rate of compensation for economic trees, property/items to be 

compensations, revocation notices  and relocation notice to be moderately 

adequate. The government should also improve significantly in the 

transparency of standards involved in the process of land acquisition as this 

will ensure best practices that will enhance community’s satisfaction by proper 
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enumeration of assets, assessment and determination of true value of economic 

trees. 

 

Keys: Residents, perception, Compulsory acquisition, Compensation and 

Exercice 

 

Introduction 

Compulsory land acquisition is an essential tool for government in acquiring 

private property to provide public facilities for comfort of the citizens (Food 

and Agricultural Organization, 2018). However, according to Larbi (2008) it 

usually comes with some sort of discomforts, as it often results in either 

displacing people economically or physically. Nevertheless, expropriated 

owners more often than not thwart government efforts to put land to the 

intended use (Larbi, 2018). Odudu (2017); Omirin and Famuyiwa (2018) 

observed that communities appear not to be thoroughly satisfied because the 

Land Use Act 1990 seems not to have directly addressed the issue of 

compensation for the land itself. This contributes to community dissatisfaction 

and disputes over land acquisition. Cities like Bauchi is unique, particularly 

because of the level of land development on going, some land were 

compulsorily acquired, though compensated but the issue now is what this 

people do before getting a new place of settlement.  For example the 

construction of Sabon Kaura major highway linking to Jos road had been 

completed and presently in use, though some residents and commercial shop 

owners were displaced as a result of the road network. But they were duly 

compensated for their loss, these are some of the effects, nevertheless land 

acquisition by the Government for its intended use can result in massive 

development and economic growth (Ibagere, 2010). 

There is usually delayed payment and most of the time, the claims in respect or 

damages to buildings, crops and economic trees, injurious affections, etc are not 

adequately enumerated and assessed either because the members of the Land 

Use and Allocation Committee are not involved as should be or they are 

compelled to do what the government required them to do at that particular 

moment. Despite all the issues mentioned above it appears that there is lack of 

sufficient research work that investigate the residents’ perception with 

compulsory acquisition exercise in Bauchi metropolis. This study therefore 



 

SSAAR (JECM); Journal of                     December, 2021 

Environmental Design and Construction Management  

 

19 | P a g e  

 

Editions 

attempts to investigate the residents’ perception with compulsory acquisition 

exercise in Bauchi metropolis with a view to reveal the perception of the 

residents. 

 

Literature Review 

Compulsory Land Acquisition and Compensation 

It is for the purpose of rating and taxation of landed property or acquisition of 

land for public and private projects, that valuations are governed by legislation 

across the world ( Pratley, 2013 and Reside, Beher, Cosgrove, Evans, Seabrook, 

Silcock, and Maron, 2017). The focus of this study is on compulsory acquisition 

of land and this essentially has to do with government’s use of the power of 

compulsory purchase which is variously known as ‘eminent domain’, ‘takings’ 

and ‘expropriation to acquire private property for public use (Keith et al, 2008). 

Acquiring land in this manner requires either a resettlement (FAO, 2008), 

payment of fair monetary compensation (Tagliarino, 2017; Li, 2017) or grant 

of other rights (Voss, 2010), in favour of the person whose property is taken. 

Compulsory acquisition of property is often justified on the need for 

infrastructure development, especially in respect to the provision of transport 

infrastructure (to provide roads, canals, highways, railways, bridges, airports 

etc.), public buildings (such as schools, libraries, hospitals, factories, religious 

institutions, public housing etc.), utilities (such as water, sewage, electricity, 

gas, communication, irrigation, drainage, dams, reservoirs etc.), parks, 

playgrounds, gardens, sports facilities, cemeteries (Keith et al, 2008 p. 11) 

among others. 

In developing countries, compulsory acquisition of land and compensation has 

been a problematic practice. In Nigeria, it has generated a lot of issues and 

controversies as outlined in preceding discussions. Though standard guidelines 

have been formulated by international agencies such as the World Bank, IFC, 

FAO and AfDB among others, but these standards are not always followed in 

many countries (Vanclay, 2017). As a result, the challenges associated with 

compulsory acquisition in developing countries have remained unaddressed. 

And, interestingly, the challenges of compulsory acquisition in developing 

countries are characteristically similar as documented in several studies 

including Tagliarino (2017) and Lindsay (2012). Notably, there is capacity 

limitation in terms of infrastructure deficiencies such as inefficient land 
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registration arrangement, poor electricity and information and communication 

technology. Other capacity issues are in relation to lack of professional valuers 

and surveyors among others. In Nigeria, for example, the dearth of professional 

valuers within government departments that are saddled with land 

administration means that most states of the federation rely on nonprofessional 

valuers for property valuations. 

Consequence to poor land administration arrangement, comprehensive 

cadastres are not always available during compulsory acquisition thereby 

making it difficult to identify land parcels to be acquired, the persons with legal 

and physical property rights over the land and the nature of the rights. The last 

issue relates to governance especially whether or not private property rights are 

protected, and whether people whose properties are threatened by expropriation 

have the ability to challenge the legality of actions and the value of their losses 

(Vanclay, (2017).   

The issue of inadequate compensation is confirmed by Alemu (2012) who 

conducted a study in the Ethiopian cities of Bahir-Dar and Gonder and found 

that varied compensation standards by government institutions were applicable. 

In Nigeria, practice of compulsory acquisition has evolved along with the land 

tenure system right from the pre-colonial era (Udoekanem, Adoga & 

Onwumare, 2014). During the pre-colonial era, land was solely owned by 

families and communities who then allocate based on the needs of their 

subordinates and subjects (Omuojine, 1999). At that time, control over land was 

at the community or family level. The leadership of communities and families 

had absolute interests, while constituents had derivative interests (Oluwatayo, 

Timothy & Ojo, 2019). Hence, any form of compensation during the pre-

colonial area goes to the leadership of the communities as a whole or the family 

head. During colonial period, land ownership as regulated by the colonial 

authorities using legislation such as: Treaty of Cession (1861), Land 

Proclamation Ordinance (1900), Land and Native Rights Act (1916), Public 

Lands Acquisition (1917), State Land Acts (1918) and Town and Country 

Planning Act (1947). These legislations were meant to take property rights out 

of the reach of community leaders as it were during the pre-colonial period 

(Oluwatayo, Timothy & Ojo, 2019).  

The Land Proclamation Ordinance created by Lord Lugard in 1900, for 

instance, disregarded the principles of native law and custom and stipulated that 
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title to land can only be acquired through the high commissioner (Udoekanem, 

Adoga & Onwumare, 2014). A compensation practice during this period was 

enshrined in various legislations enacted for that purpose. The transaction in 

land during this period caused deep conflict between the customary system of 

land tenure and imported freehold system, which resulted in endless and bitter 

litigation (Akingbenhin, Idhoko, Hamzat & Ayuba, 2016).  

 

Compulsory Land Acquisition and Compensation in Nigeria 

Since Nigeria’s independence, two key legislations have been to correct the 

anomalies observed during the colonial period. These are: Land Tenure Law of 

Northern Nigeria of 1962 and Land Use Act of 1978. The land tenure law of 

Northern Nigeria of 1962 gave authority to the minister to holds and allocates 

land (unoccupied or occupied native lands), to natives of northern Nigeria. This 

suggests that non-natives except for the approval of the minister could not own 

land titles. The law granted the natives of northern Nigeria the right to own land 

for a limited number of years. The individual/native may however sell, 

mortgage or transfer the land subject to the minister’s approval. The Land 

Tenure Law of 1962 was however repealed following enactment of the Land 

Use Decree of 1978 which was promulgated with the objectives of: making land 

accessible to all Nigerian; prevention of speculative purchases of communal 

land; and streamlining and simplifying the management and ownership of land 

and payment of compensation to individual or group of person whose land were 

acquired for overriding public interests. The extant statute governing land 

acquisition and the assessment of compensation in Nigeria is in the section 28 

and 29 of the Land Use Decree No.6 of 1978 (which is otherwise known as the 

Land Use Act – LUA of 1978) (Otubu, 2012). Despite the lofty objectives of 

the land use act of 1978, there are number of observable problems associated 

with compulsory acquisition payment for compensation.  

Nuhu, (2008) observed that invocation of Public Land Acquisition and Payment 

of Compensation in Nigeria have resulted in controversies, lapses and disputes 

such as inadequate revocation notices, inadequate compensations, illiteracy of 

the claimants, inadequate funding of compensation exercise, non-payment of 

interest on delayed payments, problem of conflicting claims, use of low rate for 

economic trees and crops, non-enumeration for some crops/economic trees, 

resistance to allow surveyors to represent claimant, non-payment for 
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undeveloped land, corruption of Government officers. The author noted further 

that the land use act is silent on the question of “disturbance and injurious 

affection” which implies that dispossessed land owners are not compensated for 

certain losses such as goodwill.  

The way and manner by which the governments in many developing countries 

exercise the rights of compulsory acquisition undermines tenure security 

because little or no compensation is paid. This too has had negative impacts on 

equity and transparency (Famuyiwa & Ominrin, 2011). There are progressive 

practices around the world that Nigeria and other developing countries can learn 

from. Evidence (Szypszak, 2010) from the U.S.A shows that monetary 

compensation for expropriated land is often based on the fair market value, 

established by a comparative market analysis. In addition, the U.S.A has a legal 

framework for compensating losses arising from the termination of business or 

relocating, in the event of an eminent domain taking of a real estate in use for a 

business (Szypszak, 2010). With these, compensations are always satisfactory 

to persons whose properties are taken.  

 

Methodology 

The study adopted the use of exploratory and descriptive design because it will 

use objective methods to uncover facts about its background and problems. The 

study approach considered most appropriate for this study is quantitative as 

numerical data was collected and analysed. Survey research strategy which uses 

questionnaire as instrument of data collection was adopted in this research. The 

study covers compulsory acquisition and compensation exercise. The study also 

covered some selected areas in Bauchi metropolis which comprises Bakaro- 

Kofar Dumi road and Bakin Kura- Malam Goje road. The target respondents 

for this study are residents whose property were compulsorily acquired. 

 

Findings  

A descriptive statistics based on mean ranking was carried out to explore the 

residents’ perception with compulsory acquisition exercise in Bauchi 

metropolis, Nigeria. The results in the Table 1 showed the ranking, mean and 

standard deviation for each Item.   
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Table 1: Residents’ perception with compulsory acquisition Exercise 

SN Perception  Mean S. D Rank 

1 Actual valuation of the property prior to  

compensation 

 

3.78 

 

0.99 

 

1st 

2 Amount Awarded as Compensation  

3.68 

 

1.18 

 

2nd 

3 Procedure/Process adopted for Compulsory 

Land Acquisition and compensation  CLA&C 

Exercise 

 

3.65 

 

1.22 

 

3rd 

4 Rate of compensation for economic Trees  

3.59 

 

0.09 

 

4th 

5 Property/items to be compensations  

3.01 

 

1.06 

 

5th 

6 Revocation notices 2.68 1.43 6th 

7 Relocation notices 2.65 1.36 7th 

 

Table 1 provides the result of descriptive analysis of the residents’ perception 

with compulsory acquisition and compensation exercise along Bakaro- Kofar 

Dumi and Bakin kura- Malam Goje road. It’s agreed to be adequately that actual 

valuation of the property prior to compensation has the highest mean rank 

ranked by the respondents in the survey. The variable obtained 3.78 as mean 

value, which was rank first. Amount Awarded as Compensation, 

Procedure/Process adopted for Compulsory land acquisition and compensation 

exercise, rate of compensation for economic Trees, Property/items to be 

compensations and revocation notices were also moderately agreed by the 

respondents as they were rank to be 2nd to 6th with a mean of 3.68, 3.65, 3.59, 

3.01 and 2.68. While relocation notice were found to be least with a mean value 

of 2.65. Therefore, the finding of this this study is in line with that of Saunders, 

Lewis and Thornhill (2012) whose reported amount awarded as compensation, 

Procedure/Process adopted for Compulsory land acquisition and compensation 

exercise and rate of compensation for economic trees as major residents’ 

perception with compulsory acquisition and compensation. 

 

Conclusion 

The aim of this study is to assess the residents’ perception with compulsory 

acquisition in Bauchi metropolis, Nigeria, with a view to proposing residents’ 

perception with compulsory acquisition. The study revealed that the perception 
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of the occupants or affected person with regard to actual valuation of the 

property prior to compensation, amount awarded as compensation, 

procedure/process adopted for compulsory land acquisition and compensation 

exercise, rate of compensation for economic trees, property/items to be 

compensations and revocation notices and relocation notice was found to be 

least in the study area. The study concluded that actual valuation of the property 

prior to compensation, amount awarded as compensation, procedure/process 

adopted for compulsory land acquisition and compensation exercise, rate of 

compensation for economic trees, property/items to be compensations, 

revocation notices  and relocation notice to be moderately adequate. The study 

recommended that the government should also improve significantly in the 

transparency of standards involved in the process of land acquisition as this will 

ensure best practices that will enhance community’s satisfaction by proper 

enumeration of assets, assessment and determination of true value of economic 

trees. 
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