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ABSTRACT
This study examines the contribution of key factors that limit land accessibility in Akure. A survey design

method was used for data collection via building enumeration and a structured questionnaire survey on residents
within the three zones in the city. A sample size of 7% was adopted, which amounts to a total of 422 sampled re‑
spondents, while descriptive statistics and a Likert scale were used to process the set objectives. Findings from
the study revealed that socio‑economic attributes of residents were significant predictors limiting land accessibil‑
ity in Akure. Findings on critical land parameters examined in the three zones observed in the city indicate that
availability and affordability have high mean values of 4.50, 4.40 and 3.25, tenure security has 4.29, 4.05 and 4.48,
ease of transaction has moderate mean scores of 3.38, 3.54 and 3.02, land market policy has 3.12, 3.11 and 3.65,
location has mean value of 4.31, 4.29 and 4.39 while land price speculation has 4.25, 4.17 and 4.23 mean value
contributions to land accessibility challenges in Akure. Thus, the study recommends: (i) implementation of sound
land tenure policy frameworks to land accessibility, (ii) empowering productive age group with land discounted
prices and housing finance subsidies, (iii) regional redistribution of infrastructure and social facilities to reduce
pressure on existing urban lands, (iv) review of land market policy to curb informal land transactions, (v) effective
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collaboration among stakeholders in land administration, and (vi) adopting GIS techniques for effectivemonitoring
of land utilization in promoting sustainable urban land use and management in Akure.
Keywords: Land Affordability; Land Market Policy; Land Tenure Security; Land Price Speculation; Ease of Transac‑
tion

1. Introduction

Land is a solid, dry surface of the earth, encompass‑
ing the continents and islands. It is a crucial natural
resource, supporting all forms of life, essential for var‑
ious economic activities like construction, mining, agri‑
culture, and recreation. Generally, land has been used
as a tool for obtaining social prestige, economic security,
and political power. Availability of land is crucial to na‑
tional development, as it is the basis for all infrastruc‑
tural, economic, and social development [1]. As a result,
land is the most valuable of all the resources on which
other resources are directly or indirectly dependent.

Mixta Africa noted that land ownership refers to
the legal rights over a piece of land, which may include
the ability to either use it, lease it, sell it, or allow it to ap‑
preciate over time [2]. Hence, owning land adds to the se‑
curity of assets, makes value more long‑term, and opens
updiverse opportunities. Landowners are the holders of
exclusive rights and privileges over a territory or piece
of land. However, the Land Use Act of 1978 is one of the
most important legal frameworks governing land owner‑
ship andmanagement inNigeria. Hence, landownership
in Nigeria is either statutory or customary [3,4]. Statutory
ownership of land applies to urban areas, where rights
and control of all land are vested in the ‘Governor’. How‑
ever, customary ownership rights are solely vested in
the family, otherwise known as the “Olori Ebis” (Family‑
heads). It is important to note that customary owner‑
ship has yielded several disputes or insecurities over the
years, thereby affecting access to sustainable housing de‑
livery in Nigeria.

Land accessibility can be explained as the various
processes by which a person or group of people obtain
the right to occupy, use, or benefit from land and its
inherent resources, either temporarily or permanently.
Igwe et al. pointed out that land accessibility in Nigeria
is limited by factors such as insufficient land allocation

mechanisms, high cost of land, declining income, and in‑
efficient mortgage institutions [5]. These inadequacies
had all been linked to subpar housing delivery in Nige‑
ria and its urban areas in particular.

Socio‑economic attributes of residents contribute
significantly to land accessibility challenges. Notably, fac‑
tors like gender, age, educational level, income level, and
occupational status influence one’s access to land. The
scenario in Nigeria’s urban areas highlights that there is
a spike in land costs, which impedes access to land [6].
Therefore, housing provision has proven difficult, despite
several government interventions. This disturbing sce‑
nario was attributed to the socio‑economic characteris‑
tics of landowners inAkure, such as loweducational level,
low economic status, and lack of property rights. These
have made access to land essentially difficult for most ur‑
ban residents. As a result, families whose income was
structurally limited and unable to purchase land, due to
its rising costs, were forced to reside in slums or deteri‑
orated housing conditions. Another viable social factor
limiting land owners is Gender. Evidently, in most Nige‑
rian cities, women encounter low land accessibility due
to low educational level, low proportion of female land
owners or household heads, large percentage of unem‑
ployed women or women in the informal sector, amongst
others [7]. Besides, cultural orientation in the study area
has an important attachment of land ownership to men
rather thanwomen. These limiting factors have amplified
land accessibility and affordability challenges in no small
measure.

Similarly, the dominance of the productive age groups
in most urban areas has increased the demand for housing.
This increased demand for housing has become pivotal to
the high costs of land in cities. It is noteworthy that there
is an insufficient supply of urban land to meet its rising de‑
mand. This has increased the growthof urban sprawl inma‑
jor cities in Nigeria, such as Lagos, Ibadan, Port‑Harcourt,
andAbuja. Akure urban is not left out of this disturbing situ‑
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ation. High rate of unemployment and under‑employment
in developing countries like Nigeria is another contribut‑
ing factor. The Nigeria Economic Summit Group [8] docu‑
mented that the unemployment rate stood at 5.3 percent in
the first quarter of 2024, representing a third consecutive
increase since the second quarter of 2023. However, the un‑
deremployment rate accounted for 10.6 percent in the first
quarter of 2024. This had led to a weak purchasing power
and harsh economic conditions, as the majority of Nigeri‑
ans, low and middle‑income earners, could barely afford
rental costs, let alone purchasing land to construct decent
dwellings. This has further increased multi‑dimensional
poverty, deepened inequality, and left a significant portion
of the urban population homeless. Extreme poverty line
results in Nigeria for 2021, 2022, and 2023 are 11.0, 11.4,
and 11.9 percent, respectively. Also, World Poverty Clock,
as cited in Oyedeji [9], ascertained that in 2024, a huge esti‑
mateof 70,834,207out of apopulationof 225,731,260Nige‑
rians weremulti‑dimensionally poor.

Notably, other factors had been identified as key
contributors to land accessibility challenges in Nigeria.
These factors include affordability and availability, ease
of transaction, land market policy, land tenure security,
location, and land price speculation. Oyedeji [10] and
Owoeye and Adedeji [11] all affirmed that land affordabil‑
ity in terms of (high cost of urban land), unavailabil‑
ity or scarcity of urban land, cumbersome process of
land acquisition and fraudulent activities of land hus‑
tlers or speculators (in terms of ease of transaction), ex‑
isting land tenure system (prevalence of customary land
tenure and ineffective land administration), had signif‑
icantly led to a spike in land accessibility challenges in
Nigeria and Akure city in particular. For instance, Gbade‑
gesin et al. [12] noted that 69 percent of land transac‑
tions in Nigeria were through family holdings and in‑
heritance (customary land tenure system). Also, the es‑
calating costs of Nigeria’s urban land and ease of land
transactions have posed a significant constraint on land
accessibility and other basic living costs. Adedeji et
al. [13] and Agunbiade et al. [14] confirmed that affordabil‑
ity challenges and ease of transaction of land in most
urban areas like Lagos, Akure, Ibadan, Port‑Harcourt,
and so on, had been difficult and hectic. Similarly, the
non‑formulation and implementation of effective land

market policies or reforms in Nigeria had exacerbated
land accessibility challenges in Nigeria. Consequently,
land prices continue to rise indiscriminately, as a re‑
sult of the existing informal land market and ineffective
price control or regulatory framework [15,16]. These hin‑
drances have further impacted effective housing provi‑
sion in Nigeria.

Given all the aforementioned scenarios, however,
this study seeks to make an in‑depth investigation into
key factors that limit land accessibility in Akure, intend‑
ing to proffer a holistic approach to resolving urban land
accessibility challenges, as well as creating improved ur‑
ban planning and land use management practices in the
study area.

2. Conceptual Framework
Land accessibility, urban land governance, socio‑

economic determinants, and landmanagement concepts
are found relevant in providing an insightful background
to the vital aspects of discourse in this study.

2.1. LandAccessibility andUrbanLandGov‑
ernance

Accessibility is vital to improving an individual’s
or a group of people’s standards of living, as it helps in
a nation’s overall development and poverty reduction
among its citizens. Therefore, land accessibility is the
process bywhich people gain rights and opportunities to
occupy and use land primarily for various purposes such
as residential, commercial, agricultural, recreation, and
soon,which could be temporary or permanent [17]. Effec‑
tive land supply forms the basis for sustainable housing
provision globally. However, it has been observed that
there is limited access to land in Nigeria, especially in ur‑
ban areas. This has increased thenumber of homeless in‑
dividuals and has made housing provision problematic.
Bako and Balogun [18], Ibimilua and Ibitoye [19] noted
that numerous issues exist regarding land accessibility,
management, and housing provision all over the world.
These researchers further stressed that land accessibil‑
ity andmanagement challenges, includinghousing short‑
ages in developing countries such as Nigeria, arise from
difficulty in obtaining land for construction (high costs
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of land), scarcity of urban land, ineffective government
policies (in terms of land administration and price con‑
trol), exorbitant mortgage interest rates, among others.
Therefore, there is an increase in homeless individuals,
deteriorated living conditions (slum housing), and land
accessibility challenges in most urban areas in Nigeria.

Similarly, high population growth and rapid urban‑
isation rates in Nigerian cities have further posed un‑
due pressure on the available urban land, as a result of
an increase in demand. This leading to a spike in land
prices and hinders the availability of urban land for de‑
velopment purposes. Moore [20] affirmed that the high
cost of urban land, limited access to housing finance, and
high mortgage interest rates had limited the effective‑
ness of affordable housing delivery in Nigeria. Chrinus,
Okoye, and Ukah [21] pointed out that bureaucracy and
administrative bottlenecks in land administration pro‑
cesses pose a serious challenge to land accessibility and
housing development in Nigeria, especially in urban ar‑
eas. The customary land tenure system has exacerbated
land accessibility, affordability, and housing supply chal‑
lenges in cities. Over the years, this has led to several
land disputes as a result of improper documentation and
unscrupulous activities of land speculators. Also, obtain‑
ing land survey plans and building plan approvals from
multiple government agencies has increased the finan‑
cial burden on prospective land or house owners. It is
important to note that the registration of land title docu‑
ments has been time‑consuming [13].

Furthermore, effective urban land governance is
pivotal to equitable land accessibility. Urban Land Gov‑
ernance, in this context, embodies the vital require‑
ments for land use and resource management for sus‑
tainable, inclusive, and resilient cities [22]. It is notewor‑
thy that reliable land information, easy documentation
or registration process, increased supply of urban land,
sustainable land market policies and land tenure secu‑
rity, as well as citizen participation, would reduce land
accessibility challenges in Nigeria and Akure in partic‑
ular. Andrew et al. [23] confirm that urban governance
through effective policies and regulations can influence
land prices, making it more or less accessible to differ‑
ent socio‑economic groups. Government investment in
transportation infrastructure can also improve accessi‑

bility to land, while a lack of investment will limit access.
Urban land governance and socio‑economic factors can
perpetuate social inequality, with marginalized groups
facing greater barriers to accessing land [23]. However,
the recent implementation of the National Urban Devel‑
opment Policy in 2025 is hoped to create a transfor‑
mative path for urban planning, by resolving the inade‑
quaciesmilitating against sustainable urban governance
and land accessibility challenges in Nigeria.

2.2. Socio‑EconomicDeterminants (SED) of
Land Accessibility

Land is a fundamental resource for all, as it pro‑
vides an important basis for economic and social devel‑
opment [24]. However, for land to be considered acces‑
sible to end users, it must be physically reachable, rea‑
sonably priced, easy to transact, and secured by a solid
tenure system. Therefore, access to land is crucial for
poverty reduction and economic advancement. Socio‑
economic factors shape ourway of life, social values, and
invariably the desire for an improved standard of living,
such as owning land, house, cars, and so on [25,26].

Meinzen‑Dick et al. [27] observed that Gender, as
one of the socio‑economic determinants of land accessi‑
bility, plays a pivotal role in land accessibility in Nigeria.
Compared to men, women had less access to urban land
due to their low income, economic instability, and cul‑
tural attachment of land ownership to men rather than
women. Women constitute the majority in the informal
occupation sector and also lack access to land and its in‑
herent resources [28]. Promoting equitable distribution
of land and its resources for the male and female coun‑
terparts would promote economic prosperity, reduce
poverty, and create an improved urban development in
Nigeria and Akure urban in particular. Ajayi [29] and Olo‑
tuah [30] established that accessibility to land for residen‑
tial purposes anddevelopmentprojects inurbanareas in
Nigeria has become challenging for the majority of low‑
and middle‑income groups, due to prohibitive prices.
These inequalities had forced many urban dwellers into
abject poverty, thereby increasing homelessness and oc‑
cupants of deteriorated housing conditions.

Yusuf et al. [25] affirmed that the educational level,
occupation, age, and marital status of urban residents
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also play significant roles in determining land accessibil‑
ity. A high educational attainment and an increase in the
number of gainfully employed urban residents would in‑
crease their purchasing power and accessibility to urban
land. This would also result in increased knowledge of
property and land acquisition rights. Hence, land acces‑
sibility and acquisition challenges would be reduced sig‑
nificantly. Similarly, age andmarital status of urban resi‑
dents reveal an increased demand for urban land and in‑
creased economic productivity. However, there is a need
for synergy between the government, community‑based
organisations (CBOs), non‑governmental organizations
(NGOs), private development companies (PDCs), and cit‑
izens. These would create an increase in the supply of
urban land for a sustainable housing provision andmini‑
mize the rising rates of poverty amongst urban residents
in Nigeria and Akure urban in particular.

3. Materials and Methods

3.1. The Research Locale

The research area is Akure, the capital city of Ondo
State Nigeria. As shown in Figures 1A and 1B, Akure is
located in the Southwestern part of Nigeria, lies within
Latitudes 7015'N and 7028'N North of the Equator and
Longitudes 506'E and 5021'E East of the Greenwich
Meridian. It is located approximately 700km Southwest
of Abuja, the Federal Capital of Nigeria and about 350km
to Lagos. Akure urban had a total land area of 991
km2 [31] . The city is located within the tropical rainforest
region. The temperatures are relatively high throughout
the year, and there are marked seasonal changes in rain‑
fall and relative humidity. The climate of Ondo State is
influenced by two major wind currents ‑ the Southwest
trade wind, which is warm andmoist, and the Northeast
trade wind, which is hot and dry. Notably, this gives rise
to the two major seasons: the wet (rainy) and dry (har‑
mattan) seasons. The wet season starts in November
and ends in March. The rainy season is between April
and October, while the average rainfall is about 1,340
mmwithheaviest rainfall in July (2,940mm)and the low‑
est rainfall in January andDecember (83mmand149mm
respectively). On the other hand, a cool dust dust‑laden
wind (harmattan) blows during December and January.

As regards temperature, themeanannualmaximumtem‑
perature of the city is about 30 ℃ [31].

Akure became the capital city of Ondo State in
1976 [32] and the headquarters of the Akure South Lo‑
cal Government Area. It has experienced tremendous
growth since it assumed this status, leading to economic
pressures as a result of the spike in its inflation rate.
This is reflected in the high cost of land, building mate‑
rials, the high cost of land title registration, and so on.
The majority of the residents in Akure are in the low‑
middle group; hence, they are unable to cope with the
surge in inflation. Also, the high influx of the productive
age group, gender disparities, and increased unemploy‑
ment rates have further amplified the land accessibility
challenges in Akure urban. As a result of the city’s in‑
creased migration rate, rapid urbanisation, and popula‑
tion growth, Akure serves as a centre for commerce, ed‑
ucation, administration, recreation, etc. This had led to
a remarkable increase in the city’s population. Thus, as
at the 2006 population census, the population of Akure
was 403,000 [33]. However, the population of Akure ur‑
ban has been projected to be 803,000 in 2025, at a 3.88
percent growth rate [34]. Furthermore, the ineffective‑
ness of the Government’s land policy, illegal activities
of land speculators, inefficient land price control, and
scarcity of urban land have further made the residents
of the research area prone to intense land accessibility
challenges.

3.2. Methodology for Database Acquisition

This study made use of a structured questionnaire
and personal observation for data acquisition. Infor‑
mation obtained through these instruments facilitated
an in‑depth understanding of the socio‑economic at‑
tributes of land owners and contributions of other land
parameters to determining land accessibility challenges
in the study area. Also, a Geographic Information Sys‑
tem was used to digitize the study area to obtain the
building population of 12,040 as shown in Figure 2
and Table 1. A sample size of 7% was taken across
the three zones in Akure urban. The Ondo State Bu‑
reau of Statistics (ODSBS) [35] integrated household sur‑
vey report of 5 persons per building and 5 persons per
household in Akurewas adopted in the estimation of the
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household population survey, with a sum of 60,200, out
of which 422 respondents were sampled for this study.
Haruna [36] affirmed that a sample size less than 400

does not adequately represent a large population such
as Josmetropolis and invariablyAkure urban. Hence, the
sample size adopted is considered suitable for the study.

Figure 1. (A) Ondo State in the National Setting; (B) Akure South in its Regional Setting.
Source: Ondo State MPPUD (2021).

Figure 2. Locational Map of selected settlements for the Study in Akure Urban.
Source: Digitized Map from Google Imagery (Updated by the Authors, 2021).

Multi‑sampling techniqueswere adopted in data col‑
lection for the study. The study areawas first divided into
three zones using stratified random sampling; six loca‑
tions were selected in all, with two from each zone using
a purposive sampling technique. A questionnaire was ad‑
ministered to a household head in each of the sampled

buildings or an adult who could provide the desired in‑
formation on the subjectmatter using systematic random
sampling. Statistical Package for Social Sciences (SPSS
version 20) was explored to process data obtained from
the field through the structured questionnaire, which
was subjected to both descriptive and inferential analy‑
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sis. The descriptive statistic was used to evaluate the
contribution of socio‑economic attributes of residents to
land accessibility challenges in the study area. The results
were presented in frequencies, percentages, charts, and
tables. A Likert scale was adopted to explore the influ‑
ence of key land accessibility parameters like land mar‑
ket policy, tenure security, ease of transaction, location,

and land price speculation, with their results presented
in mean scores. Microsoft Excel (version 13) was used
to prepare the charts, while tables were inserted using
word processing. Table 1 shows the sampled areas and
the sample size derivation in the study, while Table 2 re‑
veals the socio‑economic variables of residents and key
land accessibility parameters examined in the study.

Table 1. Sampled area and sample size derivation for the study.
Zones Sampled Areas Existing Buildings Estimated HHDs Population Sample Taken@7%

Core Isolo 1,410 7,050 50
Arakale 1,958 9,790 68

Transition Awule 3,301 16,505 116
Oluwatuyi 1,744 8,720 61

Periphery Adofure 2,372 11,860 83
Ipinsa 1,255 6,275 44

Total 12,040 60,200 422
Source: Field Survey (2021).

Table 2. Socio‑economic and structural land market factors examined in Akure.
S/N Variable Name Variable Specification Measurement Scale Statistical Tool for Analysis

1 GENDER Respondents being called male
or female

1 = Male
2 = Female Descriptive Statistics

2 AGE Age of respondent
1 = 18–30 years
2 = 31–45 years
3 = 46–59 years
4 = above 60 years

3 EDULEV Educational level of respondents

1 = Primary
2 = Secondary
3 = NCE
4 = Polytechnic
5 = University

4 INCOME Income distribution of
respondents

1 = Below N18,000
2 = N18,001– N36,000
3 = N36,001– N54,000
4 = N54,001– N72,000
5 = N72,000 and above

5 OCCUPADS Occupational status of
respondents

1 = Unemployed
2 = Farming
3 = Lumbering
4 = Trading
5 = Artisan
6 = Civil servant

6 AVAB & AFFORD Availability and Affordability

1 = Very high
2 = High
3 = Average
4 = Low
5 = Very low

Likert Scale

7 LAMAPO Land Market Policy

1 = Very high
2 = High
3 = Average
4 = Low
5 = Very low

8 EASTRA Ease of Transaction

1 = Very high
2 = High
3 = Average
4 = Low
5 = Very low
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Table 2. Cont.
S/N Variable Name Variable Specification Measurement Scale Statistical Tool for Analysis

9 LANDTEN Land Tenure Security

1 = Very high
2 = High
3 = Average
4 = Low
5 = Very low

10 LOCATION Location

1 = Very high
2 = High
3 = Average
4 = Low
5 = Very low

11 PRCSPEC Land Price Speculation

1 = Very high
2 = High
3 = Average
4 = Low
5 = Very low

Source: Field Survey (2021).

4. Results and Discussion

4.1. Socio‑Economic Factors Influencing
LandAccessibility Challenges inAkure

4.1.1. Gender of Respondents

Findings from this study indicated that the major‑
ity of the respondentsweremale (68%)while 32%were
female (see Figure 3). This is due to the widespread

perception in Nigerian cities that male counterparts pre‑
dominate as household heads [6,37]. Notably, there is
an increase in land ownership inequalities, accessibility
and invariably low economic empowerment for women.
As a result, a good proportion of females have lesser ac‑
cess to land ownership through inheritance, purchase,
among others, because they are mostly unemployed or
are in the low‑income groups. Hence, increasing home‑
lessness or housing problems amongst females [38,39].

Figure 3. Gender of respondents.
Source: Field Survey (2019).

4.1.2. Age of Respondents

Age distribution of respondents obtained from this
study revealed that majority are within the age of 31‑45
years (see Figure 4). These age cohorts are the produc‑

tive or economically active ones, with an increased de‑
sire to become successful, tomeet their needs. A cursory
look at this distribution also shows that the age group 60
and above is predominant in the core and transition ar‑
eas of Akure.
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Figure 4. Age distribution of respondents.
Source: Field Survey (2019).

However, the dominating young age cohorts (31–
45 years) encounter harsh economic realities due to a
declining income, high unemployment or underemploy‑
ment rate, and inflationary trends. These inadequacies
have reduced their purchasing power and quest to af‑
ford or access land. Thus, forcing them to reside in
slums and squalor housing conditions [40]. It is impor‑
tant to note that there is a limited supply of urban land
to cope with the increased demand from the productive
age groups. This has exacerbated land prices, including
rental costs [41]. This has led to ineffective housing sup‑
ply in Nigeria and Akure urban areas.
4.1.3. Educational Level (EDULEV) of Re‑

spondents
EDULEV of sampled respondents in this study re‑

vealed that 29.1%were Senior Secondary School Certifi‑
cate (SSCE) holders, while 46.1% had attained tertiary
education (see Table 3). It could be inferred from this
that, residents in this part of the city were literate, with
increased demand for land and property rights. Ajayi &
Adebayo [42] affirmed that there is an increase in the edu‑
cational level of Akure residents. This was as a result of
migrants from neighbouring towns and villages who are
employed or desire to acquire more knowledge in the
Akure urban area. Consequently, there is an increased
demand for urban land, property rights, and affordable,
quality housing [25]. However, this increased demand for
land and quest for property rights has been met by un‑

favourable land policies, increased land cost and illegal
activities of land speculators from the informal landmar‑
kets.
4.1.4. Occupational Distribution (OCCU‑

PAD) of Respondents
OCCUPAD showed that 18.2 percent were unem‑

ployed, 59.4 percent were self‑employed (traders and ar‑
tisans), 22.4 percent were civil servants in the study area.
Table 4 revealed this distribution. In Akure core and tran‑
sition areas, traders and artisans were predominant, due
to the fact that this zone is the locale of business activi‑
ties. However, in the peripheral zone of the study area,
farmers and civil servants dominated. The spike in unem‑
ployment in the research area, has led to economic pres‑
sures or hardship, as a good number of Akure urban resi‑
dents cannot afford to own land. Also, the working popu‑
lation especially the self‑employed (traders and artisans),
engages in small‑medium scale enterprises and are faced
with inflationary trends in land price and housing, as a re‑
sult of high population and rapid urbanisation rate in the
research area. The civil servants also encounter these eco‑
nomic downturns. Therefore, land accessibility still re‑
mains difficult the majority of the residents in Akure. As
a result, urban housing crisis keeps increasing. Ogundipe
et al. [43], Yusuf et al. [25], Yoade, Adeyemi and Adeyemi [44]
affirmed that occupational pattern influences land acces‑
sibility, affordability and invariably effective housing de‑
livery.
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Table 3. Educational level (EDULEV) of respondents.
EDULEV Frequency Percentages (%)

Primary 103 24.5
Secondary 123 29.1
NCE 47 11.1
Polytechnic 41 9.7
University 108 25.6
Total 425 100.0

Source: Field Survey (2019).

Table 4. Occupational Distribution of Respondents.
OCCUPAD Frequency Percentage (%)

Unemployed 77 18.2
Traders 148 34.9
Artisans 104 24.5
Civil servants 96 22.4
Total 425 100.0

Source: Field Survey (2019).

4.1.5. Income Distribution of Respondents

Results from the statistical distribution of income
of respondents indicated that a significant proportion
are low‑middle income earners. This had created a ma‑
jor obstacle to land accessibility in Akure. As income
remained a principal determinant of land accessibility
and acquisition. Table 5 revealed that over 70 per‑
cent of residents in the research area earn below Nige‑
ria’s current minimum wage of N70,000. This was due
to the unemployment and under‑employment rate, in‑
cluding the nature of their jobs. Hence, there is an in‑
creased gap between land accessibility and affordabil‑

ity. Family Home Funds [45] and Ayo‑Odifiri et al. [46]
affirmed that the prices of urban land available were
beyond the reach of the majority of low‑ and middle‑
income groups in Nigeria. Furthermore, the spike in
land prices in Akure cannot be overstated; this has in‑
variably increased housing costs. Also, the illegal activ‑
ities of land speculators from the informal land market
had further increased land prices. This had imposed eco‑
nomic pressure and land disputes on themajority of low‑
middle‑income classes in the research area. Hence, lead‑
ing to severe housing challenges such as homelessness
and living in sub‑standard housing conditions, amongst
low‑ and middle‑income households.

Table 5. Income Distribution of Respondents.
Income (₦) Frequency Percentages (%)

18,000 & Below 78 18.4
18,001–36,000 92 21.8
36,001–54,000 128 30.3
54,001–72,000 106 25.0
72,001 & Above 19 04.5
Total 422 100.0

Source: Field Survey (2019).

4.2. Structural Land Market Factors Influ‑
encingLandAccessibility Challenges in
Akure

Ekebuike et al. [47] and Unamma et al. [48] noted that
the increased competition for urban land, arising from
high population and urbanisation rate, had led to a surge
in housing construction and rental prices. It is pertinent
to note that a significant proportion of the urban popula‑

tion is unable to afford quality housing. These economic
downturns have prevented equitable access to land and
its resources, leading to an increasing urban poverty rate.
Moreover, land accessibility is fundamental to sustain‑
able urban development. It is from this end that this ob‑
jective investigates the challenges militating against equi‑
table land accessibility in Akure. Variables investigated
in this section were illustrated in Table 6, using a Likert
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scale as a statistical tool for the analysis. This was based
on five options, where 5 = Very High (VH), 4 = High (H), 3
=Undecided (UD), 2=Low(L), and1=VeryLow(VL). Fac‑

tors examined in this section include: availability and af‑
fordability, landmarket policy, ease of transaction, tenure
security, location, and land price speculation.

Table 6. Structural Land Market Factors Influencing Land Accessibility Challenges in Akure.
Variables Examined Core Transition Periphery

Means Std. Means Std. Means Std.
Availability and Affordability 4.50 0.753 4.40 1.040 3.25 1.485
Land Market Policy 3.12 1.766 3.11 1.719 3.65 1.639
Ease of Transaction 3.38 1.632 3.54 1.426 3.02 1.429
Tenure Security 4.29 1.385 4.05 1.600 4.48 0.880
Location 4.31 0.747 4.29 0.787 4.39 0.932
Land price speculation 4.25 1.148 4.17 1.075 4.23 1.304

Source: Field Survey (2021).

Findings revealed that availability and affordability
were the principal contributors to land accessibility chal‑
lenges in the research area. Hence, with highmean values
of 4.50, 4.40, and 3.25 in the core, transition, and periph‑
ery zones of Akure urban, availability and affordability of
land have remained a major obstacle to effective housing
provision or sustainable urban development. Bello [49],
Ajayi [29], and Olotuah [30] emphasized that there is a need
to supply more land in urban areas and also ensure it is
affordable to all income groups. This would increase ac‑
cess to affordable housing in all regions. Tenure security
is another factor accounting for land accessibility chal‑
lenges inAkure. This also constituted highmean values of
4.29, 4.05, and 4.48 in the core, transition and periphery
zones, respectively. The customary land tenure system or
family holdings was predominant in the study area. This
had led to several ownership disputes in the study area.
Hence, limiting sustainable urban development in Akure.
Ogundipe et al. [45] and Ekpodessi and Nakamura [50] af‑
firmed that the customary land tenure system had in‑
creased housing issues in Africa. Ease of transaction is
the third contributor to land accessibility challenges, ac‑
cording to the statistical findings from this study. This
accounted for mean values of 3.38, 3.54 and 3.02 across
the urban core, transition, and periphery zones of Akure.
The financial capability of respondents in the study area
determines the ease of land transactions across the differ‑
ent zones. As a result, the majority of the respondents in
this study, earned below the minimum wage of ₦18,000,
as at the time of this survey. Chrinus et al. [23] and Rai‑
tano [51] agree that urban residents’ declining income has
limited access to land and invariably sustainable housing

development.
Location and land price speculation are other crit‑

ical factors investigated in the study. They contribute
significantly to land accessibility challenges in the study
area. Locational factor has mean values of 4.31, 4.29.and
4.39while land price speculation hasmean values of 4.25,
4.17 and 4.23 across the three zones in the city. Accord‑
ing to Enisan and Adejuwon [52], rapid urbanisation in
Akure has led to increased demand for land, resulting in
high land prices and reduced accessibility, especially for
low‑income households. Also, the topography of the city,
including rock outcrop formations covering 182 square
kilometers, can limit land development and affect acces‑
sibility. The distribution of developed areas (120 square
kilometers), vegetation cover (336 square kilometers),
and barren lands (371 square kilometers) influences land
accessibility and prices. Adeoye [53] confirms that specu‑
lation can drive up land prices, making it difficult for in‑
dividuals and developers to access land, particularly in
prime locations. It also affirms that high land prices con‑
tribute to a shortage of affordable housing options, ex‑
acerbating housing challenges in cities like Akure. Thus,
speculation can lead to unequal land distribution, with
some individuals or groups accumulating land for specu‑
lative purposes, limiting access for others. The effects are
quite significant. Limited land accessibility occasioned by
high prices contributes to housing challenges, including
overcrowding, substandard housing, and increased risk
of disease outbreaks [53]. It also has the potential to deter
investment, hinder economic growth, and affect the over‑
all quality of life in cities like Akure.

The least contributor to land accessibility chal‑
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lenges in this study is the land market policy and dynam‑
ics, with mean scores of 3.12, 3.11, and 3.65 in the core,
transition, and the periphery, respectively. Succinct to
observe that the majority of the respondents lacked ad‑
equate knowledge on this factor, which is substantially
pivotal to land accessibility challenges globally. It focuses
on supply and demand imbalances, speculation, and fluc‑
tuations affecting land prices and accessibility. Family
land owners (FLOs) and illegal land agents inflate the
prices of land indiscriminately; hence, a lack of effec‑
tive land market policy has worsened the challenge in
Akure. Uwaegbulam [15], and Bassey and Oladokun [54] all
noted that land market policy and dynamics in Nigeria
lack structure and are highly fragmented. Consequently,
the non‑implementation of effective land market policy
in Nigeria has led to several land disputes and an inces‑
sant increase in land prices, particularly from informal
land transactions. The 1st Attorneys Law Articles [55] re‑
ports that the Land Use Act’s rigid structure and central‑
ization of land rights limit secure land tenure, creating bu‑
reaucratic obstacles and constraining economic develop‑
ment and equitable land access. It further stresses that
excessive bureaucracy in obtaining the Governor’s con‑
sent and approval for land transactions contributes to
high land prices, making it difficult for low‑income earn‑
ers to access land. Corroborating this submission, Ugo‑
nabo et al. [1] argue that excessive bureaucracy in obtain‑
ing the Governor’s consent and approval for land trans‑
actions contributes to high land prices, making it diffi‑
cult for low‑income earners to access land. The implica‑
tions involve Ad‑hoc solutions and a lack of effective ur‑
ban planning, leading to haphazard development, envi‑
ronmental degradation, and social inequality. Cumber‑
some regulations and unpredictable changes in legisla‑
tion limit access to land, which hinders real estate invest‑
ments and development. This, invariably, will contribute
to housing challenges, including overcrowding, substan‑
dard housing, and increased risk of disease outbreaks.

5. Policy Recommendations
A holistic approach to resolving the limiting factors

observed in the study would be pivotal for sustainable
urban development in the study area. Therefore, this

study proffers the following policy guidelines for pro‑
moting effective urban land accessibility in Akure:

a) Formulation and implementation of sound land
tenure policy frameworks that prioritize gender in‑
clusiveness in land accessibility. This would ensure
equitable access to urban land in Akure by both gen‑
ders.

b) Productive age groups should be empowered with
subsidies such as the provision of land at discounted
prices and housing finance. These would minimize
homelessness and housing issues amongst these
age cohorts. It is noteworthy that empowerment
schemes such as the creation of small‑medium scale
enterprises, investment in industries capable of pro‑
ducing locally made building materials, and so on,
would reduce the high rate of unemployment or eco‑
nomic hardship in the study area.

c) Also, regional distribution of infrastructural facil‑
ities and social amenities such as tertiary institu‑
tions, recreational facilities, health care, good elec‑
tricity, andwater supply, amongst others, would re‑
duce the pressure on existing urban land.

d) Abandoned urban lands should be reallocated to
themarginalized low‑middle income earners, at an
affordable price. Similarly, this can be converted to
affordable, quality housing for all income groups.
This would reduce income inequalities or land ac‑
cessibility challenges in Akure.

e) Nigeria’s land market policy should be reviewed or
restructured. As a result, informal land transactions
from the customary land tenure system would be
strictly monitored and sanctioned. This would min‑
imize or resolve the surge in land disputes, which
had remained amajor obstacle to sustainable urban
development in the research area. Therefore, pro‑
moting greater access to urban lands.

f) Furthermore, Geographic Information System (GIS)
should be used to ensure proper documentation of
all urban land information. Thiswouldpromote sus‑
tainable urban land use and management. Synergy
between all stakeholders in land administration or
supplywould further enhance effective urban devel‑
opment in Akure.
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6. Conclusions
This study highlights the complex interplay of socio‑

economic attributes of land owners and structural mar‑
ket issues influencing land accessibility challenges in
Akure, Nigeria. Findings from the study revealed that
gender, age, education, income, and occupation status
were all significant contributors to land accessibility chal‑
lenges in Akure. Similarly, other factors like availabil‑
ity and affordability, land tenure system, ease of transac‑
tions, land market policy, location, and land price spec‑
ulation were identified as structural market issues limit‑
ing land accessibility in Akure. It is believed that efforts
made to address these issues can improve land accessibil‑
ity, promote sustainable development, and enhance the
well‑being of its residents.
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