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Abstract: The importance of facilities in the proper functioning of any building 

cannot be overemphasized. The demand for accommodation is the demand for all 

components and facilities that can enhance the desired satisfaction of the 

occupants. This study therefore, aims at examining the effects of facilities on 

residents‟ satisfaction in Osogbo focusing on Isale-Odo and Alekuwodo areas 

with a view to explaining the importance of adequate facilities in housing units. 

The study administered structured questionnaires on 250 residents from each of 

the selected areas using stratified random sampling. Data collected were analysed 

through frequency distribution and relative satisfaction index method to ascertain 

the extent by which residents are satisfied with the quantum and state of facilities 

provided within the residential neighbourhoods. The study found that residents in 

Alekuwodo are more satisfied with their environment based on the facilities 

provided but not so in Isale Osun. Total rehabilitation of areas with substandard 

housing and no facilities by the concerned government is among others 

recommended in order to improve and promote neighbourhood health and 

prospects  
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1.0 Introduction 

The importance of 

infrastructural facilities in the 

proper functioning of any 

residential, commercial or 

industrial properties cannot be 

underestimated.  The demand 

for any of the facilities is not for 

the brick and mortar only but for 

all other ancillary installations 

and fittings that can promote the 

desired utility of the occupants.  

In a residential property such 

satisfaction includes shelter, 

protection, comfort, 

convenience, health, privacy and 
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dignity.  Ndubueze (2001) noted 

that the essence of housing units 

are accommodation where the 

occupants will retreat from the 

stresses brought upon them by 

the demand of daily living.  

Therefore, a decent housing unit 

must be able to satisfy the 

economic, physical and 

environmental needs of the 

occupants.  As distinct as these 

needs are, none of them is  

exclusive of the other in 

allowing the desired objectives 

of using the property to be met. 
 

However, the economic 

satisfaction of getting value for 

the rent paid period may seem 

unrealised if the physical 

satisfaction, which embraces 

conveniences such as 

uninterrupted power supply, 

water supply and proper waste 

disposal means, are not well 

placed; or absent whilst the 

environmental satisfaction in 

terms of social status and the 

security consciousness of the 

neighbourhood equally provide 

the level of utility derived for 

using residential property.  In 

other words, facility is a major 

pointer to the desired utility that 

can be derived by occupiers in 

any residential property. 

Okusipe (1999) noted it as an 

indispensable element in the 

economic, social and 

environmental aspects of life in 

an urban setting and the 

backbone of industrial 

production processes in any 

economy. The adequate 

provision and effective 

management of the facilities 

often create willingness to pay 

for accommodation even in the 

face of competition among 

users. Two issues are then 

pertinent, first; inadequate 

provision of these facilities 

portends diverse threats to the 

tenant-well-being and could lead 

to a rent default.  Second, 

adequate facilities in poor and 

irregular maintenance can 

definitely lead to residents‟ 

dissatisfaction.  The aftermath 

effect can be enormous for such 

housing owners.   
 

2.0 Literature Review 

The reviews begin with the 

meaning of infrastructure, state 

of urban infrastructure in 

Nigeria and thereafter narrow it 

down to the study areas.  This is 

followed by studies related to 

tenants‟ satisfaction in housing 

provision and infrastructural 

facilities. 
 

2.1 Urban Infrastructure 

Facilities and the State of the 

Art in Nigeria 

Infrastructural facility has been 

defined by different authors 

based on the coverage of study 

being carried out, the level of 

importance of specific facility, 

specific beneficiary and 

financing modes.  In a broad 

way Akubueze (2004) defined 

infrastructure as national 
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physical assets which are the 

basic structures and facilities 

necessary for a country or 

organisation to function 

effectively. These include 

building, transport, water, 

energy resources and 

administrative systems.  Earlier 

to this, Donald (1974) explained 

infrastructure as the physical 

structure and facilities that are 

developed or acquired by public 

agencies to enhance 

governmental function and 

provide water, power, waste 

disposal, transportation or 

similar services to facilitate the 

achievement of common social 

and economic objectives. The 

definition based on its 

importance to the society is 

revealed in Fox (1994) that 

infrastructure are those services 

derived from a set of public 

works traditionally provided by 

the public sector to enhance 

private sector production 

(performance) and household 

consumption.  
 

However, the bulk of urban 

infrastructure in Nigeria has 

been admitted to be provided by 

the governments (federal, state 

and local levels,) financed 

largely by tax revenues and 

managed by public sector 

agencies.  Thus infrastructure 

initiation, planning, 

implementation, operations and 

maintenance have traditionally 

been public sector 

responsibilities. Ebong (2007) 

pointed out that over the years 

the mode of provision and  

delivery of this infrastructure by 

the public sectors have been 

characterised with many 

shortcomings. The aftermaths of 

these problems include 

dilapidated state of most of the 

available infrastructure such as 

poor road, erratic supply of 

electricity and lack of political 

will to embark upon total 

deregulation and privatisation of 

all infrastructures including road 

and electricity supply.  
 

The housing facilities therefore 

include all facilities attached to 

building fabrics in order for it to 

function efficiently while urban 

infrastructure is provided to 

service the larger society. 

Babarinde (1998) buttressed that 

the efficiency of any form of 

human activity largely depends 

on the provision of efficient 

infrastructural facilities and 

services.  In Akinloye (2009)  

housing facilities roles were 

revealed as those conveniences 

that allow the unit to perform its 

function of creating an efficient 

platform for the occupants to 

organise themselves.  The 

facility had earlier been 

mentioned in Boarne (1981) that 

housing is not a complete entity 

when it is lacking in necessary 

housing facilities.      
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2.2 Empirical Studies on 

Residents Satisfaction in 

Housing Provision. 

Satisfaction has been viewed as 

a subset of attitudes hold by 

individuals.  Mc cormick and 

Hagen (1985) defined 

satisfaction as hedonic response 

of attitude individual likes or 

dislikes.    That means, 

satisfaction is based on 

individual standard and the 

extent to which the standard can 

be met.  Housing satisfaction has 

been expressed as an evaluating 

criterion used by numerous 

researchers and analysts to 

determine occupants‟/ tenants‟/ 

residents‟ perception of their 

housing environment (Oliveira 

and Heineck, 1999; Olatubara 

and Fatoye, 2006). Prior to these 

previous  studies, Onibokun 

(1974) had revealed that the 

level of tenant satisfaction is 

synonymous to the state of 

habitability of the housing units.  

This suggests that a dwelling 

that is adequate from the design 

point of view may not 

necessarily be satisfactory from 

the tenants view points.  The 

building fabrics thus become 

one link in a chain of elements 

that determine residents‟ relative 

satisfaction.   
 

3.0 Research Methodology 

The target population in this 

study were the housing units 

within both Alekuwodo and 

Isale Osun in Osogbo 

metropolis.  The two 

neighbourhoods were selected 

based on the quantity  and 

condition of housing facilities to 

justify the level of their 

occupiers satisfaction.  In order 

to ensure uniformity 500 

housing units were sampled in 

each of this neighbourhood.  

Previous study on these areas 

estimated the housing units to be 

approximately 5,000 (Taiwo, 

2011), and systematic random 

sampling technique was adopted 

to select the 500 units. This 

becomes necessary to ensure 

that different characteristics of 

the housing units in these 

neighbourhoods have a full 

representation in the analysis. 

The study employed both oral 

interview and close-ended 

questionnaire for the 

respondents in both 

neighbourhoods.  Frequency 

distribution and relative 

satisfaction index were 

employed to analyse the data. 

The mathematical equation of 

the method is given as: 
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Where RSIX =Relative 

Satisfaction Index of the 

residents with their total 

facilities; N=number of 

variables selected for weighing 

underx; y1 = actual score by a 

resident on the ith variable; and 

Y1 = maximum score that 
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variable I can have on the scale 

used. 

The selected facilities‟ variables 

for the residential properties 

include electricity, water, toilet, 

drainage; refuse disposal means, 

security outfit, physical 

environment. 
 

In this regard, the residents of 

both residential areas were asked 

to assess their level of 

satisfaction with respect to the 

facilities. The RSI was then 

computed as the sum of the 

residents actual score on a five-

point likert scale using 1 for 

very dissatisfied, 2 for 

dissatisfied, 3 for fairly satisfied, 

4 for satisfied and 5 for very 

satisfied. Here the maximum 

satisfaction index that can be 

obtained is 100 percent while 

the minimum is 20 percent. This 

was a slight modification to the 

level of satisfaction adopted in 

the study conducted by 

Olatubara and Fatoye (2006) 

where the RSI was on a 1-7 

likert type scale.  
 

In this wise the five levels of 

satisfaction were used to 

interpret the observed level of 

satisfaction in the two residential 

areas as: 

i. less than 50 percent RSI    

= region of very dissatisfied 

ii. 50 – 59 percent RSI            

= region of dissatisfied 

iii. 60 – 69 percent RSI            

= region of fairly satisfied 

IV. 70 – 79 percent RSI            

= region of satisfied 

v. 80 percent and above 

RSI = region of very 

satisfied 

 

4.0 Research Findings and 

Discussion 

4.1 Respondents Background 

From Table 1, the percentage of 

the respondents that were 

landlords in Isale Osun is 66.8 

percent as against 18.8 percent 

in Alekuwodo; while the 

percentage of the respondents 

that were tenants in Isale Osun 

was 81.2% as against 33.2% in 

Alekuwodo.  This implies that 

most of the residential properties 

in Isale Osun are owner-

occupied while most of the 

properties in Alekuwodo are 

multi-tenanted apartments.

 Also, most of the 

respondents in Isale Osun 

representing 45.6% stopped at 

Secondary School education 

while most of the respondents in 

Alekuwodo representing 65.6% 

had tertiary education while only 

16 percent went to tertiary 

education in Isale Osun.  It 

equally shows that elites have 

preference for Alekuwodo over 

Isale Osun areas of Osogbo

.   

 

 

    169 

 



Covenant Journal of Research in the Built Environment (CJRBE) Vol.2, No.2. December, 2014. 

 

  Table 1:  Proportion of Residents and their level of Education 

Designation         Alekuwodo                Isale-Osun 

  

Respondent 

Percent  

Respondent 

Percent  

Landlord 94 18.8 334 66.8 

Tenants 

Total                   

406 

500 

81.2 

100.0 

166 

500 

33.2 

100.0 

Education 

No formal 

 

12 

 

 2.4 

  

30  

 

6.0 

Primary  36  7.2  162  32.4 

Secondary 124  24.8 228  45.6 

Tertiary 328  65.6  80  16.0  

Total 500 100.0 500 100.0 

   Source: Field Survey, 2013. 

 

4.2 Residential Properties and 

their Facilities Characteristics 
Comparatively, Table 2 revealed 

that tenement buildings were 

more rampant in both Isale Osun 

and Alekuwodo but in different 

proportions.  Decent 

accommodation like detached 

and semi-detached flats were 

more developed in Alekuwodo 

(46%) than Isale Osun (22.4 

percent), while there were no 

duplexes in Isale Osun possibly 

due to their level of education 

and income status.  
 

The property age classification 

was based on the stages of 

obsolescence within the property 

life cycle (Thorncroft, 1965). In 

Table 2, 52.8% of the properties 

sampled in Isale Osun were in 

their old age while 48% of the 

properties in Alekuwodo were in 

their middle age.  The 

distribution implied that older 

properties were prevalent in 

Isale Osun than Alekunwodo; 

while fewer newly developed 

properties in Alekuwodo. There 

were no trace of newly 

developed properties within the 

past five years in Isale Osun 

prior to the study. 

 

 

Table 2:  Types and Ages of Properties 
 Alekunwodo  Isale Osun  

 Respondents  %age Respondents  Percent  

Type of 

Property 

Tenement  

 

246  

 

  49.2 

 

388  

 

 77.6  

Detached   218    43.6   16     3.2   

Semi-Detached 

Flat 

  12      2.4   96     9.2   
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Duplex   24     4.8    0    0.0 

Total 

Property Age  

  0 – 5 

  6 – 15 

  16 – 30 

  31 – 50 

  51 & above 

  Total  

500 

 

 20 

 76 

240 

 84 

 80 

500 

100.0 

 

   4.0 

 15.2 

 48.0 

 16.8 

 16.0 

100.0 

500 

 

  0 

 60 

 84 

 92 

264 

500 

100.0 

 

    0.0 

  12.0 

  16.8 

  18.4 

  52.8 

100.0 

Source:  Field Survey, 2013 

  
4.3 Housing Facilities condition and Level of Satisfaction in the 

Two Neighbourhoods 
  

Table 3:  Respondents‟ Rating of the Housing Facilities condition in 

the two Neighbourhoods 

Facilities Isale Osun Alekuwodo 

Ver

y 

Goo

d 

Goo

d 

Po

or 

Ve

ry 

Po

or 

Non

e  

 Ver

y 

Goo

d 

Goo

d 

Po

or 

Ve

ry 

Po

or 

None  

            

Electricit

y Supply 

64 92 200 14    

4 

-  250 250 - - - 

Water Supply   

Pipe 

Borne 

0 50 - - 450  348 152 - - - 

Borehole - - - - 450  24 - - - 476 

Dug-up 

Well 

 12 50 10

0 

298  94 60 - - 322 

Stream  20 120 15

8 

-  - - - - - 

Drainage 

System 

0 40 60 40

0 

  184 262 24 30 - 

Toilet Facilities   

Water 

Closet 

6 8 12 16 -  200 300 - - - 

Pit 

Latrine 

76 160 20 10   - - - - - 

None - - - - 192  - - - - - 
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Refuse Disposal   

Private 

Operator 

- - - - 500  48 60 - -  

Burning - 10 18 18

0 

-  88 100    

Burying - - - 24 -  - - - - - 

Illegal 

Dumping 

 20 100 14

8 

-  - - 10

0 

10

4 

 

Security System   

Commun

ity 

Vigilante
 

26 180 60 40   50 80 80 98  

Police 30 40 56 68   100 22 60 40  

Private 

Guards 

    0  35 35 - - - 

 

Source:  Field work, 2013 

 

Table 4: The Relative Satisfaction Index Distribution for the Housing 

Facilities in both Isale Osun and Alekuwodo Areas`     
                                       ISALE  OSUN                             ALEKUWODO 

RSI 

CLASS 

In  %  

WAT 

ER 

ELECT 

CITY  

TOI 

LET 

DRAIN 

AGE 

REF 

USE 

SECU 

RIT

Y 

PHY.  

ENVT. 

WAT 

ER 

ELEC 

CITY 

TOI 

LET 

DRAN 

AGE 

REF 

  USE 

SECU 

  RITY 

PHY. 

ENVT 

 < 50 200 

(40.0 

242 

(48.4 

400 

(80.0 

210 

(42.0 

276 

(55.2 

140 

(28.0 

197 

(39.4  

05 

(1.0 

00 05 

(1,0 

74 

(14.8 

200 

(40.0 

50 

(10,0 

20 

(4.0 

50 – 59 130 

(26.0 

160 

(32.0 

62 

(12.4 

200 

(40.0 

200 

(40.0 

180 

(36.0 

130 

(26.0 

06 

(1.2 

00 05 

(1.0 

60 

(12.0 

184 

(36.

8 

110 

(22.0 

12 

(2.4 

60 – 69 88 

(17.6 

98 

(19.6 

26 

(5.2 

90 

(18.0 

24 

(4.8 

120 

(24.0 

103 

(20.6 

09 

(1.8 

00 04 

(0.8 

02 

(0.4 

08 

(1.6 

06 

(1.2 

10 

(2.0 

70 – 79 82 

(16.4 

00 

( - 

12 

(2,4 

00 

( - 

00 

( - 

50 

(10.0 

50 

(10.0 

450 

(90.0 

400 

(80. 

400 

(80 

180 

(36.0 

60 

(12.0 

180 

(36.0 

328 

(65.6 

80 & 

above 

00 

(- 

00 

( - 

00 

( - 

00 

( - 

00 

( - 

10 

(2.0 

20 

(4.0 

30 

(6.0 

100 

(20. 

86 

(17.2 

184 

(36.8 

48 

(9.6 

154 

(30.8 

130 

26.0 

Modal 

RSI 

Class 

< 50 < 50 < 50 < 50 <  50 50 - 59  < 50 

 

70 -

79 

70 –79 70 - 79 Above 

80 

< 

50 

70 - 79 70 – 

79 

Median 

of RSI 

45.1 43.8 28.9 40.8 42.3 47.3 45.4 78.6 82.5 81.3 85.6 45.6 73.8 79.5 

Mean 42.08 34.24 26.00 35.20 29.92 44.40 42.64 79.76 84.0 82.26 83.60 42.88 71.12 80.8 

Source:  Field work, 2013 
 

Within the two neighbourhoods 

of Isale Osun and Alekuwodo, 

the quantity and quality of 

facilities provided in the 

residential properties were 

different as reflected in Table 3: 

i. Most of the facilities in 

Alekuwodo were modern and in 
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good condition while few 

available facilities in Isale Osun 

were in bad state. Pipe borne 

water, boreholes or wells well as 

well as modern toilet facilities 

were not available. 

ii. The respondents level of 

satisfaction, based on the 

condition of facilities provided, 

showed that residents of Isale 

Osun had their modal RSI, for 

six of the facilities (water, 

electricity, toilet, refuse, 

drainage and physical 

environment), to be below 50% 

which signifies region of very 

dissatisfied, while security that 

has the modal RSI between 50 

and 59% means the region was 

dissatisfied. In other words 

residents in Isale Osun areas of 

Osogbo city were not satisfied 

with the state of the facilities 

provided within and outside 

their residential properties. 

However, residents of 

Alekuwodo areas had the modal 

RSI for all the facilities above 

fairly satisfied region except 

refuse disposal modal RSI 

wh8ich was below 50% ( region 

of very dissatisfied). The 

drainage facilities in this area 

showed residents‟ modal RSI 

being above 80 per cent which 

signifies region of very satisfied. 

In a nutshell, while most 

residents of Isale Osun areas are 

not satisfied with facilities 

provided in their areas, most 

residents of Alekuwodo were 

satisfied with their residential 

facilities. The study has showed 

that Alekuwodo area was more 

habitable and better planned 

compared to Isale Osun area 

within the same city.  
 

5.0 Conclusion and 

Recommendations  

In this study, the quantum and 

condition of housing facilities 

and the extent to which their 

residents‟ were satisfied with 

them have been revealed in two 

distinct residential 

neighbourhoods within Osogbo 

city. Albeit, satisfaction may be 

a relative term to people but 

certain housing facilities are 

germane to individual health and 

productivity.  Hence, their 

provision especially in Isale 

Osun area, must not be 

jettisoned by their providers. 

Adequate provision of housing 

facilities is paramount in order 

to have a virile city devoid of 

epidemic and health hazard.  

The following recommendations 

become imperative: 

i. There is a need for total 

rehabilitation of Isale Osun area 

in Osogbo through urban 

renewal scheme by the agency 

saddled with urban development 

in Osun State. 

ii. There is need to ensure strict 

enforcement of relevant 

planning laws and codes on 

housing owners in the 

neighbourhood. 

iii. Water from Osun State 

Government Water Corporation 
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should be extended to Isale- 

Osun neighbourhoods either 

through sinking of boreholes or 

pipe-borne water to avoid 

epidemic. 

iv. Social status should not be 

the basis of providing social 

amenities by the government as 

the condition of Isale Osun as 

compared with Alekuwodo 

within the State capital is 

worrisome. 

v. The two neighbourhoods 

should be provided with proper 

road channelization and refuse 

disposal to avoid flooding and 

filthy environment respectively. 

vi. The State Environmental 

Sanitation Unit should always 

have a periodic inspection of 

properties in Isale Osun to 

ensure strict provision of toilet 

facilities and active maintenance 

culture by property owners.
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Abstract: Land title registration facilitates secured land ownership right while also 

aiding property transactions in transparent atmosphere. A stable and efficient land 

registration system is a cornerstone for creation of free movement of interests in 

land. The provision of ready access to up-to-date land information relating to 

registered land encourages credible dealings in property and exchange of rights. 

The aim of this empirical study is therefore to evaluate the end-user‟s satisfaction 

on land title registration process in Akure, Nigeria. Using random sampling 

technique, data were collected from one hundred and eleven (111) land-allied 

professionals as consumers of land registry services through structured 

questionnaires. Data analysis was done using frequency distribution, percentage 

and weighted mean score. The result of the analysis revealed that the performance 

of the land registry is below average and it is recommended that more proactive 

approaches be put to land title registration. 
 

Key Words: Development, land market, Land registry, Service. 
 

1.0 Introduction 

Land is germane to both 

physical and economic 

development processes and its 

accessibility is vital to achieving 

sustainable development. 

Unconstrained access to land is 

a tool against poverty and 

homelessness. Accessibility to 

land comprises availability of 

usable land, affordability of such 

land, ease of transaction with 

that land and security of the 

ownership right (Omirin, 2002). 

It is pertinent to note that 

creating a land title registry is a 

bold step towards making land 

ownership right accessible to all. 

However, ensuring good 

performance of the registry is 

much more important if the goal 

of setting it up is to be achieved 

in the least degree. Prior to the 

colonial era in Nigeria, land 

administration was through 

customary rule which was later 

considered inadequate in 

creating access to land for all 

citizens for obvious 

shortcomings such as insecurity 
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of tenure, incessant rancour and 

litigation, fraudulent land sales 

and marginalization of non-land 

holding family members, among 

others. In 1976, the UN-Habitat 

conference held in Vancouver 

recommended public land 

management as a way of 

achieving equitable and cheap 

access to land for either public 

or private developments based 

on non-commercial criteria. This 

led to the promulgation of Land 

Use Act of 1978 in Nigeria with 

the aim of creating equal, 

cheaper and easier accessibility 

to land for all Nigerians, 

irrespective of their social status. 
 

However, Omirin (2002) while 

reflecting on the Land Use Act 

of 1978 observes that the Act 

guarantees equal accessibility to 

land only in concept. Bello 

(2007) opined that the extensive 

powers of control granted to 

State Governors could, if 

appropriately applied, guarantee 

land availability to all citizens 

based on non-market criteria 

using the bureaucratic land 

allocation machinery. It has 

however been noted that public 

land management, as contained 

in the provisions of Land Use 

Act of 1978, gives the 

government cheap control of 

much land but the allocation 

criteria are so exclusionary as to 

provide access only to a very 

small proportion of upper 

income earners particularly the 

educated elites, the politically 

influential people and military 

personnel. Omirin (2002) in 

another reaction opines that 

while indeed land has become 

easier and cheaper for public use 

under the Land Use Act of 1978, 

access to land for private 

development appears to have 

become even more difficult than 

ever before. Aluko (2003) 

examined land policies in 

Nigeria and found out that land 

policy is counter-productive and 

has failed to guarantee equitable 

distribution of land among the 

citizenry.  
 

According to Ukaejiofo (2007), 

the current land registration 

process in Nigeria is 

characterized by ordinary filing 

system, information card 

system, manual procedures, 

insecurity of data stored and 

vulnerability to destruction by 

termite or fire, slow and 

laborious processes, lack of 

integrity and gross 

administrative inconsistencies in 

34 out of the 36 States in the 

federation. In the year 2011 

World Bank ranking of nations‟ 

property title registration, 

Nigeria ranked 180
th

 out of a 

total of 183 countries assessed 

(World Bank, 2011). The 

assessment also revealed that the 

Nigerian States have an average 

of twelve (12) procedures, 

spanning an average of eighty-

two (82) days, costing an 
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average of 16% of the property 

value, involved in land title 

registration process. No doubt, 

the general difficulty being 

experienced in land accessibility 

is a function of many factors. 

However, a major problem is 

that of absence of Geographical 

Information System (GIS) in 

most States.  

Land registration process in 

Ondo State is not significantly 

better than that of other States of 

the federation as the process is 

still substantially analogue in 

operation and the archival 

infrastructures are manually 

processed. Bisiriyu (2008) 

identified problems such as poor 

cadastral maps, physical 

equipment and technical 

facilities, uncertainty on land 

record, overlap and multiplicity 

of functions among government 

agencies, bureaucratic 

bottleneck and unnecessary 

delay in the release of land 

information among others. In 

line with the aim of this study 

which is to evaluate the end-

users‟ satisfaction on the land 

title registration process in 

Akure, the capital of Ondo State, 

the following questions shall be 

focused viz: What is the 

satisfaction level of end-users on 

the land title registration in 

Akure? What are the factors 

determining end-users‟ level of 

satisfaction? What is the cost 

implication of land title 

registration in Akure?  

 

Majorly, this research is justified 

on the need for empirical evidence, 

on issue of land accessibility in the 

Nigerian urban centres and level of 

end users satisfaction on the 

process but with particular attention 

to Akure, the capital of Ondo State. 

In Nigeria, many studies have been 

carried out with respect to land 

accessibility and title registration. 

These studies serve as a foundation 

for a more comprehensive research 

being proposed in this study. 

Omirin (2002) confirms that much 

attention has been devoted to 

housing problem but not enough 

attention is paid to the land 

accessibility vis-a-vis a satisfying 

land title registration process. 

Omirin and Antwi (2004) argue 

that empirical studies that enhance 

understanding of formal and 

informal urban land delivery are 

relatively scarce. Ikejiofor (2004) 

shares a similar opinion that there 

have been little in-depth researches 

on new institutional approach to 

land management than could 

improve accessibility to land which 

was a call for more satisfying 

approaches to land title registration. 

Against the backdrop of gross land 

inaccessibility, insufficient relevant 

empirical research and the need to 

improve the economy of Nigeria, 

this study is set to evaluate the end-

users‟ satisfaction of the land title 

registration process in Akure, Ondo 

State. The remaining sections 

covers literature review, the 

methodology adopted, data 

analysis, discussion of results and 

conclusion. 
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2.0 Empirical studies 

Land registries create and 

maintain precious resources on 

property rights. They also secure 

land tenure, facilitate land 

transactions and provide 

important land information that 

is needed for a successful land 

market transaction (Dale and 

McLaughlin, 1988; 

Zenenbergen, 2002). The poor 

understanding of the 

significance of land information 

as a bedrock for prosperous land 

market development is a major 

barrier for proper development 

of land registry in Africa. One 

way of developing the land 

registry is by making 

information available and more 

accessible to a potential user. 

Land Information on ownership, 

parcel information, and 

transaction information that are 

created in the land registry are 

significant data on which 

transparent land market 

transactions and performance 

depends on for good 

governance. Land registries are 

in possession of land 

information that should be made 

available for decision and policy 

makers but are rarely 

communicated to potential users 

because of the way and manner 

in which these information are 

stored. Decision makers are 

often not aware of the 

importance of land registries‟ 

information and tend to take 

their decisions on ad hoc basis. 
 

In contrast to developed 

economies, the land registries in 

Nigeria are not yet well 

developed. Majority of Nigerian 

land registries are lacking in 

digital cadastral databases 

(DCDBs), spatial data 

infrastructures (SDIs), 

geographic information system 

(GIS), Web mapping services 

and spatial enablement (Arnot 

and Meadoius (2006). They 

equally observed that a number 

of the land registries surveyed 

by them in most of the states in 

Nigeria were found to be 

unsecured physically and could 

easily be destroyed by water, 

fire or even insect attack. These 

registry were equally observed 

to be unsecured from attack by 

unscrupulous individuals who 

wished to destroy, alter or 

simply steal documents. The 

methods of storing landed 

information are through ordinary 

file system, information card 

system and sometimes by 

microfilms system. These 

methods of storage and retrieval 

of land information are done 

manually. With the exception of 

Lagos and Abuja land registries, 

the way and manner in which 

land information as well as 

documentation is managed in 

other states of the federation 

could best be described as being 

analogue and retrogressive 
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(Oboli, 2007). Resulting from 

this mode of operation is slow 

and labourious land 

management operations. This 

procedure makes data and 

requisite information to be 

difficult to access. The 

consequence of this is slowing 

down the rate of administering 

land matters. This most often 

leads to lack of integrity, 

openness and trust on land 

transactions.  
 

The poor development of Land 

Registry was one of the factors 

identified for underdevelopment 

of the real estate market 

development in Nigeria. (Ojo 

and Oladele, 2008).  The urban 

land market lacked the 

incentives for promotion of 

democratic, transparent and 

accountable access to a robust 

financial institutions 

development.The uncertainty 

regarding the states of land 

documentation and delays in the 

process slowed down the 

development of land and 

property markets.   
 

Oruwari (2004) observed that 

lack of reliable information on 

land remains one of the most 

significant problems in land 

management throughout 

Nigeria. The existing land 

administration process manifests 

uncoordinated record keeping 

systems and duplication of 

efforts by several other agencies. 

Efficient and standardized 

systems of land registry are rare 

to come by. The entire country 

has not been completely 

mapped. The existing maps in 

most cases are pre-independence 

and lack current description of 

present situation in semi-urban 

and urban centres. The 

implication of this is that the 

country cannot boast of having a 

clear picture of land use and 

optimal changes in urban land 

use pattern 
  

Nigerians are beginning to 

realize the investment potentials 

of its landed property. Most 

often, the vast majority of the 

properties are still operating in 

informal sectors and need to be 

brought under formal operation. 

Over the years, due to more 

enlightenment campaign and 

government incentives, property 

owners are now more aware of 

the need to make use of their 

asset to secure access to credits 

in form of collateral for further 

economic activity. The need for 

modern land information system 

entails effective land records 

keeping on land registrations 

and transfer processes in a 

transparent manner to ensure 

effective land market 

development. 
 

Land market is created from 

marketing abstract land rights 

and complex commodities, in 

addition to land itself (Wallace 

and Williamson, 2004). The 

organization of the land rights 
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(rights, restrictions and 

responsibilities) and complex 

commodities such as land 

registration, and accurate spatial 

identification constitute the 

component of land market 

development. Modern land 

market demands more integrity 

and reliability of information on 

land rights.  
 

Akure land market is presently 

characterized by lack of access 

to complete information, lack of 

access to information about 

available land sale, lack of 

documentation of oral traditions 

to assist in knowing the genuine 

owners of native lands. 

Resulting from this is social cost 

such as lost of man hour in 

chasing fake land; litigation on 

fake land purchase; and violence 

from land owning communities-

„Omo-oniles‟ Omirin (2009). 

With this background, the paper 

intends to evaluate the end-users 

satisfaction on land title 

registration process in Akure, 

Nigeria. 
 

3.0 The Study Area 

Akure is a traditional Nigerian 

city and like other traditional 

Yoruba towns in the country, it 

exists before the advent of the 

British Colonial rule in the 

country. Akure, the capital city 

of Ondo state is located in South 

Western part of Nigeria and one 

of the 36 states of Nigeria. It lies 

approximately on latitude 

7
0
17

1
North of the Equator and 

longitudes 5
0
14

1
 East of 

Greenwich Merdian. The 

population of the city according 

to the census conducted in 2006 

was 353,211 (NPC, 2006). The 

population is made up of civil 

servants, professionals, artisans, 

traders‟, farmers and students. 

Being a state capital, Akure is 

the hub of economic, social and 

political activities in Ondo state. 

The Akure land registry is 

situated at the Ministry of Lands 

and Housing of state. Figure 1 

shows the geographic location of 

Akure city. 
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   Fig.1: Map of Ondo State Showing Position of Akure 
 

Source: Abuja Geographic Information System, Maitama, Abuja. 

 

4.0 Methodology 

Survey research design was 

applied which involved the 

administration of questionnaires 

to the target population so as to 

extract necessary information 

for the study using Ondo State 

Land Registry as the case study. 

The study focuses on the 

evaluation of end-users‟ 

satisfaction on the land title 

registration process in Akure, 

the Capital City of Ondo State, 

Nigeria. The data required for 

the study comprised mainly of 

primary data. The target 

population is the land-allied 

professionals practicing in the 

study area who are end-users of  

 

Ondo State Land Registry 

services. The professionals were 

targeted because they act as 

agents between their clients and 

the land registry. Adopting 

random sampling technique, 

structured questionnaires were 

administered on One hundred 

and fifty (150) professionals out 

of which only One hundred and 

eleven (111) were retrieved and 

found suitable for analysis 

(Asika, 1991). The professionals 

are made up of Twenty (20) 

Architects, Seventeen (17) 

Estate Surveyors and Valuers, 

Twenty-five (25) Land 

Surveyors, Six (6) Town 

Planners and Forty-three (43) 
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Lawyers. The questionnaire, 

which was put on  a 5-point 

Likert scale, contains factors for 

rating satisfaction level in land 

title registration process together 

with the demographic 

characteristics of the 

professionals. The questionnaire 

was developed based on the 

findings of past researches in the 

area of land title registration and 

accessibility. A likert scale with 

mid-point (5-point Likert Scale) 

was chosen since it allows the 

respondents an option when they 

are not sure of their response. 

Data were analyzed using 

frequency distribution, 

percentage and weighted mean 

(See Equation I). 
 

-- Equation I 
Where n5 = number of 
responses for “Very satisfied”, 
n4 = number of responses for 
“Satisfied”, n3 = number of 
responses for “Not sure”, n2 = 
number of responses for 
“Dissatisfied”, n1 = number of 

responses for “Very 

Dissatisfied”.  
 

5.0 Data analysis and 

discussion 
This section presents the 

demographic characteristics of 

the respondents and the overall 

satisfaction level on the land 

title registration process in Ondo 

State Land Registry. 

 

Table1: Demographic Characteristics of Respondents  

Category Frequency Percentage 

Profession Architect  20 18.0 

Estate Surveyor and Valuer 17 15.3 

Land Surveyor   25 22.5 

Town Planner 6 5.4 

Legal Practitioner 43 38.7 

Total 111 100.0 

Education 

Qualification 

Higher National Diploma 

(HND) 

2 1.8 

Bachelor Degree 

(B.Sc/B.Tech/B.Arch/B.Eng) 

4 3.6 

Master Degree 

(M.Sc/M.Tech/M.Arch/M.Eng) 

10 9.0 

Post-graduation Professional 

Qualification 

46 41.4 

Others 49 44.1 

Total 111 100.0 

Work 

Experience 

1 – 5 5 4.5 

6 – 10 26 23.4 

11 – 15 32 28.8 
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16 – 20 30 27.0 

21 – 25 15 13.4 

26 – 30 3 2.7 

Total 111 100.0 

 

  Source: Field survey (2013)     
 

The demographic characteristics 

of the professionals surveyed in 

this study are as presented in 

Table 1. It shows that the end-

users (professionals) are mostly 

Legal Practitioners (38.7%) 

followed by Land Surveyors, 

Architects, Estate Surveyors and 

Valuers and Town Planners 

representing 18.0%, 15.3% and 

5.4% of the respondents 

respectively. This result reflects 

the true patronage pattern 

observed in Akure land registry 

which has more lawyers 

patronage than other allied 

professional.  The educational 

qualifications of the 

professionals as presented in the 

table reveals that 41.4% of the 

sampled professionals possess 

post-graduation professional 

qualification which makes them 

legally competent to carry out 

professional services in their 

respective fields. This 

qualification is also tantamount 

to being associate members of a 

related professional body. There 

were other higher academic 

qualifications among the 

respondents such as LLB and 

PhD representing 44.1% of the 

total respondents. With regards 

to the work experience of the 

professionals, the table shows 

that the mode category is 11 – 

15 years representing 28.8% of 

the respondents followed by 16 

– 20 category which is 27.0% of 

the respondents. Also, 23.4% 

had on-the-job work experience 

of between 6-10 years while 

13.5% had between 21-25 years 

of working experience. The least 

categories are those with work 

experience in between 26 – 30 

and 1 – 5 with 2.7% and 4.5% 

respectively. The implication of 

this is that the majority of the 

information is from experienced 

professionals who are in this 

business for not less than 10 and 

15 years and are with wealth of 

experiences. 

Table 2: End-users‟ overall satisfaction on land title registration 

process 
S/n Factor Very 

satisfied 

Satisfied Not 

sure 

Dissatisfi

ed 

Very 

dissatisfie

-d 

Weighted 

mean 

1 Cost of service  

provided                             

66(59.5) 41(36.9) 1(0.9) 1(0.9) 2(1.8) 4.51 
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2 Mode of payment 

for  service 

provided        

64(57.7) 43(38.7) 4(3.6) 0(0.0) 0(0.0) 4.54 

3 Time taken to 

obtain required 

service               

1(0.9) 2(1.8) 25(22.5) 34(30.6) 49(44.1) 1.85 

4 Friendliness of 

staff and 

management         

1(0.9) 12(10.8) 29(26.1) 34(30.6) 35(31.5) 2.19 

5  Professionalism 

and 

implementation         

1(0.9) 7(6.3) 30(27.0) 38(34.2) 35(31.5) 2.11 

6 Capability and 

competence of the 

staff       

14(12.6) 14(12.6) 30(27.0) 27(24.3) 26(23.4) 2.67 

7 Quality and 

reliability of  

information 

provided        

2(1.8) 3(2.7) 29(26.1) 41(36.9) 36(32.4) 2.05 

8 User friendliness 

of service/data 

provided     

1(0.9) 4(3.6) 31(27.9) 34(30.6) 41(36.9) 2.01 

9 Accessibility to land 

services through 

modern  technology                                    

0(0.0) 0(0.0) 19(17.1) 30(27.0) 62(55.9) 1.61 

10 Procedures and 

policies of land title 

registration 

19(17.1) 18(16.2) 30(27.0) 27(24.3) 17(15.3) 2.95 

11 Level of 

transparency in land 

registration process     

1(0.9) 2(1.8) 27(24.3) 36(32.4) 45(40.5) 1.90 

                                                 Overall mean 2.58 

 

Source: Field survey (2011) 

Note: The figures in bracket represent percentages. 

Very satisfied=5, Satisfied=4, Not sure=3, Dissatisfied=2, Very 

dissatisfied=1 

The end-users‟ overall level of 

satisfaction on the land title 

registration process as being 

carried in the Ondo State Land 

Registry is reported in Table 2. 

Out of the Eleven (11) factors 

used as points of satisfaction 

measurement, only two (2) of 

them possess weighted mean in 

the range of “Satisfied”. As 

presented in the table, the 

responding professionals are 

satisfied with the land title 

registration process in the areas 

of “Mode of payment for service 

provided” and “Cost of service 

provided” with weighted 
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averages of 4.54 and 4.51 

respectively. The reasons for 

this are not far-fetched. Given 

the modern e-banking system in 

Nigeria, the stress associated 

with payment for various 

services, including land-related 

services, has been reduced 

drastically, which has made 

“Mode of payment for service 

provided” to be satisfactory to 

the respondents. Also, since the 

clients are mostly urban 

residents with income, the 

professionals did not express 

dissatisfaction with the “Cost of 

service provided” which implies 

that the clients who actually bear 

the cost of land services being 

provided can still afford the cost 

as required by the case study 

land registry. 
 

The table further reveals that the 

respondents are grossly 

dissatisfied with land title 

registration process of the case 

study land registry in the areas 

of “accessibility to land services 

through modern technology”, 

“time taken to obtain required 

service” and “level of 

transparency in land registration 

process” as reflected in their low 

weighted averages of 1.61, 1.85 

and 1.90 respectively. It was 

discovered that the land registry 

is yet to adopt modern 

information technology in the 

ways of doing its business which 

has made land service 

accessibility to be difficult. 

Since most undertakings are still 

being carried out manually, the 

time taken to obtain required 

land service is unduly long, 

hence the dissatisfaction of the 

respondents. The dissatisfaction 

of the respondents with the level 

of transparency in land title 

registration cannot be 

unconnected with many 

procedures involved which are 

in most cases undefined, 

ambiguous, shady and irregular. 

Also, from the table, the 

respondents express 

dissatisfaction with other areas 

involved in the land title 

registration process. On the 

overall, the respondents are 

dissatisfied with the land title 

registration process of the case 

study land registry as reflected 

in the overall mean of 2.58 

which is out of the “satisfied” 

range assessment scale. 
 
 

6.0 Conclusion and 

recommendations  
In resent time, there is an 

increasing demand for land and 

real estate property related data 

and services by the economy. 

The land registries that are 

depository for these land data 

are facing challenges in 

fulfilling the drive for data and 

new services provision. 

Evaluation of the end-users‟ 

satisfaction on the land title 

registration process in Akure, 

Nigeria is the focus of this 

study. Targeting land-allied 
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professionals as end-users of 

land services, a survey was 

conducted to extract data on 

their level of satisfaction. As 

indicated in the data analysis, 

most of the indicators for 

assessing data and services 

provision on land were found to 

be unsatisfactory to the end-

users in Akure Land Registry. In 

overcoming these challenges, 

the paper recommends as 

follows: 

 The land registry should 

broaden her activities by 

extending data contents, 

offering new services and 

providing transparent 

procedures. This can be 

achieved if land 

information/data are 

organized in a way to adopt 

service oriented approach by 

using appropriate modern 

tools to reduce transaction 

cost, increase transparency, 

and quick access to land 

information by users. 

 The observed analogue 

paper-based service 

provision must be replaced 

with electronic services 

through massive investment 

in IT infrastructure. Service 

provision should be via 

internet, in addition to its 

being manned by 

professionals that have 

sufficient knowledge to 

manage and co-ordinate e-

land services. 

 Operation units must be 

divided and manned by 

appropriate professionals. 

Duties must be specified for 

each unit with specific time 

frame for each activity so as 

to ensure optimum 

performance. 

 The land registry should be 

financially empowered so as 

to make decisions and be 

able to quickly respond to 

challenges. 

 The land registration process 

should be tailored towards 

adopting service oriented 

approach which will make 

for better customer 

satisfaction and quality 

control. Land officers and 

other staff should be trained  

on quality service delivery 

and customer care so as to 

make land services more 

satisfying.
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