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ABSTRACT
This researcher will examine the impact of urbanization on land use patterns and Property values in Ilorin, Kwara State, Nigeria. Urbanization, characterized by the expansion of built-up areas, population growth, and infrastructural development, has significant implications for Land use Planning and real estate markets. Ilorin, a rapidly growing urban centre, provides a unique case of study to explore these dynamics. 
The research aims to analyze how urbanization has transformed traditional land use patterns, leading to stuffs from agricultural or undeveloped land to residential, commercial, and industrial uses. It also seeks to evaluate the extent to which urbanization influences property values in different parts of the City. Key factors such as proximity to urban centres, availability of infrastructure, and socio-economic activities will be examined to understand their roles use and property valuation trends.
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CHAPTER ONE
1.0 INTRODUCTION
1.1 Background of the Study 
Land is the most important natural resource on which all activities are based. Land use, unlike geology, is seasonally dynamic and indeed is more changing. Increase in population and human activities increasing the demand on the limited land and soil resources for agriculture, forest, pasture, urban and industrial land uses. Information on the rate and kind of changes in the use of Land resources is essential for proper planning, management and to regularise the use of such resources. Land cover is very dynamic in nature and has to be monitored at regular intervals for sustainable environmental development (Zubair, 2019). Population is a very important factor or agent of change in land-use in an area. For instance, as the population increases, construction of dwellings increases. Thus, engendering conversion of cropland and forest land to Settlements. These urban land-uses are of various types which could be for Industrial, commercial, government, as well as transportation purposes. 
The most obvious effect of urbanization:- an effect which is implicit in its definition is an intensification as well as diversification, of environmental resource exploitation. There are usually changes in the land cover and landscape pattern brought about by the shift from less intensive to more intensive uses of land. Such diversification of environmental resources exploitation is accompanied by increases in environmental degradation. By environmental degradation, it means the long term loss in ecosystem function and productivity. Its symptoms include soil erosion, nutrient depletion, salinity, water scarcity, pollution, disruption of biological cycles, and loss of biodiversity (UNCED, 2021).
Urbanization is the driving force for modernization, economic growth and development, there is yet an increasing concern about the effects of expanding cities, principally on human health, livelihoods and the environment (UN-Habitat, 2018). Rapid urbanization, particularly the growth of large Cities especially in Nigeria, is often associated with problems such as unemployment, poverty, inadequate health facilities, poor sanitation, urban slum and general environmental degradation (UNDP, 2019). All these pose a formidable challenge in many developing countries. 
The question that arises is whether the current trend in urban growth is sustainable, considering the accompanying urban challenges, especially in the developing Countries (UNDP, 2019). Since the industrial revolution, the slow pace of growth was changed and replaced with a rapid and uncontrolled process of technological development, which introduces uncertainties and inefficiency in global urban structure. This industrial revolution brought about urbanization in urban areas, land use and development, thereby creating urban management difficulties. The rapid rate of urbanization and the completion of its process in developing countries like Nigeria, especially Abuja, has increasingly posed serious problems to real property developers, planners, engineers, policy makers and the general public, especially urban dwellers. The magnitude of these problems. Ranges from inadequate housing to general deficiencies, problem of over stressed public facilities and traffic congestion. The manifestation of the above mentioned problems often results in overcrowding, slums, filthy and poor sanitary conditions, unhealthy environmental conditions and poor accessibility with urban land as residential, commercial, industrial and open space, children playground, places of worship as well as recreational facilities worse hit. A country with large population growth may experience a large increase in urban areas in respect of any change in its birthrate.
Impact of urbanization or real property values cannot be over emphasized, it is as a result of people clustering together for the purpose of defense, to worship, for industrial activities and to be nearer to varieties of activities.
Real property refers to every landed asset or building owned. From the above it can be concluded that, real property is the land or building med i.e. immovable property owned by any person or government. Land as a factor of production is essential. The provision of urban housing and infrastructure services.
1.2 Statement Of The Problem
Ademiluyi, etal (2021) said rapid urbanization/industrialization and large scale agriculture and major changes in human activities have been identified as the major causes of the dramatic changes in land cover and land use patterns globally. Urban Centers in Nigeria are facing the problems of overstretched infrastructures, environmental degradation, seasonal flooding, destruction of natural vegetation, all resulting from increase in population (Joel 2017).
The results of controlled population growth in the urban areas are characterized by inadequate housing, the growth of slums, traffic congestion, poor waste disposal, shortage of water and inadequate power supply. In addition, the cities face problems of fragmented administration, inefficient coordination in planning and in the allocation of investments, City administrations in the country are inefficient and under financial. They find it difficult to plan and execute effective budget and resources allocation. The city with its concentration of industry, commerce and administration of capital, labour and technology has traditionally been a powerful generator of national economic growth. It acts as a central place around which rural activities and development could be organized to promote growth and charge. On the other hand, uncontrolled urbanization without attempts to channel and guide it according to a basic strategy which is appropriate to a developing country's agricultural, industrial, commercial and administrative needs can become a rational liability. This is what induces the interest of researchers to examine the impact of urbanization on land use and property values. 
1.3 Aim and Objective Of The Study
The aim of this research work is to examine the influence of urbanization on land use and property value in Ilorin, Kwara state with the view to recommend solutions to the impact of urban growth on residential property development.
Objectives it the study are follows:-
1. To assess various types of land use in the study area.
2. To identify the various property values developed for certain periods.
3. To examine the influence of urbanization on land use and property values within the study area.
1.4 Research Questions
1. How are the rates of land use and property values in the study area?
2. What influence does urbanization have on the land use and property values within the study area?
3. To evaluate the impact of urbanization on demand and supply of land and property values in the study area?
4. What are the viable options in solving the problem?
1.5 Research Hypotheses
Following two hypothesis were used to test the independency of land use and property values at 95% confidence level and the significance level a = 0.05
HO: The urbanization did not create any problem to the ease of accessibility to land for property values in Ilorin, Kwara state. 
H1: The urbanization act has created problems to the ease of accessibility to the land for property values in Ilorin, Kwara state.
HO: The urbanization has not imposed any difficulty in land acquisition for property values in Ilorin, Kwara state.
H2: The urbanization has imposed some difficulties on acquisition for property values in Ilorin, Kwara state
1.6 Scope of the Study
The study focuses on the influence of urbanization on land use and property values in Ilorin, Kwara state as a result of the area being close to the central business district (CBD) that always has the highest demand of property, and being one of the populated areas in the City. This research work was highly tedious, though extremely educational. The researcher therefore, encountered constraints during the course of this project especially finance which made me restrict the study to certain areas. Again the time factor limited this study as I shared time among projects and other academic work. 
1.7 Significance of The Study 
The difficulties inherent with urbanization is not new in development, the impact of this research cannot be over emphasized, as it will attempt to critically examine and evaluate the influence of urbanization on Land and property values in Ilorin, Kwara state so as the policy makers and administrators will be able to policy use as a reference document on real property development in the Kwara state.
The study will be of benefit to the government of its planning control and property acquisition procedures. Most intending property developments are scared by the governor for overriding public interest, hence, the study will assist the developers for prudent appraisals. State surveyors and valuers coded apply the result of this research work in their future valuation for compulsory acquisition and in their advisory role to the public. Students and lecturers in Estate management professionals will not find this work insignificant as it explained areas of controversy in this research. With this input in Estate management professionals, property developers will increase geometrically recommendations preferred in this work will improve the compensation receivable.
1.8 Operational Definition Of Terms
Urbanization: This is the process through which rural areas are transformed into urban centers due to population growth, Industrialization, and modernization. It involves the expansion of cities and towns and the migration of people from rural to urban areas. It also increases the proportion of people living in urban areas compared to rural areas (UN-Habitat, 2020).
Land Use: According to Meyer, W.B. and Turner, B.L (1992) describe land use as the way land is managed and utilized by humans for various purposes, such as agriculture; residential, industrial, commercial, recreational, or conservation. It reflects the spatial and functional organization of activities on the land and is influenced by economic, social and environmental factors.
Property values: This refers to the monetary worth assigned to a property, often influenced by factors such as location, demand and supply, infrastructure, and economic conditions. “Property value” is the estimated worth of a property based on factors such as. Market trends, location and improvements” (Appraisal Institute, 2013).
Property: It refers to any tangible or intangible asset owned by an individual or entity), which includes land, buildings, personal belongings, intellectual property, and legal rights associated with ownership. Property can be categorized into real property (real estate) and personal property (movable asset), Munzer, S.R. (1990).
Values: This refers to the importance, worth or usefulness of something, often measured in economic, cultural, or personal terms. In real estate, it is often associated with the market value of assets. (Oxford English Dictionary 2022).
Influence: refers to the capacity to affect the character, development, or behavior of someone or something or the effect itself. It can occur through direct or indirect actions, communication or environmental factors. Cialdini, R.B. (2001)
1.9 Historical Background of the Study Area: Ilorin, Kwara State
Ilorin, the Capital city of Kwara state in Nigeria, holds a significant historical, economic, and cultural importance. It was founded in the late 18th century by the Yoruba, but later became a major hub for Fulani leadership after the Fulani Jihad of the early 19th Century. The City subsequently served as a center for Islamic Scholarship, trade, and governance in precolonial Nigeria. 
With the advent of British colonial rule, Ilorin evolved into an administrative and commercial center due to its strategic location lying at the crossroads of northern and southern Nigeria. Over the decades, Ilorin has experienced significant demographic and physical expansion, transforming from a traditional settlement into a thriving urban area. This transformation was influenced by increased economic activities, improved transportation networks, and its central role in regional governance and education.
1.10 Urbanization Trends in Ilorin
Urbanization in Ilorin began in earnest during the colonial era and accelerated post-independence. The City’s population growth has been driven by rural-to-urban migration, spurred by better economic opportunities, improved infrastructure, and access to social amenities. This urban expansion has led to profound changes in land use patterns.
Traditionally, land in Ilorin was predominantly used for agricultural purposes, with a few areas designated for residential and administrative functions. However, as the city expanded, agricultural lands were converted into residential, commercial, and industrial zones. This shift has been driven by increasing demand for housing, commerce, and public infrastructure to support the growing population.
1.11 Impact on Property Values 
The growth of urban areas like Ilorin has significantly influenced property values. Urbanization typically leads to increase in land prices and property values due to heightened demand and limited supply. In Ilorin, properties in the central business district and well developed areas have witnessed steep appreciation in value. Meanwhile, peri-urban areas that were once underutilized are now being integrated into the city’s urban fabric, further driving up land and property prices.
This dynamic transformation underscores the interplay between urbanization, land use, and property valuation, providing a fertile ground for research on the Socio-economic and environmental impacts of these changes in Ilorin.
1.12 Significance of Ilorin as A Case Study
Ilorin represents a unique convergence of historical and contemporary urbanization trends in Nigeria, its location as transitional city between the northern and Southern parts of the country makes it an excellent case study for analyzing the impact of urbanization on land use and property values. The City’s experience reflects broader patterns of urban growth. In Nigeria, highlighting challenges such as land use conflicts, gentrification, and socio-economic disparities, which are crucial fur urban planning and policy development.
Furthermore, by the late 18th century, events associated with migration, internal and external political crises, and state evasion occurred within the old Oyo sphere, some of its provinces, including the Ilorin areas, contributing to this instability. These crises led to a seals of rebellions fermented by some Ilorin elites (which include Afonja) and a proclamation of independence from Ilorin and some other Old Oyo provinces which eventually resulted in the collapse of the empire in the early 19th century.
As a result of these events, various people such as pastoral Fulani, Hausa slaves and old Oyo Muslim converts migrated Ilorin as a place of refuge or a shatter zone against the former state authority of old Oyo (Johnson, 2017).
Ilorin City is one of the large cities in Nigeria and the capital of Kwara State. It lies between longitude 4032 '00 and 5000' 00 East of Greenwich meridian and between Latitude 8020 '00 and 8044’ 00” North of Equator as shown in figure 2. It is bounded in the North by Moro L.G.A; in the East by some villages within Ilorin LGA itself, and Ifelofun L. G. A; while in the south and to the West, by Asa LGA as shown in Figure 1. The City of Ilorin is also the headquarters of Ilorin West LGA. Therefore, the city plays a dual administrative role as the Capital of Kwara state and as the headquarters of Ilorin West LGA. Hence, Ilorin West, East, and South as well as Asa and Moro, LGAs, constitute what is known as Ilorin emirate. At the same time, the Ilorin metropolis comprises Ilorin west, east, and south (Iroye and Abejirin 2014). 
The elevation of the area varies from 273m to 333m on the western side with isolated hill (sobi hill of about 394m above the sea level while on the eastern side it varies from 273m to 364m (Ajibade, 2021). The lowest level is along the river valleys of Asa and Oyun while the highest point is Sobi Hill. Ilorin is mainly drained by the Asa River which flows in a south-North direction (Ajibade, 2021). The pattern of the drainage system of Ilorin is dendritic. Asa river occupies a fairly wide valley and goes a long way to divide Ilorin into two parts; namely the eastern and western parts. The eastern part covers those areas where the GRA is located while the core indigenous area of Ilorin galls under the western part. Other rivers in Ilorin that drain into the Asa river, river Agba, river Osere, river Aluko, river Yalu, river Odota and river Loma. The climate is tropical according to Koppen classification characterized by raining and dry seasons; the rainy season often occurs between March and November. The annual rainfall varies from 1000mm to 1500mm with a peak in September to early October. The average monthly temperature is generally high throughout the year (Ajibade, 2021). The minimum temperature range from 21.100C to 250C with an average maximum temperature of 380C, while relative humidity is about 77.50% and daily sunshine of about 7.1h (olanrewaju, 2018) vegetation and climatic condition viz-a-viz. Another factor dictates the vegetation type found in the area, the favourable climate is also a factor that attracts residents to reside in the Ilorin thus leading to a quest for more land and also resulting in land-use-changes.
Ilorin City has grown tremendously in physical and population size and among the fastest growing cities in the country. The first estimate of Ilorin after the establishment of the colonial administration was made in 1953 with a figure of 36,343. The 1963 population census figures was at 40,994 which rose to 208,546 in the 1976 (master plan, 1976), it has increased from about 570,600 in the 1991 census to 766,000 in 2006 with a growth rate of 2.6% (National population Commission, 2009).  Ilorin has an area of 864km2, Ilorin City serves as a gate between the South and the North. In other words, Ilorin is a frontier settlement between the Northern Hausa culture and the Southern Yoruba Culture.
The rapid expansion of the built-up area of Ilorin in recent years has been associated with remarkable changes in the structure and types of land use within the town, during the precolonial period, urban land use in Ilorin was largely dominated by residential uses but the changes in socioeconomic structures of the town after the establishment of the British colonial administration coupled with post-independence structure have caused great changes in its function types. These include residential, commercial, industrial, public and semipublic uses, recreational, infrastructure and circulation (Onokerhoraye & Omuta, 2021).
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CHAPTER TWO
REVIEW OF RELATED LITERATURE
2.0 Introduction
The pervasiveness and spontaneity of the global Urbanization process has been an issue of concern over the years. This essentially constitutes a serious challenge to the attainment of sustainable development (Jiboye, 2019). Urbanization, which refers to the expansion in the proportion of a population living in urban areas, is one of the major social transformations sweeping the globe. Nigerian urban centres are perhaps the fastest growing cities in Africa (Onibokun, 2018). The country has many large urban centres with too few well-planned cities and towns. Nigeria has a dense network of urban centres owing to a peculiar urbanization history - most of these cities having transformed in recent times, as a result of their political administrative reclassification. Many were recently designated as capital cities within the administrative structure of the country (Ibrahim et al., 2016).
There were at least 183 urban centres with a population of 20,000 and above (NPC, 1953). The number of such cities rose to 210 by 1980 (NPC 1980), 235 by 1990 (Aderamo 2010) and 250 by 2000 (NPC 1991). The percentage of people who live in urban centres of 20,000 and more people increased from 11 percent in 1953 to 35 percent in 1991 while it rose to 45 percent in 2002. In terms of shared population of people, while the population of the country increased from 30.4 Million to 81 Million between 1953 and 1991, the urban component in the same period increased from 3.2 Million to 32.2 Million. That is more than 10 folds within the 40 year period. (Aderamo, 2010).
Unprecedented urbanization has been a common feature of developing countries since the expansion of cities. Thus cities are no longer able to provide the basic service, especially housing, to sustain their teeming population. While the situation in the cities are unsatisfactory in terms of housing requirements, the major problem of the rapid growth of urban centres in Nigeria is in the provision of basic facilities and services such as housing, water, electricity, transportation, sewage and drainage. When there is excessive pressure on urban service, the cities become inefficient, unworkable and unlivable (Aderamo, 2010). This study, however, seeks to examine the trends of urbanization in Ilorin Nigeria. This is with a view to providing rationale for effective utilization of existing resources for sustainable urban development in Nigeria.
2.1 Conceptual Framework
2.1.1 Concept of Urbanization
The term urban has generated more controversies in the literature and it involves economic, sociological, psychological, ethnic, racial, and numerical dimensions. In Nigeria, some urban settlements are inhabited by people whose occupation is primarily agriculture. These settlements sometimes lack basic infrastructures such as electricity, pipe borne water, and good roads, (Mabogunje, 2021).
Before the United Nations definition of megacity as quoted by Mabogunje (2021) there have been series of definitions of urbanization. Oladapo (2015) definition of urbanization is the physical growth of rural or natural land into urban areas as a result of immigration to an existing urban area. While the United Nations defined it as movement of people from rural to urban areas with population growth equating to urban migration (The Associated Press, 2008). Jones (2016) in his "Human geography refers to West African towns as urban villages, remarking that their only qualification to the urban states is their sizes. This has always been the attitude of many foreign writers in defining an urban settlement in this part of the world. In fact,
The term “urbanization” is a rather subjective concept which has been given different interpretations in many books depending on the purpose and criteria used. In Europe, size alone does not qualify a settlement to be designated as an urban settlement, it must satisfy other conditions namely that it is usually an administrative, educational, service, commercial and in some cases, an industrial Centre. In this case, most of the inhabitants are not in any way connected with the land. This is not the situation here and it is this that has led foreign writers to refer to our urban settlements as out-sized villages.
Dickson (2012) also wrote that a town is a compact settlement engaged in non-agricultural occupation”. It is difficult to see how this applies to Nigeria towns where the majority of urban dwellers also engage in farming. Also in the contribution of Wirth (2022), he defines urban centres as a relatively large, dense and permanent settlement of socially heterogeneous individuals. While accepting size as a criterion, Wirth added another factor which appears more to be dependent on size than to be precondition for urban development. An area with an increased density of human-created structures in comparison to the areas surrounding it, all these have been part of problems of urban definition where no single criterion could be used since some countries have low figures while others have high figures. In as much as it is not easy to define the concept “housing” the word urban is a bit more difficult, like its rural concept, there have been problems of urban definition where no single criterion could be used since some countries have low figures while others have high figures (Aluko, 2016). There is a demographic definition of using minimum population thresholds. One common indicator of urbanity that has been used in different parts of the world is population size, often the minimum population size varies from one place to the other depending on the situation of the country concerned. 
The national urban development policy came into existence as a result of varied complexity created by the rapidly growing Nigerian towns and cities, with the population doubling in almost three to four decades thereby over-stretching the existing facilities. That is, with a growth rate of 2.8 percent, Nigeria has a very high population growth. The results in overcrowding, increased pressure on infrastructural facilities and is intractable linked with urban development. As expected, the visible and most obvious consequence of this urbanization is the rapid deterioration of housing and living conditions (Aluko, 2016).
Therefore, urbanization refers to the process of human agglomeration, in multifunctional settlements of relatively large size called urban centers, the aggregation may be done for a variety of reasons relating to history, economic, government policy, technological advancement etc. it can arise from classification of rural areas to urban.
Urbanization as a process is a sequence of industrialization, or economic specialization. It cannot the movement of people from principally agricultural productivity. The process involves changing relation and interaction from interpersonal contact to the state of formal and complex interaction. Especially demographers view urbanization as the agglomeration of people in an urban area (Aluko, 2016).
2.1.2 The Basis of Urbanization
There is a saying that one bends backwards in order to see the front. This informs our efforts at reviewing the historical antecedents of urbanization. The origin of urbanization agglomeration as a form of human settlement is not nor precisely unknown, urban historical tie the emergence and development of the city to four factors’ they are as follows:
1. The size of the total population
2. The control of natural environment
3. The technological development
4. Development in social organization.
2.1.3 Problems of Urbanization in Nigeria
Given the dynamic of rapid urbanization, town, cities in Nigeria e.g. Federal Capital Territory Abuja are faced with complex problems; all of which contributes towards the deterioration of urban centers. The low quality of life in our urban centers is manifest in the physical environment in virtually all our towns, the centers are gradually and systematically decaying without any tangible programme of rehabilitation. The new urban peripheries emerged in unplanned manner and without any infrastructural amenities. Housing has become grossly inadequate; there is a wide gap between the demand and supply of Housing in our urban areas. The Federal Ministry of Works & Housing in 1996 estimated 3 and 4 million dwelling units of various types will be needed by the year 2000 and the number will be increased to about 6-8 million by 2011 (Mabogunje, 2021).
Overcrowding is now pervasive with too many people per room. Studies commissioned by UNICEF have shown that in four Nigerian cities e.g. Kano, Enugu, Lagos and Abuja 6-3 families share a toilet, kitchen and other facilities; 47% have not access to portable water and density per household is as high as 6-8 slum areas. Other basic services such as health, education, transportation, water and electricity supplies are also in bad condition especially in poorer conditions of the city. The proportion of urban population with access to modern health facilities is only 58.9%. The unemployment rate has risen in recent times. While the natural average was 5% in 1993, it was 8% in the urban area compared to 4% in the rural areas. The dark of the unemployment are young school leavers who account for 62.5%. A larger proportion of the dropouts find themselves in the informal sector and take to the streets.
Poverty has also become acute; according to a World bank study, there were 5.4 million urban poor in Nigeria in 1994 and 7% of the estimated National population of 128 million earn less than 81 (One US Dollar) are engaged in the internal sectors (as artisans, petty traders, goods hawkers etc.) where productivity and income are low. A past study in (1998) revealed that the middle class is gradually being wiped out since most of the urban population cover 93% has moved below poverty (Mabogunje, 2021).
2.1.4 Factors Driving Urbanization in Nigeria
Urban expansion in developing countries occurs mainly in response to natural population increases through excesses of births over deaths. Immigrants to the large cities of the world are attracted by the prospect of improved economic opportunity, which in turn is largely a consequence of the higher rates of economic growth of cities compared to other regions of the country. Urban amenities, or consumer goods and services, social interaction, and better education are important factors in motivating migration to the city. Other important non-economic factors driving migration to cities are proximity to family, friends, and town or village of origin, but these need to be considered as part of the larger bundle of urban amenities. Since economic opportunity is the principal motivation for urban growth in the short run, it is driven by the emerging industrial and commercial structure of the urban economy, which is not necessarily balanced. In most cases, the job market is expected to be the major urban magnet in the future as the number of wage jobs continues to grow.
However, variation is found in the job capacity in different cities. With the ongoing restructuring, the number of private sectors, especially in large cities, has increased to a large extent. They establish industrial and commercial linkages with other sectors of the national and international economy, and offer large employment opportunities. Consequently, people are eager to work and live in large cities that have caused congestion, overcrowding and the housing challenge in these cities. Those large cities in poor
Countries have extremely high job creation and concentration rates, despite the negative influence of a pronounced deep economic crisis on the population. They remain the principal job market of employment for people irrespective of their origins, and especially for the poorer among them, resident in small towns and rural areas.
2.1.5 Environmental Consequences of Urbanization in Nigeria
The urbanization process has led to the change of urban land use and modifications in the physical environment such as heat, air quality, hydrology, etc. During urbanization, natural land is changed into impervious surfaces. The hydrological cycle of the natural environment is changed. Thermal characteristics of the land surface are modified. In a broad sense, land cover is changed and it has an effect on environmental quality. In this chapter, we shall discuss the commonly investigated environmental consequences such as the heat island effect, air quality, hydrology, and urban ecology. Some studies will be done for the dynamic interactions between land use change and climate change. In the final section of the chapter, some control and mitigation measures will be recommended to minimize these harmful effects. The development of urbanization can be traced back to the very early period of man engaging in production activities. It boomed a few centuries ago. In the past 100 years, its speed has reached the highest level in human history and nearly 10% of the urbanization process has evolved over the last 10 years. It is believed that more than 60% of the global population will live in the urban regions in 2025. The increasing trend of urban population will last for a long time.
2.2 Concept of Property Value
Property is a complicated term, some people think of it in terms of objects that can be claimed and with respect to material objects. In other words, property can be described as the exclusive right of owning, enjoying and disposing of a thing. The definition also reveals that rights in a property can be absolute or limited. The Oxford English Dictionary (1933:1470) defines property as “that which one owns”, a thing belonging to or owned by some person or person. Michael Thorn croft (2010) in his book, principle of Estate Management defines as “the right or interest in land: here interest is the right of ownership. Lerano G.A (2019) in his own definition of property states that property is right or interest (i.e. the property right) and the structure on the land.
2.2.1 Real Property Value in Nigeria
Real estate has always been a cornerstone of investment in Nigeria. Whether for residential or commercial purposes, owning property is a significant financial endeavor. However, determining the true value of a property can be a complex task. This is where property valuation comes into play.
Understanding these factors can help both buyers and sellers make informed decisions. Here are the key factors to consider:
1. Location, Location, Location
The age-old adage holds true in Nigeria as it does elsewhere. The location of a property is arguably the most significant factor affecting its value. Properties in prime locations, such as city centers or areas with good infrastructure, tend to command higher prices. Factors like proximity to amenities, schools, transportation hubs, and the safety of the neighborhood all play a crucial role.

2. Property Size and Layout
The size of a property is another vital factor. Larger properties, both in terms of land area and built-up space, generally have higher valuations. Additionally, the layout and design of a property can impact its value. Modern, well-designed homes often fetch higher prices than those with outdated layouts or suboptimal designs.
3. Condition of the Property
The overall condition of a property is a major determinant of its value. Well-maintained properties that require minimal repairs or renovations tend to be valued higher. Factors like the age of the property, the state of the plumbing, electrical systems, and the roof, all contribute to its condition.
4. Market Trends and Demand-Supply Dynamics
The real estate market in Nigeria, like any other, is influenced by supply and demand. In times of high demand and low supply, property values tend to rise. Conversely, in a market with excess supply and limited demand, property values may stagnate or even decrease. Staying abreast of current market trends is crucial for accurate valuation,
5. Comparable Sales
Comparative Market Analysis (CMA) is a common approach used in property valuation. This involves looking at recently sold properties in the same area with similar characteristics (e.g., size, layout, condition) to determine a fair market value. This method helps to gauge the price range a property is likely to fall within. 
6.  Economic and Political Factors
Economic stability and political climate can significantly influence property values. In Nigeria, factors such as inflation rates, interest rates, and government policies regarding real estate can impact property prices. It’s essential to keep an eye on these macroeconomic indicators.
7. Special Features and Amenities
Unique features or amenities can add value to a property. These may include things like a swimming pool, a well-maintained garden, high-quality finishes, or smart home technology. These additional features can set a property apart from others in the area and potentially increase its value.
8. Legal and Regulatory Considerations
Issues related to land title, zoning regulations, and property rights can affect a property’s value. Properties with clear and well-documented titles generally have higher values. Legal issues can sometimes lead to lower valuations or even render a property unsellable.
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2.2.2 Problems of Real Property Value in Nigeria
The problems of real property value are as follows:
2.2.2.1 Land Acquisition
Land is the base upon which structure stands happen to be the major problem especially in the terms of actuation. The problem is actuation is based mainly on the land tenure system that has been existing in the country, despite the presence of land use act of 1978 and other law covering land. Nigeria had various land tenure system fashioned along ethnic lines. Each ethnic group has its own tenure systems; it has tribes, under the customary system, land was vested in the elders and the paramount chiefs to hold in trust for themselves and their communities.
Permanent alienation of land was forbidden with this land tenure system, those who do not belong to the community of that urban or rural center find it difficult to acquire land since land has been frequented and owned by individuals. Others who have land in the urban areas inflate the prices so that the cost of land will be more than half of the total money that may be used for the project of housing provision. The position of land is not surprising in view of the confusion and uncertainty that have always surrounded the transfer of land in the country.
Housing needs in Nigeria have been made greater by a number of factors. Firstly, the dilapidated condition of Nigeria's housing policy. Secondly, more houses are needed to address overcrowding in Nigeria urban centers. Thirdly, the National increase in the urban areas leads to additional units to house the populace.
Finally, Rural Urban migration has assured a greater proportion during the last three decades aggravating housing needs. All these lead to spread of sub-standard housing across the urban areas.
Before the promulgation of land use Decree, it was not uncommon for a prospective house owner to pay for a prospective plot of land more than once since the initial payment might have been lost to swindlers.
The land use decree which banned sales of land and its use and introduced the certificate of occupancy (C of O) has further compounded this problem, having forced most land transactions underground. At the same time the various housing corporations in the country have not been of any major assistance in this direction because of the very limited number of plots which they can allocate and the necessary long delays in making such allocations to prospective house owners during which period the applicants deposit are tied down. The acquisition of land for developments is most frustrating in the large towns and cities.
2.2.2.2 Finance
One of the serious contributing factors to housing development is poor finance and it tends to affect property values; this situation is made worse by the fact that few existing financial institutions tend to adopt a rather rigid attitude towards borrowing finance for real property. These are no doubt one of the most important considerations in effective private sector participation. Funds are required at all stages of property development. The land has to be leased or bought, building material must be bought and services of various artisan professionals have to be purchased with money. The prospective house owners also have provided funds for the legal documents of transfer of the land and various plans and so on. Apart from certificate of occupancy (C. of O) and building plan, other expenses cover the physical preparation of land, the construction of building, the provision of various infrastructures, and the interest on capital use during the construction period and other charges. It is the combination of these direct and expenses that push up the cost of building.
2.2.3.3 High Building Standard
The various governments in the country have, through their action and insurance policy statements, unwillingly added to the problems of housing supply in the country before a building can be erected in urban areas. In Nigeria such must have an approval of plan from appropriate local planning authority? However the process of plan approval in most planning authorities can be very traumatic, the approval process that should be completed within thirty days is sometimes an upward of six months or even up to one year.
The planning approval process is part of government policy because it is a statutory requirement for the construction of houses, however, it is an addiction institution bottleneck, and they do not look on the planning officials as friends but as a branch of corrupt officials.
2.2.2.4 Building Materials
The scarcity and sometimes, total absence and high cost of building material constitute another major problem of the effective operations of the Nigeria building industry. On the average (60%) of the total housing expenditure goes for purchase of building materials, therefore, the method through which these materials are used will determine to a large extent the profit margin of the building firm. Nigeria industrial development, especially in the production of local building materials has constantly left behind our charging tasks; aspiration and needs. The result is first the abandonment of the old house forms and their use of local materials to manage local production with its associated effect on foreign exchange poor handling delay in executing prefectures and contracts; the situation has not significantly improved from previous conditions.
2.2.3 Factors Responsible for Real Property Value in Nigeria
According to Kuye Olusegun in his book title principles and practice of valuation (2003) the factor that responsible for real property values are as follows:
2.2.3.1 Capital Outlay
This is one of the factors responsible for real property value in real estate investment commodities involving a large capital outlay from the investment appraisal cum feasibility studies, site acquisition, construction etc. the extent, size, duration and indeed complexity of the investment will determine the value of capital outlay. Hence the property owner has to provide large capital to effect the development which will therefore require the availability of credit facility. For instance, a prospective investor into a residential sector or real estate with the interest of carrying out new development.
2.2.3.2 Population Factor
This is another factor responsible for real property values and development; the increase in population of a specified area or environment is a result of rural- urban migration, presence of secular corporate and unskilled employment, location of public institutions (administrate or education center] e.g. state capital or institution of higher learning, such increase will affect the a pull on the volume of accommodation needs of the area. Consequently, an intending investor with the capital outlay and the available facility can easily  to invest in a share of development other than the initial thought of industrial development.
2.2.3.3 Demand
This is an economic term whose influence on real property cannot be overemphasized. It is the desire to acquire some interest in landed property, which is backed up by the purchasing power. Demand hinges on many factors ranging from change in taste and fashion, to availability of infrastructural facilities. When demand is high for a particular type of property in a given area for example residential property in Ilorin, Kwara State any investor who has an interest in a plot of land there would certainly opt for an investment in residential property.
2.2.3.4 Change in Taste and Fashion
The world we live in is a dynamic one, hence various activities are subject to change. The change in taste and fashion will no doubt influence our investment decision. More also, change in taste and fashion can either be from the investor's viewpoint, in this regards, an investor with a taste for high aesthetic, fun and indeed recreational intentions can choose to invest into development and continuous holding of private recreational centers, health centers, resort centers etc.
2.2.3.5 Availability Social Infrastructure
This is another factor responsible for real property values and development; availability of social infrastructure which include good and accessible roads, portable water supply, electricity, telecommunication facilities, health institution, recreational center etc. will obviously aid real property development in all manners. Social facilities by way of site and services scheme can influence reasonable investors whether to embark on development.
2.2.3.6 State of Economy
The state of economy influences an investor’s decision as to what class of real estate development he should invest in per time. At a certain time the demand for certain classes of property become high due to the need for more food production, due to the ever increasing population. At this point of view, an investor may choose to învest in agricultural property, as there may be government and subsidies.
2.3 Theoretical Framework
2.3.1 Burgess Theory
The Burgess Model, also known as the Concentric Zone Model, is a theoretical framework that describes the internal structure of urban areas by dividing a city into five concentric rings, each representing different land uses and socio-economic statuses. It was developed in 1925 by sociologist Ernest W. Burgess to explain social structures in urban environments. This model illustrates how urban land use evolves from the center of the city outward, emphasizing the relationship between social status and geographical location within a metropolitan area.
The Burgess Model demonstrates that socio-economic status significantly influences where people live within a city. In this model, wealthier residents tend to occupy outer zones, such as the Zone of Better Residences and Commuter Zone, while lower-income individuals are often found in inner zones like the Zone of Transition and working-class homes near the central business district. This spatial distribution reflects broader social patterns and historical trends related to urban development.
The sole strength of the Burgess Model is its simplicity in illustrating urban growth patterns through clearly defined concentric zones. However, its weaknesses include oversimplifying complex urban realities and failing to account for factors like suburbanization, gentrification, and diverse land use seen in modern cities. The model may not accurately represent cities today, which often exhibit more irregular patterns of development influenced by economic changes, policies, and cultural shifts.
Urban planning initiatives can utilize insights from the Burgess Model by acknowledging historical patterns of land use and socio-economic distribution while adapting to contemporary challenges. Planners can focus on revitalizing Zones of Transition to improve housing quality and services for low-income residents or promote mixed-use developments that enhance community engagement. Recognizing that cities are dynamic systems is essential for planners to implement strategies that address issues such as displacement or inadequate infrastructure while fostering sustainable growth.
2.3.2 Succession Theory
All the above theories assume that over time, urban growth will result in a “succession” of different land uses as the “highest and best use” changes. In this way, for example, commercial areas that are already constrained by other surrounding uses (in a ring or sector) will eventually expand only by the acquisition and redevelopment of neighboring uses, changing their character to that of the commercial property. The theory of succession is also considered to apply to the residential property market and may occur in advance of acquisition pressure by other uses. For
Example occupants of older but originally high cost housing close to an expanding commercial area consider the prospect of modernizing and rebuilding their houses but often decide instead to sell. In doing so a filtering down process commences, in which high cost and medium cost houses of yesteryear gradually decline and are occupied by a succession of lower income owners and tenants until they are eventually converted into apartments or flats. Eventually these are demolished and replaced with commercial or industrial premises. The succession theory is therefore a useful overlay to the broader theories in explaining the transitional areas that often occur between land uses, but are not explained by other theories.
2.3.3 Residential Theory
Theory in respect of residential location asserts that the typical householder wants convenience, adequate space and a pleasing environment. Therefore, as well as the straight economic considerations applicable to industrial and commercial space we have the influence of a far more subjective factor. Personal preferences can be fickle and what may be desirable to one consumer may be undesirable to another. In addition “fashion” can play a significant role. Before the advent of modern transportation facilities, “convenience dictated that residential locations were very much tied up with proximity to a workers place of employment”. Today however, housing can be located almost anywhere within a large commuting zone, and the location, style and amenities are dependent on the workers personal “trade off” preferences along with willingness and ability to pay. As can be seen from the above, there are a large number of theories seeking to explain urban land use patterns and we have not even started to consider political factors, nor the more esoteric mathematical models. This serves only to indicate the complexity of the situation, and the fact that no one model is adequate. Reviewing all the above it is usually the sector theory in combination with the multiple nuclei concept that provides the most meaningful “holistic” explanation of the land use patterns found in modern cities. That being said there are quite significant variations apparent which some of the other theories can help explain. 
One of the most important is to consider the relative size of the city and its economic base. With a small rurally based economy the land use patterns are likely to tend towards the concentric ring theory. If a city is larger and more industrialised the sector theory is more likely to be applicable, and when the city becomes very large the sector theory in combination with the multiple nuclei concept is most likely to be dominant. Overlaying all these “classical” theories is the assumption that a laissez faire type system is in place which allows the market to determine where uses eventuate. While this is representative of reality for many cities up to the middle of this century, and is the foundation upon which many of the various theories have been based, in recent times the influence of town planning has been very much more significant. Whether these theories will continue to be adequate to explain the shape of cities in the future remains to be seen. It is likely the influence of political and social considerations, as reflected in the planning process, will become more and more dominant with the result that the patterns of urban growth will be even harder to analyze and predict.
2.3.4 Markov Model
The Markov model is a theory, which is the formation of Markov random process systems for prediction. This model can be used to produce a matrix of a transition probability in two different periods with LULC maps. This matrix allows the evaluation of the Land Use and Land Change (LU/LC) probability, which has any conversion to another class or sustain in the same class. It is a convenient tool for simulating LU/LC change when changes and processes in the landscape are difficult to describe. A Markov process is one in which the future state of a system can be simulated purely on the basis of the immediately preceding state. The Markov model will describe LU/LC change from one period to another and use this as the basis to project future changes. This is achieved by developing a transition probability matrix of LU/LC change from time one to time two, which shows the nature of change while still serving as the basis for projecting to a later time period (Logsdon Citation 1996). Markov model provided a simple methodology and by which a dynamic system could be dissected and examined (Muller & Middleton Citation 1994; Dongjie et al. Citation 2008; Huang et al. Citation 2008; Dadhich & Hanaoka Citation 2010; Zhang et al. Citation 2011). Numerous researches have testified the accuracy of the Markov model (Jianping et al. Citation 2005; Zhang et al. Citation 2011).
Markov model has been shown to adequately describe the process of land use change, at least for short to medium-term time horizons. The extremely fine resolution of the land use data produced for this analysis allows for more detailed descriptions of land use transitions over time. The greater availability of data in recent years also allows for models that incorporate shorter transition periods, potentially leading to more accurate forecasts. Still, there are some aspects of the Markov chain model that deserve critical attention, and some directions of extension that could improve the model’s output.
For all the models available, Markov model has been widely used to model LU/LC changes including both urban and non-urban areas at large spatial scales. It studies the initial occupation and transition probabilities of different states, accordingly to determine the trend of development and predict the state of the future. It is widely used in the analysis of different LU/LC types and dynamic changes. Its applicability and feasibility had been testified in many research papers and its results approximately conform to observed results (Dongjie et al. Citation 2008; Huang et al. Citation 2008; Dadhich & Hanaoka Citation 2010;  Zhang et al. Citation 2011).The methodology required for Markov model is explained below.
Converting one state into another state of a system is called state transition. If P is transition probability, namely the probability of converting current state to another state in next time, the expression is as follows:
Where P stands for probability from state I to state / (Jianping et al. Citation 2005; Dongjie et al. Citation 2008). Equation (1) must satisfy the next two conditions:
=1, The key step of the Markov model lies in getting a primary matrix and matrix of transition probability (Pij). Then the Markov forecast model is as follows:
Where Pn stands for state probability of any time and P(0)stands for primały matrix.
The transition matrix file was calculated using the Markov model in TerrSet software. 
A transition area matrix records the number of cells that are expected to change from one land-cover class to another in a given period in the future. In this part, transitional area matrices were generated based on the historical LULC information from 2000-2008, 2008-2016, and 2000-2016 to explore how each land-cover was projected to change. A detailed study framework has been presented in Figure 2.
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2.4 Review of Empirical Studies
Each city is unique in respect of the detailed pattern of its internal land use, yet there is a considerable degree of repetition in the broad geographical arrangement of various categories of urban land use from one city to another. Even a casual inspection of cities reveals that different areas of the city have been given for different land uses. But in most of the city a generalized pattern of land use can be observed which reflects the role of certain controlling factors like the land values, accessibility and the history of urban growth.
Land use change and environmental degradation have caused too much damage to the world’s natural resources. In fact, it can be expressed that even natural sinks of the earth which improve and ease the natural recycling system are being demolished as a result of negative environmental impacts. Destruction of forest has been decreasing air pollution absorption’s factors. Global and regional trends and factors have caused a lot of change in economic, social and cultural capital; consequently, these changes have caused environmental destruction in domestic society in the country.
According to Veldkamp and Fresco (2018), land use change is determined by special and temporal interaction between biophysical factors (e.g. soil, climate, vegetation and topography) and anthropogenic factors (e.g. population size and density, technology levels, economic conditions, the applied land use strategy, and social attitude and values). Agarwal et al. (2021), developed an analytical framework that illustrates these interactions very well and summarized models of human environmental dynamics based on three critical dimensions: time, space and decision-making. Time and space are the first two dimensions, as all biophysical and human processes operate within them, and decision making (the third dimension) is relevant to where human processes are involved. Cultural conditions, individual’s perceptions of the world, influence what they consider to be important, and suggest appropriate or inappropriate courses of action. Nevertheless, cultural differences have important impacts on direct drivers, cultural factors can influence consumption behavior; therefore, can be a particularly important driver of environmental change (Nelson et al., 2015).
Unfortunately, a sharp rise in selling agricultural lands on the pretext that the country should develop industrially has resulted in serious land use change. Therefore, in addition to the effects of environmental deregulation, these trends have had unfavorable effects on human and social capital of the country. Land use change and irregular building project policies have caused adverse effects on the land utilization in the country which has given rise to the increased number of real estate agencies.
Barapour (2018) noted that the number of land speculators and real estate agencies has increased tremendously in the last ten years as a result of the volume of money in circulation and the increment in the price of crude oil. Therefore, the rate at which the land in Ilorin, Kwara State had changed over the years is unprecedented. The level of people’s expectations in the country from the government has increased and the ways and manners the politicians are displaying have also contributed to the quest by many people to look for money anywhere which in so many ways has contributed to the serious land use change in the country.
2.5 Appraisal of Reviewed Literature
A great deal of detailed studies on land use change in many parts of the world has been conducted; such as Lambin et al (2010), Ali (2016), Fisher et al (2021), Evenden et al. (2015), Salvatore et al. (2021), Murdiyarso (2012) etc. Lack of both the sufficient environmental educators and the people’s awareness were also reported by Klooser (2013), inappropriate governments’ policies studied by Ahmad (2017), Anderson et al. (2013), Koomen et al. (2010). Also in different studies, demand for residential and industrial land has been reported as the main cause of land use change, has been mentioned by, Xiangzheng et al. (2008), Frapolli et al. (2007), local people were investigated by Plummer (2015), Warren (2019), Klooser (2013). Also observation of Ostwald (2010) and Ellis et al. (2012) showed that low income in the other sector or the lack of livelihood diversity, were the reasons which caused land use change around the world. And Reed-MD (2012). Lack of NGOs and weak collaboration of Vitonset et al. (2016), opined that human use of land has altered the structure and functioning of the ecosystem. The most spatially and economically important human use of land globally Include cultivation in various ways, construction, reserves, protected lands and timber extraction (Turner II et al., 2019). Recently, settlements and sprawl development are becoming large active land use changes especially in the developing regions of the world. The pattern of land use can provide us insight into the factors that have caused the land cover change.
The urban population in Africa is growing faster than any other continent. It is predicted that by 2030 about 5 billion people, approximately the population size of the entire continent today will be in urban areas and that these figures will be absorbed by the urban areas of the less developed regions (UN, 2018). The driving forces behind the rapid urbanization in Africa today are the combination of rural-urban migration and natural increase within the towns and cities themselves.
Nigeria has been regarded as the most populous nation in Africa with a teaming population of over 160 million (Population census, 2006), crowed over a land area of about 923,000 square kilometers. It has over a hundred cities with population that passes for urban centers. Nigeria cities notably Lagos, Kano and Ibadan are among the first one hundred cities in the world (UN, 2018), which translates into pressures on land and thus high urban dynamics. The pressures on land orchestrated by increased rate of urbanization brought with it intractable urban problems, such as poor environmental sanitation, pollution, crime, unemployment and overcrowding among others. Many writers confirmed that Nigerian urban centers are faced with rapid growth and development, which contribute to land use change. The relationship between population increase, economic developments and land use change has generated research interest over two decades and half. While the trend in lateral growth, the pattern and direction of sprawl developments in many cities in Nigeria are limited by physical barriers such as lagoon, Rocky Mountains and other natural features, the influx of people into the cities complicated the urban condition through structural growth. The population increase naturally creates adjustment and readjustment of human and land use activities in space within urban systems thus causing lateral and structure changes.
Land use changes are indirect consequence of national economic growth, it is important to evaluate land use changes in the regional and local context in order to assist in anticipating the impacts associated with change and contribute to an understand the changed process in cities, the understanding of the agent of beneficiary of change can be useful indicators in planning and declaration of objectives functions in cities 

2.6 Summary of Literature Review
	Study
	Focus
	Findings 
	Reference

	Evaluating urban sprawl and land consumption rate in Ilorin metropolis using multitemporal landsat imagery
	Analyzed urban expansion using satellite imagery from 1991 to 2021
	Built up areas increased from 6916.77 ha in 1991 to 8,770.79 ha in 2021. Vegetation cover reduced significantly.
Urban expansion led environmental issues such as soil degradation and erosion
	Olawepo, R.A et al., 2021 (AJOL)

	Assessment of adequacy of urban infrastructure and its impact on residential property values in Ilorin West
	Examined the state of infrastructure and its effect on property values
	Adequacy infrastructure increases property values. 
Poor infrastructure leads to lower property values.
Recommended government intervention in infrastructure provision.
	Oyebanji. A.O et al., 2020 (UILSP ACE) 

	Assessment of urban growth and its consequences on infrastructural facilities in Ilorin East 
	Studied urban growth trends and infrastructure impacts.
	-Built up land increased from 23.02% in 1995 to 28.07% in 2012.
-Rapid urbanization has strained infrastructural facilities and altered land use patterns. 
	Alabi, M.O et al., 2018 (Academia.edu) 

	Urban neighborhood quality and residential property values in Ilorin
	Investigated the relationship between neighborhood quality and property values. 
	-Better neighborhood quality leads to higher rental and property values.
-Emphasized improving urban environments to avoid slum development.    
	Aluko, O.E et al., 2019 (UILSPACE) 

	A fuzzy synthetic evaluation analysis of the drivers of urban expansion peri-urban lands in Ilorin
	Explored factors driving urban expansion in peri-urban areas.
	-key drivers include accessibility, occupation-related factors and speculation.
-suggested sustainable land use planning 
	Adeyemi, S.O et al., 2021 (AR JASS)



These studies collectively highlight that urbanization in Ilorin has led to significant changes in land use patterns, with a marked increase in built up areas and a corresponding decrease in vegetation cover. The expansion is primarily radial, extending along major roads. Adequate urban infrastructure and neighborhood quality are crucial in enhancing residential property values, while inadequate facilities tend to lower property values. Key drivers of urban expansion include occupation-related factors. Housing needs, accessibility and land speculation. The findings underscore the importance of sustainable urban planning and infrastructure development to manage the effects of urbanization on land use and property values effectively.  


CHAPTER THREE
RESEARCH METHODOLOGY
3.0 Introduction
This aspect of research project work involves locating the Sources of data, determination of methods of collection and identification of instruments to be used in collection of data.
The way project research work has gone to collect the in this project work, this aspect shows the research data and arrives at Conclusion.
3.1 Research Design
This study adopts a Survey research design to examine the influence of urbanization on land use and property values in Ilorin, Kwara State.
The Survey method is appropriate because it allows the. Collection of both quantitative and qualitative data from key stakeholders such as property owners, residents, estate surveyors, and town planners. This design enables a Comprehensive understanding on how urban growth affects Land use patterns and property values.
3.2 Data Types and Sources
This is the means and the process through which various data in respect of the research to pic was gathered to arrive at a logical conclusion. There are two various sources of data collection used in this research and these are as follows:
3.2.1 Primary Source
The primary source for the data collection for this research includes questionnaire, interview and field observation. The questionnaire is a predetermined sequence of interrogation. The questionnaire per say is essential to data collection because it enables the researcher to collect data that are very important, and also it enables the researcher to acquire data from a substantial number of respondents on area of study with less time and cost. 
Therefore, the primary data for the study comprises of residential property developed in Ilorin metropolises for certain decay and data were derived from the resident and the staff of the ministry including the developer which information were collected through structured questionnaires, and systematic random sampling technique was adopted to specify the range of residential property developed and population status for the period of 2018-2024. The information of residential property developed was sourced, from resident 65, the ministry 25, and developer 6 from Ilorin metropolis. This part of the metropolis consists of Tanke, Offa Garage, Fate, post office, Taiwo, unity, Challenge, and Maraba areas.
3.2.2 Secondary Source
The main secondary source of data collection for this research was basically on textbooks, journals of real estate, Urban development and the master plan of Kwara state.
The researcher had to continue even at home with colleagues; these involved critical investigation and scrutiny of official documents in order to make up the relevant notes that formed part of the research. This consists of various books, journals and papers written by others which are reviewed in this project research work.
3.3 Instrument for Data Collection 
Structured questionnaires, interview and field survey guides were used to gather primary data on land use changes, and property values.
While data from maps, satellite imagery and official records supported the secondary data.
QUESTIONNAIRES: These were designed to collect respondent’s perceptions of urbanization, land use changes and property values. There are structures like this via questionnaire.
a. Open-ended Questionnaire: this is a set of unstructured questions, aimed at deriving different opinions on questions like do you have other sources of income? If yes, state_______Here the questions are not provided with obtainable answers; instead, they are left blank to allow the respondents to respond independently.
b. Close-ended Questionnaires : this work designed structured questionnaires. It contains questions which are provided with some obtained Likely answers to guide the respondent in selecting the most appropriate on which corresponds to the questions asked so as to ensure that the respondent does not answer out of hand. Then the respondent is at liberty to choose from the options provided. But this however, depends on the type of Information needed by the researcher.
3.3.2 INTERVIEW: Semi-structured interviews with key stakeholders such as urban planners, land surveyors, and government officials.
3.3.3 Field Survey:- personal, Observation, interaction with the sampled elements were conducted, This include, reconnaissance Survey and actual field inspection.
3.4 Target Population
The target population comprises property owners, residents, real Estate professionals, and town planning officials within selected urbanized neighborhoods of Ilorin specifically focusing Tanke, GRA, Post office areas. The total estimated population is one Hundred (100) individuals and organizations relevant to the study. 
3.5 Sampling Frame
The sampling frame for this study comprises property owners, residents, real estate practitioners, and the urbanized Tanke area of Ilorin. A total of respondents were selected to allow for a focused and manageable analysis of the influence of urbanization on Land Use and & property Values. The breakdown of the sample include: 35 property owners, 30 Residents, 20 Real Estate practitioners and 15 Town planners. Respondents were drawn from key locations within the Tanke, GRA, Post office and Sango.
3.6 Sample Size
The sample size for property developed in those location of the metropolis in Ilorin was quantitatively determined using Yamane's Formula (1967) with a 95% confidence level and a 5% margin of error, the Sample size was calculated as follows:
n =  
where 
n=sample size
N=population size
e=margin for error (0.05)
Calculation 
n =  
n =  
n =  
n =  
n = 80
From the total population of one hundred 100, a sample size of eighty (80) respondents were selected to participate in the study.
3.7 Sampling Procedure
The study employed a combination of stratified and purposive sampling techniques to select respondents from the sampling frame of one hundred (100) individuals.
Stratified sampling: The population will be divided into different strata based on location (such as Tanke, GRA, Post Office, Sango area) and respondents’ categories (resident, property owners, Estate surveyor and town planners). This ensures representation across the various groups affected by urbanization.
Purposive sampling: specific respondents such as estate surveyors and town planners, will be purposively selected due to their expert knowledge and relevance to study objectives. 
From the total population of one hundred (100), eighty (80) respondents were selected proportionally from each stratum to reflect the distribution of the population. This approach ensures a representative sample and allows the study to gather diverse and relevant data on the influence of urbanization on land use and property values.   	    
3.8 Method of Data Analysis
Descriptive statistics were used to summarize the data.
Inferential statistical tools (e.g. regression analysis) were applied to examine the relationships between urbanization, land use and property.
Geographic information system (GIS) analysis was used to spatially visualize urbanization impacts.
3.9 Summary of Data Analysis for each objective
	Objective
	Method of data analysis

	Assess the extent of urbanization in Ilorin
	Cerographic information system (GIS) spatial analysis, descriptive analysis

	Analyze changes in land use patterns in Ilorin 
	Comparative analysis, geographic information system (GIS) mapping.

	Examine the impact of urbanization on property value
	Regression analysis inferential analysis.


   



CHAPTER FOUR
4.1 DATA PRESENTATION, ANALYSIS AND INTERPRETATION
This chapter presents the result and analyzes the data collected from the field regarding the influence of urbanization on land use and property values in Ilorin, Kwara State.
The study population consisted of one hundred (100) individuals including property owners, residents, estate surveyors, and town planners.
Using Yamane’s formula, a sample size of eight (80) was selected for the study. Questionnaires were administered to these eighty (80) respondents across selected parts of Ilorin experiencing urban development. Out of the eighty (80) questionnaires distributed, seventy five (75) were completed and returned, representing 93.75% response rate. The analysis in this chapter is based on these seventy five (75) valid responses.    
4.2 Demographic Characteristics of Respondents
Table 4. 1: Questionnaire Administered 
	Questionnaire Administered
	Frequency
	Percentage (%)

	Property owner
	30
	40

	Estate agents
	15
	20

	Town planners
	10
	13.3

	Residents	
	20
	26.7

	Total
	75
	100


Source: field survey 2025
The largest portion of respondents are property owners 40% were the majority, reflecting a focus on those directly affected by land value and urban use changes, followed by residents (26.7%) and estate agents (20%) provide a professional market perspective also town planners (13.3%) are fewer but essential for planning/policy insights.
Table 4. 2: Age distribution of respondents 
	  Age range
	Frequency
	Percentage (%)

	18 – 25
	15
	20.0

	26 – 35
	30
	40.0

	36 – 45
	20
	26.7

	46 and above
	10
	13.3

	Total
	75
	100


Source: field survey 2025
Among the respondents, 15(20%) were between 8 and 25 years, while 30(40%) fell within the 26 – 35 age group bracket, making them the largest group. This suggests that young adults and middle aged individuals make up the majority of those oooaware or involved in property and land use issues in the area. Additionally, 20 respondents (26.7%) were aged 36 – 45, while the remaining 10 respondents (13.3%) were 46 years or older. The range of ages represented provides a broad view across different generations, contributing to a well rounded understanding of how urbanization is perceived in Ilorin.
Table 4. 3: Gender distribution
	Gender	
	Frequency
	Percentage (%)

	Male
	42
	56

	Female
	33
	44

	Total
	75
	100


Source: field survey 2025
Out of the 75 respondents surveyed, 42 were representing 56% of the total sample, while 33 were female, accounting for 44%. This shows that both male and female perspectives were slightly more represented in the study. The diversity in gender ensures that the findings reflect opinions across both sexes regarding how urbanization affects use and property values in Ilorin.  
4.3 Urbanization in the study are  
Table 4. 4: Respondents rating of urbanization level
	Rating
	Frequency
	Percentage (%)

	Very high
	20
	26.7

	High
	30
	40

	Moderate
	18
	24

	Low
	5
	6.7

	Total
	75
	100


Source: field survey 2025
In terms of urbanization perception, 30 respondents (40%) considered the level of urbanization in their area as high, while 20 respondents (26.7%) rated it as very high. These two categories together make up 66.7% indicating that the majority view urbanization as a major trend in their community.
Another 18 respondents (24%) viewed urbanization as moderate, suggesting they have seen some changes but not extensive ones. Meanwhile, 5 respondents (6.7%) rated it as low and 2 respondents (2.6%) as very low, showing that only a small portion of the population believe urbanization is not yet advanced in their area.


Table 4. 5: Awareness of land use
	  Response
	Frequency
	Percentage (%)

	Yes
	55
	73.3

	No
	20
	26.7

	Total
	75
	100


Source: field survey 2025
The majority of respondents, 55 out of 75 (73.3%) reported that they have noticed changes in land use patterns within their neighborhood. This confirms that urbanization is visibly transforming the use of land-for example converting residential areas into commercial or mixed use spaces.
On the other hand, 20 respondents 26.7% stated they have not been observed by changes which may suggest that such transformations are more noticeable in certain parts of the city or that some respondents may be less aware of the broader development trends. 
This supports the motion that urbanization is not uniform but varies by location and proximity to development projects.   
Table 4. 6: land use pattern and change in ilorin metropolis
	Response
	Frequency 
	Percentage (%)

	Residential use
	30
	40

	Commercial use
	28
	37.3

	Agricultural use
	10
	13.3

	Recreational use
	7
	9.3

	Total
	75
	100


Source: field survey 2025
A majority (40%) of respondents indicated that residential land use dominates in Ilorin. This reflects urban expansion and the rising need for housing. Commercial use follows closely at 37.3%, showing Ilorin growing business and service sectors. Agricultural land use once more dominant now represents 13.3%, suggesting that urban development is converting to built up areas. Recreational do you say at the list common at 9.3% pointing to a lack of public parks oppose spaces within the Urban environment. This pattern reflects the shift in land use from rural to urban, residential and commercial functions, driven by population growth and infrastructure development.
Table 4. 7: change in land use in the past 10 years
	Response 
	Frequency 
	Percentage (%)

	Yes, land use have changed 
	66
	88

	No, land use have not changed 
	9
	12

	Total
	75
	100


Source: field survey 2025
A large majority (88%) of respondents confirmed that land use has changed significantly over the past 10 years. This reflects increasing organization and transformation of formally rural or agricultural zones. While only 12% believed that land use remained the same, which may suggest they live in areas with minimal development or slower growth rates. This supports the assertion that Ilorin is undergoing rapid land use transformation driven by urban growth and investment in infrastructure.
Table 4. 8: Change in property values in recent years
	Change in value
	Frequency 
	Percentage (%)

	Increased significantly 
	22
	29.3

	Remain the same 
	35
	46.7

	Decreased
	10
	13.3

	Total
	75
	100


Source: field survey 2025
Out of 75 respondents, 35(46.7%) indicated that property values in their area have increased slightly while 22(29.3%) reported that values have increased significantly. Together these responses account for 76% of the sample suggesting that urban development has had a positive effect on property appreciation. 10 respondents (13.3%) observed that property has remained the same indicating areas that are yet to be fully impacted by urban growth. Meanwhile 8 respondents (10.7%) stated that property values have decreased which may reflect areas experiencing economic decline or a drop in demand. This finding reveals that urbanization generally boosts values, although not every location benefits equally.
Table 4. 9: Factors responsible for urbanization within the case study
	Factors
	Frequency 
	Percentage (%)

	Industrial growth
	20
	26.7

	Population 
	18
	24

	Rural-urban migration 
	16
	21.3

	Improved infrastructure 
	13
	17.3

	Government policies
	8
	10.7


Source: field survey 2025
This table reveals that 20 respondents (26.7%) identified industrial growth as a major factor driving urbanization in Ilorin. Next, 18 respondents (24%) pointed to population increase, while 16(21.3%) cited rural urban migration, showing that human movement and growth are significant influences. 13 respondents (17.3%) believed improved infrastructure is a key driver, indicating that developments like roads and electricity encourage urbanization. The remaining 8 respondents (10.7%) mentioned government policies, suggesting that planning decisions also contributed. The diversity shows that urbanization is influenced by multiple interconnected causes.


Table 4. 10: perception of land use control 
	Response 
	Frequency 
	Percentage (%)

	Very effective 
	12
	16

	Effective
	25
	33.3

	Fairly effective 
	20
	26.7

	Not effective 
	10
	13.3

	No opinion 
	8
	10.7

	Total
	75
	100


Source: field survey 2025
Out of 75 respondents 25(33.3%) believed that land use control in ilorin is effective while 12 (16%) felt it is very effective.
20 respondents (26.7%) viewed it as fairly effective, suggesting partial satisfaction with enforcement of planning, 10 respondents (13.3%) thought it was not effective and 8(10.7%) had no opinion, indicating lack of awareness or indifference. These views suggest that while there is some control over land use its effectiveness is still debated among residents.
Table 4. 11: level of awareness of property value changes
	Awareness level
	Frequency 
	Percentage (%)

	Very high 
	18
	24

	High
	20
	26.7

	Moderate
	22
	29.3

	Low
	10
	13.3

	Very low
	5
	6.7

	Total
	75
	100


Source: field survey 2025
22 respondents (29.3%) reported moderate awareness of property value changes, while 20(26.7%) rated their awareness as high and 18(24%) as very high. This shows that most respondents are aware of how property values are changing in Ilorin.
Meanwhile, 10 respondents (13.3%) said they had low awareness and 5(6.7%) very low awareness. This indicates a need for more public information or education in some areas.
Table 4. 12: Urbanization effect on residential property value
	Response 
	Frequency 
	Percentage (%)

	Increased greatly 
	25
	33.3

	Increased 
	30
	40

	Remained same 
	10
	13.3

	Decreased 
	5
	6.7

	Opinion 
	5
	6.7

	Total
	75
	100


Source: field survey 2025
30 respondents (40%) observed that residential property values have increased and 25 (33.3%) said values have increased greatly. This strong majority suggests urbanization is positively affecting property worth.
10 respondents (13.3%) believed property values remained the same while 5 (6.7%) had opinions.
This reflects that some areas benefit from development others may not see immediate change.
Table 4. 13: Influence of urbanization on land demand 
	Influence level 
	Frequency 
	Percentage (%)

	Very high 
	28
	37.3

	High
	25
	33.3

	Moderate
	15
	20

	Low
	5
	6.7

	Very low
	2
	2.7

	Total
	75
	100


Source: field survey 2025
28 respondents (37.3%) believe urbanization has a very high influence on land demand followed by 25 (23.3%) who rated the influence as high. Combined, over 10% acknowledged urbanization significantly drives land demand
 15 respondents (20%) chose moderate, 5 (6.7%) said low, and 2(2.7%) very low, showing some varied opinions possibly depending on location or exposure to urban growth.
Table 4. 14: perception of urbanization effect on rental value
	Response 
	Frequency 
	Percentage (%)

	Increased greatly 
	27
	36

	Increased 
	28
	37.3

	Remained same 
	10
	13.3

	Decreased 
	5
	6.7

	Opinion 
	5
	6.7

	Total
	75
	100


Source: field survey 2025
28 respondents (37.3%) said urbanization has increased rental values, while 27(36%) said it increased greatly. This means that 73.3% of the respondents agree that rental costs are rising due to urban development.
10 respondents (13.3%) observed no change and 5 (6.7%) noticed decreases. Another 5(6.7%) had no opinion indicating limited involvement in rental matters. This confirms a rising rental trend in urbanized areas.
Table 4. 15: Urbanization and residential property conversion 
	Response 
	Frequency 
	Percentage (%)

	Strongly agree
	30
	40

	Agree 
	25
	33.3

	Disagree
	10
	13.3

	Strongly disagree 
	5
	6.7

	Undecided 
	5
	6.7

	Total
	75
	100


Source: field survey 2025
The majority of respondents 30 out of 75(40%) strongly agree and 25 (33.3%) agreed that Urbanization leads to the conversion of residential properties into commercial use. 19 respondents (13.3) disagreed, while 5 each (6.7%) strongly disagreed or were undecided. These results support the idea that increased development pressures are changing how residential land is used in Ilorin.
Table 4. 16: Effect of urbanization on land use pattern 
	Effect 
	Frequency 
	Percentage (%)

	Conversation of residential to commercial use
	22
	29.3%

	Increased property development
	20
	26.7

	Congestion and poor
	18
	24

	Loss of open space
	5
	6.7

	Total
	75
	100


Source: field survey 2025
22 respondents (29.3%) reported that urbanization is causing conversion of residential areas to commercial uses, making this the most common response.
20 respondents (26.7%) noted a reduction in agricultural land, while 18(24%) observed an increase in property development showing Outland is being reallocated for urban names. Ten respondents (13.3%) mention congestion and poor planning and five (7%) cited the loss of open space. These findings highlighted both the positive (development) and negative (overcrowding) effect of organization on land use in Ilorin.
4.4 Statistical Analysis 
Descriptive statistics were used to analyze the responses obtained from the questionnaire. Frequency and percentages were employed to describe demographic variables and evaluate trends in urbanization land use change and property values. The mode and mean were also considered in evaluating the commonly selected proposes in various categories.
4.5 Interpretation and Discussion 
The findings of this study reveal the significant influence of urbanization on both land use pattern and property values in Ilorin Kwara state. 
The demographic analysis shows that most respondents are middle aged adults with considerable education and occupational engagement in real estate or related sectors.
A strong consensus among responding confirms that urbanization is changing land use, especially converting residential and commercial land to more intensive uses. Urban growth has brought about increased demand and rising property values which is consistent with theories of urban economics and real estate appreciation.
The respondents pointed to key factors such as road infrastructure population growth and government policy as the main drivers of rising property values.
 Additionally the study identified organizations' negative externalities including environmental, degradation, pollution, congestion and displacement of residence.
These responses indicate that urban growth and Ilorin is unplanned in many areas and this has led to rapid transformations of land use, usually from agricultural or residential to commercial and mixed use development which drives up property prices. These findings align with the urban development trends in many fast growing Nigerian cities.
                    

                         CHAPTER FIVE 
          SUMMARY ,CONCLUSION AND           
         RECOMMENDATIONS
5.0 Introduction 
This chapter summarizes the key findings from the research,draws conclusions based on the analysis presented in chapter four, and offers recommendations for further policy and planning. 
The study set out to examine the influence of urbanization on land use and property values in Ilorin, Kwara state. It employed a quantitative approach involving the distribution of structured questionnaires to stakeholders such as property owners, estate agents, town planners, and residents. Based on the data collected and analysed this chapter highlights major trends observed, outlines conclusions from the research questions, and suggests ways to manage the impact of urbanization effectively.
5.1 Summary of findings
The research investigated the influence of urbanization on land use and property values in ilorin, Kwara state. The major findings are summarized below based on respondents views:
1. Land use change in the last decade
(Table 4.7) 88% of the respondents agreed that land use has changed within the last 10 years due to increased commercial activities and conversion of residential areas.
2. Awareness of land use change  
According to table 4.5, More than 70% of the respondents acknowledged awareness of land use changes, demonstrating that the public is observant of development trends in their area.
3. Change in property values in recent years 
(Table 4.8), this shows that 76% believed that property values  have increased, reflecting the impact of urbanization on property appreciation.
4. Impact on rent
(Table 4.14) 74% noted increased rental values due to urbanization, indicating a rise in housing cost.
5. Conversion of residential property  
From the findings, around 73.3% agreed that urbanization has led to the conversion of residential buildings in commercial use in table 4.15.
6. Cause of Urbanization 
(Table 4.9) Over 70% attributed urbanization in Ilorin to industrial growth, population increase and rural - urban migration.
7. Awareness of property value trends 
Based on the findings of this research, table 4.11 shows that 80% rated their awareness of property value trends as moderate to very high, signifying an informed population.
8. Effectiveness of land use control
(Table 4.10) Approximately 60% views Land use control mechanisms as effective or fairly effective, suggesting a need for improved regulatory enforcement.
5.2 Conclusion
The findings reveal that urbanization has significantly influenced land use patterns and property values in ilorin, Kwara state. Urban growth has transformed many areas from residential to commercial zones, leading to an increase in property and rental values. While this reflects economic development, it also poses challenges such as land pressure and the need for better planning.
Residents are aware of these changes and recognize the roles of industrialization, migration, and population growth in driving urbanization. Although land use controls exist, their moderate effectiveness suggests the need for stronger implementation to guide sustainable urban growth.
.                                                                              5.3 Recommendations
Enhance Land Use Planning: 
Government agencies should revise and strengthen existing land use plans and enforce regulations to better manage urban expansion.
Control unplanned conversions
Introduce incentives or penalties to control indiscriminate conversion of residential properties into commercial uses
Improve Infrastructure:
Investment in roads, drainage, electricity, and water supply is essential to support growing urban demands.
Promote Inclusive Urban Development: urban growth strategies should consider the needs of low-and middle-income residents by providing affordable housing and protecting them from displacement.
Monitor property values: 
Authorities should regularly assess property values to ensure affordability and reduce speculative pricing.
Stakeholder Engagement: Urban Planning processes should include active participation from the Community, professionals and real estate practitioners to ensure that developments reflect local needs. Is
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APPENDIX
KWARA STATE POLYTECHNIC, ILORIN
INSTITUTE OF ENVIRONMENTAL STUDIES
DEPARTMENT OF ESTATE MANAGEMENT
QUESTIONNAIRE FOR INFLUENCE OF URBANIZATION ON LAND USE AND PROPERTY VALUE (A CASE STUDY OF ILORIN, KWARA STATE)
Dear respondents,
This questionnaire is prepared to help researchers in gathering information on the above topic, in partial fulfilment for the award of Higher National Diploma in Estate Management and valuation.
Please tick and provide the appropriate answers, your answers will be treated with strict confidence.
Section A: Demographic Information
1. Age:
18 – 25 ( )		26 – 35 ( )		36 – 45 ( )		46 and above ( )
2. Gender:  
Male ( )		Female ( )
3. Marital status: 
Single ( )	  	Married ( )		Divorce ( )		Widow ( ) 
4. Educational qualification
Primary ( )		Secondary ( )		OND/HND ( )		B.Sc ( )	Others ( ) 
5. Occupation
Civil servant ( )	Trader ( )	Farming ( )	others ( )
6. Duration of residence in the area
Less than a year ( )	1 – 5 years ( )		6 – 10 years ( )	11 – 15 years ( )
Above 15 years ( )
Section B: Land use assessment
7. What is the current primary use of your land/property?
Residential ( )	commercial ( ) 	Agriculture ( )		Industrial ( ) 
Undeveloped ( ) 
8. What was the primary use of this land/property 10 years ago?
Residential ( )	commercial ( ) 	Agriculture ( )		Industrial ( ) 
Undeveloped ( ) 
9. Have you observed any significant changes in land use in your area over the past 10 years?
Yes ( )	No ( )
10.  If yes, please what type of changes do you observe?
	
	Agree 
	Strongly agree
	Disagree
	Strongly disagree

	Increase in property development
	
	
	
	

	Construction of shops
	
	
	
	

	Change of land use from one type to another
	
	
	
	

	Increase in population density
	
	
	
	


Section C Property value
11. Do you own or rent your property 
Own ( )	Rent ( ) 
12.  What was the purchase price/value of your property when acquired?
Less than ₦1,000,000 ( )		₦1,000,000 - ₦5,000,000 ( )		₦6,000,000 – 10,000,000 ( )	₦11,000,000 – 15,000,000 ( )		Above ₦15,000,000 ( )
13. What is the estimated current market value of your property?
Less than ₦5,000,000 ( )	₦6,000,000 – 10,000,000 ( )	₦11,000,000 - ₦15,000,000 ( )
Above ₦20,000,000 ( )
14. What factors have influenced property values in your area?
	
	Agree 
	Strongly agree
	Disagree
	Strongly disagree

	Urbanization
	
	
	
	

	Road and infrastructure development
	
	
	
	

	Economic factor
	
	
	
	

	Population growth
	
	
	
	



Reference table: estimation property values within the case study 2014 – 2025
INSTRUCTION TO RESPONDENT
 Please estimate the average market value in naira (₦) with the percentage change of the following properties each year based on your knowledge of experience.  
15. What was the estimated market value for a typical 3 bedroom bungalow at Tanke between 2014 – 2025?
	Year 
	Estimated selling price (₦)

	2014
	

	2015
	

	2016
	

	2017
	

	2018
	

	2019
	

	2020
	

	2021
	

	2022
	

	2023
	

	2024
	

	2025
	



16. What was the estimated market value for a 500square meter plot of land in GRA from 2014 to 2025?
	Year 
	Estimated land value (₦)

	2014
	

	2015
	

	2016
	

	2017
	

	2018
	

	2019
	

	2020
	

	2021
	

	2022
	

	2023
	

	2024
	

	2025
	



17. What was the estimated market value for a 30 square meter commercial shop around the post office area from 2014 to 2025?
	Year 
	Estimated value (₦)

	2014
	

	2015
	

	2016
	

	2017
	

	2018
	

	2019
	

	2020
	

	2021
	

	2022
	

	2023
	

	2024
	

	2025
	



18. What was the estimated market value for a typical 2 bedroom flat in the Sango area between 2014 and 2025?
	Year 
	Estimated selling price (₦)

	2014
	

	2015
	

	2016
	

	2017
	

	2018
	

	2019
	

	2020
	

	2021
	

	2022
	

	2023
	

	2024
	

	2025
	



Section D: Urbanization impact 
19. Have there been noticeable urban development projects in your area?
Yes ( )	No ( )
20. What impact has urbanization had on land use in your area?
	
	Agree 
	Strongly agree
	Disagree
	Strongly disagree

	Increase residential building
	
	
	
	

	Reduction in agricultural land
	
	
	
	

	Growth in commercial activities
	
	
	
	

	others
	
	
	
	



21. How would you rate the overall effect of urbanization on your community?
Very positive ( )		Positive ( )		Neutral ( )		Negative ( ) 	
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Figure 2.1: Factors Determining Praperty Values.
Source: Ajibola et al. (2013)

2.2.3 Problems of Real Property Value in Nigeria
The problems of real property value are as follows:
2.2.3.1 Land Acquisition
Land is the base upon which structure stands happen to be the major problem especially in the
torms of actuation. The problems is actuation is based mainly on land tenure system that has
been existing in the country, despite the presence of land use act of 1978 and other law covering

land. Nigeria had various land tenure system fashioned along ethnic lines. Eath ethnic group has
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Figure 2.2: Framework of the Study
2.4 Review of Empirical Studies
Each city is unique in respect of the detailed pattern of its internal land use, yet there is a
considerable degree of repetition in the broad geographical arrangement of various categories of
urban land use from one city to another. Even a casual inspection of cities reveals that different
areas of the city have been given for different land uses. But in most of the city a generalized
pattern of land use can be observed which reflects the role of certain controlling factors like the
land values, accessibility and the history of urban growth.
Land use change and environmental degradation have made too much damage in the world’s
natural resources. In fact, it can be expressed that even, natural sinks of the earth which improve

and ease natural recycling system are being demolished as a result of negative environmental
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