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ABSTRACT
The Central Business District (C.B.D) is the local activities such as commercial, social, civil life, cultural and prominent land use. Majority of central area of the city provides wide different of uses serving the needs not only at the towns own residents, but also of people in the neighbouring villages or small towns that care within the surrounding of its zone. It is an area of rapid growth in population, so the demand upon its central area services becomes intensified. Large buildings are developed while residential buildings are given over to commercial, industrial, education, civic or other non-residential uses. The above features often create certain problems which may be incompatible with the zoning regulation of an area or it may structurally affect the existing land uses of the area. In view of the above statement, this project will highlight the main reason responsible for incompatible land use in the central area uses, lack of zoning of building use group and the traffic circulation problem. (Vehicular versus pedestrian traffic). The general existing land use of the study area, impact of government on land use control and management as incompatible. Land uses in the study area will be discussed and appropriate recommendations will be given.










CHAPTER ONE
1.0 INTRODUCTION
According to market beat, United States C.B.D office report, a city core is often referred to as its Central Business District (C.B.D). It contains
the peak land value which is usually in intersection and is often an area of congestion (scalyway.org.uk/2011).
The C.B.D or Central Business District is focal point of a city. It is the commercial office. retail and cultural center of the city and usually is the center point for transportation networks (Burgess, 2023).
THE HISTORY OF THE C.B.D
The C.B.D developed as the market square in ancient cities, on
market days, farmer, merchant and consumers would gather in the centre of the city to exchange, buy and sell goods. This ancient market is the fore runner to the C.B.D (Ayeni, 2009).
As cities grew and developed, C.B.Ds becomes fixed location where retail and commercial took place. The CBD is typically at or near the oldest part of the city and is often a major transportation route that provided the site for the city's location such as a river, railway or highways. (Von Thuman,2016).
Overtime, the CBD develop into a centre of finance and control government as well as office space. In the early 1900s, European and American cities had CBD that featured primarily retails and cores. In the Mid-20th century, the CBD expanded to include office space and commercial business while retails took a back seat. The growth of the sky scraper occurred in CBD making them more and more dense.
THE MODERN CBD
By the beginning of the 21% century, the CB had become a diverse region of the metropolitan area and included residential, retail, commercial, government, financial institutions, medical centres often located at work places of institutions in the CBD lawyers, doctors, academics government officials and bureaucrats, entertainers, directors and financials (Ayeni,
2022).
The recent decades, the combination of gentrification (residential expansion) and development of shopping malls as entertainment centers has given the CBD new life. One can find in addition to housing, mega, as theaters, museum and stadium. San Diego Houston Plaza is an example of developing the town as a entertainment and shopping districts pedestrian malls are also common today in CBD in an effort to make the CBD a 24 hours a day destination for not only those who work in CBD, but also to bring in people to live and to play in CBD without entertainment and cultural opportunities. The CBD is often far more populated during the day than at night as relatively few workers lives in the CBD and most do commute to their jobs in the CBD
Hence, the way in which incompatible or land exist between commercial, industrial and residential land use in the Central Business District of Ilorin metropolis will be examined by taking Taiwo Road, a selected area for the study.
1.1 STATEMENT OF THE PROBLEM
It has been notice that, there are problems associated with incompatible land use in Central Business District (CBD) in most areas. This
contain entity confusion, high population rate, traffic congestion and mixture of incompatible uses to which land has been subjected to this categories of
problems are very common. In most urban area where many activities such as commercial and services activities from residential, industrialization and recreational locations are been found. The above stated problems have given rise to the government to enforce zoning regulation especially at the core areas of our cities. Despite this, the incompatible uses still continue to exist
in the CBD area. For this reasons, this project research work intends to provide answers to some relevant questions such as:
i. What are the existing land uses in the study area?
ii. What are the problems emanating from those uses?
iii. What are the government efforts to control those problems emanating from the incompatible land uses?
iv. What are the structures of the city generally?
1.2 AIM AND OBJECTIVES OF THE STUDY
The aim of this study is to examine the effect of incompatible land uses in Ibrahim Taiwo Road, (i.e. Central Business District of Ilorin, Capital city of Kwara State).
OBJECTIVES
I. ﻿﻿To achieve the broad goal, the following objectives are set up
II. ﻿﻿To identify the existing land use of the study area
III. To analyze the impact of government on land use control and management in the study area
IV. To identify the various problems associated with incompatible land use of the study area
1.3 JUSTIFICATION OF THE STUDY
The justification of this study is to bring light to the effect of incompatible of land use in Ilorin metropolis which can bring confusion when it came to census of commercial and residential property and the desterilize of the central master plan of the area. To achieve a good compatible land use, there should be an assessment of the general study area, observed the problems associated with the incompatible land use and provides possible solutions to the identified problems.
1.4  SCOPE OF THE STUDY
The spatial scope of this study is in Ilorin metropolis as whole particular references to the Central Business District (CBD) of Ibrahim Taiwo Road, while the disciplinary scope is in the study of incompatible land uses in the study area, from general Hospital through Taiwo Road.
Therefore, the effect of incompatible land uses in the Central Business District of the study area will be critically analyzed.
1.5  LIMITATIONS OF THE STUDY
In the course of carrying out this research, certain problems serve as a form of limitation to the research of this project. The summary of the limitations to the write-up includes:
Most of the people interviewed do not give detailed information about the study because they were afraid and said they did not know what am going to use the information for.
Lack of cooperation: They also refuse to provide adequate and accurate answers to many questions based on their trade and social status;
Inadequate fund, insufficient capital to carryout data and information make limited to get details or fact for the project research;
Limited time: Time factor is very important in carrying out any research so as a result of making the project more or less valuable to use, for example, the time that could be used to collect data and information from the field for the useful of the project research always falls to lecture time.
1.6  THE STUDY AREA
Ilorin city which locates on Latitude 80° 30'N and Longitude 40° 35'E of the Greenwich meridian lies about 306km Northeast of Lagos and 500km Southwest of Abuja which is in the central geo-political zone of Nigeria. It is one of the largest indigenous urban centres in the region. It was a provincial headquarters for a period of about forty-five years (Olayioye, 2012). Moreover, with the creation of Kwara State in 1967, Ilorin was selected as the capital city of the state. Additionally; it also served as the headquarters of Ilorin Division as well as lorin Emirate Council. Presently, the latter (i.e. Ilorin Emirate) is made up of five local government areas viz; Asa, Moro, Ilorin East, South and West. These administrative statuses, which it assumed over the years, have greatly influenced the urban development and expansion of the study area.
Ilorin has experienced a rapid growth in the number of medium size and large commercial establishments available over the years. A substantial increase in the number of manufacturing and construction industries, which have sprouted up is also an index of structural changes in the city of Ilorin. The establishment of educational institutions in the study area such as the University of Ilorin, Kwara State University, Polytechnic, many primary, secondary school as well as teaching hospital, federal research institutes has yet been another contributory factor towards the growth of Ilorin.
The physical expansion of the city's infrastructural facilities since 1999 political dispensation and most especially during the Bukola Saraki period as Governor, facilities like 33kva electricity step-down at Gamon, fly over bridge at Post Office roundabout, establishment Ilorin Aviation College and upgrading of Ilorin International Airport, up grading of general hospital and reconstruction of urban intra roads amongst others in the long run, inevitably leads to a gradual increase in population of the study area.
As Akogun (2008) put it; the population of Ilorin increased astronomically, which goes on to affect the urban business nuclei and the entire land area of the city. The population of the state was given as 2,371,089 people at a growing rate of 6.2% (NPC, 1991 and 2006; Odeniyi, 2007). Out of this, 1,012,894 representing 42.72% of the state total population lives in the state capital.
1.7  DEFINITION OF TERMS
LAND: It can be said to be an area of the ground, especially one that is used for a particular purpose such as family, building, transportation, etc the solid portion of the earth surface (Macmillan Dictionary, 2010).
COMMERCIAL: These occurs mainly inform of market shop office building, supermarket bank building, hotel, trade centre and petrol. Filling station in commercial cities. Ajayi (2012)
LAND USE: It is process by which land is divided for various purposes or uses 
LAND USE CONTROL: Is defined as the process of controlling regulating and directing the use of land so that one use will disturb or conflict with theuse of others. Patunola (2011)
PROPERTY: This defined as the highest right a man can have to anything, property can be classified into two land and immovable good which a man owns a re know as corporeal property while incorporeal are those right which a man has over that property. Samuel (2028)
COMMERCIAL PROPERTY:Is real estate intended for use for profit business such as office complex, shopping malls, service station and restaurant. It may be purchased outright by a developer for future project or leased through a real estate broker. This type of property falls somewhere between residential and industrial property. Wisegreek.come (standard version, 2004).
CBD: The term CBD, Central Business District of a city, usually typified by concentration of commercial activities, and also it is a focal point of activities and often geographical heart of a city. Wikipedia (mobile version).
VALUE: This means the worth of something in term of monetary or other goods for which it can be exchanged. It is also power a commodity has to command other commodities in exchange of it. Ifediora (2014)
RENTAL VALUE: The rental of a property is the annual rent which may be reasonable expected to be obtained in the open market. Osaji (2011)
INVESTMENT: This is the act of setting aside and devotion of money, energy and time on a venture benefits which could be on real estate practically commercial properties for the purpose of arriving to the future return. Oni (2007).
COMPLEX: It is a group of building on interlock system and it consist of many parts. Oladokun (2018)
SHOPS: This is a building where goods and services are sold or workshops. Smith (2022)
SHOPPING COMPLEX: A shopping is a building or structure comprising of varieties of shops, offices etc purposely designed for carrying out of commercial activities. It is further added that it is a building on a land belonging to someone. Okafor (2008).




CHAPTER TWO
2.0  THEORETICAL FRAMEWORK AND LITERATURE REVIEW
2.1  CONCENTRIC ZONE THEORY BY E.W. BURGESS, (2015)
The concentric zone theory is one of the theories that describe the internal land use structure of cities. This was present by E.W. Burgess in 1925. Burgess theory that land tended to display a zonal organization concentrically arranged about the city centre has been the starting for most of considerations of the utilization of land and land use pattern in the city.
Burgess model can be regarded as a normative model in a simplified structuring of reality which presents supposedly significant features of relationship in a generalized from the theory is explicitly inductive and presumably intuitively derived from his close observation of a large number of American cities in general and Chicago in particular (Rechner, March 2010).
Therefore, through this study, Burgess postulated that the cities expand rapidly from its Central Business District (CBD); this forms a structure of concentric rings. Burgess identifies five (5) zones, namely:
1. The central zone (CBD)
2. The transitional zone
3. The working class residential district
4. The residential area
5. The commuter's zone
2.1.1  THE CENTRAL ZONE
This is referred to as the loop area. This zone, which is oriented around the 100 percent spot (CBD), plays host to the principal stores, office buildings. banks, theater and hotels. It is the business centre of the focal point of its commercial social and the civic life; the heart of the city, as it were.


2.1.2 THE TRANSITIONAL ZONE
This is the area encircling the loop (downtown area). This area is made up of essentially older homes and tenement houses. The factories and the business establishment are already encroaching on the inner portion of this zone (though redevelopment). while most of the remaining area is blighted and focused on urban renewal projects. This area is often characterized by poverty, ill properties and slum or near slum condition. They often constitute a weak financial base for urban finance.
2.1.3 THE WORKING CLASS RESIDENTIAL DISTRICT
This is the area inhabited by the workers in modest single family homes, row houses and a few rich dwellings. This location is preferred by the workers because they are within easy community distances to the CBD and their places of work.
2.1.4 THE RESIDENTIAL AREA
This is the inhabited by "better migrants" or medium income workers. This area consists of high class apartment building of exclusive "restricted" districts of single family dwelling. This area plays host of higher income workers such as manages salesman. professionals and so on.
2.1.5 THE COMMUTERS' ZONE
This zone is made up of range of enriching small cities, town and hamlets and it serves as dormitory suburb to main city. It has high quality houses and they are occupied by upper class and wealthy people. The important thing about this model is its growth of the zone. Burgess stated that the zone grow by the process of invasion and succession. That is the CBD gradually extends its area to the zone of transition moves to zone of independent working class which also move to that of middle men zones and the middle men zone moves to commuter zone.
2.2 SECTOR THEORY BY HOMERHOYT (2014)
The sector theory by homer Hoyt (2014) was in response to the criticism of concentric zones theory of Burgess.
 The structure and growth of residential neighbourhood in American cities published in 2014 by the United State Federal housing administration ( a book based on the factual examination of residential rent patterns in twenty-five widely distributed cities in this USA). Hoyt concluded that there is nevertheless general pattern of rent that applies to all cities. This pattern is not a distribution; it is not in the form of sharply defined rectangular areas. It is not form of successive concentric circles, there is revealed no general graduation upward from centre to the periphery from the evidence presented. Therefore, it may be concluded that the rent area in American cities tend to conform to a pattern of sector rather than of centric circles. (Harold, 2021).
The sector theory is simple term means that in many cases particular class of people could be identified as living in a particular sector of the city rather than in concentric circles as postulated by (Burgess, 2013).
Homer Hoyt calculated that compatible land uses will lay adjacent to each other such as marketing light manufacturing and low income housing, while incompatible land users will rappel each other, and e.g. light income housing light industry and warehouse. We further confirm that residential uses will tend to be segregated in term of income and social position and will expand in different directions and in different parts of the city. (Homer Hoyt, 2012).
He argued that the CBD is occupied by such business activities such as commercial activities that could pay the high prices associated with such location. He observed that the major lines of transportation and development will affect the management and therefore deform the entries along which such similar land uses are situated. These different types of land uses radiate the periphery city (Adejoke, A. 2003)
2.2.1 SECTORIAL GROWTH OR DEVELOPMENT BY HOMER HOYT (2013).
NEIGHBOUR BY HOMER HOYT (1939) demonstrated how residential land uses were arranged in sectorial fashion radiating outwards from the city center along the transportation routes (Lean 1966 and Goadall). Among the most important conclusions which Hoyt outlined are:
The highest rental area is located in one of city generally, these light rent area are in hemispherical location though, there are instance, when a high rent sectors extend continuously out from the centre of the city. Middle range rental tend to be located on either side of the highest rental areas.
There are some cities in which large area of middle range rental units tend to be found on the periphery of the low rent residential area as well as high rent areas.
It should be noted that concentric mode and sectorial theory are scarcely comparable while concentric model deals with urban land uses, the sectorial theory deals with reside empirical observation.
2.3  MULTIPLE NUCLEI THEORY
This theory was developed by Harris and Ullman (1945) to forestall some of the criticisms leveled against concentric and sectorial model and that "land use could be built around many centres instead of only one centre as advocated by (Burgess, 1923) Concentric Model".
They further argued that, these centers may be residential, commercial, industrial or institutional. They went further to argue difference of land use would develop around these centres. (Ayeni, 2000).
CENTRE TWO
Nucleus 1 - CENTRAL BUSINESS DISTRICT
Nucleus 2 - wholesale high manufacturing
Nucleus 3 - low class residential
Nucleus 4 - medium class residential
Nucleus 5 - high class residential
Nucleus 6 - heavy manufacturing
Nucleus 7 - outline business district
Nucleus 8 - residential suburb
Nucleus 9 - industrial suburb
Multiple Nuclei Theory: (Harris and Ullman, 1945).
Urban development mode, (Adegoke, S.A. 2003). The number and function of each nucleus varies from one urban area to another. Other centre may appear in form of industrial or wholesale centre where specialized economic activities of industrial or complementary character have graveled together. Other centre may emerge in terms of a major outline rental centre or university centre. The centre of university of Ibadan is a typical example. The sub-urban centre and the more distance satellite community for commuters are also recognized as nuclei; of urban use configuration.
For example in Ilorin metropolis, there are nuclei centre such as Ibrahim Attah Road, Unity, Ibrahim Taiwo and Tanke way, etc.
This project is then focusing on Ibrahim Taiwo Road with particular attention on the Central Business District (CBD) phase or otherwise
2.4 URBAN LOCATION THEORY
Location theory not only explains the pattern of land use, but by indicating a solution to the problem of what is the most rational use of land suggests ways in which the current pattern can be improved.
Very rarely is an activities location determined by single vocational requirement, a mixture of incompatible land use between residential and commercial activities influence, usually explain each vocational decision. A location may only be selected after appraisal has been made of the advantage and disadvantage of alternative for particular activities (Balchine and Kieve, 1985).



2.5  FACTORS THAT DETERMINE THE PATTERN OF LAND USES
According to Good (2016), aspect of land economics, Estate Gazette, 1s edition, the pattern of land use in any urban area is a reflection of competition for sites between various uses operating through the forces of a prospective use of a site could lead to pay a higher price for the site.
Similar pattern of land use emerges in different urban area because of competition between different potential user for a given site may be between similar potential users as when who department strikes complete for a city centre location or between users. with very different plans (Balchin and Kieve, 1996).
Hence, such factors that determine the pattern of land uses are accessibility complementariness and availability of resources.
Accessibility:
Accessibility involves to be the evaluation and economic cost of moving person and goods between one place and another. Therefore, it is not only concerned with the distance, but travelled between two places but move important with the time taken to travel that is distance.
However, accessibility does not affect solely real cost incurred by movement but also the benefit derived.
For example, the total revenue received by business firms is influenced by the number of customers purchasing that firms goods and consuming important for prospective purchasers may demand different accessibility characterized from their chosen sites, thus, the profitability of any site is dependent, for urban business uses and on accessibility.
More so, the residential demand of urban land also defined upon accessibility but the capital sum of residential users pay to obtain a site represent many evaluation of the satisfaction to be derived from that site. Thus, for the residential users, moving whether to work or shop for pleasure, represent a disutility that is the time and money cost of traveling.

Complementary:
Complementary of a person and activities is one of the advantages of
locating an urban area hence, once a number site in a given area has been developed, this has a strong bearing on the use which the remaining site put for example, it particular site is surrounded by office or houses or any other particular uses. This will determine what will be the highest and best uses of that site.
Combining influence of accessibility and complementary is possible to illustrate the way in which the pattern of urban use is determined. As one move away from the position of greatest accessibility and complementary. It is to be expected that land values would fall more easily. (Kuye, 2000).
Availability of Resources
This availability of resources can also determine the pattern of land use. The available of natural and manmade resources may encourage people to move from one land to another in order to carry out their activities, such as siting of industry proximity to the available resources.
2.6 REVIEW OF EXISTING LITERATURE
Anthropology altercation of the natural landscape by means of urbanization agriculture and forestry has been continuous and increasing process for millennia (Scott and Hotter, 1995, Wall 1996). The region on natural vegetation and land cover are removed and placed with numerous human managed system of altered structure.
The resulting land uses are compound of both the natural and human developed environment. These altercation and subsequence pattern of rural landscape in North West Arkansas have been the focal point of much research by (Scott and Hotter, 2015).
In (Turners, 2017), the rural landscape is a mosaic of natural and human managed patterns that vary in size, shape and arrangement. The shifting pattern of the biosphere and pore a street of disturbance to the biosphere and have the potential to adversely affect the biodiversity of local ecological community, preservation of forest, soil water, biodiversity resources is the underline as an important and essential component of current environment research.
Every parcel of land on the earth surface is unique in the covers of it possesses and use in closely linked with the characteristics of the earth surface. Example of land use includes agriculture urban development such as commercial, residential, industry, etc. grazing, logging and mining in contract. Land cover describes the physical state of the land surface. The term land cover originally referred to the kind state of vegetable such s forest or grass cover, but it has broad end in subsequent usage to includes human environment such as soil type biodiversity and surface and ground water (Meyer, 2015).
Therefore, the expiating land uses in Central Business District (CBD) in Ilorin metropolis includes commercial, residential and recreational purpose. The CBD in urban areas have high quality houses and they are occupied by upper class and wealthy people. The most important thing about this model is its growth of the zones (Douglass, 2021).













CHAPTER THREE
3.0 RESEARCH METHODOLOGY
This chapter deals with the methods used to collect relevant data for this research. The study is being carried out to evaluate the effect of incompatible land use in the Central Business District (CBD) on commercial
values.
3.1 THE RESEARCH DESIGN
This chapter is consists of data types and sources. The instrumentation for data collection. sample frame and sample size including sample procedure method of data collection which is very important i.e.
(primary and secondary source). In this research works and finally the
methods of data analysis.
3.2 DATA TYPES AND SOURCES
The primary and secondary sources were utilized in getting the information needed for this project.
PRIMARY SOURCE
These data collected by the researcher himself for the purpose of the topic under research. Under the primary source, the following are made use physical research work for the area under study. This method requires technical handling of relevant observation gathered during the Field Survey for the project. The instrumentation of collection of data is as follows:
DIRECT OBSERVATION
This involves observations that occur the oldest way of collecting data. It could be form or informal type

PERSONAL INTERVIEW
It is a technique of collection of data whereby the interviewer and respondents come into physical contact and answer questions.
QUESTIONNAIRES
Questionnaires were personally delivered by the researcher to get group of people chosen and the researcher obtained more information on the questions through the questionnaires. The questionnaires were structure type, where the answers required are indicated in order to avoid irrelevant answers from respondent.
SEONDARY SOURCE
This is the type of data which is mainly collected from articles and publication from journals, textbook and encyclopedia. However, secondary data from journals were very scanty and most case not available.
3.3 INSTRUMENTATION OF DATA COLLECTION
The instrumentation for the data collection was based on the both primary and secondary source.
3.4 POPULATION OF THE STUDY
The study population of this research work is the occupants of the properties within Ilorin metropolis particularly from General Hospital, Taiwo to Unity Area of Ilorin. The population of the property owners upon which this study will be based is expected to be 175 occupies along General Hospital through Ibrahim Taiwo Road, Ilorin.
3.5 SAMPLE SIZE DETERMINATION
The sample size of this study will therefore be 150 people out of the entire property owners situated along Ibrahim Taiwo Road. This will constitute the sample frame of the study which will be represented in tabular form.

3.6 SAMPLE FRAME
In order to have reliable and adequate information for the purpose of this research work, questionnaires that was for people along Ibrahim Taiwo Road Ilorin, Kwara State.
They have the table representing the responses of the respondents
3.7 SAMPLE PROCEDURE
The adopted sampling techniques for the research work was administration of questionnaires through a sampling procedure known as random sampling which allows equal chances of being selected as result of the fact that adequate information have to be collected in order to be able to present research work of high quality
3.8 METHOD OF DATA ANALYSIS
The researcher analyzes data collected for this research study. Different forms and no method has been claimed the best. The guide to all research work is that whatever method employed must be capable of bringing out clearly the required information. The first form was to analyze some of the table and illustration and was also used in carrying out this research work
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