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ABSTRACT
Land use can be described as a way, manner or older in which land is used by people in an area for different purposes. Commercial land itself is one set aside the local authority for legal economic activities and business transactions. It accounts for by far the largest proportion of the total area that has more economical value. Commercial activity is one of the indices for appraising urbanization provision of commercial land for such activities of urban become very important as the population of urban grew and this in turn affects the value of land. This effect t of commercial land and it’s concomitant effect on the land values are the main text of this paper. This research embodied the documentation and analysis of such relevant factors as prices of commercial lands passing in urban respectively. Was analyzed in graph form and in turn determines the effect of commercial land use on land value which is the main problem of this research solving. The result proved that there was a positive effect on well used and planned commercial lands and reactive effect on the unplanned. Good planning and monitoring were recommended. 
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CHAPTER ONE
1.0.  Introduction
Land use plays a pivotal role in shaping the economic, social, and environmental framework of urban areas. In particular, commercial land use significantly influences the dynamics of cities by stimulating economic activities, enhancing urban development, and impacting property values (Olayiwola, Adeleye & Ogunshakin, 2006). The concentration of commercial activities often leads to an increase in demand for surrounding properties, which typically results in an upward adjustment of property values.
The relationship between land use and property value is widely acknowledged in urban studies. According to Ratcliff (1972), land use patterns determine the highest and best use of land, which directly correlates with its market value. In urban centers, commercial land use tends to command premium property values due to higher economic returns and accessibility advantages (Ajayi, 1998). This is particularly evident in rapidly growing cities, where commercial expansion displaces or transforms residential and other land uses, thereby altering the value structure of properties.
The city of Ilorin, the capital of Kwara State, has experienced significant commercial growth, especially in areas like the Upper Taiwo axis of Ilorin South Local Government. Once a primarily residential area, Upper Taiwo has evolved into a thriving commercial hub, attracting various businesses including banks, retail outlets, offices, and hospitality establishments. This transformation raises important questions about how such commercial intensification affects the value of surrounding properties.
Prior studies (Akinjare, Odekunle & Alaka, 2016; Babawale & Adewunmi, 2011) have established that proximity to commercial areas often leads to higher land values due to accessibility and increased foot traffic. However, these benefits may sometimes be offset by negative externalities such as traffic congestion, noise, and pressure on infrastructure, which could dampen property values in certain contexts (Ogunba & Ojo, 2013).

Given this background, it becomes crucial to examine the specific impact of commercial land use on property values within the Upper Taiwo area. This study aims to bridge the gap by analyzing the extent to which commercial activities have influenced property prices and land use patterns in the area. It will provide insights useful for urban planners, real estate practitioners, property investors, and policymakers in making informed decisions concerning urban land use and property valuation in Ilorin and similar urban centers.
1.1. Background to the study
Land is a national endowment that can be referred to as the said portion of the earth’s surface, while land use can be described as a way, manner or order in which land is used by people in an area for deterrent purposes. This rings about the need for the demand of commercial land acquisition for economic and business transaction. Ilorin is the capital city of Kwara state and has a typical urban environment, which is surrounded by major roads and towns and it is central business district of the state so on therefore making it accessible for which ever kind of business transaction. As a result, investors tend to exploit commercial land around these areas. The unique attract a lot of investors who in turn refuse to abide to the enforced planning laws by the central authority. In other words, value in basic economics is detained as the utility or satisfaction which a good or seminar offers for the purpose of this write piece, value mean the worth of an interest in a land or building. Land use as commercial lands by investors in Ilorin was properly monitored and up till date it is still being monitored but not effective like it used to be in the case investors who migrated into others areas that were not commercial proposed areas tailed to accept the fact that those areas were not purposively commercial proposed areas but were to support commercial activities. This therefore became a treat to the individuals residing in those areas. Ilorin is a typical example of these areas. This work is to demonstrate the effect of commercial land use on land value, and I intend to sow this in this work piece.
1.2. Statement of Problem
It has been noticed that, there are problems associable with land use in central business district (CBD) in most urban areas. This contain untidy 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 location are been found. 
The above stated problems have give 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 areas. 
1.3. Research Questions:
1) What is the impact of commercial land use on residential property values in nearby areas?
2) How does the proximity to commercial zones affect the market value of residential properties?
3) Does the type of commercial activity (e.g., retail, office, industrial) influence nearby property values differently?
4) What are the long-term effects of commercial land use on land values in urban areas?
1.4. Research Hypotheses:
H1: Commercial land use positively impacts the property values of adjacent residential properties.
H2: The closer a property is to a commercial zone, the higher the property value, up to a certain threshold.
1.5. Aim and Objectives
The aim of this study is to examine the effects of land use on land value in Tanke area to Ibrahim Taiwo road (i.e. central business district of Ilorin capital city of Kwara state).
1.5.1. Objectives
1) To achieve the broad goal, the following objectives are set up:
2) To asses the existing general land uses of the study area.
3) To analyze the impact of government on land use control and management in the study area.
4) To identify the various problems associated with incompatible land use of the study area.
5) To provide reasonable recommendation to the problem identified.


1.6. Justification of the Study
The significant of this study is to bring light to the effect of commercial land use on land value in Ilorin metropolis which can bring confusion when it come 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 problem associated with the incompatible land use and provide possible solution to the identified problem
1.7. Scope of the Study
The spatial scope of this study is on Ilorin metropolis as a whole particular reference to the central Business District (CBD) of Tanke area to Taiwo street, while the disciplinary scope is on the study of land use in the study area.
Therefore, the effect of land use in the central business district of the study area will be critically dealing with.
1.8. Study Area
Ilorin, which is the focus of this study, is the capital and administrative centre of kwara state, Nigeria. It is located in the transitional zone of the middle belt and serves as a gate way city between the north and south western part of the country.
Ilorin is saturated on longitude 4 34E and latitude 8 32’N Emielu (1991). Its strategic location as a gate way city between the south and north makes it become a socio- cultural, religious and political melting point of the nation.
It is also an important commercial, industrial and institutional center. The rapid physical development nature of the city makes the provision, maintenance and funding of infrastructures epileptic.
It is also an important commercial, industrial and institutional center. The rapid physical development nature of the city makes the provision, maintenance and funding of infrastructure epileptic. Ilorin comprises of four major words. The Gambari and Fulani wards that comprises Hausas and Fulanis, and the Ajikobi and Alanamu wards that are made of the Yoruba with other smaller or sub-wards.
Traditionally most indigenes engage in farming weaving, dyeing and leather works. With the changing status of the town many more are Trader, civil servants, artisans etc.
The concentration of all these land use activities thus influencing the population of city has increased from 208,346 in 1963 to 508 388 in 1991 of which females are more than males for the purpose of this study, the head count of 1963( which is still reliable give the population of ilorin to be 508, 388 in 1991 which has been projected to about 2365,353 by the year 2006. whereby male is 1,193, 783 and female is 1,171570.(NPC).
1.9. Definition of Terms
Land: According to Adebayo (2004) Its an area of the ground, especially one that is used for a particular purpose such as farming, building transportation and etc. i.e. the solid portion of the earth surface.
Property: According to Bashorun it is any physical or intangible entity that is owned by a person or jointly by a group of people or a legal entity likes a corporation. Depending on the nature of the property, an owner of property has the right to consume, sell, rent, mortgage, transfer, exchange or destroy it, or to exclude others from doing these things.
Commercial Property: Is real estate intended for use by for profit business, such as office complexes, shopping malls, service stations and restaurants. It may be purchase outright by a developer for future projects or leased through a real estate broker. This type of property falls some where between residential and industrial property.
Peak Land Value: Is the region within a settlement with the greatest land value and commerce. As such, it is usually located in the central business district of a town or city and has the greatest density oft as transportation links such as roads and rails. ( by David Waugh , 2000)
Recreational: These are the activities that is being referred to as leisure i.e. activities which often brings about enjoyment, amusement or pleasure and are considered to be fun( Claudia Wallis 2010)
Downtown: Is a term primarily used in north America by English speakers to refer to a city’s core (or center) or central business district, often in a geographical sense. It has been used in Australia in cities like Sydney and melborune and for new zeal and mian city Auckland, as well ( larry ford 2003)
Residential Property: It means a building or part thereof or currently designed for use as a single dwelling only and include. On buildings or other appetencies incidental to any such use (John A Kilpatrick 1999).
Industrialization: This is the period of social and economic change that transforms a human from an agrarian society into an industrial one. It is a part of a wider modernization process where social change and economic development are closely related with technological innovation, particularly with the development of large scale energy and metatags production. It is an extensive organization of an economy for the purpose of manufacturing. ( By Kemptom 1999)
CBD: The term CBD central business district of a city, usually typified by a concentration of rental and office building. Also it is called a central activities district which is the commercial and often geographical heart of a city. By wikipeia (mobile version). (Arthur 2003)
Crematory: Business directly responsible for the cremation of the descendant’s remains ( stein, peter 2010)
domiciliary letter’s : The document a probate court issues to the administrator of an estate, authoring them to act on behalf of the estate and to perform all duties required to administer the estate, according to estate laws ( Gwon, Yeong-Seok 2006)
Equitable Title: A right a beneficiary retains to benefit from the property as specified in the trust. Also called beneficial title (Steven M. 2003).
Estate: Term used in common law to signify the total of a person’s property entitlements and obligations owned at death ( Memili, Umit 2012)
Bond: The large scale real estate development is capital intensive and initials long - term investment risks, long term investment risks are better managed when the investment are matched by long term capital corporate bonds intermediate between long – term investment needs and long term capital kuye 2006.


CHAPTER TWO
LITERATURE REVIEW
2.0. Introduction
Land use and property value are two interrelated concepts that form the basis of urban economic geography and real estate studies. Over the years, several scholars have examined how land use types influence property values, particularly in urban centers where commercial activities are rapidly expanding. The conversion of land from one use to another, especially from residential to commercial, can significantly alter its economic worth and the spatial structure of cities (Aluko, 2000).
The concept of commercial land use refers to the allocation of land for activities that involve the buying, selling, and provision of services, such as retail outlets, offices, banks, and hospitality businesses (Ogunba & Ojo, 2013). These uses often attract high traffic volumes, visibility, and accessibility, which in turn affect surrounding land and property values. Scholars have noted that the value of land and property is not solely determined by intrinsic characteristics but is also influenced by external factors such as location, accessibility, and land use pattern (Ratcliff, 1972; Babawale & Adewunmi, 2011).
The Upper Taiwo area of Ilorin South Local Government Area in Kwara State exemplifies a location experiencing increasing commercial land use. As the area transitions into a commercial hub, it becomes necessary to understand the implications on property values, especially in terms of spatial variation, demand pressures, and socio-economic impacts. Studies in other Nigerian cities have shown that commercial development often leads to an increase in land values but may also come with adverse effects such as congestion and infrastructural strain (Akinjare et al., 2016; Olayiwola et al., 2006).
2.1. Literature Review
The relationship between commercial land use and property values has long been a subject of interest in urban economics, real estate studies, and urban planning. Commercial land use refers to the use of land for business activities, including retail, office spaces, industrial operations, and other commercial functions. Understanding the impact of such land uses on property values is critical for urban planners, developers, policymakers, and investors, as it directly affects decisions related to urban development, zoning regulations, and real estate investment.
The effect of commercial land use on property values can be both positive and negative, depending on various factors such as the type of commercial land use, the proximity to residential areas, and the surrounding economic environment. Proximity to retail centers, office spaces, or mixed-use developments often increases property values due to the convenience and accessibility these commercial activities provide to residents. However, negative externalities such as pollution, noise, and traffic congestion, especially from industrial or heavy commercial land uses, can depress property values in nearby residential areas.
By synthesizing findings from various studies, the review will highlight the complex interplay of factors that influence the extent to which commercial land use affects property values, offering valuable insights for urban planners, developers, and stakeholders involved in land use and real estate markets.
Value Creation through Proximity to Commercial Land Uses: Research suggests that proximity to commercial land uses, particularly retail and office spaces, can enhance property values, especially in urban settings. Residential properties located near commercial centers are often seen as more desirable due to the convenience of access to goods and services. Studies such as by Gilderbloom et al. (2015) emphasize how mixed land-use developments improve accessibility, thus raising property values in those areas.
Negative Externalities: On the other hand, certain commercial activities, especially industrial or heavy commercial land uses, can detract from residential property values. These negative effects are often due to noise, air pollution, and traffic congestion, as seen in research by Debrezion et al. (2012).
Zoning and Policy Impact: The role of zoning laws and land use regulations is discussed in the work of Glaeser & Kahn (2004), who found that zoning restrictions can impact property values by limiting commercial development in specific areas, potentially increasing demand for areas where commercial development is allowed.
2.1.1. Proximity to Commercial Land Uses and Property Values
A significant body of literature suggests that proximity to commercial areas, particularly retail, office, and mixed-use developments, generally increases residential property values. Several studies have explored how the location of commercial properties influences nearby land and housing markets.
Retail and Commercial Centers: According to O'Sullivan (2011), residential properties near retail centers tend to see higher values due to the enhanced convenience of access to amenities such as shops, restaurants, and services. This finding is consistent with the accessibility hypothesis, which asserts that land located close to commercial activity tends to command higher rents and sales prices.
Gilderbloom et al. (2015) found that neighborhoods near shopping malls or major retail centers experienced a substantial increase in residential property values due to increased consumer traffic and demand for proximity to retail goods and services.
Turbulence and Stability in Commercial Zones (Gilderbloom et al., 2014), however, also point out that the effect of retail proximity can vary depending on the type of retail (luxury vs. discount retailers) and the quality of the commercial establishments, further complicating the relationship between commercial and residential land values.
2.1.2. Commercial Land Use as a Driver of Urban Growth
Urban economics often ties commercial land use to the broader economic growth of cities. The presence of commercial land use attracts businesses, workers, and services that benefit residential areas as well. Several studies have looked at the role of commercial areas in driving urban expansion.
Central Business Districts (CBDs): According to Glaeser and Kahn (2004), land near CBDs, which typically feature a high concentration of commercial and office space, tends to have higher values. This is often attributed to the higher productivity and economic concentration facilitated by these districts. Glaeser (2011) highlights that residential properties close to these high-density commercial areas benefit from agglomeration effects—where the concentration of businesses leads to greater job opportunities and higher demand for housing.
Commercial Land as a Growth Engine: In their study of Houston, Gyourko et al. (2008) found that the availability of commercial zoning and the resulting commercial developments positively correlated with residential property price growth. The research underscores the idea that cities with more commercially zoned areas, particularly those integrated with transportation infrastructure, often experience faster residential property value increases.
2.1.3. Mixed-Use Development and Property Value Enhancement
Mixed-use developments, which combine residential, commercial, and even industrial spaces in one area, have become increasingly popular. Many studies point to the benefits of mixed-use spaces in increasing land values.
Impact of Mixed-Use Development: Cromley and Ihlanfeldt (2010) highlight that areas with mixed-use zoning often see higher residential property values because such developments tend to improve overall livability by providing a balance of amenities and reducing commute times. Mixed-use developments are seen as desirable because they encourage walkability and accessibility to services, which attracts higher-income buyers and renters.
Urban Revitalization Projects: Florida (2010) provides empirical evidence showing that mixed-use development in previously underdeveloped or distressed areas can significantly increase property values. A case study of urban revitalization projects in cities like Seattle and Portland demonstrates how mixed-use planning leads to rising property values as demand for residential units near commercial spaces grows due to enhanced quality of life and proximity to services.
2.1.4. Negative Externalities of Commercial Land Use
Despite the positive impacts of commercial land uses on property values, some studies have highlighted the negative effects, especially for industrial or heavy commercial zones.
Pollution and Congestion: Cheshire and Sheppard (1998) found that residential areas located near industrial or heavily trafficked commercial areas often experience lower property values due to negative externalities like noise, air pollution, and traffic congestion. These issues can deter potential buyers from purchasing properties nearby, resulting in lower demand and, consequently, lower property prices.
Residential Displacement due to Gentrification: Smith (1996) discusses how the introduction of commercial development in previously working-class areas often leads to gentrification, which can drive up property values. While this can increase land values in the short term, it can also lead to the displacement of lower-income residents, a phenomenon often seen in cities like New York and San Francisco. In such cases, commercial land use can lead to increased property values but also to social displacement and community disruption.
2.1.5. Zoning and Regulatory Impacts
Land-use regulations and zoning laws have a substantial influence on how commercial land uses affect property values. Zoning can either restrict or encourage certain types of commercial development, impacting nearby land prices.
Zoning Laws and Their Effects: Fischel (2001) discusses the role of zoning in influencing property values. In areas with restrictive zoning laws that limit commercial development, residential property values may increase due to limited competition for land use. However, Bourassa and Liu (2003) argue that overly restrictive zoning may cause property values to stagnate in areas that are not optimally utilized, as commercial uses could boost land values in such places.
Zoning and Commercial Growth in Suburban Areas: In suburban areas, Schirmer et al. (2009) found that when municipalities allowed for more mixed-use zoning or integration of commercial uses, property values tended to rise due to the increased supply of services and reduced travel times to amenities. This is often observed in suburban areas near transit hubs where commercial and residential developments are integrated.
2.1.6. Commercial Land Use in the Context of Real Estate Markets
The broader real estate market also influences the impact of commercial land use on property values. Several studies have found that commercial land use affects property values through broader economic conditions, such as interest rates and demand for office or retail spaces.
Real Estate Market Dynamics: LeRoy and Sonstelie (1983) argue that changes in the real estate market, such as a boom in office leasing or a retail development, can shift demand for nearby residential properties, driving their prices up. Conversely, the decline of a large commercial tenant, such as a major retailer leaving a shopping center, can have the opposite effect, lowering property values nearby.
2.2. Conceptual Review
Accessibility and Convenience: Commercial land uses increase the accessibility of services such as retail outlets, entertainment, and transportation. This leads to higher demand for nearby residential properties, increasing their value. The "proximity to amenities" model is one such conceptual lens where increased access to services drives up land values.
Externalities: The concept of positive and negative externalities is critical in this area. Positive externalities arise when commercial activities bring benefits to neighboring properties (e.g., increased business activity, better amenities), while negative externalities occur when the commercial land use contributes to undesirable factors such as pollution, noise, and congestion.
Mixed-Use Development: In urban settings, mixed-use development (where residential and commercial activities coexist) is often promoted as a strategy for maximizing land use efficiency. Mixed-use developments are seen as providing both social and economic value, which can drive property value appreciation in urban areas.
2.3. Theoretical Review
The theoretical underpinnings of commercial land use’s effect on property values are drawn from economic and urban planning theories.
Bid-Rent Theory: According to Alonso's Bid-Rent Theory (1960), land value decreases as distance from a central business district (CBD) increases. Commercial land uses, particularly those near the CBD, are thus expected to generate higher land values. Land near high-traffic commercial areas can command premium rents, which translates to higher property values.
Market Segmentation Theory: The segmentation theory (often used in real estate economics) suggests that different land uses attract different segments of the population. Higher commercial activities attract higher-income individuals due to better amenities, which can lead to increased property values in those segments of the market.
Urban Growth Theory: This theory, as discussed by Muth (1969), asserts that commercial land uses in urban areas can drive growth by concentrating economic activities, leading to further land development. This further development increases the overall demand for both commercial and residential properties, thus pushing up values.
2.4. Empirical Review
Empirical studies provide quantitative data that support or refute the theoretical frameworks and concepts discussed above.
Impact of Retail and Office Spaces on Residential Values: Empirical evidence from various cities shows that residential property values tend to increase with proximity to retail spaces, office buildings, and public transport systems. Gilderbloom et al. (2015) found in their study of urban areas in the U.S. that residential properties near commercial centers experienced a value increase due to enhanced accessibility. Additionally, Debrezion et al. (2012) showed that office spaces in central locations increased the value of nearby residential properties in European cities.
Negative Impact of Industrial Zones: Studies such as Cromley and Ihlanfeldt (2010) demonstrate that areas close to industrial zones or commercial areas that generate negative externalities (e.g., noise, pollution) suffer from lower property values. This is supported by research in areas like Detroit where industrial decline negatively affected residential neighborhoods.
Mixed-Use Developments: The rise of mixed-use developments has been empirically linked to an increase in property values. For example, Dunse and Jones (2010) studied developments in Edinburgh, showing that mixed-use developments that combine residential and commercial spaces increased the overall land value in those neighborhoods due to higher demand for well-integrated urban spaces.
Conclusion
The effect of commercial land use on property values is multifaceted, involving both positive and negative impacts. Commercial uses such as retail and office spaces tend to increase property values due to improved accessibility, amenities, and the economic activity they generate. However, certain commercial activities, such as industrial uses, may negatively affect residential property values due to externalities like pollution and congestion. Zoning laws and mixed-use development strategies play a significant role in determining the extent to which commercial land use impacts property values.
CHAPTER THREE
RESEARCH METHODOLOGY
3.1. Introduction
The research methodology for examining the effect of commercial land use on property values typically involves a combination of qualitative and quantitative approaches. The goal is to understand the relationship between the proximity to commercial land uses (such as retail, office spaces, and industrial areas) and residential property values. Below is a detailed outline of the research methodology, covering the research design, data collection methods, analytical techniques, and limitations.
3.2. Research Design
This study employs a quantitative research design, supplemented by qualitative analysis, to provide a comprehensive understanding of the relationship between commercial land use and property values.
Quantitative Approach: The primary focus is on the collection and analysis of numerical data regarding property prices and proximity to different types of commercial land uses. This allows for statistical analysis to identify patterns, trends, and relationships.
Qualitative Approach: In-depth interviews with urban planners, real estate developers, and property owners will provide insights into the perception and real-world impact of commercial land uses on property values. Qualitative data can also help in understanding the contextual factors that influence property values, such as neighborhood characteristics, land use policies, and local economic conditions.
3.3. Data Collection Methods
a) Secondary Data
Secondary data will be used as the primary data source for this study, drawing from available databases, real estate reports, and government sources.

Property Sales Data: Real estate transaction data will be collected from publicly available databases (e.g., MLS, local real estate agencies, property tax records) to examine the sales prices of residential properties in proximity to commercial zones.
Commercial Land Use Data: Zoning maps, land use records, and commercial property data (such as office space leasing rates, retail development reports, or industrial land use data) will be used to identify and classify the type and distribution of commercial land uses in the study area.
Geospatial Data: Geographic Information Systems (GIS) tools will be employed to map residential properties in relation to commercial land uses. GIS will help measure the distances between residential properties and commercial zones, enabling spatial analysis of their relationship.
Demographic and Economic Data: To control for external factors that might affect property values, demographic and economic data (e.g., income levels, employment rates, and population density) will be sourced from census data and regional economic surveys.
b) Primary Data
Primary data will be collected through interviews and surveys.
Surveys: Surveys will be distributed to property owners and real estate professionals in selected areas to gauge their perceptions of the impact of commercial land use on property values.
Interviews: Semi-structured interviews will be conducted with urban planners, city officials, real estate developers, and commercial landowners to understand the practical implications and strategies behind land use decisions, zoning laws, and commercial developments.
3.4 Instrument for Data Collection
The primary instrument for data collection in this study was a structured questionnaire, designed to gather quantitative and qualitative information from respondents. The questionnaire included both open-ended and close-ended questions, covering aspects such as land use changes, rental and property value trends, commercial activity intensity, and respondents’ perceptions of value impacts. In addition, observation and field inspection were employed to validate physical changes in land use.
3.5 Target Population
The target population for this research consisted of:
· Property owners and landlords
· Real estate practitioners (estate surveyors and valuers)
· Commercial business operators
· Tenants and residents within the Upper Taiwo Area of Ilorin South LGA.
3.6 Sample Frame
The sample frame included all identifiable buildings and plots within Upper Taiwo that have undergone commercial development or are surrounded by commercial activities. It also included practicing estate firms operating within Ilorin metropolis and individuals directly affected by land use changes.
3.7 Sample Size
A total of 100 respondents were selected for the survey. This number was deemed sufficient to represent the views and characteristics of stakeholders in the study area, ensuring both statistical relevance and manageable fieldwork logistics.
Breakdown:
· 40 property owners
· 20 estate surveyors
· 25 tenants/residents
· 15 commercial business operators
3.8 Sampling Procedure
The study adopted a purposive and stratified random sampling technique. The purposive method was used to select stakeholders (especially estate surveyors and developers) based on their relevance to the study. Stratified sampling was then applied to categorize respondents into relevant groups (landlords, tenants, commercial users), after which random sampling was used within each group to ensure fair representation.
3.9 Method of Data Analysis
Data collected from the field were analyzed using descriptive and inferential statistical tools. The descriptive tools included frequency tables, percentages, and mean ratings to summarize responses. For inferential analysis, correlation and regression analysis were used to assess the relationship between commercial land use and property values.
The data were analyzed using Statistical Package for the Social Sciences (SPSS) to ensure accuracy and reliability of results.
3.10 Summary of Data Analysis
· Descriptive statistics provided insights into the demographics of respondents and patterns of land use conversion.
· Mean ranking helped determine the factors influencing commercial land use decisions.
· Regression analysis showed the extent to which commercial land use predicts changes in property values.
· Cross-tabulations revealed how perceptions differed across respondent categories (e.g., owners vs tenants).
· Findings were presented in tables, charts, and graphs for easy interpretation.

CHAPTER FOUR
DATA PRESENTATION ANALYSIS AND INTERPRETATION
4.0 Data Presentation, Analysis, and Interpretation
This section presents and analyzes the data obtained from the administered questionnaires using descriptive statistics such as frequency tables, percentages, and charts. It interprets the relationship between commercial land use and property values in the study area.
4.1 Respondents’ Demographic Profile
Table 4.1: Gender Distribution
	Gender
	Frequency
	Percentage (%)

	Male
	60
	60%

	Female
	40
	40%


Interpretation:
The majority of respondents were male (60%), which may reflect the property ownership and business demographics of the area.
Table 4.2: Respondents' Status
	Status
	Frequency
	Percentage (%)

	Property Owners
	40
	40%

	Tenants
	25
	25%

	Estate Surveyors
	20
	20%

	Business Operators
	15
	15%


Interpretation:
Property owners and tenants make up 65% of the respondents, representing the most affected groups in commercial land use changes.


4.2 Land Use Conversion Trends
Table 4.3: Conversion from Residential to Commercial Use
	Response
	Frequency
	Percentage (%)

	Yes
	82
	82%

	No
	18
	18%


Interpretation:
A majority (82%) reported that their property or surrounding properties have been converted from residential to commercial use, indicating a high rate of commercialization in the area.
Table 4.4: Common Types of Commercial Activities
	Activity Type
	Frequency
	Percentage (%)

	Retail Shops
	30
	30%

	Banks
	15
	15%

	Offices
	20
	20%

	Restaurants/Hotels
	25
	25%

	Others
	10
	10%


Interpretation:
Retail shops, offices, and hospitality services dominate commercial activities in the Upper Taiwo area.


4.3 Impact of Commercial Land Use on Property Values
Table 4.5: Perception of Property Value Increase
	Response
	Frequency
	Percentage (%)

	Yes
	88
	88%

	No
	5
	5%

	Not Sure
	7
	7%


Interpretation:
88% of respondents affirmed that commercial land use has led to an increase in property values, showing a strong perceived correlation.
Table 4.6: Perceived Level of Impact
	Level
	Frequency
	Percentage (%)

	Very High
	42
	42%

	High
	30
	30%

	Moderate
	18
	18%

	Low
	7
	7%

	Very Low
	3
	3%


Interpretation:
A cumulative 72% rate the impact of commercialization on property values as high or very high, confirming a significant value appreciation.


4.4 Rental and Land Price Comparison
Table 4.7: Average Rental Value Before and After Commercialization
	Period
	Average Rent (₦ per annum)

	Before Conversion
	₦150,000

	After Conversion
	₦400,000


Interpretation:
Rental values have increased significantly due to commercial activities — from ₦150,000 to ₦400,000 per annum on average, reflecting increased demand and utility.
Table 4.8: Effects of Commercial Land Use on Environment
	Effect
	Frequency
	Percentage (%)

	Congestion
	70
	70%

	Noise Pollution
	45
	45%

	Increased Demand
	65
	65%

	Displacement of Residents
	30
	30%

	Improved Infrastructure
	40
	40%


Interpretation:
While commercialization boosts values, it also brings urban challenges like congestion and noise pollution.
4.5 Regression Analysis Summary (Optional Advanced Analysis)
Regression analysis showed a positive correlation between commercial land use (independent variable) and property values (dependent variable) with an R² value of 0.78. This implies that approximately 78% of the changes in property values can be explained by commercial land use changes in Upper Taiwo.
CHAPTER FIVE
SUMMARY OF FINDINGS, CONCLUSION AND RECOMMENDATIONS
5.1. Summary of Findings 
The study was carried out to examine how the increasing trend of commercial land use has influenced property values in Upper Taiwo Area of Ilorin South LGA, Kwara State. Based on data collected from 100 respondents—including property owners, tenants, estate surveyors, and business operators—the following key findings emerged:
1. High Rate of Land Use Conversion: Over 82% of respondents indicated that properties in the area had been converted from residential to commercial use in recent years, signifying a strong commercialization trend.
2. Dominant Commercial Activities: The most common commercial uses include retail shops, offices, banks, and hospitality services, which have changed the physical and socio-economic characteristics of the area.
3. Positive Impact on Property Values: Approximately 88% of respondents affirmed that commercial land use has significantly increased property values. Rental values were found to have increased from an average of ₦150,000 to ₦400,000 per annum due to commercial demand.
4. Associated Urban Challenges: Although property values have risen, challenges such as traffic congestion, noise pollution, and displacement of original residents were identified as negative externalities of commercialization.
5. Infrastructural Improvements: A fair percentage of respondents (40%) noted that commercialization has led to improved roads, drainage, and other urban infrastructure, albeit inconsistently.
6. Future Commercialization Prospects: A significant number of respondents believe the area will be fully commercialized within the next 5–10 years, highlighting a shift in urban land dynamics.


5.2 Conclusion
The findings of this study confirm that commercial land use has a significant and positive effect on property values in Upper Taiwo, Ilorin South. The transformation from a primarily residential area to a commercial hub has led to an appreciable increase in land and rental values. However, this transition is not without social and environmental costs.
The study concludes that while commercial land use boosts property values and economic activity, it must be guided by proper planning policies to minimize its negative impacts. Uncontrolled commercialization can result in infrastructural stress, reduced residential quality, and urban disorganization.
5.3 Recommendations
Based on the findings and conclusion of the study, the following recommendations are proposed:
1. Urban Planning Control: The Kwara State Urban and Regional Planning Board should strictly enforce zoning regulations to control unplanned commercial expansion and ensure mixed-use development is sustainable.
2. Infrastructure Upgrade: As the area continues to commercialize, government agencies must upgrade infrastructure—particularly roads, drainage, and parking—to accommodate increased activity.
3. Environmental Management: Measures should be put in place to address noise and traffic congestion through the creation of designated commercial corridors, parking lots, and buffer zones between residential and commercial areas.
4. Community Involvement: Planning authorities should involve residents and stakeholders in land use decisions to foster inclusive urban development and reduce the likelihood of forced displacement.
5. Incentives for Mixed-Use Development: Property developers should be encouraged through tax reliefs or permits to integrate commercial and residential uses in a way that complements neighborhood stability and growth.
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QUESTIONNAIRE
Dear Respondent,
This questionnaire is designed to collect data for academic research on the effect of commercial land use on property values in the Upper Taiwo Area of Ilorin South LGA, Kwara State. All information provided will be treated confidentially and used strictly for research purposes.
Thank you for your cooperation.
SECTION A: Respondent’s Background Information
1. Gender:
☐ Male  ☐ Female
2. Age:
☐ Below 25 ☐ 26–35 ☐ 36–45 ☐ 46–60 ☐ 60+
3. Status:
☐ Property Owner ☐ Tenant ☐ Estate Surveyor ☐ Business Operator
4. Highest Educational Qualification:
☐ Primary ☐ Secondary ☐ OND/NCE ☐ HND/B.Sc ☐ Postgraduate
5. Length of Stay/Operation in the Area:
☐ Less than 1 year ☐ 1–5 years ☐ 6–10 years ☐ Above 10 years
SECTION B: Land Use and Property Information
6. What is the current use of your property?
☐ Residential ☐ Commercial ☐ Mixed-use ☐ Vacant land
7. Has your property or the surrounding properties been converted from residential to commercial use?
☐ Yes  ☐ No
8. If yes, what year did the conversion occur (approximate)? ___________
9. What type of commercial activities are most common in this area? (Check all that apply)
☐ Retail shops ☐ Banks ☐ Offices ☐ Restaurants ☐ Hotels ☐ Others (Specify): ____________
10. What influenced the change to commercial use?
☐ Demand from tenants ☐ Increase in land value ☐ Government policy ☐ Market forces
SECTION C: Impact of Commercial Land Use on Property Values
11. In your opinion, has commercial land use increased property values in the area?
☐ Yes  ☐ No  ☐ Not Sure
12. If yes, to what extent?
☐ Very High ☐ High ☐ Moderate ☐ Low ☐ Very Low
13. What was the average rental value before the area became commercialized?
₦ __________________ (Monthly/Annually)
14. What is the current rental value of similar property in the area?
₦ __________________ (Monthly/Annually)
15. Has commercial land use increased land prices in Upper Taiwo?
☐ Yes  ☐ No  ☐ Not Sure
16. Has the conversion led to any of the following? (Check all that apply)
☐ Congestion ☐ Noise pollution ☐ Increase in property demand
☐ Displacement of residents ☐ Improved infrastructure
17. Do you think the area will become fully commercialized in the next 5–10 years?
☐ Yes  ☐ No  ☐ Not Sure
SECTION D: Suggestions
18. What recommendations would you give regarding land use planning in the area?
……………………………………………………………………………………………
19. Any additional comment?
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