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CHAPTER ONE
1.0 INTRODUCTION
1.1 BACKGROUND TO THE STUDY
Through history, man has clustered together to satisfy his social, economic, political and cultural needs. Early cities were founded primarily for the purpose of satisfying religion, cultural or defence needs. During the middle ages, the densive nature of cities led man to build external protective walls around the city and there by contained its growth and usefulness. It is the constrained growth of these cities that has led to the contract of different land use which now makes the heard of many Nigerian cities look like Islands of poverty in seas of relative affluence. It does not require professional skill in environmental perception to note the difference between the residential environment and overall physical structure of the central parts of either Lagos, Ibadan or Enugu for example and their suburbs. Well designed and relatively well maintained neighborhood in the periphery and in the newer sections of these towns and cities are inhabited by the affluent the middle class, and the privileged, while the other pole are the majority of urbanite in the decaying and often squalid hearts of the cities living under conditions that are at times sub-human and sharing substandard houses in area which by any standard are slums.
Urban growth is one of the major causes of change in use of properties, cities are essentially the points of articulation of an economic system and their efficient functioning is circumscribed by the detailed characteristics of the economic system. If the economic system were to change drastically or to be supplanted we can expect that pattern of cities will change and thus will lead to the change in use of land or change in use of property.
Land use is the human modification of the natural environment or wildness in built environment such as field pastures and settlement, more recent significant effect of land use include urban, soil degradation, stabilization and desertification. Land use changes together with the use of fossil fuels which are the major anthropogenic source of carbon dioxide a dominant greenhouse gas.(Balowe,R.1999).
He also proceeded by saying land can also be define as "the total arrangement or activities and input that people undertake in certain land cover type"
Land use also has to do with various use to which land is put to, which includes residential uses, agricultural uses, commercial uses, industrial uses. etc. This shows the various types or uses to which land can be put and zoned for this various uses, but what now obtain in some areas is encroachment of uses, when a residential land use is found in an area zoned for industrial purpose or total encroachment is discovered when an area is initially zoned for residential use in now a commercial area. Land use becomes indiscriminate when the land use regulation or zoning are abused. Indiscriminate land use which has brought about changes and conversion of land use which has become an issue in the domain of development control by the fact that it is regarded as development since the approval of the relevant development must be required for any land development.
The urban and regional law decree 88 of 1992 states that development is the making of any environment significant change in the use of land or any demolition of building including felling of trees. The changes can be said to constitute the last used for any change if effected, then the land was being changed and this could be regarded as the environment misfit on the change effected does not fit in the land zone. Site is meant for land use, when the land use in converted not basically the building one's an industry is sited in an area zoned for residential land use, then there is conversion of land use.
1.2 STATEMENT OF PROBLEM
Apart from the ways by which change in use could be achieved, this dissertation intends to find out what would be the social, political, cultural and economic obstacles and benefit of a realistic and purposeful change in use of property using Ilorin Kwara State capital as a case study.
After identifying the problems and their causes, one is therefore tempted to some questions 
· Should we allow cities to continue in this way? 
· Or could anything positive be done to ameliorate this disgusting situation.
1.3 AIM AND OBJECTIVES OF THE PROJECT
The aim of this project is to assess the effect of change in urban land use from residential to commercial.
To achieve the above aim, the following objectives will be adopted:-
1. Identity the various land use pattern in the study area.
2. Identify properties and their various changes of the study area.
3. To examine problems associated for change of use within the study area 
1.4 SCOPE OF STUDY
This study focuses on examining the effect of changes in urban land use from residential to commercial purpose on property development within, Ilorin West Local Government Area, Kwara State, Nigeria. The scope is limited geographically to selected area within Sabo Oke, Ilorin.
The study will analyze:-
1) The pattern and extent of land use change from residential to commercial 
2) The drivers and factors influencing these changes 
3) The impact of such changes on the nature, value, and distribution of property development in the area
4) The challenges and opportunities that arise from this urban transformation for planners and developers and residents
The timeframe of the study focuses on development over the last 10 years, allowing for assessment of recent trends and current realities. It will involve the use of primary data (e.g. Field observations, interviews, questionnaires) and secondary data (e.g. planning documents, maps and satellite imagery)
1.5 SIGNIFICANT OF THE STUDY
It has become part of an urban growth for economic reasons, land and building will continue to change from a lower order status to a higher status in other to attain optimal use, and such changes usually result into higher economic returns.
This study will take a close look at the impact of change used on property both rental and capital values.
1.6 LIMITATION AND CONSTRAINT
There are several factors which will limit the ability of the researcher in carrying out a wider study of this research work, which is as follow:
1. Financial factors: - This s the major factors showing the researcher's financial background which was is not hundred percent okay, and this will make the researcher to be unable to gather information efficiently and effectively.
2. External factors:-People did not want to divulge information needed for the study because they thought the exercise is meant for tax assessment. Despite the fact, that assurance were given to them by the researcher that, the information given would be treated with strict confidence and will be applied mainly for academic work. More so, officers at urban and regional planning office were not buoyant enough to give details of information needed in other to secure their job.
1.7JUSTIFICATION OF THE STUDY
Land had been a scarce environment resources, it equally needs to be properly and optimally allocated and its compatibility attracts important consideration in physical planning and indiscriminate use has become a dominant feature of most Nigerian cities.
In addition such alteration many times do not conform to physical planning standards, thus making the environment to be approving authorities, this justification which has been contagious in Ilorin, identifying direct implication of this use within the whole environment in other to enlighten the public on physical implication of this use within the whole environment.
1.8 STUDY AREA
This study is focused on the Sabo-Oke area of Ilorin, the capital city of Kwara State, Nigeria. These neighborhoods are centrally located with the urban structure of Ilorin and have, over the past two decades, experienced significant transformation in their physical economic, and land use characteristics. Once dominated by low to medium density residential properties, Both areas have witnessed a gradual but increasing conversion of residential plots into commercial use, driven by population growth, strategic location and increased commercial activity in the city
Sabo-oke provides a diverse and dynamic case study environment for analyzing the impact of urban land use change from residential to commercial. These areas reflect the wider urbanization patterns Observed in medium sized Nigerian cities where there is 
* Population Pressure,
* Economic Opportunities and
* Transport connectivity 
Drive unplanned or loosely regulated and use conversion, significantly affecting property development, land values, urban density, and infrastructure demand.
 The area also exemplify the consequences of limited urban planning enforcement, rapid urban sprawl and the speculative real estate market making them highly relevant to this study
1.9 DEFINITION OF TERMS
LAND: - Land is the physical earth and the use for it, it also refers to as all the free gift of nature which yields income or day to day benefits or activity, land also includes all improvement, manmade and artificial areas that are permanent land (Kalu, 2004).
PROPERTY: - In a wide legal sense, property means anything that is the subject matter of ownership (Olajide. 2003)
COMMERCIAL PROPERTY:-This is a property that is for commercial purpose. A commercial understanding is one conducted with a view to realization of profits not merely for the fun of it. (Kuye, 2003).
INDUSTRIAL PROPERTIES:-In this category, every class of properties primarily used for the projection of goods e.g. factories, warehouses, availability of labour, market and raw materials factors (Kuye 2003).
RESIDENTIAL PROPERTY:-This is the type of property mainly used for shelter or for developing purpose
RENT: - A periodical payment, usually in monetary terms, although it may be in kind or services made by a tenant to a landlord for the use of land house or property (Olajide, 2003)
VALUE: - This mean the worth of smoking in terms of money or other goods for which it can be exchanged. It is also the power a commodity has to command other commodity in exchange for itself (Kuye, 2003)





CHAPTER TWO
2.0 LITERATURE REVIEW
2.1LAND
Land is man's basic means of subsistence and form of accumulation of wealth for future purpose. It is the means of livelihood that ensures the transfer of wealth between generations (Mubauyadah, 1999). In effect emphasis is placed on the institution and policies governing the assigning of interest in land.
	Land has been identified as a form of production (Ratliff, 1998). Land is required for various reasons in both urban and rural area of the society. As the nation grows in sizes a rural areas and urban center becomes large metropolitan areas. Whereby there is always increased competition as well as demand for land, for different purposes. This requires adequate planning and control to ensure harmonious development and functional efficiency of these uses and settlement.
According to Ratliff, (1998), as a common factor and denominator in forming and execution of social and economic policies of Nations. In the allocation, use and management of land, it should be done to guarantee access and equity, which the land use Act (1998) in Nigeria is aimed to achieve in Nigeria. In particular, population increase arising from uncontrolled birth and urban migration, and a growing commercial sense, have been combined to re-orientate the tradition of lands holding and commercial land holding-status of the Nigeria land (Ola 1983).
Simpson, (1997) asserts that land is the source of all materials fuel, shelter, and precious stones We live on land and to the land our bodies are committed when we die while the legal concept sees land from the point of view of nature, quantum and duration as various interest currently subsisting in or capable to subsist in physical entity.
Different Perspective of Land
The term land has variety of interpretations. It has different meanings to different people depending on pre-dominant interest, and has different meaning to different occupation at materials times. For instance, the economist sees land as a free gift of nature. Conventional thoughts also considers land as a factor of production. In which the saves ways as labour, capital and entrepreneurship.
According to Marshall, (1999), he defined land as materials and forces which nature gives to man aid in land water, in air, light and heat.
To the agriculturist, putting aside the current adage that the most productive harvest is housing and area of land is the means of supporting a certain crops be it vegetables, grains, wood, or animal for which purpose the soil possess certain chemical and mechanical quantities.
To the lawyers, land is the physical dimension to which variety of rights are attached. Even this dimension is defined by wider set of perimeters as witness by the legal maxim that the land extends “up to heaven down to earth”.
The Architect and Building Engineers concern themselves with the structural quality of land in relation to support and drainage while the surveyors and engineers possess a  broaden based belief of physical appearance.
To developers, land represents potentials, the physical medium which permits the coordination and manipulation of other factors critical to investment decisions.
To individual, land can mean privacy, security, to politician, land is the opportunity to exercise power. The sailor whose world is conformed to the body of water appreciates land to commerce from the bank or shore as the case maybe. The list of definition is endless because land can mean different things to all men.
2.2 CONCEPT OF LAND
Based on its generic nature, there are many views and perception of land, majorly among the various concepts are physical, economics, legal and institutional, socio-political, cultural, spiritual and abstract (Barlowe, 1988).
The Physical Concept
This recognizes land as the solid part of portion of the earth surface, (i.e. the ground or soil). By this, land includes physical texture, contents, climate and terraces.
Also fixed structures.
The Economic Concept
This considers land as a basic resources, and source of human wealth. It also takes it as the natural source of raw materials required by man for his requirements for food.clothing,housing and other needs. This concept explains that land is a free gilt of nature and yields income (Barlowe 1988).
Legal and Institutional Concept
This concept sees land from the point of view of nature duration of various interest subsisting or capable of subsisting in the physical entity known as land. These interest are viewed with particular emphasis on their distribution among the various owners and the rights and duties attached to the land. The law can also create new estates and interest inland. abolish or condition of old ones by remodeling them in response to changing of social, political, and economic circumstance of the society (Balowe,1988).
Also by interpretation, the application of the common law principles "Quick quid plantatur, Solo Solo Cedit" means that whatever is permanently attached to the soil becomes part of it. (Olajide and Bello 2003).
From legal perspective, land consists of more than the natural virgins surfaces but rather is an embodiment of means, fullness of nature that is land components and these includes all the products of man's excretion to improve the land from totality component super adjacent to the earth surface (Kuye Oluesegun. 2000).
The Socio-Political Concept
This concept views land has been a nation or people or town or community within a socio-political frame work or basically as country and the people's expression such as Yoruba land, Ibo land and Hausa land would refer to the people than the physical land (Kuye,2000).
2.3 LAND USE PATTERN
Land use is the human modification of the natural environment of wideness in to build environment such as fields, pastures, and settlements. The major effect of land use on land cover since1750 have been deforestation of temperature regions. More recent significant effects of land use includes urban sprawl, soil erosion, soil degradation, Salinization and desertification, land use change together with the use of fossil fuels. Which are major anthropogenic sources of carbon dioxide, a dominant green house. It has also been defined as the total arrangement, activities, and input that people undertake in certain land cover type (FAO. 1997A, FOA/UNEP, 1999).
The land use is a basic element of a plan for any urban settlement. It is the land use pattern that establishes harmonious relationship between places of living, working, recreation, and communication which determines the function efficiency of a town or city (Alonso, 1964).
Land use also has to do with the various use to which land is put to which includes residential land uses, agricultural land uses, commercial land use, recreational land use and other special use.
2.3.1 RESIDENTIAL LAND USE
This includes land used for dwelling units which is also known as houses (Kuye Olusegun, 2000) it could be rural, urban, sub-urban houses, it also varies in design e.g. Mansions flats, duplexes, tenement building, block of flats. Detached house. And semidetached block of flats.
2.3.2. AGRICULTURAL LAND USE
This includes land used for cultivation of crops and rearing of animals e.g. farm land, orchards, plantation, and ranches (Kuye 2000).
2.3.3 INDUSTRIAL LAND USE
In this category, there are classes of use which is primarily used for the production of goods and services e.g. factories and warehouses, large industry plants.
2.3.4 COMMERCIAL LAND USE
This is related to land uses that are for trading. It is broadly divided into two categories 
a. Shop:-Such as Chain stores, mobile shops, or departmental stores, supermarket and local shops etc.
b) Office premises: - It may be mixed with shops or purposely built office accommodation for necessary office duties. Others includes, petrol filling stations. Market and stores, hotels, cold storage and reservation' conference centers restaurants, and-snacks bar.
2.3.5 RECREATIONAL LAND USE
This includes land use for recreational activities such as amusement parks, relaxation parks, open spaces, tourist centers, hotels, game reserves, clubs, museums, saunas gymnasium and swimming pool etc.
2.4 CONCEPT OF LAND USE CHANGE
Metropolitan areas in the United State are growing at unprecedented rate creating urban land scopes. Many of wet land, farm land that formed the America of 1900 has been transformed within 100years in to human settlement. (United States Geological survey (U.S.G.S) sheet 1999). Almost every year one has seen these changes in their local environment without a clear understanding of their impacts. Most major metropolitan areas face the problems of urban sprawl loss of natural vegetation and a general decline in the connectivity between wet lands and wildlife habitats. The public identities, this when they see a residential and commercial development replacing undeveloped lands around them, urban land growth shows no signs of slowing down especially when at the global scale since these problems can be generally attributed to the growing population have changed from small isolated population centers to large interconnected, economics, physical environment features.
Urban growth and concentration of people in the urban area are creating societal problems worldwide, once year ago, approximately five (5) percent of the world population were leaving in urban areas. Today the population is approximately 5 to 55 percent (U.S.G.S fat sheet 2007).
In the last 20 years the world population increased six times stressing the colonial and social system. Over that same period the urban population has increased hundred times concentrating more people not less land even as the total land devoted urbanization expands, hence, more hands chasing limited land available. Land use change occurs when the character of an area is changed or affected by foreign land use which was not originally in the land use zoning of that vicinity, worst still when land use that is obtained in such vicinity it is not what we have there. i.e total encroachment of land use.
For example, in a commercial development or a residential development, such development will have to battle with population of all kinds ranging from noise pollution, air pollution and water pollution, etc. All these effluents are quite hazardous to human health that accounts for the need for zoning in our areas.
This is necessary in order to bring sanity to the environment. Change in land use can be fostered by various reasons which includes the following
2.4.1 INCREASE IN POPULATION
Basorun, (2000) posited that urban growth and concentration of people in urban areas: accounts for land use change in the community. The size of the population, it's rate of increase, nature or urban settlement in terms of geographical coverage are all empirical evidences which suggest positive relation between population and urbanization.
According to Omole, (2000) people from rural areas tends to move from their place of dwelling to urban areas in search of greener pastures. Hence, increase in population will put more pressure on the land because the need to develop more housing units will arise, once there is reduction in available land in the residential zone, people tends to move to other areas to find shelter such as area zone for commercial or industrial purpose.
2.4.2 IMPROPER PLANNING
Sometimes, it is observed that some residential zones are located away from the Central Business District and no provision is made to meet their immediate needs within their localities, this means that they will have to commute far away from their dwelling area to other areas to meet their immediate needs. This factor might force the inhabitant of such zones to move closer to where they can meet their immediate need, and such zone that serves as the place of mackling their needs could be zoned for commercial purpose. A very good example is Sabo Oke which was originally zoned for residential purpose due to the need to meet the immediate needs of people living in the study area.
2.4.3 LAWLESSNESS
There is a common adage “that says where there is no law, there is no sin"once no punishment is meted out to erring individuals it automatically sets precedence for others to do the same. Although zoning laws are available quite alright but once they are not obeyed and town planning regulators are not doing anything about it, hence it sends signals to other individuals that anything goes.
2.4.4 GOVERNMENT LEGISLATION
Most times it is often discovered that due to ineffective land administration system when an area zoned for a particular reason is not working towards fulfilling what it is originally zoned for, the government may then decide to change the land use of such area or vicinity to another which they feel will be effective, for the area to achieve its highest and best use.
2.4.5 LAND TENURE.
Most countries of the region put restrictions on the use of both free land and lease holding individuals or co-operate entities acquires either land or land use right. They acquire tenure (ESCAP, 1994). This tenure can either be sold or leased by the owner. Therefore, tenure is divided into two categories: - Free hold and Leasehold most countries of Asia and Pacific have a mixture of freehold and leasehold tenure.
2.5 GOVERNMENTS INTERVENTION IN LAND USE
Regulation
Government has a wide variety of tools available to implement their objectives of regulating land market within its boundaries. These include planning tools, zoning ordinance, building regulations and bye-laws, permits, inspection and penalties.
However, their implementation has hard limited results physical planning in developing countries is most often regarded as essentially static in nature. Lacking effective land-use control mechanisms and investment priorities. Planning is restricted by the lack of feasible means to ensure implementation, anticipate market reactions as well as means to consider the cost and the economic impact on various income groups.
The most commonly used planning tools include comprehensive general plans, Master plans, strategic plans and structure plans.
2.5:1 MASTER PLANS
Experience has shown that general and master plans tends to be static or assume slow growing cities. These two plans also tend to be too time-consuming, detailed and costly to develop and mostly failing to consider the full consequences of economical demand for space. Master plan now a widely embraced option by government and their planning agencies to control the numerous planning congestion, inefficient transportation system and strain on public utilities and services which often accompany accelerated growth (Basorun,2003).
2.5:2 LAND USE ZONING
Land use zoning is effective to control and protects the natural and living environment.
The town planners has the power to allocate land for particular uses through zoning (Freeman,1994) zoning was introduced entirely for worthwhile purpose to ensure that adjacent lands are not incompatible with one another, and more generally: to provide that land development in a community produce harmonious pattern overtime(Obateru,1992).
Zoning dictates to the land owner the purpose he or she can use the land for and what can be built on that land. Zoning regulation is usually passed by local authorities in some countries provincial or even central government retains the power to approve zoning regulations. Zoning regulates the use of land in areas for residential, commercial, industrial, agricultural or other land use. Earlier on, zoning ordinance used a scale of intensity ranging from single family residential (lease intense) to heavy industrial (most intense). This system of detailed designation has proved impractical and modern zoning systems are more flexible.
Some zoning ordinance apply, "bulk" control over land and buildings. They aim at controlling the density of population, production and traffic as well as providing adequate daylight, air, open space and privacy. Older zoning restrictions included requirements of open space around building by height limitation setback regulation (from road) and limitations on shaped and volume. Floor area rations (FAR) are more modern control mechanism based on a ratio between the floor space of the building and the plot size.
2.5:3 BUILDING REGULATION
Building regulation is another means of regulating land use. Their main objectives is to secure socially accepted minimum standards. Although originally mainly concerned with fore protection, structural safety and sanitation, modern codes are very comprehensive. One of the problems in developing countries have been that adopted building codes often has been based on those from developed or industrialized countries with a different physical, climate, logical and social environment. The codes have often been inappropriate and increased development costs substantially making it difficult in particular for low-income group to afford housing built to legal building standards.
2.5.4: LEGISLATIVE AND FISCAL TOOLS
Government can use legislature and fiscal measures to combat land speculation. However, these measures are politically difficult to implement and may in certain case prove counter-productive.
2.6 CAUSES OF CHANGES IN LAND USE
Urban land use changes particularly the conversion of residential rapidly growing cities. They transformation in often driven by the combined effects of urbanization, economic growth population increase and inadequate planning control.
Agoola and Agunbiade [2007] argue that speculative real estate development and the potential for higher returns on commercial properties also encourage land owners to convert their residential properties into shops offices and business centers. This is often exacerbated by the lack of effective Zoning laws or weak enforcement of existing urban planning regulations
Moreover, Akinmoladun and Olowe [2007} emphasize the role of economic restructuring and changing land values in during land use change. As land value increase in core urban areas, property owner are incentivized to re develop or sell off residential land for commercial
Finally, government policy shifts, such as encouraging private sector participation in urban development and the proximity of major institution ( e.g universities, market transport terminal) play a significant role in altering  land use (Oduwoye,2004)
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CHAPTER THREE
3.0 RESEARCH METHODOLOGY
3.1 INTRODUCTION
This chapter gives a basic insight into the methods that will be used in carrying out this research work, it describes issues concerned such as target population, data collection, instrument, sampling procedure and tools for data analysis and presentation. This research will be focusing on some with indiscriminate land use in the city of Ilorin west
3.2 SOURCE OF DATA
Two major sources of data collection will be use in the course of this study.so as to get the relevant data useful and to produce a meaningful result.
3.2.1 Primary Data
This is the raw data obtainable from the oral interview of the respondents, personal observation of the study area and its inhabitants, questionnaires will also be administered to the target population.
3.2.2 Secondary Data
This includes all relevant data obtainable from review of past works, such as seminars, journals, textbooks etc. this will help to compare and contrast different ideas and works of past authors and researchers so as to arrive at reasonable conclusions and recommendations on the effects of indiscriminate land use pattern in urban area. Raw data about the land use zoning of the study area will be obtained from the ministry and local government authorities will be contacted on the present information concerning the original land use pattern of the study areas, and the reason for land use change in these areas if approval was given for any land use change done.
3.3 METHOD OF DATA COLLECTION
A closed structured questionnaire will be designed and administered to the target population in areas such as Sabo Oke where discriminate land use can be found. In the course of the study; Questionnaires will be administered also to the town planning officers of the urban and regional planning board.
3.4 TARGET POPULATION
It is practically impossible to take the complete and comprehensive study of the whole population study, therefore, the researcher will carefully and precisely select samples from the entire population without been biased, the method that will be adopted in getting information for this thesis is systematic random sampling.
3.5 SAMPLE FRAME
In order to have a reliable and adequate information for the purpose of this research work, questionnaires will be prepared for the town planning officers, property owners and property manager/ estate surveyors and values of the case study. The total number of residential building changed to commercial is (150) of more than.
The sample frame will be selected at Sabo Oke major road Ilorin being a large area that encourages different land use.
3.6 SAMPLE SIZE
In carrying out this research, information through interviews and administration of questionnaires on both property managers, property developers and owners within the study area as regard the analysis of questionnaire (100) questionnaires were administered to the properly owners, property developers and property managers, (10) questionnaires were administered to the estate surveyors and values, twenty (20) to the property owners/occupant, (10) to the property developers and (10) was administered to town planning officers in the case study.
3.7 METHOD OF ANALYZING DATA
Descriptive and inferential statistic was used in the process of analyzing the collected data. Table was also used as a description of statistical tools that was applied.
3.8 INSTRUMENT FOR DATA COLLECTION QUESTIONNAIRES
This is an information gathering techniques which is used in collecting data from other primary source, where interviewing strategy cannot be successfully employed. It is a special form correspondence developed to gather data, attentive information from selected sample through a medium of well-constructed set of question in this method prepared question. In this method prepared question are asked from printed pages.















CHAPTER FOUR
4.0 DATA PRESENTATION AND ANALYSIS
4.1 INTRODUCTION
This chapter entails the presentation and analysis of data's collected data throughout the research work in a form to make it more meaningful and understandable for easy reference and better comprehension. In the course of this research work, one hundred and fifty (150) questionnaires were distributed to the respondent of the case study, 55 were returned respectively. The presentation and analysis of data from the validity of question postulation for the research work, statistical method was adopted in analyzing the data.
4.2 DATA ANALYSIS
Information gathered from the administration of the questionnaire on the property by the owner and property managers in the study area were analyzed frequency and presentation table mode of presentation as show below:
TABLE 4.1 SHOWING THE PRESENTATION OF DATA COLLECTED
	  VARIABLES
	 NO OF RESPONDENTS
	 PERCENTAGE (%)

	PROPERTY OWNER
	              30
	             54.6%

	ESTATE SURVEY
	              15
	             27.2%

	ESTATE DEVELOPER
	              10
	             18.2%

	 TOTAL
	              55
	             100%


SOURCE: FIELD SURVEY 2025
Table 4.1 above indicated that (30) respondent representing 54.6% of total questionnaire are property owners, while fifteen (15) respondent representing 27.2% are estate surveyor/Town planners and Ten (10) respondent representing 18.2% are Estate developers.
TABLE 4.2 EDUCATION QUALIFICATION OF THE PROPERTY MANAGERS
	  QUALIFICATION
	 NO OF RESPONDENTS
	  PERCENTAGE (%)

	     HND
	              15
	            27.2%

	     BSC
	              20
	            36.3%

	    POST GRADUATE
	            15
	             27.2%

	       M.SC
	            5
	             9.3%

	     TOTAL
	            55
	            100%


SOURCE: FIELD SURVEY 2025
Table 4.2 Indicate that the 15 respondent representing 27.2% of the sampled property managers. Are HND holders and (20) respondent representing 36.3% are B.SC holders, while fifteen (15) respondent representing 27.2% are postgraduate and live (5) respondent which represent 9.7% are M.SC holder.
4.3 TABLE NATURE OF CONVERSION THAT HAS OCCURRED ON PROPERTIES 
	TYPES OF CONVERSION
	 NO  OF RESPONDENT
	   PERCENTAGE (%)

	RESIDENTIAL TO COMMERCIAL
	                30
	              54.5%

	COMMERCIAL TO RESIDENTIAL
	                 10
	              18.1%

	RECREATIONAL TO COMMERCIAL
	                  0
	                  0

	INDUSTRIAL TO COMMERCIAL
	                  0
	                  0

	RECREATIONAL TO RESIDENTIAL
	                 10
	                18.1%

	COMMERCIAL TO INDUSTRIAL
	                  5
	                9.3%

	       TOTAL
	                  55
	               100%


SOURCE: FIELD SURVEY 2025
Table 4.3 Indicated that (30) respondent representing 54.5% have involve in conversion of residential property to commercial property use, Ten (10) respondent of 18.1% convert commercial to residential while (5) respondent which represent 9.3 % convert commercial to industrial use ten (10) respondents which represent 18.1% convert recreational to residential use.
TABLE 4.4 FACTORS RESPONSIBLE FOR CHANGE IN USE
	    FACTORS
	 NO OF RESPONDENTS
	   PERCENTAGE (%)

	RENTAL ATTRACTIVENESS
	                35
	                 50.4 %

	DEMAND FOR USE 
	                15
	                 34.2 %

	OBSOLESCENCE
	                 5
	                 15.4 %

	      TOTAL
	                55
	                 100%


SOURCE: FIELD SURVEY 2025
Table 4.4 Showed Thirty-five (35) respondents representing 50.4% provide rental attractiveness for change in use, Fifteen (15) respondent represent 34.2% provide demand for use in factor of change and Five (5) respondent of 15.4% represent obsolescence
The data provided that the majority of the property have been converted due to high rental value of some class of property than other. Therefore, rental attractiveness can be categories as the increase in commercial property than others in the study area.
TABLE 4.5 APPROVAL OF CHANGE IN USE BY THE PLANNING AUTHORITY
	APPROVAL OF CHANGE IN USE 
	 NO OF RESPONDENT
	  PERCENTAGE %

	               YES
	                 40
	              75.6 %

	                NO
	                 15
	              24. 4%

	              TOTAL
	                 55
	               100%


SOURCE: FIELD SURVEY 2025
Table 4.5 above showed that Forty (40) respondent representing 75.6% get. Approval from planning Authority for conversion of property, while Fifteen (15) did not seek approval for the change in use.
The data reviewed that majority i.e. 75.6% seek approval from the government before embarking on conversion of property to any use aside from initial use.
TABLE 4.6 HOW RIGOROUS IS IT TO OBTAIN CHANGE IN USE APPROVAL 
	 APPROVAL PROCESS 
	 NO OF RESPONDENTS
	     PERCENTAGE (%)

	        SMOOTH
	                    10
	              11.1 %

	       DIFFICULT   
	                    20
	              33.3 %

	   VERY DIFFICULT
	                     5
	              11.1 %

	       REASONABLE
	                    20
	              44.5 %

	        TOTAL
	                    55
	               100 %


SOURCE: FIELD SURVEY 2025
Table 4.6 above showed that Ten (10) respondent represent 11.1% the sample population reveal that it is smooth to secure approval for change in use. Twenty (20) respondent representing 33.3% of the sample said it is difficult while Five (5) respondents contribute 11.1% review that it is very difficult and (20) respondents representing 44.5% for reasonable. This show that the majority (i.e. 44.5%) believe that itis reasonable to secure approval for change in use 
4.3 IMPACT OF COMMERCIAL ACTIVITIES ON RESIDENTIAL LAYOUT
The information from gathered survey carried out on the study, area showed that the encroachment of commercial activities on residential layout has impact on the physical environment of the area which can be categorized as negative and positive effect or be classify as merit and demerits.
TABLE 4.7 MERITS OF ENCROACHMENT OF COMMERCIAL ACTIVITIES ON RESIDENTIAL LAYOUT
	         MERITS
	 NO OF RESPONDENTS
	      PERCENTAGES (%)

	ENCROACHMENT OF THE PROPERTY USE
	                 20
	                 40 %

	EMPLOYMENT OPPORTUNITY INCREASE INFRASTRUCTURAL
	                 30
	                  58 %

	     FACILITIES
	                  5
	                    2 %

	          TOTAL
	                 55
	                  100 %


Table 4.7 above showed that Twenty (20) respondent representing 40% of encroachment of the property value accordingly. Thirty (30) respondent represent 58% of employment opportunity, while Five (5) represent 2% of the increase in infrastructural facilities.
TABLE 4.8 DEMERITS OF THE ENCROACHMENT OF COMMERCIAL ACTIVITIES ON RESIDENTIAL LAYOUT 
	        DEMERITS
	NO OF RESPONDENTS
	   PERCENTAGE (%)

	ENVIRONMENTAL POLLUTION
	                  25
	                  45 %

	TRAFFIC CONGESTION
	                  5
	                  10 %

	INSECURITY OF LIFE AND PROPERTY
	                  25
	                  45 %

	            TOTAL
	                 55
	                   100%


SOURCE: FIELD SURVEY 2025
Table 4.8 above showed that Twenty-five (25) respondents representing 45% of environmental pollution, the Five (5) respondent representing the traffic congestion to 10% and twenty five (25) respondent representing 45% of insecurity of life and property in the highest in demerit of encroachment of property activities on residential layout of the case study

















CHAPTER FIVE
5.0 SUMMARY OF FINDING, CONCLUSION AND RECOMMENDATION
5.1 SUMMARY OF FINDINGS
The study also investigated the effect of changes in urban land use from residential to commercial on property development, focusing on Sabo-Oke areas in Ilorin, Kwara State. Based on fieldwork, interviews, observation, and existing literature, the following key findings emerged:
5.1.1 Economic Factors Drive Land Use Change
Property owners are increasingly converting residential buildings into commercial use because of economic incentives including higher rental income, appreciation in land value, and business demand.
5.1.2 Strategic Location and Accessibility
Sabo-Oke serve as gateway corridors into Ilorin metropolis, benefiting from high traffic volume, proximity to major roads, and public infrastructure. This has made them attractive to banks, offices, hotels, and retail outlets, prompting rapid land use change.
5.1.3 Transformation of Building Patterns
There has been a shift from bungalow-type buildings to multi-storey commercial structures with glass facades, parking lots, and signage. This alters the skyline, character, and density of the area.
5.1.4 Loss of Residential Character
With increasing commercialization, the traditional quiet residential atmosphere has been lost. There is increased noise, vehicular traffic, overcrowding, and loss of green/open spaces.
5.1.5 Pressure on Infrastructure
Roads, drainage systems, electricity supply, and waste disposal facilities are overstretched due to increased population and commercial activity. This contributes to environmental pollution and health concerns.
5.1.6 Weak Institutional Control
Town planning authorities are often unable to regulate or enforce zoning laws, partly due to lack of manpower, poor data systems, or corruption. Many developments violate approved plans or occur without proper documentation.
5.1.7 Social Displacement and Gentrification
Low-income residents are being displaced as landlords prioritize commercial rents. This leads to housing scarcity and increases pressure on peripheral or informal settlements.
5.2 CONCLUSION
It is paramount important that a research work of this nature should not only unfold findings but conclusion so that this can guide to other people that my study the area in future. The significant of this cannot be overlooked since it will assist the land speculator and developers in making investment decision.
No doubt, the principle of changes in fundamental in land value appraisals. Since the principle holds that nothing is static, land use and land value  should not be exception uses and values changes sometimes slowly, sometimes rapidly as in the study area. All these changes depends on the extent and direction of the forces acting together to bring such change discussed earlier.
From the investigation, it is evident that land use change from residential to commercial is not accidental it is a systemic response to urban pressures, such as economic demand, population growth, infrastructural development, and the pursuit of profit by landowners and investors.
The findings demonstrate that while the transformation of land use has contributed to economic vitality, increased land values, and improved business opportunities, it has also introduced a range of urban challenges, including:
· Environmental degradation
· Congestion and overpopulation
· Loss of residential character and community values
· Strain on infrastructure and public services
· Social displacement and rising cost of living
A major cause of these negative effects is the absence of effective urban planning, weak development control, and disregard for approved zoning regulations. In Sabo-Oke many changes in land use occur without proper permits, often ignoring the long-term consequences for urban sustainability.
The study further emphasizes that property development is heavily influenced by land use changes. As land previously used for residential purposes becomes commercial, the style, size, function, and value of properties also evolve. Developers are now more inclined to erect multi-storey commercial complexes, shopping outlets, and office spaces changing the architectural landscape and land utilization pattern of the city.
In essence, the transformation observed in these areas is a double-edged sword presenting both opportunities and threats to urban growth. The challenge lies not in preventing land use change but in managing it effectively through proactive planning and inclusive governance.
Therefore, the study concludes that sustainable urban development can only be achieved when land use changes are:
· Properly guided by urban planning policies,
· Supported by adequate infrastructure,
· Backed by legal and institutional frameworks, and
· Carried out with respect for social equity and environmental balance.
5.3 RECOMMENDATIONS
Based on the findings and conclusions of this study, the following recommendations are made to address the challenges and harness the opportunities presented by land use changes in the study area:
1. Strengthen Land Use Planning and Enforcement
· The government, through the Town Planning Authority, must strictly enforce approved land use plans and zoning regulations to prevent indiscriminate conversions of residential properties to commercial uses.
· Regular monitoring and site inspection should be carried out to detect illegal developments and take prompt action.
2. Upgrade Urban Infrastructure
· Roads, drainage systems, water supply, electricity, and waste management systems in Sabo-Oke should be upgraded to accommodate increased demand from commercial activity.
· Provision of adequate parking spaces, street lights, and pedestrian walkways is also essential to reduce congestion and accidents.
3. Implement Integrated Development Planning
· Urban planning authorities should adopt a comprehensive and integrated approach to development that considers environmental, economic, and social impacts.
· There should be a coordinated master plan that accommodates both residential and commercial growth in a balanced manner.
4. Introduce Incentives for Mixed-Use Development
· Encourage developers to design buildings that combine residential, office, and retail spaces, especially in transitional zones, to promote urban efficiency and reduce displacement.
· Government can provide tax relief or subsidies for projects that maintain a residential component.
5. Promote Affordable Housing Policies
· As residential areas are being converted, there is a need to develop affordable housing schemes in other parts of the city to accommodate displaced residents.
· Private developers should be encouraged to allocate a portion of their projects to low- and middle-income housing through public-private partnerships.
6. Digitize Land Records and Monitoring
· Urban planning authorities should deploy Geographic Information Systems (GIS) and digital mapping tools to monitor land use changes in real-time and support better decision-making.
· This will also help in reducing corruption and improving transparency in land administration.
7. Community Participation and Awareness
· Residents, landlords, and business owners should be sensitized about the long-term implications of land use changes, including effects on traffic, noise, pollution, and social life.
· Town hall meetings and local consultations should be held to ensure that community voices are included in planning decisions.
8. Environmental Impact Control
· Environmental Impact Assessments (EIAs) should be mandatory before any major land use change or commercial development is approved.
· Developers must commit to green building practices, including waste management, landscaping, and eco-friendly construction materials.
9. Capacity Building for Town Planners
· Urban planning staff and agencies should undergo regular training and professional development to keep up with best practices in land management, policy enforcement, and smart urban development.
10. Review and Update Planning Law
· Outdated planning and building laws should be reviewed to reflect the current realities of urban growth in cities like Ilorin.
· Policies should support sustainable development while allowing for flexible, dynamic land use that responds to economic trends.

Since any investment today is absolutely made in view of future benefits, prediction of future land use property value trend have become indispensable investors in arriving at their investment decision with regards to these facts, the pertinent question then what does the future holds?. In attaining recommendation into the future land uses and value of the past and present in order to state the appropriate recommendation.
Since the future is uncertain, it will be wise to note that it is the land use and value determinant discussed that serves as guide in making this recommendation.
The following recommendations are hereby suggested:
· The Newtown development authority should try as much as they could to stop this increasing conversion to commercial uses so as to allow the remaining residential property to give way for commercial use in the future.
· The legislative arm should pass into law the punishment to incurred by any landlord found in act of giving their properties away for commercial uses
· There should be a law to control the Real Estate Practitioners and Real Estate developers in the study area and they must also checked and sanctioned for ruling law.
· The government should also provide enough shopping complex and market for the masses to transact their business without going to pay any neighboring street.
· There should be presence of rent control edict on various type of property especially commercial properties.
· The town planning authority should promulgate or effect a law that will ban every property from converting to what was not approved in the building plan. More so government may also introduce some kind of taxes on commercial properties which may discourage the owner of some residential property who intends to change the use of their properties.
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QUESTIONNAIRE
QUESTIONNAIRE ON PROBLEM ON PROBLEM ASSOCIATED WITH THE EFFECT OF CHANGE IN URBAN LAND USE FROM RESIDENTIAL TO COMMERCIAL ON PROPERTY DEVELOPMENT IN NIGERIA.
(A CASE STUDY OF SABO OKE).
APPENDIX 1
QUESTIONNAIRE FOR PROPERTY OWNERS.
Dear respondent,
We are student of Kwara State Polytechnic, Ilorin. Department of Estate Management conducting a research on "The effect of change in urban land use from residential to commercial on property development in Nigeria".
The responses given will be treated with ultimate confidentiality as they are meant for academic research.
SECTION A
INSTRUCTION: Tick the appropriate answer or comment where necessary.
1. Age: 18-25( ) 26-35( ) 36-45( ) 45 and above ( ).
2. Gender: Male ( ) Female ( ).
3. Occupation: Civil servant ( ) Trader ( ) Business man ( ) Self-employed ( ).
4. Marital status: Single ( ) Married ( ).
5. Religion: Christianity ( ) Islam ( )




SECTION B
1. Do you own a property in this neighborhood? Yes ( ) No ( )
2. What type of property do you own? Specialized Property ( ) Residential Property ( ) Industrial Property ( ) Commercial Property ( ).
3. Have ever carry out any conversion on this particular property? Yes ( ) No ( ).
4. What is the nature of the previous use? Residential ( ) Commercial ( ) Industrial ( ) Specialized ( )
5. What is the nature of the present use to which the property is been converted to?  Commercial ( ) Residential ( ) Industrial ( ) Specialized ( ) other specify
6. Does conversion increase the rental value of commercial property in the area? Yes ( ) No ( ).
7. Does location/accessibility have any effect in the conversion of residential to commercial property? Yes ( ) No ( ).
8. What type of effect? Positive Effect ( ) Negative Effect ( ).
9. Are you residing in this particular property? Yes ( ) No ( )
10. How visible or viable is the conversion in use?
11. How rigorous is the procedure?
12. Did you seek approval from the authority before embarking on change in use?
13. Who do you consult when carrying out the change in use?
14. Other necessary comment………………………………



APPENDIX II
QUESTION FOR PRACTICING ESTATE SURVEYOR & TOWN PLANNERS
Dear Respondent,
We are student from Kwara State Polytechnic, Ilorin.
Department of Estate Management and Valuation conducting a research on "The effect of change in urban Land use from residential to commercial on property development in Nigeria”. The responses given will be treated with ultimate confidentiality as they are meant for academic research.
SECTION A
1. Name of the firm _________________________________________
2. Location of office ________________________________________
3. Gender: Male ( ) Female ( ).
4. Educational background: HND ( ) B.S.C ( ) M.S.C ( ) P.H.D ( ) other specify ________
5. Post qualification work as an Estate Surveyor And Valuer / Town Planner: Less than 5 yrs ( )5-10 yrs ( ) Above 15 yrs ( ).
6. Status of registration: Practitioner ( ) ANIVES ( ) FNIVE ( ).






SECTION B
1. Can you briefly explain what you understand by change in use?
2. Are you familiar with change in use/conversion? Yes ( ) No ( ).
3. Do you normally carry out conversion for your client? Yes ( ) No ( ).
4. How often: A year ( ) 1-2 yrs ( ) 3-5 yrs ( ) other specify____________
5. Did the property owner consult your office before embarking on change in use? Yes ( ) No ( ).
6. Is there any penalty for the property owner that did not seek for approval before embarking on change in use? Yes ( ) No ( ).
7. How will you rate the property owner adherence to the rules & regulation guiding the change in use?
8. What can you remark as the performance of the body regulating the change in use?
9. Can you briefly explain the procedure for change in use?
10. How rigorous is the procedure?
11. Other related comment specify _____________________________







APPENDIX III
QUESTION FOR REAL ESTATE DEVELOPERS
We are student from Kwara State Polytechnic, Ilorin.
Department of Estate Management and Valuation conducting a research on “The effect of change in urban Land use from residential to commercial on property development in Nigeria”. The responses given will be treated with ultimate confidentiality as they are meant for academic research.
SECTION A
INSTRUCTION: Tick the appropriate answer or comment where necessary.
1. Name of Company
2. Location Company
3. Gender: Male ( ) Female ( ).
4. Educational background: HND ( ) BSC ( ) MSC ( ) PHD ( ) other specify ________________
5. Post in the company _____________________
6. How many years working experience do you have?






SECTION B
1. Have you ever built or converted a building in the study area? Yes ( ) No ( ).
2. What type of property do you built in the study area?
3. How many building have you helped to build in the study area?
4. Which type of property has the highest conversion in the area? Commercial to Residential ( ) Residential to Commercial ( ) Residential to Specialized property ( ) other specify __________
5. Is it easy to carry out conversion in the study area? Yes ( ) No ( ).
6. How many building have you converted from Residential to Commercial in the study area? 1-10 buildings ( ) 10-20 ( ) 20-30 buildings ( ).
7. How do you seek approval before embarking on change in use?
8. As at today, which type of property are people willing to build in the study area? Residential property ( ) Commercial property ( ) Specialized property ( ).
9. What type of problems or challenges do you face as a developer during this conversion?
10. Any other comment? Specify ___________________________
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