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ABSTRACT
This study investigates the impact of incompatible land uses in the Central Business District (CBD) of Ilorin Metropolis, Nigeria, with a focus on Eid Road. Through questionnaires, interviews, and field observations, the research assesses land use patterns, revealing that commercial activities dominate the area at 56%, followed by residential (25%), institutional (11.5%), and recreational (7.5%) uses. This imbalance exacerbates urban challenges, including traffic congestion, environmental degradation, and inadequate infrastructure. The study also evaluates the role of local government in land use management, identifying gaps in policy enforcement and urban planning. Recommendations include the enforcement of stricter zoning regulations, infrastructure upgrades, and urban renewal initiatives to promote sustainable development. By addressing these issues, the research offers practical solutions for enhancing the functionality and livability of Ilorin's CBD, contributing to the broader discourse on urban planning in rapidly growing African cities.
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CHAPTER ONE
1.0 Introduction
According to market beat United States C.B.D. office report 2011, scallywag org.uk website) A city core is after referred to as its central business district (C.B.D). It contains the peak land value which is usually an intersection and is often an area of congestion.
The CBD or central business district is focal point of a city. It is the commercial, office, retail, and cultural center of the city and usually is the center point for transportation networks
The History of the CBD
The CBD developed as the market square in ancient cities. On market days, farmers, merchants and consumers would gather in the center of the city to exchange, buy, and sell goods. This ancient market is the fore runner to the CBD.
As cities grew and developed, CBDs become fixed location where retail and commerce took place. The CBD is typically is at or near the oldest part of the city and is often near a major transportation route that provided the site for the city’s location, such as a river, railway, or highway.
Over time, the CBD develop into a center of finance and control government as well as office space. In the early 1900s, European and American cities had CBD that featured primarily retail and commercial cores. In the mid-20th century, the CBD expanded to include office space and commercial business while retail too k a back seat. The growth of the sky scraper occurred in CBD making them more and more dense.
The Modern CBD
By the beginning of the 21st century, the CBD had become a diverse region of the metropolitan area and included residential, retail, commercial, government, financial is institutions, medical centers, and culture. The experts of the city are often located at work Places of institutions in the CBD- lawyers, doctors, academics, government officials and bureaucrats, entertainers, directors and financiers.
The recent decades, the combination of gentrification (residential expansion) and development of shopping malls as entertainment centers have given the CBD new life. Once can now find, in addition to housing, mega- ,as, theaters, museums, and stadiums. Sam Diego’s Horton plaza is an example of redeveloping the downtown as an entertainment and shopping district. Pedestrian malls are also common today in CBD in an effort to make the CBD a 24hour a day destination for not only those who work in the CBD but also to bring in people to live and to play in the CBD. Without entertainment and cultural opportunities, the CBD is often far more populated during the day than at night as relatively few workers live in the CBD and most do commute to their jobs in the CBD. By matt Rosenberg, (2021)
Hence, the ways in which incompatible of land uses exist between commercial, industrial and residential land use in the central business district of Ilorin metropolis will be examined by taking Tanke area and Taiwo Road as a selected area for the study.
1.1 Statement of Problem
It has been noticed that, there are problems associable with incompatible land uses 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. For this reason, this project research work intends to provide answer s to some relevant question such as;
What are the existing land uses in the study area?
What are the problems emanating from those uses?
What are the government efforts to control those problems emanating from the incompatible land uses?
 What are the structures of the city generally?
1.2    Aim and Objectives
The aim of this study is to examine the effects of incompatible land uses in Eid road area (i.e. central business district of Ilorin capital city of Kwara state).
Objectives
i. To achieve the broad goal, the following objectives are set up:
ii. To asses the existing general land uses of the study area.
iii. To analyze the impact of government on land use control and management in the study area.
iv. To identify the various problems associated with incompatible land use of the study area.
v. To provide reasonable recommendation to the problem identified.
1.3 Significance of the Study
The significant of this study is to bring light to the effect of incompatible of land uses in ilorin metropolis which can bring confusion when it comes 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
1.4 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) Eid road area street, while the disciplinary scope is on the study of incompatible land uses in the study area.
Therefore, the effect of incompatible land uses in the central business district of the study area will be critically dealing with.
1.5 Limitation of Study
In the course of carrying this research certain problems serve as a form of limitation to the research of this project. The summary of the limitation to the write –up includes:
1. Most of the people interviewed does not give a detail information about the study because they were afraid and said they didn’t know what am going  to use the information  for.
2. They also refused to provide adequate and accurate answers to many questions based on their trade and social status.
3. Inadequate fund, insufficient capital to carry out data and information make limited to get details or fact for the project research.
4. Limited time, time factor is very important  in carrying out any research so as a result of making the project  more or less  valuable  to use, for example, the time that  could be used to collect data and information  from the field  for the useful of the project  research always falls to lecture time .


1.6	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 4034E and latitude 8032’N Emielu (2021). 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.
i. 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.
ii. 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.
iii. 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.
iv. 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).


1.7 Definition of Terms
i. 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. 
ii. 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 entiry likes a corperation. 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.
iii. 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. 
iv. 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. (David, 2000)
v. 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, 2010)
vi. 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)
vii. RESIDETIAL 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).
viii. 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 metaltargy production. It is an extensive organization of an economy for the purpose of manufacturing. ( By Kemptom 1999)
ix. 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)
x. CRAMATORY: Business directly responsible for the cremation of the descendant’s remains (stein, peter 2010)
xi. DOMICLIARY 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)
xii. EQUITABLE TITLE: A right a beneficiary retains to benefit from the property as specified in the trust. Also called beneficial title (Steven M. 2003).
xiii. ESTATE: Term used in common law to signify the total of a person’s property entitlements and obligations owned at death ( Memili, Umit 2012. 
xiv. 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
THEORETICAL FRAME WORK AND LITERATURE REVIEW
2.0 Concentric Zone Theory by E.W. Burgess (2018)
2.1 literature Review 
The concentric zone theory is one of the theories that describe the internal land use structure of cities. This was presented by EW. Burgess in 1925, Burgess theory that land use tended to display a zonal organization concentrically arranged about land use tended to display a zonal organization  concentrically arranged about the city centre has been  the starting point  for most considerations of the utilization  of land and land used pattern in the city . 
Burgess” model can be regarded as a normative model in a simplified structuring of reality which presents supposedly significant features of relationship in a generalized form. The theory is explicitly inductive and presumably intuitively derived from his close observation of a large number of American cities in general and Chicago in particular. (Rechner march 2019).
There, through this study, Burgess postulated that the cities expand rapidly from its central business District (CBD). This form a structure of concentric rings burgess identified five zones, namely:
i. The central zone.
ii. The transitional zone.
iii. The working class residential district.
iv. The residential area.
v. The commuter’s zone.
Commuter zone
2.1.1 The Central Zone: This is referred to as the loop area. This zone, which is oriented around the 100 percent spot CBD, plays host to the principal stores, office buildings, banks, theatre and hotels. It is the business centre of the focal point of its commercial, social and the civic life. The hearts of the city, as it were
2.1.2 The Transitional Zone
This is the area encircling the loop (down town area). This area is made up essentially of older homes and tenement houses. The factories and the business establishments are already encroaching on the inner portion of this zone (through redevelopment), while most of the remaining area is blighted and focused on urban renewal projects. This area is after characterized by poverty, ill kept properties and slum or near slum condition. They after constitute a weak financial base for urban finance.
2.1.3    The Working Class Residential District
This is the area inhabited by the workers in modest single family homes, row houses and a few rich dwelling. This location is preferred by the workers because they are within easy commuting distances to the CBD and their places of work.
2.1.4 The Residential Area
This is the inhabited by “better migrants” or medium income workers. This area consists of high class apartment buildings of exclusive ‘restricted’ districts of single family dwellings, thus this   area plays host to higher income workers such as manages, salesman, professionals, and so on
2.2 Sector Theory by Homer Hoyt (2020)
The sector theory by homer Hoyt (2020) was in response to the criticism of concentric zones theory of burgess. The structure and growth of residential neighborhood in American cities, published in 1939 by the united stares federal housing administration [a book based on the factual examination of residential rent patterns in twenty- five widely distributed cities in this USA] Hoyt concluded that “there is nevertheless general pattern of rent that applies to all cities”
This pattern is not a distribution; it is not in the form of sharply defined rectangular areas. it is not form of successive concentric circles even when the central data are put into a frame work of concentric circle, there is revealed no general graduation upward from centre to the periphery from the evidence presented therefore, it may be concluded that the rent areas in American cities tend to conform to a pattern of sectors rather than of centric circles Haroid 2022.
The sector theory in simple terms means that in many cases, a particular class of people could be identified as living in a particular sector of the city father than in concentric circles as postulated by burgess. This provides an important alter native explanation for urban land use pattern. Homer Hoyt assumes a pie shaped city with a central business district and with numerous sectors or slice extending out from this central district to the city outskirts. He then posited a theory of axial development in which the particular transportation routes and along the lines of least resistance. This theory provides a logical explanation for string street developments and for tendency of commercial district to expand along important streets and to some times jump several blocks and then reaper along the same street later, where possible, he further affirms, factory and industrial districts also tend to continue their expansion along rail roads, water ways and sometimes principal streets.
2.2.1 Neighbor by Homer. Hoyt (2023)
Homer Hoyt demonstrated how residential land use were arranged in sartorial fashion, radiating outwards from the city center along the transportation routes (lean 1966 and good all). Among the most important conclusions which Hoyt outline are:-
The highest rental area is located in one of the city generally; these high rent areas are in hemispherical locations though there are instance, when a high rent sectors extend continuously out from the center of the city.
High rent area often take the form of wedges, extending in certain sectors, along radial lives leading outward from the centre to the periphery of the city.
Middle range rental areas tend to be located on either side of the highest rental areas.
There are some cities in which large area of middle range rental units tend to be found on the periphery of the low rent residential areas as well as high rest areas.
It should be noted that concentric mode and sectorial theory are scarcely comparable while concentric models deals with urban land uses, the sectorial theory deals with residential use and this is based on empirical observation.
2.3    Multiple Neucli Theory
This theory was developed by Garris and Ullman (1945) to forestall some of the criticism leveled against concentric and sectorial model and that “land uses could be built around many centers instead of only one centre as advocated by burgess concentric zone model”. They further argue that, these centres may be residential, commercial, industrials, or institutional, they went further to argue different of land use would develop around these centre. By Ayeni (2012)
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Nucleus 1   ______ central business district 
Nucleus 2 _______ wholesale high manufacturing
Nucleus 3 _______ low class residential 
Nucleus 4   ______ medium class residential.
Nucleus 5   ______ high class residential
Nucleus 6   ______ heavy manufacturing
Nucleus 7    ______outline business district
Nucleus 8   ______ residential suburb 
Nucleus 9   ______ industrial suburb
Muitiple Nucle Theory: - Harris and Ullman 2015.
Urban development mode, (from Adegoke S.A 2017. The number and function of each nucleus varies from one urban area to another, other centers may appear in form of industrial or wholesale center where specialized economic activities of similar or complementary character have gravitated together, and other centre may emerge in teams of a major outline rental centre or a university centre. The centre of university of Ibadan is a typical example.
The sub- urban centre and the more distance satellite community for computers are also recognized as nuclei of urban use configuration.
“Regardless of the short comings of this theory, it seems to fit into developed countries land use structure of urban area and cities”
For example, in Ilorin metropolis, there are nuclei centre such as Ibrahim Eid road way e, t, c. 
This project is then focusing on two of the centre Eid road with particular attention to the central business district phase or other wise.
2.4    Urban Location Theory
“Location theory not only explains the pattern of land use, but by indicating a solution to the problem of what is the most rational use of land, suggests way in which the current pattern can be improved?”
Very rarely is an activities location determined by a single vocational requirement, a mixture of incompatible land use between residential and commercial activities influence, usually explain each vocational decision. A location may only be selected after an appraisal has been made of the advantages and disadvantages of alternative for particular activities (backline and Kieve, 2005).
It has been difficult to devise a location theory about urban land use in particular. The stability in the occupation of land and pre- empting of sites in most use models are usually very simplistic as changes in population, technology and transportation continually exert an influence on the built environment. 
Further pressures come from central area re- development, local and central government policy. Often similar types of use are seen to be feasible i.e different locations within the urban area. For these reasons, it is difficult to suggest where optional location should be. It is probable that, there may be several option for the same use and that these locations are continually changing.
2.5 Factor that Determine the pattern of Land Uses
According to (Good all 1966) aspect of land economics estate Gazette, 1st Edition. The pattern of land use in any urban area is a reflection of competition for sites between various uses operating through the forces of a prospective uses of a site could lead to pay a higher price for the site.
Similar pattern of land use emerges in different urban areas because of competition between different potential users for a given sites, such competition for a given site may be between similar potential users, as when two departmental  stores complete for  a  city centre location  or between users, with very different plans ( Baklin) and  Kieve 2014).
Hence such factors that determine the pattern of land uses are accessibility complementarities and availability of resources.


Accessibility 
Complementarity
Complementarity’s of a persons and activities is one of the advantages of locating an urban area and hence, once a number site in a given area has been developed, this has a strong bearing on the use which the remaining site put. 
	For example, if particular site is surrounded by office or houses or any other particular uses, this will determine what will be the highest t and best use of that site.
	In any residential area, especially the middle and upper income area, houses are usually of a similar standard and cater for income groups because this maintains the value of the property.
	The important of complementarities in determine the use of any urban site is, in its turn related to the degree of accessibility. The easier the access between person and firms in an urban area the move important is complementarities.
	Combining influence of accessibility and complementarities is possible to illustrate the way in which the pattern of urban land use is determined. As one moves away from the position of greatest accessibility and complementarities, it is to be expected that land values would fall more easily. (Kuye, 2022).
Availability of Resources
	The availability of resources can also determine the pattern of land use. The available of natural and manmade resources may encourage people to move from one  land to another may encourage people to move form one land to another in order to carry out their activities, such as sitting of industry  proximity to the available resources.
	Furthermore, the total sum of the natural and man-made resources over which possession of the land may also determine the pattern of land use. The present of water resources, mineral deposit, growing forest and soil fertile on the land can attract people to move to such that land in order to build or sitting of many other activities relevant to the available resources for the benefit of profit.
2.6	Review of Existing Literature
	Anthropology altercations of the natural landscape by means of urbanization, agriculture and forestry have been continuous and increasing process for millennia (Scott and Hoffer 2015, wall 2016). The regions of natural vegetation and land cover are removed and replace with numerous human – managed system of altered structure.
	The resulting land uses are composed of both the natural and human developed environment. These altercation and subsequence pattern of rural landscape in North West Arkansas have been the focal point of much research by Scott and Hofer (2016).
	In turners (2021), the rural landscape is a mosaic of natural and human – managed patches that vary in size, shape and arrangement. The shifting pattern of the biosphere and pore a street of disturbance to the biosphere and have the potential to aversely affect the biodiversity of local ecological community. Te preservation of forest, soil, water, biodiversity resources is the underline as an important and essential component of current environment research. 
	Every parcel of land on the earth. Surface is unique in the coves of its possesses. And use in closely linked with the characteristic of the earth surface. Example of land use includes. Agriculture urban development such as commercial, residential, industrial civic etc. grazing logging and mining, in cons tract land cover describes the physical state of the land surface. The term land cover originally referred to the kind state of vegetable, such as forest or grass cover, but it has broad end in subsequent usage to include human environment such as soil type biodiversity and surface and ground water (Meyer, 2014).
        Therefore, the existing land uses in ventral business district in Ilorin metropolis includes commercial, residential and recreation purpose. The CBD in urban areas have high quality houses and they are occupied by upper class and wealthy people. The most important thing about this model is its growth of the zones (Douglass 2011).
2.7 Literature Summary 
	S/N
	AUTHORS & YEAR
	RESEARCH TOPIC
	RESEARCH OBJ & METHODOLOGY

	1
	AND (2023)
	Entrepreneurial skill in Estate management education
	ASSESS REM adv. Mixed method: Interview, online survey, focus group, case study changes

	
	James (2021)
	Economic policies, existing commercial property
	Analyze role of quantitative time series economic intellectual property data

	
	David Oguntade (2020)
	Land value in urban areas
	Identify value GIS-based spatial communities, analysis, planning implication

	
	James (2020)
	Recreational ecology in estate planning
	Assess impact synthetic literature review, culture, suitable

	
	Banister (2021)
	Land value and economic pricing methodology in estate planning
	Identify value and declining relevance to data

	
	David Britton (2020)
	Rural industrial challenges
	Examine causes of industrial growth, cultural industrial highlight challenges 2005 market barriers

	
	David K. Villa (2021)
	Role of domiciliary analyses in property development
	Evaluate literature interactions with estate paper, pricing, discussion



	Author & Year
	Research Details
	Notes

	Instructor (2011)
	Equitable access in longevity housing; historical change to housing inequality; propose data analysis; equity, justice, and fairness
	gas

	Bentley et al. (2013)
	Estate planning management; identity, effective workplace studies; housing challenges; cause what hinders must impact movability
	

	Jonathan (2022)
	Bonds in estate + space; housing + financial progress are financing an development; eliminating savings in estate ranks and benefit
	bonds





CHAPTER THREE
3.0 Introduction
       Base on observation, it has been noticed that, there are problems associated with incompatible land uses in central business district (CBD) in most urban areas which has to do with 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 activities such as commercials and services activities from residential, industrialization and recreation location are been found and after a careful observation and research has been done on the way in which incompatible of land uses exist between commercial industrial and residential land use in the central business district (CBD) of ilorin metropolis taking Eid road into consideration as selected or case study area.
3.1 Methods of Data Collection
       As part of the plan for the evaluation of my project many valuate methods where used for collecting useful information for project work i.e. personal interview, questioner are self-observation made by asking question directly from the respondent through physical contact. 
	Self-observation were also made by observing the study area through the physical nature, present, past and future appearance.
	More also, field surveying were also carry out for collecting data for the research project, a questionnaire was administered for those who can read and write for collecting detail and accurate information for the project work. This was done and address to the local government were the study area are and also to the occupant of the study.


3.2 Target Population
	Target population refers to the total number of object or subject within any location required for any research. For this thesis, Eid road are the environment/Location (Study area) which the population of people within Tanke is 7,728 and unity 2,650, therefore the systematic sampling was adopted in this thesis.
3.3 Sample Frame
	The sample frame simplify the name of object or subject suitable for the thesis in the study area. For this research which the occupant of Taiwo and Tanke will be use including their local government.
3.4 Sample Size
	This is the total number of element object or people that 	are available for sampling. For this research work 140 questionnaire were administered in which 20 pieces of questionnaire each will be administer to the two local government and 100 pieces of questionnaire will be distributed to the occupants for location (i.e. 50 for Eid road).
3.5 Sampling Technique
	The systematic sampling method will be adopted for the purpose of this research work
3.6 Data Instrument
	Questionnaire
	This is a list of printed questionnaire which will help to collect information in the study area. A total number of 140 questionnaires will be distributed, where 40 will be distributed to the two local governments i.e. 20 questionnaires in Ilorin south local government and 20 questionnaires to Ilorin west local government. 100 questionnaires will be distributed to the occupant at each location i.e. 50 at Taiwo and 50 at Tanke to collect information about the effect of incompatible land uses in the CBD.
Observation
	These are the physical findings gathered or collected by goingout to the study area to study them or to observe them.
Interview
	This is the face interaction that took place when information are collected from the study area due that some are illiterate and some are careless.
3.7	Data Analysis
Data being collected will be analyzed in chapter four with the use of relevant statistical tool or tables.


CHAPTER FOUR
4.0 Data Analysis and interception 
4.1 Introduction
This chapter is devoted to the presentation and analysis of data in respect of investigation carried out as regards to the ways in which incompatible of land uses exist between commercial, residential, recreational and institutional land uses in the central business district of Ilorin metropolis will be analyze by taking Tanke Area and Taiwo road as a selected area for the study area.
Table 1: 4.1.1
	Responses
	Frequency
	Percentage

	Occupants
	100
	71.4%

	L.G
	40
	28.6%

	Total
	140
	100%


Source: Field Survey, (2025)
From the analysis above, 140 questionnaires were distributed to both local government and occupant within Tanke and Taiwo district. Which the frequency indicate that 100 (i.e. percentage is 71.4%) for the occupant and local government is 40 on frequent (i.e. 28.6%) which will be presented below in form of pie-chart

4.1.2: Analysis of questionnaire retrieved
The table below describe the number of questionnaire administered which the frequency analysis indicate that 55 questionnaire where retrieved form the occupants and 25 questionnaires
Table 2: Where retrieved form the both local government
	Responses
	Frequency
	Percentage

	Occupants
	55
	68.8%

	L.G
	25
	21.2%

	Total
	140
	100%


Source: Field Survey, (2025)From the above analysis, the occupant of both local government indicate 68.8 percentage and the government staff is 21.2 percentage which will be presented below inform of pie chart
4.1.3: Table 3: Type of the Land Uses In The Study Area
The table below illustrates the types of land uses in the study area with subjecting to fennec and percentage.
	Land uses
	Eid Road (F)
	Eid Road (F)
	Total
	Percentage

	Residential
	13
	7
	20
	25%

	Commercial
	15
	30
	45
	56%

	Recreational
	3
	3
	6
	7.5%

	Institutional
	7
	2
	9
	11.5%

	Total
	
	
	80
	100%


Source: Field Survey, (2025).


According to the questionnaire retrieved, the table above analyzes the types of land uses in the study area. It stated that commercial is almost at everywhere taking 56% of the land uses in the study area, residential took 25% while recreational took 7.5% the study area and institutional took 11.5% the whole study area. The above explanation implies that commercial property dominated the study area as the major existing land uses.
4.1.4 Analysis of residential properties in the study area.
During the field research, I am also able to identify some types of residential property as show in Table 4 below.
Table 4: showing the analysis of residential properties in the study area.
	Residential properties
	Eid Road  (F)
	Eid Road  (F)
	Total
	Percentage

	Tenement
	11
	9
	20
	25%

	Bungalow
	21
	13
	34
	42.5%

	Detached
	4
	3
	7
	8.75%

	Semidetached
	3
	2
	5
	6.25%

	Flat
	9
	5
	14
	17.5%

	Total
	
	
	80
	100%


Source: Field Survey, (2025).
Five categories of residential buildings were noticed, however bungalow took the highest percentage of 42.5% following by tenement building with 25% and flats took 17.5% detached took 8.75% while semi etched took 6.25%. It implies that bungalow is almost dominating the area, and will be presented reform of chart below.

4.1.5 Types of commercial property in the study area.
At the study area it was noted that commercial properties are used for several purpose as shown in table 4 below.
Table 5: Showing the types of commercial properties which are used for many activities.
	Types of properties
	Eid Road  (F)
	Eid Road (F)
	Total
	Percentage

	Offices
	7
	15
	22
	27.5%

	Shops
	15
	20
	35
	43.75%

	Hall
	6
	3
	9
	11.25%

	Offices flats
	2
	4
	6
	7.5%

	Filling station
	3
	5
	8
	10%

	Total
	
	
	80
	100%


Source: field Survey, (2025).
In the above table, five categories of commercial building were identify, shop took highest percentage of 43.75% while the office tool 27.5%, hall took 11.25%, filling station 10% and while office tool 7.5%. This shows that shopping activities were dominating the study area and it will be shown in the chart below.

4.1.6 Recreational property in the study area
In the study area it was noted that recreational property are used for some properties as shown in table 6
Table 6: showing the recreational property in the study area.
	Recreational property
	Eid Road (F)
	Eid Road (F)
	Total
	Percentage

	Hotel
	25
	15
	40
	50%

	Guest house
	15
	10
	25
	31.25%

	Club
	9
	6
	15
	18.75%

	Total
	
	
	80
	100%


Source: Field Survey, (2025).
According to the analysis above, hotel almost dominate the area by 50%, guest house 31.25% while club is 18.75%. The above explanation implies that hotel dominated the study area and will also shows in the chart below.

4.1.7 Types of Institution Property In The Study Area
In the study area it was noted that institution property are used for several purpose a shown in table 7 below.
Table 7: showing the analysis of the institution property in the study area
	Institutional property
	Eid Road (F)
	Eid Road  (F)
	Total
	Percentage

	Educational
	9
	18
	27
	33.75%

	Administrative
	7
	10
	17
	21.25%

	Health center
	13
	23
	36
	45%

	Total
	
	
	80
	100%


Source: Field Survey, (2025).
During the course of this study it was confirm that 3 categories of institutional properties area commonly exist in the stud area. However, from the research conducted, health centre is 45%, educational 33.75% and administrative is 21.25%. Therefore above illustrate implies that heath centre took the highest percentage of the study area.






4.1.8: The assessment of the land uses in Eid Road
	Land uses
	Very good
	Good
	Fair
	Poor
	total

	Residential
	4
	5
	2
	2
	13

	Commercial
	2
	3
	4
	6
	15

	Recreational
	2
	1
	-
	-
	3

	Institutional
	2
	2
	1
	2
	7

	Total
	10
	11
	7
	10
	38


Source: Field Survey, (2025).
According to questionnaire retrieved, which the analysis above base on each questionnaire which respondence from each property including the local government staff response. The report stated that 13 respondence is or the residential, 15 form commercial, 7 from institutional, 3 from recreational which the total for Tanke location is 38. The condition of the land uses to the properties is very good (10), good (11), fair (7) and poor (10) for final base on the response of questionnaire retrieved form the area.


4.1.9 The assessment of land uses in Eid Road
	Land uses
	Very good
	Good
	Fair
	Poor
	total

	Residential
	-
	1
	5
	1
	7

	Commercial
	20
	5
	4
	1
	30

	Recreational
	3
	-
	-
	-
	3

	Institutional
	2
	-
	-
	-
	2

	Total
	25
	6
	9
	2
	42


Source: Field Survey, (2025).
From the analysis of the table above, base on the questionnaire retrieved, on land use, system in Taiwo the commercial property command the highest rating (i.e. 30 very good) follow by the residential 7, the recreational 3 and the institutional property 2. The condition and way if assessing it is very good, good, fair, and poor who is shown in the table above and will be presented inform of chart below.


4.1.10: Compares of land uses within Eid Road in ilorin kwara state.
	Assessment
	Residential
	Commercial
	institution
	Recreational

	Very good
	
	√
	
	

	Good
	
	
	
	

	Fair
	√
	
	√
	√

	Poor
	
	
	
	


Source: Field Survey, (2025).
The table above describes the comparism of land uses of Eid Road. It shows that commercial property is best suitable for both study area compared to other properties.
4.2 Effect of the Incompatible Land Uses in the Study Area
There are so many problems which were encountered from incompatible use of land in the central business district of Ilorin Metropolis. The problem were collected from the respondent through the questions ask from the questionnaire administered for the research work. The problems are follows.
i. Problem of traffic congestion
ii. High rate of population problems
iii. Insufficient water supply 
iv. Inconsistency in combination of the activities v. Environmental deterioration 
v. Inadequate planning regulation
4.3 Government Impact on Land Use Control and Management
Governments have so many impacts on land use control and management as revealed at the field. Therefore, there is discretionary power of the government on re-house in lien of compensation of displaced person form built up- residential areas acquire for overriding public interest, but this does not include the industrial areas. Another effect is that loan cannot be raised without the consent of authority i.e. the state governor and this obviously delays the vital decision that must be made concerning that vial unit of land. Furthermore, the price of land has been increase due to the artificial scarcity caused by the decree no 6 of 1978. It is now more difficult for development. This is to say that the decree has therefore realized the reverse of its objectives. From the research carryout, the respondent suggested that government should provide another place for so many activities and also zoning regulation should be adequately and enough made for the study area as a central business district of Ilorin Metropolis, public toilet, facilities, flyover for crossings the road by the people and extension of road for parking space should be also provided at the study area. All this need to be provided by the government to control traffic congestion and so many problems encountered in the study area.




CHAPTER FIVE
5.0 Summary, Recommendation and Conclusion
5.1 Summary of Findings
Based on the data presented and analyzed in chapter four, the following are the major findings of the research:
1. Dominant Residential Property Types: among the five residential building types identified, bungalows dominated with 42.5% followed by tenement buildings with 20% and flats with 11.5%. This shows that bungalow-type buildings are the most common residential structures in the study area.
2. Commercial Properties Dominate Land Use: Commercial land uses account for the biggest portion of total land use in the study area, representing 36% of all land uses. This again shows that commercial activities have largely taken over the central business district (CBD), especially along Taiwo road.
3. Inadequate Provision of Zoning Regulation: from the responses received, it was observed that 71.4% of the total survey stationers responded were occupants (residents and business owners) and many indicated a lack of proper zoning regulations, leading to incompatible land use practices in the area.
4. Environmental Deterioration and Incompatibility Issues: environmental deterioration was identified as one of the major effects of incompatible land uses with issues such as poor waste disposal, noise and overcrowding reported by 90% significant portion of the respondents. This was further supported by the presence of mixed land uses without proper separation, leading to congestion in popular living conditions.
5. Commercial Buildings Outnumber Institutional and Recreational Uses: shops occupied 46.3% of commercial properties while office spaces represent 27.5%. In contrast, institutional land uses only made up 11.0% and recreational land uses accounted for 7.6%, indicating that economic activity outweighs social infrastructure.
6. Government Presence and Participation: only 28.6% of the respondents were from the local govt, supporting limited direct involvement or oversight in managing land use issues within the CBD, especially in items of enforcing planning regulations.
7. Health Centers Dominate Institutional Uses: within institutional land use, health centers account for 46.3%, followed by educational institutions with 38.7% and administrative built
5.2 Recommendation
The analysis so far has examined the land uses within the central business district of Ilorin Metropolis, it was revealed many problems of incompatible lands uses within the CBD. Therefore to solve these problems, the following recommendations are put forward.
i. Need For Urban Renewal 
In order to solve the problem of environmental deterioration created as a result of incompatible land uses between commercial and residential uses, the building unit within the CBD of Ilorin should be displaced out to somewhere else; the aim of moving the residential building should be to know and re-planned the CBD for proper use.  Though, this housing movement might involve huge financial costs, which might be difficult to finance now, it is very essential to find an alternative programmes for the referred movement, if possible it could be a long term programme. As another alternative any existing residential building which is in total obsolescent stage that is, old stage of the building and requires to be rebuilt should not be used again for residential rather it should be upgraded and converted to commercial uses.
ii. Adherences Of Town Planning Regulations 
As shown in chapter four, there is an incompatible of lands uses allocation betweens residential and commercial use. The two land uses are competing with each other. The competition implies that there has not been proper planning advanced in one way or the other, it is then necessary for the planning authority in Ilorin Metropolis to come into this area to put thing to order. It is recommended that where commercial uses takes more than sixty percent, the entire should be re-planned into entire commercial uses. If this suggestion can be adhering to, this should lead to an improvement of property value in the area. The town planning authority should make it a point of duty to see that buildings are erected to standard and others planning regulations strictly adhere to.   
iii. Need For Comprehensive Plain
If the central urban renewal could be achieved, a comprehensive plan should be made for this CBD of the study area which will plan comprehensive for the commercial area. The plan should lay emphasis on another associated land uses activities like extension of road network, creation of adequate parking facilities, sewage disposal, adequate water supply system, public toilet, and so on without the commercial district, it is very essential to takes a look into the above suggestion and something must be done to this. If the comprehensive plan can be successfully carried out, this will enable commercial building to command higher rent and put into maximum uses.


iv. Environmental Improvement
Policies should be made or formulated by the state government or planning authority to improve the sanitation of the study area such policy should lay emphasis on construction of public toilets, organized sewages disposal, good electricity and good drainage system. Also the government sanitation day exercise should be enforcing on everybody and defaulters, penalized. The CBD also need to be landscaped, such landscaping would also require small gardens planted with flowers, grasses and trees. Therefore resting chair also needs to be provided at various locating of this garden just to serve as resting place for the shoppers.
v. Traffic Control
From the problem encountered in the previous chapter, there is need to control traffic in a CBD of Ilorin in order to reduce traffic congestion and accidents. This can be done through the following techniques; since the traffic signs and symbols is the one of the best ways to reduced the congestion, this may be adequately to every junction in the study area and it should be always checked for proper repair and maintenance. The traffic policemen should always be around to arrest those who do not comply with the signs and symbols. Also, flyovers should be provided for the walks of people in order not to cross the express road. Widening or extending of existing road and also parking space should be provided.
5.3 Conclusion
This project work has highlighted the effect of incompatible land uses within the central business district of Eid Road in Ilorin metropolis; it has established the incompatible problem of land allocation between residential and commercial uses and among other uses.  It has been discovered that the problem of incompatible uses in generating other associated problem which of not keep in check or restraint might result to future planning problem. Therefore, the policy formulation aspect of that of the state and implementation of this goes to the Ilorin state government or the state planning authority. If such things as urban renewal, comprehensive planning, environmental improvement within the residential surroundings the orbit of Central Business District etc. this can be embarked upon, and should lead to general improvement in land value in the area.
Also, Ilorin Central Business District will be worth living by the people.
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APPENDIX

KWARA STATE POLYTECHNIC ILORIN
INSTITUTE OF ENVIRONMENTAL STUDIES
DEPARTMENT OF ESTATE MANAGEMENT
Questionnaire Administered to Occupants between the Taking and Road
Dear Sir/Madam,
Questionnaire on effect of incompatible land uses in central business district of Ilorin Metropolis
Kindly complete the questionnaire below by filling/ticking your option from the options provided for the questions.
Section A: Personal Basic Information
1. Name: …………………………………………………………………………………
2. Address:………………………………………………………………………
3. Sex:……………………………………………………………………………
4. Age:……………………………………………………………………………
5. Marital Status:…………………………………………………………………
6. Educational Qualification: ……………………………………………….........
Section B: Description on Type of Occupation
1. What type of interest do you hold on the property in your possession?
(a) Owner occupied (b) Tenant
2. What types of accommodation are you in? (a) Residential (b) Commercial (c) Industrial
2ii. if residential, what type of building is it?
(a) Bungalow (b) Flat (c) Tenement
2iii. if commercial 
(a) Office (b) Shop (c) Warehouse
2iii. if industrial (a) manufacturing industry (b) Heavy industry (c) Light industry
Section C: Reason for Choosing the Occupation Area
1. What is your reason for selecting the property in this area? (a) It is the center of all commercial activities (b) It is the center for residential only (c) It is the center for commercial only (d) It is the center for cultural and social only
2. In your opinion, do you believe that the overcrowding of many activities present in your area can cause air pollution and traffic congestion? (a) Yes (b) No
3. In your opinion, do you think the interaction between residential, commercial, and industrial within your area can cause any environmental deterioration? (1) Yes (2) No
4. Do you think in your opinion that your area is a focal point (central) metropolis? (1) Yes (2) No
5. What are the existing land uses in your area? (1) Residential (2) Commercial
(3) Public (4) Semi public
6. In your opinion, what do you think the government should do to correct the problem emanating from incompatible use of land in your area? Please kindly pen it down: 
Questionnaire 2: Administered to Staff of L.G. of Ilorin West and South Local Government
Questionnaire Administered to Staff of L.G. of Ilorin West and South Local Government
Dear Sir/Madam,
Questionnaire on Effect of Incompatible Land Users in Central Business District of Ilorin Metropolis
Kindly complete the questionnaire below by filling/ticking your options from the options provided for the question.
Section A: Personal Basic Information
1. Name: 
2. Address: 
3. Sex:
4. Age: 
5. Marital Status:
6. Educational Qualification: 
Section B: Information on the Staff of L.G. of Ilorin West and South Local Government
1. How long have you been working in the local government?
(1) 0-5 years (2) 6-10 years (3) 11-15 years (4) 16-20 years (5) 20 years and above
2. What is the level of development in the local government area? (1) High (2) Average (3) Low (4) Very high
3. Is the local government having a developmental programme for the residents?
(1) Yes (2) No
4. If yes to question 4, does the programme benefit the residents of the L.G.? (1) Yes (2) No
5. Is there any law or policies governing land use in the L.G.?
(1) Yes (2) No

TYPE OF THE LAND USES IN THE STUDY AREA

Sales	
Residential	Commercial	Recreational	Institutional	0.25	0.56000000000000005	7.4999999999999997E-2	0.115	

RESIDENTIAL PROPERTIES IN THE STUDY AREA

Eid Road  (F)	Tenement	Bungalow	Detached	Semidetached	Flat	11	21	4	3	9	Eid Road  (F)2	Tenement	Bungalow	Detached	Semidetached	Flat	9	13	3	2	5	



TYPES OF COMMERCIAL PROPERTY IN THE STUDY AREA

Eid Road  (F)	Offices	Shops	Hall	Offices flats	Filling station	4.3	7	15	6	2	Eid Road  (F)2	Offices	Shops	Hall	Offices flats	Filling station	15	20	3	4	5	



RECREATIONAL PROPERTY IN THE STUDY AREA

Series 1	Hotel	Guest house	Club	25	15	9	Series 2	Hotel	Guest house	Club	15	10	6	



TYPES OF INSTITUTION PROPERTY IN THE STUDY AREA

Sales	
Educational	Administrative	Health center	0.33750000000000002	0.21249999999999999	0.45	


Very good	
Residential	Commercial	Recreational	Institutional	4	2	2	2	Good	
Residential	Commercial	Recreational	Institutional	5	3	1	2	Fair	
Residential	Commercial	Recreational	Institutional	2	4	0	1	Poor	
Residential	Commercial	Recreational	Institutional	2	6	0	2	



Questionnaires Distributed 

percentage	
Occupants	L.G	0.71399999999999997	0.28599999999999998	

QUESTIONNAIRE RETRIEVED

questionnaire retrieved	
Occupants	L.G	0.68799999999999994	0.21199999999999999	

