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ABSTRACT

There has been a gradualbutsteady change ofland use pattern from

residentialtocommercialuseinOpomaluAreaofIlorinKwaraStateintherecenttime.

Theaim ofthisstudyistodeterminethelikelycauseofthischangeandwhat

aretheproblem usuallyassociatedwiththistypeofchanges.Isitasaresultof

demandandsupplyvis-à-visthepresenteconomicandinvestmentclimateinNigeria

today?Thestudywillalsoexaminetheprospectsandcausesofchangesinuseofthe

propertysoastobeabletousethisprojecttopredictthefutureofthestudyinterms

doingthoroughanalysisandfieldorientedresultsonpropertyuseandvalues.

Lastly,recommendation/conclusion will be preferred for the identified

problems.
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CHAPTERONE

1.0 INTRODUCTION

1.1 BACKGROUNDOFTHESTUDY

Landresourcesarefixedinlocationandinsupply.Virtuallyallhumanactivities

require land.From the large scale industrialcomplex the supra metro-line,the

traditionalmarkettotheroadsideCobbler’sshopallrequirelandinvaryingdimensions

(Agboola,2014).Onthesurfaceoftheland,beneathitandhangingaboveitareall

tracesofhumanactivitieswhichgoalongwaytosaythatlandisperhapsthesingle

mostimportantelementindevelopmentandmankind’smostbasicnaturalresources.

Becauseofthediverseneedsofdifferenthumanactivitieswithrespectto

locationandareacoverageandthetemporaldynamism ofthelocationattributesand

need ofthesehuman activities,thereisoften theintensecompetition forland.

However,land ispracticallylimited in supplyand theawarenessofland asan

irreplaceablefiniteresourcehasmadeitscare.
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Developmentinmainlycitiesstartsfrom thecentreasthebenefitsofinnercity

locationsattractseverallandusestowardsthecitycentre.Thishassignificantly

influencedlanduseonurbancentres.Thereisatraumaticchangeinlandusecaused

byseveralhumanactivitiescompetingforscarcelandinurbancentres.Theperson

whoispreparedtopaythehighestsum forasiteislikelytoeventuallyoccupyit.Such

individualwillbeabletosuccessfuledgeoutotherpotentialusers.Bythisoperation,

sitesinanurbanareawilltendtobeusedforthatpurposeforwhichtheusermakes

thehighestnetgainfrom alternativeusesofthatsite.Thiswouldresultinthehighest

andbestuseforthatland.Thisscenariohasmadechangesinlanduse,aspartof

urbangrowthinevitable.Landandbuildingswillcontinuetowitnessconversionofuse

from alowerordertoahigheroneinordertoattainoptimaluse.Theconcernofthis

projectistoinvestigatethelevelofconversionoflanduseandtheirimplicationsin

NigeriancitieswithafocusonOpomaluareaIlorin,Kwarastate(Agboola2014).

1.2 STATEMENTOFPROBLEM

Thelandusechangescoupledwithhigherdemandforcommercialusesledto

thecontinuousincreaseinrentinthestudyarea.Thereturnsrealizedfrom the

propertiesusedforcommercialpurposeisgreaterthanthatofpropertiesusedfor

residentialpurpose.Duetothesegreaterreturnsmostresidentialpropertyowners

prefertheirpropertytobeusedforcommercial.

Anotherisindiscriminatedumpingofrefusealongroads(thuscausingroad

encroachment)andalsoonstorm drainagesystemsanddesignatedopenspace

causingblockage,airandwaterpollution.

1.3 AIM ANDOBJECTIVES

Theaim ofthisprojectistoexaminetheproblem andprospectsofconversion

ofresidentialbuildingtocommercialbuildingtakingOpomaluareaIlorin,Kwarastate
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asastudyarea.

Inordertoachievethesetgoalsofthisstudy,thefollowing objectivesareto:-

identifytheresidentialpropertiesconvertedtocommercialpropertiesinthestudyarea.

I. examinethevaluesofresidentialandcommercialpropertiesforthepast10

years.

II. know theproblemsandprospectsofconversionofresidentialbuildingsto

commercialuses.

III. studythetrendinrentalvaluesinthestudyarea.

1.4 JUSTIFICATIONOFTHESTUDY

The conversion ofresidentialbuildings into commercialuses has become an

increasinglyprevalenttrendinurbanareas,especiallywithindevelopingcitieslike

Ilorin,locatedinKwaraState,Nigeria.OnenotableexampleisOpomalu,arapidly

urbanizing neighborhood in Ilorin thathas experienced a marked shiftfrom

predominantlyresidentialusetomixed-useorfullycommercialdevelopments.This

transformationislargelydrivenbyfactorssuchasrapidpopulationgrowth,urban

sprawl,increasingdemandforcommercialrealestate,andtherisingvalueoflandin

strategicallylocatedurbanzones(Ajibolaetal.,2021).

ThisongoingtrendreflectsbroaderpatternsofurbanchangeinNigeriancities,where

economicpressuresandurbanexpansionoftenleadtothereconfigurationoflanduse.

In thecaseofOpomalu,theconversion ofresidentialpropertiesto commercial

purposesisreshapingthebuiltenvironment,openingupopportunitiesforeconomic

activities,jobcreation,andmoreintensivelandutilization.However,thistransitionis

notwithoutchallenges.Thelackofproperregulationhasledtoarangeofnegative

externalities, including traffic congestion, insufficient parking, overstretched
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infrastructure,increasednoiselevels,andageneraldeclineinthequalityoflifefor

long-term residents(Olaleyeetal.,2019).

Theimplicationsofthesechangesforurbanplanninganddevelopmentareprofound.

Thereisagrowingneedtounderstandthespecificdynamicsdrivingland-usechanges

inareaslikeOpomalu.Thisincludesidentifyingthesocio-economicfactorsbehindthe

conversions,assessing their impacts on both the physicalenvironment and

community wellbeing,and evaluating how existing policies eithermitigate or

exacerbatethesetrends.

Thisstudy,therefore,aimstoaddresscriticalgapsintheliteraturebyprovidingan

empiricalanalysis ofland-use conversion in Opomalu.The objectives include

identifyingthecausesbehindresidential-to-commercialtransformations,evaluating

theirimpactsonurbaninfrastructureandplanning,understandingtheexperiencesof

residentsandbusinessoperators,andproposingsustainablestrategiestomanage

theinterplaybetweenresidentialandcommerciallanduses.

Ultimately,thefindingsfrom thisresearchwillserveasavaluableresourceforurban

planners,policymakers,localauthorities,developers,andacademics.Byofferingdata-

driven insights and policyrecommendations,the studyhopes to supportmore

balancedandsustainableurbandevelopmentstrategiesinIlorinandsimilarurban

settings.

1.5 SCOPEOFTHESTUDY

Thescopeofthisstudycoverstheconversion ofresidentialbuildingsto

commercialusesinOpomaluareaIlorin,Kwarastate.

The research studyis restricted onlyto the problems and prospects of

conversionofresidentialbuildingtocommercialbuildingwithparticularreferenceof

OpomaluareaIlorin,Kwarastate.Thetimeperiodconsideredhereisbetween2015
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and2025andthetypeofpropertiesaremainlydetachedhouses.

1.6 LIMITATIONOFSTUDY

Thisstudyislimitedtoconversionofresidentialbuildingtocommercialuses.

Collecting information regarding transaction in property and land use

conversioninthestudyareaisadifficulttack.Infewinstanceswhereinformationon

propertytransactionswasavailable,properrecordingclassificationandanalysiswere

notalwaysprovided.Therewasalsoreluctancebymostpeopletogiveawayneeded

informationonflatsandduplexesandthisdetachedhouse.

1.7 THESTUDYAREA

IlorinisoneofthelargestcitiesinNigeriaandisthecapitalofkwara

state.Asof2006censusithadapopulationof847,582.

Thepoliticaleconomyofkwarastatecanbetracedto1967whenitwas

created.Sincethenthestatehasundergonevariousdevelopmentalefforts.Mostly

initiatedbythefederalgovernmentgivenbyNigeriastate,acentralizedfederalsystem

wherealldevelopmentpoliciesandprogrammesoriginatedfrom thecentre.Thenit

wasmadeupofformerkabbaandIlorinprovinceofthenorthernregionofNigeria.

ThestatewasnamedafterthelocalnameRiverNiger"Kwara"Between1976and

1991,thestatehasreducedconsiderablyinsizegeography.Thiswasbecausepartof

thestatewascarriedoutandmergedwithpartofBenueandPlateaustatestoform

Benuestatein1976.In1991fivelocalgovernmentareasoyiyagba,Okene,Okehiand

Kogiwerealsoexistingtoform partofKogidatewhilethesixBorgulocalgovernment

areawasmergedwithNigerstate.

Thestatehasagoodnetworkofroads,railandairtransportationfacilities

linkingitwithNigeriansandotherindustrialandcommercialcentres.Despitethese
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favourableconditionsilorinhasonlyoneortwoviableindustriesnotablyglobalsoap

and DetergentIndustries,Nigeria limited,internationalTobacco Company,Tuyil

PharmaceuticalCompany,TowerRoofingstreetIndustriesanduniform company.

Theclimaticconditionofilorininkwarastateisbetweentherangeof37°and

40°whiletherainingperiodfallswithinAprilandOctober.Ilorinislocatedonlatitude

8°3'0'Northandlongituted4°33'o"east.Theextentofitsbuilt-upareawasat9.37

squaremetroskilometerbuttwentyyearslater,thishasspeadilyincreasedby85

percent.

Thetopographyisgenerallyundulatingandwelldrainedbytworivers-ALUKO

andASA.Theylaterrunsthroughtheentirelengthanddivideitintotwopartsthereis

alsoanisolatedhilltowardstheNorthernpartsofthecity.Theelevationisslightly

below394m abovesealevel"sobihill"asitisnamed,isnotonlyofregionsinterestbut

alsoattractseducationalexcursionsandtourists.

Thepresentreliefofthecityismainlydictatedbytheshapeoftheunevenly

erodedsurfaceofthecrystallinerockwhichunderlinestheshallow,overburdenmost

ofthe area.Ilorin has a tropicalwetand dryclimate which supporttallgrass

vegetationandinterspersedwithshortscatteredtrees(guineasavannah).Themain

rainfallisabout1,318mm,rainfallismainlyconcentratedbetweenAprilandOctober.

Meanmonthlytemperaturesvariesfrom 20.0°to28.90c(77fof84f)inmarch.The

dry season which is generally noted is between Novemberto February and

temperaturerangefrom 330cto340c(91.40fto93.20f).

1.8 DEFINITIONOFTERMS

i. ResidentialProperty–Thisisapropertythatprovidespermanenthousingfor

individuals,familiesandhousehold.Itisbasicallyusedforaccommodation.It

includes cottages,tenements blocks of flats,bungalow,duplexes and



14

mansions(Lawal2017).

ii. CommercialProperty–Thisisapropertythatisforcommercialpurpose.A

commercialunderstandingisoneconductedwithaview totherealizationof

profits,notmerelyforthefunofit.(Okunolaetal,2014)

iii. Rentalvalue– Therentalvalueofapropertyistheannualrentwithmay

reasonablybeexpectedtobeobtainedintheopenmarket.Forexample,ifthe

tenantundertooktopayrentforaparticularproperty,itisknownasrackrental

value(Deaneetal2022).

iv. Value–Thismeanstheworthofsomethingintermsofmoneyorothergoods

forwhichitcanbeexchanged.Itisalso thepoweracommodityhasto

commandothercommodityinexchangeforitself.

v. Property–Inawidelegalsense,propertymeansanythingthatisthesubject

matterofownership(OlajideS.andIsmailB.2023)

vi. Rent–Aperiodicalpayment,usuallyinmoney,althoughitmaybeinkindor

servicesmadebyatenanttoalandlordfortheuseofland,houseetc.(Ogunba

2025)

vii. IndustrialProperties–Inthiscategoryareaeveryclassofpropertiesprimarily

usedfortheproductionofgoodse.g.factoriesandwarehouses,locationin

relationtotransportsystem,availabilityoflabour,marketandrawmaterialsare

importantfactors(OjoS.A2021).

viii. RecreationalProperties–Theseincludeamusementpart,relaxationandopen

space,touristcentre,hostel,game,reserve,clubandmuseum etc(Rushmore,

S.2018).
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CHAPTERTWO

2.0 CONCEPTUAL/LITERATUREREVIEW

2.1 CONCEPTOFPROPERTY

Theword“property”inthiscontentisreferringtoland,thebuilding

erectedonitandthefixturesthatisfixedtothelandandbuilding.Itmay

otherwisebereferredtoas“Realproperty”orrealestate.

Realpropertyhassignificantonlyasitsatisfiesman’sneedsand

desires.Itistheman’scollectivedesireforrealpropertyvalueisa

functionofitsdegreeofutilityandscarcityrelativetocomparativeutilities.

TYPESOFPROPERTY

Therearevariousclassificationandgroupsofpropertyvariousauthors

givedifferenttypesofproperly.Theyare:-

i. Residentialproperty

ii. Commercialproperty

iii. Industrialproperty

iv. Agricultural

v. Institutionalproperty

Forthepurposeofthisproject,thefollowingtypeofpropertywillbe

considered.
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i. Residentialproperty

ii. Commercialproperty

ResidentialProperty

Residentialpropertiesareusedasdwellingaccommodationwhich

isotherwiseknownashouses.Itcouldberural,urban,sub-urbanhouses.

Italsovariesindesigne.g.amanssionette,flats,duplex,tenementetc

whichareused whollysubstantiallyto provideliving accommodation,

withinthestudyarea(Lawal1997).

i. Mansionettes:Thisisatypeofresidentialpropertywhichofficers

selfcontainedandcompleteresidenceontwofloors,theground

floorusuallyconsistofthehousing dining,kitchen,toiletsand

sometimesastudyroom.Constantly,aquestroom maybeonthe

ground floorwith a bathroom and toilet(usuallyensuite).The

bedrooms are normally on the firstfloorwith the necessary

convenience.

A mansionettelikeabungalow canbedetachedwheretwoare

joinedtogethertoform asinglebuilding.

ii. Bungalow – A bungalow as pronounced offers similar

accommodationasthatofflat,butitprovidedself–containedand

completeresidenceononefloorwithalltheessentialconvenience

likebathroom,toilets,kitchenandpossiblyastore.Itishowever

differentfrom ablockofflatsinthatitisusuallyasinglestory

buildingorflowoccupationdensitythanthatofblocksofflats.
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Bungalow comes in differentvarieties,a bungalow which is

designedtoprovideaccommodationforonfamilysizeorunitisknownor

calledaselectedbungalow andwhenthedesignissuchthatitprovide

twounitsofaccommodation(i.e.suitablefortwofamilyunit)itiscalled

semi-detachedbungalowwhereabungalowcomprisesofseveralunitsof

accommodations,itiscalledaterracedbungalow.

iii. Flats–Aflatissuiteofroomsononefloorformingacomplete

residence.Itisusuallyself–containedwithaseparatekitchens,

toiletsandbathroom.Italsocomprisesofasittingroom anda

numberofbedrooms togetherwith the separate convenience

mentionedabove.

Theflatisusuallydescribedbythenumberofroomsinit,single

buildingmaycontainanumberofflatsformingablockofflats,buteach

unitisonawingoftheonefloor,witheachoccupanthavingalmost

completeprivacy.

iv. Tenementbuilding–Thesearebuildingusuallydesignedsuchthat

eachconsistofadouble–rowofroom separatedbyacorridoror

passage.Thebuildingcanbeofmild,sandcreteblock–workwalls.

Itispopularlyknownas“Face–meI–face–you”amongpeople.

Eachroom usuallymeasuresonaverageofabout12ftx10ft(3.66m x

3.05)andthelargerroom isregardedasparlour.Theyareusuallyletona

room byroom andorroom andparlourbasisandtheoccupantsshare

commonentracentohouseaswellaotherareai.e.passagekitchen,

bathroomsandtoiletsetc(RalieghBerlow,1978).

CommercialProperty
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Thisrelatestopropertiesthatarebasicallyusedfortrading(buying

andselling).Itisbroadlydividedintotwo;

(a) Shops – Such as chain stores,mobile shops,supermarket,

departmentalstoresandlocalshops.Generally,thevalueofany

givenshopdependsonlocation,position,physicalcharacteristic

etc.(Okunolaetal2004)

(b) Office–Premises–Itmaybemixedwithshopsorpurposebuilt

officeaccommodations.

2.2 FACTORSINFLUENCINGCHANGESINTHELANDUSEPATTERN

Basically,thechangesinthepatternoflandusesinthestudyarea

are a reflection of competition for site between residentialand

commercialusesoperatingthroughtheforcesofdemandandsupply.The

factorsthataffectthisdemandandsupplyaretheinterplayofsocial,

economic,physicalpoliticalforces which are continually changing.

Invariably,thesefactorsalsoaffectvaluesincevalueisafunctionof

demandandsupply.

Thefactorsarehighlightedbelow:

Accessibility

Accessibilityreferstotheoveralleconomiccostofmovingpeople

andgoodsfrom oneplacetoanother(Richmind,2005).TheOpomaluarea

inIlorin,KwaraState,enjoyssignificantaccessibilitytothecentralpartsof

thecity,includingmajormarketsandadministrativecenters.Itiswell

connectedtokeyroadsthatleadtopopularcommercialzonessuchas
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thePostOfficeareaandUnityRoad.Opomaluisalsoeasilyreachable

from GovernmentReservedAreas(GRA)andotherhigh-incomeresidential

neighborhoods.Itsproximitytomajortransportationroutesandurban

centershasencouragedthegrowthofcommercialactivitiesinthearea.

NeigbourhoodFactor

Theappraisalterminologyandhandbooksaysthatneighbourhood

isaurbanorsub–urbanresidentialorcommercialareaexhibitingafairly

highdegreeofhomogeneityastohousing,tenancy,incomeanpopulation

characteristics.Commercialusesoflandinaresidentialneighbourhood

usuallystartin theform ofcornershopsorkioskswhich servethe

residents.

Wheretheresidentsarehighincomeearnersasfoundinthestudy

area,departmentalstores,supermarketsandhighclassrestaurantswhich

willserve them betterare bound to follow.Mr.Biggs and Flavour

restaurantsonBodeThomasStreetareclearexample.Thiswashowthe

gradualchangesinthelandusepatternofthestudyareabeganand

continueduntil1986whenthegovernmentintroducedtheSecond–tier

Foreign Exchange Market(SFEM)policy.This policy liberalized the

licensingofmorebanks,financecompaniesandbureau–dechangeby

thegovernment.Thebankingsectorboomedduringthisperiodandbanks

sprangupalmosteverywhere.Thestudyareafelttheimpactonitsland

usepatternbecausethesebankssawitastheneighbourhoodfortherich

inthesociety.Thefinancialinstitutionschosentolocatethereinorderto

beclosetothetargetcustomerswhowillplacefundswiththem.

AmenityFactor
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The availabilityoftelecommunication services,electricity,good

road,networkandparkingfacilitiesinthestudyareamadethelocation

more attractive for commercialactivities.For efficientcommercial

activitiesinanylocationintheworld,theabovelistedamenitiesare

normallyconsidered.Sincethestudyareahavethesefacilities,itthen

madedevelopmentofcommercialactivitiestocompleteeffectively.

Thecommercialusesofthestudyareashaditsnegativeimpactin

theareabecauseitledtotheover–consumptionofthesefacilitiesfor

instance,theelectricityandwatersupplyisnolongerconstantasitused

tobebeforetheinfluxofcommercialactivitiesinthestudyarea.Most

propertiesinthestudyareanow havetheirstandbygeneratingsetto

supplementtheelectricitysupplywhileboreholeswithtreatmentsplants

areusedtosupplementpublicwatersupply.Meanwhiletheattractionnow

istheefficientdigitaltelephoneservicesandtheparkingfacilities.

2.3 FACTORSINFLUENCINGCHANGESINTHELANDVALUES.

Valueiscreated,maintained,modifiedordestroybytheinterplayof

social,economic,physicalandpoliticalorgovernmentalforceswhichare

continuallychanging often in cyclepatterns.Obviouslythesearethe

factorsthatinfluencedemandandsupplyinvariably;thesefactorsalso

influencevaluesincevalueisafunctionofdemandandsupply.

Althoughthevalueofrealpropertymayseem relativelystableover

timewhenjuxtaposedwiththevaluesofsecuritiesandfrom thepresence

andinfluencecreatedbytheinterplayofthesegreatforces.Theseare

i. PhysicalFactor
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Thevalueofanestateisprimarilydependentupontheforcesof

demand.Thedemandforaparticularlocationisdependentuponthe

relativeadvantageswhichthelocationcanoffertoaprospectiveoccupier.

Thegreatertheadvantagesofferedbyaparticularlocation,themoreitwill

bedemandedandconsequentlythehigherthevalueitwillcommend

relativetootherlocations.Themostprominentofthephysicalfactors

affecting land values in the studyarea is accessibility.Accessibility

encompassestheavailabilityoftransportandcommunicationfacilities.

ThisisachievedinthestudyareabecauseofitsproximitytotheCentral

BusinessDistrict(CBD),whichistheLagosIsland.

Theneighbourhoodofthestudyareaanditsproximitytovarious

commercialactivitiesintheCBDhavepositiveeffectonthecommercial

activitiesthattookplaceinthestudyarea.Thisgreatlyaffected the

economicreturnsonpropertiesinthestudyarea.

Thisisbecausethehigherthereturnsfrom abusinessthemoreit

canaffordtopayasrent.

ii. Prestige

Thecaliberofthepeoplethatresideintheneighbourhoodaffected

thelandvaluesasearliermentioned.Thecaliberofpeopleseenasthe

cream ofthesocietyliveintheneighbourhoodofthestudyareasand

therebycalledforhightastestoresandcommercialactivitiestomeettheir

standards.Thisresultsinhighrents,asvariouscommercialactivities

competetolocatewithinthestudyareabecauseofthehighpurchasing

poweroftheresidents.

Theprestigeattachedtothestudyareabothlocallyandabroadhad
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itsimpacton therentalsofthepropertieswithin thelocation.Most

companies located in the studyarea because theyheard aboutthis

locationasbeingidealevenbeforetheylefttheirhomecountryforNigeria.

So,thecompetitiontolocatewithinthestudareainfluencedincreasedin

therentalsandtherebythelandandpropertiesvalue.

iii. Changesinlanduse

Thechangeintheuseofparticularparceloflandnotonlyoccursas

buildingsareconstructed,remodeledorrazedbutasthetypeofhuman

activities atthe location changes in response to shifting socialand

economicrelationship.

Thelanduseinthestudyareahasbeenfacingagradualbust

steadychangeinusefrom residentialtocommercialuses.Theactivities

inthestudyareahavebeenhavingitswayinthecompetitiontolocatein

theneighbourhoodbecauseoftheaffordabilitytopayhigherrents.The

steadycompetitionamongvariouscommercialactivitiestolocateinthe

neighbourhoodcausedthesteadyincreaseinrentsinthestudyarea.

2.4 SOCIALECONOMICIMPLICATION OFTHECHANGESIN USEOF

THEPROPERTIES

Opomalu Area in Ilorin,Kwara State,has become an important

commercialzoneduetoitsstrategiclocationwithinthecity.Justas

CentralLagosgainedprominencefrom itsaccessibilitybywaterandearly
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Europeaninfluence,Opomaluhasgrownduetoitsclosenesstokeyparts

ofIlorinanditsincreasingconnectivity.

Traditionally,Opomaluwasknownasaquiet,residentialareasuitablefor

peacefulliving.However,inrecenttimes,therisingpopulationofIlorinand

theneedtoboosteconomicactivitieshavesignificantlytransformedthe

area.Whatusedtobepredominantlyresidentialdevelopmentsarenow

beingreplacedwithcommercialstructures.Existinghousesarebeing

demolishedorconvertedintoshops,officespaces,andbusinesscentres

tomeetthegrowingdemandforcommercialproperties.

Despitethesechanges,thesupplyofaccommodationstillfallsshortof

demand,leadingtoashiftindevelopmentpatternsfrom extensive(low-

density)to intensive(high-density)use.TheproximityofOpomaluto

Ilorin’s main commercial centres has further accelerated this

transformation,making ita keyarea forrealestateand commercial

growthinKwaraState.

Thesocialandeconomicimplicationofchangesinuseofthe

propertyis:

1. The conversion ofresidentialto commercialbuilding in Bode

Thomasbringaboutchangesintheoriginalzoningplanandusually

eliminatetheprivacyofresidentsaswellasincreasethesecurity

risksintheneighbourhood.

2. Anotherimplicationisthat,theoverconcentrationofdevelopment

(i.e.conversiontocommercialhousing)intheareahadledtothe

sharpincreaseinlandvalueanditspricewhichhasalsoincreased
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theactivitiesoflandspeculatorsinthatarea.

3. Theenvironmentalcondition/situationinthatstudyareaisatrisk

becausethereisproblemsoftrafficand transportation,water,

electricity,socialinfrastructure,health,education etc.the ugly

situationmaynotbeinrandom withtheexpectationofthestate

government.

4. Moneysupply;thesharpriseinrentalvaluein2010asopposedto

theperiodbefore1985wasasaresultofasignificantrisein

moneysupplyin1986.Theriseinpricesatthistimeandthe

continuesdevaluationoftheNigeriapromptedtheunprecedented

inflow of Foreign Exchange Market (SFEM) policy of the

governmentatthe time broughtbusiness opportunities to the

bankingsectorbecausetheywerethekeyoperatoroftheSFEM

policy.

The increase in money supply to the economy meantthat

purchasingpowerofpeoplewilltoincrease;therefore,peoplewillhaveto

workextrahardsothattheycouldaffordtopayhigherrents.Thisisa

problem mostpeoplearefacing.

5. Inflation trend – Inflation can be described as a condition of

aggregateexcessdemandinwhichpriceincreasemaybeopenor

repressedorconditionofrisingpricewithoutexcessdemand.With

the generalrise in the price ofgoods and services including

buildingmaterials,labourandotherfactorsofproduction,property

valuesinthestudyareatoorosealongthesameline.Thus,the

higherthecostofconstruction,thehigherthemarketvalueofthe
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property.Also,thehigherthemaintenancecostofapropertythe

highertherent.
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CHAPTERTHREE

3.0 RESEARCHMETHODOLOGY

Researchcanbedefinedascarefulstudyorinvestigationespecially

inordertodiscovernewfactorinformation.Itcouldbescientificresearch

historicalresearchetc.

AccordingtoPeiletal2022Pg1,“researchisusuallydesignedto

handle a problem,something which needs describing,explaining or

improvingandoraboutwhichmoreinformationisneededsothatfuture

occurrencescanbepredictedandpolicydecided”.Inthisregard,research

isascienceofknowledgeinvestigationconcernedorproblem.

Methodology: This word is derive from the word method,

methodologymeansthephilosophyoftheresearchprocessandthis

includestheassumptionandvaluesthatserveasarationalforresearch

andthestandardcriteriatheresearcheruseforinterpretingdataand

reachingconclusion.

3.1 THERESEARCHDESIGN

Thesuccess,reliabilityandvalidityofanyresearchworkishighly

determinedbythecollection,collation,interpretationandanalysisofdata

thoughtherearemanymethodusedincollectingdata,themethodtobe

usedinresearchdependonthepurposeandnatureofthestudy.

Theaim andobjectiveofthischapteristopresenttheprocedure

followedinachievingthegoalsoftheresearch.Itentailsthelocationand

description ofresearch area using thecasestudyasreference.The
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method ofdata collection which is questionnaire,observation and

personalinterview.

3.2 DATATYPESANDSOURCES

Thedatausedinthisstudyincludetheexistingandproposedland

usepattern,thepopulationandattitudinalsurveyoftheresidentsinthe

studyarea.

Thesourcesofdataforthisstudyarebasicallyfrom theanalysisof

thereportsofthefieldsurveyconductedandfrom officialrecordinsome

privateofficesandoccupiersofthepropertieswithinstudyarea.Useful

informationwerealsoextractedfrom textbooks,journalsetc.

3.3 INSTRUMENTATIONFORDATACOLLECTIONQUESTIONNAIRES

Thismethod involvespreparation ofquestion which areasked

throughprintedpages.Datawerecollectedonboththehouseholdand

individuallevel.

OBSERVATION

Thisinvolvesightandseeing,takingclosefamiliaritywiththestudy

area,observation reallyhelp the research workto score the various

neighbourhoodhavingconsideredtheirsoundnessofpropertydensity,

provisionofamenitiesandinfrastructuralfacilities.

INTERVIEW

Interview were conducted forsome selected people and they
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includelandlordsandtenants,themajorneedforthisinterview wasto

ascertainsomefactsaboutthetrendsofrentalvalueandtoknowabout

thestudyarea.

3.4 SAMPLESIZE,SAMPLEFRAMEANDSAMPLIGNPROCEDURE

SAMPLESIZE

The studypopulation ofthis projectwillbe limited to estate

surveyorsandValuersandoccupiersoftheproperlyinthestudyarea.The

targetestatesurveyorsandValuersinthestudyareawere15whilethe

occupiersofthepropertiesis275whichcoversthenumberofbuildings

withchangeinlandusewithinthestudyarea.

SAMPLEFRAME

Outofthetotalpopulationsizeinthestudyareawhichincludes

practicingestatesurveyorsandvaluesandtheoccupierofthebuilding.

Fifteen(15)estatesurveyorsandValuersand20% ofthenumberof

building with changein land usewhich isfiftyfive(55)ofthetotal

population size representing,seventy (70)is hereby chosen as the

populationsize.

SAMPLINGPROCEDURE

Systematicrandom samplingwasadoptedwhichmeansthatone

ineverytwentybuildingswillbeadministeredforthestudy.

3.5 METHODOFDATACOLLECTION
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Therearebroadnumbersofmethodthatcanbeused.Themethod

ofdatacollectionforthisresearchworkincludeobservation,interviewand

administrationofquestionnaireinordertoarriveataconclusivefindings.

3.6 METHODOFDATAANALYSIS

Toensureameaningfulpresentationandanalysisofdatacollected

alldatacollatedandorganized,alsorelevantquestionnairewillbeusedin

supplementanditwillbepresentedandanalyzedinatabularform.
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CHAPTERFOUR

4.1 DATAPRESENTATIONANDANALYSIS

Thischapterbasicallydealwiththepresentationandanalysisof

rawdatacollectedduringfieldsurveycarriedoutinthecauseofgathering

vitalandusefulinformationforthisprojectwork.

ItisawellestablishedfactthatOpomaluareaIlorin,Kwarastateis

oneofthemajorCentralBusinessDistrict(CBD)inIlorin.Duetothisfact

propertiesinthestudyareaareexperiencinghighrateofconversion.

TABLE4.1.1SHOWINGVARIOUSTYPESOFPROPERTIESINOPOMALU

AREAILORIN,KWARASTATE

TYPESOFPROPERTY NUMBERAVAILABLE PERCENTAGE

Commercialproperties 51 75

Residentialproperties 11 14

Specializedproperties 8 11

Total 70 100

Source:FieldSurvey,2025

Thetableaboveindicatethatcommercialpropertieshasthelargest

percentageofthepropertyin thearea which carry75% followed by

residentialpropertywith14% whilespecializedpropertyhasthelowest
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percentagewhich11%ofthetotalpropertiesinthearea.

TABLE4.1.2SHOWINGVARIOUSFACTORSINFLUENCINGTHECHANGE

INTHEUSEOFPROPERTY

FACTORS NUMBERAVAILABLE PERCENTAGE

Higherreturn 43 54.21

Location 12 25.30

Competitivedemand 8 12.05

Promptrentpayment 7 8.43

Total 70 100

Source:FieldSurvey,2025

Itcanbeseenfrom thetableabove54.21%oftherespondentsof

thequestionnaireadministeredindicatethathigherreturnisthemajor

cause ofchange in the use ofthe property.Another25.30% ofthe

respondentsindicatethatthemajorfactorsinfluencingthechangeasa

resultoflocationoftheproperty.While12.05%oftherespondentsbelieve

thatthechangeinuseofthepropertyisasaresultofcompetitivedemand

in the area.Lastly,only (7) respondent out of the seventy (70)

questionnaire administered which is 8.43% agreed that the factor

influencingthechangeispromptrentpaymentbytenantinthearea.This
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showsthatcommercialpropertyisthemajortypeofpropertyinthestudy

area.

TABLE4.1.3ILLUSTRATESTHEPROPERTYTHATHASTHEHIGHEST

USESANDBESTRETURN

PROPERTYTYPES NUMBERAVAILABLE PERCENTAGE

Specializedproperty 9 12.04

Commercialproperty 43 62.65

Residentialproperty 11 15.66

IndustrialandAgriculturalppty 7 9.63

total 70 100

Source:FieldSurvey,2025

Thetableaboveshowsthatforty-three(43)oftherespondents

whichis62.65% indicatethatcommercialpropertyhasthehighestuses

and best return. Residential property followed with eleven (11)

respondentswhichis15.66% whilespecializedpropertywithnine(9)

respondents has 12.04% of the total percentage while
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Agricultural/Industrialpropertyhasthelowestrespondentswithseven(7)

respondentswhichis9.63%.Thisshowsthatcommercialpropertyhasthe

highestandbestreturn.
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TABLE4.1.4ILLUSTRATETHETRENDINRENTALVALUEOFDETACHED

HOUSESINOPOMALUAREAILORIN,KWARASTATEFORTHEPASTTEN

YEARS.

YEARS RENTPASSING %CHANGESINANNUAL

RENT(USINGGROWTH

MODEL)

2015 490,000P.a

2016 550,000P.a 53.45

2017 580,000P.a 28.45

2018 650,000P.a 86.66

2019 750,000P.a 72.28

2020 830,000P.a 64,55

2021 900,000P.a 91.61

2022 1,002,000P.a 86.26

2023 1,100.00P.a 132.00
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2024 1,250,000P.a 208.33

2025 1,250,000P.a

Source:FieldSurvey,2025

Thetableaboveshowsthatthetrendinrentalvalueofdetached

housesin2003forinstancewasN490,000andthepercentagechangein

rentwasnotsohighuntil2004whenitincreasedto53.45%asagainstthe

2005figures.Thesignificantincreaseinrentmaybetheresultofthe

influx offinancialinstitution within thatperiod and otherfactoras

discussedearlier.Sincethentherentkeptongoingup.Thepercentage

changeinrentwasatitpeakin2006becauseofvariousgovernment

policiesandexpenditurewhichbroughtalotofmoneyintocirculation.

4.2 NATUREOFTHEUSECONVERSION

Thestudyareawasoriginallyearmarkedforresidentialuseswith

variouscategoriesofflatsand detached housesranging from the3

bedroom to5bedroom types.Forthepurposeofthiswork,however,all

thesecategoriesofhouseswereaggregateandseenasatype.

Theinterplayofthephysicalandsocialeconomicpoliticaland

otherdiscussedearlierbroughtaboutthegradualandsteadychangeto

commercialuseofthestudyarea.

Cumulative change in use was adopted to ascertain the total

properties thathave change in use and forcalculating the annual

percentage in land use.The growth modelwas employed forthe



36

calculationoftheannualpercentagechangeinlandusechanges.

4.3 FACTOR INFLUENCING THE CONVERSION OF RESIDENTIAL

BUILDINGTOCOMMERCIALBUILDINGINTHESTUDYAREA

PracticingestatesurveyorsandValuerswereinterviewedonthis

project.Theconsensusisthattheavailablecommercialpropertiesinthe

CentralBusinessDistrict(CBD)arenotadequatetomeetthedemandfor

them.This led to the conversion ofproperties in the neighbouring

residentiallocation to commercialuses in orderto supplementthe

shortfallintheCentralBusinessDistrict(CBD).OpomaluareaIlorin,Kwara

Statebecamevictimsofthislandusechangebecauseofitsproximity,

accessibilityandotherfactorsdiscussedearlier.

Thechangeslandusecoupledwithhigherdemandforcommercial

usesledtothecontinuousincreaseinrentinthestudyarea.Therent

chargedonthedetachedhouseswithinthestudyarearangesandvaryin

amountdependonthemodesoffinishingservices,facilitiesandmost

importantlythelocationandsizeoftheproperty.

Factorsthatinfluencetheconversionofresidentialpropertiesto

commercialinthestudyareaare:

i. Higherreturns–Thereturnsrealizedfrom thepropertiesusedfor

commercialpurpose is greaterthan thatofpropertyused for

residentialpurpose.Duetothisgreaterreturnsmostresidential
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propertyownersprefertheirproperlytobeusedforcommercial.

ii. Thelocationoftheproperty;Itisalsoobservethatwherethe

propertyissituatednormallyinfluencetheusetowhichitisput.

Theinformationgotrevealedthatresidentialpropertysituatedinan

areaofhigherrentalvalueoncommercialpropertymotivatesthe

owneroftheresidentialpropertytochangeitsusetocommercial.

iii. Defaultinpaymentofrent–Itwasalsonotedfrom thefindings

thatmotoccupiesoftheseresidentialpropertieswhousethem for

residentialaccommodationdonotalwayspaytheirrentasand

whendue.Thesekindsoftenantsarereferredtoasrecalcitrant

tenant,thatisnotpayingrentaccordingornoteventopay.This

mayfrustratethelandlordandmayresulttochangingtheiruses,

especiallycommercial,wheretenantwillpayrentontimeandeven

onannualorquarterlybasis.

iv. Accesstomajorroads:Asaresultclosenessandeasyaccesstoa

majorroad,residentialpropertiesareoftenchangeintocommercial

e.g.officesandshops.

v. Economicsituation–Thesituationofthenation’seconomicwhich

affects the standard ofliving ofmostowners ofresidential

propertiestochangeusetohigherreturnrealizedfrom otheruses.

Thissituationalsopromptssomeownertonowconvertroomsthat

areadjacenttothemainroadtoashop.

vi. Managementand Maintenance Cost– The maintenance of

residentialpropertiesattracthigherrateofproblem whilethatof
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commercialattractlowrateandlittleproblems.Becauseofthis,the

ownersofresidentialpropertiespreferchangingto commercial

uses.

vii. Low income– Thelevelofincomegenerated from residential

propertyisgenerallylow comparedtocommercialproperty.The

landlordwhoaim atsecurityhigherreturnsthenchangeitusesto

commercialwhichusuallybringshigherreturnse.g.rentinflats

usedforofficeishigherthanthatofflatsusedforresidential

accommodation.

viii. Competitionindemand–Duetohigherdemandforcommercial

propertiesinanarea,landownerorlandlordthenchangetheuseof

residentialpropertiestocommercialbecauseoftheincreasein

demandgiverisetorentofsuchproperties.

ix. Promptpaymentofrent– Itisobservedthatvariouslandlords

havenoticedthatoccupiersofcommercialpropertiesnormallypay

promptlyand there is no defaultin rentpayment.Hence,the

landlordthenchangestocommercialuse.

4.4 PROBLEMS/EFFECTOFCONVERSIONOFRESIDENTIALBUILDING

TOCOMMERCIALBUILDINGINTHESTUDYAREA.

Theproblemsofconversionofresidentialbuildingtocommercial

buildinginthestudyareacouldbecomprehendedunderthefollowing

headings.

i. Theconversionofresidentialbuildingtocommercialusesofthe

studyareahaditsnegativeimpactintheareabecauseitledtothe
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overconsumptionofthesefacilitiesforinstance,theelectricityand

watersupplyisnolongerconstantasitusedtobebeforetheinflux

ofcommercialactivitiesinthestudyarea.Mostpropertiesinthe

studyareanow havetheirstandbygeneratingsettosupplement

theelectivitysupplywhileboreholewithtreatmentsplantsareused

tosupplementpublicwatersupply.

ii. Anotheristheinefficiencyandoccupationofpolicymakercharged

withimplementingtheproject.

iii. Indiscriminatedumpingofrefusealongroads(thuscausingroad

encroachmentandalsoonstorm drainagesystemsanddesignated

openspacecausingblockage,airandwaterpollution.

iv. Managementproblems–Themanagingauthorityresponsiblefor

therestorationofinfrastructurehavenoadequateresources.The

ratesfixedforindividualhousingunitsbasedondevelopmentcosts

ofthemid.1970areinadequatetorunthetownunderthe current

conditionofhyper–inflation.

v. Trafficcongestionisanotherproblem ofconversionofresidential

building to commercialuses.The influx ofheavy trucks that

transportedgoodstothestudyareamadetheroadascongested

astheroadofthatCentralBusinessDistrict(CBD)Area.
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CHAPTERFIVE

5.0 SUMMARYOFFINDING,CONCLUSIONANDRECOMMENDATIONS

5.1 SUMMARY

Themainobjectiveoftheresearchistheproblem andprospectof

conversionofresidentialpropertiestocommercialproperties.From my

researchthereisnospecificareainBodeThomasStreetthatisusedfora

particularpurposewithoutbeingmixedwithdifferentuse.Duetohigh

demand for commercialproperties (i.e.shops and offices) most

residentialbuilding have been converted to commercialusesthereby

causingshortageofresidentialbuildings.

Thereasonabovehascontributedimmediatelytothehighrental

andcapitalvalueofthepropertiesinthestudyarea,thoughsomeofthe

propertiesareoldwhenconvertedorbuilttheirvalueincreased.

Also,aknowledgeofhow landusesaffectlandvaluesisavery

importantassetsintheplanning,developinganddevelopmentsofall

projects.Landuse,initswidestdimensionmeanthenatureofactivities

carriedoutonlandwhilelandvalueistheworkofaparticularlandforthe

purposeitisintendedtoserve.Thestudyareawasoriginallyearmarked

forresidentialusesbutwithinthepastfew years,theyaregradually

changingtocommercial.

Thereforeitcanbesummarizedasfollows:-

1 Thechangesinlanduseofthestudyareaespeciallyintherecent

past.
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2 Theincreaseinrentalandcapitalvaluesofpropertiesinthestudy

area.

3 Thesocialimplicationofcongeinuse.

4 Thefactorsinfluencingthechangeinuse.

5 Whatdoesthefutureholdforthestudyareaintermsoflanduse

andvalues.

5.2 CONCLUSSION

Itisparamountimportantthata research workofthisnature

shouldnotonlyunfoldfindingsbutconclusionsothatthiscangiveguide

tootherpeoplethatmaystudytheareainfuture.Thesignificanceofthis

cannotbeoverlookedsinceitwillofassistancetolandspeculatorand

developersinmakinginvestmentdecision.

Nodoubt,theprincipleofchangesisfundamentalinlandvalue

appraisals.Sincetheprincipleholdsthatnothingisstatic,landusesand

valuesinOpomaluareaIlorin,KwaraStateshouldnotbeanexception.

Usesandvaluechangessometimesslowly,sometimerapidlyasisthe

caseinthestudyarea.Allthesechangesdependsontheextentand

directionofmovementoftheforcesactingtogethertobringaboutsuch

changes.

Asearlierdiscussed,changedfrom residentialtocommercialuses

inthestudyareahadseencontinuousincreaseinvalueduringtheperiod

underreview at-leastasaresultofforcesactingtogethertobringsuch

changediscussedearlier.
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Sincetherewasapparently,noregulationbodytochecktheissue

ofthelandlordthatchangestheuseofresidentialpropertywhoactionis

tosecurehigherreturns.

Basedonthefacttheoccurrencemightseem nottostopbutdueto

whathasbeenrecommendedinthisresearch,ifadequatelyassessedand

used,theoccurrenceshouldcases.

5.3 RECOMMENDATIONS

Sinceanyinvestmenttodayisabsolutelymadeinview offuture

benefits,predictionoffuturelandusesandpropertyvaluetrendhave

become indispensable to investors in arriving at their investment

decisionswithregardstothesefacts,thepertinentquestionstheniswhat

doesthefuturehold?Inattaintingrecommendationintothefutureofland

usesandvalueofthepastandpresentinordertostatetheappropriate

recommendation.

Sincethefutureisuncertain,itwillbewisetonotethatitistheland

use and value determinantdiscussed earlierthatservesasguide in

makingthisrecommendation.

Thefollowingrecommendationsareherebysuggested:

- TheNewTownDevelopmentAuthorityshouldtryasmuchasthey

couldtostopthisincreasingconversiontocommercialusessoas

nottoallow theremainingresidentialpropertiestogivewayfor

commercialinthefuture.
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- Thelegislativeaim ofIlorinEastLocalGovernmentshouldpass

into law thepunishmentto beincurred byanylandlord found

wantingintheactofgivingtheirpropertiesawayforcommercial

uses.

- The activities ofEstate Agents oranyotherthere into called

“agents”mustbecheckedbythegovernment.

- The governmentshould build manyshopping complexforthe

massetotransacttheirbusinesswithoutgoingtoanyneighbouring

street.

- Thereshouldbepresenceofrentcontroledictonvarioustypesof

propertyespeciallycommercialproperties,toavoidthechangein

theuseofresidentialproperties.

- Thelandlordsshouldalsobeconsideratewiththetenantandtobe

satisfiedwithwhateverrenthegetfrom hisresidentialproperties.
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QUESTIONNAIRE

EstateManagementDepartment

InstituteofEnvironmentalStudies

KwaraStatePolytechnic,Ilorin.

P.M.B.1375.

Ilorin.

DearSir/Ma,

QUESTIONNAIRE

Thisdissertationattemptlookatthe“problem andprospectsof

conversionofresidentialbuildingtocommercialuses.Itisentirelyan

academicexerciseandanyinformationsuppliedwillbetreatedstrictly

confident.

Thankyouforyourcooperationandsupport.

Pleasetickappropriatelyasprovidedbelow orcommentwhere

necessaryingaps.

i. WhatarethetypesofpropertyinOpomaluareaIlorin,Kwara

State?

(a)Specializedproperties()(b)Commercializedproperty()

(c)residentialproperty()(d)industrialproperty

ii. Whatisthenatureofchangeinuseinarea?
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(a)From commercialto residential()(b)from residentialto

commercial()(c)competitivedemand()

iii. Whatare the factors thatinfluence changes in use ofthese

properties?(a)Location ()(b)high return ()(c)competitive

demand()(d)prompt()

iv. Doestheconversionincreaserentalvalueofcommercialproperty

inthearea?(a)Yes()(b)no()

v. Whichpropertyhasthehighestuses?(a)Residentialproperty()(b)

commercialproperty()(c)industrialproperty()(d)agricultural

property()(e)specializedproperty

vi. Doeslocation/accessibilityhaveanyeffectintheconversionof

residentialtocommercialproperty?

(a)Positiveeffect()(b)negativeeffect()

vii. Istherentpaidjustifiableasaresultoflocationwhencompared

withotherarea?(a)Eyes()(b)no()

viii.Howcanthesebecontrol?

……………………………………………………………………………………………………………………

………………………………………………………………………………..

ix. Whattypeofaccommodationdoyouoccupy?

(a)Bungalow()(b)duplex()(c)detached()(d)flat() (e)

tenementbuilding
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xi. Whatisthepresentannualrentofyourapartment?

……………………………………………………………………………………………………………………

………………………………………………………………………………..

xii. Howlonghaveyoubeenoccupyingtheproperty?

(a)3years()(b)5years()(c)7years()(d)10years()(e)others

()


