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ABSTRACT 
The effect of urbanization on commercial property development using Offa, Kwara state as  a case study, as urbanization is the spread of urban settlement over a particular territory  considers the push of the rural areas and pull of people in terms of upsurge and  conglomeration of people in terms of upsurge and conglomeration of people in city center  with the resultant effect on commercial property development. This growth and physical  expansion of towns are being accompanied by unplanned urban sprawl, deterioration and  deficiencies in modern facilities. 
This research aims at studying how urbanization affect the development of commercial  properties with the objective of identifying how the identified effects in the likes of rapid  increase in the market value of land as well as hyke in the open market value of commercial  property, with the objectives of identifying how urbanization affects investment in  commercial properties. The research adopts research designs that involves collection of  data through primary and secondary through personal interview administration of  questionnaires as well as use of sources including magazines, journals, and other source of  secondary source of data which are generated using simple random sampling technique and  later analysis with appropriate recommendation, including how properties should be cited  not only in urban areas so that rural areas can also be developed to minimize the identified  problems of urbanization as well as recommending that the government to make legislation  to maintain a standard prize for the sales of building materials. These are done using tables  showing the deduction towards preferring solutions to the effect of urbanization on  commercial property development in Offa, Kwara State.





CHAPTER ONE
l .0 INTRODUCTION
1.1 BACKGROUND OF THE STUDY 
The term "urbanization" has generated more controversy in the literature and involves economic, psychological, ethnic, racial, and numerical dimensions in Nigeria. 
Before the United Nations definition of mega city as quoted by (2007), there have been  series of definition, Wikipedia (2009) defines urbanization as the physical growth of rural or  natural Land into urban areas as a result immigration to an existing urban area. While the  United Nations defines it movement of people from rural to urban areas with population  growth urban migration. Infact, the term "urbanization" is a rather which has been given  different conceptual interpretations by depending on the purpose and criteria used. 
This study considers the relationship between urbanization and development of  commercial properties with respect to Offa, Kwara State. It examines the concept of  urbanization, properties as well as concept properties with emphasis on commercial  properties, its type and at large fishes out of the problems posed by urbanization on the  development of commercial properties in the study area through intensified research  methodologies conducted using different data collections so as to arrive at the points that are  later used to generalize the rate at which urbanization affect the development of commercial  properties in the study area. 
This research is strictly based on the intended aim and objectives of the work and as  Well guided by the statement of problems which are the main reason decide to write on this  topic with respect to Offa as the study area, it considers the significance of the study as regards  its importance in the practice Estate Management Profession and its scope is based on the  central districts of Offa Town as well as its environ with various type of commercial  properties within the town though contains the historical background of area so as to ease and  promote better understanding of the audience of the study. 
The difficulties encountered in the course of study are non-negligible as there are  certain limitation that were encountered during the Academic session, but none the less the  purpose of the study cannot be neglected despite such limitations as appropriate conclusions were  arrived at. 
1.2 STATEMENT OF THE PROBLEM 
As population and human aspirations increase, land use zoning for commercial properties is seen as an important tool to reduce the negative effect of Urbanization, which will tend to enhance the efficient use of resources with resulting minimal effect on future generation.
Development of commercial properties in the study area is discovered to have distorted planning schemes as it is evident that most of the basic infrastructural facilities within the central Business districts such as Roads, Drainages faces more intensified uses than the intended capacity plan based on increasing users as a result of urbanization. 
There is continual Traffic long-Jam in the business districts which can be of adverse  effect to residents as such creates or prunes to road accidents and again causes delay in  reaching resident destinations all as a resultant effect of Urbanization Rapid Growth of the  town as a result of rural-urban figure created as uncontrolled land-use which has led to  construction of properties on drainage channels as well as other areas not fit for commercial  development of commercial properties as the study area. 
1.3 AIM AND OBJECTIVES OF THE STUDY 
1.3.1 Aim of the studies 
The aim of the research 1S to examine the effect of urbanization on commercial property development in Offa, Kwara State. 
1.3.2 Objective of the studies 
The specific objectives of the study are:
i. To identify the various types of commercial properties in the study area 
ii. To examine the extent to which urbanization affects investment in commercial  properties 
iii. To examine the effect of urbanization on commercial property development
 1.4 SIGNIFICANCE OF THE STUDY 
There are signified reasons for the justification of this research as the point of call is to serve as a guideline to Estate Surveyors who directly or indirectly involved in development of commercial properties in developing towns. Its significance is also evident in that the study  area is in a stage of urbanization process and as a result, can serve as a source of secondary  form of data to future researchers in the field of Estate Management and it also can serve as a  guide line to what kind of land zoning pattern in terms of planning that should be adopted in  the development of commercial properties as well as broaden investors concept as to what  facilities, service can be sustainable for a particular area as well as putting into consideration  the viability of investing in commercial properties in towns just transforming through urban  centers. 
1.5 SCOPE OF THE STUDY 
The scope of this project is to examine the effect of urbanization on development of  commercial properties in Offa, Kwara State, using the central business district along the Offa  general post office down to Owode market and the various type of commercial properties. 
1.6 LIMITATION OF THE STUDY
The limitations as regards this study at Offa, Kwara State during the course of the research work are as follows: 
Finance: The Financial involvement in the research work was high due to the fact the project  was conducted during the Academic session and so involved travelling from Ilorin to Offa on  frequent basis so as to gather fact through the means of data collection. 
Academic Constraints: The combination of being present At school to receive lectures as well  as the creation of time and avenue to travel to Offa posed some limitations as ‘regards the  project write up. 
Attitude of Respondents: Respondents attitude to the mode of research methodology adopted  at Offa being the research and study area also as a result of the nature of the research work  constituted certain limitations to the research. 
Time Management: There was a delay with respect to reciprocation of respondents to  questions as regards data collection at Offa, thereby leading to spending more time in the  study Area so as to attain full details. 
1.7 THE STUDY AREA 
1.7.1 HISTORICAL BACKGROUND OF THE STUDY AREA 
Offa is an ancient town and Headquarters of Offa Local Government Area of Kwara State,  Nigeria. It is the second largest town in the state, located in central Nigeria with geographic  coordinates of 8’9N 4’43E  
Offa was founded by Olalomi Olofa-gangan; a crown prince from Oyo, and a direct  descendant of king Oranmiyan in Ile-Ife, around 1395. He was a renowned hunter reputed for  his dexterity as an archer. Offa is the traditional headquarters of Ibolo dialect of the Yoruba  speaking people of Kwara and Osun States. Offa Local Government Area has 5 wards,  namely; Essa, Ojomu, Balogun, Shawo and Igbo-Idun. Offa is the home of the legendary  Moremi, who was believed to be responsible for the defeat of the frequent marauders who  raided Ife, an ancient town and cradle of Yoruba race. 
The present king is the Olofa of Offa, Oba Alhaji Mufutau Mohammed Gbadamosi Okikiola  Esuwoye II. The prominent knighted chiefs of Offa include Esa, Ojomu, Sawo and Balogun.  The praise name of Offa is "Ijakadi Loro Offa", a Yoruba phrase meaning "wrestling is our game". The city's mascot is the peacock bird which is one of the most prominent exotic avian species in the region.  
The provincial figure for the population of Offa Local Government Area by the National population Commission (FRN official Gazette no24 of May, 2007 Government Notice) is 89,674 comprising of 46,266 males and 43,428 females. Offa has the reputation of being the home of sweet potatoes. 
Offa town has always provided a safe heaven for all, irrespective of the tribe, place of origin or religion. The liberal, peace loving and hospitable nature of the indigenes accounts for the tremendous growth in the population of the immigrants in the town over time. Offa people are highly enterprising and the people engage in farming and commerce. 
Education is the main industry of Offa people. Tertiary institutions in the town include the Federal Polytechnic, Kwara State College of Health Technology and Nigeria Navy School of Health Science, School of Basic Studies, and National teachers Institute. There are also two upcoming Private Universities 





FIG 1.1: MAP OF NIGERIA SHOWING KWARA STATE 

Source: Internet (2018) 
Figure 1.2: MAP SHOWING

Source: Internet (2018) 
1.7.2 GEOGRAPHICAL SETTING OF OFFA 
CLIMATE: Offa has a tropical climate that comprises of two seasons namely dry and wet seasons. The wet season otherwise known as the rainy season starts from April and ends by October while the dry season starts from November and till March the two seasons are affected by the south-western winds coming from Atlantic Ocean and the North-Eastern winds that comes from the Sahara desert respectively Another weather phenomenon (micro-climate)  is associated with the presence of inselbergs. This feature exerts an influence on local weather greater than their size. 
WIND DUST: Two major air masses dominate the climate of the study Area. These are the Tropical maritime air mass and the Tropical continental air mass. The tropical maritime air mass is formed over the Atlantic Ocean of the country and is therefore warm and moist; it evolves on land generally in a south west to 
North-west direction. The tropical continental air mass is developed over the Sahara desert and is therefore warm and dry and blows in the opposite direction i.e (North-East to South - West). The Oscillation between these two air masses produces high seasonal characteristics of weather conditions. The tropical continental air mass is associated with the dry season while the tropical mountains air mass creates the rainy season. 
RAIN FALL: There are two seasons, dry and wet as explained above. The annual rainfall rains between lO0m1n and l500min while the main annual humidity is about 70%. 
HUMIDITY AND TEMPERATURE: The highest temperature in the study area always tends to occur at the end of the dry season close to the spring equinox. 
Thus, March has the highest temperature of above 355°C, While the lowest temperature  occur in the middle of the dry season in December/January when outgoing radiation is  encouraged by the low humidity, clear skies and longer night, the temperature as at this time  falls to as low as 228°C. 
In the dry season, there is a decrease in relative humidity from south to North in the study area caused by the higher elevation in the North. In the Raining season, the variations disappear and associated with the high relative humidity in an extensive cloud cover over the region. 
GEOLOGY: The geology are dominated largely by rocks of basement complex which consist  of the varied assemblage of coarse grained porphynitic granite, dissected by pegamateric  dykes and reins, iolitehorn which has undergone varied degrees of metamorphosis
VEGETATION: The vegetation of study area falls within the guinea savannah belt Nigeria.  The vegetation type has many variants, affecting both the floristic diversity and the structural appearance of the plant community. 
Equally, there are several forest reserve in the study area and some of the notable economic tree that can be found in the reserves include Iroko, Mahogany and Obeche. 
Human activities have however altered drastically the natural vegetation especially the central zone where urbanization and mining activities predominate. 
SOIL: The soil within the study area is mostly loamy, having composition of silt, sand and clay. The surrounding hilly area like Mount Patti is composed of igneous and metamorphic rocks belonging to the basement complex. Out of this, majority of this compose of mica Schist, gneisses and Meta sediments. 
Weathering of these material from the plateaux gives them in thin soil cover that is being washed down by the erosion to give medium aggregates particularly the building and construction industries. 
TOPOGRAPHY: The dominant physical feature of the study area in western axis are largely maintains occupied with a number of intermittent valleys and rivers crossing the breadth of the area. Mount Patti which is the highest of 458 meters above sea level. On the other hand the territory on the East of the rivers Niger and Benue perforated by the presence of low levelled rocks and tributary.  
1.8 DEFINATION OF TERMS 
COMMERCIAL PROPERTY: Lewis (2012) define commercial as properties that are basically use for trading purposes 
CONSTRUCTION: The process of using various components to together so as to form a unit of fold in a single holding (Learner Dictionary 2006)
DEVELOPMENT: The process of bringing up to taste, any type the required state towards achieving the intended aim.  (Lawal, 2012). 
INVESTMENT: The use of money or capital for a profitable return as income, interest or appreciation in value (Lawal, 2012) 
POPULATION: The total number of persons inhabiting defined district or area (Wikipedia, 2015)  
PROPERTY DEVELOPMENT: The process of stage of conceptualization to level of completion of desired use (Wikipedia 2014)
TERRAIN: The lay of the land. This is usually expressed in terms of the elevation, slope, and orientation of terrain features. Terrain affects surface water flow and distribution. Over a large area, it can affect weather and climate patterns. (Leong 2000). 
URBANIZATION: driving increased demand for commercial spaces, influencing property values, and shaping the types of commercial properties needed (Wikipedia 2009).













CHAPTER TWO
2.0 LITERATURE REVIEW/ CONCEPTUAL FRAME WORK
2.1 CONCEPT OF URBANIZATION  
To say a country or region is urbanizing implies that it is becoming more urban.  Demographers have interpreted this to mean that a growing share of the population lives in  urban settlements (Poston and Bovvier 2010), with the level of urbanization being the annual  growth rate of the urban share (United Nations population division 2014), When they bother  to define it at all, many urban researchers also define urbanization in this way. 
Urbanization refers to the process by which a country or region becomes increasingly urban in character, typically through the migration of people from rural areas to urban centers. This transformation is often associated with growth in infrastructure, changes in land use, and the expansion of economic activities within cities.
Demographers commonly define urbanization as the increasing proportion of a population living in urban areas. Poston and Bouvier (2010) describe it as a demographic shift in which more people begin to reside in urban settlements. The United Nations Population Division (2014) further explains that the level of urbanization is measured by the annual growth rate of the urban population relative to the total population Many urban researchers adopt this population-based approach to defining urbanization, focusing primarily on demographic trends. However, urbanization is a multi-dimensional process that goes beyond population statistics. It also encompasses changes in physical space, socio-economic structures, land use patterns, and cultural lifestyles. In this broader sense, urbanization involves not only the expansion of urban areas but also the transformation of rural communities and environments into urban settings.
Perhaps more importantly, shifts along these different dimensions can have different diverse and different implication: thus, the shift in population from rural to urban settlement involves a shift to more dense settlement patterns; whereas the shift from rural to urban land use is increasingly the result of shifts to less urban settlement patterns.  
In this project, it looks beyond the narrow rural/urban migration dichotomy to consider urbanization in the context of changing settlement forms and rural/urban linkages, and examines the challenges it poses on development of commercial properties and its effect on economic development, social inclusion and environmental health and sustainability. 
In 2008, the United Nations pronounced that half of the world‘s population was living in urban areas. But this claim was based on statistics that use definitions of urban and whose current urban population figures were, in projections based on census data of various vintages, using very simple techniques. The United Nations population division bi-annual urbanization prospects is an invaluable resource, and providers Global estimates of urbanization trends, but it is underlying limitation. 
There is no international consensus on how to determine the boundaries urban of areas or identify when a settlement is “urban”, as evidenced by the diversity of national urban definition summaries in the publications of the United Nations population Division (2014). 
Some researchers might prefer a simple, standardized definition, based on population size and density criteria, and some countries have adopted such definitions (in some cases with allowances to include commuters living beyond the bounds of the dense agglomeration). 
In many countries, however, settlements designated as urban are expected to serve certain administrative functions, Administrative responsibilities, and the associated status of urban, are rarely conferred on the basis of physical alone. Alternatively, some countries have multiple criteria, perhaps density and administrative level, but also extending to indicators of considered urban employment (e. g non-agricultural workers), level schools infrastructure (e.g. street lightning). As well as varying between countries, definitions also change overtime. 
In the face of diverse urban definitions, international urban populations does elicit a degree of conformity misleading. In most countries with 1,000 to 5,000. Examples,  however include Sweden where a built -up area with at least 200 households, with gaps of not  more than 200lmetres between them is defined as urban; and Mali where the consensus up to  1987 used a cut-off of 5,000, the 1998 census used a cut-off of 30,000 and the 2009 census  used a cut-off of 40,000. 
As the resolution and availability of remote sensing improves, it will become increasingly easy to apply standard demographic definitions, independent of administrative functions. Attempts to develop and apply more internationally comparable demographic definitions of urban are already being made. A step in this direction was taken for the World  Bank’s world Development Report 2009 (Uchinda and Nelson 2010; world Bank 2009). The  resulting adjustment suggests the part of the explanation for Asia not being much urban than  Africa, despite higher incomes per capital, in that some of the key countries including India  relatively restrictive definitions of what is urban. 
As technology improves, it should also be increasingly beyond urban/regional  distinctions towards more complex differentiations. In the not too distant future, it may even  be new data system to analyze their own urban definitions based density continuity and  distance (Montgomery and Balk, 2011) 
Hopefully, this will allow a change in settlement form and better understood, in  relevance to changing social, economic and environmental complexity, rather than simply  providing a mere precise treatment of urbanization as a narrowly demographic phenomenon.  
It is known that there is no universal definition of urbanization as regards places  referred to as urban centers, Different disciplines such as Demography, Sociology,  Economics, public administration and Geography defines urban areas from their respective  prints of view. 
Urbanization is then defined as "The spread of urban settlements over a particular  territory or an increase either in the number of peoples in towns and cities/in the proportion of  people dwelling in such places. (Davis (1976) as citied in Okpala (1986)). Bogue and Harser  (1963) defined urbanization as the spatial concentration of a population that lives in cities and  its suburbs; its process is often linked to industrialization and modernization. 
Frieldman (1953) and Boskoff (1962) and some others defined it as the diffusion of the  system of value, attitude and behaviors called urban culture. 
Generally urbanization can be defined as “‘the social process grow and societies  become more urban (oxford dictionary). Generalizes urbanization as the process through  which town and cities are formed and hence becomes larger therefore having more and more  people in it thereby taking on the characteristic of city. 
2.2 MEASUREMENTS OF URBANIZATION. 
2.2.1 CAUSES 
People may move to the city because they are pushed by poverty from rural communities or they may be pulled by the attractions of city lives. Combination of these push and pull factors can also be one reason for moving to cities. Even though the land holdings have been quite big, they are to be divided within several children and eventually their grandchildren. These circumstance make migration the only opportunity to farmers, hence things are made worse by degradation (Gugler 1997, Girardet 1996). 
PUSH FACTORS 
Low industrial Wages in rural areas are the circumstances that earning of living impossible. Land deterioration, Lack of adequate land distribution, droughts, storms, floods and clean water shortages disadvantages ma the livelihood of rural people hard and Lack of modern resource, shortage of firewood, Religious conflicts, local Economic declines are major reasons for moving to the urban areas. (Gugler 1997, Girardet I996). 
PULL FACTORS 
High industrial wages in urban areas are one of the biggest attractions for migrate to cities as long as they expect urban wages to exceed their current rural Wages. Employment opportunities. Higher income, joining other rural refuges, freedom from oppressive lifestyle, access to better health care and education are the bright lights for rural people. One of the main reasons for people to move to the urban areas is that the situation in the rural area is very difficult with their income level. 
In this case, even the low salaries in urban areas are more attractive than none-existing salaries in the rural areas (Gugler 1997, Girardet 1996, Sajor, 2001) 
2.2.2.2 MIGRATION AND GENDER 
Increased industrialization, education, and urbanization have created greater opportunities for women to advance both socially and economically. As a result, more women are able to join the wage-earning labor force. In many countries, education is one of the primary avenues through which women can achieve economic mobility. These developments are often associated with lower fertility rates (Gugler, 1997; Girardet, 1996).
Men are more active in migration. Many men migrate alone without their family members to the cities to work in factories, companies or the informal sector. Normally this  kind of migration is seasonal or periodical. Due to this, women become head of the families, which puts a lot of pressure on them. 
Their responsibility is to take care of the house, children and money" too. Even though  men send some money to their families, the women will have to earn some "household  money" too. It is common for women to have their own shops or businesses on top the  modernization theory means that industrial attracts people from rural areas and so makes them  not to perform the household duties (Rinne, 2001). 
2.2.2.3 MODERNIZATION THEORY 
The modernization theory means that industrial employment attracts people work from  rural to urban areas. In urban centers, people occupations that facilitate national economic  agricultural economy is changing to a new tend to create a new modern society (Guglar,  1997). 
This theory states that inequality in welfare between countries and cities increase  Rural-urban migration and thereby expand urbanization. The city bright lights are the main  pull factors to the people. The divergence ultimately reduces economic growth and efficiency  in the developing World (Guglar, 1997). 
2.3 CAUSES OF URBANIZATION 
There are various factors that are considered as the causes of urbanization as regards  the context of this research work includes the followings: 
2.3.1 RURAL-URBAN MIGRATION 
People tend to migrate from the rural areas to urban centers on a massive scale due to  the population pressure and lack of resources in rural areas. This is practicable in the sense  that there are access to services such as good drainage system, sewage system, good road that  tends to ease transportation of goods services in the urban centers for better means and access  to services and amenities. 
Urbanization is also encouraged as a result of accessibility amenities like portable  water supply, proper telecommunication service quality housing and access to open land in  urban centers standard of social amenities that are made available in the rural areas and this  factors encourages the dwellers to migrate to urban centers so as to enjoy the facilities made  available in urban center. 
Other facilities as regards standard health facilities and schemes tends to encourage  rural-urban migration and as a result of its availability, urban dwellers have an advantage of  better living standard with respect to good health facilities, access to employment opportunities compared to agricultural practices which is the predominant form of practice in  the rural areas and all these generally brings about an increase in birth rates and a  corresponding decrease in death rate as a result of improved standard of living (Henderson  ].V. 2010 "cities and development" journal of Regional science 50 (1):5l554O). 
2.3.2 POPULATION GROWTH 
There are three components of urban population growth and they include the  followings- 
- Natural growth of urban population 
- Rural-urban Migration 
-Reclassification of areas previously defined as rural natural increase provides a base for urban  population growth rates and rural-urban migration and reclassification supplement this  growth. Any how the natural increase of the population in the city often declines sharply  together with the urbanization process, that has happened in, Thailand, Malaysia and  Indonesia (Stutz and Souza 1998).  
2.3.3 POPULATION GROWTH IN THE FUTURE 
World population reached 6.lbillion in mid 2000 and is currently growing by 77million  people per year, world population is expected to be between 7.9billion and l0.9billion, with  the medium variant of 9.3billion. The different prospects changes with the calculation way  and HIV. Even as the fertility rate is high in many countries the impact of HIV/AIDS  epidemics is huge. Morbidity, mortality, and population losses, are increasing (PDDESA  2001). 
The population in today’s developed countries is not expected to grow in next 50years  because fertility levels are remaining below replacement level. On contrary. The population in  developing countries is projected to rise billion in 2000 to 8.2 billion in 2050. The rapid  growth is group of 48 least developed countries. Their population is in the next 50 years.  International immigration is projected to remain high in 21st century. 
The more developed areas are expected to continue being net receivers of international  migrants. This has a high impact on the population growth in developed areas and cities  (PDDESA, 2001). 
2.3.4 POVERTY 
Poverty is hard to define. It means human needs are met. Poverty is everyday life in  every country, even can identify individuals who earn so small income that they can‘t afford  even the very basic goods. These physical needs are, adequate feeding, housing, Work, water  supply, Sanitation and Health care. For human existence a few mental demands are also  important, like basic civil and political rights and feelings of safety (HABITAT 1996).
Poverty can be measured by income level. This is not always the best way to define  poor people because some level of personal income cannot substitute problems with health,  crime, physical violence or life expectancy, still kind of income is normal in every country.  People whose income minimum level are considered poor. At least 20% of the World in  absolute poverty. More than 90% of these people countries and these numbers are only rough  estimates, difficult to estimate the number of people who suffer from absolute poverty  (HABITAT, 1996). 

2.3.5 STANDARD OF LIVING 
The differences in standard of living are major issues when considering factors that  encourage urbanization. Higher living standards and higher salaries in the Cities attract people  to move to the cities, As long as the income gap between rural and urban areas is wide, people  tends to move to the cities. 
Economic factors and employment are the main reason for migration, Sometimes the  employment in rural-areas is non existing. In these case, moving to the city even for very low  salaries, is more profitable than staying in the country side (Sajor 2001, Brookheld and Byron  1993). 
Political and social factors are also better in the urban areas and they are reason for  Migration. In the city, health care and social relations are much easier to organize which  makes the inhabitant feel more secure, in the city, people may make easily have their voices  heard by joining different political groups and by this; poor people can acquire better living  standards and service. 
2.3.6. ENVIRONMENTAL PRESSURE 
The Worst environmental pressure for rural people is the lack land, the land inherited  from the parent is divided to the per farmer become so small that it unprofitable to erosion  "and land deterioration makes farming even more difficult even when farmers have enough  land space, they cannot always afford to compete for non Sufficient water resources or  fertilizers. Water is sometimes much polluted and regulation forbid the use of such water because of food contamination and poisoning. This gives no opportunity to the poor fanners. They can either continue farming with contaminated water and get caught with the contamination of crops or try to find some other means of livelihood. This is the problem in  Lower Basins of many rivers in developing areas (Sajor 2001) water shortage increases social  inequality, poor farmers cannot sink borehole to the necessary depth to extract water while  wealthier farmers can benefit by moving inland to buy up more land or water. The only way to  survive for these poor farmers is to move to any of cities to find some none Agricultural  means of livelihood (UNEP 1999). 
2.3.7 Economic Opportunities
Urban areas often offer better employment opportunities, higher wages, and improved living standards compared to rural regions. These economic prospects attract people in search of better livelihoods (Adebayo, 2019).
2.3.8 Industrialization
The growth of industries in cities increases the demand for labor, leading to rural-to-urban migration. Industrialization not only provides employment but also accelerates infrastructural development (Oluwatobi & Adeola, 2020).
2.3.9 Improved Social Amenities
Urban centers typically provide better access to essential services such as healthcare, education, electricity, clean water, and transportation, which draw people from underdeveloped rural areas (World Bank, 2021).
2.3. 10 Educational Facilities
The presence of more schools, colleges, and universities in cities encourages families to migrate to urban centers to access quality education (Nwosu, 2018).
2.3.11 Rural Push Factors
Challenges in rural areas—such as poor agricultural productivity, land degradation, poverty, and lack of infrastructure—often compel residents to migrate to urban areas in search of better conditions (UN-Habitat, 2020).
2.3.12 Urban Policies and Planning
Government policies and development initiatives that promote urban expansion and economic zones contribute to the rapid growth of urban areas (National Urban Development Policy, 2017).
2.4 CONCEPT OF PROPERTY
The concept of property refers to the legal and ethical entitlement that individuals or groups have over specific resources. It involves the recognized right to possess, use, manage, and transfer those resources. However, despite its seemingly straightforward meaning, the definition of "property" is a subject of ongoing debate.
Political and legal philosophers differ significantly on what constitutes the essential elements of property. Some argue about the types of entitlements that should be considered fundamental, while others debate the structure, scope, and nature of property rights. In fact, there is disagreement on whether it is even meaningful to discuss the concept of property in the abstract—without grounding it in a specific legal or societal context.
These theoretical disagreements are reflected in real-world legal systems, where court cases and disputes over property are shaped by differing interpretations of what property rights should entail. As a result, property law often evolves through such conflicts, highlighting the dynamic and contested nature of the concept.
Over the last centuries of political and legal thought, there have been two major and  very different property concepts. Bundle theory and full liberal ownership -"bundle" theory  holds that property is desperate bundle of legal entitlement as they are metaphorically termed  what property a person holds in any given area is determined by the specific entitlement  granted by the law to that person. (Lawal, 2012). 
Other theories however, have argued that despite the cases of property in law, the idea  of property carries general contexts across many context and jurisdictions especially in  application to land and chattels.  
Far from having no substance, the idea of full gamut of rights to: 
a) Use the owned resources. 
b) Exclude others from entering it and 
c) Alienate it. (General idea of properly: the integrated theory) (Wikipedia, 2015) 
Broadly speaking, the concept of property as regards property development stresses on  interest in various forms of property ranging from residential, commercial, industrial,  Agricultural, special purpose, Religious and other forms of interest in land with regards to the  level of ownership and legal entitlements proclaimed on such land. 
2.5 TYPES OF PROPERTY 
Property can be broadly categorized into different types based on its use, nature, and ownership structure. Understanding these classifications is essential in assessing the impact of urbanization on commercial property development, especially in a rapidly growing urban center like Offa Town, Kwara State. The major types of property include:
2.5.1 Residential Property
This includes properties used for housing such as apartments, duplexes, bungalows, and tenement buildings. Residential properties are primarily designed for living purposes and are usually affected by urbanization in terms of population pressure and housing demand (Adebayo, 2020).

2.5.2 Commercial Property
Commercial properties are those used for business activities. These include office buildings, retail shops, shopping complexes, warehouses, hotels, and restaurants. Urbanization greatly influences the growth of commercial properties due to increased business opportunities, population density, and demand for services (Olujimi & Bello, 2018).
2.5.3 Industrial Property
These are properties used for manufacturing, production, and distribution, such as factories, plants, and industrial estates. Although urbanization can limit the expansion of industrial zones due to land competition, it also increases the need for such facilities in urban fringe areas (Nwosu, 2017).
2.5.4 Agricultural Property
These refer to lands and properties used for farming, livestock, and other agricultural purposes. Urbanization often leads to the conversion of agricultural land into residential or commercial use, thereby reducing available space for agriculture (World Bank, 2019).
2.5.5 Public and Institutional Property
These properties include government buildings, schools, hospitals, and religious centers. While not directly commercial, their presence and expansion in urbanized areas contribute to the demand for commercial activities nearby (Ajayi, 2021).

2.6 CONCEPT OF COMMERCIAL PROPERTY
Commercial property refers to real estate that is primarily used for business activities, with the aim of generating income either through rent, capital appreciation, or both. In its conceptual form, commercial property involves the commitment of a capital sum in exchange for a stream of income to be received over time. The durable nature of real estate, and its ability to separate ownership from use, makes it an ideal medium for long-term investment (Lawal, 2012).
For investors and developers, understanding the basic principles governing commercial property is essential. These principles guide decision-making in areas such as site selection, financing, land use planning, and property management.
According to Mabogunje (2007), in the context of developing countries, including Nigeria, the growth of megacities has brought about significant changes in the dynamics of commercial property development. These changes include:
· Increased demand for office spaces, retail outlets, and service centers due to population growth and urban concentration;
· The transformation of peri-urban areas into commercial zones;
· Challenges in infrastructure and access, which affect the viability of commercial developments;
· The need for public-private partnerships to bridge the infrastructural gap in emerging urban centers.


2.6.1 TYPES OF COMMERCIAL PROPERTY
Commercial properties can be classified into various categories based on their purpose and usage. These include:
1. Retail Properties
These are properties used for selling goods or services, such as shopping malls, standalone shops, and retail outlets. They are typically located in high-traffic areas to ensure visibility and customer accessibility.
2. Office Buildings
These properties are designated for business operations and include corporate headquarters, professional offices, and coworking spaces. The demand for office space is often driven by the presence of professional and service sectors within urban environments.
3. Industrial Properties
These include warehouses, manufacturing plants, and distribution centers. Industrial properties are typically situated in areas with easy access to transport infrastructure, such as highways or ports, to facilitate the movement of goods.
4. Hospitality Properties
This category includes hotels, motels, restaurants, and event venues. As urban centers grow, the need for hospitality properties increases to cater to both business and leisure travelers.
5. Mixed-Use Developments
Mixed-use properties combine two or more functions, such as residential, commercial, and recreational spaces, within a single development. These are increasingly popular in urban areas as they optimize land use and provide integrated living and working environments.
6. Special-Purpose Properties
These properties are designed for specific business needs, such as medical centers, schools, or religious buildings. They serve a distinct purpose while generating income through services rendered.
2.6.2. PROSPECT FOR REGULAR AND SECURE INCOME 
Investment in commercial property of limited life, share in companies with erotic profit record and low assets will be avoided although compensated for by average return. 
Commercial property is less dependent on management maintain its value and rental income than the average trading company. 
2.6.3 PROFITABILITY OF FUTURE INCOME AND CAPITAL 
Institutional commercial development is a very long institutions will accept low yield  which may not be investor in commercial property development, accept a lower immediately  return from both property and equity investment than fixed interest securities because of the  expectation in long term, income will be greater because of the growth expected in property  value rent and dividend. 
2.6.4 LIQUIDITY AND MARKETABILITY 
Liquidity is the ability to scratch back into cash, the liquid asset, in a short time at a  reasonable cost. Commercial property as a long term investment it less liquid than other forms  of investment in property development.  

2.6.5 MANAGERLAL PROBLEM AND EXPENSES INVOLVED IN OWNING, VARIES CONSIDERABLY 
The managerial challenges and associated expenses in owning commercial property can vary significantly depending on the type, location, and tenancy structure of the property. For instance, an office block located in a prime area and leased to a single, stable tenant may involve minimal management issues. Such properties are generally easier to administer, with fewer tenant-related problems (Lawal, 2012).
2.7 TYPES OF COMMERCIAL PROPERTY 
Commercial property as regards real categories as follows (Lawal, 2012) 2.7.1 OFFICE BUILDINGS 
These categories including single-tenant properties, small professional office buildings,  down town skyscrapers and everything in them. 
2.7.2 INDUSTRIAL COMMERCIAL PROPERTY 
Industrial commercial properties encompass a wide range of building types designed to support manufacturing, warehousing, research, and distribution activities. This category includes smaller facilities commonly referred to as "flex" or R&D (Research and Development) properties, mid-sized office-service or office-warehouse buildings, and large-scale "big box" distribution centers.
A key defining characteristic of industrial spaces is the clear height—the vertical distance from the floor to the lowest point of the overhead structural support, typically the bottom of steel girders. Clear height significantly influences storage capacity and operational efficiency. For smaller properties, clear height typically ranges from 14 to 16 feet, while larger industrial buildings may offer 40 feet or more, accommodating racking systems and bulk storage (Adams, 2015).
Another essential feature of industrial properties is the type and number of loading docks available. These include:
· Grade-level docks, where the warehouse floor is at the same level as the parking lot,
· Semi-docks, approximately 24 inches high, suitable for pickup trucks,
· Full docks, about 48 inches high, aligned with standard semi-truck trailer beds.
Some industrial facilities may also include rail spurs, allowing direct loading and unloading from railcars—an efficient solution for large-scale freight transport. Industrial commercial properties encompass a wide range of building types designed to support manufacturing, warehousing, research, and distribution activities. This category includes smaller facilities commonly referred to as "flex" or R&D (Research and Development) properties, mid-sized office-service or office-warehouse buildings, and large-scale "big box" distribution centers.
A key defining characteristic of industrial spaces is the clear height—the vertical distance from the floor to the lowest point of the overhead structural support, typically the bottom of steel girders. Clear height significantly influences storage capacity and operational efficiency. For smaller properties, clear height typically ranges from 14 to 16 feet, while larger industrial buildings may offer 40 feet or more, accommodating racking systems and bulk storage (Adams, 2015).
Another essential feature of industrial properties is the type and number of loading docks available. These include:
· Grade-level docks, where the warehouse floor is at the same level as the parking lot,
· Semi-docks, approximately 24 inches high, suitable for pickup trucks,
· Full docks, about 48 inches high, aligned with standard semi-truck trailer beds.
Some industrial facilities may also include rail spurs, allowing direct loading and unloading from railcars—an efficient solution for large-scale freight transport.
The functionality of industrial commercial property is tailored to logistics, distribution, and production needs, making it a vital part of urban commercial property development, particularly in growing towns like Offa, where demand for warehousing and distribution hubs continues to rise with urban expansion (Adams, 2015).
The functionality of industrial commercial property is tailored to logistics, distribution, and production needs, making it a vital part of urban commercial property development, particularly in growing towns like Offa, where demand for warehousing and distribution hubs continues to rise with urban expansion (Adams, 2015).
2.7.4 RETAIL AND RESTURANT:
Retail and restaurant properties encompass a wide range of commercial real estate types designed for consumer-facing businesses. This category includes:
i. Pad sites located along highway frontages, typically occupied by fast-food restaurants, convenience stores, or small retail outlets;
ii. Standalone retail buildings, often leased to single tenants such as pharmacies, banks, or quick-service restaurants;
iii. Neighborhood shopping centers, which serve local communities and usually feature a mix of small retailers, grocery stores, and service providers;
iv. Anchor stores within larger shopping complexes, such as supermarkets or department stores that drive customer traffic;
v. Power centers, which are large retail centers typically anchored by major national chains such as Best Buy, PetSmart, or OfficeMax;
vi. Regional malls and outlet malls, which serve broader geographic areas and offer a variety of brand-name retailers and restaurants.
2.7.4 MULTIFAMILY 
Multifamily properties refer to residential buildings that contain multiple separate housing units within a single structure. This category typically includes apartment complexes, mid-rise, and high-rise apartment buildings.
In real estate classification, any building with four or more units—such as a four-plex or larger—is generally considered commercial real estate, particularly when it is used for rental income or investment purposes (Onifade, 2017).

2.7.5 MISCELLANEOUS 
This catches all categories as it including any other such as hotels, hospitality, medical and self-storage (Lawal2012) 
TABLE SHOWING COMMERCIAL PROPERTIES 
	Categories 
	Examples

	Leisure 
	Hotels, public house, Restaurants,  cafes, sports facilities

	Retail 
	Retail store, shopping malls, shops

	Office 
	Office building, serviced offices

	Industrial 
	Industrial offices, ware houses and  garages



Of these, only the first fires are classified as being commercial buildings, residential income property may also signify multi-family apartment. 
2.8 CONCEPT OF PROPERTY DEVELOPMENT 
2.8.1 NATURE AND TYPES OF DEVELOPMENT 
Development is the process of carrying out works involving a change in the physical  use or intensity in the use of an existing land or building. Development may be a lengthy  process from the original conception to change in the existing use, to survey, design,  estimates, preliminary discussion with various public bodies, land acquisition, to the formal application for planning consent, constant appraisal of the cost application of the scheme and  financial arrangement necessary until successful completion (lawal,20l2). 
Development is defined by British town and country planning Act 1971 in section  22(1) as the carrying out of building, engineering, operation in, on, over or under land or the  making of any material use of any building or land. Building operations are defined  operations" structural alterations of or addition to building and normally undertaken by a  person carrying out business as a definition, property modification development can be  building, rebuilding and creation of new building. 
Table 2.2 CLASSIFICATIONS OF PROPERTY 
	SERIAL NUMBER 
	TYPE OF 
PROPERTY
	SUB-DIVISION

	L 
	Accommodation 
	land 
Ground rent, secured  and 
Unsecured

	2 
	Residential property 
	Urban, sub-urban and  rural.

	3 
	Commercial property 
	Urban shops, show  rooms, film 
houses 
and hotels

	4 
	Industrial property 
	Factories, ware  _houses, mining? 
Furniture and utilities

	5 
	Agricultural property 
	Timber, pasture land,  cottage 
ranches, orchards

	6 
	Special purpose 
Property
	Fillings stations, 
cemeteries

	7 
	Recreational property 
	Parks, Gymnasium,  Golf Courses



Source: Property Development, Lawal (2012) 

2.8.1.1 MODIFICATION OF EXISTING BUILDING 
This involves carrying out improvement work on existing building and conversion of  existing building if it is estimated that the capitalized valve of the additional reforms will  exceed the cost of alterations. In this case, we have offices, building being refurbished, shop front modernized, the layout of shops adapted to self-service and filament reconverted into  flats of offices. 
2.8.1.2 REDEVELOPMENT 
This involves demolishing or pulling existing structure on the rebuilding of structure to  greater density. It may involve change of process, the need for redevelopment may arise when  the present expected flow of future net returns from the existing use of a building the capital  value of the cleared site. 
2.8.1.3 NEW DEVELOPMENT 
This involves clearing a virgin land or pulling buildings for certain uses. New  development usually and takes the form of urban expansion. 
2.8.2 BASIC IN GREDENT TO PROPERTY DEVELOPMENT 
The property development industry provides the physical framework for urban development, serving as the foundation within which various social and economic activities of society take place. In doing so, it monitors and assesses the rate at which additions or improvements should be made to the existing stock of buildings.
Property development can be likened to baking a cake—there are essential ingredients, and if they are not properly combined, the end result may be flawed or unappealing. Similarly, successful property development relies on the effective coordination of various components to produce a functional and valuable outcome.
The basic ingredients of property development include land, buildings, finance, and a sufficient degree of enterprise. This is especially important when operating in environments characterized by high interest rates, rising construction costs, and general uncertainty. In such conditions, it becomes critical to establish a clear and realistic timetable for the development scheme, as well as to anticipate and account for the potential effects of delays.
The preparation of a detailed development plan should begin as early as possible. This plan typically outlines the acquisition process, cost implications, and coordination of all stages involved in the development. While many of these activities may occur simultaneously, a thorough analysis is necessary to ensure each phase is effectively managed and executed. (Lawal, 2012)
2.8.3 STEPS INVOLVED IN PROPERTY DEVELOPMENT 
These steps varies with the type of development, as the method to be adopted in each  case vanes depending on the type of the particular development in question. Development  involves alteration and conversion of the existing building re-development and new  development includes alteration and conversion of the existing building, re-development and  new development. 
In most new development, all the stages of development process may be followed  while some of these stages might have been attained before decision is taken on conversion  and redevelopment. For instance, the stage of land acquisition may not be necessary in case of  alteration and conversion of an existing building. Even in new development, land might have  been acquired some years before decision is taken on its development therefore the stage of  site acquisition may be necessary in development process. Therefore, one single development process may not satisfy all kinds of development. The process described here involves most of  the stages in development, of the sequence may be skipped depending on the circumstances  type of development and the resources for the development. These stages are as follows:  (Larval 2012) 
1. Conception stage 
2. Site identification and selection 
3. Preliminary Appraisal 
4. Drawing of outline programme 
5. Seek permission 
6. Detailed Appraisal 
7. Acquisition of site 
8. Choice of professional team 
9. Contract Award 
10.Actual development on site (Lawal 2012) 
2.8.3.1 CONCEPTION STAGE 
This stage requires identification of term of demand for certain kind of property. If a  developer sees that the development of property to satisfy such demand can bring adequate  returns, he may go ahead to risk his capital in terms of maximization of ability and  satisfaction. Therefore conation stage of property development basically has to arise the  interest of a developer to the extent of commenting capital into such development. The  decision to development can be fairly immediate in the private sector, but may no more be  subjected to Nigerian eminent domain.


2.8.3.2 SITE IDENTIFICATION AND SELECTION 
The essential and obvious starting in the process of development is to first find your site  and the aim is to identify and select a site that will meet the development intended  requirement. The search for the site will frequently cover land already developed as well as  undeveloped, vacant land of latent potential will often reside in the most unlikely plots. From the limited land which is available, the ideal site satisfying all requirements can rarely be found. It may take private developers many years to acquire a city centre site. In selecting sites, therefore the developer most usually compromise in his requirements. A multiple store can rarely sacrifice location, a hyper market may sacrifice location in order to obtain space and an office requires a central location. Price may be crucial factor but each site has its own Characteristics which will influence its suitability for development for a particular purpose not all the land may be required base but difficulties may arise if the site is not completely assembled before the scheme commences. The major requirements that are taken into consideration in site selection are:-
i. SPACE 
The requirement vary greatly on the type, number of unit and size of development  proposed, the density of building allowed and whether any extension of the scheme is likely in  future. The space in concerned with the total area required for the development 
ii. PHYSICAL CHARACTERISTICS:- 
This has to do with the type of subsoil in term of its load bearing capacity relative to the proposed development. The elevation of the site whether it is flat or sloppy site usually involves extensive earth work and more expensive foundation.  
iii. PUBLIC UTILITY SERVICES:  
Adequate and accessibility to public water mains and servers are essential as private installations are essential to provide, install and available public utility services to the site must be able to meet the requirement of the intended development. The services include the provision electricity, pipe borne water, gas and good road network.  
iv. ACCESSIBILITY: 
This has to do with the nearness of the site to complimentary facilities. In case of residential development, nearness to customers.  
V. Legal Aspect 
The type of interest subsisting in the property need to be considered in relation to the interest the developer envisages. Easement, restrictive covenants and other legal restriction that affect the type of development on the site must be considered. All these attributes of site must meet the proposal. There may not be an ideal site to meet all the requirement of developer, there must be compromise in respect of site selection. 
2.8.3 PRELIMINARY APPRAISAL 
After the sites have been identified, development that will be permitted and the density  of policies and future proposals for the area will reveal this cost of finance, professional  charges may be obtained by quantity surveyors and local cost restriction that may affect the  type of development on the site must development, nearness of the site to labour, accessibility  means nearness to the type of interest subsisting in the property need to be considered in the  interest the developer envisages. Easement, restrictive covenants and evaluate in relation to developer must amount to offer for the land or to determine the profitability of the development when land had been purchased. Residual method of valuation is usually adopted. 


The formula for residual method is:- 
Land value Gross development value - Total cost of development Gross Development Value (GDV) is the value of the building when it is fully developed. While the cost of development includes cost of building, professional charges, cost of finance and developers profits. When the profitability of the development project is to be determined, the residual equations can be this; development profit + Gross development value - (land cost 7- development cost). At this stage, if the development proves to be Worthwhile, the site may be negotiated and its purchase is arranged subject to contract. This arrangements will allow the developer to seek planning permission, do detailed appraisal and arrange finance before the land is fully purchased. 
2.8.3.4 DRAWING OF OUTLINE PROGRAMME 
Drawing of outline programme include determining the size of the development; drawing schedule of resource of effect it; and possible timing of the scheme when the project  is to be developed in Phases. Management structure for building operation may be included in the outline programmed. 
2.8.3.5 SEEK PLANNING PERMISSION 
The outline programmed as regard the proposed development will then be presented to the planning authority for granting of outright permission to carryout the development. After  the detailed building plans, specification may be produced and presented for approval.  
2.8.3.6 DETAILED FINANCIAL APPRAISAL 
The aspect of feasibility of development in terms of site constraints might be taken care of in the process of site acquisition and planning approval. Detailed financial appraisal can be conducted since detailed plans and specification have been prepared to determine detailed cost and schedule of income proposed property. Detailed schedule of income from the will then be  prepared, Reliability and ability of the achieve the proposed income will be evaluated by  analysis equality of the comparative property in the be determined by commissioning a cost of  maintenance traditional residual method or discount cash flow method such as net present  value (NPV) or internal Rate of return (lRR) When the development financial appraisal show  that adequate profit can be attained from the development, the development will then go and  acquire the site Lawal (2012) 
2.8.3.7 ACTUAL SITE AQUISITION  
The process of site acquisition has to do with understanding the purpose for which the  land is being acquired in relevance in the use to which it is intended to be put, such use should  correspond with the use to which adjoining properties are put so as to maintain a balanced  standard of land use in a particular environment. Land is acquired following the appropriate  and approved government will ascertain that the land about being acquired confirms with the  use pattern after which the legal documents are being issued prove of ownership on the land  depending on the interest such a person has on such land. Their document such as the statutory right of occupancy as well as ownership and all other document are issued on issued on such land.
2.8.3.8 CONTRACT AWARD 
Contract award is a stage in properly development where decision is being made as regards the choice of whom the property is to be awarded to. It considers whether to employ a private developer or public developer depending on the type of property that is about being developed as well as the quotation being submitted by different tender from different  contractors after which actual development commences. 
2.8.3.9 ACTUAL DEVELOPMENT ON SITE 
This stage involves the commencement of actual development and its processes.  Appropriate survey must have been made to ensure the soil texture and structure of the site,  type of property about being developed and that each professional in the building team  commence their professional involvement stage by stage from constructive stage to  completion stage after which the property is delivered to the investor for commencement of  aim of developing the property.




















CHAPTER THREE
3.0 				RESEARCH METHODOLOGY
3.1 Introduction
The research methodology is designed to effectively address the objectives of this study and provide useful information relevant to the research topic. Both primary and secondary data sources were employed in this study, and this chapter outlines the methods and procedures used to carry out the research. The research instruments utilized include self-administered questionnaires, personal interviews, and observations. Additional considerations include the research design, the population and sample frame, sample size, as well as the sampling techniques used for data collection.
3.2 Sources of Data
The sources of data for this research include both primary and secondary data. Initially, relevant literature pertaining to the research topic was reviewed. Subsequently, a field survey was conducted to gather first-hand information related to the study.
3.2.1 Primary Sources of Data
Primary data were specifically collected for the purpose of this research. These include data obtained through personal interviews, questionnaires, and direct physical observations.
3.2.2 Secondary Sources of Data
Secondary data were gathered from existing literature that is relevant to the research topic. These sources include academic journals, magazines, past research publications, and textbooks authored by professionals in the field of property development and urbanization.
3.3 Instruments for Data Collection
The primary instrument used for data collection was a self-administered questionnaire designed by the researcher. Other instruments included telephone interviews, textbooks, and personal interviews with property developers and occupants of commercial properties. Additionally, personal observations were made throughout the data collection process.
The questionnaire consisted of two sections:
· Section A: This section contained introductory and demographic information (biodata) about the respondents.
· Section B: This section contained 12 questions based on key areas of the study, with responses based on a simple Yes/No or True/False format.
3.4 Target Population
The target population for this study primarily includes commercial property investors and occupants who are involved in the investment or occupation of commercial properties in Offa, Kwara State.
3.5 Sample Frame
The sample frame for the study includes a total of 86 respondents, composed of both commercial property investors and occupants.
3.6 Sample Size
The sample size refers to the number of respondents who completed the questionnaires. A total of 65 questionnaires were distributed, and 50 were successfully retrieved. Of these, 42 responses came from commercial property investors, and 8 were from occupants, bringing the total number of valid responses to 50.
3.7 Sampling Techniques
A simple random sampling technique was employed for this study. This method ensures that every individual within the defined study area has an equal chance of being selected, which is particularly relevant given the population size and study location.

3.8 Method of Data Analysis
The questionnaires were personally administered by the researcher to encourage prompt responses and facilitate immediate collection. This approach also enabled the researcher to provide clarification and ensure a clear understanding of the study's purpose, allowing for more accurate data collection.


CHAPTER FOUR
4.0 DATA ANALYSIS, INTERPRETATION AND PRESENTATION 
 4.1 INTRODUCTION	
This chapter deals with the presentation and in-depth analysis of primary data collected from the study area. This chapter is an empirical analysis of data sought and obtained and it provides information on the demographic background of the respondents as well as two questionnaire one for investors in commercial properties and the second for the registered  estate surveyor and values in the area. 
TABLE 4.1: ANALYSIS OF QUESTIONAIRE DISTRIBUTED AND RETRIEVED  
	Respondents 
	Questionnaire distributed 
	Percentage %
	Questionnaire  retrieved
	Percentage 
%

	Developer/owner
	70 
	87.5 
	42 
	84

	Occupants 
	10 
	12.5 
	8 
	16

	Total 
	80 
	100 
	50 
	100



Source: Field Survey 2025 
A total of 80 questionnaire were administered all together  which 70  were administered to investors in commercial properties and the 10 administered to register  investors and residents in the area so as to afford adequate presentation of the cross section of  perspectives existing there in is important to state that out of 70 questionnaire  administered to investor commercial property, 42 were retrieved, hence, these  questionnaires will form the basis on which the presentation and data be based as represented  above. 
4.2 DEMOGRAPHIC CHARACTERISTICS OF INVESTORS IN COMMERCIAL PROPERTIES. 
This section of data analysis deals with respondent educational qualification and working  experience within and they are presented as shown in the following tables: 
TABLE 4.2: DISTRIBUTION OF RESPONDENTS BY SEX 
	SEX 
	FREQUENCY 
	PERCENTAGE %

	Male 
	30 
	71.4

	Female 
	12 
	28.6

	Total 
	42 
	100



Source: Field Survey, 2025
From the table above, it was deduced that 71.4% of the respondents are males While  28.6% are females. It indicates that both males and females represented in the study sample, however there are more male respondents than females. 
TABLE 4.3: DISTRIBUTION OF RESPONDENTS BY MARITAL STATUS 
	MARITAL STATUS 
	FREQUENCY 
	PERCENTAGE%

	Married 
	35 
	83.8

	Single 
	7 
	16.7

	Divorced 
	0 
	0

	Total 
	42 
	100


Source: Field Survey, 2025 
The table above shows that 83.3% (35) of respondents are married while 16.7% (7) are  single i.e. indicating that majority of respondents are married showing that the percentage of  married respondents shows an indication that their response will show commitment. 
The researcher also prevents the educational qualifications of the respondents, which are part of demographic factors measured in the study as shown in the table below: 
TABLE 4.4: DISTRIBUTION OF RESPONDENTS BY EDUCATIONAL STATUS. 
	EDUCATIONAL  
QUALIFICATION
	FREQUENCY 
	PERCENTAGE%

	Tertiary 
	25 
	59.5

	Secondary 
	12 
	28.6

	Primary 
	5 
	11.9

	Total 
	42 
	100



Source: Field Survey, 2025. 
From this table, it is evident that all respondent 59.5% have tertiary education  certificate while 28.6% possess secondary school certificate. 11.9% of respondents are found  to have other post primary education certificates and are mostly artisans. It is understood  through the table that not only so we have the largest proportion of respondents as being  educated, but the largest percentage of (59.5) respondents has possessed tertiary education  certificates and this explains the high level of respondents willingness to participate in this  study.
TABLE 4.5: DISTRIBUTION OF RESPONDENTS BY WORKING EXPERIENCE. 
	YEARS OF  EXPERIENCE  
(YEARS)
	FREQUENCY 
	PERCENTAGE%

	18-20 
	15
	35.7

	21-30 
	12 
	28.6

	30-Above 
	15 
	35.7

	TOTAL 
	42 
	100



Source: Field Survey, 2025.
From Table 4.5, it is evident that the majority of respondents have substantial working experience. Specifically, 35.7% of the respondents have been working for over 30 years, while another 35.7% have between 18–20 years of experience. Additionally, 28.6% of the respondents have between 21–30 years of working experience.
This distribution indicates that the respondents are highly experienced, particularly in areas relevant to commercial property investments. As such, their responses to the questionnaire can be considered reliable and reflective of informed professional prospective 
4.3 ASESSEMENT OF URBANIZATION AS REGARDS COMMERCIAL    PROPERTY 
 DEVELOPMENT IN STUDY AREA IN OFFA TOWN 
This section aims at assessing the effect of urbanization in commercial property development in the area as perceived by developer in commercial properties. 
TABLE 4.6 URBANIZATION AFFECT THE DEVELOPMENT OF COMMERCIAL PROPERTY WITHIN THE STUDY AREA (OFFA TOWN KWARA STATE)" 
	RESPONSE 
	FREQUENCY 
	PERCENTAGE%

	YES 
	30 
	71.4

	NO 
	12 
	28.6

	TOTAL 
	42 
	100


Source: Field Survey, 2025
Table 4.6 above show an indication that 71.4% of the respondent are aware of the fact that urbanization of commercial properties while 28.6% of respondents are not aware of the effect of urbanization this is an indication that the causes such effect shared be found so as recommend solution to them. 
TABLE 4.7 
A. Urbanization” affect development of commercial properties (a) YES (b) NO
b. Rapid increase in land value (a) YES (b.) NO 
c. Increase in value of commercial properties (a) YES (b.) NO 
	QUESTION 
	RESPOND  
CATEGORY
	FREQUENCY 
	PERCENTAGE %

	A 
	YES 
NO
	20 
22
	47.6 
52.4

	TOTAL 
	
	42 
	100



	QUESTION 
	RESPOND  
CATEGORY
	FREQUENCY 
	PERCENTAGE %

	B
	YES 
NO
	42
0
	100 
0

	TOTAL 
	
	42 
	100




	QUESTION 
	RESPOND  
CATEGORY
	FREQUENCY 
	PERCENTAGE %

	C
	YES 
NO
	40
2
	95.2
4.8

	TOTAL 
	
	42 
	100




Source: Field Surveys 2025.
It is deduced from table 4.7 that (47.6%) of respondent admits that urbanization is considered  as the reason for persistent rise in building material while in other hand (52.4%) disagree with  the fact that urbanization is considered as the reason behind persistence write in course of  building material. B. Aspect of the table indicate that all respondent admit to the fact that  urbanization can be counted as major part in the rapid value of land in commercial area  and the C aspect of the table also signifies 92.9% of the respondent agreeing with the fact that  urbanization can also be considered as the key factor to be considered in the increase in sales  value of commercial properties within the study areas. 
By implementation, the table 4.6 admits to the question there in the table that  urbanization affects to a great percentage, the development of commercial property in the  study area. 
TABLE 4.8 MODE OF COMMERCIAL PROPERTY DEVELOPMENT 
STUDY AREA. 
	RESPONSE 
	FREQUENCY 
	PERCENTAGE%

	DEVELOPED 
	9 
	30

	PURCHASED 
	12 
	20

	MODIFIED EXISTING  STRUCTURE
	21 
	50	

	TOTAL 
	42 
	100


Source: Field survey 2025
The data in Table 4.8 highlights the various means through which respondents acquired or developed commercial property in the study area. Out of the 42 respondents, 9 individuals (21.4%) engaged in direct property development from the ground up, while 21 individuals (50%) modified existing structures for commercial use, which also constitutes a form of development. In contrast, 12 respondents (28.6%) acquired their property through outright purchase without any structural development or modification.
By combining those who developed properties from scratch with those who modified existing structures, it can be deduced that 30 respondents (71.4%) were directly involved in the development process. This suggests that a significant majority of commercial property owners in the study area have participated in some form of development activity.
Therefore, it is evident that most respondents possess practical experience in commercial property development. This enhances the reliability and relevance of the data obtained from them, particularly when analyzing key issues and testing the hypothesis related to commercial property development within the study area.




TABLE 4.9 DISTRIBUTION OF RESPONDENT OPINION ON WHICH TYPE OF COMMERCIAL PROPERTY DO YOU KNOW 

	COMMERCIALPROPERTY CLASSIFICATION 
	FREQUENCY 
	PERCENTAGE %

	Leisure  
	 9
	21.4

	retail 
	20
	47.6

	Office
	8
	17.7

	Warehouse
	5
	13.3

	Total
	42
	100



Source: field survey 2025

Table 4.9 vividly shows the different categories of commercial property that respondents have invested on and the break down tries to indicate that the study area tend to be of retail of commercial property compared to other types as more respondents have chosen investment in retail commercial properties compared to other classes of commercial properties in the study area.  
TABLE 4.10: DISTRIBUTION OF RESPONDENT OPINION ON WILL YOU LIKE  TO INVEST MORE ON COMMERCIAL PROPERTY IN THE STUDY AREA.
	RESPONSE 
	
	FREQUENCY 
	PERCENTAGE %

	Yes 
	
	28 
	66.6

	No 
	
	14 
	33.4

	Total 
	
	42 
	100




Source: field survey 2025
Table 4.10: indicates 67% percentage of respondents that are still willing to invest in  commercial problems while the remaining 37% are not showing interest. This analysis shows an indication that the effect of urbanization if curtailed, can make the study area a profitable  investment environment for investors in that the sole intention of an investor is to make profit. 
TABLE 4.11: DISTRIBUTION RESPONDENT OPINION ON THE IDENTIFIED FORCES OF URBANIZATION IN THE STUDY AREA. 
	Question
	Response Category
	Frequency
	Percentage (%)

	A. Rural-Urban Migration
	Yes
	6
	75.0%

	
	No
	2
	25.0%

	
	Total
	8
	100.0%

	B. Population Growth
	Yes
	7
	87.5% (≈90%)

	
	No
	1
	12.5% (≈10%)

	
	Total
	8
	100.0%

	C. Poverty
	Yes
	2
	25.0%

	
	No
	6
	75.0%

	
	Total
	8
	100.0%

	D. Environmental Pressure
	Yes
	4
	50.0%

	
	No
	4
	50.0%

	
	Total
	8
	100.0%

	E. Standard of Living
	Yes
	6
	75.0%

	
	No
	2
	25.0%

	
	Total
	8
	100.0%


 
Source: Field Survey 2025
From the table above 4.12 Shows, various causes of urbanization were evaluated based on respondents’ opinions expressed in percentages. Rural-urban migration was identified as a significant factor, with 75% of respondents agreeing that it contributes to urbanization in Offa town. Population growth received the highest level of agreement, with 87.5% (approximately 90%) of respondents affirming it as a key driver of urbanization. This highlights the growing number of inhabitants, likely due to both natural increase and continued migration. Standard of living was also considered influential, as 75% of respondents indicated that the search for improved living conditions plays a role in driving people toward urban centers. Environmental pressure was acknowledged by 50% of the respondents, showing a moderate level of concern regarding how urban expansion impacts or is influenced by environmental factors. In contrast, poverty was considered a contributing factor by only 25% of the respondents, suggesting that it is perceived as a less significant force behind urbanization in the study area. Based on this analysis, it is evident that urbanization in Offa town is driven primarily by population growth, rural-urban migration, and the pursuit of a better standard of living. However, perceptions vary among residents depending on their individual motivations and purposes for relocating to or residing in the area.
TABLE 4.12: DISTRIBUTION OF RESPONDENTS OPINION ON COMMERCIAL PROPERTY DEVELPMENT IN THE STUDY AREA IS USUALLY HANDLED BY: 
	RESPONSE 
	FREQUENCY 
	PERCENTAGE%

	Private developers 
	7 
	87.5

	Public developers 
	1 
	12.5

	Total 
	8 
	100



Source: Field Survey, 2025
Table 4.12 shows the percentage rating of developers of commercial property in Offa,  and it is simplified that private developers have an edge over public developers by ratio of  87.5% to 12.5% respectively. 
Based on the above analysis it is found that the highest percentage (87.5%) of  respondents believe private developers are employed in development in the study area. 
TABLE 4.13: DISTRIBUTION OF RESPONDENTS OPINION ON THE RATE OF  INVESTMENT IN COMMERCIAL PROPERTY BETWEEN THE CREATIONS OF  STATE IN 1991 TILL DATE. (2010-2022). 
	RESPONSE 
	FREQUENCY 
	PERCENTAGE %

	INCREASING 
	6 
	75

	FLUNCTUATING 
	2 
	25

	DECREASING 
	0 
	0

	TOTAL 
	8 
	100



Source: field survey, 2025.
Table 4.13 above illustrates the rate of investment in commercial property between the  stipulated years and it is indexed that 75% of respondents attests to the notion the investment  had been at an increasing rate, while 25% states that it has been on fluctuating ratio while 0%  of respondents was on the declining ratio.




CHAPTER FIVE
SUMMARY OF FINDINGS, CONCLUSION, AND RECOMMENDATIONS
5.1 SUMMARY OF FINDINGS
This study examined the effect of urbanization on commercial property development in Offa Town, Kwara State, using both qualitative and quantitative research approaches. Questionnaires and interviews were conducted with relevant stakeholders, and the results were presented and analyzed in Chapter Four. From the data collected, several key observations emerged:
1. Gender Distribution of Developers
The study revealed that male developers dominate the commercial property sector in Offa Town, with a significantly higher representation than females, as shown in Chapter Four. This suggests that men are more actively engaged in commercial property investment and development in the study area.
2. Educational Background of Respondents
A substantial proportion of the respondents possessed tertiary education, while others had secondary and primary level qualifications. This indicates that most commercial property investors in the area are well-educated, which could influence their investment decisions and their awareness of urban development trends.
3. Perception of Urbanization and Property Value
The findings indicated that a vast majority of respondents believed urbanization leads to increased commercial property values and rapid appreciation of land in the area. However, opinions were split on whether urbanization is directly responsible for the rising cost of building materials.
4. Drivers of Urbanization
Population growth and rural–urban migration emerged as the primary factors driving urbanization in Offa Town. Other contributors identified include the search for an improved standard of living and environmental pressures, while poverty was seen as a less significant factor.
5. Impact of Urbanization on Commercial Property Development
Most respondents acknowledged that urbanization has a considerable impact on commercial property development in the study area. This impact is reflected in increased demand for properties, rising values, and higher land acquisition costs.
6. Respondent Demographics and Investment Experience
The majority of respondents were married and had substantial years of experience in the commercial property sector, with many having decades of involvement. This demonstrates that the responses gathered are grounded in extensive industry knowledge.
7. Forms of Property Development
The study found that most property owners in Offa Town were directly involved in either developing new commercial properties from the ground up or modifying existing structures for commercial purposes. This shows active participation in shaping the commercial property landscape.
8. Future Investment Outlook
A significant number of respondents expressed willingness to continue investing in commercial properties in the study area, indicating sustained investor confidence—provided that key challenges associated with urbanization are addressed.
9. Nature of Property Developers:
 The research revealed that commercial property development in Offa is predominantly driven by private developers, with public sector involvement being minimal.
5.2 CONCLUSION
The development of commercial properties in any urbanizing town must take into account the multifaceted effects of urbanization. In Offa Town, the study established that urbanization plays a crucial role in shaping property demand, values, and development patterns. Investors need to understand the professional, economic, and infrastructural implications of investing in areas undergoing rapid urban transformation.
Proper alignment of development strategies with the characteristics and needs of an urbanizing environment can maximize returns while supporting sustainable urban growth.
5.3 RECOMMENDATIONS
Based on the findings of this research, the following recommendations are proposed:
1. Regulation of Building Material Prices
The government should introduce and enforce policies that stabilize building material prices, ensuring affordability and preventing arbitrary increases that could discourage investment.
2. Balanced Location of Commercial Properties
Commercial property development should not be concentrated solely in urban centers. Encouraging development in peri-urban and rural areas can reduce urban congestion, spread economic benefits, and mitigate the negative effects of over-urbanization.
3. Strengthening Town Planning Regulations
There should be strict enforcement of town planning regulations to ensure appropriate land use allocation. Proper planning will prevent misappropriation of land, maintain a balanced landscape, and support sustainable urban development.
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QUESTIONNAIRE ON THE EFFECT OF URBANIZATION ON COMMERCIAL PROPERTY DEVELOPMENT IN OFFA, KWARA STATE
Instructions:
This questionnaire is designed to gather information on your opinions and experiences regarding the impact of urbanization on commercial property development. Please answer all questions honestly. Your responses will be kept confidential and used solely for academic research purposes
SECTION A: RESPONDENT’S DEMOGRAPHIC INFORMATION
1. Sex:
☐ Male  ☐ Female
2. Marital Status:
☐ Single  ☐ Married  ☐ Divorced
3. Educational Qualification:
☐ Primary  ☐ school certificate   ☐ Tertiary HND/BSC  ☐ Others (Specify): ___________
4. Years of Working Experience in Commercial Property Investment:
☐ 18 – 20 years  ☐ 21 – 30 years  ☐ 30 – 40 years  ☐  40 years above 



SECTION B: URBANIZATION AND COMMERCIAL PROPERTY DEVELOPMENT
5. Do you think urbanization affects the development of commercial properties in Offa?
☐ Yes  ☐ No
6. In your opinion, how does urbanization affect commercial property development?
(Please tick Yes or No for each item below)
	Effect
	Yes
	No

	a) Increase in price of building materials
	☐
	☐

	b) Rapid increase in land value
	☐
	☐

	c) Increase in sale value of commercial properties
	☐
	☐

	d) Increase in rental value
	☐
	☐


7. Have you ever developed or purchased a commercial property in Offa?
☐ Developed new commercial property
☐ Purchased commercial property
☐ Modified existing commercial property
☐ None of the above
8. How has the investment value in commercial properties in Offa changed between 2010 and 2022?
☐ Increasing  ☐ Static  ☐ Decreasing
9. Was urbanization a factor considered in your investment decisions in commercial property?
☐ Yes  ☐ No
10. Compared to neighboring towns, how would you rate the investment value of commercial properties in Offa?
☐ Higher  ☐ Similar  ☐ Lower
11. What types of commercial properties have you invested in? (You may tick more than one)
☐ Retail shop  ☐ Leisure  ☐ Office  ☐ warehouse  
12. Would you like to invest more in commercial properties in Offa?
☐ Yes  ☐ No
13. What do you suggest could solve the problems caused by urbanization on commercial property development?
(Please tick Yes or No for each suggested solution)
	Suggested Solution
	Yes
	No

	a) Government regulation to maintain standard prices for building materials
	☐
	☐

	b) Enforcement of zoning regulations to maintain proper land use patterns
	☐
	☐
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