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ABSTRACT
The term residential property is building constructed to locate for shelter (i.e. to living) for both man and animal, after the day work, home is expected to sleep under his shelter for refreshment of the brain. Examples of residential property are duplex, bungalow and castle.
The morphology of any town or city in its past and present population determine the nature of social and economic activities in that town urban area search of sites thereby concentrate more workers, building and residential activities into the area. Increase in the number of people who live in urban and also the diffusion of urban life to every habitable world would be seen as one of the characteristics features of modern day life which made it necessaryfor thestudyofurbangrowthso asto examinewhy it occur, what happen, when it occurs and what impact does it have on residential property values.
Urban growth is in no doubt associated with some inherit problem which calls for an effective control that will serve as a guide to uplift the living standard of the citizen. These problems can as well be equated or compared to those prevailing in other places. It is therefore hoped that the findings of this project will help both the government investor and their likes appreciate the impact growth and also enable the government to plan ahead.
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CHAPTERONE

[bookmark: _TOC_250018]INTRODUCTION
Urban are very much human invention which man has evolved as a means of organizing his existence. In the course of time, settlements grew in size and complexity. It was observed by lean and Goodall (1966) that the development of urban areas and the increasing proportion of man’s ability to fashion the physical, residential.
However, distinction must be made between factors bringing about a general growth inurbanpopulationand urbanareasthroughout anationand their whichaffect the growthof a particular urban area. Thus, these are those residential and social factors. Going by the nature, existing resident activities in upper part of Gaa-Akanbi i.e. bungalow, duplex and tenement.
Which about a drastic change in the area, because the seeds of urban growth are very much contained in the urbanization itself and also with increase in society of well-being and urbanization in Gaa-Akanbi in relation to its residential activities especially as additional people fromdifferent places immigrate to settle down there. With this increase in population it was brought additional techniques, skills, ideas for creating a better environment for settlement in particular area.
STATEMENTOFTHE PROBLEM
According to the national urbanization policy Jawaharal N (2005) and the national mission on sustainable habitat stated that urban policy seeks to create fully sensitize cities through awareness generation, integrated city sanitation plans etc. however this is not so in Gaa-Akanbi because of the alarming increase in the population and poor sanitation standard of the people living in the area. Which has leads to pollution and other dangerous condition affecting the people living there.

AIMAND OBJECTIVES
The topic aim to examine the causes of urban growth on residential properties andalso aimed at examine the impact ofurban growth onthe residentialpropertydevelopment in the case study area. The following objectives are to be considered.
i. To examinethevarioustypeofresidentialpropertiesinthestudyarea.
ii. ToexaminetherateofurbangrowthinupperpartofGaa-AkanbiinIlorinsouth

L.G.AKwara state.
iii. Toexaminetowhatextenthastheurbangrowthfavouredresidentialproperty development in upper part of Gaa-Akanbi in Ilorin south L.G.A.
iv. Toexamineother influenceandproblemscausedbytheurbangrowth.

[bookmark: _TOC_250017]JUSTIFICATIONOFTHESTUDY
i. To create more reliable and easy way of solving the problem of urban growth in Gaa- Akanbi.
ii. Tocreateabetterwayofimprovingurbandevelopmentinthearea.

[bookmark: _TOC_250016]SCOPEOFSTUDY
The scope is to highlight the impact of the urban growth on residential property development in upper part of Gaa-Akanbi.
[bookmark: _TOC_250015]LIMITATIONOFSTUDY
The difficulties encountered during this research where basically on data collection. Thus, these have been described as the most frustration period ever sit. Also, inability to obtain the data at the actual time contributed to the research problem which is the backbone for thesuccessofthisproject;inadditionthereare difficulties intrackingdownthecorners in upper part of Gaa-Akanbi in Ilorin Kwara state.

STUDYAREA(GEOGRAPHICALSetting&HISTORICALBACKGROUND OF THE STUDY AREA)
Ilorin is the present day capital of Kwara state in the north central region of thefederal republic of Nigeria. It is a predominantly Islamic city with people of diverse culture who have come together live as one in peace and harmony.
The entire Ilorin community comprise of five local government areas namely; Ilorin west, Ilorin south, Ilorin east Asa and Moro. Those local government areas are all underentity known as Ilorin emirate.
Ilorinsouth is a localgovernment area in Kwara state, Nigeria. Its headquarters are in the town of Fufu.
Ithasanarea of174km2anda populationof1,030,000atthe 2023census.
Ilorin community was discovered in the 18th century by the duo of Afonja and Are- Onakakanfo, Yoruba warlords and sheik Alimi, an Islamic scholar. These heroes of Ilorin arrived Ilorin at different times and in different circumstance.
Sheik Alimi was an Islamic missionary propagating Islam and its teaching across the lord. The sojourned for the year through village and across Yoruba land. He had followers with whom he moved around to establish the tenets and principles of Islamic. He was temporarilysettled Kano village verycrossto Ilorinwhere he built mosque and houses. From Kuwo, sheik Alimicontinued to explore other territories where he could spread and establish his beliefs and settle down permanently.

During the course of his exploitation, sheik Alimi discovered a river that flows through villages which he sought to known its origin, that river is river Asabail known todayas river Asa. He traced the origin of the river to the vicinity of the river.
The hamlets like Idi-ape and Gambari which also had their traditional heads within their hamlets were a major spots where there was a big thin there hamlets used by the localsto sharpen their metal objects such as farm implements. That spot where the stone is located was referred to as Ilorin. It served as a meeting point for the locals to interact. Unfortunately, Sheik Alimi could mot interact with the people due to language barrier so he relied onOlufadi his hosts to interpret for him.
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[bookmark: _TOC_250014]DEFINITIONOFTERMS
i. URBANIZATION: - The development of town or city areas and the increasing proportion of man’s activities now carried out in such area illustrated dramatically man’s abilityto fashionthe physicaleconomicaland socialworld inwhich he lives. Urbanareas are thus very much a human invention which are many problem involved in defining the term“urban areas and also depending upon the point of view fromwhich a study is being made the “urban area” may refer to the physical and also the geographical of an urban area and are separated from other such centre by a means of much greater area of thinly settles land.
Also the residents of places are normally although not wholly engaged in an agricultural occupation. Thus urban areas have important functions connected with those manufacturing and service activities which are performed from centralized locations. This would cover the case of an urban area whose functions were primarily the provision of services for the surrounding agricultural area.
Furthermore, throughout this and also through the following part of this project, term urban area city and town are use to mean the surrounding.
ii. PROPERTY: - the things that someone owns a building a piece of land or both together use especially by lawyers, estate agents and other related fields. There are four types of property
i. Commercialproperty

ii. Residentialproperty

iii. Industrialproperty

iv. Recreationalproperty

iii. DEVELOPMENT: - This is the process of producing or creating new or more advanced.

iv. RESIDENTIAL PROPERTY: Are building constructed to locate for shelter (i.e. to living) for both man and animal, after the daywork. There are many various types of residential property. These include:
i. Flat

ii. Duplex

iii. Bungalow

iv. Treatmenthouse

v. Terracehouse

vi. Mansionateetc

v. FLAT: Flat is a set of rooms on one floor, within kitchen and bathroom, in a large building or block.
vi. DUPLEX: Is a building divided into two separate home, a flat apartment within rooms on two floor.
vii. BUNGALOW: Bungalow is a house built all on one level, without stairs. (In some Asiancountries) a large house, sometimes on more thanone levelthat is not joined to another house on either side.
viii. TENEMENT HOUSE: Is a large building divided into flats apartment, especially in a poor area of a city.
ix. TERRACE HOUSE: Terrace house is a house that is one of a row of house that joined together on each side.
x. MASIONATE:Mansionate is a large impressive house is also used in the names of block of flat.
xi. URBAN GROWTH: Urbangrowth is indoubt associated withsome inherit problem which calls for an effective control that will serve as a guide to uplift the living standard of the

[bookmark: _TOC_250013]CHAPTERTWO

[bookmark: _TOC_250012]LITERATUREREVIEW

Urban growth, the growth and decline of urban areas, as an economic phenomenon is inextricably linked with the process of urbanization. Urbanization itself has punctuated economic development. The spatialdistributionof economic activity, measured bothinterms of population, output and income, is concentrated. The patterns of such concentrations and their relationship to measured economic and demographic variables constitute some of the most intriguing phenomena in urban economics. They have important implications for the economic role and size distribution ofcities, the efficiency ofproduction in an economy, and overall economic growth. As Paul Bairoch’s magisterial work has established [ Bairoch (1988) ], increasingly concentrated population densities since the “dawn of history” havebeencloselylinked withthe development ofagriculture and transportation. Yet as economies move from those of traditional societies to their modern stage the role of the urban sector changes from merely providing services to leading in innovation and serving as engines of growth. Measurement ofurban growth restson a definition ofwhat is an urban area, which is not standard throughout the world and differs even within the same country depending upon the nature of local jurisdictions and how they might have changed over time (which is true even for the US). Legal boundaries might not coincide with provision of the same set of services.Economicvariablescommonlyuse includepopulation,area,employment, densityor output measures, and occasionally several of them not all of which are consistently available for all countries. Commuting patterns and density measures may be used to define metropolitan statisticalareas in the US as economic entities, but major urban agglomerations may involve a multitude ofdefinitions. The studyofurbangrowthhasproceeded in a number of different strands. One strand has emphasized historical aspects of urbanization. Massive populationmovementsfromruraltourbanareashavefueledurbangrowththroughoutthe

world. Yet, it is fair to say that economics has yet to obtain a thorough understanding of the intricate relationships between demographic transition, agricultural development and the forces underlying the industrial revolution. Innovations were clearly facilitated by urban concentrations and associated technological improvements. A related strand focuses on the physical structure of cities and how it may change as cities grow. It also focuses on how changes in commuting costs, as well as industrial composition of national output and other technological changes have affected the growth of cities. A second strand has focused on understanding the evolutionofsystems ofcities. That is, how cities ofdifferent sizes interact, accommodate and share different functions as the economy develops and what are the properties of the size distribution of urban areas for economies at different stages of development. Do properties of the system of cities and of its city size distribution persist while national population is growing? Finally, there is a literature that studies the link between urban growth and economic growth. What are the restrictions that urban growth imposes on economic growth? What economic functions are allocated to cities of different sizes in a growing economy? Of course, all of these strands are closely related and none of them may be fully understood, theoretically and empirically, completely on its own. In what follows we address each in turn. Urbanization and the size distribution of cities The concentrationofpopulationand economic activityinurbanareas mayincrease either because agents migrate from rural to urban areas (urbanization) or because economies grow both in term of population and output, which results in urban as well as rural growth. Urban centers may not be sustained unless agricultural productivity has increased sufficiently to allow people to move away from the land and devote themselves to non-food producing activities. Such “symmetry-breaking” in the uniform distribution of economic activity is an important factor in understanding urban development [ Papageorgiou and Smith (1983) ]. Research on the process of urbanization spans the early modern era-with the case of Europe havingbeen

most thoroughly studied, De Vries (1984) to recent studies that have applied modern tools to study urbanization in East Asia [ Fujita et al. (2004) ]. The ‘New Economic Geography’ literature has emphasized how aneconomycanbecome “differentiated” into anindustrialized core (urban sector) and an agricultural “periphery” [ Krugman (1991) ]. That is, urban concentration is beneficial because the population benefits from the greater variety of goods produced (forward linkages) and may be sustained because a larger population generates in turn greater demand for those goods (backward linkages). This process exploits theincreasing returns to scale that characterizes goods production but does not always lead to concentration of economic activity. The range of different possibilities is exploredextensively in Fujita, Krugman, and Venables (1999). The process ofurban growth is closely related to the size distribution of cities. As urban population grows, will it be accommodated in a large number of small cities, a small number of large cities or in a variety of city sizes? While cities have performed different functions in the course of economic development, a puzzling fact persists for a wide cross-section of countries and different time periods. Thesize distribution of cities is Pareto-distributed, is “scale-free.” Gabaix (1999) established this relationship formally. He showed that if city growth is scale independent (the mean and variance of city growth rates do not depend on city size: Gibrat’s Law) and the growthprocess has a reflective barrier at some level arbitrarily close to zero, the invariantdistribution of city sizesis a Paretodistribution with coefficientarbitrarily close to one, that is Zipf’s Law . Empirical evidence on the urban growth process as well as Zipf’s Law is surveyed by Gabaix and Ioannides (2004). These results imply that the size distribution of cities and the process of urban growth are closely related. Eeckhout (2004) extends the empirical investigation by examining in depth all urban places in the US and finds that the inclusion of the lower end of the sample leads to a lognormal size distribution. Duranton (2004)

refines the theory by means ofa quality-ladder modelofeconomic growth that allows him to model growth and decline of cities as cities win or lose industries following technological innovations. Ultimately, the movementsofcities up and downthe hierarchybalance out so as to produce a stable skewed size distribution. This theory is sufficiently rich to accommodate subtledifferencesacrosscountries(inparticular theUSandFrance) that constitutesystematic differences from Zipf’s law. Rossi-Hansberg and Wright (2004) use a neoclassical growth model that is also consistent with observed systematic deviations from Zipf’s law. In particular the fact that the actual size distribution of cities shows fewer smaller and larger cities than the Pareto distribution, and that the coefficient ofthe Pareto distribution has been found to be different thanone althoughcenteredon it. Theyidentifythe standard deviationof the industry productivity shocks as the key factor behind these deviations from Zipf’s Law. The evident similarity of the conclusions of those two papers clearly suggests that the literature is closer than ever before to resolving the Zipf’s law “puzzle.” Urban growth and city structure Understanding urbanization and economic growth requires understanding the variety of factors that can affect city size and therefore its shortterm dynamics. All of them lead to the basic forces that generatethe realand pecuniary externalities that are exploited by urbanagglomeration, ononehand, andcongestion, whichfollows fromagglomeration, onthe other. There are three basic types of agglomeration forces that have been used, in different varieties, to explain the existence of urban agglomerations; all of them were initiallyproposed in Marshall (1920): Knowledge spillovers, that is the more biomedical research there is in an urban area, the more productive a new research laboratory will be; thickmarkets for specialized inputs, the more firms that hire specialized programmers the largerthepoolfrom whichanadditionalfirmcanhirewhentheothermaybelayingoffworkers;

and backward and forward linkages. Local amenities and public goods can themselves be relevant agglomeration forces.
The size of urban agglomerations is the result of a tradeoff between the relevant agglomeration and congestion forces. Urban growth can therefore be the result of any cityspecific or economy-wide change that augments the strength or scope of agglomeration forces or reduces the importance of congestion forces. One example that has been widelyused inthe literature isareduction in commuting coststhat leadsto larger cities both interms of area, population, and in most models also output [ Chatterjee and Carlino (1999) ].Another example is adoption of information and communication technologies that may increase the geographic scope of production externalities, therefore increasing the size of cities. Changes of underlying economic factors cause cities to grow or decline as they adjust to their new equilibrium sizes. Another more subtle effect is changes in the patterns of specialization that are associated with equilibrium city sizes. That is, coexistence of dirty industry with high tech industry will generate too much congestion, and therefore cities will specialize in oneortheother industry. Adjustments incitysizesand patternsofspecialization inturn maybe slow since urban infrastructure, aswellas business structures and housing, are durable and new construction takes time [ Glaeser and Gyourko (2004) ]. However, this type of changes lead only to transitional urban growth, as city growth or decline eventually diesout in the absence of other city-specific or economy-wide shocks. Even when any of the economy wide variables, like population, grow continuously, the growth rate of a specificcitywilldie out because ofnew city creation [ Ioannides (1994), Rossi-Hansberg and Wright (2004) ]. A lot of attention has also been devoted to the effect that this type of urban growth has on urban structure. Lower commuting costs may eliminate the link between housing locationchoicesand workplace location. Thisresults in more concentration ofbusinessareas, increased productivity because of,say,knowledge spillovers andlowerhousing costs in the

peripheryofthe city. Urban growth can therefore lead to suburbanization, as well as multiple business centers, as in Fujita and Ogawa (1992) or Lucas and Rossi-Hansberg (2002). Those phenomena becoming increasingly important because of the decline in transport and commuting costs brought about by the automobile along with public infrastructure investments. In other words, urban growth is associated with sprawl [ Anas, Arnott, andSmall(1998) ]. Urbanand nationaleconomic growthMost economic activityoccurs incities. This fact links nationaland urban growth. Aneconomycan growonly ifcities, orthe number of cities, grow. In fact, Jacobs (1969) and Lucas (1988) underscore knowledge spillovers at the city level as a main engine of growth. The growth literature has also argued that in order for an economy to exhibit permanent growth the aggregate technology has to be asymptotically constant returns to scale [ Jones (1999) ]. If not, the growth rate in aneconomy will either explode or converge to zero. How is this consistent with the presence of scale effects atthe citylevel?Eatonand Eckstein(1997), motivated byempiricalevidence on the French and Japanese urban systems, study the possibility of parallel city growth which is assumed to depend critically on intercity knowledge flows together with accumulation of partlycity-specific humancapitalacross a given number ofcities. RossiHansberg and Wright (2004) propose a theory wherescale effects andcongestion forces at the city level balance out inequilibriumto determine the size ofcities. Thus, the economyexhibits constant returns to scale by the number of cities increasing along with the scale of the economy. Hence, economic growth is the result of urban growth in the size and the number of cities. Ifbalanced growth is the result of the interplay between urban scale effects and congestion costs, these theories have important implications for the size distribution of cities and the urban growth process. These implications turn out to be consistent with the empirical size distributionofcities, that is Zipf’s Law, and with observed systematic deviations fromZipf’s Law.

[bookmark: _TOC_250011]THEORIESOFURBANGROWTH

Even though the term urban has proved difficult for social scientists to define as a organized by Hecibrum J. (1987).
However, Duncan (1957 argues that any scalable characteristics could provide an adequate system of classification for all purpose.
According to Indison(1972), he said the usualwayto define the termurbanto refer to the phonical and geographical factor of human life and to social characteristics according to tem. Four theories generating the patterns of growthof urban land use have been recognized. Concentric zone, axial development, sector and multiple nucleus.
Allthese theoriesaccordingtothememanate froma commonsource.




I. CONCENTRICZONE

Ernest W. Burges emphasized that the [process of urban growth is one of the radial expansion from the center (as based on the concentric zone) whereby earn by earn by inner zone extend its area by invading the adjoining zone towardsthe peripheryof the urban area.
Therefore, going bythis theorythe upper partofGaa-Akanbicome into existence as a result of gradual expansion of Ilorin.

[image: ]

The first zone being the C.B.D central business district is the vocal point of commercial, social and civic life of the urban area. The second being the transaction zone in which the deterioration residence have been invaded business and light industries. The third zone is basically on area of low income housing. The fourth is the area for better class residence while the last zone is partiallydevelopment of high class residence associated with the fastest existing transport routes.
II. AXIALDEVELOPMENTTHEORY

Accordingtothistheory, movement willbeconcentratedalongparticularlyroutesand the form of urban expansion would be controlled by the available transport facilities through the accessibility is considered in terms of time and its accepted transport facilities.
III. SECTORTHEORY

This theory was formulated by Homer Hoyt in (1937) empirical evidence for the sectorarrangementwasprovidedbypatternofresidentiallanduse.Thesectortheory

explained the pattern of urban growth from the point of view of changes in residential land use, the growthofthe urbanarea according to thetheorywas conditioned byexpansionofthe residential districts and according to the homogenous use and income status along bestradical transport route.
IV. MULTIPLENUCLEITHEORY.

This theory was formulated by Harris and Uthman in 1945. They argued that Harris may be more than one focal point in many urban areas and that each of the discreet nucleus influences the location of certain land area thus, the larger the urban area become the more numerous and specialized the nuclei.
According to the theoryall urban areas will have a C.B.D. which will be located near the focus of intercity transport but not necessary in the center of a city butmay be towards one edge of the buildup areas as shown below.
 (
CBD
)

Thereforethe four categories as argued byleanand Good all(1966) are however very much descriptive as they are analytical.

As generalization, theystated that the theories seek to explain the internal silvature of urban and the pattern of the outward growth.
[bookmark: _TOC_250010]CURRENTFACTORS BEHINDURBAN GROWTH

In discussing about the current factors behind urban growth, Johnson (1972) stressed that one of the most important changes has been in the nature of manufacturing industries, technological advancement more rapid and reliable means of communication and transportation system and more sophisticated economic and political mechanism permitting efficient exchange ofgoods and services. Also, an urbangrowthcanalso be influenced byan increase in proportion of population, technical advancement, jobs diversification andadequate provision of social services.
According to Jackson (1972) in his own view added that migration is a factor of special significance because it is a spatialprocess that makes redistribution ofpopulation and concentration ofpeople in a few selected locations. Thus, migrations also permit selection of industrial growth and change. He also argues that social factors although urban growth. Facilities such as libraries hospitals and a host of others same of which are present in upper part ofGaaAkanbi he stressed are also important economically in providing employment and attracting tourist.
Natural increase in population according to him is also another non economic force which is now playing a vital role in urban growth especially in largest center where there is greater number of people probably as a result of migration, improvement in. medical technique which may bring decrease in death rate over birth rate.

PROPERTYAS ANINVESTMENT

The essential nature of an investment is the giving up of a capital in return for an income to be received over time. This is true whether the income received as periodic payment or allowed to accumulate and taken in a capitalism. It is also true when the incomeis received in a non monetary form. For example, suppose a person has the alternative of purchasing an object and he decide to purchase, then this is an investment, he is giving up a capital sum which will save him of paying rent in future. This income can be said to be equivalent to the rent he would have to pay and he is receiving it in a non monetary form in the use of the object. If he has decided to rent, then this would mean that someone else was foregoing the purchase price or capital value and would receive periodic payment instead. In this case, this other person would be the investor. The investment aspect of real property is basedonitsdurabilityanduseovertime, payment canbe made forhisuseas it isused. There can be a separation of ownership and the right up use.
The owner can give the right to use and another person willpay a rent for the right to use, theowner istreatingtheobject asaninvestment. Theownercouldgiveuptheownership in return for a capital sum but he prefers to retain it and received income overtime with durable objects, there arethe alternative ofowning the using, owing and using and also using and not owing.
With the real property, it sometimes appears as if there are not alternative of purchasing or renting, some properties can only be purchased while other property can be rented.Thebasicreasonforthisfact isthat thealternative isnot attractiveenoughto potential investors and potential use where potential use can only be purchased. Because they are not willing to pay a high rent relative to the purchase price to persuade someone to hold the property as an investment or to look at it fromthe pointofview investor. Theyare willing to

give up the purchase price In return for the rent which potential users would be prepared to pay.
The market inrealpropertydeals in theseright relating to realpropertyrather thanthe land and building themselves. The largest collection of right in real property is ownership in fee sample i.e. ownership of the unencumbered freehold. The freeholder’s rights are never unlimited. He may be limited as to the type of building he can put on his land by theoperation of the town and countryplanning acts. His rights may be affected in these and also in many other ways.
[bookmark: _TOC_250009]URBANGROWTHANDPROPERTY DEVELOPMENT

The growth of urban area as asserted by the early planners brings more activities and persons into the urban area in search of site, thereby concentrating more workers, machines and building in the recognition suitable for certain activities which will then in the long run from the area of highest accessibility and complementary thus having highest value.
According to lean and Godall (1966) also pointed out that the expansion of urbanareas brings a clash with agricultural interest. Hence, there will be a rise in the value of agricultural land because of the anticipation of urban use. Farmland can therefore lie idle it there is the prospect of immediate scale and will be held by speculators until ripe for development. Still on this, they further observed that the changes accompanying the expansion and growth of urban area are better summed by restaurant variation in property development. As a result of transport improvement and assuming condition of demandremain unchanged, they noted that there will be a relatively rise in the development of properties adjacent to large cities and fall in the development ofprevious build up as a result ofshiftindemandtoalternativeones.However,Helbrum(1987)contentedthatasthecity

grows,demandforspaceintheageassuchtherewillberiseintheaggregateofproperty development within a particular urban area. He
however noted that the fact that the levelofprices is in itself sufficient audience that the city net advantage to land as a whole have increased.
LOCATIONASAFACTORTHAT AFFECT ANDDETERMINEESIDENTIAL PROPERTY	DEVELOPMENT
Residential property development are created, affected and jointly determine by a number of factors, ‘lean and Godall’ pointed out that location is the main factor that affectand determine residential property development to a large extent in that if for instance, there are two residential properties which are identical in all aspect and having the same building and layout of surrounding land but one has a higher market price than the other then the difference must be difference in the relative location. This difference in themarket price of the two properties will show itself in difference in the land values. Chapin (1965) also described location as the vital factor that affects resident’s property development and also in their most elementary form to relate to health safety, convenience, economy and general amenities of urban living. He stressed that their element are considered in term if principles are subsequently translate into standard of location. Most businessmen as noted by Barlowe (1987) recognize that their success or failure frequency depends up their choice of a suitable location.
Accordingly, they have a definite incentive to seek locations that promise them the greatest opportunities for profit. Accessibility as recorded by Lean (1969) is equally a key factor in understanding the pattern of land uses in an urban area, there will be the position of the greatest accessibilityofthe populationofthe area. Ina place where there is more thanone

vocal point in transport system and routes, there is normally one which is his hub ofnetworks.
This he further explain is the most accessible location of the population of the urban area generally and will be its center residential activities require to be accessible to the population inanurbanarea and these willtend to settle themserves at the nodalpoint. Manyspecialized activities arecomplementarytoother specializedactivities. In. thissensethat either theyneed to use these specialized services, they provide a more complete range of goods and services, in such cases, there are usually the necessity for these specialized activities to locate in close proximity to one another in order to carry out their economic function with the effect. The effect of town planning is observed by ‘Litch Field (1959) another factor which greatlyaffects and determine the investment at residential properties.’
He explained that the development of individual properties would rise or fall because ofa varietyof influence if for example some certain land uses were permitted in some places and prohibited in other place in so far as this deferred from the existing pattern of land use. There would be an increase in the others lean and Godall(1966) give an example of how the effect of town planning affect and determine residential property development.
The pattern of land use is another factor which determine the development of residential property in that the center of urban area is normally the position of greatest accessibility where transport systemand transport routes such as buses and railwaycoverage. Theyalso maintained that the demand to use a site for complimentaryorcompetitive use will greatly affect the development of residential property in that the absence of any one factor may change the development. They alsoare emphasized that the actual cost of constructionofa structure mayin some cases be immaterial. Theymaintained that ifa residentialproperty

already developedhasredevelopedpotential which woulddeterminetheinvestmentof the property rather than the existing use.

[bookmark: _TOC_250008]CHAPTERTHREE

RESEARCHMETHODOLOGY INTRODUCTION
Intheproceedingchapterrelevantliteraturereviewsweredealtwith.

This chapter attempts to formulate methodology framework to achieve the aim and objectives of this work write-up. And this will be achieved through an application of science procures in discovery answer to questions.
THERESEARCH DECISION

a. SelectionoftheStudy

b. IdentificationoftheSourceofInformation
c. Selectiveofvariablestobeused.

As this research was done at a crucial time which made many people not to have chance to respond immediately to the interview and questionnaire, hence a large part of our findings were based on personal interview during the survey.
However, data were collected from some nature and estate survey within the area through the questionnaire and other documentary sources.
Simple randomsampling techniques were adopted inadministrating the questionnaire to private individual is also the use of stratified and cluster samplings were also adopted.

[bookmark: _TOC_250007]DATATYPESAND SOURCES

The study would be depending on primary and secondary source of data, the primary data are to be generated through the use of questionnaire that will be administered on the people residing at the upper part of Gaa-Akanbi Ilorin, major information and data used in this project are obtain through the secondary source which are journals, magazines, text books, internet e.t.c.
[bookmark: _TOC_250006]INSTRUMENTATIONFORDATACOLLECTION

Questionnaire was the major instrument through which the data for this study was obtained. The questionnaire includes both the open and close ended question. In all 220 questionnaire that we printed, only 200 were administered, however, 200 questionnaire were useful for the analysis that was conducted and presented in chapter four of this figure, a total of 35 questionnaire were administered to the people residing while the remain 15 copies was giving to thestaff. Theresponserateobtained fromtherespondentswasconsidered useful for the analysis.
SAMPLE	FRAME,	SAMPLE	SIZE	AND	SAMPLING PROCEDURE/TECHNIQUES
i. Sample frame: is the source material or device from which a sample is draw further more it is a list of all these within a population who can be sampled and include individual household or institutions.
ii. SampleSize: TheSamplesize isan important featureofanyempiricalstudyinwhich the goals is to make inferences about a population from a sample. In practice, the sample size used in a study is determined based on the expense ofdata collection and

the need to have sufficient statistical power. The sample size for this research are the residents of Gaaakanbi,Ilorinkwara state
iii. Sampling Procedure: This is a fundamental concept to the conduct of research and theinterpretationofitsresult except whenacompletecensusistaken. Forthisproject, systematic random sampling method was adopted.
iv. Random Sampling: A random Sampling is the one drawn in such a way that each member ofthepopulation hasequalchanceofbeing selected. It doesnot represent the characteristic ofthe populationbut whenthe choice isleft to chance,the possibilityof bias entering the selection of the sample is reduced.
v. StratifiedSampling:Thistotalpopulationwasdividedintosubgroupcalledstrata.

Each subgroup was considered as a separate population from which a representative sample was obtained by dividing a heterogeneous population into subgroup called strata. This was done in order to make the research effective.
vi. Systematic Sampling: This involves a systematic of unit from the total population; the total population was divided into divided arbitrarily into a number of treatment levels, a unit isthe drawnfromeachofthe levelsoat fixed intervalsaccording to aset scheme.
[bookmark: _TOC_250005]METHODOFDATA COLLECTION

An appropriate methodology for collecting data does not only facilitate the process of collection, it also makes the process cheaper and more efficient,
Theprincipal method of adoptedin thecourse of this research work includeadopted in the course of this research work include the following:
i. Interview

ii. Questionnaire

iii. PhysicalObservation

i. Interview: This is a method where by the interviewer and the respondent come into physical contact and answer obtained for questions could be reframes for interview’s clarity.
ii. Questionnaire: This is an instrument for gathering data beyond the easy physical reach of the researchers. It consist of a set of question designed to gather information for a set of question designed to gather information for analysis, the results of which are used to another the research question.
iii. Physical Observation: This method is the techniques of watching the subject ofresearch in action and simultaneously recording the information required observation is the only reliable and possible investmentfor collecting data in study such as crowd,child behaviourse.t.c
[bookmark: _TOC_250004]METHODOFDATA ANALYSIS

When information is collected fromthe field, there are data that need to be analyzed, the steps involved are:
1. Presentation

2. CollectionofData

3. Organizingthedata

1) Presentation:Dataobtainedfromtheresearchispresentedthroughtablesandgraphs

2) Collection ofdata: This involves bringing or gathering together all necessary information from known sources such as primary and secondary.
3) Organizing the data: Systematic order, for instance it may be arranged in order of their occurrences so as to enhance processing.
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[bookmark: _TOC_250002]DATAPRESENTATIONANDANALYSISOFRESULT

The aimofthis chapter is to analysis datacollected and preparethemforpresentation. Data itself was extracted mainly through the application of the self administeredquestionnaire to the inhabitance of the study area.
A total of sixty 220 questionnaires were administered out of which fifty (200) were filled and return. The data obtained fromthese questionnaires were analysis in formof table, bar chart and pie chart, percentage etc.
SECTIONATABLE1:SEXOFRESPONDENCE


	OPTION
	NO.OFRESPONDENT
	PERCENTAGE

	Male
	80
	40%

	Female
	120
	60%

	TOTAL
	200
	100%



 (
xxxxxxx
xxxxxxx
xxxxxxx
xxxxxxx
xxxxxxx
xxxxxxx
xxxxxxx
xxxxxxx
xx
vvvvvvv
vvvvvvv
vvvvvvv
vvvv
)GRAPHICALREPRESENTATION 200


180

160

140

120

100

80
60
40
20


FEMALE	MALE



KEY











 (
vvvvvv vvvvvv vvvvvv vvvvvv
xxxxxx xxxxxx xxxxxx xxxxxx
)FEMALE


MALE


Fromtheaboveanalysisitshowsthatthemajorityoftherespondentsaremalewhich represent 60% while female is 40%
TABLE 2:AGE OFRESPONDENTS

	OPTION
	NO.	OF

RESPONDENT
	PERCENTAGE

	20-45
	110
	55%

	46and above
	90
	45%

	TOTAL
	200
	100%
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Fromthe above analysis it showsthat people withinthe range of46 and above represent 90% while 20-45 is 55%
TABLE3:MARITALSTATUS

	OPTION
	NO.	OF

RESPONDENT
	PERCENTAGE

	Single
	50
	25%

	Married
	150
	75%

	TOTAL
	200
	100%
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The such researcher survey of2023 showthat 50 out of200 respondents represent 25% were single, while 150 out of 200 respondents were married which represent 75% this shows that majority of the people are married























Source:FieldSurvey,2025.



GRAPHICALREPRESENTATION

TABLE	4:

 (
OPTION
NO.
OF
RESPONDENT
PERCENTAGE
DEGREE
Primary
-
-
Secondary
20
10%
36
0
NCE/OND
40
20%
72
0
HND/B.sc
60
30%
108
0
Degree
80
40%
144
0
TOTAL
200
100%
360
0
)LEVEL	F EDUCATION


 (
Secondary
10%
NCE/OND
20%
Degree
40%
HND/B.Sc
30%
)
The source researcher survey 2023, show that 20 out 200 respondents represent 10% wereO’level,40outof200respondentsrepresent20%,wereNCE/OND,60outof200

respondents represent 30% were HND/B.Sc, while 80 out of 200 respondents represent 40% Degree and above show that the respondents with degree holder are more than the other


TABLE 5: OCCUPATION

	OPTION
	NO.	OF

RESPONDENT
	PERCENTAGE
	DEGREE

	Civilservant
	78
	40%
	1440

	Selfemployed
	98
	50%
	1800

	Un-employed
	24
	10%
	360

	Total
	50
	100%
	3600


GRAPHICALREPRESENTATION
 (
UN
EMPLOYED
10%
CIVIL
SERVANT
40%
SELF
EMPLOYED 
50%
)

Fromtheanalysisabovemajorityoftherespondentsareselfemployedwhich represent 50%, followed by the civil servant which represent 40%

SECTIONB

TABLE1:Have youeverheardaboutresidential property?


	Option
	Noofrespondent
	Percentage
	DEGREE

	Yes
	160
	80%
	2880

	No
	40
	20%
	720

	Total
	200
	100%
	3600


GRAPPHICALREPRESENTATION
 (
NO
20%
YES 
80%
)

Fromtheanalysisaboveitshowthatmajorityofthepeoplehaveheardabout residential property which represent 80% followed by minority represent 20%
TABLE2:Doesduplexandflatconsistofresidentialproperty?


	Option
	Noofrespondent
	Percentage
	DEGREE

	True
	200
	100%
	3600

	False
	-
	-
	-

	Total
	200
	100%
	3600


GRAPHICALREPRESENTATION

 (
YES 
100%
)

Majorityofthepeopleagreethat duplexand flat areresidentialproperty. TABLE 3: Has residentialpropertycontributed tothe development ofthis area?
	Option
	Noofrespondent
	Percentage
	DEGREE

	Yes
	180
	90%
	3240

	No
	20
	10%
	360

	Total
	200
	100%
	3600


GRAPHICALREPRESENTATION
 (
NO
 10%
YES 90%
)

Fromtheanalysisabovemajorityofthepeopleagreethatresidentialpropertyhas contributed to the development of an area which represents 90% while 10% disagree.

TABLE4:Flathasgreatimpact onurbandevelopmentofgaa-akanbiarea?


	Option
	Noofrespondent
	Percentage

	Yes
	160
	80%

	No
	40
	20%

	Total
	200
	100%
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Fromthe analysis above majorityofthe people agree that flat has great impact onthe development in upper part of Gaa-Akanbi area which represent 80% while 20% disagree.
TABLE5:Numberofduplexbuildingisveryhighthanthat offlatand tenant


	Option
	Noofrespondent
	Percentage

	Yes
	60
	30%

	No
	140
	70%



	Total
	200
	100%
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Fromtheanalysisabovemajorityofthepeopleagreethatthenumberofduplex building is very high than that of flat and tenant which represent 30% while 70% disagree.
TABLE 6:Tenanthas greater impacton residential property developmentin upper part of Gaa-Akanbi?

	Option
	Noofrespondent
	Percentage

	Yes
	40
	40%

	No
	120
	60%

	Total
	200
	100%
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Fromtheanalysis above majorityofthepeopleagree thattenant hasgreater impacton residential property development in upper part of Gaa-Akanbi which represent 40% while 60% disagree
TABLE 7: Government has greater impact on residential property in upper part of Gaa- Akanbi area?

	Option
	Noofrespondent
	Percentage

	Yes
	140
	70%

	No
	60
	30%

	Total
	200
	100%
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TABLE8:Hasroad,electricityandpipewatercontributedtotheurbandevelopmentof residential property?

	Option
	Noofrespondent
	Percentage

	Yes
	180
	90%

	No
	20
	10%

	Total
	200
	100%



GRAPHICALREPRESENTATION
 (
180
YES
20
NO
)


From the analysis above majority of the respondent agree that the provision of social amenities like the road, electricityand pipe water whichrepresent 90% has contributedto the development of the area while others disagree which represent 10%.



TABLE 9: Has upper part of Gaa-Akanbigetting adequate amenities for the development of residential property?

	Option
	Noofrespondent
	Percentage
	DEGREE

	Yes
	120
	60%
	2160

	No
	80
	40%
	1140

	Total
	200
	100%
	3600



GRAPHICALREPRESENTATION
 (
NO
 40%
YES 
60%
)

From the analysis above show that 120 out of 200 respondent representing 60% believe that the studyarea has adequate amenities for the development ofresidentialproperty while other disagree which is representing 40%
TABLE 10: Can government collaborate with the private sectors to improve the residential property in upper part of Gaa-Akanbi?

	Option
	Noofrespondent
	Percentage

	Yes
	140
	70%

	No
	60
	35%

	Total
	200
	100%



GRAPHICALREPRESENTATION
 (
140
YES
60
NO
)

From the analysis above majority of the people agree that government collaboratewith the private sector to improve the residential propertywhich represents 70% while others people disagree which represent 30%.
IMPACT	OF	URBAN	GROWTH	ON	RESIDENTIAL	PROPERTY DEVELOPMENT IN URBAN PART OF GAA-AKANBI.
The growth in the number of people who live in the cities and the diffusion of urban live to every part of the habitable would be one of the characteristics features of the modern daylife urbangrowthis essentiallyaneconomic phenomenon;therefore it is onlymechanism to facilitate the functioning of economic activities.
As a result ofurbangrowth, institutionand activities as manifested byemergencies of developed in the centre of the town and one by residential grouping around it are down together. It has to be noted here that the physical expansion of developed in the largely attributed to the population growth as wellas the redistribution ofresidentialactivities within the areas

Also, the increase in the population and the increase on demand for residential properties have led to an increase in supply of residential properties and equally increase in the value of existing properties
It was these increase that lead to the conversion of other properties to their highestand best use, it was revealed according to the field survey that rental value in residential properties in the area is increasing tremendously.
The increase in rental values of properties are however attributed to the general inflation condition on the country as caused by structural adjustment programmes (SAP) whichbrought aboutthehighcostofbuilding materialsandanincrease indemandresidential properties.
Conversely, thedemand fortheresidentialpropertiesbacked up withtheabilityto pay made some property owners to convert their properties from commercial use to residential use.
It was revealed during the field surveythat about 55% of residential properties in the study areas are not initially meant for such purpose.
The table below shows the trends in building cost materials and rental value of flatand tenement house respectively in the areas.

TABLEII: TRENDSINCOSTOFBUILDINGMATERIALS


	ITEMS
	YEAR2023
	YEAR2024
	YEAR2025

	Bags ofcement
	5,300.00
	7,500.00
	10,500.00

	20sheetofironsheet
	190,000.00
	200,000.00
	220,000.00

	Softsand(perlorry)
	70,000.00
	95,000.00
	100,000.00

	Costoflabour(perday)
	8,000.00
	10,000.00
	12,000.00

	Sharpsand(per lorry)
	19,000.00
	20,000.00
	40,00.00

	Gravel
	15,000.00
	25,000.00
	35,000.00


Source;fieldsurvey(December 2023)

TABLEIII; TRENDINRENTALVALUEOF TENEMENT

A.PURPOSELYBUILTTENEMENTATGAA-AKANBI.


	
	YEAR2023
	YEAR2024
	PRESENT

	Secondary
	2,000
	2,500
	4,000

	Primelocation
	3,000
	3,500
	8,000



Figure (III)
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Going by the analysis of the questionnaires submitted and by personal observations and interview it was discovered from the area that residential property developed.
The growth of an area according to the field survey conducted is accompanied with some certain problems are therefore looked at as they collectively influence the value of residential properties in the area. These problems are;

i. Shortage of housing programme by the government through agency, the Kwara state property development company have not succeeded in checking within some certain pocked are
ii. Thedevelopment ofunauthorized pettytradinginsomemajor roadsofthetown

iii. The influxofunskilled people seeking for means of livelihood and speculation is also a major cause of high land and real property value in the town.
However, the occupancy ration and the way and manner in which the properties are used reducethequalityofthepropertyhence low value. Even ifthe dilapidated propertiesare eventually acquired and demolished for development, the actual rental passing on that propertywill not be the same asthe one situated in the centralpart.This isdue to the fact that congestion and the environment have reduced and rendered such area unsuitable and thereby reducing the value of residential properties in such vanity. Equally an increase in the population growth as explained above leads to an increase in demand for accommodation treatment in the areas. The result ofthis increase in the cost ofbuilding material in the areas
CONSTRAINS ON RESIDENTIAL PROPERTY DEVELOPMENT IN UPPER PART OF GAA-AKANBI
[bookmark: _TOC_250001]PLANNINGRESTRICTION

Since planning has a vital effect on the economics of an environment, comments can be made especially from the developer’s point of view. One thing most developers and conscious about is the time of view. One thing most developers are conscious about is the time taken to obtain planning permission and/or consent. This is because of the un-speedy manner of a public in charges of handling the affair. However, such delays too could be as a result of instances where some developers fail to submit to the planning authority with all relevantinformation.Itisnotalwaysappreciatedbyeitherthedevelopersorplanning

officials or both in that, time factor in any meaningfulpropertydevelopment is considered to be of outmost importance.



4.2.3	HIGHCOSTOFCONSTRUCTIONAND DEVELOPMENT

Cost of construction is equally observed to be one of the constrains in residential propertydevelopment inthe areas. As the costofconstruction is relativelyhigh, it is not easy for the supply to equate demand. Both lending rates and cost of labour have considerablygone up significantly thereby causing a fall in the trends of residential property development so as to equate with the ever increasing demand for such properties.
However when the value of an existing demand use of a properties. Plus the cost of demolition and re-building falls below the value of a new use, then calls for a re- development. This will alsoinvolves changes of usage from the one earlier allowed to another which means more cost and bureaucracy.
Inflation is also noted to be a major constrains on residentialproperty development in the areas even in every part of the country. Since it has effect of reducing the purchasing power of money and because the bulk of one building material were imported at high exchange rates the tendency for high price is more pronounce.
High cost of construction together with the high cost of developed funds serves as another constrains to residential property developed in an area 75% of the propertydevelopers confide that era is howto reconcile the highcostofdevelopment withreturnfrom development while interest on loans were going at over 30% return from property was at an average of 15%

[bookmark: _TOC_250000]CHAPTERFIVE

SUMMARY,RECOMMENDATIONSANDCONCLUSION

SUMMARY

The characteristics of urban growth as observed are that it does not proceed equally everywhere. Both concentrated and dispersion is element of growth. The growth in the development of residential activities within and around upper part of Gaa-Akanbi hasbeen a major fact responsible for the continuous influx of people into the town. The higher demand for these properties by the learning population due to more residential activities influences their value.
The growth of upper part of Gaa-Akanbi is generally concerned with the physical expansion of the town coupled with the changes in regional form are status which accompanies the growth of the town. Thus, the discovery conversion and haphazard development ofresidentialproperties insome centralpartsand indeed insome satellite towns as a result ofpopulation explosion has been attributedto the inabilityofplanning authority in this area.
RECOMMENDATIONS

i. Having discussed about urban growth and its subsequent effect on Residential Property values it is therefore necessary to forward the following recommendations which if properly implemented will surely reduce the problems discussed and improve efficiency to someextent. Thereisactuallyaneed forgovernment toacceptamorestrategyto measurethe impact ofdemographic trend uponthe urban growth so asto plan ahead oftime for the needs oftheverygrowingpopulation.Thisrequiresnotonlythemeasureofnaturalincreaseof

population but also judgment as to the nature of future migration and mobility within the town.
ii. The government should also concentrate in the form of new schools, extension of roads and possible parts of the satellite towns formed at the upper fringes. This would not only enhances the value of the properties located in this areas but also ensure good urban planning and which encourage investors to develop better and sound residential properties. Thiswouldalso attract activitiesand invariablyincrease jobopportunitiesandalso reducethe rate of migration in the areas.
iii. The high interest charged on loan especially to developers by banks should also be softened so as to enable developers to secure more loans for the production of more class residential properties at a lesser rents.
It should be however be notedthat characteristics ofurbangrowthand its problems in upper part of Gaa-Akanbi area contained many element comparable to those prevailing in other residential town in Nigeria. Thus, the generalization made from this analysis can however be applicable to the situation in the country ever.
CONCLUSION

Inconclusion, it is pertinent to lookat the conceptionofurbangrowthwhich involves gives rise to different set of values to the landed properties a successful proves in the proceeding chapters. From the research, it was established that rent on residential properties have been on the increase in population due to the inter play of this area. This shows that urban growth has a positive effect on residentialproperties in upper part of Gaa-Akanbi. The limited supply of land coupled with speculation which is believed to be a speedy act of the speculators into finding alternative sites, round the periphery of the town along the major transport routes to the town where value are relatively lower which in the long run giverise totheincreaseinresidentialactivitiesintheurbanfringes.Itisthereforehopedthatthe

findings of these project will go a long way to help the government and investors to appreciate the impact of urban growth and in particular enable the government to plan ahead whichisthe longrungiverisetothe increase inresidential activities intheurbanfringes. It is therefore hoped that the findings of these project will go a long way to help the government and investors to appreciate the impact of urban growth and in particular enables the government to plan ahead.
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DearSir/Ma

KWARA STATE POLYTECHNIC, ILORIN INSTITUTEOFENVIRONMENTALSTUDIES DEPARTMENTOFESTATEMANAGEMENT.
QUESTIONNAIREFORRESPONDENTINSTUDYAREAS.


This questionnaire is prepared to collect data on the research topic “Impact of Urban Growth on Residential Property Development” A case study of upper part of Gaa-Akanbi Ilorin South L.G.A Kwara State.
Kindly respond to the question with all sincerity, the exercise is purely academic and the information supplied will be treated with absolute confidently. We are highlyappreciative.
Thanksforyour corporation.

PLEASETICK INTHEAPPROPRIATEBOXANDFILLINTHEGAPSWHERE NECESSARY.
SECTIONA

1. Sex:Male()Female()
2. Age:20-45 ( )46 andabove()
3. Maritalstatus:Single( )Married( )
4. Levelofeducation:Primary()Secondary()NCE/OND ()HND/BSC()Degree ()
5. Occupation:CivilServant() SelfEmployed( )Trading( )Un-employ()

SECTIONB

1. Haveyoueverheardabout residentialproperty?(a) Yes()(b) No()
2. Doesduplexandflatconsist ofresidentialproperty?(a)Yes( )(b) No()
3. Has residential property contributedto thedevelopmentof this area? (a)Yes ( ) (b) No ( )
4. FlathasgreatimpactonurbandevelopmentinupperpartofGaa-Akanbiarea?(a) Yes ( ) (b) No ( )
5. Number of duplex building is very high than that of flat and tenement (a) Yes ( ) (b) No ( )

6. TenementhasgreaterimpactdevelopmentinupperpartofGaa-Akanbi?(a)Yes()
(b)No ()
7. Governmenthasgreatimpactonresidentialproperty developmentinupperpartof Gaa-Akanbi? (a) Yes ( ) (b) No ( )
8. Has road, electricityand pipe water contributed to development in upper part of Gaa- Akanbi area? (a) Yes ( ) (b) No ( )
9. HasupperpartofGaa-Akanbigettingadequateamenitiesforthedevelopmentof residential property? (a) Yes ( ) (b) No ( )
10. Cangovernment collaborationwiththeprivatesectorimprovetheresidentialproperty in upper part of Gaa-	Akanbi? (a) Yes ( ) (b) No ( )
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