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Introduction 
and forms the bedrock for all human activities and 

development which is always dangling within the varying 

man’s needs and decision. With the needs to meet up with the 

current economic realities, change in use of land became inevitable in 

an attempt to achieving socio-economic satisfaction and in order to 

exploit prevailing opportunities availed by land use dynamism.  
Urban land use change is a complex phenomenon differing greatly 

from place to place. Growth brings more activities and persons into 

urban area in search of sites, so concentrating more workers, 

machines and buildings in that area. This necessarily require some 

adjustments to existing uses of land and those lower order uses find 

that they become sub marginal occupiers of near and in time will 

relocate to sites more distant from the position of greatest 

accessibility where they will also be joined by new lower order uses 

attracted to that town. Urban growth thus involves the twin 

processes of internal reorganization and outwards expansion.   

The increased demand for sites arising from urban growth will make 

it profitable to demolish existing buildings and redevelop in a new, 

higher order use. Redevelopment occurs in or near the position of 

greatest accessibility and takes the form of replacing lower structures 

by higher ones. Where a site is redeveloped, this may bring about a 

change in use, say from residential to offices or it may represent 

rebuilding in the same use but to a more intensive level. Such 

redevelopment necessitates considerable changes in the physical 

framework of an urban area and comes about after the pressure of 

demand had been increasing for long period of time. 
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ABSTRACT  
Change in use of 

landed property is a 

transitional 

phenomenal of time 

mostly accorded with 

persistent rise in the 

level and rate of 

physical and socio-

economic growth and 

development of a 

particular area. Using 

survey Research 

Design (SRI)) via 

questionnaire 

administration, 

observation and 

personal interview for 

data collection. 

Authors investigate 

change in land use in 

Bodija Estate, Ibadan 

The data obtained 

were analyzed using 

frequency tables, 

percentage and 

Relative Important 

Index (RII) ranking 

model. The study's 

major finding was that 

the trends in land use 
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However, changes in use can and do take place without, having to demolish existing buildings. 

Thus residences near the central business districts 'may be taken over by office without any form 

of renovation. This phenomenon is very common in many urban area of Nigeria most especially 

along routes of great accessibility.  

The tendency of any change in land use begins with penetration process of commercial activities: 

which then continues to increase and dominate within an area. The occurrence of land use changes 

bring out question on how the change take place and what are strong factors that cause them to 

happen. To answer the question, it is important to identify and analyze land use structure as well 

as the causative factors. The study thus examine the trend in land use change in Bodija Estate, 

Ibadan with the following objectives of identifying the land use in the study area, examining trends 

in land use change in the study area and identifying factors responsible for land use change in the 

study area.    

 

Material and Methods   

Research Site: Ibadan is 305E of the Greenwich Meridian 7023 North of the Equator. The city which 

is the capital of Oyo had been the centre of administration of the old Western region. It is about 

145 kilometers from Lagos and is a prominent transit point between the coastal region and the 

areas to the North. Ibadan covers an area of 3,080km and comprises of 11 local governments. 

Bodija estate, a wholly residential estate locates in the northern part of the city, specifically in 

Ibadan North Local Government. Its development started in 1958 by the defunct Western Nigeria 

Housing Corporation. The estate covers 166.43 hectares. The estate which is the oldest of its type 

in western part of the country is provided with infrastructure such as electricity, pipe-borne water, 

roads and drainage system. The various land use in the estate are residential, commercial and 

recreational uses. It is managed by Oyo State Housing Corporation.   

Methodology: The study area comprises of 1,679 building, thus 168 questionnaires were 

administered using purposive random sampling technique. The sample size accounts for 10% of the 

total number of building in Bodija Estate. 106 questionnaires were retrieved and analyzed using 

Descriptive Analysis such as tables and parentages while Relative Importance Index (RII) Ranking 

Model was employed to identify the most significant determinants. Interview was also conducted 

change were gradual between 1960 and 1980, then 1980 and 2000; while there was a significant 

change between 2003 and 2022. The change has been attributed mostly to economic factors which 

has influenced the demand for commercial properties.  The study concluded by recommending 

that the nature and pattern of land use change has to be appropriately monitored and regulated 

by putting in place effective check, to curb attributable adverse impacts and maintain planning 

orderliness and that appropriate planning approval and permission should be sought and 

obtained before property owners/users carry out any physical redevelopment that will affect the 

existing use.   
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on Estate surveyor and valuers as well as officials of Oyo State Housing Corporation. Secondary 

data were equally obtained through review of relevant literatures, journals papers and thesis.  

 

Literature  

As world population surges, there has been a general increase in the demand for land in cities 

around the globe. Of particular note is the demand for residential land. It has been emphasized 

that residential land use, among the several contending urban land uses, is the biggest consumer 

of land in urban centres (Alonso, 1960; Edwards 2007; Adegoke, 2014). Under normal situations, 

increase in population elicits a proportionate increase in the demand for land for residential uses, 

and the occurrence of commercial, industrial, institutional and transportational land uses is 

spatially linked to residential development. Consequently, any changes in the general use of land 

affect residential property rental values. 

The causes, consequences and control of land use change have become issues of immense 

importance to the present-day world. The reasons for societal in land use and land use change are 

many. Land use both reflects and defines where economic activity takes place, and where and how 

communities develop. Economic conditions, populations, other land uses both public and private, 

and the size of the urban area continually change, subjecting the urban land market to forces of 

perpetual adjournment (Balchin, Bull and Kieve, 1995) 

According to Ajibuah (2010), the rapid urban growth and proliferation of human activities in 

Kaduna metropolis, Nigeria is accompanied by different types of land uses and their conversion 

from one type to another most often in contravention of land use planning. Incompatible 

combinations of various types of land use are commonly found adjacent to each other. Inter-urban 

migration of residents within Kaduna metropolis has resulted in irregular changes in land uses 

against urban planning regulations and this in turn affects residential property rental values in 

diverse, (Aliyu et al., 2013). 

These are also related to shoddy monitoring of the process of land use changes by town planning 

authorities in the aspect of property development control due to political interference, poor 

funding, insufficient technical staff, lack of equipment and tools and public resistance (Akinbabijo, 

2012). 

It has however been posited that changes in land cover by land use do not necessarily imply 

degradation of the land if the land is put into proper use. However, many shifting land use patterns 

driven by a variety of social causes, result in land cover changes that affects biodiversity, water and 

radiation budgets, trace gas emissions and other processes that come together to affect climate 

and biosphere. Land cover can be altered by forces other than anthropogenic. Natural events such 

as weather, flooding, fire, climate fluctuations, and ecosystem dynamics may also initiate 

modifications upon land cover. Globally, land cover today is altered principally by direct human use: 

by agriculture and livestock raising, forest harvesting and management, urban and suburban 

construction as well as other developmental activities.  

Hence, in order to use land optimally, it is not only necessary to have the information on existing 

land use land cover but also the capability to monitor the dynamics of land use resulting out of 

both changing demands of increasing population and forces of nature acting to shape the 

landscape. Conventional ground methods of land use mapping are labor intensive, time consuming 
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and are done relatively infrequently. These maps soon become outdated with the passage of time, 

particularly in a rapid changing environment.  

Duchasne et al (2010) examined the land use changes in Beirut (Lebanon) and Los Angeles (USA) 

from 1988 to 2007. The result showed that Beirut experienced a rapid population growth which 

contributed 19.21 percent increase in built-up land and 25.57 percent decline in green land. In Los 

Angeles, 10 percent increase in population led to 4.22 percent increase in built-up area and 1.14 

percent decrease in green land. They opined that developing countries are likely to lose greater 

percentages of forested areas to urban development due to rapid population growth and 

economic development. 

Hasyim et al (2011) analyzed urban land use change in Surubaya city in Indonesia for 20 years. The 

result revealed that between 1990 and 2009, green areas in the city decreased by 124.5km2 due to 

land use changes. The average reduction in green areas from 1990-2000 and from 2000-2009 was 

8.1km2 and 4.8km2 respectively. Urban growth was higher in the last 10 years, covering an area of 

27.km2 compared to 18.1km2 covered in previous 10 years. This study therefore examined the trend 

in land use change and economic growth considering the situation at Bodija Estate, Ibadan. 

 

Table 1:– Land use change in Bodija Estate 

Housing Status of Respondents  

Owner  50 47 

Tenant  56 53 

Total  106 100 

 

Length of Residence   

Length  Response Percentage % 

Below 10 yrs 50 47 

10 – 19 yrs  35 33 

20 – 29 yrs  9 9 

30 – 39 yrs  12 11 

40 – 49 yrs  0 0 

50 and above  0 0 

Total  106 100 

 

Type of building  

Types of building  Respondents Percentage % 

Flat 50 48 

Duplex 20 18 

Bungalow 46 34 

Total 106 100 

 

Original Design use of building 

Original Size Respondent Percentage % 
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Commercial  20 18 

Residential  81 78 

Recreational  5 4 

Total  106 100 

Present use of building after conversion 

Present use Respondents Percentage % 

Residential  16 15 

Commercial  80 76 

Recreational 10 9 

Total 106 100 

Source: Field Survey 2022 

 

Table 2: Trend in Land Use Change   

Land use Area 

(Hectare) 

% Land use Area 

(Hectare) 

% Land use Area 

(Hectare) 

% 

Residential  26.67 76.11 Residential  136.78 70.22 Residential  78.66 47.26 

Commercial 20.03 12.04 Commercial 27.24 16.37 Commercial 57.84 35.75 

Open space/ 

Recreation  

19.73 11.85 Open space/ 

Recreation  

21.23 12.76 Open space/ 

Recreation  

23.59 14.17 

Total  166.43 100.00 Total  166.43 100.00 Total  166.43 100.00 

Source: Oyo State Housing Corporation, 2022 

 

1980-2000: During this period, residential use covered 70.22% of the total area while “commercial 

has increased to 16.37% recreation has 12.76%.  

2000-2022: During This period, residential use was still dominant land use with a reduced figure 

44.28%5 while recreation was 14.17% of the total urea of the estate.  

 

Table 3: Ranking of responses on the Determinants of change in use in the Study Area  

S/N DETERMINANTS SA A 1 (3) D (2) SD (1) RII RANKING 

1 Planning Regulation  20 164 63 2 - 3.72 5th 

2 Infrastructure facilities  65 116 66 6 - 3.78 4th 

3 Agglomeration of business 

activities  

90 112 57 4 - 3.94 2nd 

4 Population size  45 48 105 22 - 3.28 8th 

5 Accessibility  115 80 51 14 - 3.88 3rd 

6 Investment potential (Demand) 105 116 27 16 - 3.94 2nd 

7 Long tenancy period  70 72 81 14 1 3.55 7th 

8 Good property maintenance habit  85 72 66 20 - 3.63 6th 

9 Ease property management  - 40 69 64 2 2.61 9th 

10 Security  150 88 27 8 2 4.11 1st 

Source: Field Survey, 2022 
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Table 3: Shows analysis of responses on the determinants of change in use of property types in the 
study area, some of the major factors listed were ranked and the study revealed that Security is 
the most significant factor with RI of 4.11 ranked first. Ranked 2nd were two factors namely; 
agglomeration of economic activities and investment potential (Demand for highest and Best Use 
of Land) both having of 3.94 each.  
However, Accessibility, Availability of infrastructural Facilities and Planning Regulation were 
ranked 3rd, 4th, 5th determinant factors with RII of 3.88. 3.78 and 3.72 respectively.  
 
Findings   
The study has examined trends in land use change in Bodija Estate, Ibadan. It was discovered that 
the trends in land use change were gradual between 1960 and 1980 then between 1980 and 2000 
while there was significant change between 2000 and 2022. Changes have been attributed mostly 
to economic factor which influenced the demand for commercial properties. Other factors 
identified are politics and urbanization.  
The paper also revealed the major form of land use change in the study location which is mostly 
from residential use to commercial use either wholly or partly i.e. mixed use. However, the study 
identified that internal modification and increased floor level among others were the major 
physical developmental pattern of land use change in the study location. 
The major significant factors responsible for change in use of Bodija Estate as revealed by the study 
include security, investment potential, accessibility. Agglomeration of business activities and 
infrastructural facilities while ease of properly management and the study) area dwellers 
population size have little or no significant impact in use conversion in Bodija Estate.  
 
Conclusion  
The study has examined trends in land use change in Bodija Estate, Ibadan. It was observed that the trend in 
land use change was gradual between 1960 and 1980, 1980 and 2000 while there was a significant change 
between year 2000 and 2022. The changes have been attributed mostly to economic factors which has 
influenced the demand for commercial properties. Other factors identified are politics and urbanization. It is 
recommended that government should interfere less with operation of the Housing Corporation while a 
master plan should be made for the metropolis in order to have a well defined landscape like other cities in 
the developed world.   
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