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Abstract 

The study examines the patterns and drivers of land use conversion along Adigbe-Panseke Road, Ogun State, 

Nigeria. The research employs a survey of 88 buildings out of 112 identified using Taro Yamane sample size 

calculator as being converted in the study area, to assess the nature of land use changes and identify the key factors 

driving conversion in the study area. Structured questionnaire was used to collect data out of which 89.8% of the 

research instrument was duly filled and returned. Findings reveal that the conversion of residential and agricultural 

land to commercial and industrial use is driven primarily by population growth (mean = 3.84, t-test = 2.928, p < 

0.05), economic development (mean = 3.90, t-test = 3.391, p < 0.05), and inadequate urban planning (mean = 

3.94, t-test = 2.351, p < 0.05). The other factors driving land use conversion within the study area was found to 

be cultural and social factors.  Inadequate urban planning, zoning regulations, economic development and 

industrial growth were the key drivers. It was concluded that, patterns of land use were driven by rapid 

urbanization, growing of commercial activities, and changes in population density. While economic opportunities 

are expanding, it was found that, weak enforcement of zoning laws and planning regulations has allowed 

unplanned conversions to emerged causing physical and environmental challenges. Therefore, Government needs 

to involve in provision and management of the essential infrastructure to prevent congestion and deterioration of 

the study area. 
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1. Introduction 

In urban and regional planning, land use conversion the act of converting land from one use to another is a major 

concern. The future of ecological preservation, monetary growth, and social justice may hang in the balance as a 

result of this change. Land use change has far-reaching planning implications that include community 

involvement, new infrastructure, and regulatory frameworks. The effects on the environment are one of the main 

factors to think about when converting property. An imbalance in the natural system can occur as cities grow and 

natural or agricultural regions are developed for human habitation, business, or industry. As a result, biodiversity 

may decline, pollution levels may rise, and carbon emissions may rise (Brown et al., 2022). To lessen these 

impacts, planners should think about green infrastructure and sustainable behaviours. 

 

Land use conversion is also heavily influenced by economic issues. Jobs, higher property values, and more tax 

money for the local government are just a few of the many economic benefits that can result from a change in 

land use (Smith & Johnson, 2023). Nevertheless, it has the potential to cause population relocation and a decline 

in agricultural output, which can make it difficult to keep the economy stable and ensure enough food supplies 

(Jones et al., 2022).  When considering land use change, social justice is an additional important planning 

consideration. Displacement and diminished access to basic services are two negative consequences that 

disproportionately affect already-vulnerable populations (Williams & Garcia, 2023). Inclusive measures that 

promote fair development and eliminate socioeconomic inequities are essential components of effective planning. 

The conversion of land uses can only be guided by policies and regulatory frameworks. Zoning laws, land use 

policies, and environmental regulations provide the foundation for planning decisions (Thompson, 2023). These 

frameworks need to be adaptable to address the dynamic nature of urban growth and environmental challenges. 

The association of land use planning includes three major components: (i) land (ii) the way land is used (iii) the 

rational organization of that use in the future. Land is the basis of our living. It provides food and shelter, filters 

and stores water, and supplies space for urban and industrial development, leisure and many other social activities. 

Land is a vital resource and an expression of power and wealth. In a predominantly rural society, people who own 

(productive) land are considered relatively rich and wealthy; landless people are poor, underfed, and often remain 

dependent on others for their livelihood (Nyaboke, 2020). Land use planning is used to support the orderly 

occupation and use of land and to avoid adverse developments. It primarily relies on an evaluation of the land 

potential and on the alternative patterns of its use - including the physical, social and economic conditions which 

affect that use - for the purpose of selecting the most appropriate use. Its main aim is to select and choose the 

options which meet best the needs, and to draw up a policy for its sustained use. Land use planning does not stand 

on its own, but constitutes an intermediate step between land evaluation and land management. While land 

evaluation primarily identifies and rates the land potential and recommends alternative use scenarios, land use 
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planning focuses more on effective choices, with the basic information at hand amongst the options provided by 

the land evaluation process. The selection of these options is not necessarily determined by rational criteria only, 

but takes into consideration as well human, economic and environmental aspects. Implementing these scenarios 

is mainly achieved by land use management techniques. Hence, while land evaluation and land use management 

operate mainly on technical criteria, land use planning deals with decision making, and this is mainly a political 

action. (Hersperger, 2018) 

 

The Institute of land use planning in the cities of Nigeria significantly affects development. It is responsible for 

delay in securing land and development rights, affects Plot Sizes and imposes unrealistic standards on housing 

development. No approach appears to have been developed so far to quantify these impacts systemically. While 

noting the differences in the planning regimes between developed and developing economies. This develops a 

multiple regression model to quantify the impact of land use planning on cites in Nigeria. The aim is to provoke 

more research in this area to generate measures to improve the system of land use planning in African cities. 

(Odiwe, et .al., 2012). In the urban environment in Nigeria, most housing developments are carried out by 

individual private developers, taking the form of flats and rooming accommodation. (Obiadi & Onochie, 2018).  

Abeokuta, the capital city of Ogun State in southwestern Nigeria, has experienced significant changes in land use 

patterns over the past few decades. This transformation is driven by various factors, including rapid urbanization, 

population growth, and economic development. Land use conversion presents both opportunities and challenges 

for Abeokuta, a city rich in history and renowned for its traditional industries and cultural legacy.  

 

Because of both intrinsic growth in the population and migration from the countryside to the city, Abeokuta's 

population has been rising at a steady rate in recent years. More people need homes, businesses, and roads because 

of this demographic upheaval. The result is a growing trend of developing residential estates, commercial centers, 

and industrial zones on top of former agricultural lands and green spaces (Adeyemi et al., 2021). Planning for 

sufficient infrastructure, sustainable development techniques, and the protection of cultural and historical 

landmarks are all made more difficult by the current rate of urbanization. According to Adebayo et. al., (2024) 

the land use of Abeokuta had substantial changes between 1984 and 2015. It is crucial to closely monitor these 

changes and ensure that land use regulations are strictly followed. Therefore different laud use conversion that 

have taken place along Adigbe-Panseke Road in Abeokuta in particular needs to be identified. Zangina et. al., 

(2019) also carried out a study that noted that the study area has undergone high level of land use conversion 

mainly from residential land use to commercial land use with attended problems of indiscriminate disposal of 

waste and traffic congestion amongst others. He also added that the study discovered that respondents also faulted 

their failure to obtain conversion approval on difficulties in the process involved, while majority of the respondents 

considered the processes to be demanding and time consuming. 

 

The motivations behind this paper are to: identify the socio-demographic/economic characteristics of the 

beneficiaries of the converted land use (ii) identify different types of land use conversion along Adige-Panseke 

Road; (iii) investigate the causes of land use conversion in Adigbe, Abeokuta. The need to provide and maintain 

needs for sustainability and wellbeing of people has made it important to examine the changes in land use for the 

purpose of strategic and quantitative monitoring of natural resources and developments in the environments. 

(Brandt & Townsend, 2006), thereby justifying the essence of this paper. 

 

2.0 Literature Review 

2.1 Conceptual Reviews 

2.1.1 Types of Land Use Conversion 

Agricultural to residential, residential to commercial, and green space to industrial zones are all examples of land 

use conversion. Changes in land use patterns, especially those affecting agriculture and natural landscapes, are 

common results of urban expansion. Agricultural fields are being turned into residential estates at an alarming rate 

in several urban locations, including Abeokuta, according to studies (Adeyemi et al., 2021). Economic incentives 

and infrastructure developments have also led to commercial and industrial projects encroaching upon residential 

areas (Ogunleye et al., 2022). 

 

2.1.2 Causes of Land Use Conversion 

Land use conversion has many causes that include demographics, economics, and policies. As cities grow to house 

more and more people, rapid urbanization plays a significant role. As a result of population growth, cities are 

under increasing pressure to develop new infrastructure, build more homes, and expand existing businesses (Jones 

et al., 2022). Land repurposing for industrial and commercial use is an important part of economic development 

because these sectors are considered as the motors of economic progress (Smith & Johnson, 2023). Unplanned 

and frequently disorganized shifts in land use are also caused by weak zoning law enforcement and poor urban 

planning (Thompson, 2023). 
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It was observed that land and building may not cease to be converted into needed usage due to the presence of 

several human activities competing for scarce land. The problem of solving additional land requirements would 

have been easier if each land use could be expanded without encroaching upon that land meant specifically for 

other purposes (Alabi et. al., 2024).The main land use Conversion in der study area that has high level of land use 

conversion is from residential to commercial with attended problem of discrimination disposal. Such as offices, 

shops and restaurants. Other Land conversions are stated as follows from agricultural land use to residential land 

use conversion such as housing estate and apartments. Open land to mixed use development such as retail-

residential to office space. Also, industrial land use to commercial conversion such as shopping centers and hotels 

(Akinbiola et al.2016). 

 

2.2 Theoretical Review 

This paper is hinged on both environmental impact theory and Bid-Rent Theory 

The Environmental Impact theory as developed by Barrow (1999), explains the relationship between human 

activities and environmental changes. The theory builds on earlier works by Turner et al. (1990) and Odum 

(1983), which highlight how land use conversion affects ecological balance. It suggests that uncontrolled land use 

changes, such as urbanization and deforestation, can lead to environmental degradation, pollution, and 

biodiversity loss. The theory assumes that human activities directly influence environmental conditions, and there 

is a threshold beyond which ecological damage becomes irreversible. It also emphasizes the need for sustainable 

development and proper environmental planning to mitigate negative impacts (Barrow, 1999). As land use 

changes occur, feedback mechanisms can trigger socio-economic consequences, such as declining agricultural 

productivity and increased health risks. Taking the study area into consideration the Environmental Impact Theory 

is relevant as it explains the ecological consequences of rapid urbanization and land conversion. Factors such as 

loss of green spaces, increased flooding risks, and pollution due to commercial and residential expansion align 

with the principles of this theory. Understanding these environmental changes can help in formulating policies for 

sustainable urban development. Applying this theory to the study will provide a scientific basis for assessing 

environmental degradation resulting from land use conversion. It will also inform policymakers on the need for 

effective land management strategies to balance urban growth with environmental sustainability. The findings 

will contribute to planning efforts aimed at reducing the negative impacts of land use conversion in the study area. 

The Bid-Rent Theory, proposed by Alonso (1964) and refined by Mills (1967) and Muth (1969), explains how 

land use and land value are determined by economic factors. The theory suggests that different land users 

(commercial, residential, industrial) compete for land based on its accessibility and economic potential. According 

to this model, land value decreases as distance from the city centre increases, with businesses willing to pay higher 

rents for prime locations. The theory is based on key assumptions, including the idea that commercial activities 

prefer locations closer to the central business district (CBD) due to high customer traffic and accessibility. 

Residential and industrial users, on the other hand, settle in less central areas where land is cheaper. Additionally, 

transport costs play a crucial role in determining land use patterns businesses and residents relocate based on 

trade-offs between land cost and accessibility (Alonso, 1964). In the study area, the Bid-Rent Theory is relevant 

in explaining why commercial developments are replacing residential buildings. As land values increase due to 

urban expansion, businesses outbid residential users, leading to significant land use conversion. The economic 

potential of the corridor, driven by high foot traffic and demand for commercial spaces, aligns with the principles 

of bid-rent dynamics. Applying this theory to the study will help analyze the economic drivers of land use 

conversion along Adigbe-Panseke Road. It will also provide insights into future land use trends and guide urban 

planning policies aimed at ensuring balanced development. Understanding bid-rent dynamics can assist in creating 

zoning regulations that accommodate both commercial growth and residential needs. 

 

2.3 Empirical Review 

Communities may be uprooted and social dynamics may shift as a result of social consequences. According to 

Williams and Garcia (2023), who looked at the societal effects of land use conversion, fast urbanization changes 

social structures and frequently forces low-income populations to leave their homes. A worse quality of life and 

more social inequality may be the outcomes for those impacted. The effects on the economy can be diverse, 

although they are often good. First, research by Smith and Johnson (2023) and Ogunleye et al. (2022) shows that 

changing land use can increase economic growth and create new jobs. Aluko (2023) pointed out that it can put a 

pressure on public services and current infrastructure. Urban planners and legislators may not be able to keep up 

with the rising demand for essential infrastructure like roads, water supply, and sanitation systems, which can 

cause gridlock and inadequate services.  

 

In order to house the expanding human population, Adeyemi et al. (2021) noted that more and more land that was 

once used for agriculture is being transformed into housing estates. Commercial real estate has been on the rise, 

according to Ogunleye et al. (2022), which is indicative of the area's thriving economy and the increasing need 

for office space. It is crucial to conduct empirical research on how effective planning policies are at managing 
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land use conversion. The function of Ogun State's regulatory frameworks in limiting land use changes was 

investigated by Babalola (2022). While policies do exist, the study indicated that enforcement is frequently 

lacking, leading to unanticipated developments and environmental damage. More strong and coordinated planning 

efforts are required, according to Thompson (2023), who also stressed the significance of enforcement measures 

and the participation of various stakeholders. To make sure development satisfies the interests of locals and 

reduces negative repercussions, community involvement is essential. It is crucial to incorporate environmental 

sustainability into planning policies, according to empirical research. In order to mitigate the negative ecological 

effects of land use conversion, Aluko (2023) argued for more environmental restrictions and improved 

enforcement of current rules. Environmental impact studies and the protection of urban parks are examples of 

such actions.  

 

Land use conversion in Abeokuta-like metropolitan regions is examined in depth in a number of case studies. For 

example, Li, et. al., (2022) research on Beijing's land use changes emphasized the significance of government 

policies in controlling and guiding urbanization. This research has important implications for Abeokuta because 

it shows that sustainable land use planning must take into account both economic growth and environmental 

protection. Community engagement and open government are crucial in controlling urban expansion, according 

to another case study on land use conversion in Karachi (2021) by Ahmad, Hussain and Mahmood. More 

sustainable and equitable development results can be achieved through inclusive planning methods that 

incorporate local communities and stakeholders, according to the study. According to research by Ogunleye et al. 

(2022), land use changes are largely driven by economic development activities, such as the construction of 

commercial hubs and industrial parks. Policies implemented by governments to encourage economic growth and 

investment frequently lend their support to such endeavours. According to Smith and Johnson (2023), land use 

patterns can be influenced by economic incentives. They pointed out that places with greater economic potential 

are more prone to being converted.  

 

Another reason for land use conversion is the lack of proper urban planning and the lax implementation of zoning 

restrictions. Inadequate regulatory frameworks and a lack of enforcement frequently lead to unplanned and 

haphazard development, which Thompson (2023) listed as a challenge. This is especially true in places like 

Abeokuta, where the population is growing at a faster rate than the planning authorities can keep up with.  

Consequences of Alterations to Land Use Land use conversion has far-reaching consequences that influence many 

areas, including the economy, society, and the environment. Both good and bad results can be gleaned from 

empirical research on these impacts.  The effects on the environment are very worrisome. Brown et al. (2022) 

provided evidence that habitat loss, increased pollution, and biodiversity loss are some of the negative 

consequences of land use modification on natural ecosystems. These environmental problems are made worse by 

the development of cities on formerly used farmland and open areas, which increases global warming and depletes 

natural resource supplies. 

 

The Study Area 

Adigbe-Panseke Road is a major urban corridor in Abeokuta, Ogun State, Nigeria, located between latitude 

7.15°N and longitude 3.35°E. It serves as a strategic link connecting residential, commercial, and institutional 

areas within the city. The road has witnessed rapid urbanization in recent years, driven by population growth and 

increased economic activities. Its proximity to key landmarks such as Moshood Abiola Polytechnic, commercial 

hubs, and residential estates has contributed to significant land use conversions. 

 
Figue 1: Location map of Abeokuta and its environs 
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The economic activities along the area are diverse, with a growing presence of retail stores, banks, 

supermarkets, hotels, and restaurants, replacing formerly residential and undeveloped spaces. The expansion 

of commercial establishments has led to rising property values, making it an attractive location for investors and 

business owners. Additionally, transportation services, including taxis and motorcycles, play a crucial role in 

supporting mobility and accessibility in the area. 

 
Figure 2:  Lcoation Map of Adigbe and Its environmens 

 

Socially, Adigbe-Panseke Road is a vibrant hub with educational institutions, religious centres, and 

recreational facilities. The influx of students and workers has contributed to a high demand for housing, leading 

to the conversion of residential properties into hostels, guesthouses, and mixed-use developments. This urban 

transformation has implications for infrastructure, traffic congestion, and environmental sustainability, as green 

spaces and open lands continue to decline. 

 

3. Materials and Methods 

This paper utilizes quantitative method to comprehensively address the research objectives. Quantitative methods 

provide empirical data on land use conversion types and the effectiveness of planning policies.  The population 

for the study is targeted at all the buildings situated along Adigbe Panseke Road corridor in Obafemi Owode Local 

Government Area, Abeokuta, Ogun State. This area has been chosen due to its rapid urbanization and significant 

land use conversion, making it an ideal location to investigate planning implications. As a result of this, a total of 

112 buildings were identified in the study area using Google Earth (2024), which serves as the population of the 

study. To determine the sample size of this study, Taro Yamane's formula was used with a population size of 112, 

with a 5% level of precision, 95% confidence level. The formula is:  

Sample size =  
𝑁

(1 +  𝑁(𝑒2))
 

Where N = population size, e = level of precision (expressed as a decimal), confidence level, and estimated 

proportion. 

Substituting the values, we have: 

Sample size =  
112

(1 +  112(0.052))
 

n = 112 / (1 + 0.28) 

n = 112 / 1.28 

n = 88 (rounded up) 

 

Therefore, using Taro Yamane's formula, the recommended sample size for a population size of 112 with a 5% 

level of precision, 95% confidence level, and estimated proportion of 50% is 88. Hence, 88 land-use converted 

properties were selected in the study area. In addition, structured questionnaire was used to collect data from the 

target respondents. From the randomly selected land use converted units, about 89.8% representing 79 research 

instruments was returned for statistical analysis. Descriptive and inferential methods of data analysis was 

employed in the analysis of the data collected from field. The descriptive part consists of frequency, percentage, 

mean response score and ranking methodology while one sample t-test was used as an inferential method to make 

inference about the types of land use methods adopted and drivers of land use in the study area. 
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4. Results and Discussion 

4.1 Results and Interpretation 

4.1.1 Socio-Demographic Analysis of the Participants’ 

Table 1: Gender 

 Frequency Percent Valid Percent Cumulative Percent 

 Male 33 41.8 41.8 41.8 

Female 46 58.2 58.2 100.0 

Total 79 100.0 100.0  

Source: Field Survey, 2024 

Table 1 depicts the socio-demographic analysis of the participants on land use conversion. The result suggests 

that there are more female participants (58.2%) than male participants (41.8%) in the study. This indicates a slight 

predominance of females in the sample population. 

 

Table 2: Age range 

 Frequency Percent Valid Percent Cumulative Percent 

 18-29 years 9 11.4 11.4 11.4 

30-39 years 26 32.9 32.9 44.3 

40-49 years 20 25.3 25.3 69.6 

50-59 years 16 20.3 20.3 89.9 

60 and above 8 10.1 10.1 100.0 

Total 79 100.0 100.0  

Source: Field Survey, 2024 

Table 2 shows the age distribution of the participants in the study. Result indicated that the 30-39 age group forms 

the largest portion of the participants, making up 32.9% of the sample. This suggests that this age group is the 

most represented in the study, which may imply that this age group is the most engaged or affected by the land 

use conversion along Adigbe Panseke road. The 40-49 years age group also has significant representation at 

25.3%, followed by the 50-59 years group at 20.3%. Together, these groups account for over 78% of the 

participants, indicating that middle-aged individuals form the bulk of the study's sample. The younger (18-29 

years) and older (60+ years) groups are less represented, accounting for 11.4% and 10.1% of the sample, 

respectively. This implies that these age groups may be less involved or affected by the ongoing land use 

conversion, or they may have different levels of interest or awareness. 

 

Table 3: Occupation 

 Frequency Percent Valid Percent Cumulative Percent 

 Employed 10 12.7 12.7 12.7 

Self-employed 35 44.3 44.3 57.0 

Unemployed 11 13.9 13.9 70.9 

Retired 23 29.1 29.1 100.0 

Total 79 100.0 100.0  

Source: Field Survey, 2024 

The majority of participants are self-employed (44.3%), which suggests that entrepreneurial or informal economic 

activities are prevalent along the Adigbe Panseke road. This could indicate that land use conversions in the area 

may be linked to commercial or small-scale business expansions. A significant percentage of participants are 

retired (29.1%), suggesting that a notable percentage of the population is no longer in active employment, which 

may have implications for the types of services and infrastructure needed in the area. Employed individuals 

represent only 12.7% of the participants, indicating that formal employment is less common among the 

respondents. The unemployed group makes up 13.9%, which may reflect economic challenges in the area or 

indicate that land use conversion could create new job opportunities. This occupational distribution is significant 

for understanding how land use conversion impacts livelihoods and economic activities in the area, especially for 

self-employed individuals who may rely on flexible land use policies for business opportunities. 

Table 4: Length of Stay in Adigbe area 

 Frequency Percent Valid Percent Cumulative Percent 

 Less than a year 15 19.0 19.0 19.0 

1-5 years 29 36.7 36.7 55.7 

6-10 years 22 27.8 27.8 83.5 

More than 10 years 13 16.5 16.5 100.0 

Total 79 100.0 100.0  

Source: Field Survey, 2024 

Table 4 depicts the participants’ length of the stay in the study area. It can be seen that the largest group of 

participants has lived in the Adigbe area for 1-5 years (36.7%), indicating that many people in the sample are 
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relatively recent residents. This suggests that the area may have experienced population growth in recent years, 

possibly influenced by land use changes or development along the Adigbe Panseke road. A significant percentage 

of participants representing 27.8% have lived in the area for 6-10 years, indicating a stable presence of mid-term 

residents who might have witnessed changes in land use over time. 19.0% of the participants have lived in the 

area for less than a year, reflecting a transient or newly settled population, which might be tied to recent 

developments or land use conversions attracting newcomers. 16.5% have lived in the area for more than 10 years, 

making them the longest-term residents, and likely to provide valuable insights into the historical land use and its 

changes over time. This distribution generally implies that the study sample captures a mix of newer and longer-

term residents, providing a balanced perspective on how land use conversions and urban development in the 

Adigbe area have affected different groups over time. Residents with varying lengths of stay may have different 

experiences and perspectives on the planning implications of land use conversion. 

 

Table 5: Analysis of Participants Opinion on Types of Land Use Conversion 
 SD D N A SA Total Mean t- 

test 

p-

value 

Residential areas have 

been converted into 

commercial spaces. 

f 6 11 14 24 24 79 3.62 0.846 0.400 

% 7.6% 13.9% 17.7% 30.4% 30.4% 100.0%    

Agricultural lands have 

been converted into 

residential estates. 

f 3 5 9 22 40 79 4.15 5.273 0.000 

% 3.8% 6.3% 11.4% 27.8% 50.6% 100.0%    

Industrial areas have 

been developed where 

there were previously 
vacant lands. 

f 2 14 18 16 29 79 3.71 1.534 0.129 

% 2.5% 17.7% 22.8% 20.3% 36.7% 100.0%    

Recreational areas and 

green spaces have been 
reduced due to urban 

development. 

f 1 9 17 25 27 79 3.86 3.028 0.003 

% 1.3% 11.4% 21.5% 31.6% 34.2% 100.0%    

Historic sites have been 
re-purposed for 

commercial or 

residential use. 

f 4 6 14 27 28 79 3.87 2.921 0.005 

% 5.1% 7.6% 17.7% 34.2% 35.4% 100.0%    

Natural habitats have 

been affected by urban 

expansion. 

f 3 11 17 20 28 79 3.75 1.840 0.070 

% 3.8% 13.9% 21.5% 25.3% 35.4% 100.0%    

Public spaces have 

been converted into 

private developments. 

f 2 6 16 27 28 79 3.92 3.599 0.001 

% 2.5% 7.6% 20.3% 34.2% 35.4% 100.0%    

t-test value  = 3.5; SA = Strongly Agree; A = Agree; D=Disagree; SD = Strongly Disagree 

Means: Strongly Agree (SA) = 4.5-5.0; Agree (A) = 3.50-4.4; Not Sure (N) = 2.5-3.4; Disagree (D) = 1.5-2.4; 

Strongly Disagree (SD) = <1.5 

Source:  Researcher’s Self Computation as extracted from SPSS, Version 25 

 

Table 5 presents the participants' opinions on various types of land use conversions along the study area, using a 

Likert scale from Strongly Disagree (SD) to Strongly Agree (SA). The mean values, t-test statistics, and p-values 

provide insight into the significance of these perceptions. From item 1 of the table, the mean of 3.62 indicates that 

participants generally agree that residential areas have been converted into commercial spaces, with a combined 

60.8% (24 + 24) either agreeing or strongly agreeing. However, the p-value (0.400) suggests that this finding is 

not statistically significant, indicating that there might be some uncertainty in this trend. 

 

The mean response score of of 4.15 in item 2 suggests strong agreement among participants that agricultural lands 

have been converted into residential estates. An impressive 78.4% (22 + 40) agree or strongly agree, and the 

significant p-value (0.000< 0.05) supports the conclusion that this conversion is a prevalent trend in the area. On 

item 3, the mean response score of 3.71 indicates agreement, with a combined 56.9% (16 + 29) of participants 

agreeing or strongly agreeing that industrial areas have developed on previously vacant lands. However, the p-

value (0.129<0.05 level of significance) indicated that this result is not statistically significant. 

 

Taking item 4 into consideration, the mean responses score of 3.86 reflects a strong agreement with 65.8% (25 + 

27) of participants agreeing or strongly agreeing that recreational areas and green spaces have been reduced. The 

statistically significant p-value (0.003< 0.05 level of significance) indicates that this trend is well-supported by 

participants’ perceptions. From item 5, the mean of 3.87 indicates strong agreement, with a total of 69.6% (27 + 

28) of participants agreeing or strongly agreeing. The p-value (0.005 < 0.05 level of significance) indicates a 

statistically significant perception of the re-purposing of historic sites. More so, the mean response score of 3.75 

in item 6 suggests agreement, with 55.7% (20 + 28) of participants agreeing or strongly agreeing that natural 
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habitats have been affected. However, the p-value (0.070 < 0.05 level of significance) indicates that this finding 

is not statistically significant. 

 

On the responses of item 7, the mean of 3.92 reflects agreement, with a total of 69.6% (27 + 28) of participants 

agreeing or strongly agreeing that public spaces have been converted into private developments. The statistically 

significant p-value (0.001 < 0.05 level of significance) indicates strong support for this trend. 

Table 6: Analysis of the Factors (Causes) influencing Land Use Conversion 
Items   SD D N A SA Total Mean t-test p-

value 

Rank 

Population 

growth is a 

major cause 
of land use 

conversion. 

f 2 7 15 33 22 79 3.84 2.928 0.004 4th  

% 2.5% 8.9% 19.0% 41.8% 27.8% 100.0%     

Economic 
development 

and 

industrial 

growth drive 

land use 

changes. 

f 2 6 17 27 27 79 3.90 3.391 0.001 3rd  

% 2.5% 7.6% 21.5% 34.2% 34.2% 100.0%     

Inadequate 

urban 

planning 
and zoning 

laws 

contribute to 
unplanned 

land use 

conversion. 

f 4 6 13 24 32 79 3.94 3.351 0.001 2nd  

% 5.1% 7.6% 16.5% 30.4% 40.5% 100.0%     

The demand 

for 

commercial 
properties 

leads to 

conversion 
of 

residential 

areas. 

f 3 7 17 26 26 79 3.82 2.593 0.011 5th  

% 3.8% 8.9% 21.5% 32.9% 32.9% 100.0%     

Changes in 

government 

policies 
have 

influenced 

land use 
patterns. 

f 5 9 20 20 25 79 3.65 1.061 0.292 6th  

% 6.3% 11.4% 25.3% 25.3% 31.6% 100.0%     

Investor 

interests 
have driven 

changes in 
land use. 

f 5 25 25 14 10 79 2.99 4.045 0.000 7th  

% 6.3% 31.6% 31.6% 17.7% 12.7% 100.0%     

Cultural and 

social 
factors have 

influenced 

land use 

decisions. 

f 0 0 20 35 24 79 4.09 6.531 0.000 1st  

% 0.0% 0.0% 25.3% 44.3% 30.4% 100.0%     

t-test value  = 3.5; SA = Strongly Agree; A = Agree; D=Disagree; SD = Strongly Disagree 

Means: Strongly Agree (SA) = 4.5-5.0; Agree (A) = 3.50-4.4; Not Sure (N) = 2.5-3.4; Disagree (D) = 1.5-2.4; 

Strongly Disagree (SD) = <1.5 

 

Source:  Researcher’s Self Computation as extracted from SPSS, Version 25Table 6 presents the factors driving 

land use conversion along Adigbe-Panseke Road, with participant responses categorized by frequency and 

percentage across five response options. Each item is also associated with a mean score, t-test value, p-value, and 

rank based on the mean scores. Interpretation of this table was done using the mean response score and p-value 

of the t-test statistics. From item 1 showing population growth as a major cause of land use conversion, the mean 

response score of 3.84 indicated strong agreement that population growth is a significant factor driving land use 

conversion in the study area. The p-value (0.004 <0.05) indicates that this is a well-supported finding among 

participants. 
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Taking item 2 into consideration, depicting the responses on whether or not economic development and industrial 

growth drive land use changes, with a mean of 3.90, participants largely agree that economic development and 

industrial growth are significant drivers of land use changes. The statistically significant p-value (0.001< 0.06) 

further emphasizes the role of economic factors in land use dynamics. From item 3, indicating whether or not 

inadequate urban planning and zoning laws contribute to unplanned land use conversion, the mean response score 

of 3.94 indicates a strong belief that inadequate urban planning and zoning laws contribute to unplanned land use 

conversion. The significant p-value (0.001 < 0.05) reinforces the importance of effective planning in managing 

land use changes. 

 

Result of item 4 of the Table indicated that the demand for commercial properties leads to conversion of residential 

areas as the mean response score of 3.82 indicates agreement. The p-value (0.011<0.05) confirms the statistical 

significance of this factor. On the result of item 5, the mean response score of 3.65 implies a moderate agreement 

that changes in government policies have influenced land use patterns. However, the p-value (0.292 > 0.05) 

indicates that this finding is not statistically significant. Taking item 6 into consideration, result shows that the 

mean of 2.99 reflects a neutral response to investor interests driving changes in land use, with a significant p-

value (0.000). However, the relatively low agreement suggests that participants do not view investor interests as 

a major driving force in land use conversion. On item 7 depicting the Cultural and social factors influencing land 

use conversion, this factor received the highest mean score of 4.09, indicating strong agreement among 

participants that cultural and social factors significantly influence land use decisions. The statistically significant 

p-value (0.000 < 0.05 level of significance) implies that this perception is robust, marking it as the most crucial 

driving force for land use conversion. 

 

4.1 Discussion of Findings 

This study is based on “planning implications of land use conversion along Adigbe-Panseke Road, Ogun state”. 

Findings from objective 1 (See Table 4.5) indicated that land use conversion in the Adigbe-Panseke area is 

primarily characterized by the conversion of agricultural lands into residential estates, the reduction of recreational 

spaces, and the re-purposing of historic sites. Significant changes in land use are acknowledged by participants, 

especially with regard to residential and commercial conversions, as well as the loss of public spaces to private 

developments. The statistical significance of certain trends, particularly those with p-values below 0.05, highlights 

important areas of concern for urban planners and policymakers regarding sustainable development and land use 

management. 

 

On the factors driving land use conversion within the study area, the most significant factor driving land use 

conversion is cultural and social factors, followed closely by inadequate urban planning and zoning laws and 

economic development and industrial growth (see Table 4.6). This indicates that land use decisions are influenced 

not only by economic motives but also by the sociocultural context. Population growth and demand for 

commercial properties are also notable drivers, highlighting the pressing need for effective urban planning to 

accommodate growth and prevent unplanned conversions. Although government policies are perceived to have 

some influence, the significance is weak compared to other factors. The low agreement on the role of investor 

interests suggests that while they may play a role, they are not viewed as a primary driver in land use conversion. 

 

5. Conclusion and Recommendations 
Based on the empirical results, the study revealed that, the dominant land use conversions along Adigbe-Panseke 

Road are from residential and agricultural to commercial and industrial uses. This shift was driven by rapid 

urbanization, high commercial activities, and changes in population density of the study area. These conversions 

reflect a transition towards higher economic utilization of land but come with adverse impacts on existing 

infrastructure and immediate environment. More so, it was evident that the primary drivers of land use conversion 

include population growth, economic development, inadequate urban planning, demand for commercial 

properties, and investor interests. Cultural and social factors also play a significant role, particularly in shaping 

land use decisions along the corridor. The acquire data reveals that, while economic opportunities are expanding, 

weak enforcement of zoning laws and planning regulations has allowed unplanned conversions to proliferate, 

intensifying physical and environmental challenges. As the demand for changes in land use intensifies, it is critical 

to upgrade the existing infrastructure, includes motorable roads, water supply, and public services, to meet the 

demand. Government should investment in expanding and maintaining urban infrastructure which is essential for 

preventing further congestion and deterioration of public utilities in the study area. 

 

 

 

 

 



MULTIDISCIPLINARY JOURNAL OF ENGINEERING, TECHNOLOGY AND  SCIENCES (MJETS) VOL 2  NO. 1, 2025 (ISSN: 2636-4999; E-ISSN: 2616-1060),       

Indexed in Google Scholar (Email: mjets85@gmail.com) Nnamdi Azikiwe University, Awka, Nigeria 
 

108 
 

References 

Adebayo, H. O., Oyesiku, O. O., & Badejo, B. B. (2024). Analysis of Urban Expansion and Land Use/Land Cover 

Changes in Abeokuta, Nigeria using Remote Sensing and Geographic Information System 

Techniques. NIU Journal of Humanities, 9(2), 131-140. 

Adeyemi, A. O., Akinola, A. A., & Ajayi, A. F. (2021). Urbanization and land use change in Abeokuta, Nigeria: 

Implications for sustainable development. Journal of Sustainable Development in Africa, 23(2), 45-59. 

Ahmad, S., Hussain, S., & Mahmood, A. (2021). Urban land use change and sustainable development in Karachi: 

A community perspective. Urban Studies Review, 34(3), 78-93. 

Akinbiola, S., Awotoye, O., Adepoju, K., & Salami, A. (2016). Floristic indicators of tropical landuse systems: 

evidence from mining areas in Southwestern Nigeria. Global ecology and conservation, 7, 141-147. 

Alabi, A. A., Olurin, O. T., Egunjobi, A. I., Otunuga, V., Adetoyinbo, A. A., Olaoye, A. M., & Coker, J. O. (2024). 

Impact of land-use types on the distribution and accumulation of polycyclic aromatic hydrocarbons in 

soil from Sagamu Town, Southwestern Nigeria. Ife Journal of Science, 26(3), 831-846. 

Alonso, W. (1964). Location and land use: Toward a general theory of land rent. Harvard University Press. 

Aluko, O. (2023). Environmental impacts of urban expansion in Ogun State. Nigerian Journal of Environmental 

Studies, 40(1), 112-126. 

Babalola, O. (2022). Land use planning and regulatory challenges in Ogun State. Journal of Urban and Regional 

Planning, 17(3), 307-322. 

Barron, D. N. (1999). The structuring of organizational populations. American Sociological Review, 64(3), 421-

445. 

Brandt, J. S., & Townsend, P. A. (2006). Land use–land cover conversion, regeneration and degradation in the 

high elevation Bolivian Andes. Landscape ecology, 21, 607-623. 

Brown, P., Smith, R., & Thompson, L. (2022). Environmental impacts of urban expansion: A review. Journal of 

Urban Planning, 45(2), 123-135. 

Hersperger, A. M., Oliveira, E., Pagliarin, S., Palka, G., Verburg, P., Bolliger, J., & Grădinaru, S. (2018). Urban 

land-use change: The role of strategic spatial planning. Global Environmental Change, 51, 32-42. 

Jones, M., White, J., & Lee, K. (2022). Economic outcomes of land use change in rural areas. Economic 

Geography Review, 38(4), 412-429. 

Li, J., Wang, Y., & Zhang, X. (2022). Managing urban growth: A case study of land use changes in Beijing. Urban 

Development Journal, 29(4), 365-380. 

Nyaboke, V. N. (2020). Assessment Of Household Land Size And Use For Sustainable Food And Livelihood 

Security In The Maize-Tea-Dairy Mixed Farming System: A Case Study of Bogeche Sub Location in Kisii 

County (Doctoral dissertation, University of Nairobi). 

Obiadi, B. N., & Onochie, A. O. (2018). Abuja, Nigeria urban actors, master plan, development laws and their 

roles in the design and shaping of abuja federal territory and their urban environments. IIARD International 

Journal. Geogr. Environ. Manag, 4, 23-43. 

Oden, J. T., & Pires, E. B. (1983). Nonlocal and nonlinear friction laws and variational principles for contact 

problems in elasticity. 

Odiwe, A. I., Olowoyo, J. O., & Ajiboye, O. (2012). Effects of land-use change on under storey species 

composition and distribution in a tropical rainforest. Notulae Scientia Biologicae, 4(1), 150-156. 

Ogunleye, O. S., Adeyinka, S. A., & Akintoye, O. O. (2022). Economic drivers of land use change in Abeokuta. 

African Journal of Economic and Sustainable Development, 14(1), 88-102. 

Smith, A., & Johnson, B. (2023). The economic implications of land use conversion. Urban Economics Journal, 

52(1), 98-112. 

Thompson, D. (2023). Regulatory frameworks for land use planning. Journal of Planning and Policy, 29(3), 223-

240. 

Turner II, B. L., Kasperson, R. E., Meyer, W. B., Dow, K. M., Golding, D., Kasperson, J. X & Ratick, S. J. (1990). 

Two types of global environmental change: Definitional and spatial-scale issues in their human 

dimensions. Global Environmental Change, 1(1), 14-22. 

Williams, S., & Garcia, M. (2023). Social equity and land use planning: Challenges and opportunities. Journal of 

Social Planning, 14(1), 56-74. 

Zangina, A. S., Sa’adu, S. D. U., & Abubakar, A. (2019). Transition from Land Use/Cover into Urban Expansion 

in Dutse Metropolis, Jigawa State, Nigeria. Themes in Applied Sciences Research, 2(1), 1-8. 

 


