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ABSTRACT

This study assesses the effect of residential mobility in Ikorodu metropolitan
area of Lagos State. I korodu was particularly selected because of its locational
attributes and residential mobility. Residential mobility is inevitable in any
society; it has become part of our urban growth. For one reason or another,
residential mobility will continue to occur. Mixed system approach is adopted
for the study in order to capture the necessary facts. One hundred and ten copies
of questionnaire were randomly administered on landlords, landladies, estate
agents and developers in the study area. The data obtained were analyzed with
the use of frequency count, simple percentage and ratio. The findings reveal that
the metropolitan area experienced residential mobility which resulted in high
rental value and shops rental price rise as well as varied prices of residential
houses (mini-flat). Despite the fact that some of these factors are known to the
planning authorities as the reasons for the residential mobility in the area, little
has been done to tackle them. It is hereby recommended that the planning
authorities of Ikorodu metropolis should develop and adopt proactive planning
policies with specific strategies that can guide land use development in the
unplanned suburbs.

Keywords: Building use, Ikorodu Metropolitan area, residential mobility,
locational attributes.

INTRODUCTION
| dentifying the causes of resdentia mobility requiresunderstanding both how peoplemake
land use deci s ons (decis on-making processes) and how specific environmenta and socid
factorsinteract toinfluence these decisions (decis on-making context). Itisasocritica to
understand that |and use decisionsare made and influenced by environmenta and socia
factorsacrossawiderange of spatia scales, from household level decisionsthat influence
local land use practices, to policiesand economic forcesthat can ater land useregionaly
and even globally. Inthis process, they have modified and aremodifying land in various
waysand intensities. Natural forestsand grassandsare converted into agricultural and
grazing areas for crop and livestock production, to urban and industrial land, and to
infrastructure (roads, dams, etc.). Wetlands are drained and converted into agricultural,
residential, recreational and industrial uses. Land ismined to obtain ores, mineralsand
stones (Briassoulis, 2000). Cropland undergoes intensification, marginalization,
abandonment, or conversion to urban and recreational (tourist) uses. Abandoned land
may bereforested or it may be degraded further. Settlements may experience urbanization,
suburbanization, or de-urbanization. Residentia areas can be converted into commercial
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areasand viceversa, high-income neighborhoods may turninto ums, and so on. Land
degradation isan extremeform of land-cover changethat resultsfrom usesof land that
over exploit itsresources. Turner, Clark, Kates, Mathewsand Meyer (1990) report that
changesin earth’ snatura land cover have been taking place sincetimeimmemorial, and
have been associated with both natural phenomenaand human interference. However,
“land-cover changes have been reported as bel ng human-induced changes, and these
have caused diverse, mostly adverse, impactson both society and theenvironment” . Severd
ancient writers have documented the destruction of natural areas from salinization,
overgrazing, fire, and other human activities. In his1864 semind essay “Man and Nature;
or, the Earth asmodified by Human Action,” Marsh (1965) describes how people used
and modified land to serve various purposes, altering, thus, the environment. After the
1960sand 1970s, numerous studiesdocumented the detrimenta impactsof human activities
that began to cause worldwide concern and action, the quest for sustainable use of land
resourcesbecameanimportant policy and planning god. Thiswastrandated into asearch
for apolicy and planning gpproach to direct |and-use changetowards sustai nable pathways.

Theincreasein population, naturally, creates adjustment and re-adjustment of
human andland useactivitiesin gpacewithin urban sysemthuscausing latera and structurd
changes. Thepressureon land orchestral by increaserate of urbanization brought withit
intractable urban problem, such as poor environmental sanitation, pollution, crime,
unemployment and overcrowding among othersin Ikorodu metropolis of Lagos State
(Adebayo, 2009). Akinmolodun and Oduwaye (2004) arguethat Nigeriaisfaced with
rapid urban growth and devel opment which leadsto changein theuseof buildings. Ikorodu
metropolitanis presently characterized by commercial ribbon street devel opment such
that virtudly al high densty and mgor road areasarein achaotic Sate, withanindiscriminate
mix of commercial, industrial and transportation activities. Thisphenomenon of chaotic
land use mix deserves specid attention, the spate of changein useof building hasbeena
mgor challengefacing resident of Ikorodu metropolis, and the conversion of building from
residential useto other useshasbecomeworrisome.

Theeconomic factorsof demand and supply of urban land aso play asignificant
roleinthis process of land use pattern. Learn and Goodall (1996) cited by Adebayo
(2009) report that the patternsof land usein any urban centersisareplication of competition
for sites (building) between various uses operating through the process of demand and
supply. Similar pattern of land useemergesin different urban areasbecause of competition
between different potential usersfor given sites (Oduwaye, 2009). The personwhois
willing to pay the highest sum for the siteislikely to bethe person who will eventually
occupy and useit. Hewill be ableto competeit away from other potential users, by this
mechanism, sitesin urban areawill tend to be used for that purposefrom aternative uses
of that site, thisresultinthe highest and best usefor that building.

FactorsInfluencing Residential M obility in I korodu M etropolitan Area
Theindividua land unitisaparcel of land of any sizethat may belongtoanindividual, a
group of individuals, or to the State. Thisparcel may beunused, or morecommonly, it may
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be under agriculture (crops, pastures, etc.), forest, housing, recreation, or other use. The
particular ownership, current use, and the geographica settinginwhichthisparce islocated
determinethe associated land decision process and, consequently, thefactorsthat enter
into play and influenceland-use change. Frequently, farm unitsare considered asmaking
most land-use (and change) decisions, as agricultureisoften the most extensive user of
land, though thisisnot awaysand exclusively the case.

Land useisinfluenced by the characteristicsof thelocal biophysica environment
that determine, to aconsiderable extent, land suitability for arange of uses. Inthe case of
contemplated or planned changes of use, these factors act as constraints on the range of
choicescons dered by land managersand determinethefina decision. Themostimportant
of theminclude: loca climate and weather conditions (temperature, rainfal, snowfdl, wind,
moisture), loca topography (dope, aspect), bedrock type, soil type (and associated physico-
chemical characteristics), water resources (surface and groundwater, accessto water),
current state of the quaity of land (for example, erosion, contamination and salinization).

Other ste-specific characteristicsof theindividua land unit influencethedecision.
Accessihility figures prominently among them, referring to: accessto road networksand
other transport infrastructure (airports, ports, etc.), accessto markets, sources of raw
materids, and suppliersof needed inputssuch aslabour (of therequired skill leve), capita,
agro-chemicals, technica assstance, and know-how ingenerd. For agricultura land uses,
the existence and state of landesque capital such asirrigation and land drainageworks,
water supply networks, etc., areimportant decisionfactors. Theusesof land and trendsin
their changesin the neighbouring land parcel sand the greater region play animportant role
aso, especially inthecaseof small property (Turner, Clark, Kates, Mathewsand Meyer,
1990). Numerousinterdependent demographic, economic, socio-cultural, organizationa,
technological, and ingtitutional factorsaffect the decision of |land managersto maintain or
changethe current use and utilization of theland.

Demographictraitssuch asage, gender of thehead of thehousehold, family status,
size of the househol d, age and gender of household membersalsoinfluencethedecision
making towardsland uses. Older, male heads of household exhibit agreater inertiato
change, in general, than younger ones. Single (and frequently female) heads of household
havedifferent outlooksand lifeexpectationsthan thosemarried and with many children. In
thelatter case, the actual number of “decision makers’ may be more than one and may
affect theoverall decision. The socio-cultural characteristicsof land managersarea so
influentid; they includeeducation, placeof living (urbanvs. rurd), employment status(single
or multi-employment), attitudes, values, and persond traits(e.g., perception of problems,
of dternative usesof land, of externa influenceson land and its productivity). Economic
considerationsare critical land-use determinants asvon Thunen’s*“land rent theory”
emphasi zes (Akinmol odun and Oduwaye, 2004). M ost important among them isthe
trangportation cost to marketsand the sources of primary inputs, afunction of distanceor
accessi bility and of anticipated profitsfrom the exploitation of aparticular land parcel. The
latter depend on the demand for the goods and services associated with agiven land-use
type. Changesin demand trigger changesinland use asthey affect the associated profits.
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Profitsaredetermined a so by other factorssuch ascost (and availability) of |abour, capita,
and primary inputs (raw material's), the substitution potential among factorsof production,
thepricesof final productsand services associated with aparticular land use, and state
support (price supports, subsidies, tax exemptions, variouseconomicincentives). Finaly,
the size of theland parcel and the competition from other (usually, neighbouring) land
parcelsaffect the expected profitsand, thus, theland-use change decision. In cases of
keen competition, small parcels are usually thefirst to be bought out by strong land
development interests.

Technologicd factorsconditionland-usedecisonsby influencing the profitsaccruing
toland managers. Theavailability of new technol ogiesand the easewith whichthey canbe
applied toland affect significantly the productivity of labour and capital employed. For
example, mechanization isdifficult in mountainousareas, and thisconstrainsthetypes of
land-use changesin these areas. The ease and rate of adoption of avail abletechnologies
by land managersinfluencethe potential for land use changes of somekind. In abroader
sense, knowledge resourcesthat land managers possess (asin the case with traditional
knowledge) or areableto obtain (e.g., technica assistance) largely affect land-usedecisons
networks, etc. Although land managersmay makedirect decisions, biophysical and socio-
economic factorsoperating on higher, aggregate, spatial and organizationa levelsexerta
significant influence on both local 1and-use change and the patterns of changes observed
onregiona and higher levels. The scenario above becomes acontinuous processof one
usegivingway to higher valued usewherethe optimum realizable could attain. Thisisthe
exact Stuation that hasbeen observedin Ikorodu. Itisonthisnotethat thisstudy investigates
the effect of locational attributeson residential mobility in Ikorodu metropolitan areaof
LagosState, Nigeria Land usechangesascommonin urban areasarevery much noticesble
along the major roads in Lagos. Apart from the routes, there is no other area of the
metropoliswhere such changesoccur at avery significant level except Ikorodu. Thisarea
istherefore, chosen asafocusof the study becauseof highlevel of itslocationd attributes
and residential mobility witnessed inthearea.

Ikorodu, the study areaisaperi-urban and local government areain Lagos State,
Nigerialocated along the Lagos Lagoon. It sharesaboundary with Ogun State. Asof the
2006 Census, Ikorodu had an enumerated population of 535,619. Ikorodu wasfounded
by Yorubaswho settledinthearea. Itissignificant to notethat thetrade of Ikorodu early
womenwascloth dyeing, which followed from thediscovery of thedyeing power of ODU
plant. Theareain question - initially amassiveforest thet lieson afew kilometersNorth of
the Lagos Lagoon and lessthan 10 kilometers North of theAtlantic Ocean wasoncea
walled City. By itsdlf, Ikorodu wasbounded in the East by both sidesof Ota-Ona, Awolowo
Road, including Ojoru and Agbele upto Itamagja. Onthewest sdeareAiye uja, both sides
of Ayangbureroad uptill Oke-Oriyaextending to Solomade, Etunrenren, Lowaand Olori
and both sides of L agos Road up to Owutu junction. Extension to the North coversboth
sides of Sagamu Road up to Sawmill and beyond to Odogunyan. Southwards covers
GbasemoinAgalinking up with I pakorodo-I gbogbo road up to Owode, Oriwu road and
Solafun (inljomuward).
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MATERIALSAND METHOD

A mix system approach was adopted for this study. Oral interview, observation and
structured questionnairewere used to extract information and fact about the causes, effects,
result and residential mobility on resident, house rent and the settlement in general. A
physical inspection of themetropolitan areawas critically undertaken to obtain firsthand
information on various uses coming up in lkorodu. The questionnaire was randomly
distributed to resident in the study area. In all, 110 copies of the questionnaire were
administered on the respondents of which 100 wereretrieved. The 90% responseachieved
isusudly rarebut the successisattributed to the caliber of thetarget sample. Datafromthe
retrieved questionnairewereanayzed using descriptive statistics particul arly, frequencies,
percentage andratio.

RESULTSAND DISCUSSION

Ikorodu wasuntil recently apredominantly residential areawith pocketsof commercial
and institutional uses. The continuousinfiltrationsof commercial use over the past ten
yearshaveturned | korodu into an areaof mixed usefor commercia andresdentid activities.
Today, theneighborhood ischaracterized by first classdevel opment of modern commercia
plaza. Residentid property abound all over Ikorodu but most of them areaready converted
into commercial uses. Most streets, closes and avenues are opening up to commercial
activitiesand trade. Purposdly built resident buildingshereinclude high-riseluxury flats,
block of flats, duplexes, semidetached and bungalowsarelegally andillegal changedto
commercial uses. Some housesare purposely built for commercia usewhilesomeare
converted fromresidential useto banking halls, officesand supermarkets. The predominant
commercid buildingsindude: offices, supermarkets, banking halsandinditutiond buildings.

Officebuildingsare purposdly built buildingsof high riseand residentia block of
flatsof over 3floors. The payment of such building isbased on office-spacing i.e. per
sguare metre measurement to determine the rental value. The trend towards large
supermarketswith free parking lot has caused many parcelsof isolated landsin Ikorodu to
be developed/put to use. These storesand eateries seek | ocationswith adjoining vacant
andfor parking by their customers. Banking hallsarefound and heavily concentrated on
themajor streetsand road in the study area. Their locations are surrounded by heavy
commercid activities, whichisoneof thereasonsfor highrental valuesinthearea. The
banks occupy bungal ows and ground lower floors of high rise office buildings. Other
commercia land usesin Ikorodu includeshotel, recreationa garden and park, firestation,
beaches petrol service station and open market space. Institutional buildingsinclude
educationa landfor thebuilding of primary, secondary andtertiary indtitutions. Othersare
police stations, barracks, military camp and settlements. Table 1 showsthefactorsthat
determine changein buildingsusein Ikorodu. It showsthat demand and supply factors
withthe highest score of 64.0% aremostly responsiblefor theland use patternin Ikorodu.
The factors of complementarity are also considered by some respondents due to
concentration of uses. It is discovered that many house occupants used part of their
res dencesasoffices. With regard to the activities of thelaw governingland usein I korodu,
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3% of respondentsbelievethat thelawsareineffective consdering theratethat takewithin
tenyears. Itisagreed that there have been adrastic changein useof buildinginthelast ten
years. However, table 3 showsthetypesof changesthat took place. Thishasresultedin
serious environmental challenges such as, population, pollution (noise, air water, soil),
traffic management challenges, over-sretching of existing socia and physical infrastructure,
highrent and socid vices. Theeffect of thebuilding usechangeonresidentia neighbourhood
on Ikorodu can be appreciated from table 2 and 3. Table 3 and 4 show therental values
of both residential and commercia buildingsinthe study areabetween 2011 and 2014.
Table 3 showsthat therental value of mini-flat rangesfrom 160,000in 2011 to 240,000in
2014, withinaperiod of threeyears. The sametrend goesfor bedroom flat, duplex house
and detached house. In 2011, the valuewas 300,000, 340,000 and 550,000 respectively,
which has now jumped to 420,000, 620,000 and 750,000 respectively.

Table4 showstheandyssof changeontherent of commercid buildings. It suggests
thet thereischangeinvaueof commercid buildings, shop, super-market and officebuildings
gofor 3,500, 9,000 and 12,000 respectively in 2011 by 2014; it hasjumped to 15,000;
30,000 and 25,000 respectively. The study observes that the factors of demand and
supply arethemgjor determinantsof changein building usein Ikorodu metropolitan area
of Lagos State. Exactly 64% of respondents have attested to thisfact. Increasein demand
for commercia spaceshasledto conversion of residentia building to commercia which
automatically changetheland use of thearea. Theineffectivenessof planning regulations
could not stopthisillega conversion. Threeper cent of respondents confirmed thisassertion.
A speedy changeof land use hastherefore occurredin Ikoroduin thelast four years. The
major changesisthe conversion of buildingsin Ikorodu from residential to commercial
uses (table 3) which hasbrought about acorresponding changesin property vaues. Table
3and 4 show thetrend of change on property of residentia and commercia buildingsfrom
2011- 2014. Duetoincreasein economic activitiesin the study area, businessactivities
soared and led to increasein demand for commercial property.

Table 1: Land Use Determinant in Ikorodu

Factors Frequency %
Planning law 3 3
Demand and Supply 64 4
Infrastructural Facilities 5 5
Accessibility 13 13
Complementarity 15 15
Total 100 100
Source: Fieldwork, 2014

Table 2: Effect of Change on the Study Area

Effect of changeon thestudy area Frequency Per cent
Highrental 63 63
Environmental dis-order 2 2
Insecurity 8 8
Pollution 7 7
Total 100 100

Source; Fiddwork, 2014
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Table 3: Analysisof Change on Rent Value Residential Neighbourhood

L ocation Rental Value

Beach Road/ Hospital Road 2011 2012 2013 2014
Mini- flat 165,000 200,000 220,000 240,000
One bedroom flat 210,000 250,000 270,000 300,000
Two bedroom flat 315,000 375,000 405,000 425,000
Duplex house 340,000 460,000 600,000 620,000
Semi-detached house 400,000 540,000 600,000 650,000
Detached house 550,000 600,000 650,000 750,000
Lagos/ I korodu Road

Mini- flat 160,000 210,000 230,000 250,000
One bedroom flat 220,000 260,000 280,000 310,000
Two bedroom flat 300,000 380,000 420,000 425,000
Duplex house 350,000 465,000 615,000 620,000
Semi-detached house 410,000 545,000 615,000 645,000
Detached house 560,000 610,000 650,000 755,000
Sagamu Road

Mini- flat 150,000 190,000 200,000 230,000
One bedroom flat 210,000 250,000 270,000 290,000
Two bedroom flat 300,000 370,000 400,000 420,000
Duplex house 340,000 460,000 600,000 620,000
semi-detached house 400,000 540,000 600,000 650,000
detached house 550,000 600,000 600,000 700,000
|jebu- Ode/ Itokin Road

Mini- flat 160,000 200,000 220,000 240,000
One bedroom flat 210,000 250,000 270,000 300,000
Two bedroom flat 300,000 370,000 400,000 420,000
Duplex house 340,000 460,000 600,000 620,000
Semi-detached house 400,000 540,000 600,000 650,000
Detached house 550,000 600,000 650,000 750,000
Agric/Owutu Road

Mini- flat 160,000 200,000 220,000 240,000
One bedroom flat 210,000 250,000 270,000 300,000
Two bedroom flat 300,000 370,000 400,000 420,000
Duplex house 340,000 460,000 600,000 620,000
Semi-detached house 400,000 540,000 600,000 650,000
Detached house 550,000 600,000 650,000 750,000
Ebute/l pakodo Road

Mini- flat 160,000 200,000 220,000 240,000
One bedroom flat 210,000 250,000 270,000 300,000
Two bedroom flat 300,000 370,000 400,000 420,000
Duplex house 340,000 460,000 600,000 620,000
Semi-detached house 400,000 540,000 600,000 650,000
Detached house 550,000 600,000 650,000 750,000
| besha Road

Mini- flat 160,000 200,000 220,000 240,000
One bedroom flat 210,000 250,000 270,000 300,000
Two bedroom flat 300,000 370,000 400,000 420,000
Duplex house 340,000 460,000 600,000 620,000
Semi-detached house 400,000 540,000 600,000 650,000
Detached house 550,000 600,000 650,000 750,000

Source: Fieldwork, 2011-2014
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Table4: Analysisof changeinVaueof Commercial Property inlkorodu
2011 2012 2013 2014

Location Value Value Value Value
Lagos Ikorodu Road

Shop 3500 5000 7500 15000
Super Market 9000 12000 18000 30,000
PlaceBuilt for Office 12000 12500 12500 25,000
Ebute/l pakodo Road

Shop 3500 5000 7500 15000
Super Market 9000 12000 18000 30,000
PlaceBuilt for Office 12000 12500 12500 25,000
Beache/Hospital Road

Shop 3500 5000 7500 15000
Super Market 9000 12000 18000 30,000
PlaceBuilt for Office 12000 12500 12500 25,000

Source: Fieldwork, 2011- 2014
CONCLUSIONAND RECOMMENDATIONS

Thisstudy revedled that 1korodu metropolitan areahave witnessed changesof residential
mobility from one particular usesto another dueto different factorssuch as: economicdl,
institutional, infrastructural, socio-cultural and physical uses. Thischangeisdueto
corresponding increasein both rental and capital value of the property inthe study area.
Theinflux of commercid activitiesfrom Lagosmainland, LagosIdand, Ogun Stateaswell
as Oyo State has been a major contributor to these changes and the advantage of
complementarity becomesthefactor attracting morebusinessactivitiesintothearea. The
increasein demand for commercia usetoincreasein property value. Thischangeleadsto
higher property valuesalso leading to problemsof traffic congestion, over stretching of
infrastructural facilitiesand reduction of land areafor parking, open spaceetc. Inaddition,
changeinany formandinany society isinevitable, it hasbecome part of an urban growth
for economic reasons, and property (land and buildings) will continueto changein use
fromlower order to ahigher onein order to attain optimal use. It isimportant that before
the status of towns change, adequate land use planning must be put in placeto cater for
such change and devel opment control mechanisms should be positioned for maximum
effectiveness of land. Although physical planning officesexist inthe study area, their
effectivenesshasbeen called to question. Thephysical planning should berestructuredin
order to enforce planning law to allow substainableland use. Further studiesshould aso
be conducted on variousland use devel opment factors highlighted in thisstudy including
suitableland use planning approaches, housing situation with related infrastructure and
stakehol der approachesto suburb planning.
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