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Abstract 
As urbanisation increases, building alterations and urban configuration 

changes in designs and conversion for other purposes as well increases. 

These changes have brought about poor management of the urban areas 

with increasing environmental and socio-economic challenges. This paper 

assessed the implication of building use changes on urban management of 

Kaduna metropolis particularly the northern part of the town The study 

used quantitative and qualitative research approach to obtain the data 

collection process. The population frame for the study (13,757) was 

obtained from the digitised updated Google image of building structures. A 

sample of 244 buildings was assessed in eight (8) clusters which displayed 

the changes within the three districts of Kaduna North. Data collection was 

obtained through focused group discussions, physical observations, 

interviews and questionnaire administration. Stratified and purposive 

sampling method was used in the data gathering process. The data analysis 

was presented in tables, figures, pictures and charts. Findings revealed that 

over 80% of majority of the buildings in the study had changes to their 

building which was motivated by the quest for more income and as a result 

of pressure from business owners. The study suggests that land 

readjustment by the state government to prepare and implement 

development plans for the relocation of some persons to other areas of the 

city. This will enhance meeting the high demand for shops in the areas as a 

necessity for the sustainability of urban areas. 
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Introduction 
Spatial configurations of cities and the 

urban landscape is being affected by 

the growth of urban areas in 

developing countries. As Idowu 

(2013) stated, urban growth refers to 

growth that makes intensive use of 

land for the location of buildings and 

impermeable surfaces to such a 

degree. This growth further enhanced 

changes in various land uses that 

brought transformation and 

conversions in residential Land use 

development. Developing countries 

experience transformation over time 

that affected the building designs, 

changing or modifying the existing 

structures without respect to the 

original plan. Building use changes 

occur mostly around commercial 

areas such that some proportions of 

residential areas have been consumed 

by commercial activities. These 

changes have environmental and 

socio-economic implications. 

Building use changes foster pressures 

on urban infrastructure such as 

electricity, water supply, waste and 

sanitation management, traffic and 

noise pollution. Among the causes of 

physical transformation in developing 

nations is the urbanization. There is 

evident in the changes of urban forms 

due to increase in demand for land, 

spaces and structures for economic 

gains. Thus, cities expansions and 

urban places for economic, social and 

environmental benefits have been 

challenged with lack of proper 

monitoring and guidance for most 

cities in Nigeria (Ojikpong et al., 

2016). Change in use of property is 

mostly from residential use to 

commercial use either wholly or partly 

i.e. mixed use leading to high rents for 

residential buildings. The most 

predominant changes are the floor 

plans, and the increasing internal 

modifications (Olanrewaju, 2016; Oni 

and Babatola, 2008). Purwanto et al., 

(2017) argued that most land uses that  

do not conform to its city plan is a 

common phenomenon that happens on 

fast growing cities. 

Due to the rapid urban growth of 

3.6%, Kaduna has affected the urban 

planning and city management in 

finding measures to address or cope 

with its changing demographics (Afon 

& Alwadood, 2016). The proliferation 

of building use changes in various 

land uses is as a result of intra-urban 

migrations. The residential land use 

changes are mostly affected as 

migrants seek spaces for economic 

livelihood, security and 

accommodations.  Hence, building 

use changes is a common 

phenomenon in the area without 
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adequate compliance to land use planning standards (Gwamna et al., 2014). 

Never the less, the rural-urban and intra-urban drift has aided in overcrowding 

of the existing housing stock in the cities. Sometimes, it is built by a make shift 

dwellings or squatter settlements in cities that are devoid of minimum structural 

and normative quality. Hence, majority of these houses are constructed with all 

sorts of refuse and second-hand materials in illegally occupied self-allocated 

lands. They are poorly maintained and lack the basic necessities of life like 

sanitary facilities, light, air and privacy (Ugonabo et al., 2019). This paper seeks 

to answer the question of the implication of building use changes on urban 

management of Kaduna metropolis particularly the northern part of the town 

and it will contribute to knowledge by providing an important understanding of 

building use changes and its implications to urban area as it unveils the drivers 

and process for its development.

 

STUDY AREA 

The study area is found in Kaduna State, Nigeria (figure 1). Kaduna State 

metropolis is divided into the North and South (figure 2). This study is 

particularly examining the northern part of the state. The reason is that it is one 

of the oldest 

settlement parts with 

huge physical 

development. Some of 

these physical 

developments are 

influenced by the 

expansion of the 

central market 

whereas; others are 

due to rural urban 

migration of peoples 

in search of urban 

jobs. It is one of the 

urban areas that make 

up the Kaduna Metropolis.  

Figure 1: Kaduna North LGA in the context of Kaduna State 

Source: Field Survey, 2019 
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Kaduna metropolis is located between Lat. N10°23‟ and 10°43‟ N and Long. 

7°17‟ and 7°37‟E. The study area is tightly drawn around Kaduna’s 

developable area (Olisemeka & Salim, 2010). The areas have a demographic 

population of approximately 1.2 million people according to statistics of 

National Population Commission in 2006. The area is multi-cultural in nature 

where people of different tribes and origins reside. Majority of the residents are 

of the Islamic faith. The area is blessed with many socio-economic activities 

both in the formal and informal sector. 

 

Figure 2: Selected 

Clusters in Kaduna 

North LGA 

Source: Field Survey, 

2019 

 

 METHODOLOGY 

This section concerns 

the methods employed 

to achieve the goal. It 

covers data obtained, 

sources and methods 

of data collection, 

population and sample 

size, data collection 

procedures, sampling 

techniques; and data 

presentation and 

analytical techniques. 

Data Required and 

Sources  

Data required for the 

study includes the 

socioeconomic and 
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demographic data of respondents involved in land and building use changes in 

the study area. These data were sourced from both primary and secondary 

sources. Specific data on the informal processes and drivers of building use 

changes were gotten from both land lords and tenants residing in the areas. 

However, data on the time and period of stay in the locations, types of economic 

livelihood activities and building conditions, among other relevant details were 

acquired for the purpose of the study. Secondary data was also obtained from 

relevant agencies, photographs, maps, books and journal articles to complement 

the primary data.   

 

Instrument for Data Collection 

In this study several instruments were used in the collection of the data. Given 

the fact that it consists mainly of primary survey, the data was collected using 

the following instruments: Reconnaissance survey and Observation check-list, 

Questionnaire and Personal Interviews. Personal interviews approaches were 

used to back up the questionnaire administration exercise. This was to provide 

information on topical issues that helped in identifying and classifying the types 

of changes in residential redevelopment, time factor of the changes among 

others. Table 1 shows the various stakeholders that provided responses during 

the interviews that were conducted for the study. 

 

Table 1: Interview schedules and type of data collected 

INTERVIEWEES POSITION FOCUS  REMARKS 

WARD HEADS Hakimi 

Mai anguwa 

Condition of the 

areas 

• Crime 

management 

• Sanitation  

• Waste generation 

etc 

High level of theft 

in some areas was 

noted 

KADGIS Chief Town 

Planning 

Officer 

Land use 

compatibility 

Control, 

restrictions and 

No gas stations in 

residential areas 

No permission for 

commercial 
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type of building 

conversion 

activities without 

adequate car parks 

KASUPDA Principle 

Town 

Planning 

Officer 

Process of 

building use 

change 

Site inspections 

on compliance 

 Development 

control  

PHCN-KEDCO Area manager Effect of 

building use 

changes on 

electricity 

• Increase in 

demand 

• Illegal 

connections 

• Affordability  

 Impact on urban 

infrastructure and 

services 

WATER BOARD Plant operator Effect of 

building use 

changes on water 

supply 

• Increase in 

demand 

• Illegal 

connections 

• Affordability 

 

Source: Field survey, 2019 

 

Procedure for Data Collection  

The procedures include the sample frame of the study, its size and techniques 

used in sampling and the questionnaire administration and conduct of the 

interviews.  
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Sampling Frame, Technique and Size 

The sampling frame for the study was stratified into eight wards clusters for 

easy and adequate attention in meeting the specific research objectives. The 

population of the study was determined using the digitised structure samples in 

the different clusters neighbourhoods of Kaduna North Local Government 

Area. This is because there was no adequate data to determine the number of 

buildings in the study area. The total population of digitised building was at 

about 13, 757 which is the frame for the study. In order to reduce error in data 

collection, the whole population could not be covered, hence, sample size 

adopted for the study was statistically determined using Krecjie and Morgan 

table of sample size distribution (1970) for finite population after population. 

Households were purposively sampled for questionnaire administration in the 

selected wards.  A total of 384 questionnaires were distributed and at the end of 

survey, 244 copies of the questionnaire were correctly filled, returned and 

verified for analysis. This sample was enough for analysis as 61% of the 

questionnaire instrument was retrieved.  

 

Data Analysis and Presentation 

The data collected was analysed using descriptive statistics such as tables, 

charts, and figures for explanations of the various data implications. Also, 

content analysis was used to discourse the interviews that was collected during 

the study.  

 

FINDINGS AND DISCUSSION 

Data obtained were analyzed using simple percentages which were used to 

answer the question. The findings of the study are also discussed. 

 

Table 2: Change of building-use types in Kaduna North 

Year of 

conversion 

Number of 

conversions 

Percentage  Type of conversions 

2015 46 21.2 Residential -

commercial 

2016 57 26.3 Residential -

commercial 
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2017 38 17.5 Residential -

commercial 

2018 63 29.0 Residential -

commercial 

2019 11 5.1 Residential -

commercial 

2019 2 0.9 Residential to mixed 

use 

Total 217 100  

Source: Kaduna State Geographic Information System, (KADGIS), 2019 

 

Table 2 revealed that majority of the conversions were from residential to 

commercial uses as noted by the development authority in charge of Kaduna 

Metropolis. The authority was silenced on the other forms of conversion 

perhaps it may not generate as much revenue when compared to commercial 

purposes. The findings revealed that the impact of building use change in 

Kaduna North is predominant in the areas close to the central market. The 

neighbourhood clusters with the highest rate of building use changes was 

observed in Maiburiji 21.3%, Kabala and Kawo areas with 16.8% and 16.4% 

rate of modification respectively. Neighbourhood clusters such as Maiburiji, 

Badarawa, Angunwan Shanu and Malali were predominantly characterised with 

old buildings and structures. This motivated owners and users to convert some 

or all parts of their buildings for other purposes. Buildings were changed to 

mixed use developments 55.7%, residential-residential developments 23.8% 

whereas others to complete changes 13.5%. Some of the reasons for the changes 

were for businesses 63.5% and aged of the buildings and structures 18.0%, 

family size 6.6% among others. These changes have resulted in narrow access 

roads in the areas, incompatibility of some land uses, overcrowded open spaces 

(plate 1), air and noise pollution, poor drainage and sanitary conditions as major 

challenges facing these areas.   



231  africanscholarpublications@gmail.com                                                                               

 2022 

 

 

 

Plate 1: Typical overcrowding of public space in Kawo, Kaduna 

Source: Field survey, 2019 

 

The changes also resulted from the uncontrolled nature of the economic 

activities of the residents and the ineffectiveness of development control 

agencies to implement planning controls. Tables 3 & 4 show the implications 

on electricity and water supply led to low supply of the services despite 

increasing urban population.  

 

Table 3: Effect of building use changes on electricity supply in the study 

area 

AREAS MORNING EVENING REMARKS 

Maiburiji 4am to 6am and, 

10am to 5pm 

9pm to 12am 12 hours daily 

supply 

Anguwan Shanu 10am to 1pm 9pm to 12am 6 hours daily 

supply 

Badarawa 12pm to 4pm 8pm to 12am 8 hours daily 

supply 
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Kabala 11am to 2pm 9pm to 12am 6 hours daily 

supply 

Malali 10am to 2pm 8pm to 11pm 7 hours daily 

supply 

Source: KEDCO, 2019 

 

Table 4: Water supply situation in the study area 

AREAS Days/week 

Maiburiji 3 

Anguwan Shanu/Rimi Irregular supply 

Badarawa Irregular supply 

Kabala/Hayin Banki Once a week 

Malali Irregular supply 

Source: Kaduna State Water Board, 2019 

 

CONCLUSION AND RECOMMENDATIONS 

Urban expansion is a spatial and dynamic phenomenon occurring globally. 

Understanding the process and drivers of building use change is a vital planning 

study especially given the present developmental challenges of cities in third 

world countries. The study revealed that Kaduna North is experiencing rapid 

urbanization. The study also examined the impacts of building use changes with 

particular reference to its processes and drivers for the changes. 

The growth of Kaduna North is attributed to the many government institutions 

and the presence of the market as well as the accessibility to business locations 

and population demographics. The high demands for shops for businesses were 

major reasons for rapid changes in building use changes in Kaduna North.  It 

can be concluded that urban growth control measures must be put in place to 

enhance effective city management in the areas and by extension to other areas 

of the city. In conclusion, the findings of this paper can be used by decision 

makers and urban planners to identify ways of better city management in 

developing nations. 

 

Recommendations    

1. Urban growth control measures of development by Kaduna State Urban 

Development Authority and Kaduna Geographic Information System 
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should be employed to regulate physical planning developments in the 

areas especially in rapidly growing areas such as Maiburiji. 

2. There is need to strengthen the development control departments by the 

Kaduna State government with recent technologies with city management 

models for effective urban management. This could be in the form of 

regular staff training and retraining for service delivery. 

3. Land readjustment is also recommended to enable Kaduna State 

government to prepare development plan for the relocation of some persons 

to other areas and meet the high demand for shops in the areas.  

4. Due to the quality of some building materials and age of structures, 

redevelopment of the areas especially at Maiburiji is highly recommended. 

However, the economic and livelihood conditions of residents in these areas 

can be prioritized.  

5. Urban greening strategies such as creating buffer zones should be adopted 

by the city managers to encourage an environmentally friendly area. This 

is in order to provide a reduction n in the climate change impacts due to air 

and noise pollution of the environment. 
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