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Abstract- This study examines the phenomenon of
residential land use conversion in Diobu, Port Harcourt,
Rivers State, Nigeria, focusing on the drivers, socio-
economic impacts, and policy responses to the ongoing
transformation of residential spaces. The rapid
urbanization of Diobu, coupled with economic pressures,
evolving community needs, and weak regulatory
frameworks, has led to significant changes in land use,
where residential areas are increasingly being repurposed
for commercial, mixed-use, and industrial activities. This
study employs a mixed-methods approach, including both
qualitative and quantitative data collection, to analyze the
factors driving residential land use conversion and to
assess its consequences on housing affordability,
community cohesion, local livelihoods, and
infrastructure. The findings reveal that residential land
use conversion in Diobu has exacerbated housing
shortages, displaced lower-income residents, and placed
additional strain on urban infrastructure, while fostering
economic growth for developers and landowners.
However, the lack of effective enforcement of zoning
regulations and the absence of policies prioritizing
affordable housing have worsened these impacts. Based
on these findings, the study recommends strengthening
urban planning regulations, promoting affordable
housing initiatives, encouraging mixed-use developments
with social equity considerations, and improving
community engagement in the planning process. The
study highlights the need for sustainable and inclusive
urban development policies that balance economic growth
with the preservation of affordable housing and
community integrity, offering insights for urban planning
practitioners and policymakers in Diobu and similar
Nigerian urban contexts.

Index Terms- Residential Land Use Conversion,
Urbanization, Affordable Housing, Diobu, Port Harcourt

L. INTRODUCTION

Residential land use conversion represents a crucial
aspect of urban development, with significant
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implications for the socio-economic dynamics of
communities globally. Within this context, the
district of Diobu in Port Harcourt, Rivers State,
Nigeria, serves as an important case study for
investigating the processes and impacts of land use
transformation (Nwokaeze & Uchendu, 2025).
Diobu, a rapidly growing and dynamic urban area,
has witnessed a marked increase in the conversion of
residential land for commercial, industrial, and
mixed-use  purposes. This  phenomenon is
multifaceted, and its consequences extend far beyond
the physical alterations to the urban landscape
(Izeogu, 2018). The motivation for this research
stems from the urgent need to understand and address
the growing trend of residential land use conversion
in Diobu. This shift, characterized by the
transformation of residential spaces into commercial
and mixed-use developments, presents critical
challenges that demand attention. As residential areas
are repurposed, several key questions arise, including
the socio-economic consequences for the local
population, the implications for land tenure systems,
and the long-term sustainability of urban growth
(Ibrahim, 2022).

The central focus of this study is to explore the
complexities of residential land use conversion in
Diobu, analyzing its drivers, consequences, and
potential strategies for mitigating negative outcomes.
This research adopts an interdisciplinary approach,
integrating perspectives from urban planning,
sociology, economics, and community studies, to
provide a comprehensive understanding of the
phenomenon. Understanding the drivers of residential
land use conversion in Diobu is essential to
formulating effective urban policies. Factors such as
rapid urbanization, economic pressures, regulatory
frameworks, and changing community needs are
expected to play pivotal roles in this transformation
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(Obinna et al., 2009). Investigating these drivers will
help in developing strategies to promote sustainable
urban development in Diobu and similar urban
environments. Furthermore, this study examines the
socio-economic impacts of residential land use
conversion on the Diobu community. Key areas of
focus include the availability and affordability of
housing, community cohesion, livelihoods,
infrastructure demands, and the overall quality of
urban life. By analyzing empirical data, reviewing
relevant  literature, and incorporating local
perspectives, this research aims to provide a nuanced
understanding of the effects of land use changes in
Diobu. In conclusion, this paper sought to offer a
scholarly  foundation for understanding and
addressing the challenges associated with residential
land use conversion in Diobu. Through the
integration of empirical evidence and theoretical
frameworks, it aims to inform policy interventions
that promote sustainable urban development in Diobu
and other comparable urban contexts.

1.1 Aim of The Study

The aim of this study was to examine the processes
and dynamics of residential land use conversion in
Diobu, Port Harcourt, Rivers State, Nigeria, with a
focus on understanding the underlying drivers, socio-
economic impacts, and policy implications. The
study seeks to provide a comprehensive analysis that
will inform urban planning strategies for managing
land use transformations in the context of rapid
urbanization.

1.2 Objectives of The Study
Based on the aim the following obejcties were
developed to:

1. identify the key drivers of residential land use
conversion in Diobu, Port Harcourt.

2. assess the socio-economic impacts of
residential land wuse conversion on the
community in Diobu.

3. evaluate the effectiveness of urban planning
policies and regulatory frameworks in
managing residential land use conversion in
Diobu.

4. investigate = community  perceptions  of
residential land use conversion and its impact
on the quality of urban life in Diobu.
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5. propose  policy recommendations  for
sustainable land use management and urban
planning in Diobu.

Based on the findings, this objective seeks to offer
actionable recommendations for policymakers and
urban planners to manage land use conversions in a
way that balances economic growth with the
preservation of affordable housing and community
integrity

II. LITERATURE REVIEW

2.1 Theoretical Review

The theoretical foundations for understanding
residential land wuse conversion in Diobu, Port
Harcourt draw from Urban Land Use and Zoning;
Mixed Land Use Planning; Land Value; Site
Planning and Spatial Configuration and Urban
Spatial Analysis Theories:

2.1.1  Urban Land Use and Zoning Theory

Stull’s (1974) Urban Land Use and Zoning Theory
provides a foundational lens for understanding
residential land use conversion in Diobu. The theory
posits that land use patterns are shaped primarily by
market forces, where landowners gravitate toward
uses that promise higher economic returns. It also
emphasizes that zoning regulations either constrain or
enable such shifts, with weak or flexible regulatory
enforcement accelerating unplanned land use
transitions. In the context of Diobu, these tenets
suggest that increasing commercial demand, coupled
with lax zoning control, stimulates the conversion of
residential properties into commercial or mixed-use
spaces as property owners pursue greater
profitability.

2.1.2  Mixed Land Use Planning Theory

Raman and Roy’s (2019) Mixed Land Use Planning
Theory further explains the dynamics of land use
change in rapidly urbanizing environments. The
theory argues that dense urban areas naturally evolve
toward mixed uses as population growth and
economic diversification intensify. It also maintains
that functional integration improves urban efficiency
by reducing travel demand, supporting livelihoods,
and promoting socio-economic diversity. These
principles illuminate why Diobu, characterized by
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high population density and intense economic
activity, experiences significant residential-to-
commercial conversions, as its urban structure
inherently supports mixed-use development.

2.1.3  Site Planning And Spatial Configuration
Theory

Lim and Kang (2022) highlight how site planning
and spatial configuration influence the adaptability
and sustainability of residential areas. Their theory
asserts that inefficient physical layouts can diminish
residential suitability, triggering redevelopment or
informal conversions. Furthermore, poor spatial
design undermines livability and increases the
tendency for buildings to shift toward more lucrative
uses. In Diobu, congestion, inadequate utilities, and
weak planning standards create conditions that
reduce residential comfort, thereby motivating
property owners to convert dwellings into
commercial establishments that offer higher returns.

2.14 Land Value And Urban Spatial Analysis
Theory

Topcu and Kubat’s (2009) Land Value and Urban
Spatial Analysis Theory also provides critical insight
into land use conversion. The theory maintains that
accessibility and connectivity significantly shape land
values, with highly connected urban zones attracting
non-residential uses. It emphasizes that urban
features—such as road networks, service proximity,
and density—affect market behavior and encourage
landowners to maximize value through functional
changes. Applied to Diobu, these principles explain
how its strategic connectivity and heavy commercial
traffic elevate land wvalues, incentivizing the
transformation of residential properties into business
spaces to capitalize on emerging market
opportunities.

The theoretical foundation for examining residential
land use conversion in Diobu draws from Stull’s
zoning theory, which links weak regulation and
market incentives to shifts in land use; Raman and
Roy’s mixed land use theory, which explains how
dense urban areas naturally evolve toward
commercial-residential blends; Lim and Kang’s site
planning theory, showing how poor spatial design
encourages adaptive reuse; and Topcu and Kubat’s
land value theory, emphasizing how accessibility
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drives conversion. These theories are vital to the
study because they collectively clarify the economic,
spatial, and regulatory forces shaping Diobu’s
transformation, guiding analysis and informing
planning interventions.

III. CONCEPTUAL REVIEW

2.2.1  Residential Land Use

Residential land use conversion is a key topic within
urban studies, given its significant implications for
urban sustainability, community well-being, and
socio-economic structures. In Diobu, Port Harcourt,
Rivers State, the trend of converting residential land
for non-residential purposes has spurred academic
inquiry aimed at understanding its causes,
consequences, and broader impacts.

2.2.2  Drivers of Residential Land Use Conversion
The literature identifies several key factors driving
residential land use conversion in urban areas similar
to Diobu. Rapid urbanization is frequently cited as a
primary driver, as growing populations increase
demand for land to support diverse economic
activities (Russell-Smith et al., 2018). Economic
factors, such as market dynamics, investment
opportunities, and profit-driven motives, also
contribute significantly to the conversion of
residential properties into commercial and mixed-use
spaces (Mannan, 2024). Additionally, regulatory
frameworks, land governance systems, and evolving
community needs play crucial roles in shaping the
patterns of land use change (Nguyen, Agbola & Choi,
2019).

2.2.3  Implications and Consequences

The consequences of residential land use conversion
are far-reaching. Studies indicate that such
transformations place considerable strain on housing
availability, often exacerbating spatial inequalities
and contributing to housing shortages for vulnerable
populations (Ikiriko & Gbarabe, 2024). Moreover,
alterations in land wuse patterns can disrupt
community cohesion, alter cultural identities, and
impact the social dynamics within neighborhoods
(Onwuanyi & Oyetunji, 2021). Furthermore, the
increased demand for infrastructure—such as
utilities, roads, and transportation networks—poses
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significant challenges for urban planners and local
governments (Ayo-Odifiri et al., 2021).

2.2.4  Mitigation
Interventions

Several scholars have emphasized the need for
comprehensive mitigation strategies and policy
interventions to address the challenges posed by
residential land use conversion. Integrated urban
planning approaches that incorporate community
participation, adaptive land governance frameworks,
and policies promoting sustainable land use are
considered essential for managing the complexities of

Strategies and Policy

land conversion (Zakari, 2022). Furthermore,
sustainable development policies that prioritize
affordable housing, land tenure security, and
equitable urban growth are critical to minimizing the
negative effects of land use changes (Umeh & Ezeji,
2023).

2.3 Summary of the Literature Review

The literature shows that residential land use
conversion is driven by rapid urbanization, economic
pressures, weak regulatory frameworks, and changing
community needs in cities similar to Diobu. Scholars
highlight that such conversions reduce housing
availability, displace low-income groups, strain
infrastructure, and weaken community cohesion
(Ikiriko & Gbarabe, 2024; Onwuanyi & Oyetunji,
2021).  Economic incentives,  market-driven
development, and poor site planning further
encourage the transformation of residential spaces
into commercial and mixed uses. Although mixed-
use development can stimulate economic growth, the
absence of strong planning regulations and affordable
housing policies exacerbates social inequities.
Overall, past studies emphasize the need for stronger
governance, inclusive planning, and sustainable land
use policies to manage such urban transitions.

Despite extensive studies on land use conversion,
three main gaps remain:

i. Limited empirical research specifically
focused on Diobu, despite its rapid urban
change.

ii.  Insufficient integration of community
perceptions, as most studies focus on planners
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and developers rather than residents most
affected by conversion.

iii. Weak analysis of policy effectiveness in
regulating land use conversions in Port
Harcourt, leaving gaps in understanding how
planning failures contribute to the problem.

This study fills these gaps by using a mixed-methods
approach to generate location-specific evidence from
Diobu. It incorporates residents, landowners,
planners, and policymakers, providing a more
inclusive understanding of the socio-economic
impacts. The study further evaluates current urban
planning policies and zoning enforcement, exposing
institutional weaknesses and recommending practical
reforms. By combining empirical data with
theoretical insights, the research provides a
comprehensive and context-specific analysis of
residential land use conversion in Diobu—addressing
both the academic and policy gaps identified in the
literature.

IV.  MATERIALS AND METHODS

The methodology for this study on residential land
use conversion in Diobu, Port Harcourt, Rivers State,
Nigeria, employed a mixed-methods approach,
combining both qualitative and quantitative research
techniques to provide a comprehensive understanding
of the phenomenon. The following detailed steps
outlined the methodology:

3.1 Research Design

This study adopted a descriptive research design to
explore the dynamics of residential land use
conversion in Diobu. The descriptive design allowed
for an in-depth investigation of the factors
influencing land use changes, their socio-economic
impacts, and the community's response to these
transformations.

32 Population and Sample

The target population for this study included
residents, landowners, urban planners, government
officials, and real estate developers within the Diobu
area. To capture a diverse range of perspectives, a
stratified random sampling technique was employed
to select participants from various stakeholder
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groups. The sample size was determined using a
confidence level of 95% and a margin of error of 5%,
ensuring the findings were representative of the
population (Cuesta et al., 2012).

33 Data Collection Methods

The study used both primary and secondary data
collection methods:

1. Primary Data:

i. Surveys/Questionnaires: A structured
questionnaire was designed to collect
quantitative data from residents, landowners,
and local business owners. The questions
focused on their experiences with residential
land use conversion, perceived impacts on
housing affordability, community cohesion,
and the economic implications of land use
changes.

ii. Interviews: Semi-structured interviews were
conducted with key informants, such as urban
planners, government officials, real estate
developers, and local Ileaders. These
interviews provided qualitative insights into
the regulatory and policy frameworks
surrounding land use conversion, the drivers
behind these changes, and the long-term
implications for urban planning in Diobu.

iii. Focus Group Discussions: Focus group
discussions were held with community
members to gauge the collective perceptions
and concerns regarding land use changes,
social impacts, and the adequacy of existing
urban planning policies.

2. Secondary Data:

i. Review of Relevant Literature: Existing
academic literature, government reports, and
policy documents related to land wuse
conversion, urbanization, and housing were
reviewed to contextualize the findings within
broader urban planning and development
trends.
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il. Analysis of Historical Land Use Data:
Historical data on land use patterns in Diobu
were obtained from local government
planning departments, land registries, and
satellite imagery. This data helped track the
evolution of land use over time and identify
trends in residential land use conversion.

Ethical approval was sought from a relevant ethics
review board prior to data collection. Informed
consent was obtained from all participants, ensuring
they were aware of the purpose of the study, their
right to confidentiality, and their voluntary
participation. All personal information and responses
were kept confidential, and participants were assured
that their participation would not affect their
relationship with local authorities or any other
institutions.

34 Data Analysis

The data collected through surveys were analyzed
using descriptive and inferential statistical
techniques.  Descriptive  statistics  (such  as
frequencies, percentages, means, and rank values)
were used to summarize the demographic
characteristics of the respondents and their views on
land use conversion. A rank value rating scale was
applied to determine the relative importance,
severity, or frequency of the identified drivers,
impacts, and perceptions of land use conversion. This
ranking approach enabled the study to prioritize
respondents’ assessments and clearly identify
variables that exerted the greatest influence on
residential land use conversion in Diobu.

The qualitative data from interviews and focus group
discussions were analyzed using thematic analysis.
Transcriptions were coded manually to identify key
themes and patterns related to the drivers, impacts,
and policy responses to land use conversion.
Thematic analysis helped uncover underlying
narratives and provided a deeper understanding of the
socio-cultural and economic dimensions of land use
change.

This methodology combined both quantitative and
qualitative techniques to provide a holistic
understanding of residential land use conversion in
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Diobu. By employing surveys, interviews, focus
group discussions, and secondary data analysis, the
study aimed to capture both the statistical trends and
the lived experiences of those affected by land use
changes, offering valuable insights for urban
planning and policy development.

V. RESULTS AND DISCUSSION

Based on the methodology described, the findings
from 300 respondents and 20 key informants are
presented below:

Table 1: Drivers of Land Use Conversion (Ranked by
Mean Score)

Driver Frequency Mean Rank
Economic Pressures 85% 4.5 1
Rapid Urbanization 78% 4.2 2
Regulatory Weakness  72% 3.9 3
Community Needs 65% 3.6 4

Source: Field Survey (2025)

Table 1 show that economic pressures emerged as the
strongest driver (Mean=4.5), indicating profit
motives significantly fuel conversions. Rapid
urbanization (Mean=4.2) highlights population
growth as a key stressor. Regulatory weakness
(Mean=3.9) suggests enforcement gaps enable
unplanned changes, while evolving community needs
(Mean=3.6) reflect demand for mixed-use spaces.
Key informants described a "profit-over-planning"
culture, where developers capitalize on weak
oversight, confirming that market incentives and lax
enforcement are primary enablers of conversion.

Table 2: Socio-Economic Impacts (Ranked by
Severity)

Impact Area Frequency Mean Rank

Housing Availability 88% 4.6 1
Infrastructure Demands  80% 43 2
Community Cohesion 75% 4.0 3
Livelihoods 70% 3.8 4

Source: Field Survey (2025)

Table 2 show that Housing availability is the most
severe impact (Mean=4.6), directly affecting
affordability. Infrastructure demands (Mean=4.3)
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indicate systemic strain from increased commercial
activity. Reduced community cohesion (Mean=4.0)
points to social fragmentation, while livelihoods
(Mean=3.8) show uneven economic benefits, often
displacing residents. Residents expressed a "loss of
home and community," noting that conversions
disrupt social networks and prioritize commercial
gain over residential stability, exacerbating
displacement and infrastructure overload.

Table 3: Effectiveness of Policy Interventions
(Ranked by Perceived Effectiveness)

Policy Area Frequency Mean Rank
Affordable Housing Policies ~ 40% 23 3
Enforcement of Zoning 55% 2.8 2
Laws

Infrastructure Development 60% 3.0 1

Source: Field Survey (2025)

Table 3 show that All policy areas scored low (Means
<3.0), indicating systemic failure. Infrastructure
development (Mean=3.0) is seen slightly more
effective than zoning enforcement (Mean=2.8).
Affordable housing policies (Mean=2.3) are deemed
highly ineffective, highlighting a critical governance
gap. Planners admitted to "reactive, not proactive,
enforcement,”" revealing institutional incapacity to
implement or prioritize affordable housing, leading to
unchecked commercial encroachment.

Table 4: Community Perceptions (Ranked by
Agreement)

Perception Category Frequency Mean Rank
Negative Impact on Housing ~ 82% 4.4 1
Support for Policy Change 75% 4.1 2
Mixed Views on Economic 68% 3.7 3
Benefits

Source: Field Survey (2025)

Table 4 show that Strong consensus exists on
negative housing impacts (Mean=4.4). High support
for policy change (Mean=4.1) reflects community
demand for intervention. Mixed views on economic
benefits (Mean=3.7) show recognition of growth but
concern over inequitable distribution. Residents
voiced a ‘"desire for balanced development,”
acknowledging economic potential but stressing
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urgent need for inclusive policies to protect housing
and ensure equitable benefits.

4.1 Discussion of Findings
Drivers of Residential Land Use Conversion

The findings on the drivers of residential land use
conversion highlight the complex interplay of factors
that lead to land use changes in Diobu. Key drivers
identified include rapid urbanization, economic
pressures, regulatory weaknesses, and evolving
community needs.

i. Rapid Urbanization: The high demand for
land due to population growth and the influx
of people into Diobu has created pressure on
existing residential areas, with 78% of
respondents identifying it as a key driver
(Mean=4.2). As Diobu continues to urbanize,
residential spaces are increasingly being
repurposed to accommodate the growing
population and its diverse needs. This finding
aligns with studies that have shown how rapid
urbanization often triggers land use changes,
particularly in cities experiencing population
growth (Russell-Smith et al., 2018; Nwokaeze
& Uchendu, 2025).

ii. Economic Pressures: The conversion of
residential land for commercial use can be
seen as an economic strategy driven by the
potential for higher profits from mixed-use
and commercial developments, ranking as the
strongest driver (Mean=4.5, 85% frequency).
This economic imperative is evident in many
urban areas globally, where developers are
motivated by market demands. The findings in
Diobu echo similar patterns observed in other
Nigerian cities where real estate development
is often driven by the need for higher returns
on investment (Mannan, 2024), reflecting
Stull's (1974) theory on market-driven land
use shifts.

iii. Regulatory Weaknesses: The study highlights
how ineffective enforcement of zoning laws
and urban planning regulations (Mean=3.9)
contributes to the unregulated conversion of
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residential land. This lack of regulation is a
common challenge in rapidly growing cities,
where urban planning is often reactive rather
than proactive. As noted in the literature, weak
land governance and poor regulatory
frameworks frequently lead to land use
violations and unsustainable urban
development (Nguyen, Agbola & Choi, 2019).

iv. Community Needs: The demand for mixed-
use spaces, where residential, commercial, and
social activities coexist, is increasing
(Mean=3.6). This reflects changing lifestyles
and preferences within Diobu's community,
particularly as more residents seek convenient
access to work, services, and amenities. The
findings point to a growing demand for
flexible spaces that can serve multiple
functions, a trend supported by Raman and
Roy's (2019) Mixed Land Use Planning
Theory, which explains the natural evolution
of dense urban areas toward mixed uses.

Socio-Economic Impacts of Residential Land Use
Conversion

The findings on the socio-economic impacts
highlight several critical issues arising from land use
conversion, including housing availability and
affordability, community cohesion, livelihoods, and
infrastructure demands.

i. Housing Availability and Affordability: The
reduction in the supply of residential land due
to conversions is resulting in increased
housing costs and a shortage of affordable
housing for low-income residents, identified
as the most severe impact (Mean=4.6, 88%)).
This is a significant concern, as many urban
areas worldwide face similar challenges, with
the conversion of residential land contributing
to housing inequality (Ikiriko & Gbarabe,
2024). The findings suggest that land use
conversions in Diobu are exacerbating spatial
inequities, particularly for vulnerable groups,
and increasing the burden on the lower-
income population.
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ii. Community Cohesion: The study indicates
that residential land wuse conversion is
weakening social ties within neighborhoods
(Mean=4.0). This is a common consequence
of urban commercialization, as residential
areas become dominated by businesses,
leading to a decline in community interaction
and cohesion (Onwuanyi & Oyetunji, 2021).
The loss of a sense of community can
negatively affect residents' quality of life,
making neighborhoods feel less cohesive and
more fragmented.

iii. Livelihoods: While some landowners and
developers benefit from increased property
values and commercial rents, many residents
face displacement or the loss of affordable
housing options (Mean=3.8). This dichotomy
highlights the uneven distribution of benefits
and burdens that result from land use changes,
with lower-income groups often bearing the
brunt of these transformations. The findings
support the argument that land use conversion
can lead to gentrification, where wealthier
residents and businesses replace the original
population, displacing poorer residents
(Ibrahim, 2022).

iv. Infrastructure Demands: The increased
commercial activities resulting from land use
conversion place additional stress on existing
infrastructure, such as roads, utilities, and
public transportation systems (Mean=4.3).
This strain is particularly evident in Diobu,
where infrastructure development has not kept
pace with the rapid urban growth (Ayo-Odifiri
et al., 2021). The findings point to a need for
better integration of land use planning with
infrastructure development, a theme echoed in
many studies on urban sustainability.

Effectiveness of Policy Interventions

The findings on policy interventions indicate that the
current regulatory framework for managing land use
conversions in Diobu is ineffective in addressing the
challenges posed by rapid urban growth, with all
policy areas scoring low (Means <3.0).

i. Weak Enforcement of Zoning Laws: The lack
of effective enforcement of zoning and land
use regulations (Mean=2.8) has contributed to
the proliferation of illegal land wuse
conversions. As the findings suggest, this gap
in policy enforcement allows residential areas
to be converted without adequate oversight,
leading to uncontrolled urban sprawl and the
loss of residential spaces. This is a common
issue in developing cities where regulatory
frameworks often lag behind the pace of urban
growth (Obinna et al., 2009).

ii. Lack of Affordable Housing Policies: The
absence of policies aimed at protecting
residential land for affordable housing has
made it easier for developers to convert
residential areas into commercial spaces, with
this policy area deemed the least effective
(Mean=2.3). This finding underscores the
need for comprehensive urban planning
policies that prioritize the preservation of
residential areas and the development of
affordable housing projects, as discussed in
the literature (Umeh & Ezeji, 2023; Zakari,
2022).

iii. Inadequate  Infrastructure Planning: The
failure to adequately plan for infrastructure
needs in the face of land use conversions is
evident in the study's findings, though it was
perceived as slightly more effective than other
areas (Mean=3.0). The increased pressure on
roads, utilities, and transportation networks
highlights the gap in policy coordination
between land use management and
infrastructure development. This issue has
been noted in other studies on urban planning,
where infrastructure often fails to meet the
demands of rapidly urbanizing areas (Izeogu,
2018).

Community Perceptions of Residential Land Use
Conversion

The findings on community perceptions reveal that
most residents view residential land use conversion
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negatively, primarily due to its adverse impacts on
housing and community cohesion.

i. Negative Impact on Housing: The perception
that residential land use conversion leads to a
loss of affordable housing is widely shared
among residents (Mean=4.4, 82%), who are
concerned about being displaced by rising
rents and property values. This is consistent
with the findings of studies on gentrification
and wurban redevelopment, where the
displacement of low-income residents is a
major concern (Ikiriko & Gbarabe, 2024).

ii. Mixed Views on Economic Benefits: While
some residents acknowledge the economic
growth associated with land use conversion,
the majority express concerns about the
unequal distribution of these benefits
(Mean=3.7). The findings suggest that while
developers and landowners benefit financially,
local residents may suffer from higher living
costs and reduced access to affordable
housing, reflecting the uneven outcomes
highlighted in the theoretical frameworks of
land value (Topcu & Kubat, 2009) and
market-driven conversion.

iii. Support for Policy Change: The study finds
that a significant portion of the community
supports stronger regulations and policies to
control land use conversion (Mean=4.1). This
finding highlights the need for urban planners
and policymakers to engage with local
communities in designing policies that balance
economic development with social equity, an
approach emphasized in the literature on
integrated and participatory planning (Zakari,
2022).

Summary of Findings

The discussion ties together the key findings of the
study, emphasizing the need for more robust urban
planning policies and regulations to address the
challenges posed by residential land use conversion
in Diobu. It suggests that while economic growth is a
positive outcome of land use conversion, the socio-
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economic costs, particularly in terms of housing
affordability and community cohesion, are
significant. The findings call for the development of
policies that prioritize sustainable urban growth,
protect affordable housing, and ensure that land use
changes do not disproportionately affect vulnerable
communities.

VI.  CONCLUSION

This study has explored the dynamics of residential
land use conversion in Diobu, Port Harcourt, Rivers
State, Nigeria, focusing on the key drivers, socio-
economic impacts, and the role of policy in managing
these transformations. The findings demonstrate that
residential land use conversion in Diobu is primarily
driven by rapid urbanization, economic pressures,
ineffective regulatory frameworks, and changing
community needs. These transformations have
significant socio-economic implications, including
housing shortages, rising costs, displacement of
lower-income residents, weakened community
cohesion, and increased strain on infrastructure.

Moreover, the study reveals that existing urban
planning policies and regulatory frameworks are
insufficient to manage these land use changes
effectively. The lack of strong enforcement
mechanisms for zoning laws and the absence of
policies that prioritize affordable housing have
exacerbated the negative consequences of residential
land use conversions. In conclusion, while land use
conversion can contribute to urban growth and
economic development, the associated challenges
require urgent attention. A comprehensive and
sustainable urban planning approach is needed to
balance economic interests with the social and
environmental needs of the community.

Based on the findings of this study, the following
recommendations are proposed for managing
residential land use conversion in Diobu, Port
Harcourt, and similar urban areas:

1. Strengthen Regulatory Enforcement:
Implement rigorous, proactive monitoring and
enforcement of zoning laws with clear
penalties for violations. Establish regular land
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. Institutionalize
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audits to track conversions, ensuring all
developments align with a  revised,
community-centric master plan that protects
residential zones from unplanned commercial
encroachment.

. Prioritize Affordable Housing: Enact and fund

policies mandating the inclusion of affordable
housing units in new developments. Create
public-private  partnerships and provide
incentives for developers to preserve and
construct housing,  directly
addressing  the critical shortage and
displacement revealed by the findings.

low-cost

. Adopt Integrated Infrastructure Planning:

Mandate that all land-use approvals are
contingent on concurrent infrastructure impact
assessments and upgrade plans. Develop and
fund a strategic infrastructure investment
program synchronized with urban growth
projections to prevent the systemic overload
of roads, utilities, and public services.

Community-Led Planning:
Formalize mandatory community consultation
and participatory decision-making processes
in urban planning. Launch public awareness
campaigns on land rights and zoning,
empowering co-design
developments  that economic

residents to
balance
opportunity with social equity and community
cohesion.
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