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ABSTRACT 

The study assessed the change of land use in Livingstone and the implications it has had 

on urban planning from 2009-2015. Simple random sampling was used to select 50 out of 

120 property owners who had changed use. A questionnaire was used to obtain 

information. A total number of 5 key informants from institution such as; Livingstone 

City Council, ZESCO and SWASCO was obtained using an interview guide. The study 

established that the main type of change of use was from residential to commercial (72 

percent), followed by residential to office (24 percent) and residential to place of worship 

(4 percent). The year 2013 recorded the highest change of use, which was attributed to 

the co-hosting of the UN-WTO Conference which stimulated the demand for 

accommodation. Out of the properties that changed use from residential to other uses, 44 

percent reverted to residential use. The reverting which occurred towards 2014 was 

attributed to the post UN-WTO conference which reduced the demand for lodges and 

guest houses as well as the shift of the provincial capital to Choma in 2012 where 

government meeting/workshops are taking place now. This provided a challenge to 

business owners. In terms of the drivers of change of use, the study revealed that the 

major driver in the City of Livingstone is business (70 percent), predominantly lodges 

and guest houses. Other drivers include accessibility (16 percent) to the CBD and rent 

value (14 percent), uses such as office has more rent value than residential use. The 

implications on urban planning mainly concern service and infrastructure provision, such 

as increase in the demand for services such as water, road networks, street lighting and 

power. Sixty-two percent of property owners had made alterations and extended their 

buildings without upgrading the other infrastructure services such as water and electricity 

to suit the new use. The other implication on urban planning include overload on the 

domestic line hence causes blockage. The study concludes that if no proper check is done 

on the change of use, it has great potential to cause challenges for urban planning such as 

cost on the Local Authority to repair the damages (Solid waste, drainage blockage, sewer 

blockage). One of the main recommendations is for Livingstone City Council to enhance 

on its development control mechanism as well as avoid sectorial planning and ensure that 

the processing of application for change of land use involves other key institutions such 

as ZESCO and SWASCO. 

 

Key Words and phrases: Change of land use or change of use, Urban Planning, 

Livingstone, residential, commercial. 
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CHAPTER ONE 

INTRODUCTION 

1.1 Background 

Dynamics in land use changes are common symptoms in city development processes, 

which can happen within and or outside the city. Most often, residential areas are 

susceptible to dynamics in land use changes due to the particular characteristics of the 

neighbourhood, accessibility, renting or business factors and government policy. 

However, any action, or lack of it, to influence land use has significant consequences 

both for people, businesses, and organisations in the area and, more generally, for the 

urban morphology itself. According to Rodiek, (2008), urban planning is the organisation 

of all elements of a town planning or other urban environment, using different tools such 

as, land use plan, the operational plan or strategic plan, structural plan all are the parts of 

urban planning. Better urban planning and design of cities is a closely related challenge 

for sustainable development. This includes not just the design of public spaces, streets, 

neighbourhood and homes, but the configuration of and greenway systems, regions 

growth patterns, transportation network, water and sewerage systems and even industrial 

process. The occurrence of land use changes evokes questions surrounding how these 

changes took place and what strong factors caused them.  In Livingstone, Zambia, for 

instance, changes of land use have occurred with no action being taken by the Planning 

Authority. Other examples are cities in countries such as Nigeria and India which have 

experienced massive dynamics in change of land use, resulting in significant implications 

for Urban Planning. 

According to Leke (2013), in Lagos, city of Nigeria, change of land use of existing land 

use zoning plan is a common feature. The city is now dotted with uncomplimentary land 

uses in many areas. Uses such as multistory office blocks within residential 

neighborhoods, petrol filling stations and fast food outlets are other common features 

observable within the environs of Lagos. Apart from this being an intrusion into 

households‟ privacy, it has also exhibited certain security risks, such as uncontrolled and 

heavy traffic which accompanies such invasion, thus violating the peace and tranquility 

of residential neighbourhoods. 
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The motives behind change of land use are usually economic or social in nature and 

basically centered on personal choice, legislation, government policies and plans, the 

decisions of developers or transportation entrepreneurs, the nature of the land itself or the 

availability of technology to develop the land. While urban planning attempts to manage 

and control spatial development, economic and social factors are considered the critical 

determinants of urban land use in an urban area. The urban land use plans reflect the 

public interest in relation to health, safety, convenience, economy and amenity, but 

economic determinants of land use are controlled by market forces, land value and price 

paid or a decision on highest yielding alternative land use (Harvey, 1996).  Social 

determinants of land use focus on human values, behaviour, and social interactions. 

However, issues such as urban politics and profit motive, decisions by people and for 

people, rather than unseen ecological forces dominate the urban development landscape; 

thereby causing changes in planned land uses in the long run (Harvey, 1996). Therefore, 

without effective land use control systems, physical outcomes will vary widely from the 

plans themselves. Change of land use has become a topical issue. Urban planning is 

considered to be the most stable component of urban dynamics, but a change can modify 

the urban structure over a long period of time.  

At an advanced level, however, the implications of change of land use for urban planning 

are equivalent to the increase in the intensity of use, triggered by an increase in demand. 

As a result, if proper checks are not put in place, a great threat is being posed to urban 

planning at large. Thus, residential areas, particularly, are affected by the changing 

dynamics of land use by increasing the density of the area.  

Change of land use, as experienced in residential areas, has also increased pressure on 

existing infrastructure like water supply, traffic, transportation and sewerage 

(Onokerhoraye and Omuta, 1994). 

The Urban and Regional Planning Act Number 3 of 2015 Laws of Zambia requires that 

before land is converted from one gazette use to another, authority should be obtained for 

its conversion. It is important to note that before obtaining other certificates such as those 

from other Local Authority Departments and the Line Ministries, that one obtains 

permission for change of land use if they intend to use a gazzeted use for other uses. In 
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the event where an application is approved and the applicant is already operating, a 

penalty fee is slapped on the operating applicant. If this fee is not paid to the Planning 

Authority, the premises are supposed to close down and the applicant prosecuted. The 

city of Livingstone is experiencing change of land use which needs to be recognised and 

properly addressed by the relevant planning authority in its development control 

regulations. This is one of the prime reasons for carrying out this research.    

1.2 Problem Statement  

The change of land use in Livingstone City places challenges on the planning authority, 

service providers and residents. The Local Authority has observed that, due to the land 

use change from residential to commercial, the number of residential houses which have 

been taken over by new office blocks, commercial places (lodges, guest houses and 

hotels) as well as schools, has increased. This development could pose a concomitant 

challenge for urban planning. These possible challenges include: poor solid waste 

management, inadequate parking space, noise pollution and the overstretching of 

infrastructure services. Furthermore, these changes could pose a challenge to 

development control and compromise the efforts of the planning process. Egenti et al 

(2017), notes that, the change of residential use especially to commercial use in speed and 

scope has presented negative consequences of housing shortage, traffic congestion, 

insecurity, and social vices. Uneven cost of residential accommodation as well as the 

reduction of environmental qualities such as noise and air pollution is well associated 

with this development. Consequently, the conversion of residential use has not been 

adequately addressed; this is important because of its effects on the zoning principles, 

density and spatial interaction of the various land uses. In addition, some land owners 

may tend to change use without seeking planning permission. According to Seeley (2003) 

commercial use attracts land away from residential use. Competition by businesses to be 

located in the desired positions can force land values above those of the surrounding land 

used for residential purposes. This could certainly have been the case in Livingstone city. 

Not only does the conversion of land from residential to commercial affect service 

delivery, it also results in the escalation of residential property prices. 
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1.3 Aim of the study 

The aim of the study was to assess land use changes from residential to commercial as 

regards to implications they pose on urban planning in the City of Livingstone. 

1.4 Research Objectives 

i. To examine the changes of land use which have occurred between 2009-2015;  

ii. To identify drivers of change of land use; 

iii. To determine the implications of change of land use for urban planning. 

1.5 Research Questions 

i. What types of change of land use have occurred in the period 2009-2015? 

 ii. What are the many drivers of this change in land use? 

 iii. What are the potential implications on the environment, physical structure, land use 

planning and service delivery of Livingstone? 

1.6 Significance of the Study 

This study has helped develop restrictions for change of use mechanisms in order to 

provide planners with a platform to enhance development control. The study has also 

helped to identify best practice for the change of use application process. The findings of 

this research will thus contribute towards the enhancement and approach best used for the 

creation of change of land use application data base that can be adopted with regards to 

change of use. This is particularly important as the approach will also be of value to 

Livingstone City Council Planning Department in its decision making on land use 

management. The findings will also be relevant for planning professionals in processing 

change of use applications and policy formulation, as well as provide a basis for further 

research. 

. 
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CHAPTER TWO 

 LITERATURE REVIEW 

 

This chapter reviews available literature in relation to the research topic. The first part of 

the chapter discusses the common type of change of land use in residential areas of cities 

around the world. The second part looks at the drivers of change of land use around the 

world. The implications of land use change on urban planning are discussed in the third 

section. The last part focuses on the conceptual and theoretical framework in relation to 

change of land from residential to commercial use. 

2.1 Common Types of Change of Land Use in Cities 

A number of literature on change of use in different cities from both developed and 

developing countries has been reviewed. The South East Michigan Council of 

Governments (SEMCOG, 2003) identified several factors which contributed to land use 

changing trends around the 1800s which was an increase in population. Croot (1985), 

states that residential to commercial land use changes in England started around 1307, 

particularly in Holloway, an inner-city district in the London Borough of Islington 

located 6.1 km north of Charing Cross. In his study, Croot (1985) discovered that by the 

19th century, this study area had begun to expand as a result of growing economic 

activities, which resulted in the rapid growth of the CBD, thus rendering it incapable of 

containing the business activities involved. This development further forced some 

businesses to relocate to the nearby residential areas. As commercial activities, such as 

shopping centres and gas stations increased in the residential areas, a significant impact 

on residential housing was experienced. 

Similarly, Steele and Gleeson, (2010) notes that land use changes in Australia, for 

instance, date back as early as the 1700s. This was the time when critical decisions 

concerning the future of cities were based on planning. This development was fuelled by 

rapid colonial expansion in the 19th century, matched by economic growth, thus resulting 

in most cities in Australia becoming highly urbanized. For example, by 1861, 40 percent 

of Sydney‟s residents lived in suburbs, which were a mixture of commercial and 
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residential uses. This trend towards urbanization was established early and continued into 

the 20th Century  

Egbenta (2009) investigated and analysed the causes of urban land use changes, 

particularly in Nigeria‟s Enugu urban area from 1997-2008. The study showed that there 

was a sudden change in residential land use to commercial use in Enugu Urban. The 

findings of the study revealed that one of the driving factors of this change was the 

maximisation of optimum return from the land. However, he advises that there should be 

legal frameworks on conversion in place and cautions that rational developers should be 

aware of the implications of business cycles, in that demand for new buildings is highly 

sensitive to short-term output changes (Egbenta, 2009).  

 

Egbenta‟s research further argued that profit maximization arising from the increasing 

demand for commercial uses, and the physical ageing of residential building structures, 

leading to obsolescence, are contributing factors that gave rise to sudden land use change 

in the city of Enugu. The study also revealed that there was no strong legal framework in 

place to check the conversion of existing land use structures in the area of study. The 

growing pressure on commercial properties in the area was an indication to investors and 

developers of a boom in the commercial property market. This sudden change in land use 

has adverse effects on the residential property market. Property developers now 

concentrate on commercial property development, thereby reducing the stock of 

residential properties. This means the availability of residential property is decreasing 

along the major roads in Enugu and leading to rising rentals for available residential 

properties in other locations. The negative effects of these developments are increasing 

traffic congestion and over-stressing of available facilities on major roads, as 

neighbourhoods have been changed into commercial areas.  

 

Due to the fact that residential to commercial land use changes do not only affect the land 

use pattern, but also the physical structures of residential areas, Raharjo (2005)  

conducted a study on Physical Structure and Pattern of Land Use Changes from 

Residential into Commercial in the Indonesia cities of Mampang, Prapatan and Jakarta. 

He analyzed the land use changes for the period 2004 to 2005. His findings were based 
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on and motivated by the basic ideas of land economy; he picked the study area (a 

residential area located in the South of Jakarta, the capital city of Indonesia) because it 

has undergone noticeable land use changes from residential to commercial. This is 

especially evident not only along the main avenue in the area but, more particularly, 

along the secondary streets Mampang Prapatan VI. (Raharjo, 2005). 

 

The study concluded that land use changes in Mampang PrapatanVI not only happened in 

building function changes, from the residential function into commercial, but also in the 

intensity changes of the buildings involved. These changes show commercial space in the 

form of residential and multi-function buildings or mixed buildings which are a 

combination of these two changes. The study further indicated that accessibility 

advantages from the road function and a high level of profit return are among the 

strongest factors that have influenced the land use changes that have occurred. Other 

influencing factors include the flexibility and inability of government policy to control 

these changes. A remarkable decline in the formal housing stock also resulted due to this 

development. 

In Zambia, though residential to commercial land use changes in the city of Lusaka were 

first observed in the early 1980s, the situation became alarming after the year 2002, when 

Zambia became free from the Highly Indebted Poor Countries (HIPC) status under the 

leadership of President Mwanawasa. This status meant that the social spending power of 

the nation and the citizens was becoming much better, especially in the city of Lusaka 

(IMF, 2012). International and local firms started mushrooming in the country‟s capital 

city. In no time, there were hundreds of commercial activities in the town centre of the 

city, and therefore commercial space became inadequate. This led to some firms to start 

leaving the CBD for the nearby residential areas such as Fair View, Rhodes Park, 

Northmead, Long Acres and Thorn Park. As the shifting of firms from the CBD into the 

residential areas increased, a situation known as mixed land use became pronounced in 

the city, and hence the local authority had no choice but to create a law, that would 

regulate the change of land use (Simwanza, 2004). 
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2.2 Drivers of change of land use   

Due to huge urbanization, most urban cities have experienced manifold changes in terms 

of land use, which many town planners see as a threat (Bhagawat, 2003). Various causes 

of this urbanization bring about an unrestrained impact on land use change. The common 

urbanization that occurs in developing countries is usually unplanned and is fast 

becoming one of the major problems facing developed and developing countries alike. 

Population growth, migration, political instability, economic opportunities, centralized 

plans and policies of governments, the accessibility of physical infrastructure and rapid 

globalization are some of the major factors influencing change of land use in developing 

countries (Bhagawat, 2003).  

According to Harvey (1996), one of the factors which can influence land use change is 

Public accessibility. This involves ensuring that profit is maximized from strategic 

locations through easiness to products. Executives need public accessibility to obtain the 

desired production factor and ease of access to the market. Meanwhile households need 

ease of public access to the workplace, stores, schools and recreation facilities. Another 

factor that needs be taken into account is that Central Business Districts (CBD) offer 

great accessibility to customers. For CBD offices, location is the chief consideration in 

terms of labour supply. In addition, stores located in the CBD offer the highest income 

level capacity. Land limitations in CBDs and competition to get a site in a CBD location, 

result directly in higher rentals.   

  

Secondly, special accessibility, or agglomeration economies, is the benefits that come 

when firms and people locate near one another together in cities and industrial clusters. 

This is a location placement decision that is influenced by the external economy, in terms 

of concentration and complementary elements between the businesses involved (Harvey, 

1996).   

According to Hill (1989), drivers of change of use include personal choice, legislation, 

government policies and plans, decision of developers or transportation entrepreneurs, the 

nature of the land itself or the availability of technology to develop the land. Urban 

growth will also alter the pattern of land use and land values within an urban area as well 

as the intensity of site use. Growth brings more activities and persons into the urban area 
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in search of sites, so concentrating more workers, machines and buildings in that area. 

This necessarily requires some readjustments to existing uses of land and those lower 

order uses find that they become sub-marginal occupiers of near central sites and, in time, 

will relocate to sites more distant from the position of greatest accessibility where they 

will also be joined by new lower order uses attracted to that town. Residential 

neighbourhoods bordering business district may eventually be overwhelmed by the 

expansion of the business district. Other contributing factors include the physical aging of 

the building structures leading to obsolescence and eventual abandonment. Property 

development business is typically considered to be one of high risk and return. As such 

developing a competitive advantage is critical (Tay and Tay, 2007).  

Improving the usefulness and quality of property can increase the demand for change of 

land use from residential to commercial. That is to say every real estate investor who 

wishes to build wealth may look to economic conversion as a logical process to follow. In 

this regard, Cummings (1994) points out that all changes in use of an existing property 

produce a positive effect, however, and the overall effect of an economic change should 

be carefully weighted.  

Lambin, et al (2003) have argued that a systematic analysis of local scale, land use 

change studies, conducted over a range of timescales, helps to uncover general principles 

that provide an explanation and prediction of new land use changes. They stress that, 

Land use change is driven by synergetic factor combinations of resource scarcity leading 

to an increase in the pressure of production on resources, changing opportunities created 

by markets, outside policy intervention, loss of adaptive capacity, and changes in social 

organization and attitudes.  

Harvey (1996), finally, notes that dynamic changes factor which is real income and 

technology developments such as new building techniques, which restrain ever-rising 

building costs, result in more intensive development in CBDs. When the increasing needs 

for particular land causes price hikes, this effect can be balanced to a large degree by 

availability of site or location. Relative land prices in sub-centres will increase, as in the 

city centre, when people move to outlying suburbs, as shown in Figure 2.1 
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Figure 2.1: Changes in Land Price Gradient  

Source, (Harvey, 1996; 206)  

In principle, in terms of economic activities, there are three ingredients that influence 

location. These are accessibility, environmental characteristics and rent. Meanwhile other 

aspects that also play a role include dynamic factors and government policy.  

2.3 Implication of change of land use on Urban Planning 

Cities across the world, on average especially those in developing countries, are currently 

growing at an increasing rate, as much as 62 million inhabitants per year, requiring about 

16 million new formal dwelling units to be added to existing housing stock (Pamuk, 

1999). This has resulted in massive housing shortages in many developing countries. 

Research shows that as population increase, the number of available housing stock 

(formal housing) remains at a constant, thus causing an anomaly.  In order to ensure that 

this problem is resolved, many countries are now engaging experts in the field of housing 

so as to diagnose or analyze the rates at which these crucial deficits in supply are 

developing, before the housing problem becomes even more severe. Different tools are 

therefore used by different countries and researchers so as to establish how the effects of 

this crisis are being manifested, in order to address and avoid the complications 

associated with housing deficit/shortage in the future Moreover, researchers are not only 

interested in detecting or finding out whether or not formal housing is negatively 

affected, but also in the driving factors which result in housing shortages. 

For instance, in his study, Adebayo (2009) while trying to investigate the Impacts of 

Urban Land Use Changes on Property Values in Metropolitan Lagos, established that 

there have been remarkable changes in land use patterns, especially concerning those 
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from residential to commercial, in the city. According to this researcher this kind of 

change led to a corresponding increase in both rental and capital values of properties on 

the Island of Victoria, which constituted his area of study. The influx of commercial 

activities from Lagos Island has been a major contributor to these actions and, following 

this, the advantage of complementary factors, in terms of attracting more business 

activities into the area, were felt. 

Adebayo further notes that in turn, the increase in demand for commercial use leads to 

increased property values. This change in land use, leading to higher property values, has 

its attendant problems of traffic congestion, over-stretching of infrastructural facilities 

and a reduction of land area for parking, open spaces and recreational activities.  

Asamoah (2010) argues that the continuous change in urban land use of cities is of 

utmost concern to urban planners and decision-makers. This is because planners would 

have to come up with means and ways of curbing uncoordinated land uses which may 

injure on the social welfare of the community while as for decision makers will have a 

number of questions concerning existing policies on change of land us. This comes about 

as a result of the rapid increase in urban population and the ever-increasing demand on 

urban land, which poses a challenge to residential land use.  

The unplanned expansion of cities and encroachment by people for various purposes also 

contributes to urban land use changes. The effects of land use change culminate in the 

high costs of a plot of land, multiple selling of a piece of land, development of 

unauthorized structures, slums and squatter settlements. 

According to Thuo (2013), a study in Nairobi Kenya indicated that due to uncontrolled 

development, pressure on the existing infrastructure emerged as a great negative effect. 

The commercial developments in the residential areas or and use development is costliest 

in respect to providing services and facilities. The road networks especially the rural 

roads, supply of water and electricity are becoming inadequate and experiencing more 

pressure due to increased demand from the new residential estates and commercial, 

which were not envisioned during initial installation of water and electricity.  
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In the same study, Mundia and Aniya, (2005), argued that in an ideal situation, 

infrastructure and services should be provided before development takes place, however, 

in the study area, provision of services and infrastructure is done in retrospect without 

improving capacity of the old infrastructure. For instance, in the new high-rise residential 

flats in the coffee estates intermittent water supply and narrow access roads that are 

challenging to motorists as well as the persistent power outages and inadequate waste 

management systems, a clear depiction of the pressure on existing infrastructure. 

2.4 Conceptual and Theoretical Framework   

The conceptual and theoretical framework is based on the related concepts and theories to 

the study of change of use. The contextual meaning of change of land use and urban land 

use planning as well as the concept of land economic is the basis of the study. 

2.4.1 Change of land use 

Change of use denotes the use of land or the buildings thereon, for a purpose which is 

different from that for which the land or building was originally zoned and intended for 

use (Olayinka, 2012). Urban land is demarcated into different land uses such as 

residential, institutional, agricultural and commercial. This process of demarcation is 

referred to as zoning. In the recent past, it has been observed that residential areas, 

especially those near the Central Business District (CBD), are being encroached upon by 

other land uses, especially commercial activities. The result is a conversion of land use 

from the originally planned use to another (LCC, 2006). 

2.4.2 Urban Land Use Planning  

Urban, city or town planning is the discipline of land use planning which deals with the 

physical, social, and economic development of metropolitan regions, municipalities and 

neighbourhoods. Land use planning is the term used for a branch of public policy which 

encompasses various disciplines which seek to order and regulate the use of land in an 

efficient way (Chapin and Kaiser, 1979). Urban planners shape patterns of land use and 

the built environment in and around cities to solve and prevent challenges of 

urbanization, including providing shelter, food and other basic needs of life, protecting 

and conserving the natural environment and assuring equitable and efficient distribution 

of community resources, including land (Quon, 1999). 
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2.4.3 Concept of Land Economics 

According to Barlow (1972) land economics is the study of the relationship of human 

economy with land. Land economy focuses on the use of human economy in conjunction 

with natural resources and physical factors, biology, economy and institutions that 

influenced, formed and controlled the use of this resource. One of the basic concepts of 

land economics concerns land use type. This concept separates the land into ten land use 

classifications: residential, commercial, industrial, agricultural, grass field, animal 

husbandry, forestry, mining, recreational, transportation, service facility, infertile land 

and desert.  

Barlow (1972) also explains that there are four concepts that provide the basis for land 

economic theory. These are; (1) the land economy concept and land resource, (2) type of 

land use, basic concept, and (3) land use capacity concept and (4) the best and highest of 

use concept. The land resources concept, on the other hand, represents the unification of 

the land economy concept and land law concept. Included in this are building and capital 

increases which can be given to the land and the natural characteristics of that land. In 

terms of land economy theory, it is common for people to think of how to generate their 

income with the resources they have, without considering the influence of their activities 

on their social life, as well as the effects of their income generation activities on the 

environment.  

In a physical sense, land resources have both a quantitative dimension as well as a 

qualitative dimension which is dependent on the respective use. The supply of land in a 

physical sense is often considered as fixed and limited. The economic supply of land 

depends on the physical supply, institutional factors, the available technology, and its 

location. Economic supply may be defined as land units that enter particular uses in 

response to certain stimuli, such as prices and institutions. Further, the land use capacity 

concept is the relative ability that a land resource unit has to produce surplus from 

returning and or satisfaction on the use cost. The land use capacity concept has two main 

components. These are accessibility and resources quality. The best and highest is use 

concept, where the landowner uses his/her land resource for the purpose of realizing 

maximal profits (Hubacek and Vazquez, 2002). 

.  
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Figure 2.2:  General profile of Land Use 

Source: (Barlow, 1972; 15) 

As shown in Figure 2.2, it can be explained that the land use for commercial and 

industrial activities still yields the highest land values and rentals. Most of the land is 

used for commercial rather than other purposes, which decrease the use of land capacity. 

According to Zulkaidi (1999), the type of land use changes include change of function 

(use), intensity, and technical rule building period (bulk). He also expostulates that 

changing function is a change in activity type, of activity, whereas changing intensity is a 

change in the Allowable Building Footprint Code, Allowable Building Floor Code, and 

building density. Technical building changes include the Line Building Code, building 

heights, and other minor changes, without transforming the function and its intensity. 

Changing function results in a significant impact on the neighbourhood because this 

activity is very different from the previous. Intensity changes for the same activity, which 

will make the current effect bigger, where as technical building changes are seen as a 

small/light impact violation. In general, a land use change is a combination between the 

aforesaid two or three types of change.  

 

Chapin and Keiser (1979) explain that city space structure is closely related to three 

systems, being:  

i. The activity system, related by human and their institutional matter to deal with their 

daily business to fulfill their needs and interact with each other in a given time and space;  

ii. The land development system; focusing on space change process and adjusting for 

human needs to accommodate current activity within activity system composition; 
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iii. The environment system, related to biotic and a-biotic conditions, which are brought 

about by natural processes, focusing on plants and animals‟ co-existence and other basic 

processes that relate to water, air and matter. This study is related to activity and land 

development systems, which refers to Bourne and Harvey (1996), who explain about city 

development and its land use patterns within the development. The study also refers to 

the activity after the development in land use changes, based on Zulkaidi‟s point of view. 

Thus, according to Chapin and Keiser, only two systems are explained in city space 

structure. 

In a study by Safariah (1999), about land use changes from residential to commercial, 

aspects that can influence the changes are as follows:  

i. Site attraction: the application variables are building form, land‟s width, and air 

condition, level of disturbance, green belt and residential condition.  

ii. Functional ease: the application variables are public vehicle tracks/lines and road 

function.  

ii. Functional attraction: the application variables are distance from city centre, 

educations activity, trades activity, offices activity and hotels activity.  

iv. Functional prestige: the application variable is land prestige value in the area where 

the changes are taking place.  

  

In another similar study, Maryam (2000) concluded that influencing factors of land use 

changes from residential to commercial were: Strategic location, economic needs 

encouragement, the need for an extra alternative income, high rental prices for 

commercial space provided by the developer, easy to obtain business place legal permits 

and high demand. 

  

From the above findings, and those of others, land economists have generally come to the 

conclusion that the continuous change in urban land use (especially from residential to 

commercial) comes about as a result of the ever-increasing demand for urban land, which 

poses a challenge to residential land use, failure by the CBDs to contain the growing 

economic activities, accessibility, renting/business factors and Government policy.  
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The above have become of the utmost concern to urban planners and decision-makers, 

both in developed and developing countries, because of the negative effects which they 

pose in the localities where they take place (Asamoah, 2010). This has, moreover, 

brought about a continuous change in urban land use of cities, resulting in increasing 

demand for urban land, which poses a huge challenge to residential land use. Figure 2.3 

illustrates the relationship causes, Conversion, and Impacts of land use changes from 

residential to commercial. 

 

 

 

 

 

 

 

 

 

 

Figure 2.3: Relationship of Causes, Conversion, and Impacts 

Source: (Dahlia and Amy, 2001; 32) 

2.4.4 The rationale of studying land use changes from residential to commercial.  

Though many proponents of new urbanism, such as the Victoria Transport Policy 

Institute, (2003) which argues that mixing residential and commercial uses “maximizes 

accessibility” and minimizes total daily travel. There are several challenges associated 

with mixed land uses. For instance, long before new urbanism began advocating for 

mixed-use development, standard zoning ordinances and regulations throughout the 

United States of America recognised that there could be both problems and benefits 

arising from adjacent development when converting land use from residential to 

commercial. Consequently, measures such as buffers, walls and set-backs are commonly 

required to protect bordering residential developments from commercial areas when they 
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abut one another. This reflects another aspect of basic economic theory, the idea of 

“externalities,” in this case, negative externalities (Miller, 1999). The buffers, walls, and 

set-backs are required to protect the abutting homes from lights and noise pollution 

assumed to be generated by non-residential uses and further assumed to reduce the 

desirability of nearby homes. Regardless or not of whether  land use changes from 

residential to commercial  resulting in mixed use is bad or good, it is crucial  to analyze 

the merits and demerits, and then weigh them up. 

  

However, what is important for now is to see how the occurrences of land use changes 

have taken place, and what the strong factors causing them to occur are.  To answer these 

questions, it is therefore important to analyze the structure and pattern of the land use 

changes and the causing factors. Results from previously conducted studies, such as those 

in the USA and Indonesia , especially in cities where land use changes took place from 

residential to commercial, as compared to other places, have some important similar 

influencing factors. These include the fact that rental commercial space is expensive and 

that there is often a lack of enforcement. (Asamoah, 2010). 

  

Raharjo (2005) states that land use changes do not only happen in building function 

changes, from a residential function into a commercial one, but also in the intensity 

changes of the buildings. These changes show commercial place in the form of residential 

and multi-function buildings mixed building. In his study, he concluded that the main 

characteristic activity were commercial activities, with commercial building domination 

reaching approximately 10 percent and mixed buildings about 85 percent. Most of these 

changes occurred after yearly rezoning pronouncements by Governments. This actually 

occurs mainly along major residential streets. Accessibility advantage from the road 

function and high levels of profit return are among the strongest factors that have 

influenced the occurrence of the land use changes. Other influencing factors include a 

lack of flexibility and an inability of government policy to control these changes 

(Matthews, 2006). 
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From the foregoing, both Raharjo (2005) and Matthews, (2006) note that land use theory 

can help Governments, developers and investors understand the current impacts of 

authorizing residential to commercial land use changes. They further argue that despite 

the fact that obtaining dependable and timely data on land use changes is often difficult, 

land use theories, coupled with extensive use of models, could provide accurate and 

integrating decision making. 

2.4.5 The Effects of Land use Changes from Residential to Commercial  

The fact that changing land use from residential to commercial has negative effects 

cannot be over-emphasized. Because converting land from residential land use to 

commercial land use within the residentially zoned areas results in mixed land use, the 

impact is usually felt by the people residing around such areas (Mathews, 2006). In his 

research conducted between 2004 to 2006, in Sylvan, North Carolina, USA, Mathew 

(2006), found that at most local hearings across the county, arguments of homeowners 

objecting to proposed new nearby commercial developments were common. One such 

example is a case in which a resident appealed to the city council to reject a zoning 

application for a small commercial project, claiming that the activity would affect 

residents‟ quality of life. Not only that, the residents complained that the commercial 

development would also negatively impact on the value of their properties, alter the 

character of the neighborhood and materially diminish the property values within the 

surrounding areas. 

 In another case, Raun, (1997), adds that in suburban Omaha, Nebraska, local residents 

opposed a commercial development near Lake Hastings. “Speakers for the lake residents 

said the commercial development would hurt their property values and their quality of 

life. A local real estate broker was quoted stating that owners of existing residential 

property would be damaged by the development. The presence of commercial property 

near a neighborhood does more to damage residences‟ desirability than does a busy street 

passing nearby” 

 

Often, objections such as these, based on “conventional wisdom” and “common 

knowledge,” but otherwise unsubstantiated, tend to carry the day, preventing integration 

of residential and commercial land uses. The issue is not inconsequential; rather, it is one 
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of the key issues of new urbanism. New urbanism is a community design philosophy that 

favours the return to new home development mixed with multi-use buildings and housing 

clustered near commercial service areas. New urbanisms claim substantial advantages for 

this approach to development, including lower over-all public infrastructure costs, and 

decreased automobile dependency (Mathews, 2006).  

 

There are those who argue that changing land use from residential to commercial within a 

residential area that is high demand may actually enhance residential property values by 

reducing the inconvenience of routine trips and reducing trip costs. In fact, the notion of 

residential rent gradients decreasing as distance from the CBD increases, as shown in 

basic urban economic theory, flows from this idea of convenience. Proponents of new 

urbanism argue, for example, that “Location Efficient Development residential and 

commercial development located and designed to maximize accessibility” minimizes 

total daily travel (Victoria Transport Policy Institute, 2003).  

Long before new urbanisms began advocating for such changes in land use, standard 

zoning ordinances and regulations throughout nations recognised that there could be both 

problems and benefits arising from adjacent development of residential and commercial 

uses. Consequently, measures such as buffers, walls, and set-backs are commonly 

required to protect bordering residential developments from commercial areas when they 

abut one another (Miller, 1999). The buffers, walls, and set-backs are required to protect 

the abutting homes from light and noise pollution assumed to be generated by non-

residential uses and further assumed to reduce the desirability of nearby homes. Those 

who object to mixing commercial and residential uses and those who advocate mixing 

uses both have a portion of theory backing their arguments. 

Convenience should positively affect residential property stock, but negative externalities 

should drive down residential property stock. When land use changes from residential to 

commercial uses become too rampant in a neighborhood, does the added convenience 

overcome the effect of any negative externalities, with a resulting increase in the 

implications for urban planning?  
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According to Asamoah (2010), implications that come as a result of converting plots or 

already existing structures initially zoned for residential use include the following:  

i. Reduction in formal housing stock  

Since changing land use from residential to commercial involves the converting of a 

residential plot or existing structure into a commercial use, or existing commercial 

building, the number of residential houses which have been taken  over by the new 

commercial blocks, are not equally made available or replaced within the same location. 

This causes a shortage in the overall housing stock that a city has (UN Habitat, 2007). 

Generally, commercial and industrial uses have attracted land away from residential use. 

Competition by businesses to be located in their desired locations will force the land 

values above those of the surrounding land used for residential purposes (Seeley, 2003).  

ii. Development control challenges  

Due to the fact that development has to be monitored in the areas where land use changes 

are taking place at an increasing rate, (especially from residential to commercial), local 

authorities normally find it difficult to control these developments, due to financial 

constraints, lack of enforcement of development control laws and inadequate public 

education about the activities. Moreover, since local authorities sometimes delay in 

granting applications for change of land use, this triggers impatient developers to develop 

their properties without permission. Therefore, despite having a targeted number of land 

use changes plan by the local authority, other land use change developments might not be 

known by the council. This further means that all such developments will not be in line 

with the proposed overall plan for the metropolis, hence confusion on the side of the local 

authority, who are the custodians of city planning (Michael, 2001). 

 
iii. Increase of economic activities in residential areas  

As more and more residential plots are converted into commercial plots, economic 

activities would tend to increase in residential areas and reduce in the CBD, as more and 

more people are shifting from the congested town centres into the residential areas 

(Asamoah, 2010). This effect has further negative impacts on service delivery in these 

areas. As noted by Asamoah the major problems being posed by the changes include a 

lack of parking lots and traffic congestion. 
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iv. Physical development challenges  

Due to rapid urbanization and the subsequent increasing prevalence of commercial 

activities in residential areas, as a result of changing land use from residential to 

commercial land uses, town residential areas are changing to satisfy the needs of the 

urban society (commercial). Certainly standards and specifications outlined as planning 

in the long run are ignored by many, since the area is neither a residential nor commercial 

zone (Asamoah, 2010). 

 

v. High land values  

Since the converting of land use from residential to commercial occurs mostly within 

residential areas, residential land is therefore affected, leading to limited space available 

for residential accommodation. The conversion of residential properties, in the study area, 

into commercial use certainly puts pressure on residential land. Subsequently, land values 

tend to be high and continue to rise due to the shortage that is created. As a result, rentals 

are very high in the study area, compared to other residential areas in the city, which are 

not significantly affected by the land use change. Land owners, however, enjoy these 

higher returns on land. Therefore, many people are unable to afford the high prices and 

are compelled to move to look for land elsewhere. This practice certainly is affecting 

other areas since people who move from the Central Business District (CBD) will have to 

compete for land and accommodation at the periphery. Consequently, this results in an 

increase in land values in these areas as well (Asamoah, 2010). Moreover, as a result of 

the changing land use in the study area, land values are appreciating speedily. This means 

that some residents are being priced out of the land market.  

vi. Abuse of land  

Since residentially zoned areas are smaller than commercial areas, converting land from 

residential use to commercial use means that the land will be abused in terms of its 

carrying capacity. It would often be found that a residential property whose intended 

main function is housing, is turned into an office, thus abusing the land on which the 

commercial business is operating. It would also often be found that a parking space that is 

meant for, say, three cars would be forced to accommodate 6 or 8 cars. (Asamoah, 2010). 
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vii. Amenity effects of land-use regulations  

Apart from the price/scarcity factors, land use regulations impose an amenity effect. 

Valid examples of amenity effects include land-use regulations to protect environmental 

quality, open space, groundwater availability and quality, or to reduce noise, congestion 

and pollution. Regulations of this kind in residential areas include building restrictions, 

environmental zoning, restrictions on paint colours for houses, and even lawn mowing 

rules that are enforced in some communities (Richard, 1999). 

2.5 Conceptualizing Change of Use from Residential to Commercial  

The analysis of case studies around the world, as well as of conceptual and theoretical 

frameworks on change of use shows that a conceptual framework of change of use from 

residential to commercial has been formulated. The concept basically notes that the major 

factors that influence change of use include the fact that cities are experiencing increasing 

demand for commercial trading due to urbanization. The other factor is profit 

maximization and, from the concept of land economics, it is believed that commercial 

land has higher value in terms of rent, hence the need for one to make more profit. 

Government policies such as zoning also play a role in change of use in Zambia, and the 

Urban and Regional Planning Act No.3 of 2015, gives authority for one to change use. 

Easy accessibility is another factor that influences change of use; an investor wants to 

invest close to the CBD and therefore most residential properties close to the CBD opt to 

change use from residential to commercial. Political issues also influence change of use, 

especially when certain policies are changed and few investments that may attract mass 

investments. In addition, because the policy makers are the politician themselves, 

therefore, may influence certain land use to push their own political agenda. When these 

factors influence change of use, the decision made is in favour of change of use from 

residential to commercial. The major implications of change of use from residential to 

commercial are both positive and negative impacts which are; economic impacts 

(employment opportunity, high rent price, traffic congestion), environmental impacts 

such as noise pollution, social impacts (parking space, security), while physical impacts 

include, uncontrolled settlements, uncoordinated land uses, aesthetics, mixed land uses, 

overstretching of infrastructure and Policy and regulation impacts involve planning 

process, development control . A change land use sustainable action should be done 
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through proposed possible and practical recommendations. Figure 2.4 provides a 

summary of the conceptual framework for change of use from residential to commercial. 

Figure 2.4: Conceptual Framework for Change of Use from Residential to Commercial 

Source: Author, (2017) 

2.6 Lessons Learnt and Knowledge Gap 

Land use is an allocation of the use and land occupancy that has been set up according to 

the current rules and planning space design of a local authority. In other words, a land use 

change occurs, say, from residential to commercial due to people‟s  desire to shift from a 

lower order to a higher order status in order to attain optimal use of their land. It has been 

observed from various case studies that land use changes in economies where land use 

changes, especially from residential to commercial, occurred at an increasing rate, 

setbacks were felt. Examples include high house prices, traffic congestion, over 
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stretching of infrastructural facilities and noise pollution. These studies are not only for 

the benefit of the policy makers, but also for the investors in urban space.  

The knowledge gap of this research is on the extent of the implications of change of use 

land use from residential to commercial on urban planning. After the review of the 

literature from different scholars and case studies from different countries around the 

world, it is still not clear on the implications of change of use on urban planning 

especially on the key players in the urban planning process who play a very critical role. 

My study in the implications of change of use from residential to commercial on urban 

planning has endeavored to ensure it critically analyses the implications on the key 

players in the urban planning process who are; the Local Authority, service/infrastructure 

providers (water and electricity) and the general public. As well as ensure that the process 

for applying for change of use is critically analysed. This study has also endeavored to 

ensure that it brings in the concept of urban planning in the process of change of land use 

which is very critical. McGill University (2008) clearly writes that urban planning is a 

technical and political process concerned with the development and design of land use 

and built environment including air, water and the infrastructure passing into and out 

urban areas such as transport communication and distribution network. Furthermore, 

urban planning deals with physical layout of human settlements and its primary concern 

is public welfare which includes consideration of efficiency, sanitation, protection and 

use of the environment as well as effects of social and economic activities. Hence a 

research on the change of use from residential to commercial in Livingstone and 

implications it poses on urban planning. 
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CHAPTER THREE 

DESCRIPTION OF STUDY AREA 

 

This chapter presents a description of the study area. The study area is analyzed in terms 

of its history, demographic character, climate, soil, vegetation, economic environment 

location and economic environment. 

3.1 Physical Characteristics 

The city of Livingstone is the tourist capital of Zambia, home to the Victoria Falls, the 

Seventh Wonder of the World, and the Mosi-o-Tunya Game Park, among many other 

tourist attractions. The district covers an area of 672 km² in extent. Until 2012, 

Livingstone was the main administrative centre for the southern province of Zambia.  It is 

a gateway to Namibia, Botswana and Zimbabwe. 

3.2 Demographic Characteristics   

According to the Central Statistics Office (CSO) census report of 2013, Livingstone has a 

total population 139,509 broken down into 68,763 males and 70,746 females and 

projected population of 179, 665 for 2018. Livingstone has a low population density of 

200.7 persons per square meter over a land area of 695km
2
. Livingstone‟s population is 

youthful, 75 percent of the population are under the age of 30 and the male-female ratio 

is quite balanced. The population of the city of Livingstone is continually rising at a rate 

of 3.1 in the last 10 years which will lead to increased demand for more social services. 

3.3 History 

 Livingstone was named after the famous Scottish explorer and missionary Dr. David 

Livingstone, who according to history was the first European to see Victoria Falls (Mosi-

oa-tunya) in 1855. History shows that since the 19
th

 Century, Livingstone has been a 

tourist destination and over the years continued to establish its fame as the friendly and 

“Tourist capital” of the then Northern Rhodesia and currently Zambia. Being a Tourist 

City, Livingstone has various tourist attractions for both local and international visitors. 

Some of the tourist attractions include the Mighty Victoria Falls, Museum, Zambezi 

River the Mukuni Big Five. (LCC, 2017) 
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3.4 Climate and Soils 

Livingstone has a continental climate. The annual rainfall averages approximately 

600mm, of which two-thirds fall in December, January and February. The recorded 

average rainfall between November and March is 780mm. The temperatures range from 

19 degrees Celsius in the cold season (May to June) to 40.0 degrees Celsius in the hot 

season (September to October). Temperatures are fairly constant from December to 

March and then start decreasing in late April or May (LCC, 2006). 

The soil found in the Livingstone area is characterized by the presence of various layers 

of sedimentary rock (gravel, sands) and the thickness of these layers depends on 

geological changes that took place during the various geological periods over the 

centuries. The basaltic layer occurs at a height of 15m, above river level. Above the pipe 

sandstone there are two layers of gravel and sand with different characteristics. The first 

layer occurs at heights between 3m and 4.5m above river levels and rests on a basaltic 

layer. The second layer occurs at heights between 12m and 15m above the river level and 

is obscured by alluvial deposits (LCC, 2006). 

3.5 Vegetation 

The Livingstone is endowed with a variety of natural vegetation that are vital for the 

sustenance of the ecosystem as they provide a natural habitat for the wild life (Elephants, 

Buffalos Monkeys, Lions) natural resources for the population of the region. Tree species 

such as ebony, acacia, adansonia, mopane and Zambian Teak are widely used in the 

district for the carving of curios that are a huge component of the tourism industry, (LCC, 

2017). 

3.5 Economic Environment 

Tourism is the driving force of Livingstone‟s economy, attracting tourists from around 

the world to its unique wildlife, adventure-based tourism activities and the Victoria Falls, 

and supporting a majority of local livelihoods through either direct or indirect 

employment. The main tourism area hosts three of the main tourism attractions which are 

the Victoria Falls, internationally recognized as the 7
th

 wonder in the world) and thirdly 

the Zambezi River which is the second longest river in Africa.( Mclachlan and Binns, 

2014). According to Zambia Tourism Board (2011), Livingstone provides a high profile 
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of tourism and its impact on the socio economic and cultural development like the 

construction of lodges, hotels, which comes as a result of tourists activities. 

3.7 Location 

Livingstone is located on the Central African Plateau within the Zambezi River valley 

system and lies at an altitude of approximately 975 m above sea level. It is located on the 

border region between Zambia and Zimbabwe in close proximity to the Victoria Falls. 

Livingstone is approximately 500 kilometers from Lusaka the capital city of Zambia 

laying at 25.50 degrees east of the Greenwich and 17.50 degrees south of the equator and 

has an elevation of 975 meters above mean sea level. It is bordered by Kazungula district 

on all sides (LCC, 2006). Figure 3.1 shows the location of the study area. 

 

Figure 3.1: Location of study area 

Source: (LCC, 2006); Regenerated by author (GIS) 
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CHAPTER FOUR 

 RESEARCH METHODOLOGY 

 

This chapter highlights the methodology used in this research. The first part outlines the 

approach used in the study design of the research while the second section highlights the 

sampling techniques used. Methods of data collection used are discussed in part three. 

The last part discusses how the information was analyzed. 

 4.1 Research Design 

The case study approach Yin (2014), was used in this study to enable an examination of 

the phenomenon of change of land use in Livingstone City. Case studies deal with the 

intricacy and precise nature of the case in question, which made this an appropriate 

methodology for the research (Stewart, 2014). This study approach was used to establish 

and analyse change of land use from residential to commercial in Livingstone so as to 

assess the implications it poses for urban planning. 

4.2 Sampling techniques 

Simple random sampling was used for property owners who changed use from 2009-

2015 based on a sampling frame from Livingstone City Council‟s register list of change 

of use properties. Out of a total of 120 properties which changed use from 2009 to 2015, 

a sample of 50 was randomly sampled for analysis.  

 

The purposive sampling technique involves an interactive process of selecting research 

subjects rather than starting with a predetermined sampling frame. The main objective of 

a purposive sample is to produce a sample that can be logically assumed to be 

representative of the population (Schutt, 2006). Therefore, for the key informants, the 

research purposively sampled the Livingstone City Council, Southern Water and 

Sewerage Company (SWASCO) and the Zambia Electricity Supply Cooparation 

(ZESCO). The study selected three (3) key informants from Livingstone City Council - 

the Department of City, Department of Valuation and Solid Waste Unit. The other key 

informants included one (1) from SWASCO and one (1) from ZESCO giving a total of 

five (5) respondents from the three institutions. These institutions and departments were 

https://doi.org/10.1007/978-94-007-0753-5_103618
https://link.springer.com/referenceworkentry/10.1007%2F978-94-007-0753-5_2337#CR163009
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targeted because they are directly linked to service provision in the residential and 

commercial areas as well as those in charge of land use planning and management. 

Focus group discussions (FGDs) were conducted in the three sampled wards (Namatama, 

Libuyu and Dr. Mubitana) to include, low cost area for Libuyu, medium cost area for 

Namatama and high cost for Dr. Mubitana areas. Discussants were purposively selected 

from each of the surveyed wards, with each of the FGDs being attended by a minimum of 

12 participants and 15 maximum. The selection was carried out collaboratively with local 

leaders (ward councilors) while taking advantage of the work assignment the researcher 

was conducting on community sensitisation. The involvement of local leaders was 

necessitated in order to have a full and active representation of women and youth within 

the studied community.  

4.3 Collection Methods 

Primary data was collected from the property owners who changed use between 2009-

2015, as well as from key informants. The period 2009- 2015 was selected for two 

reasons, (i) information for that period was readily available (ii) The  period included a 

Mega-Event, the hosting of the World Tourism conference by the city which could 

prompt significant changes. A questionnaire (See Appendix B) was used to collect data 

from the property owners. An interview guide was used for the key informants, who 

included; Livingstone City Council, ZESCO and SWASCO (see appendices A and D). 

Direct observation was also used in the collection of primary data using a camera. 

A total number of 50 self-administered questionnaires were administered to the 

commercial property owners within Livingstone. The questionnaires contained four 

major themes, with the first part providing information on socio-economic characteristics. 

Part two provided an assessment of the type of land use in Livingstone. The third 

component focused on the driver of change of use while part four outlines the 

implications of change of use for urban planning in Livingstone City. 

Secondary data used in this research consisted of information extracted from published 

and unpublished materials such as books, journals, reports and government documents. 

Government documents included; Urban and Regional Planning Act Number 3 of 2015 

and The Town and Country Planning Act.  
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Information obtained from the Livingstone Intergraded Development Plan by the 

Ministry of Local Government on zoning trends was used to come up with a spatial map 

reflecting spatial distribution of change of use in the two areas that experienced a rapid 

conversion. The Livingstone City Council change of use data base was also key in 

providing information on the list of change of use applications in Livingstone. 

4.4 Data Analysis 

Data was analysed using thematic and content analyses (Kothari, 2004). Content analysis 

was used to analyse texts of various types including writings, documents, and recordings 

and field observations. The documents included the Livingstone Integrated Development 

Plan and the Urban and Regional Planning Act Number 3 of 2015. Recordings from the 

key informants as well as field observation on the current state of properties that changed 

land use were analysed. Qualitative data was analysed through thematic code frame, 

where issues emerging from data caused by various themes related to objectives and 

research questions of the study were structured. Some themes coded included drivers of 

change of land uses as well as the implications for urban planning. Quantitative data on 

the number of change of change use occurring between 2009-2015 was entered and 

analysed. Statistical Package for the Social Sciences (SPSS) 20 (IBM, 2015) is the 

software that was used to analyse this data as well as Excel Microsoft. Descriptive 

statistics involved the use of absolute percentages. The data was then presented in graphs 

while explanations were presented in prose form. Information obtained with regards to 

the three objectives that the research sought to achieve are analysed as shown Table 4.1 

Table 4.1: Data Presentation and Analysis 

Objectives      Data Analysis Method of analysis 

To examine the change of land use 

which have occurred from 2009-2015 

Quantitative/Qualitative Descriptive 

Statistics, Thematic 

analysis 

To identify drivers for change of land 

use 

Qualitative Thematic analysis 

To determine the implications of 

change of land use for urban planning.  

 

Qualitative Thematic analysis, 

Content analysis 

Source: Author, (2017) 
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4.5 Ethical Consideration 

The respondents and research assistants were fully informed about the purpose, methods 

and intended possible uses of the research by following ethical guidelines, as specified in 

the postgraduate‟s research regulations for the University of Zambia.  This included 

undergoing an ethics review process before engaging interview participants to ensure that 

procedures were fair and unbiased to all involved. Contact details and those of the 

University were given through the writer‟s supervisor, in case the respondents needed to 

verify the research. 

The confidentiality of information supplied by research subjects and the privacy of 

respondents were upheld. Great care was taken to ensure that the participants 

(respondents) were completely anonymous in the research and participants were not 

compelled to participate rather they were encouraged to participate voluntarily, though in 

some instances hostility was experienced especially when it was time to take pictures. 

Others thought it was the Local Authority conducting a field inspection to begin closing 

their business premises. However, clarity was given on the basis of the research. 
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CHAPTER FIVE 

 FINDINGS AND DISCUSSIONS 

 

This chapter reports and discusses the findings of the research based on the objectives 

presented in Chapter One. The chapter is divided into four sections. The first part gives 

insight into socio-economic characteristics of the respondents. The second section 

outlines the land use change that have occurred in the City of Livingstone between 2009-

2015.The drivers of land use change are presented in part three and the last section 

highlights the implication of change of use on urban planning. 

5.1 Sample Profile 

A total of fifty (50) respondents were interviewed in this study, all of whom had 

experienced land use change between 2009-2015. The results show that 52 percent of the 

respondents were female and 48 percent male. The results also indicate that the female 

respondents from the age range of 26-35 (18 percent) were the highest. While, among 

male respondents the age range of 36-45 had the highest (26 percent). The results are 

shown in Figure 5.1, which indicates the age and sex of the respondents. 

 
Figure 5.1: Age and Sex of the Respondent 

Source: Field Data, 2017                           

0

5

10

15

20

25

30

35

40

Female Male

P
er

ce
n

ta
g
e 

Sex  

16-25

26-35

34-45

45 and above

Age  Range 



33 
 

5.2 Change of land use in the City of Livingstone from 2009-2015 

The current state of land use change in terms of quantity in the City of Livingstone is 

analyzed in terms of the number of applications received quarterly. Therefore, in 

assessing land use change in Livingstone, the study mainly focused on changes which 

occurred from 2009-2015, the common type of land use change, alterations and 

extensions made on the physical structure, the number of people the properties are 

servicing and the properties which reverted to previous use.  

Livingstone City Council only began to keep records of land use change from the period 

1999- 2015 and in this time  recorded more than two hundred (200) properties that had 

changed use, mostly from residential to commercial. Hence in terms of the most common 

type of land use changes that have occurred in Livingstone between 2009-2015, the study 

established that the most common type of land use change is residential to commercial 

(72 percent) followed by residential to institution (office) (24 percent) and  lastly 

residential to place of worship (church) (4 percent). Figure 5.2 shows the results for the 

most common land use change in Livingstone. 

 

Figure 5.2: Type and Most Common Change of use in Livingstone, 2009-2015 

Source: Field Data, 2017 
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The areas of Ndeke (off Airport Road) and Highlands have experienced rapid 

conversions amongst the areas that have undergone land use change in Livingstone, as 

shown in Figure 5.3, concerning change of land use in Livingstone areas 2009-2015. By 

2008, the two areas had their residential boundary extension and re-planning approved. 

The two areas have attracted commercial developments, especially lodges and guest 

houses; hence property owners have resorted to converting from residential to 

commercial. 

 

 

Figure 5.3: Change of Use in Livingstone Areas 2009-2015 

Source: Livingstone City Council, 2016 

 

The spatial distribution of the land use change for the two areas Highlands and Off 

Airport Road (Ndeke) is shown in Figure 5.4 
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Figure 5.4: Change of use in Highlands and Ndeke (2009-2015).  

Source: Field Data, 2017 

Regarding land use change trends, the results indicate that in 2009 residential to 

institution (office) was at its peak. In 2010, residential to commercial recorded the 

highest change and in 2011 there was a drop in all types of change of land use. Between 

2012 and 2013, residential to commercial recorded the highest change of land use and 

this was attributed to one of the Mega-event which was the co-hosting of the United 

Nations World Tourism Organization (UN-WTO) Conference which took place in 

August, 2013. The conference inspired many Livingstone residents to change use from 

residential to commercial. In the period 2014-2015 post UN-WTO, change of use from 

residential to commercial drastically decreased, while uses such as residential to 

institution and residential to place of worship rose. This clearly indicates that the type of 

land use change in a particular year in probably attributable to a particular activity 
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happening in a town, or the economic status of the town. These results are indicated in 

Figure 5.5, showing the change of use trends. 

 
Figure 5.5: Trend of Change of use of properties from 2009-2015.  

Source: Field Data, 2017 

The research also revealed that most property owners had made some alterations and 

extensions to their physical structures, in order to suit the use. In Figure 5.6, the results 

indicate that in land use change from residential to commercial (46 percent) of the 

property owners had extended their buildings, improved water supply (16 percent), 

improvements to their electricity by changing their tariffs (4 percent), put up bars (14 

percent), while (8 percent) had built swimming pools, (16 percent) had also erected septic 

tanks and only (6 percent) made no alterations or extensions.  
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Figure 5.6: Type of Alteration and Extension made on the Physical Structure 

Source: Field Data, 2017 

 

In relation to the number of people each property services, the results show that land use 

change from residential to commercial, which involves  mainly lodges, service at least 31 

and above people (22 percent) in a day. While other uses such as office and places of 

worship service not less than ten and twenty people per day respectively, as shown in 

Figure 5.7. 
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Figure 5.7: Type of Land Use Change and number of people it is servicing.  

Source: Field Data, 2017 

 

In terms of reverting to previous use, the study established that the majority of 

commercial property owners (44 percent) had reverted to previous use. Figure 5.8 shows 

the current use of the properties and the results indicate that most of these residential use 

properties are apartments, while the rest have maintained their use. The property owners 

resorted to reverting because they were no longer making enough profit. The informant 

from Livingstone Council Valuation Department indicated that these changes occurred 

mainly during the period 2013-2014 when more people moved to the new provincial 

capital Choma, which was made the provincial capital in 2012. Therefore, by the end of 

2013, most government meetings and workshops where now taking place in Choma and 

commercial property owners such as lodges and guest houses began to experience 

seasonal business such as  public holidays such as; Easter holiday, Christmas and New 

year. These are seasons when Livingstone experience more tourists both local and 

international. Therefore, prompting them to convert to residential.  
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Figure 5.8: Reverting Back to Previous Use.  

Source: Field Data, 2017 

Change of land use presents different issues altogether and the study established that in 

Livingstone, between 2009-2015 the most common type of change of land use was 

residential to commercial (72 percent). This is attributed to the type of economy 

involved, which is tourism-driven, and hence residential property owners resort to 

converting to commercial use, especially lodges and guest houses. Fawehinmi (2002) 

found similar results in Ibadan and Lagos, where the majority of the conversions were 

from residential to commercial and most where along the major roads in those cities. 

 

Based on the results of the study, this agrees with Zulkaidi (1999) study who argues that 

there are transformation processes in the space area for commercial activities with growth 

in the number of houses converting to commercial use. Dense land use for commercial 

activities in the business building decreases the residential use. He further argues that, 

because residential in city land use has the biggest proportion, this function is more often 

susceptible to changing function for economic gain. 

 

Looking at the information presented in Figure 5.6, property owners made several 

alterations and extensions to their properties. This is to ensure they maximize on potential 

business catchment, regardless of whether or not they follow the planning regulations.  
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Livingstone City Council Department of City Planning indicated that, due to the fact that 

development has to be monitored in the areas where land use changes are taking place at 

an increasing rate, especially from residential to commercial, Livingstone City Council 

normally finds it difficult to control such developments due to financial constraints, lack 

of enforcement of development control laws and inadequate public education about the 

activities. He further noted that, since the local authorities delay in the granting of 

applications for change of land use because of the procedures involved, impatient 

developers are promoted to develop their properties without permission. Therefore, 

despite Livingstone City Council having a targeted number of land use changes plan, 

other land use changes developments are not known by the Council. Furthermore, the 

Council is not aware of the properties that have reverted to their previous usage status. 

The results in Figure 5.8 indicate that (44 percent) have reverted to residential use, and 

this mainly constitutes apartments being rented out on a permanent basis at a capacity of 

more than thirty (30) people per day, as shown in Figure 5.7. This, however, has 

implications for urban planning. 

5.4 Drivers of change of land use 

With regards to the drivers of change of land use, the study revealed that 70 percent of 

the respondents indicated that business factors were the main consideration. Other drivers 

for land use include accessibility and rent as shown in Figure 5.9.   
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Figure 5.9: Drivers of Changing of Land Use   

Source: Field Data, 2017 

 

Seventy percent of commercial property owners in Livingstone resorted to changing land 

use in order to venture into business such as lodges and guesthouses, as this is the most 

influencing factor in the city because of its tourism economic factor. Similarly, the city of 

Mysore in India is experiencing changing dynamics in residential land use. The changes 

were influenced by commercial activities such as retail business, whole-sale business, 

warehouses, shopping malls, cinema theatres and hotels. (Shankar and Vidhya, 2013). 

 

Generally, when one is aspiring to open up a company would require an office space, 
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cannot offer one an office space, one would resort to finding space within the residential 

areas close to the CBD. This is the case in Livingstone, where most of the residential 
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0

10

20

30

40

50

60

70

80

Business Accessibility Rent

P
er

ce
n

ta
g
e 

Drivers of Change of Land Use 



42 
 

accessibility to the city centre and  rent value. Furthermore, since accessibility to offices 

is very important, they are located within the residential area to lessen the cost. This 

indicates that the land has the best and highest use, which can be concluded from the fact 

that the pattern of land ownership for commercial activities in the area emphasizes a 

strong trend towards rental property.  

 

Based on interviews, 14 percent of the property owners would want to get the highest 

rental value for their properties. In Livingstone the main conversion is to commercial use, 

such as lodges and guest houses. This conversion is attributed to the economic status of 

the town being a mono economy, which is mainly tourism-based, prompting property 

owners to opt for change of use, especially to lodges and guest houses. In an interview 

with the key informants from Valuation Department, the results indicate that proximity to 

already existing commercial centres, as well as the relocation of the provincial capital to 

Choma, has led to a decline in residential rent prices and people have resorted to 

changing use to commercial to get the highest value for their properties. 

In another similar study, Maryam (2000) concluded that influencing factors of land use 

changes from residential to commercial were: Strategic location, economic needs 

encouragement, as an extra alternative income, the fact that rental prices for commercial 

space provided by the developer are high,  easy to get business, place legal permit and 

high demand. Rent price determines the land use changes for commercial activities and 

other services. Level of profit return is the highest variable index value to trades, offices, 

and food services. From this data, it can be explained that high rent value does influence 

the level of profit return.  

The results on the drivers of the change of use agree with the conceptual framework that 

discussed that the is profit maximization and, from the concept of land economics, it is 

believed that commercial land has higher value in terms of rent, hence the need for one to 

make more profit. Easy accessibility is another factor that influences change of use; an 

investor wants to invest close to the CBD and therefore most residential properties close 

to the CBD opt to change use from residential to commercial, as the case we have 

observed in the study of Livingstone City. 
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5.5 Implications of change of land use for urban planning 

There are both positive and negative effects that change of use from residential to 

commercial pose on urban planning. The negative implications that come with land use 

changes of this nature include: increased demand for services, solid waste challenges, 

community nuisance, overstretching/overloading of infrastructure, Property rent value 

and development control challenges in residential areas. 

  

In terms of water supply, Southern Water and Sewerage Company (SWASCO), a water 

utility supply company in the Southern region of Zambia responsible for water and 

sewerage supply, indicated that most properties that have changed use from residential to 

commercial have increased their usage of the water supplied daily. This development has 

presented a challenge to the service delivery as the institution is supplying more water 

than planned for. The results further indicated that this challenge is also attributed to the 

fact that no information on the properties that change land use is given to the water utility 

by the Local Authority. This is because the utility company is never invited to the 

technical committee spearheading the process of change use application. They only come 

to learn that a property has changed use when they want to change their tariffs from 

domestic to commercial and only about 5 percent show up. The results indicated that 

clients who show up only do so when they have challenges in water supply as well as 

when bills are delivered and they have complaints regarding the bills which still reflect 

commercial use, when the property owner had reverted to residential. Some property 

owners also show up when the water lines provided are small in comparison to the usage. 

This cause challenges on service delivery as the institution continues to repair the broken 

pipes which were laid as way back as independence period. Moreover, most of the 

residential buildings in Livingstone are colonial building which are not in very good 

condition to undertake overloads. 

For electricity supply, the study established that Zambia Electricity Supply Cooperation 

(ZESCO) equally does not have much information on the properties that change land use; 

they only come to know about it when clients visit their offices with complaints about 

tariffs. The change of use affects their daily operations, especially when clients who have 

changed use from residential to commercial continue to use the electricity supply on the 
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domestic tariff, and normally do not declare the exact load required because they still 

want to pay for a lesser amount. The key informant from ZESCO, indicated that this 

action cause overloads on the connections thereby affecting operation of electricity 

equipment leading to power tripping and power cutouts in the urban area, as well as 

blowing up transformers because of overloading and illegal connections. This action 

becomes too costly to for the institution because of the higher cost involved in getting the 

equipment repaired. 

On solid waste, the study also found that the Livingstone City Council Solid Waste 

Section is affected by the rate of change of use, resulting in an impact on their daily 

operations. The results indicate that waste has increased, especially in properties that had 

changed from residential to commercial, therefore over using the Council limited solid 

waste machinery. On average the volume of solid waste which was being collected from 

residential properties before they changed use was one full 210-litre bin capacity per 

week and after the change of use the average collection rose to three full 210-litre bins 

per week. These bins are used largely on properties that have changed use from 

residential to commercial, usually guest houses and lodges.  

The key informant from Solid Waste Section further indicated that the major challenge 

faced with properties that changed use is lack of information from the Department of 

Planning on properties that changed use for the section to prepare a waste collection plan. 

Further, most commercial properties in the low cost areas do not comply in paying fees 

for the waste collection but would rather damp on the road reserves.  

Concerning overstretching/overloading of infrastructure services, water and electricity 

provision were under great risk because most property owners had not changed their 

electricity and water tariffs from domestic to commercial to suit the current use, hence 

overloading the services. Most property owners extended their building infrastructures 

without meeting the other infrastructure needs. Figure 5.10 shows how water is being 

overloaded, an example being a property along Kantanta road Livingstone, which 

changed from residential to commercial (car wash, restaurant and boutique) yet the 

property, is still using domestic tariffs.  
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Figure 5.10: Overloading of water infrastructure along Kantanta road Livingstone 

Source: Field Data, 2017 

A key informant from the Department of Valuation at Livingstone City Council indicated 

that  change of use from residential to commercial has pushed the value of residential 

neighbourhood properties up, especially in town areas such as Highlands, Ellaine Brittel 

and Airport area, making it difficult for the people to pay the high rentals demanded. This 

has however led to some houses being unoccupied for a long time.  

On development control, the key informant from Department of Planning indicated that 

change of use inspections are only done at the initial stage of the application. Thereafter 

no change of use inspection has been conducted, except for health, fire and trading 

permits. The Department of City Planning key informant also indicated having challenges 

to conduct regular inspection on the properties that change land use due to inadequate 

man power as there are other demanding planning issues in the City. Figure 5.11 shows 

lodge now being used as apartments. This has posed a challenge on the Planning 

Authority efforts on development control, hence compromising planning efforts as the 

Local Authority is not aware of the actions the community is taking hence nothing is 

being done. Concerning the availability of a District Plan, the informant indicated that the 

district currently did not have a plan as the 2006 Integrated Development Plan available 

was outdated and the plans to revise it were not initiated. 
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Figure 5.11: Moloke Lodge now uses the rooms as apartments along Neru way Road 

Source: Field Data, 2017 

The Department of City Planning informant further indicated that the sight of the built 

environment due to unprecedented change of use without recourse to planning regulation 

has negated the townscape, its aesthetics, balance and the proportionality effects of the 

environment as well as the principles of urban design. These effects have mainly been 

felt in the low and medium cost areas because most of residential plot areas have 

completely been taken up by building extensions made for commercial purposes leading 

to uncoordinated land uses as well as unresolved and continuous land use conflicts. 

Further, change of land use is common around the activity core, especially the corridors 

of transportation route. Figure 5.12 Change of use in the corridor of transport rout along 

Kayanta road. 
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Figure 5.12: Change of use in the corridor of transport rout along Kantanta road 

Source: Author, (2017) 

 

Furthermore, the results from the focus group discussion indicated community nuisance 

as one negative implication for urban planning. These nuisances were grouped 

thematically as the diminishing of play parks, a lack of sufficient car parks, noise 

pollution and brothels. 

Concerning community play parks, the main issue was that play parks were diminishing 

because most of them were being used as car parks for the commercial properties. In 

addition, some commercial properties have extended into the play parks while others, 

have been converted to commercial use. This information was gathered during the focus 

group discussion with the community members together with the area councilor for Dr. 

Mubitana Ward in Highlands area at Highlands Primary School.  

Noise pollution is one of the major implications of change of use. However, most 

residents have been left with no option but to live with it. Most commercial properties, 

especially lodges and guest houses, have included bars, and it has proven difficult to 

control the noise that emanates from them. During all the three focus group discussion 

from all the wards, the other issue coming out strongly was the issue of functions such as 
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parties, especially kitchen parties which normally take place at lodges, hence causing a 

lot of noise in the community.  

In some instances, where the commercial business of a lodge or guest house fail to run as 

expected, these premises have been turned into brothels. During the survey, two 

lodges/guest houses were identified operating as brothels. These brothels have a great 

negative impact on the community, especially children who often use these brothels as 

hiding places to indulge in a host of undesirable activities. 

The results from the focus group discussions in all the three wards established that a lack 

of parking space on some properties that changed use was an issue. In the Livingstone 

City Council Intergraded Development Plan, a minimum size of a residential high cost 

plot measures 50x30 metres, medium cost 30x15 metres, and low cost 12x27 metres, 

respectively. Therefore, in Livingstone, residential properties that have changed use to 

commercial have been left with limited space for parking due to building extensions 

made on the property. This has caused the community challenges as others resort to 

parking in residents‟ yards and right in front of their gates, as well as within the road 

reserve. The implication on urban planning is that the trend threatens the security of the 

community and may lead to accidents. 

The survey from all the respondents also indicated that the property owners were not 

issued with any change of land use conditions in their permits, as provided for in the 

Urban and Regional Planning Act Number 3 of 2015. The Act provides that after the 

process of change of use is done, a change of use permit is issued to the property owner 

and should contain conditions according to the type of proposed use. It is imperative that 

the permit is accompanied by the condition according to the use applied for. This eases 

the processes of development control. For instance, the Town and Country Planning Act, 

(2016) of England, ensure that some changes of use are subject to a prior approval 

procedure with the local planning authority. This seeks approval of various matters, 

dependent on the nature of the use, but might typically include matters relating to parking 

and highways, flooding, and contaminated land. In the case of commercial uses, prior 

approval is required in respect of matters relating to noise, odour, waste collection, the 

impact of the hours of opening, the impact of transport and highways, the impact on 
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existing shopping provision, the design of any external changes and a statement 

specifying the net increase in dwelling houses proposed by the development. The 

implication of not having condition in the permit is that development control becomes 

compromised and the client is free to conduct any development because no conditions are 

attached to limit and protect the environment. However, Planning Department key 

informant noted that general conditions are attached to a permit for change of use. Some 

of these conditions include; seeking for planning permission before any development 

takes place as well as obtaining a health permit. Furthermore, indicated that unfortunately 

no specific conditions are attached to the change of use permit. 

The implications for urban planning deriving from the results presented in the foregoing 

are;  

Cost implication on both the service providers as were as the Local authority in repairing 

the damage and the amount of supply that are not planned for. With the given results in 

Figure 5.6 and Figure 5.7 showing extension, alterations and the number of people the 

property services per day, the results indicated that the action has potential to cause 

implications for urban planning, especially relating to service delivery such as water and 

electricity as the services are supplied at a given capacity. Hence, if not upgraded, this 

causes shortfalls especially that most residential properties are colonial. When a property 

changes use from residential to commercial and still uses the same size sewer lines, this 

can cause blockages due to intensified pressure. SWASCO indicated that, residential 

sewer line measures 110mm while properties such as lodges require 150mm-200mm 

service lines. With water supply, there is also a need to change the service line from 

domestic to commercial in order not to overload the domestic line. When it comes to 

electricity, this action cause overloads on the connections thereby affecting operation of 

electricity equipment leading to power tripping and power cutouts in the urban area, as 

well as blowing up transformers because of overloading and illegal connections. This 

action becomes too costly to for the institution because of the higher cost involved in 

getting the equipment repaired. According to Asamoah (2010), as more and more 

residential plots are converted into commercial plots, economic activities would tend to 

increase in residential areas and reduce in the CBD, as more and more people are shifting 
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from the congested town centres to the residential areas this effect has further negative 

impacts on service delivery such as water and electricity supply services in these areas. 

Thus, in any case, change in use arises as a result of man‟s attempt to exploit land 

resources to their highest and best use. The major contributing factors which promote the 

needs for enhanced use of properties include: interplay between the force of demand and 

supply, planning regulations, use complementary, infrastructural facilities, accessibility, 

population size, rent, circulation network where the impacts of the resultants increase in 

land uses have been attributed to traffic congestion, housing shortage, pressure on 

existing infrastructural facilities, increase in rent, overpopulation, high crime rate, poor 

road network  and these are to be amalgamated in a collective plan of a city or town 

within a given period of time (Raharjo, 2005). 

On solid waste, the implication for urban planning is therefore on the facilities which 

collect waste because they are normally used beyond capacity due to the increase in the 

mass and weight of the waste collected. The costs involved are usually beyond the Local 

Authorities capacity especially to repair the machinery as well as paying the collection 

crew. In addition, the waste which is dumped on the road reserved is hazardous to the 

community. This is in line with the conceptual framework that established that some 

implications of change of use from residential to commercial include environmental 

factors which makes the environment unpleasant for the community. 

Concerning properties that are left unoccupied, the implication for urban planning is 

mainly felt on the community as the action poses a security danger on the neighbourhood, 

as they may serve as hiding places for thieves. From the results, it was indicated that 

some properties did not meet the rates and value given after the change of land use, hence 

having challenging to pay the rates. The implication is that the Local Authority ends up 

losing out on revenue from the unpaid rates. 

Regarding the diminishing of play parks, the implication on urban planning is that the 

aesthetic of the urban area is disturbed as well as the environmental sustainability of 

green spaces is under great threat. According to Manlun (2003), urban green spaces help 

to beautify urban design and the overall urban landscape, it also helps enrich the urban 

architecture and beautify the landscape through its different forms and styles. They also 
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help to enhance urban aesthetic quality, which makes urban areas more uniform and well 

diverse. On noise pollution, the implication is that the noise alters the character of the 

neighbourhood, disturbs the peace of the community hence leading to land use conflicts. 

Relating to development control and compromising efforts of the Local Authority, it is 

clear that regular field inspections are one way of ensuring that development control is 

enhanced. Ogunsesan (2004) notes that, development control is the front line of planning 

and the part, which affects the general public most. There is a direction in the exercise of 

development control on developers. Furthermore, the objectives of development control, 

which include; the protection and enhancement of the built environment; the coordination 

of both public and private investments in land and property to ensure that land is 

efficiently used and the control of pollution. Therefore, the study can deduce that the lack 

of development control can however lead to implication on urban planning such as; un-

orderly growth of settlements, uncoordinated development as well as land use conflicts. 

Hence the stipulated adequate standards for all aspects of land use through the provision 

of adequate lighting, ventilation, open spaces and other socio-cultural facilities that make 

life worth living in Livingstone City is greatly affected. The power to grant or refuse as 

well as attach conditions to permissions for development of change of land use to take 

place is greatly affected due to lack of enhanced development control. 

However, for Livingstone City, the only major Integrated Development Plan (IDP) was 

prepared in 2006 but unfortunately the city plan showing the land uses were not detailed. 

The plan has not yet been reviewed and attempts to prepare a new one has not been 

initiated. Rapid change of use continues to feature prominently, especially in the 

residential areas, even as far as changing land use from residential to commercial has 

negative effects on urban planning and the surrounding residents. When a parcel of land 

is changed from one use to another, it entails that the City Council of Livingstone would 

have to make modifications to the approved Development Plan. The recent trend in 

Livingstone, where land owners decide to change the use of their land on an experimental 

basis, has proved to be a great problem to the Planning Authority because it becomes 

difficult to constantly change the Development Plan and more still it does not promote 

coordinated planning, where you have complimentary land uses in one area. It is 
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therefore important that land owners are fully aware of the implications of converting 

their land. 

Moreover, property owners have taken advantage and reverted to the previous (44 

percent) use without following procedure as the results show in Figure 5.8. This vice 

however, has implications for the planning regulations in the Urban and Regional Act 

No. 3 of 2015 which requires every developer to seek planning permission for any 

development taking place. The other implication is that properties that have reverted are 

mostly being used as apartments and brothels, which are a nuisance and the impact is 

being felt by the community.  

Mathews, (2006) in his study argued that the converting of land from residential land use 

to commercial land use within  residentially zoned areas results in mixed land use, and 

the impacts are usually felt by the people residing around such areas. Research conducted 

by Mathews 2004 to 2006, in Sylvan, North Carolina, USA, found that at most local 

hearings across the county, arguments of homeowners objecting to proposed new nearby 

commercial developments were common. One of the examples is a case in which 

residents appealed to the city council to reject a zoning application for a small 

commercial project, claiming that the activity would affect their quality of life. Not only 

that, the residents complained that the commercial development would also negatively 

impact on the value of their properties, alter the character of the neighborhood and 

materially diminish the property values within the surrounding area.  

Considering the rate at which change of use from residential to commercial (72 percent) 

of the 50 properties sampled is moving, it has great potential to cause a reduction of 

residential housing stock in Livingstone in the near future. Akakandwelwa (2012) in his 

study notes that change of use from residential to commercial poses the threat of a 

distinct reduction of residential housing stock use in the city. This is evident that 

residential to commercial land use changes play a role in the housing deficit/shortage in 

the city. Generally, in Livingstone, every space changing function in a building must 

have a permit from the Livingstone Planning Authority and according to the city planning 

and design regulations. The analysis shows that the land use controls in residential areas 

have to look at the physical characteristics of the area as well as the characteristics of 
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residents. This means that the permits mechanism can be implemented but has to take 

into consideration the residents‟ needs and still provide economic benefits to the local 

people in surrounding areas, as well as top local government. At the end of the day, city 

planning must facilitate the changing land use through regulating change land use. 

Revision on land use planning along the main road has to be done every year to monitor 

every change that happens and this applies even to areas that are fragile or where it is 

easy to change the land use. 

Consequently, the change of use of residential to commercial has not been adequately 

addressed; this is important because changes in residential land use affect the zoning 

principles, density and spatial interaction (Omuta, 2006). Livingstone Department of City 

Planning indicated that, one of the negative effects is incoherent pattern of land use 

within the residential areas. The residential use has an indisputable influence on spatial 

distribution of all other urban subsystem with a dominant emphasis on the built 

environment. The changes in the use of residential to commercial use in speed and scope 

have presented new dimensional problems. Residential use changes include the 

integration of all components to which land is put, it is on this basis that Smith (1992) 

explained that land use conversion is as a result of the complex interaction between the 

physical, socio-economic and legal setting within a geographical context. From the 

foregoing findings, it is clear that change of land use from residential to commercial has 

implications for urban planning as perceived in the conceptual framework. 

In terms of the positive implications, the Department of Valuation indicated that in 

essence, change of land use from residential to commercial has a positive implication on 

property value as well as land value. In terms of property value, commercial property 

increases revenue for the Local Authority as property rate goes up for commercial 

properties because commercial property has a higher rate value than residential property. 

Further, enhances residential property value where commercial properties have been 

developed. In addition, land value in the residential area automatically improves when 

commercial properties developments have been pushed in the residential area. Muth 

(1969) notes that that mixed development commercial and residential together may 

actually enhance residential property values by reducing the inconvenience of routine 

trips and reducing trip cost. 
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CHAPTER SIX 

 CONCLUSION AND RECOMMENDATIONS 

 

The aim of the study was to assess the change of land use from residential to commercial 

and the implication it poses on urban planning. In addressing the aim, the study sought to 

provide answers to three main objectives which included examining the change of land 

use which have occurred from 2009-2015; identifying drivers for change of land use and,  

finally, to determine the implications of change of land use for urban planning 

6.1 Conclusion 

The study investigated the change of use from residential to commercial and the 

implications it has on urban planning in Livingstone. It is well established that 

Livingstone City is experiencing change of use and most commonly change of use is 

from residential to commercial and the main driver is attributed to the mono type of 

economy, which is tourism. The study revealed that there are different factors that 

influence change of use which included that need for office space especially near the 

CBD, the need to get the highest property value and accessibility. The implications of 

change of use for urban planning are mainly associated with overstretching of 

infrastructure such as water and electricity, inadequate parking spaces, noise pollution 

and poor management of solid waste. The findings of this study agree with the findings of 

other authors who noted that over concentration of commercial activities have great 

implications in residential area and environmental quality in terms of noise pollution, 

accidents, traffic, security and aesthetics. However, with the need to meet up with current 

economic realities, change in the use of land became inevitable in an attempt to achieving 

socio-economic satisfaction and in order to exploit prevailing opportunities afforded by 

the land use dynamism. Nevertheless, it is of great importance to take note of the adverse 

effects posed  by land use dynamics,  not only on the subject of property itself, but also 

on both the adjoining land uses, structure and environmental qualities in general.  
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6.2 Recommendations 

1. Most of the implications of change of use for urban planning, such as 

overstretching of infrastructure, lack of parking space, and abuse of planning 

standards can only be overcome through the preparation of a new Integrated 

Development Plan (IDP) and Local Area Plans by the Livingstone City Council 

and the Ministry of Local Government, as recommended in the Urban and 

Regional Planning Act N0.3 of 2015. These plans will serve as a guide to the 

developments in specific areas, especially concerning the issue of land use 

planning. Therefore, the need to begin the preparation of Livingstone IDP. 

2. There is a need for Livingstone residents to begin applying for services such as 

water and electricity at the same time as they apply for change of use. For 

instance, in the case of change of use from agriculture to residential, such 

application can be done co-currently with the application for service provision. 

Therefore Zambia Electricity Supply Cooparation (ZESCO), Southern Water and 

Sewerage Company (SWASCO) and Livingstone City Council should spearhead 

this process. Change of use should always be in line with the service provision 

available, in order to avoid the use of soaker ways, septic tanks and boreholes, as 

well as illegal electricity connections. 

3. There is need for Livingstone City Council to make information available to other 

institutions that provide a service in this area and ensure that these institutions are 

part of the technical committee that handles and approves change of use in order 

to get first-hand information on properties that have applied for such change of 

use as well as advise on the complementary and suitable land uses in specific 

areas. 

4. There is a need for the Livingstone City Council to enhance development control 

through conducting regular field inspection. 

5. There is a need for Livingstone City Council to begin the use of Geographical 

Information System (GIS) to create spatial data for updating properties that have 

undergone the process for change of land use. This will help towards achieving 

coordinated land uses in the city. 
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APPENDICES 

 
Appendix A: Interview Guide for Planning Department LCC 

 

Researcher’s Name: Tozya Mtawali 

Institution’s Name: University of Zambia 

Contact: Mobile – 0975-207459, email address: tozyam@yahoo.com 

Date: ………………………………. 

Title: Change of land use in the City of Livingstone: Implications for urban 

planning  

Name of the Institution:…………………………………………………………… 

 

Position of the respondent…………………………………………………………… 

 

1What is the current state of change of land use in terms of quantity in the city? (2009-

2015)………………………………………………................ 

 

2) How is the keeping of records for applications for change of use done or kept?............. 

 

4) What is the procedure for change of use?.......................................................................... 

 

5).What is the number of application for change of use received every quarter of the 

year?................................................................................................ 

 

6). What is the most common change of land use?……………………………………… 

   

7). Why is the above the most common change of use?....................................................... 

 

8). What could be the factors influencing change of use in Livingstone?............................ 

       

9) What implication does change of use have on urban planning? ……………… 

 

10) How does the department regulate change of land  use?……………………………… 

 

11). How can the impacts and implications of change of land use be regulated?………… 

 

 

12). What is the best practice for change of use application?……………………………… 

 

 

 Note: The answers provided during the interviews are purely for academic purpose and meant to 

help the interviewer write his/her dissertation for their Master of Science in Spatial Planning degree. 

Thus any information given will be treated as confidential. 
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Appendix B: Questionnaire for Property Owners 

 

 

 

 

 

Researcher’s Name: Tozya Mtawali 

Institution’s Name: University of Zambia 

Contact: Mobile – 0975-207459, email address: tozyam@yahoo.com 

Date: ………………………………. 

Title: Change of land use in the City of Livingstone: Implications for urban 

planning 

 

 

Name of the property:…………………………………………………………... 

 

 

1) Position of the respondent………………………………………………………… 

 

 

2) Sex:    Female                       Male  

 

 

 

3) Age of respondent :  16-25             26-35               36-45               46 and above 

 

 

4) When was the use changed to (Specific the use)………………………… 

 

 

5) Were all the required procedures followed?  YES                NO 

 

 

6) If change of use planning permission was granted, what were the conditions 

attached to the permit?................................................................................ 

 

 

7) What were the main reasons for changing use?....................................................... 

 

8) After the change of use was done, did you alter or extend the infrastructure such 

as the building, road, water or sewer lines?    YES               NO 

 

Note: The answers provided in this questionnaire are purely for academic purpose and 

meant to help the interviewer write her dissertation for their Master of Science in Spatial 

Planning degree. Thus any information given will be treated as confidential. 
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9) If yes what alteration or extensions were made?……………………………… 

 

10) Have you ever attempted to revert back to the initial use or any other use rather 

than the use applied for?  YES                  NO 

11) If yes, to what use? And what was the reason for changing to that 

use?......................………………………………………………………………… 

12) How many people is the current use servicing?................................................... 

13) Has the Council ever curried an inspection towards the change of use? YES          

NO 

14) If the above answer is yes how often is the inspection done? weekly            

monthly                           quarterly                 yearly 

 

15) Has changed of use achieve your intended goal?.................................................. 

 

16) Any other comment…………………………………............................................. 

 

THANK YOU FOR YOUR COOPERATION 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

School of the  
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Appendix C: Interview Guide for the Focus Groups 

 

 

 

 

 

Researcher’s Name: Tozya Mtawali 

Institution’s Name: University of Zambia 

Contact: Mobile – 0975-207459, email address: tozyam@yahoo.com 

Date: ………………………………. 

Title: Change of land use in the City of Livingstone: Implications for urban 

planning 

 

1) Ward Name................................................................................................... 

 

2) What do we understand by change of use? ……………………………… 

 

3) Are you there any properties in your neighbourhood that have changed land 

use?..............................................………………………………………………… 

4) What are some of the impacts you are experiencing in your neighbourhood and 

the community at large?......................................................................................... 

5) Currently before one changes the use they also have to place an advert in the 

newspaper for the public comment. What do you think is the best way of 

notifying the public of the development of change of use?  give 

reasons……………………………………………………………….. 

 

 

 

 

 

 

 

 

 

Note: The answers provided during a focus group discussion are purely for academic 

purpose and meant to help the interviewer write her dissertation for their Master of Science 

in Spatial Planning degree. Thus any information given will be treated as confidential. 

. 
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Appendix D: Interview Guide for ZESCO/ SWASCO/ Solid Waste Management LCC/ 

Valuation Department LCC 

 

 

 

 

 

 

 

Researcher’s Name: Tozya Mtawali  

Institution’s Name: University of Zambia 

Contact: Mobile – 0975-207459, email address: tozyam@yahoo.com 

Date: ………………………………. 

Title: Change of land use in the City of Livingstone: Implications for urban 

planning 

 

Name of the Institution:………………………………………………………………… 

 

Position of the respondent…………………………………………………………… 

 

1). What information to you have concerning change land  of use?.................................. 

  

2). How does the information on change land of use reach your 

offices?.......................................................................... 

 

 

3). How does the change of use affect you daily operation and service 

delivery?………………………………………………. 

 

4) What are some of implications of change of use on your service provisions?................ 

……………………………………………………………………………………………… 

  

5). What is the best way to handle change of use in your service 

delivery?...................................................................................... 

 

 

 

 

 

 

 

 

 

 

Note: The answers provided during the interviews are purely for academic purpose and 

meant to help the interviewer write her dissertation for their Master of Science in Spatial 

Planning degree. Thus any information given will be treated as confidential. 

. 


