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Abstract:  

This paper assesses the role of exploring real estate potentials to achieve the 

Africa transformation. The Transformation Agenda is a development initiative 

adopted in third world communities under the context of the Vision 2020, based 

on a set of priority policies which when implemented will transform developing 

economies into self-sufficient developed nations. Several Studies had revealed 

that about $57 trillion will be required to fund global infrastructure to aid 

sustainable GDP growth by 2030. However, given the widespread fiscal 

constraints in the wake of the global financial crisis, it will require innovative 

steps to boost productivity in the global infrastructure development. 

Communities throughout developing nations are facing an unparalleled 

economic, social, fiscal and environmental trial which makes their 

infrastructures inadequate. Nigeria is in economic tumult due to lack of 

political will on the side of government and individual to explore real estate 

potentials, high rate of corruption and over-dependence on oil and gas incomes 

among many others. Real Estate has the potential of providing the much needed 

fund for its transformation. An approach is urgently needed; the one that is able 

to respond in a systematic and integrated manner to this key developmental goal 

is unleashing real estate potentials. The authors make use of literatures relevant 
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to the study. The study revealed that exploring real estate potentials therefore 

is the solace to achieving Africa transformation. Finally, the study recommends 

among others, that right reforms and political will should be imbibed toward 

real estate sector.  

 

Keywords: Africa, Transformation Agenda, Real Estate, Real Estate Potentials, 

Nigeria. 

 

Introduction  

There exist a challenge which is the dearth of infrastructure especially in the 

urban areas. These new forces are incredibly diverse, but they share an 

underlying need for modern, efficient and reliable infrastructure (Robert, 2015). 

The infrastructures in developing nations are not only inadequate; they are also 

grossly non-functional due to poor management. For communities to experience 

strong business growth, essential and functional infrastructure development 

must take place. According to the World Bank Statistics (2019) the growth story 

in Africa in the past few years has been one of faltering recovery from the worst 

economic crisis of the past two decades. This remains the case according to 

the April 2019, 19th edition of Africa’s Pulse, which estimates GDP growth in 

2018 at a lower-than-expected 2.3%, with a forecast to 2.8% in 2019. Only 

about a third of African countries achieved inclusive growth, reducing both 

poverty and inequality (Africa Economic Outlook, 2020). This saw the people 

of Africa take charge of their economy in order to provide good governance and 

manage resources efficiently for growth to take place. Since then, all nations in 

Africa have been pursuing economic growth with the aim of increasing the 

capacity of producing goods and services, which will have a positive impact on 

national income and improve the level of employment resulting in higher living 

standards (Africa Economic Outlook, 2018) 

Most infrastructures in developing countries are in states of decay, disrepair 

and/or abandonment. The Olympic-size swimming pool at the Abuja stadium 

constructed in 2003 is in a dilapidated condition because it is neither used nor 

maintained. The National stadium at Surulere, Lagos, which was a cynosure of 

all eyes, is now a shadow of itself. Infrastructural development is a well-known 

key driver to economic development. Investments in water, sanitation, energy, 

housing, and transport improve lives and help decrease poverty; and new 

https://openknowledge.worldbank.org/handle/10986/31499
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information and communication technologies support growth, improve the 

provision of health and other services, expand the reach of education, and 

support social and cultural improvements (World Bank, 2014). The benefits of 

increased and rapid infrastructure development are evident in the successful 

economic development of the newly-industrialized nations of China, India, 

Mexico, South Africa and Brazil. It thus become vital for the less industrialized, 

third world communities to ensure increased investments in infrastructural 

development in order to bridge the economic gap from the highly industrialized 

and developed nations of the globe.  

The Transformation Agenda is a global development strategy implemented by 

third world communities to transform into self-sufficient, developed nations by 

the year 2020 

and beyond, with examples such as the India Vision 2020 (India); Vision 2020 

(Rwanda); NV 20:2020 (Nigeria), and so on (Wawasan 2020, Gupta, 2002; 

MINECOFIN, 2011; NPC, 2012). The transformation agenda is based on a 

set of priority policies and programs which when implemented will transform 

the Nigerian economy to meet the future needs of the Nigerian people. One of 

such policies is the adoption of an Infrastructure development to back the 

growth of the national economy; where countries such as China, India, Malaysia 

and Singapore are already reaping its benefits, which has also been 

accompanied by a remarkable private sector inflow of investment for 

infrastructure development, with an enhanced competiveness in the global 

scene. As such, the Nigerian National Planning Commission is working on a 

National Integrated Infrastructure Master Plan (NIIMP) that aims to develop 

infrastructure throughout the country between 2014 and 2043 (McKinsey 

Global Institute, 2014). With an estimated global infrastructure spending of $57 

trillion between 2013 and 2030 to aid GDP growth; Nigeria for instance, will 

require $871 billion in core infrastructure through 2030 to support an upside 

GDP growth scenario. But given widespread fiscal constraints in the wake of 

the global financial crisis, even assembling the minimum investment required 

to meet growth predictions is a challenge. As such, it is imperative to take 

smarter and practical steps that could boost productivity in the global 

infrastructure sector by as much as 60 percent, thereby lowering spending by 

40 percent for an annual saving of $1 trillion. Over the next 18 years, this would 

be the equivalent of paying $30 trillion for $48 trillion worth of infrastructure 



 

 

International Journal of Environmental Design & Construction Management  

                   Published by Cambridge Research and Publications 

 

                                                                  IJECM ISSN-2325-9884(Print) 

 

 

405 

Vol. 20 No. 4 

March, 2021. 

(McKinsey Global Institute, 2014). The place of Environmental Design and 

Built Environment Research is here hinged on the exploration of Real Estate in 

achieving the Transformation Agenda of the Africa as a fastest continent. 

 

Transformation Agenda 

The vision encoded in a “Transformation Agenda” has the hope of turning the 

country around and give it a new sense of direction. More challenges have 

emerged in the country since then. These include increasing unemployment, 

high rate of corruption, insecurity and poverty. The agenda draws its inspiration 

from vision 20:2020 and the previous National Development Plans (NDPs) 

which had been in place before he took the mantle of leadership.  

Transformation Agenda has been articulated into policies; programmes and 

projects which when faithfully implemented and systematically evaluated are 

expected to bring about positive changes in developmental indices of the 

country. Anyim (2012) observed that these articulated policies and programmes 

are capable of facilitating the revamping of the various sectors of the economy, 

ensuring comparatively high Gross Domestic Product (GDP) and High Human 

Development Index (HDI).  

The revised government plan of action for revitalizing the Nigeria economy 

comes up against the backdrop of several failed National Development Plans 

and programmes mounted by previous regimes such as the Structural 

Adjustment Programme (SAP) adopted in 1986 to redeem Nigeria’s economy. 

SAP eventually had more negative effect on the economy resulting in de-

industrialization and increase in the country's debt burden. The National 

Economic Empowerment Development Strategy (NEEDS), adopted in 2003 did 

record some measure of success in economic growth but was not sustainable 

(Asobie, 2012). Nigerians have therefore become a little skeptical about 

economic development plans. The question that readily comes to minds is. Will 

this revised Agenda be sustainable some years?  

 

Major Challenges in Transformation  

Governance  

One of the major challenges in the implementation of the transformation agenda 

is governance. Most Federal and State Ministries are still grappling with the 

bureaucratic bottle neck (Rahman,   Naz, & Singh, 2016).  Nigeria's inability to 
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tackle most of the developmental challenges such as poverty, unemployment, 

security and poor infrastructure can be largely attributed to poor governance 

arising from poor policy formulation and implementation, mismanagement of 

resources, institutionalized corruption, wastages and economic crimes 

(Rahman,   Naz, & Singh, 2016).  

 

Implementation  

The institutional capacity and commitment of the personnel in the various 

government agencies and institutions over-seeing the implementation of the 

Transformation Agenda is grossly inadequate (Chesterman, 2014). 

 

Sustainability  

Sustainability has been the bane of most National policies and development 

programmes. These policies and programmes are mounted by government to 

tackle specific problems and after a couple of years fizzle out or are abandoned 

by successive regimes (Anyim, 2012). The challenges in sustainability are 

linked to governance, poor implementation and non· ownership of such policies 

and programmes by the individuals and institutions that are to implement them 

(Biermann, Kanie, Kim, 2017).  

 

Equitable Access  

Issues of gender equity are no longer a case for agitation among women in Sub-

Sahara Africa or developing nations as a whole (Tenwolde, 2010).  There is a 

rising global consensus for the rights of women. This is seen in international 

treaties such as the declarations of the Convention on the Elimination of Ail 

Forms of Discrimination against Women (CEDAW), adopted in 1979 by the 

UN General Assembly. Countries acceding to the treaty (which Nigeria is 

among) are bound to provide equal opportunities for men and women 

(Ejumudo, 2013).  

Furthermore, the rapid socio-economic development of a nation has been 

observed to depend on the caliber of women and their education in that country 

(Schultz, 2002). Thus, for Nigeria to achieve the desired economic growth 

through the Transformation Agenda it must equally be committed to achieve 

MDG and the EFA goals. World Bank report that although the parity gap is 

narrowing, the ratio of female- to -male primary school completion is 
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decreasing in Sub-Sahara Africa. Boys are most likely to complete school than 

girls. In the case of literacy there is still a wide gap between male and female; 

the female adult literacy rate (ages 15 and above) for the country was 59.4% in 

comparison to the male adult literacy rate of 74.4 %, (World Bank, 2012).  

At higher educational levels, there are still gaps in the fields of study that 

women and men choose as part of their formal education. These choices matter 

because they will translate into gender differences in employment and 

ultimately into differences in productivity and earnings. Gender differences in 

occupation and employment account for 10-50 percent of the observed wage 

gap in the low and middle-income countries (World Bank, 2012). As economies 

grow, gender disparities may shift from enrollments and learning to segregation 

in fields of study. These gender differences in choice of discipline emerge early 

and grow larger as young men and women move into higher educational levels. 

In the secondary level girls are more likely than boys to opt for general 

secondary education than vocational secondary education. At the tertiary level, 

these differences magnify. In Nigeria as it is across the world, women are 

overrepresented in education and health; equally represented in social sciences, 

business, law and underrepresented in engineering, manufacturing, construction 

and science (World Bank, 2012).  

 

Prospects of Africa as a fast growing Continent  

Sustainable development is possible in Sub Saharan Africa. This is especially 

so for resource-rich countries. There are numerous constraints to sustainable 

development. Sub Saharan Africa has a young population that can provide 

manpower in her quest for sustainable development. Sub Saharan Africa has a 

wealth of resources sufficient to drive the economic growth and social 

development. The resources include land, minerals, biological diversity, 

wildlife, forests, fisheries and water (Ajibefun, 2015). 

Agriculture is the mainstay of the Sub Saharan Africa economy accounting for 

65 percent of labour, employment and 34 percent of the GDP. Oil, minerals and 

agricultural commodities account for 80 percent of Sub Saharan Africa’s export 

(Mutenyo, 2011). The bulk of food production in Sub Saharan Africa is carried 

out by smallholder farmers with about 70 percent being women. Irrigation alone 

could raise agricultural productivity by 50 percent. It is estimated that for every 

increment in farm yield there has been 7 percent poverty reduction in Sub 
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Saharan Africa. Agriculture accounts for about 24 percent of Sub Saharan 

Africa’s annual growth. Therefore, investment in basic infrastructure (water, 

electricity, and road), farm-level infrastructure irrigation storage facilities) and 

access to credit and extension services and farmers’ driven policies is the way 

to go. The World Bank estimates that agriculture and agribusiness together 

could attract a whopping USD 1 trillion presence in Africa’s regional economy 

in the next 15 years (Ojo, & Oluwatayo, 2016). This implies agricultural 

development is critical to the achievement of sustainable development. Oil and 

gas and minerals can also position Africa strategically for sustainable 

development. This involves the promotion of value addition in the mineral and 

oil and gas sector. Africa accounts for approximately 30 percent of mineral 

resources but less than 7 percent of global metal production and fourth largest 

oil reserves in the world (Thomas, Sethis & Neb, 2009). 

Beneath the soils and water bodies in Africa lies more than sixty (60) metals 

that are needed for industrialization and urbanization (Mining Industry 

Prospects in Africa, 2012). The US Geological Survery places Africa as the 

largest or second largest reserve worldwide for Bauxite (main source of 

aluminium), Cobalt (for making alloys and batteries), Gold, Diamonds, 

manganese (anticorrosive element in steel), phosphate rock (used in 

fertilizers), platinum group metals, soda ash (used in making glass), The 

KPMG report on Africa continue to emphasize that, out of the 54 African 

nations, 46 of them have minerals of commercial importance (Mining in 

Africa Towards 2020). Most of these minerals found are used in the 

automobile and real estate industries which have been expanding over the years 

as a result of global demand in infrastructure and modernization. However, 

Africa currently provides 8% of the global mineral production as a result of 

obstacles being faced in the mining sector (Mining Industry Prospects in Africa, 

2012). Another reason that makes Africans optimistic about the future in 

the mining sector is the evidence that, demand of mineral commodities is in 

the early stages of a super cycle. The International Study Group Report in 2011 

explains the early stages of super cycle is a rise in demand for mineral 

commodities as a result of urbanization and industrialization of major 

economies like China, India and Brazil (Minerals and Africa's Development, 

2011).  As Investors all over the world are searching for brighter opportunities, 

Africa, its vast mineral potentials offers an attractive environment for mining 
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investments. The continent will be able to fully benefit from the sector if it 

starts to refine some of the minerals since almost all the minerals are exported 

in their raw form. Therefore, investors determined to make good returns can 

venture into mineral refining in Africa and have a good rapport with various 

governments since most of the nations are politically stable and investor 

friendly. 

Electricity is a necessity to power every economy’s growth and development. 

The continent is already endowed with both renewable and non renewable 

energy sources like abundance of sunshine, large water bodies, strong tidal 

waves, oil and uranium deposits to provide energy. Individual households also 

need electricity to cook, study and do certain basic economic activities like 

selling frozen fish. The International Renewable Energy Agency reports that 

the average per capita electricity consumption in Sub- Sahara Africa, 

excluding South Africa is 153 kWh/year (IRENA, 2012).  

The Rail sector is also an opened door for investment opportunities in 

Africa. This according to research is the least developed transport sector in 

Africa (AFDB, Infrastructure Deficit and Opportunities in Africa, 2010). Most 

of the railways in the continent were developed by the colonial rulers for 

transporting raw commodities from the rural to the urban areas and have not 

undergone renovation. A 2010 report by the AFDB on railways indicates that, 

in 2007 Africa had 69000 km of railway line and only 55000 were operational. 

Most of the developed railway line is in the Southern and Northern parts of 

Africa (AFDB, Infrastructure Deficit and Opportunities in Africa, 2010). 

However, there have been new railway investments like the Addis Ababa 

Light Rail in Ethiopia in 2015. 

 

Concept of Real Estate 

Real estate is defined as landed property - land, buildings, air rights above the 

land and underground rights below the land. The term real estate means real, or 

physical property. Some land economists claim that ‘real’ came from the Latin 

word ‘res’, meaning ‘things’. Others claim it was from the Latin word ‘rex’, 

meaning ‘royal’ since Kings owned all land in the past. Real estate sector is the 

sector of the economy that caters for the physical infrastructure development 

and management like building, bridge, dams, roads, railways, waste 

management etc (Oyedele, 2017). The different types of real estate are: 
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residential, industrial, commercial, agricultural, office, transportation, 

recreation, tourism, educational, medical, sports etc. Nigeria, as a country, is a 

piece of real estate (Oyedele, 2017) 

3. Residential Property: these are properties providing housing 

accommodation or shelter, thereby design and constructed for 

occupation, such accommodation includes: duplex, block of 

flats, row housing, bungalow etc (Ajayi, 2008). 

4. Commercial Property: these are property built purposely for 

business activities they fall into this main group namely: 

office, shop and warehouse. These types of property are 

usually in the central business district (CBD) (Alabi, 2013). 

5. Industrial property: Industrial properties are notable 

factories and warehouse workshop could also fit into this 

group (Ostrom, & Hess, 2007).  

6. Agricultural property: these include farmland and 

farmhouse; poultry house fish pond, plantation and irrigation 

(Ayittey, 2006).  

7. Recreational property: these include tourism. Game reserve, 

sport centers (Ayittey, 2006). 

 

Achieving African’s Transformation Agenda through Unlocking Real 

Estate Potentials  

The issue of transformation is now in the front-burner in the world (Revkin, 

2018). Every nation, organisation and individual is now thinking of 

transformation. Energies are generally useful for: lighting, heating, 

transportation, charging electronics, power plants and machineries, washing 

clothes and plates, pressing clothes, and cooking. All these uses are being 

substituted with alternative means. There are sustainable building materials that 

conserve heat in the house and glass roof will allow natural lighting in hall and 

reduce electricity consumption. Real estate potentials are the probable means of 

generating income from real estate sector.  Real estate potentials are latent 

because they are concealed. Their likes are like precious stones similar to gold, 

diamond and gemstones which you have to mine from deep depth of the earth. 

Gold and silver are not packed on the surface of the earth. unleashing real estate 

potentials seems to be  the only sustainable way of achieving transformation for 
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Africa as a fast continent. Achieving transformation agenda for africa which 

Nigeria is among can be achieved by examining the following means. 

 

Means of generating Income from Real Estate Sector  

Various means of generating income from real estate sector which are part of 

its potential includes:  

i. Effective Property Management: According to Olayonwa (2000), that 

property management is all facets of the use, development and management 

of urban land, including the sale, purchase and letting of residential, 

commercial and industrial property and management of urban estates, and 

advice to the client on planning.  Furthermore, Aliyu et, al. (2016) viewed 

property management as the careful organization of individual and material 

resources with the aim of attaining defined objectives in real property 

investment. It is seen by Macey (1982) as the application of skill in caring 

for the property, its surroundings and amenities and in developing a sound 

relationship between landlord and tenant and between tenants themselves in 

order that the estate, as well as the individual houses, may give the fullest 

value to both the landlord and the tenants. Upholding this view, Oladokun 

and Ojo (2011) viewed it as an undertaking that involves diligence, 

commitment and special skills for its practice, but its effective utilization also 

ensures the optimization of the investment return to the owner. Dietz and 

Haurin, (2003) also indicated that property management contributes to 

income and wealth creation and also enhances societal happiness by 

increasing the rate of homeownership. Government and individual can 

achieve much by adopting effective property management practice of their 

land and landed property. 

ii. Transactional: Governments can put up some of its landed properties for 

sale which in turn serve as formidable source of income since real estate is a 

basic need. According to Nevins (2018) the right reforms in land and 

property ownership could unlock $307billion dead capital or 81 per cent of 

Nigeria’s Gross Domestic Products (GDPs). Nevins (2018) further stated 

that since real estate buttresses the financial sector, enabling the creation of 

asset-backed loans and securities, it cannot work without a proper land 

registry as banks cannot lend against a property without evidence of 

ownership. Adeniyi, Oniemola and Badru (2018) maintained that, land title 
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registration is however beset with challenges and constraints as is evident in 

the dearth of formal, documentary and registered land titles in the country. 

The consequence is that people are denied access to secure land title and the 

economic opportunity and potential that may be realised from using and 

transacting title to land. The dismal performance of the state of land 

administration in Nigeria is depicted in the World Bank Report on Doing 

Business 2017. Therein, the country was ranked 182 among 190 economies 

on the ease of registering property as it takes 12.1 steps/procedures and 69.6 

days in addition to 10.5% of the property value to complete registration. The 

excessive time and cost spent on procuring land title is particularly 

detrimental to low-income and disadvantaged groups, especially women and 

peasant farmers. Specifically, it is on record that since the commencement of 

registration of land parcels in Nigeria in 1863 under the colonial 

administration, not more than three percent (3%) of the nation’s land mass of 

923,768 square kilometres have been surveyed and registered. In view of this, 

Nevins (2018) stated that the current land titling system in Nigeria is onerous 

and excludes many people from formal ownership. Massive registration of 

land titles by government will reduce poverty in Nigeria. 

iii. Taxes: Governments can make income from the real estate sector by 

imposing land-based taxes, charges, levies and fees on its products (Bird, 

2002). Different types of property taxes are available in Nigeria and the 

benefits of efficient land-based tax management cannot be over-emphasised. 

Land-based taxes management is still rudimentary in Nigeria (Oyedele, 

2017). There are over fifteen potential land-based taxes that can be exploited 

in Nigeria, using Global Best Practices including tenement rate, development 

levy, neighbourhood tax, withholding tax, capital gain (appreciation) waste 

management tax, consent fee, building approval charge, alteration levy etc. 

It is the statutory responsibility of governments to collect ground rent, 

neighbourhood improvement charge, security levy and tenement rate from 

qualified payers. These charges are best collected based on land and 

buildings in a community. Non-compliance by governments to collect these 

statutory taxes is irresponsibility. Developed countries depend more on land-

based taxes for land administration and management. Roads, sewerage, 

drainages and security are maintained through land-based taxes. Land-based 

taxes, levies and fees are good sources of income for governments. 
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Governments can charge road maintenance levy on all vehicles or toll its 

roads. Agriculture is one of the two biggest sectors in developing nations. Is 

it not absurd that agricultural land is not effectively taxed. Lagos State Land 

Use Charge administration is the largest in the country. In 2016 alone, Lagos 

was able to generate over N20 billion from land administration and 

management. This income came from less than 10% of the properties in 

Lagos State. According to Bird (1974) “Agriculture is the largest economic 

sector in most countries of Latin America, Africa, and Asia, and the taxation 

of agricultural land is a potentially important instrument in the development 

policies of such nations. But there is a large gap between theory and practice, 

a gap that needs explaining. There are over fifteen land-based taxes that 

governments are empowered to charge to generate income. Bahl and Linn 

(1992) posited that the ability of developing countries to maintain their stock 

of urban infrastructure and to expand in line with rapid urban population 

growth depends on administrative capabilities and financial resource 

management.  

iv. Employment: Government can explore the real estate sector to generate 

employment and create products. Land is a factor of production (Smith, 

1776). Construction industry of developed nations is one of the three largest 

employers of labour and contributes immensely to the Gross Domestic 

Product (GDP). The other two sectors are health, banking and finance. The 

United Nations estimates that Nigeria’s population is set to double by 2050 

to around 400 million people, which would make it the third largest nation, 

behind India and China (Farha, 2019). Against this background, there is lack 

of adequate housing in a country where most inhabitants live on less than 

$2.00 a day despite the nations having Africa’s largest economy. Housing 

construction in Nigeria, with over 17 million housing deficit (World Bank 

Document, 2018), can be used to trigger employment and grow the economy. 

v. Securitisation: Securitisation is the financial practice of pooling various 

types of contractual debt such as residential mortgages, commercial 

mortgages, auto loans, or credit card debt obligations (or other non-debt 

assets which generate receivables) and selling their related cash flows to third 

party investors as securities, which may be described as bonds, pass-through 

securities, or collateralised debt obligations (CDOs). Securitisation is real 

estate potential in which government registered its lands and used the land as 
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collateral to sell its debts. Property Block-chain can be created to allow for 

the issuing and fractionalization of ownership in property assets. 

Government can create wealth by acquiring land and developing them into 

industrial, residential and commercial estates etc. 

 

Issues inhibiting exploration of Real Estate Potentials for Transformation 

Agenda in Nigeria 

Unleashing Real Estate Potential in Nigeria is filled with challenges impeding 

its     Transformational growth and economic impact. These challenges include: 

i. Corruption ‘’Without doubt, corruption has permeated the African society 

and anyone who can say that corruption in Africa has not become alarming is 

either a fool, a crook or else does not live in this continent’’. This is how an 

illustrious son of Africa, Achebe (1988) puts it. Corruption has been noted to 

be worse than prostitution because it endangers the morals of the entire society 

(Campos & Bhargava, 2007). According to World Bank, corruption has 

become the greatest obstacle to economic and social development (Overview 

of Anti-Corruption, 2011). Though corruption is a global issue, it is highly 

visible in Africa. In (2015), it was estimated that 75 million people paid bribe 

that year (People and Corruption: Africa Survey, 2015). With most of the 

African governments failing to fight corruption. Corruption is one of the 

challenges of property taxation in Nigeria. Asher (2012) stated that corruption 

distorts the relative tax burdens and imposes higher welfare costs on those 

paying taxes as their rates are higher due to erosion of the tax base due to 

corruption. Local governments do not give proper accounts of the amount 

collected as revenue from land and properties within its jurisdiction. Lack of 

capacity to collect land-based taxes by local governments because of the 

unqualified staff and cost of collection, and litigation from disagreements from 

payers are major challenges.  

 

ii. Land Use Act (LUA)'s chilling effect on Real Estate transactions. It is now 

unarguable that there is a direct correlation between a nation's wealth and 

having an adequate property rights system. In Nigeria, too many citizens 

cannot access capital or leverage their Real Estate assets because their 

ownership rights are not adequately recorded. According to Hernando De 

Soto: "with titles, shares and property laws, people could suddenly go beyond 
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looking at their assets as they are - houses used for shelter - to thinking about 

what they could be - things like security for credit to start or expand a 

business." Otherwise, those assets are "dead capital."  one will conclude  that 

the indices obtainable in land registration in Nigeria are sub-optimal is the 

requirement that State Governors (or Local Government Chairmen in rural 

areas), consent to every transaction relating to land as a requisite condition of 

validity of such transactions. However, since the absence of Government 

Consent  makes the transaction incomplete, it leaves the investor in an 'unsafe' 

position as a dishonest seller withdraw from an otherwise 'valid' transaction or 

quickly sell the same land to a third party. Resolution of resulting outcomes 

(for example, the presence of multiple purchasers with competing claims) may 

entail judicial adjudication, and therefore unbudgeted additional transaction 

costs. 

iii. Inexperienced management: With the proliferation of Real Estate in recent 

years, there is an increased likelihood that most real estate investment are 

explore by those that lack sufficient knowledge and experience in real estate, 

finance, underwriting, and other disciplines necessary to successfully explore 

real estate potential (Wyman, Seldin, & Worzala, 2011). This eventually 

results to case of a market downturn. In other words, selecting the right 

management team for an investment in real estate will become increasingly 

important. Additionally, ensuring an investment in real estate is spread across 

different geographies and sectors may reduce overexposed risk in any one 

concentrated sector or location. 

iv. Bureaucratic nature of obtaining Right of Occupancy: Filling the 

application for Government consent is strenuous nature. A prospective 

purchaser/ investor has to jump through many bureaucratic hoops to get 

Government consent. Due to the fees involved some land owners neglect or 

prefer not to perfect their title; this creates a chain of incomplete 

documentation of title in respect of that particular land (Liberti, 2013). The 

buck would definitely stop on the table of a purchaser who needs to perfect his 

title. 

 

Conclusion and Policy Recommendations 

This paper assessee the role of exploring real estate potentials to achieve the 

Africa transformation Real Estate Potential is a good investment because of its 
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immobility, relatively stable rate of appreciation and lesser risks of 

management. It is also a scarce basic need and is ever in demand especially in 

countries like Nigeria where demand is higher than supply. It happened that it 

is one of the most critical sectors that if reformed will propel growth and 

alleviate poverty in Nigeria. With the right reforms and political will, the real 

estate sector will trigger a momentous economic growth and development 

because of high demands for real estate products induced by the growth in 

working age population in Nigeria. Real estate covers a wide array of areas and 

is the surest tool of economic growth and development. Planning the 

community for transformation is the primer of economic development. E-

governance helps citizens to communicate with public official and avail public 

services through online or other information technologies. This reduces corrupt 

employee’s discretionary powers when using the traditional paper system 

(Baniamin, 2015). There should be Political will to Fight Corruption. The 

agreement reached by African Heads of States to fight corruption must be 

strictly adhered to and they are as follows; Strengthening national control 

measures to ensure that foreign companies operating in member countries 

respect the national legislation in force, Establish, maintain and strengthen 

independent national anticorruption authorities or agencies. Adopt legislative 

and other measures to create, maintain and strengthen internal accounting, 

auditing and follow-up systems, in particular, in the public income, custom and 

tax receipts, expenditures and procedures for hiring, procurement and 

management of public goods and services etc. There should be changes on the 

constitutional amendment to take Land Use Act (LUA) out of the 1999 

Constitution and the LUA itself further amended to streamline its provision. 

The governments must engage professional Estate Surveyors and Valuers if 

they want to achieve efficiency in their collection of land-based taxes without 

multiple taxation or evasion by the payers. For example, some properties are 

entitled to pay capital gain taxes without government knowing. The abysmal 

low rate of land registration at less than 3% portends slow economic 

transactions on landed properties. “There is also a need for the decentralisation 

of policies to increase efficiency in the real estate sector. Multiple taxation 

continues to be a problem in the real estate sector and there should be an ease 

of compliance for businesses” (Nwannekanma, 2018). 
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ABSTRACT  

Numerous studies have analysed risk management in different investment media 

such as stock and share among others but studies on risk associated with 

property development in Lagos, Nigeria is scanty. This paper therefore focused 

on risk associated with property development in Nigeria. The study examined 

the types and analytical methods adopted by estate surveying and valuation 

firms involved in property development in the study area. The Nigerian 

Institution of Estate Surveyors and Valuers directory (2018) indicated that there 

were 379 estate firms practicing in the study area. Using convenience sampling 

technique, 90 firms of estate surveying and valuation were sampled and data 

collected were analysed using descriptive statistics. The study found that 

appropriate modern appraisal method was not adopted by most estate 

surveyors and valuers (ESV). The study found that the most commonly used 

investment appraisal method is the risk analysis and management of projects 

(RAMP) method.  The type of risks commonly associated with property 

development in the study area is economic risk with a mean value of 2.78 and 

followed by political risk while the least type of risk associated with property 

development is operation risk with mean score of 1.39. In conclusion, the 

practitioners need to be abreast of more sophisticated techniques for informed 

investment decision rather than relying on intuition and crude method of risk 

analysis especially with the degree of flexibility and uncertainty associated with 

property development. 

 

 Key words:  Risk, analysis, development, property, valuers 
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Introduction 

Property development is a multidisciplinary, dynamic and risky enterprise. It is 

characterised by its complexity and inherent uncertainties (Gehner, 2018). 

According to Ratcliff and Stubbs (2016), “risk is the very business of property 

development, and uncertain prevailing climate within which development takes 

place. There are numerous risk factors that have been identified in literature on 

property development. According to Loizou and French (2012), the main 

sources of development risk are; land cost, financial, construction, 

socioeconomic, and sale/rents. Risk and uncertainty, if not well managed, could 

have harmful impacts on development project by affecting time, cost, and 

quality of such project with the attendant economic, social, and environmental 

consequences. Lately, risk management has moved to another level of 

importance due to the increased complexity and unpredictability in the 

development environment, and above all after the commencement of the global 

financial crisis (Gehner, 2018; Doner, 2010); hence the need to apply robust and 

sophisticated risk management techniques in property development projects. 

Despite the fact that property development companies are considered to be the 

greatest risk-takers, the industry seems to falls behind other industries in its 

application of sophisticated techniques in risk identification, risk evaluation, 

mitigation and control especially in Nigeria. Today, property development 

decision-making is increasingly challenging this is because decisions are made 

under societal conditions characterised by large uncertainties and emergence 

risks. Consequently, risk analysis and management need balancing of the 

different risk management strategies with robust and adaptive methods (SRA, 

2015).  A comprehensive risk that incorporates the two aspects (threat and 

opportunity) is the project risk. Project risk is an uncertain event or condition 

that, if it occurs, has a positive or negative effect on one or more project 

objective(s) such as scope, schedule, cost, and quality (Project Management 

Institute, 2013). Risk and uncertainty are two common terms in the literature. 

These two terminologies have been extensively defined, and these depend on 

the angle from which they are examined. Attempts have been made to 

distinguish them. Sloman (2015) defines uncertainty and risk as follows: 

Uncertainty is when an outcome may or may not occur and its probability of 

occurring is not known and Risk is when an outcome may or may not occur, but 
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the probability of occurring is known. Also, Enever and Isaac (2012) states that 

“in statistics, risk relates to a situation where a probability or weight can be 

assigned to a possible outcome arising from a decision, while uncertainty is the 

situation when the likelihoods of the outcome are unknown, and hence no 

measure of probability can be made.” In other words, risk concerns situations 

with considerable data and well-defined boundaries for its use; while 

uncertainty, is synonymous with lack of knowledge and poor/imperfect 

information (Hargitay and Yu, 2013; SRA, 2015). Although the difference 

between risk and uncertainty is widely acknowledged, both terms are used 

interchangeably in the literature (Adair and Hutchison, 2015). 

 

Literature Review 

According to Oyetunji (2016), the complexities of the property development 

process, involving numerous professionals and the expenditure of large sum of 

money, have resulted in different attitudes to property development especially 

in the face of inevitable uncertainty. Due to the nature of property development, 

quite a lot of people’s savings, equities and borrowings, insurance policies and 

pension funds are tied up in this potentially risk-taking activity. In a bid to 

mitigate or curb the resultant effect of loss of capital, incessant abandonment of 

projects, failure of projects amongst others. Development appraisal therefore 

becomes significant. Development appraisal is an evaluation of the 

attractiveness of an investment proposal using various investment techniques as 

appropriate. According to Sangster (2013), development appraisal technique is 

one of the regularly used methods under investigation areas of financial 

management practices. Though there are number of issues in investment 

appraisal and appraisal techniques are the starting point for management. 

Development appraisal contains a variety of concerns; the most significant is 

the type of technique to be used which is the starting point to be considered by 

the management. A number of tools/techniques are available to determine the 

extent of viability or otherwise of a project (Akalu, 2011). Dramodaran however 

asserted that the continuous application of some of the techniques reveals 

significant limitations in their capacity to address the basic problems of 

investment appraisal. In addition, some of these methods involve complex 

decision-making processes that property developers are not familiar with. This 

has also resulted in property developers’ resolve not to carry out comprehensive 
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investment appraisals on projects to determine its worthwhileness. Oyetunji, 

(2016) further opined that the constant failure of development projects in 

Nigeria is no doubt a major concern to all the stakeholders in the real property 

and construction sector as a result of inappropriate methods adopted by the 

professionals involved.  

Halttunen (2012) studied the role of investment appraisal methods and 

versatility of expertise in energy efficiency investment decisions by examining 

the decision-making in finished industrial companies with regards to energy 

efficiency investments with focus on investment appraisal methods and the 

investment process participants influencing the investment decision-making.  

Studies asserts that corporate managers are well aware about the worth of 

investment appraisal techniques for the assessment of project risk and consider 

these techniques are important for long term profitability and survival of the 

company. Nevertheless, serious doubts about the fitness of these techniques in 

a service-based value net environment arose. However, none of these studies 

focused on real property investment. 

 

Types of Risks in Property Development 

The development of a commercial investment property such as a large office 

block often involve a lengthy process which may linger for five to eight years 

from inception to completion. Over that time the risk profile of the development 

may vary due to changes in the economy or with technology. Developments of 

this nature completed in 2009 were initiated in a period of economic boom but 

delivered into the market post the global economic collapse in year 2000 

All aspects of property investment risk have received extensive coverage for 

many years; this include the risk-reduction effects of property in a portfolio, 

portfolio risk reduction via property diversification, risk premiums for property 

sectors and the impact of valuation-smoothing on property risk (Booth et al, 

2002). However, it has been recognised for many years that research into 

property development risk is limited (Whipple, 1988); particularly given the 

role of the property cycle and its strategic implications for property and property 

development (Pyhrr et al, 1999; Newell & Staglick; 2004). With the 

chronological stages in the property development process being broadly 

identified (eg: Cadman and Topping, 1995; Miles et al, 2000), most approaches 

concentrate on measuring property development risk, rather than identifying or 
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prioritising key risk elements in the property development process. A broad 

classification of property development risk is into four categories (commercial, 

construction, land and social) and twenty one sub-categories has also been 

developed (Dullisear,2001). Other studies have largely concentrated on specific 

aspects of property development risk such as development financing risk 

(Markham, 2001) and interest rate risk (Cameron, 1990). Property development 

risk is only briefly addressed in the API’s Professional Practice Standards via 

guidance note 6.2 (feasibility studies) and guidance note 6.6 (property 

development management) (API, 2004). Overall, property development risk has 

received limited coverage. This area of property development risk management 

has taken on increased significance recently as leading property developers in 

Indonesia have recognised the need to further strengthen their risk management 

controls to maintain their discipline in bidding for work and to execute projects 

successfully. 

 

 Effect of Risk on Property Development  

The seven key features which define complexity in development process are; 

property markets, long-term trends, the event sequence, economy actors, the 

site and government (Fisher, 2005). There are numerous risk factors that have 

been identified in the literature. According to Loizou and French, (2012), the 

main sources of development risk are; land cost, financial, construction, 

socioeconomic, and sale/rents. Risk and uncertainty, if not well managed, could 

have harmful impacts on development project by affecting time, cost, and 

quality of such project with the attendant economic, social, and environmental 

consequences.  Also, Enever and Isaac (2002) states that “in statistics, risk 

relates to a situation where a probability or weight can be assigned to a possible 

outcome arising from a decision, while uncertainty is the situation when the 

likelihoods of the outcome are unknown, and hence no measure of probability 

can be made.” In other words, risk concerns situations with considerable data 

and well-defined boundaries for its use; while uncertainty, is synonymous with 

lack of knowledge and poor/imperfect information (Hargitay and Yu,1993; 

SRA, 2015).Although the difference between risk and uncertainty is widely 

acknowledged, both terms are used interchangeably in the literature(Adair and 

Hutchison, 2005)  Berg (2010),  generally accepted that risk management is a 

systematic approach to setting the best course of action under uncertainty by 
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identifying, assessing, understanding, acting on and communicating risk issues. 

Fundamental to this review is the definition by Wiegelmann (2012, p. 

61),quoting DeLoach (2000)–“Risk management is a structured and disciplined 

approach that aligns strategy, processes, people, technology and knowledge 

with the purpose of evaluating and managing the uncertainties a real estate 

development organisation faces as it creates value”. The process includes all 

organisational regulations and procedures for the identification, analysis, 

assessment and control of all potential risks in addition to the control and 

supervision of the profitability and efficiency of any measures taken. 

  

 Property Development Appraisal Techniques 

In Oyetunji (2016), the complexities of the property development process, 

involving numerous professionals and the expenditure of large sums of money, 

have resulted in different attitudes to property development especially in the 

face of inevitable uncertainties. Due to the nature of property development, 

quite a lot of people’s savings, equities and borrowings, insurance policies and 

pension funds are tied up in this potentially risk-taking activity. In a bid to 

mitigate or curb the others, development appraisal therefore becomes 

significant. Development appraisal is an evaluation of the attractiveness of an 

investment proposal using various investment techniques as appropriate. 

According to Sangster (1993) development appraisal technique is one of the 

regularly used methods under investigation areas of financial management 

practices. Though there are number of issues in investment appraisal and 

appraisal techniques are the starting point for management. Development 

appraisal contains a variety of concerns; the most significant is the type of 

technique to be used which is the starting point to be considered by the 

management. A number of tools/techniques are available to determine the 

extent of viability or otherwise of a project (Remer and Nieto, 1995a, 1995b 

and Akalu, 2001). Dramodaran, (1994); Laitinen, (1997) and Akalu (2001) 

however asserted that the continuous application of some of the techniques 

reveals significant limitations in their capacity to address the basic problems of 

investment appraisal. In addition, some of these methods involve complex 

decision-making processes that property developers are not familiar with. This 

has also resulted in property developers’ resolve not to carry out comprehensive 

investment appraisals on projects to determine its benefits. According to Darlow 
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(1999), the development appraisal techniques being used by professionals had 

been criticised on the basis of their simple assumptions about incidence of cost 

and finance charges.  According to previous research, the most common 

investment evaluation methods were the payback period, net present value and 

the internal rate of return Simple payback rule-of-thumb decision rules are 

common with pr. Companies feel that the complexity of measuring investment’s 

future savings makes the payback period an adequate method for financial 

investment evaluation (Jackson, 2010). 

   

 Property Development Process 

The literature generally describes the property development process as a phased 

process with authors varying in the number of phases and sub-phases. Byrne 

and Cadman (2014) take a simplistic approach breaking the process into three 

parts, acquisition, production and disposal. Cadman and Austin (2018) have a 

slightly more complex approach which acknowledges better the strategising and 

investigation that is undertaken at the outset of the process. They have four 

phases, evaluation, preparation, implementation and disposal. Ashworth (2012) 

develops thinking further with a five- phase approach which acknowledges the 

full life cycle of the building by including occupation and demolition phases. 

Ashworth also breaks the phases into parts so that within the inception phase he 

includes appraisal, strategic briefing and feasibility & viability (Odunfa et al. 

2018). Similarly, the design phase breakdown acknowledges that the design is 

taken through a number of proposals before developed design and production 

information is produced. Particularly useful for the purposes of this paper are 

the division of the preparation stage into appraisal and design brief and the 

design stage into concept, design and technology.  

 

 Risk Factors in Property Development 

The literature recognises that property development is an inherently risky 

business. Flanagan and Norman (2010) distinguish between pure risk where 

there is no potential for gain (such as an accident or technical failure) and 

speculative risk where there is potential for both loss and gain (such as 

movement in price levels in the property market). Extensive lists of risks can be 

derived from many authors such as Harvard (2018), Cadman and Austin (2018) 

Millington and Anderson (2007) and Newell and Steglick (2017). However, 
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Byrne 1996 usefully puts property development risk into three categories, 

Acquisition (the risks associated with acquiring the right piece of land and 

planning approvals), production (the design and construction of the 

development) and disposal (leasing and selling the completed development). 

 

Risk Management Process 

The Project Management Institute’s PMBOK Guide (2014) has a similar 

approach with the following steps: risk management planning, risk 

identification, qualitative risk analysis, risk monitoring and control. Flanagan 

and Norman (2002) and Sadgrove (2005) both advocate similar processes. Risk 

quantification is dealt with extensively in the literature with recognition that 

both qualitative and quantitative techniques are needed. The need to quantify 

both sensitivity (consequences) and probability (likelihood) is generally 

accepted and recommended by both AS/NZ 4360:2004 and PMBOK (2014). 

Some authors advocate advanced mathematical modelling techniques such as 

Monte Carlo simulation (e.g. Flanagan and Norman 2000). Most authors such 

as Sadgrove (2005) and PMBOK (2004) recommend that risk management 

decisions be recorded in a “risk register” and be subject to ongoing monitoring 

and review without being specific about how such monitoring and review is to 

be conducted. 

 

 The Property Development Industry in Nigeria 

World over, the property sector is one of the most profitable enterprises of every 

economy and an index for measuring the economic growth and development of 

a nation. The real estate/property industry develops, invests, supports, and 

maintains the built environment, and other services it clients, is of crucial 

importance to policy makers. Besides other factors that influence the well-being 

of the citizen of a nation, a performing property sector provides the essential 

platform for all these other factors to deliver their full potential, and for 

economy to thrive and remain competitive. Businesses and society cannot 

operate without the services of commercial property, including the provision of 

shops, offices, factories, housing and many other types of property (EPRA and 

INREV, 2012). Mouzughi, et al. (2014), quoting DisPasquale and Wheaton 

(2016) states that property is defined as; “The economy’s stock of buildings, the 

land on which they are built, and all vacant land. These buildings are used either 
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by firms, government, non-profit organisations and so on, as workplaces, or by 

households as places of residence. 

Property development plays a very crucial role in the Nigerian property industry 

and economy. The industry consists of a wide range of organisations, 

individuals, and the State involved in developing and managing property to 

meet the commercial, housing, employment and the social needs of the citizens. 

Property development projects in Nigeria encompass residential properties, 

commercial properties, industrial complexes, sporting and leisure facilities, 

parking facilities, etc. Nigeria is a developing nation which economy has been 

in transition since the return of democracy in 1999 amid growing socio-political 

and economic challenges facing the nation. Presently, the Nigerian economy is 

in recession (NBS, 2016) and when an economy is in recession, the real estate 

sector is the first casualty. According to IMF (2016) report, key risk factors in 

the Nigeria’s environment include low oil prices, shortfall in non-oil revenue, 

ongoing security concerns, decline in foreign reserve, contracted growth, and 

lengthy period of policy uncertainty. These developments have compounded an 

already challenging development environment characterised by inadequate 

infrastructure, high unemployment rate and a high poverty rate. Furthermore, 

inflation rate is double digit, interest rate is above 20% with erratic and high 

exchange rate. The cost of development has increased as a result of the 

devaluation of naira being that most building materials use for building 

construction are imported. A large percentage of the building materials used in 

the construction of buildings are imported. This severe volatile and 

unpredictable environment has negatively impacted property development 

projects as evidenced by abandoned projects and property overhang; hence 

there is no better time than now to investigate how property development 

companies have been and presently managing risks in Nigeria. 

 

Methodology 

This study focused on the Estate Surveyors and Valuers within Ikeja, Lagos that 

are engaged in property development. These practitioners were sampled using 

convenience sampling technique the directory of Nigerian Institution of Estate 

Surveyors and Valuers (2018) affirmed that 379 Estate Surveyors and Valuers 

are practicing in Lagos metropolis which is the study area. Lagos metropolis is 

made up of Mushin, Oshodi, Ikeja, Agege, Shomolu, Bariga, Epe, Ikorodu and 
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Badagry and Lagos Island as the major cities. For the purpose of this Study, 

Ikeja which is the capital city of Lagos State was selected as the sample 

population majority of Estate surveyors engaged in property development 

activities are concentrated in Ikeja. Ikeja has a population of 90 Estate 

Surveying and valuation firms practicing which represent about 24% of the total 

number of Estate firms in Lagos State. Having discussed the methodolical 

approach to the study, the next section contained the data presentation and 

discussion of result  

 

Presentation and Discussion of Findings 

 The types of risk associated with development activities in the literature was 

used to design questionnaire, the result of the data collected were analyzed and 

presented in Table 1. 

 

 Table 1:  Types of Risks Related to Property Development in Ikeja, Lagos 

Variables Names No. VH H UD VL L Mean Ranking 

Economic Risk 86 5 11 36 37 12 2.7812 1st  

Political Risk 86 2 10 29 40 20 2.4896 2nd  

Technological Risk 86 4 6 23 47 21 2.4583 3rd  

Social Risk                     86 5 3 26 42 25 2.2813 4th  

Transaction Risk 

(Bidding Risk) 

86 1 10 23 36 31 2.2500 5th  

Environmental Risk  86 0 7 15 30 49 2.2396 6th  

Construction Risk 86 0 9 12 21 59 2.0938 7th  

Individual assert Risk 

Level 

86 0 0 1 38 62 1.7813 8th  

Operations Risk  86 0 0 0 34 67 1.3958 9th  

Source: Field Survey, 2021 

The study examined the types of risks related to property development in Ikeja, 

Lagos. There are different varieties but the most ranked types of risk associated 

with property development as perceived by the respondents was economic risk 

with a mean score of 2.78. this was followed by political risk, technological 

risk, social risk, transaction risk (bidding risk), environmental risk, construction 

risk, individual assert risk level and operations risk with the following mean 

value of 2.49, 2.46, 2.28, 2.25, 2.24, 2.09 and 1.78 respectively. The instance of 


