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ABSTRACT  

Flood related disasters and its impacts in recent times have arguably been 

unprecedented, an impact affecting the lives of hundreds of millions of people 

across the world. This study sought to assess the impact of flooding on 

residential properties in Badagry local government area of Lagos State. The 

major objective of this study is to assess the impact of flooding on the built 

environment, critical infrastructures and property value. The study explored 

issues regarding the types of flood, causes of flood, frequency, causes and 

impacts of flooding in Lagos state through secondary sources. Both the 

purposive and stratified random sampling method was adopted rin carrying out 

the research survey by choosing only six (6) major areas in Badagry Local 

Government namely; Morogboo, Ibiye, Magbon, Oko-Afo, Ilogbo-Eremi and 

Aradagun. Of all the 94 administered questionnaire on the experience and 

perception of respondents living in a flood prone location, 91 questionnaire 

were retrieved from the respondents, who were owners/occupiers of residential 

buildings built in a flood prone location, while 20 questionnaires were retrieved 

from the practicing estate surveyor and valuers. However, the questionnaire 

retrieval level indicates a response rate of 97.4%. The findings from the 

analysis revealed that poor/lack of drainage system (30.7%), excessive rainfall 

(16.5%) and improper refuse 80% of the respondents sees the impact of flooding 

on the property as “severe”, 15% respondents sees its impacts as “low”, while 

5% respondents sees the impact as moderate. It can be deduced that the impact 

of flooding on property in the study area is severe, which will in turn makes 

such property extremely difficult to sell, compared to non-flood affected 
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properties in the same area. Therefore, the study gave a far reaching 

recommendations.  

   

Keywords: impact, flooding, residential property, property value and 

environmental disasters  

   

INTRODUCTION  

Environmental disasters which drastically affect the socio-economic wellbeing 

of people and value of properties have become common phenomenon in the 

world, (Oyegbile, 2008). From China to Mexico, Indonesia, United States of 

America, United Kingdom and Nigeria, there is no doubt that the world is under 

serious threat from the environment. But it seems that the environment was only 

responding to the abuses heaped on it by man’s activities (Christopherson, 1997 

p.423). Flood events and its impacts in recent times have arguably been 

unprecedented and affected the lives of hundreds of millions of people across 

the world. These impacts have been shared by both developed and developing 

countries with rapid urban expansion taking place in many flood-prone areas. 

Concerns for flooding and the associated human impacts are clearly of global 

significance, especially when allied with the fears of climate change and 

associated changes in rainfall events and sea level rise (Kundzewicz et al. 2014). 

The rapidly growing urban environments in many areas correspond with a lack 

of urban planning strategies, the deterioration and lack of capacity of urban 

drainage infrastructure and an increased rate of development on floodplains 

(Gill 2004; CII, 2001). Additionally, the increasing densities of populations 

(particularly in the urban areas of most developing countries such as Nigeria), 

alongside the poor level of awareness and the limited efforts of many 

stakeholders towards flood risk reduction are critical issues undermining 

possible efforts towards addressing the hazard (Action Aid, 2006; McMichael 

et al., 2006; Raaijmakers et al., 2008).  

Floods are among the most devastating natural disasters in the world, claiming 

more lives and causing more property damage than any other natural 

phenomena. In Nigeria, though not leading in terms of claiming lives, flood 

affects and displaces more people than any other disaster; it also causes more 

damage to properties. At least 20 per cent of the population is at risk from one 

form of flooding or another. It has claimed many lives, and millions of 
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properties got lost due to its occurrences. One prominent feature about it is that 

flooding does not discriminate, but marginalizes whosoever refuses to prepare 

for its occurrence. It occurs when water in the river overflows its banks, or 

sometimes results from a constructed dam. It happens without warning but with 

a surprise package that always delivers to unprepared community.  

The concern is that the world may be getting close to extinction through natural 

disasters unless immediate actions are taken; and the signs are just too apparent 

to be ignored (Christopherson, 1997 and Oyegbile, 2008). It is therefore evident 

that flood risk is a growing problem to the Nigerian residential property market 

(RICS rural faculty 2001). However the risk to the property market is not solely 

related to the science-based predictions of researchers and government bodies, 

but is also linked to the perception of risk by locally-based professionals and 

members of the public (Association of British Insurers: Tsunami Report 2002). 

Perception of risk undoubtedly has a great impact on whether to purchase a 

property and at what price; more over this perception may be based on irrational 

premises or criteria, and be heavily influenced by certain behaviour whereby 

actions are encouraged or discouraged according to perceptions of what others 

are doing in similar situations. Although instances of flood damage are 

considerably less than fire damage or burglary, because of the spectacular visual 

impact of torrents of water flowing down streets and roads (for example the 

Boscastle flood news reports 2004), and deluged living areas with which the 

viewer can readily identify and relate, flood events tend to be more widely and 

sensationally reported by the media and therefore are more likely to register 

negatively in the public’s perception than more common and equally or more 

serious risks.   

Flooding is the most common of all environmental hazards and it regularly 

claims over 20,000 lives per year and adversely affects around 75 million people 

world-wide (Smith, 1996). Across the globe, floods have posed tremendous 

danger to people's lives and properties. Floods cause about one third of all 

deaths, one third of all injuries and one third of all damage from natural disasters 

(Askew, 1999). Although flood is a natural occurrence, it often leads to disasters 

as a result of human-created vulnerability, which is a consequence of human-

environment interactions. Floods are the most recurring, widespread, disastrous 

and frequent natural hazards of the world. It is worthy to note that all floods are 

not alike, while some floods develop slowly and last for a period of days; flash 
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floods can develop quickly, sometimes in just a few minutes and without any 

visible signs of rain. Urban flooding has resulted in major loss of human lives; 

destruction of economic and social infrastructure such as water supply, 

electricity, roads and railway lines (means of livelihood). Flooding is an 

important factor responsible for the spread of diseases such as diarrhoea, 

typhoid, scabies, cholera and malaria. More so, it immensely affect the value of 

property (it decreases the value of property in those areas compared to those 

areas where flooding are minimal).  

In Nigeria, the pattern is similar with the rest of world. Flooding in various parts 

of Nigeria have forced thousands of people from their homes, destroyed 

businesses, polluted water resources and increased the risk of diseases (Baiye, 

1988; Akinyemi, 1990; Nwaubani, 1991; Edward-Adebiyi, 1997). Over the 

years downpour in Lagos has been heavier than normal as the state government 

had earlier warned.  According to the state’s Commissioner for Environment 

“The water level had risen incredibly and the channels that were meant to 

discharge water from the roads and drainages are completely blocked because 

of the high tide and because the Atlantic Ocean and Lagoon that receive water 

from our channels have risen more than usual.” In 2011, areas worst affected 

were the LagosBadagry Expressway, Apapa-Oshodi Expressway, Egbeda, 

Agege, Ojo, Ipaja-Ayobo, Igando, Orile as well as Ahmadu Bello Way and part 

of Adeola Odeku Street on Victoria Island. Also affected was part of Obafemi 

Awolowo Way, Ikeja, especially the round-about linking Oba Akran Way, 

among others. The flood was serious on Lagos-Badagry Expressway, 

particularly opposite the Lagos International Trade Fair Complex, where 

motorists were seen wading through flood waters in which houses and cars were 

submerged. The development often resulted in heavy traffic jam in which 

motorist, motorcyclist are stuck in traffic for hours this in turn makes people to 

lose interest in the properties situated in that area.  

However, flooding causes more property damage annually in Nigeria than any 

other type of natural disaster. One of the consequences of continued 

urbanization is the tendency for floodplains to expand, increasing flood risks in 

the areas around urban streams and rivers. In view of this, hedonic modelling 

techniques can be used to estimate the relationship between residential housing 

prices and flood risks. One weakness of hedonic modelling has been incomplete 

controls for locational characteristics influencing a given property. In addition, 
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relatively primitive assumptions have been employed in modelling flood risk 

exposures. Therefore, it is on the basis of the above that the study intends to 

assess the impact that flooding has on residential property in Badagry area of 

Lagos.  

1.1  Brief description of the study area  

Badagry Local Government Area (LGA) is located approximately on latitude 

7015’N and 700’N; longitude 500’W and 700’W. It is bounded in the east by 

Ologe lagoon, north by Ogun state, in the south by Atlantic Ocean and in the 

west by Benin republic. Badagry (traditionally Gbagle) is a coastal town and 

local government area (LGA) in Lagos State, Nigeria. It is between the city of 

Lagos and the border with Benin at Seme. As of the preliminary 2006 census 

results, the municipality had a population of 241,093. Badagry local 

government area covers an area of 498 km². Another aspect  

 
Source: Ismail and Ibrahim (2017)  

  

LITERATURE REVIEW  

Flooding is an occasional or annual event and only directly affects that portion 

of the population with properties in flood prone areas and as the indirect effects 

are generally short term in nature as the public especially those not directly 

peculiar to the area is the tourist attraction sites in the area.   

  
Figure 1.  Map of Lagos state showing Badagry and other Local Government Area   
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affected by the occurrence of the flood generally forget the problems associated 

with this natural phenomenon after a short period. Public awareness of the 

impact of flooding decreases as the time period between flood occurrences 

increases Eves, (2001) as cited in Ayedun et al, (2018).  

However, in periods of extreme flood occurrences a significant proportion of 

the general public are directly or indirectly affected by problems associated with 

water inundation. Environment Agency, (2001) as cited in Ayedun et al, (2018) 

maintained that over 10% of the population of England and  

Wales were directly at risk of flooding and that even a greater percentage of the 

population was indirectly affect ted by flooding resulting from road closures, 

service disruption and loss of goods and produce.  

In the same vein, Fibbens, (1992) opined that flood prone properties as well as 

properties in wetlands are not considered as attractive as other residential 

properties and this results in a lower price or value of properties within such 

locations. Also, Guttery, (1998) and Eves, (2001;1999) as cited in Ayedun et al, 

(2018) in their various studies on the impact of flooding on residential 

properties concluded that properties within flood prone or wetland areas often 

attract reduced values when compared to similar properties located outside 

flood prone or wetland areas.  

2.1  Types of flood   

Floor as a natural phenomenon can occur anytime at any place due to several 

causes and the type of flood in question. Flooding can be divided into different 

categories according to their duration. In terms of duration, three categories of 

flood have been identified (www.floodsite.net). These are:   

i. Slow-Onset Floods: which usually last for a relatively longer period of 

one or more weeks or even months with resultant loses of stock, damage 

to agricultural products, roads and rail infrastructures.  

ii. Rapid-Onset Floods: last for a relatively shorter period of one or two 

days only, but can cause more damages and pose a greater risk to life 

and property as people usually have less time to take preventative action 

during rapid-onset floods.  

iii. Flash Floods: may occur within minutes or a few hours after heavy 

rainfall, tropical storm, failure of dams or levees or releases of ice jams; 

capable of causing the greatest damages to society.  
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Flooding can also be divided into different categories according to their 

location. Under this category, the following types of floods have also been 

identified:   

a. Coastal floods  

b. River or fluvial floods  

c. Ponding or pluvial floods  

d. Arroyo floods and  

e. Urban floods.  

  

a) Coastal Floods    

 Coastal floods usually occur along coastal areas like the Niger Delta areas of 

Nigeria. Hurricanes, tropical storms and heavy tropical rainfall, which produce 

giant tidal waves created by ocean water, may be driven onto the coastal areas 

and cause coastal floods.  

b) River Floods   

River floods occur when the amount of river flow is larger than the amount that 

the river channel can hold, leading the river overflowing its banks and flooding 

the areas alongside the river banks. This may be cause by factors like snow melt 

or heavy rainfall.  

c) Ponding Floods   

Ponding or pluvial flood is a type of flooding that can happen in relatively flat 

areas, when more rainwater enters a water system than can be stored, or can 

leave the system. Puddles and ponds may develop on the land, while canals are 

filled to brim and spill over with layer of water covering the land. It is like urban 

flooding, but without the sewage systems and in more rural areas too. 

Depending on the population size, economic activity and size of the area, it may 

cause immense economic damage.  

d) Arroyo Floods   

An arroyo is a river which is normally dry. When there are storms approaching 

these areas, fastmoving river will normally form along the gully and cause 

damages.  

e) Urban Floods   

Urban floods are most common in congested thickly populated urban areas. 

This type of flooding is specific in that the cause is usually lack of drainage in 

an urban area. High intensity rainfall can cause flooding when the city sewage 
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system and draining canals do not have sufficient capacity to drain away the 

amounts of rain that are falling. In most of our cities, the situation is further 

compounded by the habit of disposing of solid waste into such drains, thereby 

blocking the available channels.    

2.2  Causes of Flood  

The causes of flood can be categorised into two: natural and man-made. Flood 

is caused by natural factors when the hydrological cycle is interrupted or 

changed by extraneous circumstances like heavy rainfall, melting snow, 

hurricanes, cyclone or tsunamis. On the other hand, manmade causes of flood, 

according to Keim (2009) are often due to alteration in the environment water 

shed, due to deforestation, overgrazing, failure of dams, embankments and 

levees, channeling of stream, urbanisation of wetland, slowing run-off into 

stream and reducing flood peaks. Keim further stated that altering environment 

affect global climate change predicted to increase the frequency of flood 

hazards worldwide. He also noted human behaviour as a factor that increases 

human vulnerability to the effects of flooding. These include improper solid 

waste management, lack of awareness, failure in engineering flood control such 

as levee and dam construction which may contribute to greater human losses 

and physical damage. In brief, other causes include:   

i. High rainfall: Heavy rainfall raises the water level higher than the river 

bank or the dams, thereby causing flooding.  

ii. Snowmelt: Because of global warming, higher temperature melt ice caps 

and the water goes into the sea, thereby raising the sea level, leading to 

flooding.  

iii. Coastal flooding: High tides or storms cause the water level to rise 

higher than the level of the coastal lowland, hence flooding.  

Other human causes of floods include:   

a. Deforestation: Clearing large area of forest near rivers for settlement, 

roads and farmland leaving less vegetation to protect the soil, which is 

lost to rivers and raises the river bed, to overflows its banks easily.  

b. Poor farming: Some farming practices damage vegetation cover 

thereby exposing the soil to weather condition vulnerable to be easily 

washed into the river, silting its bed, raising its level and causing 

flooding.  
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c. Overgrazing: Grazing too many animals on the land with less 

vegetation cover results in soil being washed into the rivers easily.  

d. Over-cultivation: A piece of land being cultivated for long period of 

time, soil became infertile that no vegetation can grow on it again, hence 

easily washed into the rivers.  

e. Poor water management: Dams are poorly constructed or poorly 

maintained, easily collapse and this results in flooding.  

f. Population pressure: Large numbers of people live in areas with high 

risk of flooding due to increase human activities.  

g. Solid waste disposal: The habit of disposing solid waste into water 

channels and drainage often cause intensive flooding in urban areas as in 

Picture below.    

2.4  Flooding in Nigeria   

The risk of flooding has always been present for buildings close to rivers or 

coasts. But it has been growing in recent years. Major floods all over the world 

over the past decade have shown that flooding is a significant environmental 

hazard. New Orleans (USA) in 2005, Pakistan in 2010 or Thailand in 2011 are 

only some examples that illustrate the risk for infrastructure, local economy, 

housing, living conditions and not to forget for human lives. The substantial 

costs of damaging natural and built environment of cleaning up and the 

following renovations run into billions.  

As already mentioned climate change and as a direct consequence global 

warming will increase frequency and severity of floods. Rising global average 

air and ocean temperatures will support the rate of evaporation and the water 

holding capacity of the air that results in an intensification of the water cycle. 

There will be more energy to drive storms and hurricanes (Stern, 2006; IPCC 

2007).  

Flooding phenomenon in Nigeria is often worsened by the trans-boundary 

inflow of rivers Niger and Benue from outside the country before they empty 

into the Atlantic Ocean. Recently, the Nigeria Hydrological Services Agency 

(NIHSA, 2020) warned the governors of some states to start immediate 

evacuation of residents in flood-prone areas, noting that heavy rains may lead 

to property destruction and possible loss of lives. NIHSA, predicted that not less 

than 275 local government areas of the 774 are expected to be moderately 

affected, while 102 councils will be severely affected. Among the high-risk 
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states are; Abia, Adamawa, Anambra, Bauchi, Bayelsa, Benue, Cross Rivers, 

Delta, Ebonyi, Edo, Ekiti, Enugu, Gombe, Imo, Kaduna, Kebbi, Kogi, Kwara, 

Lagos, Nasarawa, Niger, Ogun, Plateau, Rivers, Sokoto, Yobe, and Zamfara. 

As early as June, severe flooding incidents with attendant destructions and loss 

of lives were recorded in certain parts of the country.  

2.4.1  Frequency, causes and impacts of flooding in Lagos  

From a historical perspective, Lagos has always been susceptible to various 

types of flooding which are well documented from the 1960s onwards 

(Nkwunonwo et al., 2016 as cited in Odunuga, 2008; Oyebande, 1974; 

Etuonovbe, 2011). However, in recent years pluvia flooding events 

(rainfallrelated), have arguably been more widespread (Olajuyigbe et al., 2012). 

With the exception of 1973, the drought year, flooding in Lagos has occurred 

annually (usually between July and October rainy season) with an increasing 

intensity and an increased severity of impacts from 1960 onwards (Oyebande, 

1974). According to FME (2012), Lagos is one of the few locations in Nigeria 

with more frequent flooding events (see Fig. 2). A number of floods have 

occurred in the Lagos area, although keeping track of events in the Nigerian 

context is challenging due partly to lack of relevant data collection capacities. 

As a result, data relating to hydrodynamics and historical flooding events are 

often lacking (Ajibade et al., 2013). According to previous studies, more severe 

flooding has been recorded in select areas of Lagos including Lagos Island, 

Apapa, Ikeja, Mushin, Surulere, and parts of Ikorodu and badagry (Oyebande, 

1974; Odunuga, 2008). There is no clear explanation for this peculiar 

circumstance, but it seems to follow a pattern of spatial and temporal 

distribution of rainfall within and around Lagos.   

Over the past 2 decades, the causes of flooding in Lagos have received 

significant attention in the literature (Ayoade and Akintola, 1980; Action Aid, 

2006; Adeloye and Rustum, 2011; Adelekan, 2013; Aderogba, 2012a; Oshodi, 

2013; Ajibade et al., 2013, 2014; Soneye, 2014). Debates arising from the 

literature indicate that Lagos floods are mainly the consequences of climate-

change-induced short-duration high-intensity or long-duration-low-intensity 

rainfall (Houston et al., 2011). This is unsurprising considering that climate 

change has arguably influenced regional precipitation patterns in recent history. 

Odjugo (2006) concluded that there are now more high-intensity short-duration 

rainfall events and more low-intensity long-duration rainfall events than there 
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were 3 decades ago. Other factors have also been investigated with reference to 

the causes of these floods in Lagos. These include the topography of the area, 

land use (LU) and land cover (LC) modifications, and influence of canals, 

lagoons, and beaches (Aderogba, 2012a; Aderogba et al., 2012; Odunuga, 

2008). Other factors considered are urbanization and population growth, poor 

urban planning, and poor environmental management and the indiscriminate 

disposal of solid waste (Lamond et al., 2012; Adeloye and Rustum, 2011). It is 

also suggested that tidal and co-tidal influences and frequent incursion from the 

Atlantic into the lowlands during heavy storms also play important roles 

(Ojinnaka, 2013). However, in relation to the vulnerabilities of social systems 

to flooding in the area, the development of slum settlements and poor perception 

of flooding among local communities, urban residents and the general public 

are critical factors (Agbola and Agunbiade, 2007; Nkwunonwo, 2013; Ayoade 

and Akintola, 1980; Odunuga et al., 2012; Oloke et al., 2013; BNRCC, 2008).  

  
Fig. 2: Main causes of urban flooding in the Lagos   

Source: Nkwunonwo, et al. (2016)  

To date, flooding in Lagos is characterized by severe consequences, which raise 

concerns about a lack of early warning and evacuation systems. Impacts from 

flooding (as illustrated in Fig. 2) are compounded by population density and the 

upward trends of urban growth in the area (Aderogba, 2012b). Also, flood water 
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depth, inundation extent and duration as well as water flow velocity play 

contributory roles. The general impacts (such as displacement from homes, 

mortality, physical injuries, disruption of economic activities, destruction of 

urban infrastructure, and submergence of buildings) that relate to social systems 

directly have been extensively considered in the literature (Ugwu and Ugwu, 

2013; Adigun et al., 2013; Ajibola et al., 2012; Aderogba, 2012b; Olajuyigbe et 

al., 2012). However, there are reports that Lagos flooding causes severe 

additional impacts including the loss of social values, spread of vector-borne 

diseases, as well as air and water pollution (Adelekan, 2010; Olajuyigbe et al., 

2012; Bashir et al., 2012).  

2.4.2  Flood vulnerability in Lagos  

Flood vulnerability map of Lagos generated using the combination GIS 

techniques and RAS packages by Ismail U. K (2017). As shown in figure below, 

Lagos State has 20 local government areas. Out of these areas, it is only Agege 

and Ifako local areas that are not at risk of flooding. The two local areas are 

outside the extent of flood vulnerability extent. However, the most vulnerable 

local government area is Lagos-Island with about 98% of the total land area at 

risk of flooding. According to findings of this research a total of 1,144 km2 that 

is 29.8% of the total land area of Lagos is vulnerable to flood occurrences. Also, 

table 1: explains the vulnerability percentage of flooding in each local 

government area.  

Source: Ismail U. K and Ibrahim I. (2017)  

  

  
Figure   3 :   Extent of Flood vulnerability in Local Government Areas of Lagos State    
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Table 1: Extent and rank of Flood vulnerability in Local Government Areas of 

Lagos State  

S/N  Local Government 

Area  

  

Land Area 

KM2  

Flood 

Risk  

Areas  

KM2  

  

Flood 

Risk  

%  

  

Rank  

1.  Lagos-Island  241  236  98%  1st   

2.  Apapa  42  28  67%  2nd   

3.  Kosofe  74  36  49%  3rd   

4.  Amuwo Odofin  175  73.5  42%  4th   

5.  Epe  1212  441  36.4%  5th   

6.  Ajeromi/Ifelodun  11  3.3  30%  6th   

7.  Badagary  498  139  28%  7th   

8.  Eti-Osa  182  51  28%  7th   

9.  Ojo  181  39  22%  8th   

10.  Mainland  22  3.7  17%  9th   

11.  Surulere  30  5  17%  9th   

12.  Shomolu  18  2.5  14%  10th   

13.  Ibeju/Lekki  464  51  11%  11th  

14.  Alimosho  149  11.8  7.9%  12th  

15.  Ikorodu  372  22  6%  13th   

16.  Mushin  17  0.7  4%  14th   

17.  Oshodi/Isolo  38  0.7  2%  15th   

18.  Ikeja  46  0  0.002%  16th   

19.  Agege  16  0  0%  17th   

20.  Ifako/Ijaye  33  0  0%  17th   

21.  Total  3,833  1,144  29.8%    

Source: Ismail U. K and Ibrahim I., (2017) with modifications  

    

2.5  Impact of flooding on built environment, critical infrastructures and 

property value  

The impact of flood and flooding could be quiet devastating especially among 

vulnerable groups and the urban poor. Indeed, the recent experiences around the 

world including Nigeria have shown that flood has the capacity to bring untold 

hardship and suffering upon human population. Floods bring misery to those 



 

 

International Journal of Environmental Design & Construction Management  

                   Published by Cambridge Research and Publications 

 

                                                                  IJECM ISSN-2325-1884(Print) 

 

 

360 

Vol. 21 No. 4 

June, 2021. 

that live in flood prone areas on constant basis. They can cause loss of life and 

often cause a great disruption of daily life. Water can come into people’s houses 

unabated and destroy household items. Drinking water is contaminated, leading 

to outbreak of communicable disease like diarrhoea, cholera, etc. Electricity 

supplies may break down due to pulling down of transmission lines and towers. 

Roads can be blocked or totally cut off, thereby making it impossible for people 

to move around, go to work or to school. Floods all over the world cause 

enormous damages every year like economic damages, damage to the natural 

environment and damage to national heritage sites, public building and 

infrastructures as well as damage to social institutions and educational facilities.   

A critical challenge of the effects of flood is food shortage. When flood occurs, 

farmlands are washed away and farm crops are destroyed. Indeed, where 

intensive flooding has been recorded, there is always food crisis the following 

years. Flood affects food security and could lead to serious famine in affected 

population. Flood disasters occur as a result of torrential rains across the 

country, which continue to wreak havoc on public and private infrastructure 

with growing human casualties and threat to food security, governments seem 

to be helpless as many access roads across the country are either washed away 

or made impassable. In Nigeria, a study conducted by Bury, (2001) as cited in 

Ayedun et al, (2018) found heavy and prolonged rainfalls as well as river 

overflow to be the major causes of flooding in the Niger-Delta area of the 

country.   

As regards the impacts of flood on property value, Bada, (2008) as cited in 

Ayedun et al, (2018) in the examination of the impact of flooding on residential 

properties in Dophin Estate, Ikoyi, Lagos State Nigeria, revealed flooding as 

having negative impact on the values of properties within the estate as incessant 

flooding occurrence in the estate forced both rental value and selling prices of 

flooded buildings in the estate drastically down, thereby resulting to inability of 

real estate investors in the estate to recoup their capital outlay in good time.  

In the study conducted by Eves, et al., (2002) as cited in Ayedun et al, (2018) 

on the impact of flooding on residential property values in England, it was noted 

that apart from the physical damage often caused by floods to personal and real 

properties and disruption to trade, transport and services, there is also significant 

which flooding often impact on affected population such health effect resulting 

into various diseases.  
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Also, Eves, (1999) as cited in Ayedun et al, (2018) in his study concluded that 

infrequent occurrence of flooding in some areas may result in different 

influence on residential property values compared to areas where flooding is 

more frequent. It noted further that one of the major consequent of infrequent 

flooding is the fact that the actual problems associated with flooding is only 

apparent during and immediately after flood occurrence while at other times the 

problems are not apparent and may in fact become a positive factor in relation 

to the values of the same properties earlier impacted negatively on. The 

residential property may have severe problems during the period of flooding but 

offers aesthetic water views and close proximity to water sports at all other 

times.  

However, according to Eves and Brown (2002), the degree of influence of flood 

on property is based on the following criteria:  

Minor: Extended selling period, no significant decrease in residential property 

values or ability to obtain insurance or finance (compared to non-flood affected 

properties in the same area).  

Major: Extended selling period, significant reduction in residential property 

values and some problems obtaining insurance or finance (compared to non-

flood affected properties in the same area).  

Severe: Extremely difficult to sell, very significant reduction in residential 

property values and unable to obtain insurance or finance (compared to non-

flood affected properties in the same area).  

 

MATERIALS AND METHODS  

This research adopts the multi stage sampling technique, which involved both 

the probabilistic sampling method that allows geographically heterogeneous 

population to be adequately covered and a non-probabilistic sampling procedure 

by taking the subjects as they come to the scene to the study area or as they are 

presented and have significant positive impact on the objectives of the study. 

Both the purposive and stratified random sampling method was adopted in 

carrying out the research survey by choosing only six (6) major areas in Badagry 

Local Government namely; Morogboo, Ibiye, Magbon, Oko-Afo, Ilogbo-Eremi 

and Aradagun. Here, only the household heads in residential buildings were 

targeted for the purpose of this study. These areas were chosen based on the 
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criteria of population and the number of buildings built within a flood prone 

location.  

Precisely, a total number of 1,500 buildings formed the sample frame for the 

study, whereby 250 buildings were chosen as the sample frame in each area. 

The data for this study were obtained through both the primary and secondary 

sources. The primary data were generated through structured questionnaire 

administered on selected households within the study area. The questions were 

structured to obtain relevant information on respondents’ socio-economic and 

household characteristics and their perception as regards living within flood 

prone neighbourhood. Also, questionnaires were administered on 20 practicing 

Estate Surveyor and Valuer in 5 Estate Surveying and Valuation firms within 

the study area to determine whether flood affects the value of property. In 

conducting the survey, Yamene (1967) sample size formula was used to 

determine the sample size, using a confidence level of 90% (an allowable error 

of within +/- 10% of the true prevalence). Ninety (94) household heads were 

chosen as the sample size, representing 10% of the sampled housing units 

selected in the study area. Therefore, 94 structured questionnaires were 

administered on the residents living within the study area, while 20 

questionnaires were administered on the practicing estate surveyor and valuer 

practicing in the study area. In total, 114 questionnaires were administered to 

the targeted respondents. The descriptive and inferential statistical tools was 

used in analysing the data collected for the study. The secondary data were 

obtained through the internet, directories, journals and published literatures.  

 

RESULTS AND DISCUSSIONS  

Of all the 114 administered questionnaire on the experience and perception of 

respondents on living in a flood prone location, 91 questionnaire were retrieved 

from the respondents (owners/occupiers of residential buildings built in a flood 

prone location), the questionnaire retrieval level indicates a response rate of 

97%. On the other hand all the questionnaires administered on the practicing 

estate surveyor and valuers were retrieved, which indicate a 100% retrieval rate. 

In essence, the data analysis is based on the response from the 91 and 20 

retrieved questionnaires from respondents, totalling 111.  

On the retrieval level, 97.4% retrieval rate was recorded, which implies that the 

sampled respondents cooperated with the researcher. This number was 
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considered highly adequate for the analysis based on the assertion by Moser and 

Kalton (1971) as cited in Faris AliMustafa, (2017), that the result of a survey 

could be considered biased and of minimal value if the return rate was lower 

than 30% - 40%. The data were analysed through the use of frequency 

distribution and percentage tables for all the sampled variables. Table 1 below 

shows the analysis on the rate of questionnaires retrieval.  

Table 2: Questionnaire retrieval rate   

    

  Respondents  

  

Number of 

questionnaires 

administered  

    

Number of 

questionnaires 

retrieved  

Percentage of 

retrieved 

questionnaires  

    

Residents  

  

94  

  

91  

  

97  

  

  Practicing 

Estate Surveyor 

& Valuer.  

20  20  100  

    

Total  

  

114  

  

111  

  

97.4  

Source: Authors’ Field Work, (2020)  

4.1  Respondents’ experience and perception on living in a flood prone 

location  

Table 3 below spells out analysis bordering on the respondents’ experience and 

perception on living in a flood prone location. The analysis on respondents’ 

occupancy status revealed a preponderance of tenants (69.2%), while those who 

were landlords (owner occupier) accounted for 30.8%. This is not spurious as 

substantial percentage of the sampled  respondents were tenants in the study 

area, which suggests that the frequency of occurrence of flooding within the 

area must have force most of house owners to vacate and subsequently gave out 

their houses to tenants to avoid being cut up with the menace of flooding.  

More than half of the respondents (56%) had been residing in the study area 

between the periods of 8 - 13 years, while 4.4% of the respondents had been 

residing in the study area between 14 – 19 years. This implies that majority of 

respondents had lived in the area for a substantial period to witness the 

occurrence of flooding and information given by them can be considered 
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reliable and useful. The analysis below also revealed that 74.7% of the 

respondents have witnessed flood occurrence at one time or the other, 20.4% 

respondents indicated that they have not witnessed flooding, while only 4.4% 

respondents were indifferent. It is evident that majority of the residents had been 

victims of flooding in the time past.  

However, on the impact of flooding on liveability, 69.2% of the sampled 

respondents indicated that it is high, while 1.1% respondents sees the impact as 

very low. This implies that majority of the residents had been victims of 

flooding in the time past and this suggests that the menace of flooding constitute 

serious problem to the study area. Importantly, on the factors responsible for 

flooding in the area, 40.7% respondents indicated that illegal physical 

development on drainages and setbacks has contributed to the menace of 

flooding. Also, poor/lack of drainage system (30.7%), excessive rainfall 

(16.5%) and improper refuse disposal (12.1%) were other factors contributing 

to the problem of flooding in the study area. The result obtained from the 

analysis is in tandem with the study conducted by Ayedun et al (2018) on the 

causes of flooding in Shogunro residential showed that buildings were 

conspicuously illegally built across the drainage channels thereby obstructing 

free flow of water through the channels which often result to flooding whenever 

there is heavy downpour.  

The analysis on respondents’ reasons for still residing in the area despite the 

incidence of flood revealed that majority of the sampled respondents (35.2%) 

indicated that rents are affordable in the area, 23.1% respondents indicated that 

they were unable to raise fund to get another accommodation, 18.6% 

respondents indicated that the area is in close proximity to their place of work, 

14.3% respondents indicated availability of infrastructures, 6.6% respondents 

indicated other reason, while 2.2% of the sampled respondents were born there. 

It can be inferred from the analysis that most of the respondents still reside in 

the area despite the menace of flood because rent is affordable in the area, while 

others could not raise fund to get another accommodation.  

 

Table 3: Respondents’ experience and perception on living in a flood prone 

location  

Questionnaire 

Variables  

 Variables  Frequency  Percent  
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Occupancy status  

 Owner/Occupier  28  30.8  

 Tenant  63  69.2  

Total   91  100  

Period of residency   1 year and below  5  5.5  

 2 – 7 years  9  9.9  

 8 – 13 years  51  56  

 14 – 19 years  4  4.4  

 20 – 25 years   15  16.5  

 25 years and above  7  7.7  

Total   91  100  

  

  

Experience of 

Flooding   

 Yes  68  74.7  

 Indifferent  4  4.4  

 No  19  20.9  

 Total   91  100  

Impact of flood on 

liveability  

  

Very high  14  15.4  

High  63  69.2  

Moderate  4  4.4  

Low  9  9.9  

Very low  1  1.1  

Total  91  100  

  

  

Perception of 

respondents on the 

factors responsible 

for flooding  

  

Excessive rainfall  15  16.5  

Poor/lack of drainage   28  30.7  

Improper refuse disposal   11  12.1  

Illegal physical development  37  40.7  

Total  91  100  

  

  

  

Respondents’ 

reasons for still 

residing in the area  

Rent affordability  32  35.2  

Close proximity to place of 

work  

17  18.6  

Inability to raise fund to get 

another accommodation  

21  

  

23.1  

  

Availability of infrastructure  13  14.3  
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despite the incidence 

of flood  

  

  

  

  

This is where I was born  2  2.2  

Other reasons  6  6.6  

Total                         

91  

               

100  

Source: Authors’ Field Work, (2020)  

Table 4 below clearly reveals the impact of flooding on the value residential 

properties in the study area. Out of the professional respondents sampled, 85% 

of them were ANIVS, while 15% were Probationer members. This implies that 

most of the sampled respondents were associate members and thus the 

information given by these group can be relied upon. Clearly, more than half of 

the respondents (55%) provide services of agency and property management, 

while 5% of the respondents provide service of valuation for all purpose. It is 

obvious from this analysis that there is high demand for property in the study 

area, especially property rental market. Importantly, majority of the respondents 

(40%) indicated they had been practicing in the study area between 11 to 15 

years, while only 5% respondents indicated they had been practicing in the 

study area for more than 21 years. This implies that substantial percentage of 

the respondents had been practicing in the study area between 11 – 15 years as 

such, they understand the dynamics and peculiarity of property market in the 

study area.  

Also, sampled respondents representing 45% affirmed that the property they are 

managing is in a flood prone location, 35% of the respondents do not have 

property in flood prone location, while 20% respondents were undecided. This 

analysis indicated that most of the respondents have property in flood prone 

areas. Therefore, they have a clear understanding on the possible economic 

impacts of flood on property.  

As regards the perception of respondents on whether the value of property is 

affected by flooding.  

More than half of the respondents (60%) indicated that they “strongly agreed”, 

while 5% of the sampled respondents indicated they “strongly disagreed”. It is 

evident that flood affect the value of property, this study however corroborates 

the study by Eves and Brown (2002) which opined that there is a direct 

significant correlation between the severity of flood and a reduction in 
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residential property values. Lastly, 80% of the respondents sees the impact of 

flooding on the property as “severe”, 15% respondents sees its impacts as 

“low”, while 5% respondents sees the impact as moderate. Invariably, it can be 

deduced that the impact of flooding on property in the study area is severe, 

which will in turn makes such property extremely difficult to sell, compared to 

non-flood affected properties in the same area.  

 

Table 4: Impact of flooding on the value residential properties in the study area  

Questionnaire Variables  Variables  Frequency  Percent  

  

Professional status  

Probationer/Graduate  3  15  

ANIVS  17  85  

FNIVS  0  0  

Total  20  100  

Nature of professional 

practice  

Valuation for all 

purpose  

1  5  

Agency and property 

Mgt.  

11  55  

Real estate 

development  

5  25  

General real estate 

service  

1  5  

Others  2  10  

Total  20  100  

  

  

  

Years of experience   

1 – 5 years  3  15  

6 – 10 years  6  30  

11 – 15 years  8  40  

16 - 20 years  2  10  

21 years and above  1  5  

Total   20  100  

  

  

Managed property in a 

flooded location  

Yes  9  45  

Undecided  4  20  

No  7  35  

Total                  

20  

                  

100  

Strongly disagree  1  5  
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Impact of flood on 

property value  

  

Disagree  0  0  

Undecided  2  10  

Agree  5  25  

Strongly agree  12  60  

Total  20  100  

  

  

The impact of flooding 

on the property  

Severe  16  80  

Moderate  1  5  

Low  3  15  

  Total                       

20  

              

100  

Source: Authors’ Field Work, (2020)  

 

CONCLUSION & RECOMMENDATION  

From the foregoing, this study intends to assess the impact of flooding on 

residential property. It is evident that flood events and its concomitant impacts 

in recent times have arguably been unprecedented and overwhelming especially 

in most developing countries like Nigeria, which is largely due to several factors 

bordering on climate change and human behaviour such as; failure in the 

provision of flood control mechanisms such as drainage, levee and dam 

construction, improper refuse disposal and illegal physical development on 

drainage channels. However, the degree of influence of flood on both liveability 

and property value is based on the level of its severity (minor, major or severe).  

This research in an attempt examined flood vulnerability of the local 

government areas in Lagos state. Out of the 21 local government areas in Lagos 

State, the study area (Badagry LGA) occupies the 7th most vulnerable area to 

flood events. However, the analysis revealed clearly that most of the 

respondents still reside in the area despite the menace of flood because rent is 

somewhat affordable in the area, while others could not raise fund to get another 

accommodation. More importantly, the impact of flooding on property in the 

study area is considered as “severe” which makes property extremely difficult 

to sell, compared to non-flood affected properties in the same area. However, 

due to the fact that flooding will continue to be a hazard to the people of Lagos 

and with the view to ameliorate the possible problems generated as a result of 

flood events. Therefore, it is recommended that;  
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i. the State Government should intensify action towards the clearing of 

drainages/canals and construction of proper drainage systems where 

necessary should be provided, while the people are to be discouraged 

from the act of dumping refuse indiscriminately into drainage channels  

ii. more public engagement and education should be initiated and properly 

coordinated by Government. This should centre on flood control 

initiatives and sensitization on the dangers/grave consequences of 

indiscriminate dumping of refuse into drainages and illegal development 

on drainage channels, which will greatly reduce the potential impacts of 

flood events in Lagos State, and    

iii. lastly, the Development Control unit of Lagos State Ministry of Physical 

Planning and Urban Development should swing into action by ensuring 

the demolition of illegal structures erected on drainage channels within 

the area in particular and the whole of the State in general to forestall 

the incessant occurrence of flooding in the study area and Lagos State 

in general.  
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