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ABSTRACT
Environmental pollution has become a critical challenge confronting urban real estate development, particularly in rapidly expanding cities like Lagos, Nigeria. This study examines the effect of environmental pollution on the real estate values in Nigeria, using the Lagos Lagoon as case study.

The research aims to assess how pollution especially air, water, noise and solid waste impacts property values, investor confidence, and the cost of construction and maintenance within the real estate sector.

The study adopted a survey research design. Primary data were collected through the administration of structured questionnaires to a sample of 200 respondents, comprising residents, landlords, estate developers, and registered estate surveyors and valuers operating within the Lagos metropolitan area. The data were analyzed using descriptive statistical tools.

Findings reveal that the predominant forms of pollution are sold waste (82.2%), air (75.6%), and noise pollution (71.9%), with poor waste disposal, vehicle emissions, and industrial activities identified as major contributing sources. Notably, 79.3% of respondents indicated that pollution significantly affects property values, with 86.9% consequences such as reduced quality of life, health-related issues, and forced location were also reported.

The study recommends stricter enforcement of environmental laws by agencies such as LASEP, investment in modern waste management infrastructure, the adoption of sustainable building practices, and improved urban planning policies, especially in  relation to industrial zoning. These strategies are critical to enhancing environmental quality and maintaining property values in Lagos.

This research contributes to the field of Estate Management and Valuation by providing empirical evidence on the interrelationship between environmental quality and real estate performance, thus offering practical insight for valuation, investment decisions, and sustainable urban development.            








                                                                   






CHAPTER ONE
INTRODUCTION
1.1 BACKGROUND OF THE STUDY
Environmental pollution is a critical global concern, with significant implications for urban development, public health, and economic growth. Lagos, Nigeria, is one of Africa's largest cities, with a population exceeding 20 million people, making it a key player in the country's economy and urban expansion. However, this rapid growth has led to an array of environmental issues, including air pollution, water contamination, waste mismanagement, and noise pollution, which threaten sustainable development and urban livability (Ogunrayewa et al., 2020).
The real estate sector in Lagos has been deeply impacted by these environmental challenges. Pollution reduces property values, increases construction costs, and poses risks to human health, which, in turn, diminishes the attractiveness of affected areas for investors and residents. For example, properties located near dumpsites or industrial zones experience significant depreciation in value due to poor air quality, foul odors, and environmental hazards (Akinjare et al., 2011). Understanding the relationship between environmental pollution and real estate development is vital for addressing the city's housing deficit and creating sustainable urban environments.
According to Anukam (1997), the main source of water pollution in Nigeria has to do with forestry activities. Deforestation and improper soil tillage practices increase the concentration of soil particles that make their way into water bodies and in turn increases their sediment loads. The discharge of industrial waste materials into bodies of water is another major source of pollution in Nigeria.
Discharges from industries such as petroleum, mining, iron and steel, pharmaceuticals, and textiles among others have increased the contents of sulfates and nitrates in water bodies and has altered properties such as color and odor (Adelegan 2004). A large percentage of Nigerians derive most of their domestic and drinking water from ponds, stream, and shallow wells. Hence, water pollution is a major health concern that places the health of about 40 million people at risk of diseases such as cholera, dynestery, diarrhea, and typhoid (Anukam 1997, Adelegan 2004, Orubu 2006).
Domestic and Industrial Waste has also constituted a major source of environmental pollution in Nigeria.
The improper disposal and ineffective management of municipal waste creates  major environmental and aesthetic problems in most of Nigeria’s urban areas. Due to overpopulation and the creation of slums, most municipal areas currently generate more waste than they can manage (Ogbonna and Ekweozor 2002).
1.2   STATEMENT OF THE PROBLEM
The interplay between environmental pollution and real estate values in Lagos remains an underexplored but pressing issue. Rapid urbanization has led to widespread environmental degradation, which undermines the viability of real estate investments. Lagos faces challenges such as open dumpsites, poor drainage systems, and unregulated industrial emissions, which contribute to flooding, land contamination, and public health crises (Fakayode et al., 2018).
While real estate development has surged to meet the housing demands of Lagos’ growing population, the sector is constrained by pollution-related issues. Properties in polluted areas often face reduced demand, leading to financial losses for developers and investors. Moreover, the socio-economic burden on residents, who bear the brunt of poor environmental quality, further highlights the urgent need for solutions. This study seeks to address the gap in understanding how environmental pollution affects real estate development in Lagos and to propose strategies for sustainable urban growth.
1.3 AIM AND OBJECTIVES
The aim of this research work, is to examine the effect of environmental pollution on real estate values in Nigeria. (A case study of Lagos Lagoon)
OBJECTIVE ARE TO: 
1.  identify the predominant types and sources of environmental pollution in Lagos lagoon.
2. assess the impact of pollution on property values, investor confidence, and construction costs.
3.  explore the socio-economic consequences of environmental challenges on residential property values.
4. Recommend strategies for mitigating pollution's adverse effects on real estate development
1.4 SCOPE OF THE STUDY
The study focuses on Lagos State, Nigeria, as a case study due to its significance as the country's economic capital and one of the most polluted cities in Africa (WHO, 2021). It examines the effects of environmental pollution—specifically air, water, and soil pollution—on residential, commercial, and industrial properties. The research period spans from 2018 to 2023 to provide recent insights into the challenges faced by the real estate sector
1.5 SIGNIFICANCE OF THE STUDY
The following are the significance of this study:
This research is of importance to policymakers, urban planners, real estate developers, and residents in Lagos. It highlights the adverse effects of environmental pollution on real estate development and proposes actionable solutions for sustainable urban planning. 
Policymakers can leverage the findings to enforce stricter environmental regulations, while developers can identify strategies to minimize risks and optimize investments. 
Additionally, this study contributes to the growing body of academic literature on sustainable development and urban resilience in developing countries.
1.6 	JUSTIFICATION OF STUDY
The interplay between environmental pollution and real estate development is a critical issue that demands attention, particularly in Lagos, Nigeria—a rapidly urbanizing city facing severe environmental challenges. This study is justified on multiple fronts, as it seeks to address gaps in knowledge, contribute to sustainable urban development, and provide practical solutions to stakeholders in the real estate and environmental management sectors.
Existing studies have explored the individual impacts of environmental pollution and urban development but have often neglected their intersection, particularly in the Nigerian context. For instance, Akinjare et al. (2011) examined the negative effects of proximity to waste dumpsites on property values in Lagos, while Fakayode et al. (2018) explored the broader environmental impacts of industrialization in the city. However, limited research focuses explicitly on how various types of pollution—air, water, soil, and noise—affect real estate development holistically. This study fills this gap by providing a detailed analysis of the ways pollution influences property values, construction costs, and investor confidence in Lagos.
The real estate sector is critical to Lagos's economy, contributing significantly to housing provision, commercial infrastructure, and industrial development. However, pollution-related challenges such as flooding caused by poor drainage systems (Olukanni et al., 2014) and land contamination from unregulated industrial activities (Ogunrayewa & Abegunde, 2020) hinder the sector's growth. This study provides empirical evidence on the economic implications of these challenges, enabling developers and policymakers to devise strategies that ensure the sector’s resilience.
Research by Ogundele et al. (2016) highlights the health risks associated with environmental pollution in Lagos, including respiratory problems from air pollution and waterborne diseases caused by contaminated water supplies. These health challenges, in turn, affect the livability and marketability of properties in polluted areas. This study builds on such findings by linking health-related pollution issues to real estate development, emphasizing the socio-economic costs borne by residents and investors.
Lagos faces challenges in implementing effective environmental policies, as highlighted by Adeolu et al. (2021), who noted gaps in the enforcement of waste management and industrial regulations. Real estate development, which relies on clean and stable environments, is particularly vulnerable to such regulatory lapses. This study contributes to the policy discourse by providing data-driven insights into the need for stricter environmental controls and sustainable urban planning practices.
Nigeria is a signatory to the United Nations Sustainable Development Goals (SDGs), particularly SDG 11 (Sustainable Cities and Communities) and SDG 13 (Climate Action). Achieving these goals requires mitigating the effects of pollution on urban spaces, including real estate development. Studies such as Olanrewaju et al. (2019) emphasize the importance of integrating environmental sustainability into urban development. This research aligns with these objectives by offering practical strategies for reducing pollution's impact on real estate and promoting sustainable growth in Lagos.
Previous studies have shown that environmental pollution significantly reduces property values and affects residential satisfaction. Adebayo et al. (2018) found that properties located near industrial areas in Lagos experienced higher vacancy rates and reduced prices due to poor air quality and noise pollution. This study builds on such evidence, providing a comprehensive assessment of the broader implications of pollution on real estate development across different property types.
This study is essential for bridging critical knowledge gaps, contributing to academic discourse, and offering actionable solutions to environmental and real estate challenges in Lagos. By building on prior research and addressing existing limitations, it provides a robust framework for sustainable urban development, aligning with global sustainability objectives and improving outcomes for stakeholders across the real estate and environmental sectors.
1.7 LIMITATION OF STUDY
This research work was limited by reluctance of residence to give all information required for the purpose of this research work. Also availability of finance requirement to visit the entire community of Study area limits this work to an extent. Much time were not devoted for this research work. With this limitation, it can not be fully stated with confidence that a complete coverage was given to the project as demanded.
1.8 DEFINITION OF TERMS
1. Environmental Pollution: The harmful contamination of air, water, and land caused by human or natural activities, disrupting ecosystems and health (Adeleke et al., 2020).
2. Real Estate Values : The monetary worth assigned to properties, influenced by factors like location, demand, and environmental conditions (Olukanni et al., 2020).
3. Efects: The consequences or changes resulting from a particular cause. In this context, it refers to how pollution impacts real estate values and urban living standards (Adebayo et al., 2018).
4. Environmental : Related to the natural world, encompassing air, water, soil, and living organisms, particularly in the context of sustainability and human interaction (Fakayode et al., 2018).
5. Values: The worth or importance of something, often measured in monetary or social terms, such as the financial and societal importance of real estate properties (Ogundele et al., 2019).
6. Pollution: The contamination of the environment by pollutants that disrupt ecological balance and pose health risks (Adeolu et al., 2021).

1.9	STUDY AREA
Lagos State, located in the southwestern region of Nigeria, is the economic powerhouse and most populous state in the country. It is bordered by Ogun State to the north and east, the Atlantic Ocean to the south, and shares a western boundary with the Republic of Benin.
Key Features of Lagos State:
Capital and Largest City: Ikeja is the official state capital, while Lagos city (often referred to simply as Lagos) is the most prominent urban area, serving as Nigeria's commercial hub.
Economic Importance:
· Lagos State is home to Nigeria's largest seaport, making it a critical gateway for trade.
· It contributes significantly to Nigeria's GDP, with industries spanning finance, oil and gas, telecommunications, and manufacturing.
· The state hosts several multinational companies and Nigeria's busiest airport, the Murtala Muhammed International Airport.
Population: It is the most populous state in Nigeria, with over 20 million residents, earning it the nickname "Africa's Megacity." Its diverse population includes people from all ethnic groups in Nigeria and expatriates from around the world.
Culture and Heritage:
· Lagos is a cultural melting pot, blending traditional Yoruba heritage with influences from other Nigerian and global cultures.
· It hosts numerous festivals, including the Lagos Carnival and the Eyo Festival, which celebrates the state's history and traditions.
Tourist Attractions:
· Beaches: Popular spots include Tarkwa Bay, Elegushi Beach, and Lekki Beach.
· Historical Sites: National Museum Lagos, Freedom Park, and Badagry (known for its slave trade history).
· Modern Landmarks: Lekki Conservation Centre, Eko Atlantic City, and various art galleries.

Governance: Lagos operates as one of Nigeria's 36 states, governed by an elected governor and state assembly. The state plays a significant role in Nigeria's politics and development.
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Chapter Two
Literature Review
2.0	Introduction
This chapter reviews the existing literature on the relationship between environmental pollution and real estate values, with a focus on Lagos, Nigeria. It explores relevant theories, empirical studies, and case studies to provide a foundation for understanding the dynamics at play in the context of Lagos’ unique urban environment. Key themes include the concept of environmental pollution, its types and sources, its impact on property values, and case studies highlighting these effects in Lagos and similar urban centers.
Environmental pollution, especially in urban centers, significantly affects the value and marketability of real estate. The degradation of environmental quality through air pollution, water contamination, noise disturbances, and poor waste management systems contributes to the decline in residential satisfaction and property desirability. In densely populated areas like Lagos, where informal settlements and industrial zones often overlap, the externalities of pollution have become critical determinants of real estate performance. Furthermore, the environmental conditions of a neighborhood are increasingly being recognized by investors and developers as key valuation metrics, alongside more traditional considerations such as location, accessibility, and infrastructure.
2.1	Environmental Pollution and Real Property Value 
Empirical studies have attributed an increase in property values to improvement in environmental quality. Presence of infrastructures such as water, electricity, adequate waste disposal system, sewage, roads and drainages amongst others has great influence on the quality of the environment. Jim & Chen (2006) observed that key environmental factors influencing housing prices in China are presence of green spaces and proximity to water bodies. Similar study in Taiwan by Chun-Chang et al. (2013) revealed that in-house environment, security, environmental quality, sports and leisure, have more impact on residential satisfaction within the area. As such, household will be willing to pay more for property in the area where they can best obtain maximum satisfaction. Chang & Lin (2011) adopted a hierarchical linear modelling approach to establish the relationship between neighbourhood characteristics and house price in Taipei, Taiwan. Findings from the study indicate that apart from other physical characteristics, neighbourhood attributes particularly the quality of the environment and the availability of sports and leisure facilities have the most significant impact on house prices in the study area. 
Residential property values could also be enhanced by the presence of tree shades in a neighborhood, which may give rise to certain benefits to those residing in the property including additional privacy and aesthetics (Bello & Yacim, 2014). Islam (2012) examined a set of neighborhood characteristics to determine how they influence house prices in the city of Edmonton, Alberta, Canada. It was found that among the several variables tested, the level of household income and adjacency to ravines are the most significant variables that influence house prices positively. It was noted that although crime rate has a negative impact on house price, the impact is negligible. 
A study by Hite et al. (2001) analyzed a combination of some structural, locational and neighborhood attributes' effect on property values as well as property taxes. The study paid special attention to some environmental dis-amenities especially the presence of landfills close to residential properties. The results show that proximity to landfills has more significant negative effect on property values than on property taxes. It also suggests that closing landfills will not necessarily eliminate property-value impacts. In other words, both open and closed landfills will exert negative impact on property values. 
Related studies in Nigeria revealed that accessibility, rent, transport improvement, quality of neighbourhood, infrastructural facilities and government regulations are factors influencing land value in Lagos Metropolis (Olayiwola et al, 2005). Olayinka et al. (2013) observed that proximity to the major transport route, number and size of bedrooms, conveniences, good access roads and drainages and security are the major factors affecting property values within Magodo neighbourhood in Lagos State. Similarly, Oduwaye (2009) maintained that cost of land has direct bearing on the quality of development in any neighbourhood. The researcher observed that residential land values are high in the low density areas and lower at the high density areas of Lagos state. Famuyiwa & Otegbulu (2012) attributed increase in property rental values to availability of water infrastructure within a neighbourhood. A study by Akinjare et al. (2011) also revealed that property values rise with increasing distance from landfills while property located close to the landfills experienced reduction in value in Lagos State. 
However, Udoka (2013) identified curb appeal (first thought that people have as they are driving by a property), neighbourhood quality, presence of infrastructural facilities and the economic situation in a place as major factors influencing property value. Again, accessibility was identified by Alimi et al. (2014) as major factor influencing what household will pay as rent in a particular location. The relationships between environmental quality and real property value cannot be undermined as it is evident that household will prefer to stay in a good environment where they can enjoy maximum benefit in relation to rent or land value expended.
2.2 Concept of Environmental Pollution
Environmental pollution is defined as the introduction of harmful substances or energy into the environment, resulting in adverse effects on ecosystems, human health, and property values (World Health Organization [WHO], 2021). It encompasses various forms, including air, water, land, and noise pollution. Lagos, being Nigeria’s largest city and economic hub, faces significant environmental challenges due to rapid urbanization, industrial activities, and population growth (Adelekan, 2012). These factors contribute to the degradation of air quality, water bodies, and land resources, which in turn affect the livability and economic potential of the city.
2.2.1	Types and Sources of Pollution in Lagos
· Air Pollution: Emissions from vehicles, industrial facilities, and power generators contribute to poor air quality. The presence of particulate matter (PM2.5 and PM10) and harmful gases like carbon monoxide and sulfur dioxide are significant issues (Olowoporoku et al., 2012).
Air becomes polluted when contaminants are released into the atmosphere or when nontoxic substances react with other substances or light to produce pollutions. The degree to which values are affected by air pollution depends on the economic cost to escape the pollution. For example, air pollution may occur equally throughout a major center.
Because of distance to alternative work sites or other costs of doing business, it may be noncompetitive or undesirable to locate in less polluted locations.
In this case, the effect of air pollution will be constant and already accounted for in the market. No additional adjustment will be necessary, unless regulatory agencies mandate reduction of pollution. Added expenses will then affect the income siream and reduce market value in the short run. These same expenses may, however, improve industry competitiveness in the long run or have no effect in competition is among similar industries all having to deal with the same level of pollution and with the same regulation
· Water Pollution: Untreated sewage, industrial effluents, and oil spills pollute water bodies such as the Lagos Lagoon. These pollutants degrade aquatic ecosystems and compromise the availability of clean water (Okoye et al., 2010). Most property uses require availability of adequate water suppliers. This is true for optimum use of residential property, where tests showing pollution may become locational factors and may influence value. Water quality is also important in agricultural uses, where crops or livestock cannot otherwise be maintained, and the income-producing capability of the land can be affected (Food Security Act of 1985). Water quality can be affected by factors as diverse as industrial point source pollution, faraway ground water pollution, excessive rainfall resulting in flooding or siltation, runoff from land to which agricultural chemicals and fertilizers have been applied, and infiltration of salt water in costal areas. The effect on present and future productivity of land must be determined. If problems can be cured, income producing capacity may be restored and the present value of this future worth can be computed. Water quality problems are similar to other problems may alter the income-producing capability of the land, thus changing its value. Environmental pollution problems must be differentiated from management problems in determining value.
One of the problems associated with groundwater pollution relates to the liability of commercial property located above spreading groundwater pollution. Provided the property in question did not contribute to the pollution, current EPA rules do not hold this property liable for cleanup costs. Lenders may still be reluctant, however, to provide financing and unfavorable financing arrangements may affect value. If groundwater pollution does not directly influence the water supply of the subject property, it is not appropriate to adjust value to reflect complete cleanup. The utility of the property should be the primary concern and will rarely be affected if adequate clean water can be assured.
· Land Pollution: Improper waste disposal, including solid waste and hazardous materials, results in land contamination and reduces the usability of affected areas for residential or commercial purposes (Nubi et al., 2008). Facilities for waste disposal include incinerators, landfills, and associated transfer sites. Although intended to remediate pollution, these facilities are focal points for pollution and may become sites from which air or groundwater pollution can spread. The assessor may be required to value the disposal facilities itself or any surrounding property. In either case, additional monitoring costs and effects of the stigma may affect value. The disposal of medical waste and other highly publicized substances in such facilities can add to the stigma. However, studies have shown that, in many cases, the value of property near landfills is unaffected market trends must be observed to determine if values are actually affected.
Waste disposal practices can contribute to the degree of value loss. For example, establishments that have used dry-cleaning solvents and other chemicals are often suspect as potential sources of pollution because of former improper disposal practices. Although these practices may not have violated any laws or regulations in force at the time of disposal hazardous chemicals have entered the surrounding environment through soil pollution, leading to groundwater pollution. Present levels of pollution may violate current environmental status. Because sites may have been abandoned or the polluting business may no longer exist on the original site, accurate historical maps (samborn maps used for fire insurance purposes are often available) and chain of ownership information should be referenced in determining areas of possible pollution. Values of nearby properties may be affected; adverse financing effects are possible.
Illegal drugs are often manufactured in small, mobile units, often in remote areas. Typically, little effort is made to disposal of toxic materials property, which often are byproducts of illegal drugs manufacture.
This material may pollute adjacent properties or be disposed of indiscriminately and pollute property never involved in the production of the drugs.
Although the chemicals used in illegal drug manufacture may not be more toxic than those produced by many legitimate industries, discovery is made more difficult by the impracticality of tracking down anyone with specific knowledge about the pollution of a given site. Even if the manufacturers could be found and were cooperative, they would have had no incentive to keep track of prices information is likely to be forth coming. Cleanup will therefore be more costly and less successful. Because of added uncertainty, prospective buyers will be more reluctant, and the value of the property may suffer-possibly out of proportion to the actual cost of cleanup. Also, the remote nature of many manufacturing sites may make access difficult, further reducing the likelihood of adequate cleanup. Time lag between pollution and discovery is likely to be significant, leading to increased chances for disposal of pollution from the original location and even less successful cleanup.
· Noise Pollution: Noise from traffic, industrial activities, and urban construction projects disrupts the peace of residential neighborhoods and affects property desirability (Ezeah & Roberts, 2012).
Noise pollution includes unwanted sound generated by airport, road traffic, and heavy industry. Effects should be considered similar to other locational and neighborhood desirability influences and may be incurable economic obsolescence. However, data on the market effects are essential before any conclusions can be drawn.
2.3	Real Estate Values
Real estate value refers to the monetary worth of a property, determined by factors such as location, infrastructure, demand, and environmental quality. Properties in areas with favorable environmental conditions tend to have higher values, while those in polluted areas often experience depreciation (Rosen, 1974). Lagos’ real estate market is highly dynamic, with significant variations in property values across different neighborhoods, influenced by environmental quality, proximity to amenities, and socio-economic factors.
2.3.1	Determinants of Real Estate Values in Lagos
· Location: Proximity to commercial centers, transportation hubs, and recreational areas increases property value (Akinbogun, 2012).
· Environmental Quality: Clean air, water, and serene surroundings enhance the attractiveness of properties (Jim & Chen, 2009).
· Infrastructure: Availability of good roads, electricity, and sanitation facilities significantly impacts property prices (Oduwaye, 2009).


2.4 Impact of Environmental Pollution on Real Estate Values
Environmental pollution negatively affects real estate values through the following mechanisms:
· Health Risks: Properties in polluted areas are less desirable due to associated health risks, leading to reduced demand and lower prices (Chay & Greenstone, 2005).
· Aesthetic Degradation: Pollution diminishes the visual appeal of neighborhoods, making them less attractive to potential buyers or tenants (Keleş, 2012).
· Functional Limitations: Contaminated land or water can restrict the usability of properties for residential, agricultural, or commercial purposes (Bello, 2009).
· Increased Costs: Pollution can lead to higher maintenance costs for property owners, further reducing property attractiveness (Ajibola et al., 2012).
2.5 Empirical Studies on Environmental Pollution and Real Estate Values
Several studies have examined the link between environmental pollution and property values:
· Global Perspective: Research in cities like New York and Beijing has shown that properties located near polluted areas such as landfills or industrial zones experience significant value depreciation (Nelson et al., 1992; Zheng et al., 2010).
· Nigerian Context: Studies in Lagos and other Nigerian cities highlight how pollution from industries, traffic, and improper waste management lowers property values in affected neighborhoods (Ajayi, 2012; Ayedun et al., 2015).
· Case Studies in Lagos: Specific neighborhoods, such as Apapa (affected by industrial and port-related pollution) and Ajegunle (with severe waste management issues), exhibit noticeable declines in property values due to environmental factors (Owoeye & Omole, 2012).
2.6 Theoretical Framework
The study is underpinned by the Hedonic Pricing Model (HPM), which posits that property prices reflect the value of associated attributes, including environmental quality (Rosen, 1974). The model suggests that pollution acts as a disamenity, reducing the attractiveness and value of affected properties.
2.7 Gaps in the Literature
While existing studies provide valuable insights, gaps remain in understanding the long-term effects of pollution on real estate values in Lagos. There is limited data on the interplay between specific types of pollution and different property types, as well as the role of policy interventions in mitigating these effects (Adelekan, 2012).



SUMMARY OF LITERATURE REVIEW, FINDING AND CRITIQUES
	
	AUTHOR, DATE AND COUNTRY
	OBJECTIVE OF STUDY
	FINDINGS

	1.
	Akinbogun, S. P. (2012).  African Journal of Environmental Studies, 8(2), 117-129.

	To identify the predominant types and sources of environmental pollution in Lagos.
	It stated that Proximity to commercial centers, transportation hubs, and recreational areas increases property value

	2.
	· Ayedun, C. A., Durodola, O. D., & Akinjare, O. A. (2015). Property Management Journal, 3(1), 49-63.

· Owoeye & Omole, 2012.




· Rosen, 1974 
	To assess the impact of pollution on property values, investor confidence, and construction costs.

	Their studies in Lagos and other Nigerian cities highlight how pollution from industries, traffic, and improper waste management lowers property values in affected neighborhoods.


Specific neighborhoods, such as Apapa (affected by industrial and port-related pollution) and Ajegunle (with severe waste management issues), exhibit noticeable declines in property values due to environmental factors.

The study is underpinned by the Hedonic Pricing Model (HPM), which posits that property prices reflect the value of associated attributes, including environmental quality The model suggests that pollution acts as a disamenity, reducing the attractiveness and value of affected properties


	3.
	Bello, W. (2009). Journal of Environmental Studies, 4(2), 89-103.

	To explore the socio-economic consequences of environmental challenges on residential property values.

	He found out that Residential property values could also be enhanced by the presence of tree shades in a neighbourhood, which may give rise to certain benefits to those residing in the property including additional privacy and aesthetics 

	4.
	Adelekan, 2012.

	To recommend strategies for mitigating pollution's adverse effects on real estate development

	While existing studies provide valuable insights, gaps remain in understanding the long-term effects of pollution on real estate values in Lagos. There is limited data on the interplay between specific types of pollution and different property types, as well as the role of policy interventions in mitigating these effects 









CHAPTER THREE
3.0	RESEARCH METHODOLOGY
3.1	INTRODUCTION 
This chapter will deal extensively on the method of data gathering and analyzing, considering the fact that data are ingredients of research work. However, the methods of designs that will be use in this chapter discussed in detail, the general procedures to be use in obtaining the data, selecting the sample size, sources of data and reliability and validity of the measuring instruments used etc.
3.2	RESEARCH DESIGN 
The research design that will be use in this research is work is survey design. Survey design is research in which group of people or items is studied by collection and analyzing of data with only a few people, item considered to be representative of the entire group. Survey research focus on population for intensive study and analysis. 
3.3	METHOD OF DATA COLLECTION
The method employed in the collection of data was by questionnaire administration. This method consists of schedule of questionnaire that was designed to show the effect of real estate finance as they impact on property development in Nigeria. and the questionnaires will be administered to the respondents.


3.4	SOURCES OF DATA COLLECTION 
The study adopted both Primary and Secondary sources of data Collection. 
3.4.1	Primary sources: These are data and information that was gathered through the use of oral interviews, observations and questionnaires that was designed specifically for the study.
a) Oral Interview
Personal and Oral interview was conducted with the staff of Federal Mortgage Bank, in order to get sufficient information/data needed for the purpose of this research study.
b) Questionnaires
For the purpose of this project questionnaire, questions was designed in such a way that it command important and needed information which helped the researcher in analyzing the assessment of the sources of real estate finance as they impact on property development in Nigeria.
c) Observation
For this research, systematic watching, listening to, and recording of behaviors, events, or conditions will be adopted. 
3.4.2	Secondary Source: These are data that was gotten from Textbooks, journals, Seminar papers, Conference papers, Lecture notes, past project of which some were published while some were not.
3.5	POPULATION OF THE STUDY
This is totality of persons, events or objects whom generalization about the research topic can be made from. In determining the population of the study, the first step is to determine the target population; the target population is the entire population to whom the findings of the study can be applied to the population of the study consisted of landlord/residents in some selected neighborhood in Lagos State. The entire population cannot be sampled in limited time with resources available. Therefore, researcher will choose 300 respondents of the population.
3.6	SAMPLING FRAME
The sample frame used for this research comprises of the registered and practicing Estate Surveying firm in Lagos and some selected residential property within Lagos metropolis.  
3.8	SAMPLE SIZE 
This is the selected part of the entire population from which a sample size of 40 practicing estate surveying firm in Lagos will be selected, and a selected population from the residence of Lagos neighborhood. A total number of 200 questionnaires will be administered to residents and registered and practicing estate surveyor and valuer in Lagos. Where 160 questionnaires will be administered to the residents and 40 to the Estate surveyors. 
3.9	SAMPLING TECHNIQUES
In this research work simple random techniques will be adopt where every number of the population is given an equal right of being selected. The researcher used this method to avoid been basis during the data collection. Simple random sampling is a probability sampling involved random price of the sample element.
3.10	METHODS OF DATA ANALYSIS
Descriptive statistical analysis was employed especially in the analysis of some of the objectives. Simple Percentage techniques, graphical representation will be used in analysis of the data collected.












CHAPTER FOUR
DATA PRESENTATION, ANALYSIS, AND INTERPRETATION
4.1	Introduction
This chapter presents and analyzes the data collected through the administered questionnaires. The results are presented in tables and interpreted in line with the objectives of the study. A total of 150 questionnaires were distributed, out of which 135 were duly completed and returned, representing a 90% response rate.
4.2.1 Respondents Gender
	Variable
	Frequency
	Percentage (%)

	Male
	76
	56.3%

	Female
	59
	43.7%

	Total
	135
	100


Source field survey, 2025
The results indicate that (56.3%) of the respondents are male and (43.7%) are female.

4.2.2 Respondents Age
	Variable
	Frequency
	Percentage (%)

	Under 25
	10
	7.4%

	25–34
	40
	29.6%

	35–44
	48
	35.6%

	45–54
	25
	18.5%

	55 and above
	12
	8.9%

	Total 
	135
	100


Source field survey, 2025
The results indicate that respondent under 25yrs are (7.4%), 25- 34 years (29.6%), 35-44 yrs (35.6%), 45-54years (18.5%) and (8.9%) of the respondents are 55 yrs and above
 
4.2.3 Respondents Occupation
	Variable
	Frequency
	Percentage (%)

	Real estate investor
	34
	25.2%

	Developer/Builder
	26
	19.3%

	Tenant
	41
	30.4%

	Landlord
	20
	14.8%

	Government official
	14
	10.3%

	Total 
	135
	100


Source field survey, 2025
The results indicate that (25.2%) of the respondents are real estate investors, (19.3%) are Developer/ Builder, (30.4%) are Tenant, (14.8%) are Landlords and (10.3%) of the respondents are Government officials.


4.2.4 Types of Pollution
	Variables
	Frequency
	Percentage (%)

	Air Pollution
	102
	75.6%

	Water Pollution
	88
	65.2%

	Noise Pollution
	97
	71.9%

	Soil/Land Pollution
	63
	46.7%

	Solid Waste
	111
	82.2%

	Total 
	135
	100


Source field survey, 2025
The results indicate that solid waste (82.2%), air pollution (75.6%), and noise pollution (71.9%) are the most predominant environmental concerns in Lagos. Major sources include poor waste disposal and vehicular emissions.

4.2.5 Major sources of Pollution
	Variables
	Frequency
	Percentage (%)

	Industrial Activities
	89
	65.9%

	Vehicle Emissions
	103
	76.3%

	Poor Waste Disposal
	112
	83.0%

	Sewage and Drainage Problems
	74
	54.8%

	Construction Activities
	60
	44.4%

	Total 
	135
	100


Source field survey, 2025


Table 4.2.6:	Perceived Impact on Property Values
	Response
	Frequency
	Percentage (%)

	Yes
	107
	79.3%

	No
	15
	11.1%

	Not Sure
	13
	9.6%

	Total 
	136
	100


Source: Field Survey, 2025
The results indicate that (79.3%) of the respondent believes that pollution impacts property value,  (11.1%) believes pollution doesn’t have any effect while  (9.6%) of the respondents are not sure. 




Table 4.2.7: 	Direction of Impact on Property Values
	Response
	Frequency
	Percentage (%)

	Decreased Value
	92
	86.8%

	Increased Value
	4
	3.8%

	No Significant Impact
	10
	9.4%

	Total 
	106
	100


Source: Field Survey, 2025
This study indicates that, A large proportion (86.8%) of respondents believe pollution decreases  property values, indicating that it causes depreciation while 9.4% believes it has no significant impact and 3.8% believes it increases the property value.

Table 4.2.8: Liker Scale Analysis of Perceptions
	Statement
	Strongly Agree
	Agree
	Neutral
	Disagree
	Strongly Disagree

	Pollution reduces property desirability
	78
	39
	10
	5
	3

	Investors avoid polluted areas
	67
	45
	15
	6
	2

	Pollution increases construction/maintenance costs
	50
	47
	20
	12
	6


Source: Field Survey, 2025
A large proportion (79.3%) of respondents believe pollution has affected property values, with 86.9% indicating that it causes depreciation. Investor confidence and construction costs are also negatively affected according to most respondents.

Table 4.2.9: on the Socio-Economic Impacts of pollution
	Consequence
	Frequency
	Percentage (%)

	Decreased Quality of Life
	111
	82.2%

	Health Issues
	94
	69.6%

	Migration from Affected Areas
	66
	48.9%

	Reduced Economic Activity
	52
	38.5%

	Increased Healthcare Expenses
	75
	55.6%


Source: Field Survey, 2025

Table 4.2.10: 	On relocation due to Pollution
	Response
	Frequency
	Percentage (%)

	Yes
	81
	60.0%

	No
	54
	40.0%

	Total
	135
	100


Source: Field Survey, 2025
Most respondents cited a decrease in quality of life and health-related issues as major consequences. 60% confirmed that they or someone they know relocated due to pollution concerns.

Table 4.2.11: 	Suggested Pollution Mitigation Measures
	Strategy
	Frequency
	Percentage (%)

	Government enforcement of environmental laws
	109
	80.7%

	Improved waste management
	102
	75.6%

	Community-based sanitation
	88
	65.2%

	Promotion of green buildings
	77
	57.0%

	Relocation of industrial activities
	63
	46.7%


Source: Field Survey, 2025
Respondents emphasized the need for government action and waste management reform. There is also strong support for promoting green building and community-based initiatives.


4.3	Summary of Findings
· Solid waste, air, and noise pollution are the most reported forms in Lagos.
· Pollution negatively affects property values, deters investors, and raises construction costs.
· Socio-economic impacts include poor health, increased expenses, and migration.
· Respondents advocate for government-led initiatives and environmental reforms















CHAPTER FIVE
SUMMARY, CONCLUSION AND RECOMMENDATIONS
5.1	Summary of Findings
This study examined the impact of environmental pollution on real estate development in Lagos, Nigeria. Specifically, it investigated the types and sources of pollution, the effects on property values and investment, the socio-economic consequences, and possible mitigation strategies.
Key findings include:
1. Predominant Types and Sources of Pollution:
· Solid waste, air pollution, and noise pollution were the most commonly reported types.
· Main sources included vehicle emissions, poor waste disposal, and industrial activities.
2. Impact on Property and Investment:
· Over 79% of respondents agreed that pollution significantly affects property values.
· A large portion (86.9%) believed it causes depreciation in value.
· Investor reluctance and increased construction costs were also identified as key impacts.
3. Socio-Economic Consequences:
· Environmental pollution has led to a decrease in quality of life, increased healthcare costs, and forced migration from affected areas.
· 60% of respondents personally experienced or knew someone affected by relocation due to pollution.
4. Recommended Mitigation Strategies:
· Enforcement of environmental regulations was the most highly recommended action.
· Respondents also supported improved waste management systems, promotion of green building practices, and relocation of polluting industries.

5.2	Conclusion
The findings of this study reveal a strong correlation between environmental pollution and real estate development challenges in Lagos. Pollution not only affects property values and investor confidence but also has severe socio-economic implications for residents.
Given the strategic importance of Lagos as a commercial hub, unchecked environmental degradation could hamper its real estate growth and reduce its global competitiveness. It is, therefore, imperative that both governmental and private stakeholders implement sustainable policies and practices to curb pollution and promote a healthy living and investment environment.





5.3	Recommendations
Based on the findings, the following recommendations are made:
1. Control Pollution at the Source :Lagos should improve waste collection and disposal systems, promote recycling, and enforce penalties for illegal dumping, all new developments should undergo Environmental Impact Assessments (EIA). Zoning laws must be enforced to keep polluting industries out of residential areas. 
· To reduce air and noise pollution caused by transportation, emission testing and certification programs should be established for all vehicles especially commercial fleets and aging cars while traffic decongestion strategies such as smart traffic lights, road expansions, and non-motorized transport infrastructure (bike lanes, pedestrian paths) should be introduced. Parallelly, public transit systems including BRTs and ferries should be expanded and incentivized, and low emission or electric vehicles promoted through subsidies and import duty waivers.
2. Develop and Modernize Waste Management Systems: An integrated waste management approach should be adopted that combines the development of modern waste collection, sorting, and recycling infrastructure with continuous public education, community sensitization, and private-sector partnerships. Localized waste hubs and smart bin systems should be introduced to improve operational efficiency, while government-led awareness campaigns using mobile apps, radio, and in-person outreach should encourage source segregation and responsible disposal habits across all social classes.
3. Address Health and Housing Impacts of Pollution: Government and stakeholders should jointly establish a pollution impact compensation and relocation fund to support affected residents through subsidized healthcare, affordable housing programs, and resettlement initiatives in safer areas.
· Public healthcare services in pollution-prone regions must be strengthened through increased medical personnel, diagnostic equipment, and outreach programs focused on pollution-related ailments such as respiratory diseases, waterborne infections, and mental health stressors linked to environmental degradation.
4. Strengthen Enforcement of Environmental Regulations:To ensure compliance, environmental regulatory bodies such as NESREA and LASEPA should be empowered with greater funding, digital tools, and legal authority to carry out routine inspections, enforce existing laws, and penalize defaulters.
· Urban development policies must be revised to include enforceable green building codes, mandatory environmental impact assessments, and sustainability checklists that prioritize energy efficiency, resource conservation, and pollution reduction, Industries that generate high levels of pollution should either be relocated to designated industrial clusters equipped with centralized environmental control systems or be required to upgrade their operations with cleaner technologies.
· Government support in the form of subsidies, land incentives, and technical assistance should be offered to encourage compliance, while industries must submit Environmental Management Plans (EMPs) and undergo performance reviews to retain operational licenses in urban zone
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