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ABSTRACT

Purpose: Studies on the maturity status of sub-Saharan African property markets are 
scanty. The absence of such studies appear to have made African property markets 
- such as the Nigerian market - unattractive to foreign investors who require market 
information to assess the viability of proposed investments. This paper explores the 
maturity status of selected city property markets in Southwestern Nigeria (that is, 
markets in the capital cities of Lagos, Ibadan and Osogbo), with a view to providing 
information for enhanced property investment in Africa.  
Design/Methods: The study adopted and expanded on property market maturity 
paradigms suggested by Keogh and D’Arcy (1994), Akinbogun (2012) and Jones Lang 
LaSalle (2014) to measure the maturity status of the property markets in the Nigerian 
cities. In achieving this objective, the study sampled players in the markets - estate 
surveyors and valuers, public land administrators and financiers (represented by 
commercial banks), using questionnaire surveys and structured interviews. The re-
sponses were classified by means of a five-point classification scale which expanded 
on the initial scale developed by Dugeri (2011). 
Findings: The three property markets were found to exhibit varying maturity charac-
teristics (with weighted mean scores of 3.07, 2.71, 2.51 respectively), representing 
emerging, emerging and immature stages of evolution on the maturity path. 
Practi al Implications: The study concluded that the Ibadan and Osogbo markets 
require substantial remodeling to make them attractive to international investors
Originality/Value: The value of the paper is in providing much needed information 
for enhanced property investment in Africa
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1.0 Introduction 

Globalization is an undisputable phenomenon of the 21st century whose impact has 
been felt in many sectors including the real estate sector. Globalization has been 
characterized - among other things - by the expansion of ownership of real estate 
organizations from domestic to multi-national and the enhanced opportunities to 
invest overseas (Baum and Murray, 2011). Globalization has accordingly resulted in 
increased flow of foreign direct investment to emerging countries as well as 
enhanced opportunities for international investors to diversify their investments 
across the globe. However, the international investors need to understand the real 
estate market in the target countries before investing. This is particularly true when 
they invest in markets of developing countries. In particular, risk averse investors are 
interested in determining if the market structures in the developing markets would 
put their prospective investments at risk. In other words, international investors 
need to assess the level of property market maturity and transparency of target 
investment markets (Newell, 2008). As global investment in real estate markets 
develop, investors are calling for increase in the maturity of developing markets to 
reduce the risk of their investments and improve the credibility of the market (Lee, 
2001).  

The concept of property market maturity came into existence in the early 1990s. 
Market maturity is used to identify the stage of development or evolution reached 
by a property market. Studies on property market maturity were pioneered by Keogh 
and D’Arcy (1994). The Keogh and D’Arcy (1994) study was an attempt to investigate 
requirements frequently considered essential by international real estate investors 
who needed to understand the market structures of various target markets across 
Europe in the wake of the globalization of real estate industry.  

The point addressed in property market maturity studies is that prospective 
international investors are risk averse and cannot afford to risk losing their 
investments through immature market structures.  

A notable example in this regard is the pension funds of Europe and Asia who cannot 
afford the high risk of losing their subscriber’s retirement savings. Such international 
investors believe that the more mature a market is, the lower the level of risk. 
Unfortunately, property markets in African countries are perceived as emerging, 
with the possible exception of South Africa, which is the only African country 
considered mature (Jones Lang LaSalle, 2014). Not much of extensive research has 
been carried out to clarify the aspects of immaturity in Africa so that corrective 
actions can be taken to attract foreign direct and indirect investment. This paper 
attempts to fill this gap by examining selected city property markets. State capitals 
in Southwestern Nigeria were selected as an example of how African city property 
markets score on the maturity scale.  

But then, some might ask - given earlier studies on the topic - whether the maturity 
assessment gap has not already been filled in the Nigerian context. There have been 
a few studies on market maturity in Nigeria.  These include: Olaleye (2007), Ajibola 
(2010), Dugeri, (2011); Akinbogun, (2012), Thontteh (2013), Olapade (2014) and 
Dugeri, Omirin and Ogunba (2014). However, most of these studies largely focused 
on the commercial property market. Studies on the residential property market in 
Nigeria are scanty. Moreover, most of these studies did not actually discuss market 
maturity with the comprehensive Keogh and D’Arcy (1994) frameworks (indicators) 
of maturity. For example, the maturity studies of Olapade (2014), Olaleye (2007) and 
Ajibola (2010) focused on data availability which is just one of the indicators for 
measuring market maturity. The findings of such data-availability-focused maturity 
studies are useful in demonstrating that data deficiency is a major challenge facing 
the Nigerian property market (which have resulted in low valuation accuracy and low 
foreign direct investment) and that there is need for a detailed policy response to 
the problem of deficiency of information flow. However, notwithstanding the 
usefulness of their results, one indicator is not sufficient to comprehensively 
describe the maturity situation of property markets, and this papers such as this are 
needed to provide a more holistic assessment.  
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The Dugeri, Omirin and Ogunba (2014) study employed the Keogh and D’Arcy (1994) 
frameworks (indicators) of maturity but focused only on the major (first tier) 
property markets of Lagos, Abuja, Port-Harcourt and Kano. There is a need to also 
consider the maturity of second and third tier property markets so as to evaluate 
their attractiveness as investment destinations. 

The paper is structured into six sections; the first section introduces the paper. The 
second section reviews literature on property market maturity. Section three 
describes the study area while section four elaborates on the research methodology. 
Section five discusses the findings from the questionnaire survey and the last section 
presents the concluding remarks.  

2.0 Empirical Literature on Property Market Maturity 

Market maturity frameworks (or indicators) have been adopted by several 
researchers in developed and developing countries to measure city property market 
maturity. Researchers have attempted in various ways to apply maturity assessment 
frameworks to their city property markets first in Europe and then in other parts of 
the world.  

The pioneer research was conducted on property market maturity by Keogh and 
D’Arcy (1994) in response to the question frequently asked by investors who sought 
to understand the market and the performance of such city markets in Europe. 
Keogh and D’Arcy (1994) came up with the initial six frameworks to assess property 
market maturity. These frameworks included existence of a sophisticated profession 
with its associated institutions and networks, extensive information flow and 
research activity, flexible market adjustment in both the short and long, market 
openness in spatial, functional and sectoral terms, standardization of property rights 
and market practice and accommodation of a full range of use and investment 
objectives.  Keogh and D’Arcy, (1994) used these frameworks to measure the 
maturity level of office property market in three European cities: London, Barcelona 
and Milan. Their findings showed that the London market was a mature market while 
Barcelona and Milan markets were at emerging status. However, their methodology 
in assessing these markets was largely qualitative. There was no statistical means to 

back up the maturity assessments of the city markets.  Moreover, this study was 
conducted in European cities. There was a need to carry out similar studies in 
emerging property investment destinations in Africa.  

Armitage, (1996) was probably the first to apply the frameworks developed by Keogh 
and D’Arcy (1994) outside of Europe. Armitage examined the maturity of some 
selected Southeast Asian prime office markets. His paper provided a qualitative 
overview of progress in maturity of property markets in the selected prime cities. 
However, the research had no specific conclusions regarding the maturity status of 
the markets considered. Moreover, the researcher did not elaborate on the 
qualitative methodology adopted.  

A study by Lee (2001) also focused on the Asian region. Lee examined the maturity 
(which he called transparency) of investing in real estate markets in selected Asian 
countries using Gordon’s (2000) risk criteria rather than Keogh and D’Arcy (1994) 
frameworks. Gordon’s criteria included maturity indicators such as presence of 
public and private performance indices, quality of market fundamental research, 
availability of reliable financial statements, alignment of interest among directors, 
managers and investors/shareholders, taxes, penalties and restriction on cross 
border transactions. The findings showed that China, Vietnam, Indonesia, Korea and 
the Philippines were at an emerging state of maturity. However, the author’s 
methodology involved a largely qualitative assessment. There was no quantitative 
statistical basis for the assessment conclusions. Moreover, the generalized focus on 
countries meant that there is no detailed assessment of the maturity of property 
markets of individual cities. 

A further study was conducted in South Asia by Chin and Dent (2005) who 
investigated the level of maturity in the selected Southeast Asian cities. The authors 
modified Keogh and D’Arcy (1994) frameworks into 14 factors. These included a 
sophisticated and sound financial structure, accommodation of a full range of use 
and investment objectives, provision of an the extensive property information and 
property intermediaries with high level of property professionals,  
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a wide range of the investment opportunities, a liberalized financial market 
environment, an updated and well-developed public infrastructure, low risk and 
return, high quality property products, accurate financial and market information, 
standardization of property rights and market practice, flexible market in both the 
short and long run, stable economic environment, stable development environment 
and large pool of skilled workers. However, only nine of the factors were used to 
measure the property markets. The authors used 10-point Likert scales to determine 
the extent at which these variables are inhibited in the market (1 represented least 
developed and 10 most developed). The research findings concluded that the Hong 
Kong and Singapore markets were mature while others cities were still at an 
emerging state. However, the ranking criteria used in classifying these markets from 
the likert scales was not explained. 

In Nigeria, Dugeri (2011) conducted the first comprehensive research on property 
market maturity with a focus on four city property markets. The selected markets 
were the prominent cities in Nigeria where most of economic activity takes place - 
Abuja, Lagos, Port Harcourt and Kano. The researcher sampled estate surveyors, 
estate developers/investors, public officers with land administration, land use and 
development control and asset/fund managers through structured questionnaire 
and interview guide to elicit information for the study. The assessments were 
measured using likert scales. The author used five of Keogh and D’Arcy (1994) six 
frameworks to assess the markets including market openness, professional 
presence, market capital liquidity, state of information and property market 
transparency. The findings showed that the city property markets were open to 
investors but failed in the other indicators of property maturity such as sufficiency 
of property professionals, level of capital liquidity and adequacy of information for 
real estate decision making. The author concluded that the Nigerian city property 
markets were immature but were evolving out of immaturity towards an emerging 
property market. However, the author used only five out of the six Keogh and D’Arcy 
indicators.  

Moreover, though the author covered the four (‘first tier’) most economically 
prominent cities in Nigeria other (‘second or third tier’) cities which could also be 
investment destinations were not considered. There is still a gap with regard to less 
prominent markets. 

Akinbogun, (2012) examined the maturity status of residential markets in Nigeria. 
He used eight frameworks in assessing this market, expanding on the Keogh and 
D’Arcy (1994) frameworks. His frameworks included accommodation of a full range 
of use and investment objectives; flexible market adjustment in both long and short 
term; existence of sophisticated property profession with its associated institutions 
and networks; market openness in spatial function and sectoral terms; 
standardization of property rights and market practices, high level of compliance 
with master plan, state of economy, accessibility to adequate residential housing 
finance. His study concluded that the Nigerian residential property market was 
immature. However, unlike the studies of Keogh and D’Arcy (1994) and others, the 
frameworks developed by the researcher were not used to measure the maturity 
level of a specific residential property market in Nigeria; the generalization of the 
paper to all markets in Nigeria obscured understanding of individual markets. 
Moreover the paper was based on a qualitative assessment; there was no evidence 
that the author administered questionnaire in cities across Nigeria. 

In, Thontteh (2013) examined market maturity the property market in Lagos, Nigeria 
using questionnaire which were administered on property consulting firms. Five 
indicators of maturity were adopted: market openness, flexible market, land title 
registration, standardization of property and skilled workers. The findings suggested 
that the Lagos property market had little evidence of maturity due to ‘unsound 
financial and economic structure’, ‘inadequate strength and stability of the 
economy’, low market openness, low level of professionalism, low information 
availability and inadequate standardization and culture. However, the methodology 
adopted by the researcher in arriving at these conclusions was also open to question.  

For instance, the study population was restricted to property firms, while the 
techniques adopted for analysis including the basis for maturity assessments were 
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not properly explained. It is accordingly unclear whether the paper was able to reach 
acceptable conclusions.   

Rothacher (2013) compared the maturity levels of South African and Tanzanian real 
estate markets. The author did not use the Keogh and D’Arcy framework but 
adopted the Jones Lang LaSalle benchmarks that was used to fast track the maturity 
of China real estate market in 2010. These benchmarks included market 
transparency, connectivity with international capital markets, commercial building 
offers and domestic and international corporate bases to measure the level of 
maturity of the property market. The author administered questionnaire on the 
AfRES members through electronic media in Tanzania and South Africa. The total 
number of people sampled in both countries were 44, comprising of 28 in South 
Africa and 16 in Tanzania. The markets were categorized into mature, developing, 
emerging and nascent. The findings showed that South Africa was at its emerging 
state while Tanzania was at the nascent stage. He concluded that Sub-Saharan Africa 
has a great opportunity of evolving to maturity status in the long run. The indicators 
used by the author to measure the South African and Tanzanian markets were 
benchmarks used to fast track the china property market. However, the basis of 
ranking those markets was subjective as it does not specify qunatitative maturity 
classifications employed in measuring maturity levels. 

Cohen and Galiniene, (2014) attempted to evaluate the level of maturity of 
commercial property market in Lithuania. The Keogh and D’Arcy (1994) frameworks 
for market maturity was adopted. The target population was categorized into three 
groups. It included developers of commercial property, institution and experts. 
Questionnaire was used to elicit information. The author used the five point Likert 
scale to determine the maturity level where 1 meant absolute disagreement with 
the features and 5 meant absolute agreement. Cronbach’s alpha reliability 
coefficient was used to determine the accuracy of the results.  

The findings showed that the commercial property market were still in maturing 
phase or emergent. The respondents judged the markets to have developed in terms 
of professional services, investment opportunities, information flows, flexible 

market adjustment and standardization of property rights and market practice. The 
researcher focused on the commercial property market, leaving a gap in the 
examination of the residential property market. 

Jones Lang LaSalle (JLL 2012, 2014) examined the real estate transparency of several 
countries of which Nigeria included. Their findings showed that the Nigerian 
property market and indeed most of African property markets were opaque/very 
immature. The indicators used in measuring the real estate maturity/transparency 
of the country included performance measurement indices, data on market 
fundamentals, governance of listed vehicles, transaction process and legal and 
regulatory framework. However, the researchers for the index appear to have 
focused on the Lagos market; it is unlikely that they considered first second and third 
tier city markets before generalizing Nigeria’s property market as opaque/very 
immature. Property markets are highly localized; the findings in one market cannot 
be generalizable to the whole country. The present study would fill this gap by 
investigating first, second and third tier markets in southwestern Nigeria. 

In the Nigeria, Dugeri (2011) and Dugeri, Omirin and Ogunba, (2014) assessed the 
extent to which the Lagos and Abuja property markets in Nigeria exhibited market 
maturity. The authors examined four out of the six of Keogh and D’Arcy (1994) 
frameworks. The frameworks adopted include state of information/research, 
professional presence, market openness, market capital liquidity and property 
market transparency. Questionnaire and interview guides were used to elicit 
information about these markets from estate surveyors, property investors, public 
land officers charged with land administration. The study provided a quantitative 
classification system for the assessments of maturity. The results showed that the 
Abuja and Lagos property markets exhibited some characteristics of maturity and 
were progressing from emerging to mature status. 

 The authors compared the markets and observed that the Lagos market is older 
than the Abuja property market and had more established market practices. The 
Abuja property market was relatively new but was a more attractive market, offering 
different investment opportunities for investors. Both markets had shortcomings of 



352 353The 16th AfRES ANNUAL CONFERENCE 2016 The 16th AfRES ANNUAL CONFERENCE 2016

lack of capital liquidity, land use and management policies, lack of property market 
research and data banks. However, the paper inexplicably did not employ all the six 
of the initial Keogh and D’Arcy (1994) frameworks.  

3.0 The Study Area 

The study area was Southwestern Nigeria. Specially, the study focuses on three state 
capitals in the area which are widely regarded as representing first, second and third 
tier property markets in Nigeria – the cites of Lagos (Ikeja), Ibadan and Osogbo 
respectively. These cities are the capital cities of Lagos, Oyo and Osun states 
respectively. 

Lagos, is regarded as the major (first tier) property market in Nigeria, housed in the 
largest and most important economic city in the country. It is also the capital of Lagos 
state which was created on 27th May, 1967. Lagos houses the majority of the head 
offices of many organizations in the country. As a result of its strong economic base, 
its population has increased considerably. The population of Lagos State as well as 
its air and sea ports has made its landed property to be very valuable assets. The 
value of landed property in Lagos was estimated to be up to N3.4 trillion (Tinubu, 
2003 cited in Olapade, 2014). This is a pointer to the property market’s vibrancy and 
activity. In the 2006 census, the population of Lagos state was put at about 7,557,050 
people with an 82.9% urban population (Dugeri 2011). Lagos served as the 
commercial and political capital of Nigeria before the amalgamation of the southern 
and northern protectorates by the British colonial in the early 20th century. Even in 
this era, Lagos is the location where most of the economic base of the nation was 
housed. It now rated as the most prominent property market in Nigeria where more 
than half of the Estate Surveying and Valuation firms in Nigeria have their head 
offices. 

The Ibadan market is regarded in this study as typical of a 2nd tier property market in 
Nigeria. Ibadan is the capital of Oyo state which was created on 3rd February, 1967. 
It is recognized to be the largest indigenous city in West Africa having a population 
of about 5,580,894 people according to the 2006 census. This city was the 
administrative centre for the former western region of Nigeria. The political status 

of this city at the time influenced other aspects of its development. A government 
reservation area and government secretariat were built in this era. It is recognized 
as the second most vibrant property market in the southwestern region. It houses 
the oldest University in Nigeria and the oldest television station in Africa. Diverse 
industries are located in this area like the cigarettes manufacturing, the processing 
of agricultural products, Coca cola, Nigeria breweries etc. It also houses several skills 
and expertise research institutes such as National Institute of Social Economic 
Research, Cocoa Research Institute Nigeria and International Institute of Tropical 
Agriculture. 

The Osogbo market is regarded in this study as typical of the third tier of city property 
markets in Nigeria. Osogbo is the capital of Osun state which was carved out of the 
old Oyo state on the 27th August, 1991, It has a relatively modest population of 
about 3,416,959 people based on the 2006 census. Osogbo houses some federal 
government agencies and industries like the Machine Tools Industry and the Osogbo 
Steel Rolling Mill. Osogbo has a relatively small but increasingly, vibrant and growing 
property market. 

4.0 Research Methodology 

The study population in the three study cities comprised of property developers, 
firms of Estate surveyors, real estate financiers (which are represented by 
commercial banks) and public land administrators.  In the absence of a sample frame 
of property developers, firms of Estate Surveyors were taken to represent both 
themselves (Estate Surveyors) as well as property developers.  

The method of data collection used was questionnaire administration. In deriving 
the sample frame for questionnaire administration, the lists of registered estate 
surveying firms in Lagos, Ibadan and Osogbo was obtained from the 2014 Directory 
of the Nigerian Institution of Estate Surveyors and Valuers (NIESV) which was 
supplemented with the lists of registered firms obtained from the various NIESV 
branch secretariats). Based on these supplemented Directory pieces of information, 



354 355The 16th AfRES ANNUAL CONFERENCE 2016 The 16th AfRES ANNUAL CONFERENCE 2016

there were 133, 62 and 20 registered estate surveying firms in Ikeja, Ibadan and 
Osogbo respectively. The sample frame for commercial banks totaled at 20 based on 
the records of the Central Bank of Nigeria and National Deposit Insurance 
Corporation. Public administrators were selected from the government ministries 
handling land matters in each of the three study cities. Officers at the level of director 
and deputy director in each these state ministries were selected for questionnaire 
administration. Total enumeration surveys were carried out on all the units of the 
study population.  

The questionnaire examined property market maturity levels using ten indicators of 
market maturity. This indicators were derived by aggregating indicators used by 
previous authors on market maturity including Keogh and D’Arcy (1994) Dugeri 
(2011), Akinbogun (2012) and JLL (2012, 2014) The resulting eclectic set of indicators 
included the availability of property investment opportunities, flexibility of the laws 
governing the market, property professionals in the market, fundamental property 
market data sources, availability of performance measurement indices, openness of 
property markets to new investment opportunities availability of fundamental 
market data sources, regulation of property rights, availability of property finance 
sources and availability of published macro-economic indices in the market Sub-
indicators were generated from literature on each of these indicators..  

The measurement of maturity indicators and sub-indicators in the questionnaire 
were structured on ordinal scales which were subsequently analyzed by means of 
weighted mean scores. The system of classification of the weighted mean scores 
drew from both Dugeri (2011) and the JLL, (2012 and 2014) to derive a wider 5- point 
classification of maturity levels than those employed in these prior maturity studies. 
The classification is summarized in Table 1 

Table 1: Composite Scores 
Levels Composite 

scores 
Maturity status 

1 1 - 1.70 Very immature 
2 1.71- 2.60 Immature 

3 2.61-3.76 Emerging 
4 3.77- 4.20 Mature 
5 4.21 - 5.00 Very mature 

5.0 The Results 

The questionnaire was administered in 2015. Table 2 provides details of 
questionnaire administration and retrieval 

Table 2: Questionnaire Administration and Retrieval 

State Respondents Number of 
questionnaire 
administered 

Number of 
questionnaire 
retrieved 

Response 
rate 
% 

Lagos 

Estate 
Surveying and 
Valuation 
firms 

133 103 77 

Banks 20 11 55 
Ministry of 
Land  Bureau 

2 2 100 

Ibadan 
Estate 
Surveying and 
valuation 
firms 

62 45 72 

Ministry of 
lands and 
housing 

2 2 100 

Osogbo 
Estate 
surveying and 
valuation 
firms 

20 13 65 



 356 357 The 16th AfRES ANNUAL CONFERENCE 2016  The 16th AfRES ANNUAL CONFERENCE 2016

Ministry of 
lands, physical 
planning and 
urban 
development 

2 2 100 

In Lagos, a total enumeration questionnaire survey was administered on the 133 
Estate Surveying and Valuation firms in Ikeja. A response rate of 77% was achieved 
in this regard, due to the use of both personal visits to firms as well as questionnaire 
administration at the 2015 Nigerian Institution of Estate Surveyors and Valuers 
annual conference which held in Osogbo, Osun state. A total of 20 questionnaire 
were distributed to the bank officers in the commercial banks, though only 11 of 
them were retrieved (which indicates a response rate of 55%). This response rate 
could be as a result of the busy nature of the staff in the commercial banks which did 
not allow the respondents time to respond to the questionnaire. Two questionnaire 
each were administered to the Director and Deputy Director of the Land Bureau. 

In Ibadan, a total of 62 questionnaire were administered to Estate Surveying firms 
while 45 (72%) were retrieved. The two questionnaire administered to Director and 
Deputy Director of Ministry of Lands and Housing were fully retrieved.  

In Osogbo, a total of 20 questionnaire were administered to Estate Surveyors in 
Estate Surveying firms with a retrieval rate of 13 (65%). Here also, the two 
questionnaire administered to the Ministry of Lands, Physical Planning and Urban 
Development were fully retrieved. 

5.1 Property Market Maturity Levels 

As previously stated, the study examined property market maturity levels using an 
eclectic set of ten indicators. The analysis of the responses to these ten indicators 
(each with its sub-indicators) are presented in this section.  

Indicator 1. Availability of Property Investment Opportunities 

Respondents were asked to rate the degree to which property investment 
opportunities were available in the market by assessing three sub-indicators on a 
five-point Likert scales. The findings in this regard are presented in table 3. 

Table 3: Availability of Property Investment Opportunities 

Study Area Lagos  Ibadan  Osogbo 
Number of 
respondents 

116  47  15 

Sub indicators Weighte
d mean 
score 

 Weight
ed 
mean 
score 

 Weighted 
mean 
score 

Range of 
residential 
properties types 

4.55  4.46  4.2 

Range of indirect 
property 
investment 
vehicles 

2.43  1.84  1.28 

Range of property 
titles 

3.68  3.90  3.87 

Total 3.55  3.40  3.12 
Source: Field Survey, 2015. 

 

Table 3 shows - with regard to the availability of property investment opportunities 
- that respondents perceived the Lagos property market as emerging (with a 
weighted mean score of 3.55). The Ibadan property market had a weighted mean 
score of 3.40 meaning it was also classifiable in the category of emerging. The 
Osogbo market was likewise rated as emerging with a score of 3.12. Although all the 
city markets were rated as emerging, the Lagos property market had a higher 
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weighted mean score than the Ibadan and Osogbo property markets. This result is 
not unexpected since Lagos is the most important first tier commercial center in 
Nigeria. 

Indicator 2. Flexibility of the Laws Governing the Market  

Respondents were asked to rate four sub-indicators relating to the flexibility of the 
laws governing the market. Their responses on the three study markets are 
presented in Table 4.  

Table 4 Flexibility of the Laws Governing the Market 

Source: Field Survey, 2015 

The results in Table 4 indicate that respondents perceived the Lagos property market 
as emerging (with a weighted mean score of 3.49) with regard to flexibility of the 

Study Area Lagos  Ibadan  Osogbo 
Number of respondents 116  47  15 
Sub Indicators Weighted 

mean 
score 

 Weighted 
mean 
score 

 Weighted 
mean 
score 

No laws limit landlords 
from  reviewing rent when 
rental values rise 

3.33  4.04  4.02 

No laws limit landlords 
from regaining possession 
of property where 
higher/better uses emerge 

4.13  3.72  3.64 

No zoning ordinances limit 
conversion of property use 
where higher/better uses 
emerge 

3.00  3.40  3.21 

Total 3.49  3.72  3.62 

laws governing the market. In comparison, the Ibadan property market had a 
weighted mean score of 3.72 which is also within the emerging classification. The 
Osogbo property market was also rated as emerging with regard to this indicator, 
having a weighted mean score of 3.62. The analysis pointed to the Ibadan and 
Osogbo property markets having better (higher) weighted mean scores than the 
Lagos property market in the evolution towards flexibility of laws maturity. This 
finding can be explained by the existence in Lagos of a tenancy law that restricts rent 
review and which stipulates a maximum number of years on which the landlord can 
collect rent in advance.  

Indicator 3. Property Professionals in the Market  

The respondents were asked to rate the extent to which property professionals were 
available to service the respective property markets. The ratings of the respondents 
are presented in Table 5 

Table 5: Property Professionals in the 3 Markets 

Study Area Lagos Ibadan Osogbo 
Number of respondents 116 47 15 
Sub Indicators Weighted 

mean 
score 

Weighte
d mean 
score 

Weighted 
mean score 

 
The efficiency of the 
professional body in 
registration of members 

4.09 4.02 4.05 

The professionalism of estate 
surveyors in discharging their 
duties 

4.15 4.53 4.07 
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The proportion of estate 
surveying firms relative to 
population in the city 

3.66 1.06 1.02 

The proportion of Estate 
Surveyors relative to ‘quacks’ 
in the city 

3.16 1.08 1.04 

Availability of a regulatory 
body  to which investors can 
lodge complaints of negligence  

2.97 2.85 2.78 

Total 3.61 2.71 2.59 

Source: Field Survey, 2015. 

The analysis of five sub-indicators on availability of property professionals in Table 5 
shows that the Lagos property market is emerging, with a weighted mean score of 
3.61. The Ibadan property market is also emerging though with a lower weighted 
mean score of 2.71. However, the Osogbo property market is rated as immature with 
a weighted mean score of 2.59. The findings on the Lagos property market are 
interesting because the directory of the Nigerian Institution of Estate Surveyors and 
Valuers (NIESV) shows that about 50% of the Estate Surveying and Valuation firms in 
Nigeria have their head offices or branches in Lagos State. It is noteworthy that the 
findings on Lagos agree with the earlier findings of Dugeri, (2011) which also rated 
Lagos as emerging.  

Indicator 4. Fundamental Property Market Data Sources 

The respondents were asked to rate five sub-indicators on the extent to which data 
banks are available on property market fundamentals in the property markets. The 
responses are presented in Table 6. 

Table 6 Availability of Fundamental Property Market Data Sources 

Study area Lagos Ibadan Osogbo 
Number of respondents 116 47 15 

Sub Indicators Weighted mean 
score 

Weighted mean 
score 

Weighted 
mean score 

Availability of published data 
on real estate prices 

2.78 1.38 1.20 

Availability of published data 
on property yields 

2.78 1.38 1.20 

Availability of published data 
on property transaction 

2.78 1.38 1.20 

Availability of published data 
on vacancy rate 

2.78 1.38 1.20 

Extent to which the 
institutions carry-out and 
published research on 
demand and supply trends 

2.61 2.55 2.40 

Total 2.75 1.61 1.44 

Source: Field Survey, 2015. 

In Table 6, the respondents ranked the Lagos property market as emerging (with a 
weighted mean score of 2.75) in respect to availability of fundamental property 
market data sources. The Ibadan property market had a weighted mean score of 1.61 
which is indicative of a very immature market with regard to this indicator. The 
Osogbo property market was also rated as very immature (with a weighted mean 
score of 1.44). The rating of the Lagos property market could be due to the recent 
data banks created in Lagos state by the NIESV. This result largely agrees with the 
findings of (JLL, 2014; Akinbogun, 2012 and Dugeri, 2011) where the Nigeria property 
market was rated as opaque/immature. 

Indicator 5. Availability of Performance Measurement Indices 

Respondents were asked to rate the market maturity levels of the three markets in 
terms of the extent to which portfolio performance measurement indices were 
available in the markets. The findings are presented in Table 7.  
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Table 7: Availability of Data Banks for Portfolio Analysis 

Study Area Lagos Ibadan Osogbo 
    
Number of 
respondents 

116 47 15 

Sub Indicators Weighte
d mean 
score 

Weighted mean score Weighted mean 
score 

Availability of 
published data on 
property holding 
period returns 

1.67 1.63 1.43 

Availability of 
published data banks 
on systematic, non-
systematic and total 
risks 

1.67 1.63 1.43 

Availability of 
published data on risk 
adjusted returns 

1.67 1.63 1.43 

Total 1.67 1.63 1.43 

Source: Field Survey, 2015. 

As is shown in Table 7, the respondents rated the Lagos property market as very 
immature with regard to possession of portfolio performance indices (a weighted 
mean score of 1.67). The Ibadan property market had a similar weighted mean score 
of 1.63 which is within the very immature classification. The Osogbo property market 
was also rated as very immature having a weighted mean score of 1.43. These 
findings agree with JLL (2014) findings where the Nigerian property market was rated 
as opaque/very immature on portfolio performance data availability. This low results 

on this indicator could be the result of the lack of understanding by many institution 
members of the need for property portfolio performance measurement data. 

Indicator 6. Openness of the Property Markets to New Investment Opportunities 

The respondents were asked to rate market maturity in the respective city markets 
in terms of the degree to which the markets were open to new investment 
opportunities. Their responses are presented in Table 8. 

Table 8: Openness of the Property Markets to New Investment Opportunities 

Study Area Lagos Ibadan Osogbo 
Number of respondents 116 47 15 
Sub Indicators Weighted 

mean 
score 

Weighted 
mean score 

Weighted mean 
score 

No law restricting 
property investment to 
local or foreign investors 

3.78 3.55 3.60 

Investors are permitted to 
invest in residential 
property types 

4.19 4.31 4.20 

Investors are permitted to 
invest in all the 
geographical areas of the 
state 

3.76 4.21 3.80 

Total 3.91 4.02 3.87 

Source: Field Survey, 2015 

Table 8 shows that the respondents rated the Lagos property market as mature on 
openness to new investment opportunities (with a weighted mean score of 3.91). 
The Ibadan and Osogbo property markets were likewise rated as mature with 
weighted mean scores of 4.02 and 3.87 respectively. The maturity levels of all three 
markets were uniform in demonstrating maturity in terms of openness. This agrees 
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with earlier findings of Dugeri (2011) and Akinbogun (2012) which suggested open 
investment opportunities in the Nigerian property market. 

Indicator 7. Regulation of Property Rights 

Respondents were also asked to rate the market maturity levels of the three markets 
in terms of the extent to which property rights were regulated. The respective 
analyses are presented in table 9. 

Table 9: Regulation of Property Rights 

Study Area Lagos Ibadan Osogbo 
Number of respondents 116 47 15 
Sub Indicators Weighted 

mean score 
Weighted 
mean 
score 

Weighted mean score 

Availability of courts to 
adjudicate on land matters 

3.28 3.13 2.00 

The extent to which the land 
registry records are accurate 

4.62 4.05 4.07 

The extent to which Property 
taxes affect owner’s profit 

2.34 2.12 2.23 

The extent to which property 
rights are registered with 
ease 

2.82 1.19 1.20 

The duration at which 
property titles are acquired 

2.22 1.43 1.07 

Total 3.06 2.38 2.14 

Source: Field Survey, 2015 

In Table 9, respondents’ perceived the regulation of property rights in Lagos to be 
emerging (with a weighted mean score of 3.08). The Ibadan property market had a 
weighted mean score of 2.38 which is within the immature classification. The Osogbo 
property market was also ranked as immature with a weighted mean score of 2.14. 

The low maturity ratings on this indicator could probably be as a result of the 
cumbersome land registration process still being experienced. The ratings on the 
Lagos market have improved since when Dugeri (2011) carried out his research. This 
might be as a result of the new time reducing policy on land registration in that state.  

Indicator 8. Property Transaction Frequency/Time 

Respondents were asked to rate the maturity of the market with regard to the 
time/frequency of letting/sale transactions on the residential market and the extent 
of property transactions conducted by quacks relative to the property professionals. 
Their responses are documented in Table 10. 

Table 10: Property Transaction Frequency/Time 

Study Area Lagos Ibadan Osogbo 
Number of respondents 116 47 15 
Sub Indicators Weighted mean 

score 
Weighted 
mean score 

Weighted 
mean score 

The frequency with which  
letting/sale of residential 
properties are carried out in 
the market 

4.13 3.74 3.53 

Time on the market 2.89 2.66 2.53 
The frequency of property 
transaction conducted by 
quacks relative to property 
professionals 

2.17 2.14 2.27 

Total 3.06 2.85 2.78 

Source: Field Survey, 2015 

Table 10 shows that the respondents rated the Lagos property market as emerging 
with a weighted mean score of 3.06. The respondents in the Ibadan property market 
rated their market as emerging with a weighted mean score of 2.85. The Osogbo 
property market was rated with a mean score of 2.78 which also falls in the emerging 
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classification. The highest emerging weighted mean score by Lagos could be as a 
result of the relative attractiveness of the market since it is the commercial nerve 
centre of the nation. 

Indicator 9. Availability of Property Finance Sources 

Respondents were asked to rate the maturity level of the markets in terms of the 
degree to which property finance options were available as well as the ability of 
investors to meet property loan requirements of the finance options. The results are 
presented in Table 11.  

Table 11: Availability of Property Finance Sources 
Study Area Lagos Ibadan Osogbo 
    
Number of respondents 116 47 15 
Sub Indicators Weighted 

mean 
score 

Weighted 
mean score 

Weighted mean 
score 

Availability of loan 
facilities in the market 

3.66 3.23 2.24 

Availability of innovative 
finance sources in the 
market 

2.93 2.40 2.07 

Ability of investors to 
meet property loan 
requirement 

2.24 2.17 2.00 

Total 2.94 2.60 2.10 

Source: Field Survey, 2015 

In Table 11, the respondents in Lagos ranked the availability of property finance 
sources in the markets as emerging (with a weighted mean score 2.94). This is not 
unexpected because Lagos is a first tier market where the head offices of all the 
financial institutions are located. The respondents in the Ibadan and Osogbo markets 

perceived their markets to be immature (with weighted mean scores of 2.60 and 
2.10 respectively). This could probably be as a result of few financial institutions 
available in the market to service members of the public. 

Indicator 10. Availability of Published Macro-Economic Indices in the Market 

Respondents were asked to rate maturity levels of the markets in terms of the 
availability of macro-economic variables linked to the property market indicators. 
The results are presented in Table 12. 

Table 12: The Linkage of Macro-economic variables to the property market 
indicators 

Study Area Lagos Ibadan Osogbo 
Number 116 47 15 
Indicators Weighted 

mean score 
Weighted 
mean score 

Weighted mean 
score 

The linking of macro-
economic variables with the 
property market variables 

2.51 2.04 1.85 

The linking of the political 
condition of the state with 
property market variables 

2.80 2.31 2.10 

Total 2.66 2.18 1.98 

Source: Field Survey, 2015 

Respondents perceived the Lagos property market to be emerging with regard to 
availability of macro-economic variables linked to the property market indicators 
(weighted mean score 2.66). The Ibadan property market was ranked immature with 
a weighted mean score of 2.18. The Osogbo property market was also rated as 
immature having a weighted mean score of 1.98. The very low maturity ratings of 
the markets suggests low use of macro-economic variables in property decision 
making.  
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Aggregate Ratings of the Three Property Markets 

Table 13 provides aggregate details of the maturity levels based on the ten indicators 
of maturity applied in the three cities. 

Table 13: Aggregate Ratings of the three Property Markets 

 State Lagos Ibadan Osogbo Entire Study 
Area 

Number of 
respondents 

116 47 15 178 

Indicators     
1 Availability of 

property investment 
opportunities. 

3.55 3.4 3.12 3.36 

2 Flexibility of the laws 
governing the 
property market 

3.49 3.72 3.62 3.61 

3 Property 
professionals in the 
market 

3.61 2.71 2.59 2.97 

4 Availability of 
fundamental 
property market data 
sources  

2.75 1.61 1.44 1.93 

5 Availability of 
performance 
measurement indices 

1.67 1.63 1.43 1.58 

6 Openness of the 
market to new 
investment 
opportunities 

3.91 4.02 3.87 3.93 

7 Property rights 
regulations 

3.06 2.38 2.14 2.53 

8 Property transaction 
process 

3.04 2.85 2.82 2.90 

9 Availability of housing 
finance sources 

2.94 2.60 2.10 2.54 

10 Availability of 
published macro-
economic indices in 
the market 

2.66 2.18 1.98 2.27 

Average Mean Scores 3.07 2.71 2.51 2.76 

Source: Field Survey, 2015. 

The overall scores of the first tier Lagos property market indicated that it was the 
most mature market (with a weighted mean score of 3.07) with an overall 
classification as emerging. This agrees with the findings of Dugeri (2011) where the 
Lagos property market was classified as evolving towards maturity. This could be as 
result of the proximity of stock brokers and the stock market in Lagos as well as the 
emergence of property investment vehicles that are coming up in the market (for 
instance the real estate investment trusts and the shares in the listed property 
companies).  

Moreover, the new land administration has speeded up property registration. 
However, one of the main problems associated with its maturity level is the lack of 
data banks on property transactions. 

The second tier Ibadan market had an overall weighted mean score of 2.71 which 
means the Ibadan property market barely scaled into the emerging status in the 
maturity classification. This is as a result of the openness of the property market to 
investors without restrictions and the flexibility of the property market. The main 
challenges associated with its emerging state are the non-availability of fundamental 
property market data and the slow processes of land registration.  
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The third tier Osogbo property market was classified as immature as it had a 
weighted mean score of 2.51. This market is apparently still evolving towards 
emerging status, but is strengthened by the openness of its market and the flexibility 
of the laws governing the market. However major challenges underlying its 
immaturity level include the slow processes involved in the registration of land, lack 
of property professionals and lack of data banks for property market fundamentals. 

6.0 Concluding Remarks and Recommendations  

As earlier stated, the study concludes that the Lagos property market is emerging, 
the Ibadan property market emerging (albeit on a lower scale) and the Osogbo 
property market is immature. If these respective study areas are taken as 
representative of first, second and third tier property markets in southwestern 
Nigeria,  then it may be taken that  first tier property markets are emerging, the 
second tier property markets are also emerging (albeit on a lower scale) and third 
tier property markets are immature.  

The value of the paper is in providing much needed information for enhanced 
property investment in Africa. The practical implication in this regard is that the first, 
second and third tier markets (represented by the Osogbo, Ibadan and Lagos) 
markets require increasingly substantial remodeling (in that order) to enhance their 
maturity status and make them attractive to international investors. The 
recommendations of this paper have to do with the specific areas where remodeling 
is required.  The first tier (Lagos) market would need to take measures to remove 
laws limiting landlords from regaining possession of property where higher/better 
uses emerge, ensure availability of published data on property holding period 
returns/risk, reduce the extent to which property taxes affect owner’s profit, 
improve on the extent to which property rights are registered with ease, enhance 
the ability of investors to meet property loan requirements and ensure availability 
of macro-economic data that investors can link with the property market indicators 
in viability studies. The second and third tier (Ibadan and Osogbo) markets have a 
wider range of investment enhancing improvements to put in place. They would 
need to expand the range of indirect property investment vehicles, improve on 

availability of published data on property transaction, institute the availability of 
published data on property holding period returns/risk, reduce the extent to which 
property taxes affect investor profit, improve on the extent to which property rights 
are registered with ease, improve on time on the market, reduce the high percentage 
of property transaction conducted by non-property professionals, ensure availability 
of innovative finance sources in the market, enhance the ability of investors to meet 
property loan requirement, and ensure availability of macro-economic data linked 
to the property market indicators 

The relevant stakeholders to address these recommendations include the real estate 
regulatory authorities (NIESV, ESVARBON), state governments, the Central Bank of 
Nigeria and the Federal Mortgage Bank of Nigeria). For example, it is recommended 
that the Nigeria Institution of Estate Surveyors and Valuers should established data 
bank in all states which should contain not just market fundamentals (rental/capital 
values, yields, construction cost indices etc.) but also performance measurement 
indices (holding period returns, total risk etc.). Also the regulatory institutions should 
speed up the registration of members to allow increases in the number of registered 
members and reduce the pervasiveness of quacks. It is also necessary that state 
governments should speed up the procedure in the registration of land in order to 
enhance registration processes. The use of GIS maps and the e-approval could be 
relevant in this regard. 
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Real estate markets are not centrally organized but are organized by existing market 
outlets where interests, rights, etcetera, in real estates are sold, bought or leased. 
Major players within the markets are investors, lessees, financiers, buyers and sell-
ers. The markets may be local, national or international, specializing in different 
types of property. The market possesses special characteristics which make its op-
erations uniquely different from the conventional commodity markets. Success in 
any investment venture require prior research into the intended business arena to 
discover the strength of demand, number of suppliers, the goods or services needed 
and their quality, the market segments and the supply gaps. Most real estate inves-
tors, globally, fail to undertake market research to discover the market segments 
they intend to serve before venturing into them. They employ human intuition for in-
vestment decisions. Often these result in entering saturated markets thereby loosing 
huge investment funds and truncating overall economic development in the process. 
Prudent economic principles for investment are to discover unexplored or underex-
plored markets and to design appropriate products and services for economically 
empowered consumers for good economic returns. This paper examines appropriate 
real estate market researches that need to be undertaken prior to investment deci-
sions and execution thereof. Survey approach was used to find out how the property 
investors approach the market research before embarking on developmental invest-
ments and the investment outcomes. The place of study encompasses major cities in 
Akwa Ibom, Cross River and Abia states of Nigeria. 

Keywords: real estate, market, investors, property, interest, market segment, supply gabs, 
economic return, renters, Nigeria




