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Abstract 
The occurrence of floods is a natural disaster and a global concern because of 

the growing damage, destruction and claims of more than 20,000 lives, in addition 

to adversely affecting some 75 million people worldwide. However, flooding of 

residential properties also poses short-term and long-term adverse problems for 

victims. Therefore, this study aims to identify the effect of floods on affordable 

housing in Lagos. The study review from previous studies and found the effects. 

The study found that affordable housing in the study area is mainly affected by 

floods caused by damage and destruction of buildings, destroying human life, 

destruction of services, land degradation, community and national poverty, and 

soil erosion through leaching and erosion Furthermore, the main contributions of 

the article indicate that the government should have a constant monitoring the 

risk of flooding to avoid flood occurrence, Identify cause and plan to prevent its 

recurrence, Build and develop infrastructure which will prevent or limit floods, 

and Issue a strictly enforce regulations banning building and residing in flood 

prone zones. Therefore, it is recommended that a good framework is require to 

guide in preventing the occurrence of flood in the future and provide alternative 

affordable housing.  
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Introduction 
The occurrence and recurrence of prolonged 

torrential rains and the recent floods in the 

world are becoming the focus of research and 

government attention. (Action Aid, 2006). 
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Especially during the rainy season.  Over the years, flooding has remained a concern 

for successive governments in Lagos. They have been unable to find durable solutions 

in areas such as Musin, Ogba, Agege, Ojodu, and Lekki-Ajah. Many areas are often 

flooded and flooded. It is impossible to pass when the country is raining. The impact 

of floods on property values has always been a serious problem for owners, their agents 

or representatives and even tenants occupying properties in the affected areas. Since 

the late 1990s, some severe floods have occurred in areas where there were no earlier 

floods, all of which have had worrisome consequences for the real estate value of the 

affected areas. 

As the home of most of the country's industrial, commercial and non-oil businesses, 

Lagos is rapidly urbanizing and is expected to reach 19 million by 2050, making it the 

eleventh largest city. Urbanization and industrialization have increased the number of 

roads and buildings. The Lagos climate belongs to the equator, with annual rainfall, 

which in turn increases the proportion of surface area that water cannot be absorbed 

into the ground, leading to rapid runoff and then flooding during storms. In cities with 

well-managed infrastructure, rainwater drainage systems have been built to allow 

efficient and rapid introduction of water into rivers. The growth and expansion of cities 

are largely unregulated, leading to inadequate housing and poverty, developments in 

slum areas and inadequate water and waste disposal.  

The floods in Lagos, Nigeria, were mainly caused by excessive rainfall, which was 

very common during the period from June to July of that year, when rainfall usually 

exceeded 100 mm per day, while the second largest rainfall often occurred in nine. 

Months of the month and October plus poor drainage systems, as well as illegal 

structures that are usually built along drains, often hinder water from flowing into 

drains. 

The flooding of residential properties is a real and growing phenomenon worldwide, 

including Nigeria poses short-term and long-term adverse problems for the victims. In 

Lagos, Nigeria, the rainy season is not always the best time, especially for those living 

in flood-affected areas. This is a time with a daunting flood problem. Whenever there 

is a flood problem, many houses, especially those that are vulnerable to flooding, will 

be inundated. Properties worth millions of Naira are often destroyed, sometimes 

involving human life, because floods will sweep away the path. Everything so that 

residents recalculate the story of loss and pain. 

However, Floods are a natural phenomenon caused by overflow of waterways. Floods 

do occur due to heavy rains, dam damage and blocked passages. When soil and 

vegetation are unable to absorb all water, the amount of excess water flowing out of 

the land cannot be carried in streams, rivers that are carried or retained in natural water 

ponds and constructed reservoirs, such as dam (Ayedun et al. 2018).  
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The flood in Lagos mostly affect the low income housing which is the affordable 

housing. However, Affordable housing can be defined as cost-effective housing, 

meaning that households can “pay without financial hardship” (Robinson et al., 2006). 

"Affordable housing" refers to the affordability of housing in terms of household 

income and compares specific categories of housing, such as the frequently used 

"social housing," "public housing," and "low-rent housing." United Nations, 2014) 

According to a study by Khazanah (2014), there is a difference between household 

income and expenditure. The socioeconomic context of different countries has an 

impact on affordable housing.  

 

Literature Review 

In developed countries, most of the literature on flooding focuses on topics such as the 

impact of floods on various hurricanes, their impact on land prices in metropolitan 

areas, coastal flooding, rising sea levels and their impact on real estate values (Ajibola 

et al, 2012). Impacts on various economies and flood damage are also recurring 

themes. Flood as mentioned ealier, are a huge stream of water; flooding; floods; 

conditions of abnormally large flows in rivers (Chambers, 1993). However, floods 

mean different things to different people. Again, there are many ways to classify 

floods. One source may be heavy rain or climax, one channel may be a river or land 

flood, and the receptor may be a house, field or factory. For the purposes of this paper, 

simplified flood type grouping is practical, while recognizing that many flood events 

may combine more than one type. The definition of the 2000 flood incident cited by 

the National Audit Office (2001) by the Environmental Protection Agency (EA) 

classifies floods as coastal and estuarine floods, river floods and land floods (also 

known as rain floods). In his paper, Omisore (2011) identified six types of floods: 

coastal flooding, river flooding, urban flooding, dam outbreak dam failure, dam 

leakage and flooding. 

[Eves, 1999] also concluded in his research that infrequent flooding in certain areas 

may have a different impact on residential property values than areas with more 

frequent flooding. It further states that one of the main consequences of infrequent 

floods is that actual flood-related problems manifest only during and immediately after 

flooding, and at other times the problem is not apparent and can be a positive flood-

related factor. The value of the same property is negatively affected earlier. Residential 

properties can have serious problems during floods, but offer beautiful water views 

and proximity to water sports at all other times.  

Furthermore, [Eves, 1999] concluded in his research that infrequent flooding may have 

a different effect on residential property values in some areas than in areas with 

frequent flooding. It was further pointed out that one of the main consequences of rare 

floods is that actual flood-related problems only arise during and immediately after 
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floods, while other times the problem is not apparent and can be a positive factor 

associated with it. The previous value of the same property negatively affected this. 

Residential properties can experience serious problems during floods, but offer 

beautiful water features and water sports at other times. [Eves et al, 2002] A study of 

the impact of flooding on residential property values in England noted that, in addition 

to physical damage to individuals and property and disruption to trade, transport and 

services, significant flooding often this health effect on the affected population leads 

to various diseases. 

In Nigeria, a study by [Bury, 2001] found that prolonged periods of heavy rainfall and 

river flooding were the main causes of flooding in the Niger Delta region of the 

country. Although [Bada, 2018] when examining the impact of flooding on residential 

properties at the Dolphin Estate in Ikoyi, Lagos State, Nigeria, it was found that 

flooding had a negative impact on the property values within the estate, as ongoing 

flooding within the estate forced both parties to the estate Rents and selling prices for 

flooded buildings have fallen sharply, leaving investors in the estate property unable 

to recover their capital expenditures in time. 

Fundamental environmental challenges resulting from interactions between humans 

and their environment. Floods typically occur when rainfall exceeds what the soil and 

vegetation can absorb. That is, excess rainwater flows off the land more than rivers, 

streams, ponds, and wetlands can hold. Such heavy rains periodically cause a river or 

stream to overflow its banks and spill over into the surrounding floodplain (Giwa, 

2005; Abaje and Giwa, 2007). 

As the global urban population increases, exposure to environmental hazards, 

including flooding, have been and will increase. Climate change place system 

integrated with increasingly unpredictable rainy season and flood management 

infrastructure was unable to cope with the event, exacerbating flood risk. More it is 

important to develop land already vulnerable to flooding, which will increase flood 

risk in these areas. Share of flood risk burden tends to be larger disproportionate impact 

on poor areas of developing countries. 

 

Affordable Housing  

The concept of housing wealth has been widely used in the past few years (Robinson 

et al., 2006), but it is challenging to define it in the right way. The affordability of 

housing can only be defined as cost-effective housing, which means that households 

can "pay without financial difficulties" (Robinson et al., 2006). However, this 

explanation does not provide sufficient detail, leaving unresolved issues such as "what 

is considered cost-effective? The literature shows that there is no precise definition of 

housing affordability; Linneman & Megbolugbe (1992) points out "discussion on 

housing affordability" Many, but the exact definition of housing affordability is 
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ambiguous at best, leaving unresolved issues (Nahiduzzaman, 2012), defining housing 

affordability as the fact that household income and expenditure are different from the 

socio-economic backgrounds of different countries. Affordability begins when the 

urban population cannot afford to meet the minimum quality level of housing services. 

The availability of housing services may be in the form of rent or possession. Leases 

depend on the tenant's ability to choose the quality and location of the housing they 

choose. On the one hand, ownership is related to ownership, depending on ownership 

to understand the ability of a person to undertake land acquisition (or land price), 

construction material costs, and labor costs during the construction process. 

In general, housing is considered affordable if the family in the home has adequate 

returns to meet other fundamental requirements (Linneman& Megbolugbe, 1992). 

However, the monthly income from rental expenses is about 25% (Gans & King, 2003; 

Parry & Associates, 1987). Similarly, affordable accommodation is a person used to 

explain the household price of a household unit that is considered to be "affordable" 

within the specified income range of the residential unit. Though the period generally 

applies to lease housing through funding facilities in the less income range of a 

geographic region, the concept applies to renters and buyers across all income ranges. 

In the United States and Canada, the generally accepted guiding principle of housing 

affordability means housing prices do not surpass 30% of the monthly income. The 

housing prices measured in this guide normally contain the possessor's levies and 

assurance, and normally, contain utility expenses. When a family's monthly 

transportation cost exceeds 30% to 35% percent of household salary, that housing is 

measured too expensive. 

 

Lagos as a case study 

Lagos has been rapidly urbanizing. By 2050, the city is estimated to have a population 

of 19 million, making it the 11th most populous city in the world. It is also home to 

most of the country's industrial, commercial and non-oil operations. Urbanization and 

industrialization have increased the number of roads and buildings. This in turn 

increases the proportion of surface area that cannot absorb water into the ground, 

leading to rapid runoff and then flooding during storms. In cities with well-managed 

infrastructure, stormwater drainage systems are built so that water can be directed into 

rivers efficiently and quickly. 

Lagos has not kept up with its infrastructure needs. The development and expansion 

of cities is largely unregulated. This has resulted in inadequate housing and the 

development of slums, as well as inadequate water supply and waste disposal. 

Complicating the situation in Lagos, many parts of the city that were originally low-

lying mangrove swamps and wetlands have been reclaimed and settled, mostly by 

poorer communities, more recently through a concerted government effort. These low-
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lying areas are particularly prone to flooding, and the situation is compounded by 

structures built on waterways and poor dumping habits that clog sewers. Seventy 

percent of Lagos' population lives in slums, with a population density of 120,000 

people per square kilometer. (The average population density in New York City is 

10,384 people per square kilometer.) 

 

Flood  

Floods can disperse large amounts of water and suspended river sediments over large 

areas. In many regions, this sediment helps replenish agricultural land with valuable 

topsoil components and can keep landmasses above sea level. On the downside, 

flooding disrupts the city's normal drainage, often flooding the sewer system. 

Therefore, untreated or partially untreated sewage spills are common in flooded areas. 

Also, if the flooding is severe enough, the destruction of buildings that may contain a 

lot of toxic substances (paint, pesticides, gasoline, etc.) can cause these substances to 

be released into the local environment, which is not good. I'm sure you can imagine 

other "negatives" similar to those I just described. 

Floods disrupt the lives of many people every year, and there are occasional personal 

tragedies caused by floods. In my opinion, a sensible society that chooses to build 

cities in a way that can adapt to floods without trying to avoid them would benefit 

from flooding and avoid many of its negative effects. Attempts to go against nature 

will almost certainly fail in the end. Flood control is really something left to the towns. 

If you live in an area that is not prone to flooding, there may be other natural disasters 

that affect your area that you can learn about and help. As individuals, if we all keep 

toxins (paints, solvents, car oil, etc.) to a minimum in our homes, then when any 

unfortunate natural disaster hits the community, the amount of those substances 

"spilled" will be reduced where we live. 

 

Flooding in Lagos 

Lagos has an equatorial climate with rainfall throughout the year, however, most of 

the precipitation falls during the rainy season, usually between March or April and 

September or October [8]. The average monthly rainfall during the rainy season can 

exceed 200 mm, usually greater than the infiltration capacity of the soil, which can 

rapidly lead to the creation of runoff that floods drainage systems (both natural and 

anthropogenic) [9]. Lagos is low-lying, with slopes typically between 1-4% and 

elevation 

The range is from below sea level to about 2m above sea level [10]. Low slope angles 

delay drainage of the land, which, combined with increased runoff generation 

associated with urban sprawl, increases flood risk over time. Flooding has been a 

problem in Nigeria since the 1950s [9], although the earliest historical record of 
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flooding in Lagos dates back to July 1947 [11], which was caused by a period of heavy 

rainfall. Although Lagos has a long history of flooding, the growth of unplanned 

settlements in the city has exacerbated the flooding problem, with only 45% of the 

urban area having storm drains [12], of which less than 30% are regularly maintained 

[13]. 

The speed and extent of urbanization in Lagos, coupled with unplanned growth [14] 

resulting in increased flooding events, has become a persistent problem. With the 

exception of the drought year of 1973[9], the floods in Lagos are now an annual event. 

The increased risk of flooding during the rainy season in Lagos has been considered a 

problem since at least the 1970s, when residents saw it as one of the three most 

important environmental concerns [15]. Typically, flooding in the region is caused by 

short-term high-intensity rainfall or long-term low-intensity rainfall, both of which 

have increased in frequency compared to 30 years ago [16]. The floods of 2010, 2011 

and 2012 helped raise general awareness of the flooding problem in Lagos, although 

they also showed the scale of the problem that had to be overcome. The three floods 

had the same basic impact: displacement of residents, damage to property, loss of 

communications, and loss of life. The floods that affected Ikorodu in 2010 caused 

major damage and relocated thousands of residents, more than 1700 of whom had to 

be accommodated by the Lagos State Government for more than 10 months [17]. 

Floods the following year resulted in the most expensive claims settlement in the 

history of the Nigerian insurance industry, estimated to range from $200 million [17] 

to over $300 million [18] and middle-income properties were also affected, but not 

insured. The 2012 floods, considered the worst flooding event in more than 40 years 

[9], affected 7.7 million people, including more than 500 residents whose injuries were 

thought to be directly or indirectly caused by the floods, with more than 2 million 

Displaced by floods. 

 

The effects could be classified as follows; 

➢ Causes, exacerbates and accelerates diarrheal waterborne diseases that 

destroy farms, food and Crops.  

➢ By disrupting services and impoverishing individuals, communities and 

nations agricultural land degradation  

➢ Destruction of human life, animal life and property  

➢ Damage and destruction of buildings, bridges, dams, embankments, drains, 

roads, railways, etc.  

➢ Damage to the environment, spread of pests, soil and water contamination 

by chemicals.  

➢ Depletion of soil through leaching and erosion of rich topsoil  

➢ Causes a fire. 
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Causes of flood 

• Heavy rain, combined with poor drainage and blocked waterways, caused stormwater 

to flow through businesses and homes. 

• Downpour 

• Floods in rivers or lagoons 

• Failure of storm drains 

• Waste disposal 

• Lack of proper drainage 

• Sea-level rise 

• soil erosion due to farming, 

• Overdevelopment, 

• damming rivers, 

• Seismic (seismic) and neotectonic activity and 

• Greenhouse effect. 

• Encroachment of public areas, lack of institutional capacity at the municipal 

level, unrealistic regulations, financial pressure from developers, ineffective 

planning regulations to allow development on floodplains, and poor and lack of 

standard drainage on roads. 

 

Some of the impacts of climate-induced flooding on the Nigerian built 

environment include:- 

i. Erosion of beaches and inundation of coastal lands can impose additional 

costs on protecting affected coastal communities. This will ultimately lead 

to reduced tourism revenue in areas such as Lagos. 

ii. More surface runoff is expected in urban areas. This is so because buildings, 

road infrastructure and other paved areas in the built environment prevent 

rainfall from seeping into the soil. Heavy and/or prolonged rains can 

produce large amounts of surface water, which can overwhelm drainage 

systems, increasing the risk of flooding. 

iii. Damage to buildings and other infrastructure in the built environment due to 

heavy rain and flooding. In monetary terms, this could amount to billions 

of naira. 

iv. High waves will cause water pollution due to seawater intrusion and damage 

to sewer and sewage systems, resulting in disease outbreaks and pollution. 

v. The shortage of water supply for urban residents due to pollution and 

pollution can be a major challenge for urban residents. 

vi. Many cities are developed without considering the risks posed by climate 

change and can become vulnerable to the people who live and work in 
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them. For example, the inability to provide evacuation spaces and 

emergency vehicle access in slum areas can create many risks. 

vii. Most city dwellers will be forced to evacuate their homes due to excessive 

flooding and damage to their homes. This could spur domestic migration 

and put enormous pressure on the government's response to humanitarian 

services and emergencies. Eight. In regions less vulnerable to floods18 and 

other disasters related to extreme weather, competition for available 

facilities, including water and food, could lead to internal conflict between 

populations. Nine. Damage to homes and urban infrastructure from 

increased flooding could have knock-on effects on insurance premiums and 

mental health. 

viii. Pipelines transporting crude oil, sewage, etc. may be damaged, affecting 

hygiene. 19 Floodwaters can be contaminated by spills from point sources, 

such as pit latrines, a common source of toilets in Nigeria, and latrines 

connected to sewers may not be available without water. Fecal 

contamination of urban floodwaters may pose a significant threat to enteric 

diseases. 

ix. Lack of preparedness for disasters may also introduce some health risks to 

limit the impact of extreme weather events. 

x. Climate-induced flooding will also have a negative impact on agricultural 

lands, especially in coastal areas, as sea level rise and increased 

precipitation can greatly affect the livelihoods of residents in these areas. 

 

Impact of flooding on resident 

Floods have the potential to have widespread impacts on the communities they affect, 

causing significant disruption to daily life, communications, and local and potentially 

national economies [24]. The impact on Lagos residents varied, with the highest 

proportion (38%) suffering property damage (Table 6). This often causes severe 

hardship for residents after floods due to underinsurance or more often lack thereof. 

Lack of insurance often disproportionately affects those in the lower income bracket, 

making recovery after floods more challenging. Disruption to daily life, including 

travel in Lagos, was the second largest impact (Table 6). In addition to the damage 

caused by the depth and volume of water, flooding also damages public road surfaces 

by forming potholes, making safe transportation and movement difficult. While it is 

not uncommon for residents to attempt to travel in a vehicle in the area, most people, 

especially those from low-income areas, will try to wade through water, although they 

are more likely to stay at home, unable to go to work, or in some Cases cannot return 

to their property. About a third of respondents lost property and/or were forced to 

abandon it until the floodwaters receded.  
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Inadequate pre-flood preparation meant that flooding had a more immediate impact on 

residents, with just over 10 percent of people hospitalized or their immediate family 

members hospitalized as a result of the flood. Unfortunately, the floods in Lagos do 

cause death, with about 5% of participants losing family members or knowing of a 

nearby death. 

Despite frequent flooding, partly due to the lack of proper flood management 

infrastructure across the city, and the expansion of the city into areas more vulnerable 

to annual flooding, the government appears to be taking a reactive approach rather 

than being proactive. This is likely due to the rapid growth and expansion of unplanned 

development within the city in Lagos, combined with the lack of maintenance and 

improvement of the existing flood management infrastructure, which has exacerbated 

the scale of the problem. The government's response was further affected by the failure 

to warn residents in parts of the city of regular power outages[23], and where warnings 

were received, they were treated with distrust, believing that flood warnings and 

requests to evacuate an area were in fact A means of driving residents away from slum 

areas. This distrust was created in 1990 when this technique was used to relocate more 

than 300,000 slum dwellers from Maroko on Victoria Island [20]. While some parts 

of the Lagos community distrust the government's actions, there appears to be little 

concerted effort among residents to minimise their future flood risk. The place to take 

action is in the local community. 

 

Similar floods in Nigeria and US linked to climate change 

Nigerians fear the floods in October 2018 could be as bad as or worse than in 2012, 

when 2 million Nigerians were displaced and 363 died. In 2015, floods displaced 

100,000 people and killed 53. In 2016, 92,000 people were displaced and 38 died. In 

2017, floods affected 250,000 people. The United States has also experienced a 

marked increase in hurricane activity and consequent flooding. Hurricane Katrina 

killed about 1,800 people in 2005; Superstorm Sandy killed 147 people in 2012; 

Hurricane Harvey killed 106 people; Hurricane Maria killed 3,057 people in 2017, 

mostly in Puerto Rico in 2018, This is a U.S. Commonwealth whose residents are U.S. 

citizens. Most recently, Hurricane Florence killed 48 people in 2018, but the total is 

likely to increase. While the U.S. and Nigeria have little in common in terms of 

infrastructure, there are striking similarities in flooding. 

In both countries, property damage and economic damage are in the billions, and 

discussions are ongoing about whether rebuilding should take place in flood-prone 

areas. Floods, not high winds, cause the greatest damage to property and a lot of loss 

of life. Rebuilding parts of New Orleans has generated considerable debate, but in both 

countries it is difficult to prevent rebuilding in flood-prone areas. 
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The Nigerian National Emergency Management Agency (NEMA) and the US Federal 

Emergency Management Agency (FEMA) have been widely criticized. NEMA's poor 

response to the 2012 floods appears to have damaged President Goodluck Jonathan 

politically, just as the U.S. federal government's poor response to Hurricane Katrina 

did the same to President George W. Bush. There are media reports that President 

Donald Trump worries about criticism of his administration in the wake of Hurricanes 

Maria and Florence in Puerto Rico, with much of the damage happening in North 

Carolina. In the U.S., flooding is a direct result of hurricanes, while in Nigeria, 

flooding is associated with heavy rains that cause flooding of the Niger and Benue 

rivers and their tributaries (like North Carolina after Hurricane Florence) and the Niger 

Delta, with rough seas. 

The elephant in the living room of both countries is the impact of climate change. In 

the United States, hurricanes appear to be more frequent and severe. In parts of 

Nigeria, rainfall has increased significantly and sea levels in the Gulf of Guinea are 

rising. In other parts of Nigeria, rainfall is decreasing and the Sahara is advancing. 

There is little domestic consensus on how to tackle climate change, with the Trump 

administration pulling out of the Paris Treaty, which capped greenhouse gas emissions 

and provided other measures aimed at mitigating climate change. Unfortunately, 

climate change does not appear to be an issue openly debated in Nigeria. 

 

Prevention and mitigation measures. 

As a responsible citizen, 

• Help build drains and ditches or embankments in various ways, protect 

buildings, 

Construction, Utilities, etc. 

• Never put garbage or solid materials down the drain and discourage others 

from doing so. 

• Always help dredging or cleaning gutters or gutters and encourage others to do 

the same. 

• Determine where you can run higher during floods. 

• prevent being a victim of flooding 

• Knowing that no amount of compassion and relief can make up for pain, grief 

and you will suffer from flood damage. 

• Educate yourself and others about floods, understand the signals and act on 

your own terms 

• Do not unnecessarily remove plants or trees to help replant burned or cleared 

forests. 
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Measures to be taken by the State and Federal Government 

- Continuously monitor flood risk; or find ways to measure or check water  

levels in rivers, streams and dams. 

-   Establishing effective information or early warning systems and centres for 

the population, especially to prevent the dam from bursting. 

- Promulgate and strictly enforce regulations prohibiting construction and living 

in flood-prone areas 

- Build and develop infrastructure to prevent or limit flooding and protect 

population. 

- Form, train and equip management and rescue teams or provide overflow water 

to reduce water level dam. 

- Systematic overflow of water (after proper warning) to control the water level 

in the dam. 

- Determine the cause and plan to prevent it from happening again 

- Arrange and provide relief (food, water, clothing, shelter, etc.). 

- Check for associated waterborne diseases and vaccinate residents or provide 

preventive and treat if necessary. 

- Drainage trenches; or build drainage trenches where needed. 

- Remove or remove all structures that obstruct drainage 

- Demolition of severely damaged or destroyed structures and buildings, free to 

obstruct 

 

Conclusion 

This article concludes based on the review that the study found that affordable housing 

in the study area is mainly affected by floods caused by damage and destruction of 

buildings, destroying human life, destruction of services, land degradation, community 

and national poverty, and soil erosion through leaching and erosion Furthermore, the 

main contributions of the article indicate that the government should have a constant 

monitoring the risk of flooding to avoid flood occurrence, Identify cause and plan to 

prevent its recurrence, Build and develop infrastructure which will prevent or limit 

floods, and Issue a strictly enforce regulations banning building and residing in flood 

prone zones. Therefore, it is recommended that a good framework is require to guide 

in preventing the occurrence of flood in the future.  
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