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ABSTRACT 
This study investigates the trend and impact of 

flooding on residential property values in Yenagoa, 

Bayelsa State, Nigeria, with the objective of 

examining how environmental risk shapes rental 

and capital value appreciation across flood-prone 

and non-flooded areas. A total enumeration survey 

design was employed, targeting all eleven (11) 

registered Estate Surveying and Valuation firms 

operating in Yenagoa. Structured questionnaires 

were administered to capture professional 

perceptions, while secondary data on rental and 

capital values (2015–2025) were analyzed using 

descriptive statistics, trend analysis, and mean 

score ranking to assess the relative impacts of 

flooding on property markets. Findings reveal that 

while both flood-prone and non-flooded areas 

recorded steady increases in property values over 

the eleven-year period, the pace and magnitude of 

appreciation were markedly lower in flood-prone 

zones. For instance, by 2025, duplexes in non-

flooded areas commanded rents of ₦3,500,100 

compared to ₦2,000,000 in flood-prone locations, 

while capital value disparities reached ₦8.7 

million. Mean score analysis identified 

depreciation in market value (4.55), neighborhood 

stigma (3.82), increased vacancy rates (3.73), 

distress sales (3.55), and reduced rental income 

(3.55) as the most severe impacts of flooding. 

These outcomes highlight a persistent “risk 

discount” applied to properties in vulnerable zones, 

consistent with global evidence that flood risk 

negatively capitalizes into property values. The 

study concludes that recurrent flooding erodes 

market confidence, exacerbates socio-economic 

inequality, and constrains sustainable urban growth. 

It recommends stricter land-use planning, 

investment in flood mitigation infrastructure, 

resilient construction practices, improved risk 

disclosure, expanded insurance coverage, and 

community-based adaptation strategies to stabilize 

property markets and safeguard urban resilience in 

flood-prone Nigerian cities. 

Keywords: Flooding, Property Value, Impact, 

Trend, Bayelsa, Nigeria 

 

I. INTRODUCTION 
Flooding has become one of the most 

pervasive climate-related hazards shaping urban 

and peri-urban real estate markets across sub-

Saharan Africa, with mounting evidence that 

extreme rainfall and coastal flooding are increasing 

in frequency and intensity as the climate warms 

(IPCC, 2021; IPCC, 2022). In West Africa, 

including Nigeria, heavy-precipitation extremes are 

projected to intensify further with additional 

warming, while relative sea-level rise is expected to 

increase the severity and frequency of coastal 

flooding in low-lying deltas (IPCC, 2021; IPCC, 

2022). Nigeria’s exposure is compounded by its 

hydrographic setting, the Niger–Benue catchment 

and the low-elevation Niger Delta; together with 

rapid urbanization, drainage deficits, encroachment 

on floodplains, and weak land-use control 

(Adelekan, 2015; Ezigbo et al., 2023). Recent 

nationwide flood crises, notably in 2012 and 2022, 

underscore a deteriorating risk landscape: the 2022 

event affected more than 1.4 million people, 

damaged over 82,000 houses, and is widely 

regarded as the country’s worst flooding since 2012 

(World Bank, 2023; Wikipedia, 2022; IJTMGH, 

2024). 

For real estate, flood risk is transmitted 

into market outcomes through capitalization into 

prices and rents, higher holding and transaction 

costs, and altered risk perceptions among buyers, 

tenants and lenders. A substantial literature, often 

employing hedonic pricing; documents discounts 

for properties located in flood zones or recently 

inundated neighborhoods. Nigerian studies have 
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begun to quantify these effects: evidence from 

Lokoja shows flood exposure significantly 

depresses residential sale prices, with duration and 

depth of inundation salient to buyers (Akanni et al., 

2014/2015); studies in Port Harcourt report 

measurable value penalties and heightened 

vulnerability of developed properties (Olotuah & 

Ede, 2018; Edeh et al., 2022); and work in Lagos 

finds statistically significant rental and price 

differentials between flooded and non-flooded 

areas, linked to drainage deficits and sea-level-

related hazards (Ogunbemi, 2022). Complementing 

these Nigeria-specific findings, international 

hedonic evidence typically reports flood-zone 

discounts on the order of 5–10% in comparable 

contexts (Bin & Kruse, 2006), suggesting a 

plausible magnitude for capitalization effects where 

markets internalize hazard information. 

Yenagoa, the Bayelsa State capital and this 

study’s context, exemplifies the interaction of 

hydro-climatic exposure and urban development 

pressures. Sited in the central Niger Delta, 

Yenagoa’s low relief, high water tables, and 

riverine setting render large swathes of the 

metropolis susceptible to pluvial and fluvial 

flooding. The 2022 floods were particularly severe 

in Bayelsa: state figures and independent reporting 

point to hundreds of thousands displaced and 

widespread damage to housing and community 

infrastructure (Floodlist, 2022; IJTMGH, 2024). 

Household-level assessments in Yenagoa document 

extensive losses of household assets, building 

failures, disruptions to potable water sources, and 

health burdens, all of which feed back into 

neighborhood desirability and the perceived risk 

premium demanded by market participants 

(Ajumobi, Womboh, & Ezem, 2023; Ezem, 2023; 

Johnnie & Nwala, 2025; Sage Advance, 2024). 

Recent remote-sensing analyses also map the flood 

extent across Yenagoa LGA in 2018 and 2022, 

corroborating the spatial concentration of 

inundation in built-up areas (Discovery Nature, 

2025). 

Despite these signals, empirical research 

that tracks trends in flooding alongside causal 

impacts on property values across Nigerian cities, 

and in the Niger Delta specifically; remains thin. 

National hydrological outlooks now routinely warn 

of elevated seasonal risk (NIHSA, n.d.), yet market 

responses, price adjustments, liquidity effects, and 

the role of risk communication, are not consistently 

quantified at city or neighborhood scales. This 

article addresses that gap by examining the trend 

and market impact of flooding on property value in 

Nigeria, with Yenagoa as an illustrative case where 

recurrent inundation, evolving hydrological drivers, 

and rapid urban growth intersect. By synthesizing 

national climate-hydrology signals with local 

evidence on exposure and loss, the study aims to 

clarify how flood risk is priced, how that pricing 

has changed across recent major flood years, and 

what this implies for valuation practice, urban 

planning, insurance penetration, and household 

welfare in flood-prone Nigerian cities. 

 

II. LITERATURE REVIEW 
Flooding exerts multidimensional impacts 

on property markets, operating both through direct 

damage and indirect market mechanisms. At the 

most immediate level, inundation destroys physical 

assets, shortens building lifespans, and escalates 

repair and insurance costs (World Bank, 2023). 

More subtly, recurrent flooding reshapes buyer and 

lender perceptions of long-term risk, raising 

discount rates and lowering demand and liquidity 

for exposed properties (Bin & Kruse, 2006; IPCC, 

2021). The extent to which markets capitalize flood 

risk depends not only on hazard information and 

public awareness but also on institutional mediators 

such as insurance penetration, mortgage 

underwriting, and the enforcement of land-use 

regulation, which either diffuse or concentrate 

financial exposure (Bin & Kruse, 2006; World 

Bank, 2023). 

Globally, empirical research has 

developed robust methodological tools for 

capturing these dynamics. Hedonic pricing models 

remain the dominant approach, quantifying implicit 

discounts for flood exposure by controlling for 

structural and neighbourhood characteristics (Bin 

& Kruse, 2006). Event studies and difference-in-

differences designs further illuminate how prices 

and liquidity respond immediately before and after 

flood events, while advances in GIS and remote 

sensing have refined the measurement of exposure 

footprints (IPCC, 2022). Despite variations in 

magnitude, evidence from developed markets 

consistently shows negative price effects for flood-

prone properties, contingent on local mitigation 

measures and market transparency (Bin & Kruse, 

2006; WMO summaries). 

Nigeria’s evidence base, though 

fragmented by city and method, largely aligns with 

these global findings. Hedonic and survey-based 

studies from Lokoja, Lagos, and Port Harcourt 

report that flooding significantly reduces property 

values, constrains new development, and deters 

investment, with penalties varying by severity and 

recurrence (Akanni et al., 2014/2015; Ogungbemi 

et al., 2020; Ogunbemi, 2022; Edeh et al., 2018; 
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Edeh et al., 2022). In Lagos, poor drainage and 

encroachment on waterways amplify risks, while in 

Port Harcourt, rapid informal settlement growth 

exacerbates both exposure and market stigma. 

Broader macroeconomic assessments estimate that 

Nigeria sustains massive welfare and asset losses at 

both state and national scales from coastal and 

riverine flooding (World Bank, 2018; 2023). 

Underlying these trends are both climatic 

and human drivers. West Africa faces intensifying 

rainfall and coastal hazards, raising the frequency 

and severity of pluvial, fluvial, and coastal floods 

(IPCC, 2021; IPCC, 2022). Locally, rapid 

urbanization, wetland reclamation, weak drainage 

maintenance, and poor enforcement of planning 

regulations combine with upstream dam releases to 

magnify risks (IPCC AR6; 2022 flood reviews). 

Institutional weaknesses, including low insurance 

penetration and underfunded drainage systems; 

further limit resilience, leaving households and 

property markets to absorb the brunt of losses 

through declining desirability and constrained 

investment. 

The case of Yenagoa exemplifies these 

dynamics in practice. Located in the Niger Delta, 

the city experiences recurrent inundation, as 

confirmed by remote sensing analyses of the 2018 

and 2022 floods. Local surveys highlight 

widespread displacement, service disruptions, and 

asset losses, alongside high flood awareness but 

limited adaptive capacity due to livelihood ties, 

affordability constraints, and scarce relocation 

opportunities (Ajumobi, Womboh, & Ezem, 2023; 

Sage Advance, 2024). These factors complicate 

straightforward market retreat from high-risk areas, 

producing cumulative depreciation of property 

values and extended liquidity challenges in affected 

neighbourhoods. 

Despite these insights, the Nigerian 

literature faces notable gaps. Few studies 

systematically link long-run hydrological data and 

flood trends with transaction-level property 

markets, making it difficult to assess capitalization 

dynamics across successive major flood years 

(2012, 2018, 2022). Many existing studies rely on 

small-scale surveys or expert opinions rather than 

large datasets and quasi-experimental designs that 

could disentangle neighbourhood changes. 

Furthermore, little is known about non-price 

mechanisms such as the impacts of flooding on 

mortgage availability, vacancy rates, rental 

dynamics, or time-on-market (World Bank, 2023). 

Taken together, the evidence underscores 

two core conclusions: flooding in Nigerian cities 

imposes substantial welfare costs while depressing 

property desirability and development incentives, 

with impacts shaped by socio-economic constraints 

and weak institutional buffers. For cities like 

Yenagoa, effective policy must combine structural 

risk reduction drainage upgrades, enforceable 

planning, and nature-based solutions; with financial 

innovations such as micro-insurance, resilient 

mortgage products, and transparent flood-risk 

disclosures (IPCC, 2022; World Bank, 2023). 

Future research should integrate high-resolution 

flood mapping, administrative registers, and quasi-

experimental approaches to quantify capitalization 

effects more precisely and to evaluate how targeted 

policy interventions might stabilize property 

markets in flood-prone regions. 

 

III. METHODOLOGY 
This study adopted a survey research 

design to investigate the trend and impact of 

flooding on property values within the study area. 

The research population consisted of registered 

Estate Surveying and Valuation firms operating in 

Yenagoa, Bayelsa State. According to the Estate 

Surveyors and Valuers Registration Board of 

Nigeria (ESVARBON, 2025), there are eleven (11) 

such firms presently practicing within the study 

area. Given the relatively small size of this 

population, a total enumeration approach was 

employed. This means that all the identified firms 

were included in the study, thereby eliminating the 

need for sampling and ensuring that the views of 

the entire professional community in the locality 

were adequately captured. Data were obtained 

primarily through structured questionnaires 

administered to representatives of each firm, 

focusing on their professional experiences on 

property value trends. To enhance the robustness of 

the findings, the survey instrument was designed to 

collect quantitative responses that could be 

aggregated for statistical analysis. For data analysis 

and presentation, descriptive statistical techniques 

were utilized. These included the use of percentage 

frequency tables to summarize categorical 

responses and highlight the distribution of opinions 

across firms. Trend analysis was applied to assess 

patterns and changes in flooding occurrences and 

their perceived impacts on property values over 

time. In addition, mean score analysis was 

employed to rank the relative importance of 

identified flood-related factors affecting property 

values, providing insight into the consensus among 

practitioners. The use of these descriptive methods 

was considered appropriate given the modest 

sample size and the exploratory nature of the 

research objectives. 
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IV. DATA PRESENTATION AND FINDINGS 
Table 1: Profile of Estate Surveyors and Valuers 

Characteristics Classification  Frequency Percentage (%) 

Gender Male 4 1.3 

Female 7 2.2 

Total 11 3.5 

Highest Academic Qualification  HND 1 9.1 

B.Sc/B.Tech/B.Eng 7 63.6 

MSc/MRE/MBA 3 27.3 

Total 11 100.0 

Years of Operation  1 – 5 3 27.3 

6 – 10 3 27.3 

11 – 15 4 36.4 

16 – 20 1 9.1 

Total 11 100.0 

Professional Status 

 

Probationer 3 27.3 

Graduate 1 9.1 

Associates 7 63.6 

Total 11 100.0 

Area of Specialization  Property Management 3 27.3 

Real Estate Agency 2 18.2 

Asset Valuation 2 18.2 

Project Development 2 18.2 

Facility Management 1 9.1 

Others 1 9.1 

Total 11 100.0 

Staff Strength  

 

1 – 5 36.4 36.4 

6 – 10 63.6 63.6 

Total 100.0 100.0 

Source: Author’s Fieldwork, 2025 

 

The demographic and professional profile 

of the surveyed Estate Surveyors and Valuers in 

Table 1 above highlights important trends shaping 

real estate practice in flood-prone areas of Nigeria. 

A majority of respondents are female (63.6%), 

compared to 36.4% male, reflecting a shift toward 

greater gender inclusivity in a historically male-

dominated profession. In terms of academic 

qualifications, 63.6% hold a Bachelor’s degree, 

27.3% possess postgraduate qualifications (MSc, 

MRE, or MBA), and 9.1% have a Higher National 

Diploma. These educational levels demonstrate 

strong professional preparation for reliable property 

valuation in complex urban markets. Firm 

experience is relatively evenly distributed: 36.4% 

have operated for 11–15 years, 27.3% for 6–10 

years, 27.3% for 1–5 years, and 9.1% for over 16 

years. Professional membership status further 

underscores credibility: 63.6% are Associate 

members of the Nigerian Institution of Estate 

Surveyors and Valuers (NIESV), 27.3% are 

probationers, and 9.1% are graduate members, 

indicating high adherence to established 

professional standards. Specialization is diversified 

across the sample, with property management 

(27.3%) as the leading area, followed by agency, 

valuation, and project development (each 18.2%), 

while facility management and other services 

account for the remaining 18.2%. This 

multidisciplinary mix enhances firms’ ability to 

evaluate flood impacts from both valuation and 

operational perspectives. Regarding staff strength, 

most firms (63.6%) employ 6–10 staff, while 

36.4% have 1–5 employees, classifying them 

primarily as small to medium-sized enterprises. 

Such firms, though resource-constrained, often 

benefit from localized market knowledge and 

adaptability, making them particularly attuned to 

environmental risks such as flooding. 
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Table 2: Trend in Rental Values of Residential Properties 

YENAGOA LOCAL GOVERNMENT 

(Flood Prone Area) 

AVERAGE RENTAL VALUE  

YENAGOA LOCAL GOVERNMENT 

(Non-Flooded Area) 

AVERAGE RENTALVALUE  

Year Two 

bedroom 

N 

Three 

bedroom 

N 

     Duplex 

 

N 

Two bedroom 

N 

Three bedroom  

N 

    Duplex 

 

N 

2015 300,000 400,000 600,000 250,400 423,400 750,210 

2016 350,000 420,000 735,000 350,000 512,000 965,290 

2017 410,000 591,300 892,000 385,000 632,950 1,569,400 

2018 500,000 623,200 934,240 423,400 765,300 1,789,354 

2019 550,000 700,000 1,160,000 450,000 865,155 2,145,050 

2020 620,000 900,000 1,320,000 491,200 900,000 2,564,000 

2021 750,000 900,000 1,500,000 512,421 1,000,000 2,845,300 

2022 900,000 1,080,000 1,633,000 550,000 1,125,000 3,050,000 

2023 979,000 1,120,000 1,781,000 610,460 1,250,000 3,120,000 

2024 1,050,000 1,267,000 1,920,000 723,250 1,348,134 3,200,000 

2025 1,200,000 1,500,000 2,000,000 823,000 1,603,000 3,500,100 

Source: Author’s Fieldwork, 2025 

 

Table 2 highlights the contrasting rental 

value trends between flood-prone and non-flooded 

areas of Yenagoa over an eleven-year period 

(2015–2025). While rents for all property types, 

two-bedroom flats, three-bedroom flats, and 

duplexes; have risen steadily in both zones, the 

pace and magnitude of growth are markedly 

different. In flood-prone areas, two-bedroom flats 

increased from ₦300,000 in 2015 to ₦1,200,000 in 

2025, three-bedroom flats from ₦400,000 to 

₦1,500,000, and duplexes from ₦600,000 to 

₦2,000,000. However, these values remain 

significantly lower than in non-flooded areas, 

where two-bedroom flats rose from ₦250,400 to 

₦823,000, three-bedroom flats from ₦423,400 to 

₦1,603,000, and duplexes from ₦750,210 to 

₦3,500,100 within the same period. In 2025, the 

rental gap is most pronounced for duplexes, with 

tenants in non-flooded zones paying over ₦1.5 

million more than those in flood-prone areas. This 

disparity underscores the risk discount applied to 

properties in flood-prone neighbourhoods, where 

seasonal inundation leads to higher maintenance 

costs, health hazards, displacement, and reduced 

infrastructure access, deterring middle- and upper-

income tenants. Conversely, non-flooded areas 

command premiums due to perceived safety, 

comfort, and reliable services. The spatial 

differentiation also reflects socio-economic sorting: 

lower-income households, constrained by 

affordability, are disproportionately concentrated in 

flood-prone areas, reinforcing urban inequality. 

Nonetheless, rents in these vulnerable zones still 

show substantial growth, suggesting persistent 

housing demand pressures in Yenagoa and gradual 

adaptation strategies (e.g., property elevation, 

resilient materials, community mitigation). This 

pattern illustrates how market forces and urban 

growth continue to drive residential expansion into 

risky areas despite environmental vulnerabilities. 
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Figure 1: Trend in Rental Values of Residential Properties of Flood Prone Area 

Source: Author’s Fieldwork, 2025 

 

 
Figure 2: Trend in Rental Values of Residential Properties of Non-Flood Prone Areas 

Source: Author’s Fieldwork, 2025 
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Table 3: Trend in Capital Values of Residential Properties 

YENAGOA LOCAL GOVERNMENT 

(Flood Prone Area) 

AVERAGE CAPITAL VALUE  

YENAGOA LOCAL GOVERNMENT 

(Non-Flooded Area) 

AVERAGE CAPITALVALUE  

Year Two 

bedroom 

N 

Three 

bedroom 

N 

     Duplex 

 

N 

Two bedroom 

N 

Three bedroom  

N 

    Duplex 

 

N 

2015 4,000,000 7,106,000 11,100,000 5,256,100 12,550,000 15,000,000 

2016 6,129,100 9,200,000 12,500,000 8,120,000 15,200,500 18,450,000 

2017 8,914,000 11,150,230 15,000,000 10,347,900 18,900,000 21,000,000 

2018 10,000,000 15,230,000 18,450,000 12,000,000 21,150,000 23,550,000 

2019 11,560,000 18,125,000 21,000,000 14,550,000 23,470,000 27,844,000 

2020 12,000,000 21,000,000 23,550,000 16,150,000 27,980,000 34,300,210 

2021 12,850,000 24,100,000 25,140,000 18,280,000 30,000,500 37,200,460 

2022 14,050,000 26,315,000 27,855,000 19,189,000 32,145,000 40,150,270 

2023 16,864,000 28,000,000 29,458,000 21,569,000 35,673,000 42,679,000 

2024 19,470,100 30,500,100 34,780,150 23,000,000 38,400,000 46,781,150 

2025 

21,550,000 33,000,000 40,780,000 26,350,050 41,123,000 49,500,500 

Source: Author’s Fieldwork, 2025 

 

Table 3 shows that capital values of 

residential properties in Yenagoa (2015–2025) 

have appreciated across both flood-prone and non-

flooded areas, though at different magnitudes. In 

flood-prone zones, two-bedroom flats rose from 

₦4,000,000 in 2015 to ₦21,550,000 in 2025 

(≈439% increase), three-bedroom flats from 

₦7,106,000 to ₦33,000,000, and duplexes from 

₦11,100,000 to ₦40,780,000. Despite this growth, 

properties in non-flooded areas appreciated more 

strongly: two-bedroom flats increased from 

₦5,256,100 to ₦26,350,050 (≈402% growth), 

three-bedroom flats from ₦12,550,000 to 

₦41,123,000, and duplexes from ₦15,000,000 to 

₦49,500,500. By 2025, the capital value gaps 

between the two zones were substantial: ₦4.8 

million for two-bedroom flats, ₦8.1 million for 

three-bedroom flats, and ₦8.7 million for duplexes, 

all in favor of non-flooded areas. These disparities 

reflect the market’s risk discount applied to flood-

prone locations, where properties are viewed as 

high-risk investments due to recurrent structural 

damage, higher maintenance costs, and insurance 

burdens. Conversely, non-flooded areas benefit 

from stronger infrastructure, drainage, and 

planning, making them more attractive to both 

investors and residents. As a result, they command 

higher demand, recover faster after crises, and 

sustain greater long-term appreciation. The pattern 

also signals spatial inequality: wealthier buyers 

who can afford properties in non-flooded areas 

enjoy higher returns, while lower-income 

households are concentrated in flood-prone zones 

with weaker capital gains. 
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Figure 3: Trend in Capital Values of Residential Properties of Flood Prone Areas 

Source: Author’s Fieldwork, 2025 

 

 
Figure 4: Trend in Capital Values of Residential Properties of Non-Flood Prone Areas 

Source: Author’s Fieldwork, 2025. 
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Table 4: Impacts of Flooding on Property Values 

Impacts HI (5) 

I 

(4) 

SWI 

(3) 

NI 

(2) 

HNI 

(1) 

Mean 

Score 

Std. 

Deviation 

Ranking 

Depreciation in market value 8 2 0 1 0 4.5455 .93420 1
st
 

Distortion of neighborhood 

property values 

4 3 2 2 0 3.8182 1.16775 2
nd

 

Increased vacancy rates 6 2 0 0 3 3.7273 1.79393 3
rd

 

Distress sales and loss of equity 3 4 1 2 1 3.5455 1.36848 4
th

 

Reduction in rental income 5 1 0 5 0 3.5455 1.50756 5
th

 

Disruption of real estate 

investment and development 

2 4 0 4 1 3.1818 1.40130 6
th

 

Decline in property market value 4 0 4 0 3 3.1818 1.66242 7
th

 

Negative community perception 

and social disinvestment 

3 2 1 3 2 3.0909 1.57826 8
th

 

Loss of business and commercial 

value 

1 5 0 4 1 3.0909 1.30035 9
th

 

Increased maintenance and repair 

costs 

2 2 1 1 5 3.0909 1.51357 10
th
 

Disruption of property 

transactions and legal disputes 

1 3 4 1 2 3.0000 1.26491 11
th
 

Land value decline 2 3 2 1 3 3.0000 1.54919 12
th
 

Government re-zoning and land-

use restrictions 

4 0 0 4 3 2.8182 1.77866 13
th
 

Disruption of tenancy agreements 2 2 0 6 1 2.8182 1.40130 14
th
 

Deterioration of public 

infrastructure around properties 

2 2 1 2 4 2.6364 1.62928 15
th
 

Lowered property tax revenue for 

government 

2 2 4 0 3 2.6364 1.56670 16
th
 

Increased cost of property 

transactions 

2 2 1 1 5 2.5455 1.69491 17
th
 

Decline in demand and liquidity 2 1 2 2 4 2.5455 1.57249 18
th
 

Source: Author’s Fieldwork, 2025. 

 

Analysis of Table 4, which presents the 

perceptions of estate surveying and valuation firms 

in Bayelsa State regarding the impacts of flooding 

on property values, reveals that depreciation in 

market value is the most significant consequence, 

with a mean score of 4.5455. This high rating 

confirms a consistent professional understanding 

that properties located in flood-prone areas 

experience a substantial loss in capital value due to 

diminished market demand and buyer risk aversion. 

This finding is supported by the study of Nguyen 

et.al (2022) who found that residential properties 

situated in areas vulnerable to flooding sold at 

considerably lower prices compared to similar 

properties in non-flooded areas. Similarly, Hino & 

Burke (2021) emphasized that estate surveyors 

perceive flood risk as a critical factor in the 

devaluation of residential properties. The negative 

perception of flooding, coupled with physical 

property damage and increased maintenance costs, 

makes such properties less attractive to prospective 

buyers and investors. 

Another major impact identified by 

respondents is the distortion of neighborhood 

property values, with a mean score of 3.8182. This 

suggests that flooding does not only affect 

individual property values but also alters the 

broader market perception of an area, leading to a 

generalized decline in neighborhood desirability. 

Inoue & Hatori (2021) in a recent study of high-

income areas noted that while some affluent areas 

have retained value due to superior infrastructure 

and flood defenses, properties in adjacent flood-

prone areas suffer significant devaluation due to 

negative market sentiments and buyer fear. The 

increase in vacancy rates (mean = 3.7273) is 

another major concern reported by firms. Flooding 

often displaces tenants either temporarily or 

permanently, depending on the severity and 

frequency of the events. This leads to increased 

turnover, income instability for landlords, and 

challenges in tenant retention. The findings align 

with Ratnadiwakara & Venugopal (2020) who 

observed that rental properties in flood-affected 
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zones experienced prolonged periods of vacancy 

and had difficulty attracting new tenants. As tenants 

migrate to safer neighborhoods, landlords are often 

forced to reduce rents or offer incentives, further 

straining the financial viability of investment 

properties in flood-prone locations. 

Closely related to vacancy challenges is 

the issue of distress sales and loss of equity (mean 

= 3.5455). Property owners in flood-risk areas 

frequently find themselves under pressure to sell 

their assets, often at below-market prices, either to 

avoid recurrent flood losses or due to reduced 

income streams. Nguyen et.al (2022) emphasized 

that such distress sales are commonplace in flood-

impacted markets, where buyers, fully aware of the 

risks involved, bargain aggressively, thereby 

leading to significant capital loss for sellers. This 

situation reduces liquidity in the real estate market 

and may lead to a cycle of disinvestment in flood-

prone neighborhoods. Also scoring 3.5455, the 

reduction in rental income is a direct consequence 

of both decreased tenant demand and increased 

vacancy. In flood-affected zones, landlords 

frequently face rental reductions as tenants 

negotiate lower rates due to environmental risk and 

discomfort.  

The disruption of real estate investment 

and development activities (mean = 3.1818) further 

reflects the hesitation of developers and investors 

to commit capital to areas with known flooding 

issues. This hesitation is often driven by the risk of 

reduced returns, increased insurance premiums, and 

the need for costly flood mitigation infrastructure. 
1
noted that although there is ongoing development, 

it is largely driven by high-net-worth individuals or 

institutional investors who can afford to implement 

private flood control measures. In contrast, average 

developers tend to redirect their investments to 

areas with lower perceived environmental risk, 

slowing the pace of growth and potentially 

exacerbating housing shortages. In addition, 

variables such as disruption of tenancy agreements, 

reduction in tax revenue to government, and 

decline in public infrastructure performance also 

received moderate mean ratings, ranging from 

3.0909 to 2.8182. These impacts, though less 

immediate, have long-term implications for urban 

management, governance, and planning. The 

disruption of tenancy agreements often results in 

legal disputes, early lease terminations, and 

uncertainty in landlord-tenant relationships. 

Meanwhile, governments may suffer reduced 

property tax revenue as assessed values fall or as 

properties become vacant or derelict, limiting fiscal 

capacity to respond to flooding through 

infrastructure upgrades or disaster management 

programs. Declining infrastructure performance in 

flood-prone areas may include damaged roads, 

blocked drainage systems, and unreliable utility 

services, all of which compound the area's 

uninhabitability and diminish investment appeal. 

 

4.1 Discussion of Findings 

The findings of this study shed light on 

how recurrent flooding influences property values 

in Yenagoa, Bayelsa State, and by extension, in 

Nigeria’s flood-prone urban centers. The results 

reveal a consistent pattern of rental and capital 

value growth across both flood-prone and non-

flooded areas between 2015 and 2025. However, 

the magnitude of appreciation was considerably 

lower in flood-prone neighborhoods, where both 

rental and capital values are significantly 

discounted compared to safer locations. This aligns 

with established literature that flood risk is 

capitalized negatively into property values, as 

buyers and tenants assign a “risk discount” to 

assets in environmentally vulnerable zones 

(Nguyen et al., 2022; Hino & Burke, 2021). 

The demographic profile of estate 

surveyors and valuers shows that the majority are 

highly educated and professionally qualified, with 

over 60% being Associates of NIESV. This 

professional depth ensures reliability in valuation 

practices and indicates that the perceptions 

captured in the study are grounded in credible 

expertise. Scholars have noted that the role of 

professional valuers is central in integrating 

environmental risks into valuation practice, 

especially in climate-vulnerable regions like the 

Niger Delta (Olotuah & Ede, 2018). The diversity 

of specialization across valuation, property 

management, and project development also means 

that practitioners approach flood impact 

assessments from multiple market perspectives, 

strengthening the findings. The data on rental 

values suggest that properties in non-flooded areas 

consistently command higher rents, with duplexes 

showing the widest disparity, over ₦1.5 million in 

2025. Similar trends have been documented in 

Lagos and Port Harcourt, where flooding 

significantly depresses rental prices in exposed 

neighborhoods compared to safer ones (Edeh, 

Nwankwo, & Alalibo, 2022; Ogunbemi, 2022). 

Capital value trends mirror these results: while 

appreciation occurred across both areas, non-

flooded locations demonstrated stronger growth, 

reflecting sustained investor confidence and 

demand. This supports Bin and Kruse’s (2006) 

hedonic model findings that properties in flood 
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zones suffer from persistent price discounts, which 

widen as flooding events recur. 

Table 4 indicates that the most severe 

perceived impact of flooding is depreciation in 

market value (mean score = 4.55), confirming 

international evidence that properties in flood-

prone areas are less desirable to buyers (Nguyen et 

al., 2022). The distortion of neighborhood property 

values (mean = 3.82) further highlights that flood 

stigma extends beyond individual properties to 

entire communities, depressing broader market 

perceptions (Inoue & Hatori, 2021). The observed 

increase in vacancy rates (mean = 3.73) is 

consistent with Ratnadiwakara and Venugopal’s 

(2020) findings that flooding displaces tenants and 

prolongs property vacancies, thereby reducing 

investor returns. Another significant outcome is the 

prevalence of distress sales and loss of equity 

(mean = 3.55). Owners in flood-risk areas are often 

forced to sell below market value, confirming 

Nguyen et al.’s (2022) observation that distressed 

transactions are common in flood-prone real estate 

markets. Similarly, reductions in rental income 

(mean = 3.55) reflect tenants’ bargaining power in 

high-risk neighborhoods, where demand is weaker 

and landlords are compelled to lower rents, a 

phenomenon corroborated by Hino and Burke 

(2021), who argued that rental penalties serve as 

market signals of environmental vulnerability. The 

study also identifies longer-term consequences 

such as disruption of investment and development 

(mean = 3.18) and lowered property tax revenue 

(mean = 2.64). These findings echo Ajumobi, 

Womboh, and Ezem (2023), who showed that 

recurrent flooding in Yenagoa not only weakens 

household welfare but also constrains local 

governments’ fiscal ability to finance resilient 

infrastructure. Declining infrastructure performance 

and disrupted tenancy agreements highlight the 

cascading nature of flood impacts on urban 

governance and social stability. 

Taken together, the findings show that 

while both flood-prone and non-flooded areas of 

Yenagoa have experienced rising rents and capital 

values, the trajectory is uneven, with flood-prone 

areas bearing significant risk discounts. This dual 

reality reflects what scholars have termed “climate-

driven market segmentation,” where wealthier 

households and investors gravitate toward safer 

areas with higher returns, while poorer households 

are increasingly concentrated in vulnerable zones 

(IPCC, 2022; World Bank, 2023). The persistence 

of demand in risky areas despite recurrent flooding 

also underlines the housing supply deficit in 

Nigerian cities, forcing households to adapt 

through elevation strategies, resilient building 

materials, or risk acceptance rather than relocation 

(Sage Advance, 2024). 

 

V. CONCLUSION AND 

RECOMMENDATIONS 
This study examined the trend and impact 

of flooding on property values in Yenagoa, Bayelsa 

State, with insights drawn from both professional 

estate surveyors and valuation firms as well as 

long-term market data (2015–2025). The findings 

reveal that while both rental and capital values of 

residential properties have grown over the past 

decade, the pace of appreciation in flood-prone 

areas lags significantly behind that of non-flooded 

areas. This gap underscores the reality of a “risk 

discount” consistently applied to properties in 

vulnerable zones, where recurrent inundation 

erodes market confidence, depresses demand, and 

reduces long-term investment returns. The most 

severe impacts identified include depreciation in 

market value, neighborhood stigma, increased 

vacancy rates, distress sales, and reduced rental 

income, outcomes that confirm earlier empirical 

evidence that flooding negatively capitalizes into 

property markets (Nguyen et al., 2022; Hino & 

Burke, 2021). 

The study also highlights the cascading 

implications of flooding beyond individual 

property performance. Distortion of neighborhood 

values, reduced investment appetite, and weakened 

local government revenue point to systemic 

challenges for urban planning and fiscal resilience. 

Moreover, the persistence of demand in flood-

prone areas, despite environmental risks, reflects 

the depth of Nigeria’s housing shortage and the 

limited adaptive capacity of low- to middle-income 

households, who often remain in high-risk 

locations out of necessity (Ajumobi, Womboh, & 

Ezem, 2023; Sage Advance, 2024). 

 

Based on these findings, the study offers the 

following recommendations: 

(i) Strengthen Urban Planning and Land Use 

Control: Government authorities should enforce 

zoning regulations and restrict further residential 

development in highly flood-prone areas. 

Integrating flood risk assessments into building 

approvals will help mitigate exposure and reduce 

future economic losses. 

(ii) Invest in Flood Mitigation Infrastructure: 

Upgrading drainage systems, constructing 

embankments, and adopting nature-based solutions 

(such as wetland restoration) are essential to 
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reducing flood intensity and its impacts on property 

markets. 

(iii) Promote Resilient Construction Practices: 

Property developers and individual homeowners 

should adopt flood-resilient designs, including 

elevation of buildings, use of durable materials, and 

improved landscaping for drainage. Incentives, 

such as tax reliefs or subsidies for resilient housing, 

can support this transition. 

(iv) Improve Risk Communication and Disclosure: 

Flood risk information should be made publicly 

available through hazard maps and mandated 

disclosure in real estate transactions. This will 

enhance market transparency and enable more 

informed investment decisions. 

(v) Expand Insurance Coverage and Financial 

Instruments: Encouraging the uptake of affordable 

flood insurance products will reduce household 

vulnerability and ensure more equitable risk 

sharing, thereby stabilizing property markets in 

high-risk zones. 

(vi) Support Community Adaptation and 

Relocation: For the most severely affected areas, 

government-led programs should facilitate 

voluntary relocation to safer zones while 

supporting communities that choose to adapt in situ 

through community-driven flood mitigation 

measures. 

 

While Yenagoa’s real estate market 

continues to demonstrate resilience and growth, 

recurrent flooding imposes clear constraints on 

property values and investment confidence. 

Addressing these challenges requires a multi-

pronged strategy that combines urban planning 

reform, infrastructure investment, resilient building 

practices, transparent market information, and 

enhanced financial protection mechanisms. By 

aligning these strategies, policymakers and 

practitioners can safeguard property markets, 

reduce socio-economic inequalities, and foster 

sustainable urban growth in Nigeria’s flood-prone 

regions. 
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