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SUMMARY
Slow Coach

Consequently, it is evident some progress 

has been recorded in the Nigeria economy, 

but the impact has been slow and only lightly 

felt. It is also clear that a lot of this progress is 

shrouded by the negative events which also 

occurred. Similarly, in the overall property 

market a lot of prices declined or remained 

n the one hand, Fitch Ratings Orevised Nigeria's outlook to 

Negative from Stable, affirming a 

'B+' rating on the country's long-term 

foreign-currency issuer default rating. On the 

other hand, the African Governance Report 

published by the Mo Ibrahim foundation, 

ranked Nigeria as making progress on the 

Absence of Corruption in Government metric 

(+14.7 points, well over the continent's +2.5 

average). Nigeria also became one of the top 

10 improvers for the 2nd time in the most 

recent World Bank's ease of doing business 

report – now ranked 131st globally. All in the 

same year marred with minimal GDP growth, 

political imprisonments, complaints of 

hardship by citizens and a planned deficit of 

₦2.15Trn in the 2020 budget.

unchanged. However, a good number of 

locations also realised price increases. Ikoyi 

residential market for instance, experienced 

a price surge from its low levels in 2018. On 

the other hand, house prices in Lekki, Ajah, 

Gbagada, Surulere, and Yaba were steady 

and static. Rents in buildings with higher 

number of bedroom houses (3-beds or more) 

have been fairly stable while smaller 

apartments such as 1-beds and 2-bed flats 

experienced price increases. This is because 

they've been in greater demand. However, 

residential vacancy rates have dropped 

generally across most locations including 

Lagos, Abuja and Port Harcourt.

Real estate developers and service providers 

now consistently focus on products and 

services more in tune with effective demand. 

One-year upfront residential rent payments 

are much more rampant than erstwhile two-

year requirement. Developers are much 

more flexible on payment plans and have 

significantly revised their product types and 

prices to accommodate their target market. 
Student housing remains a sparsely tapped 



opportunity, more so that the existing units 

are  eas i ly  taken up more by  young 

professionals than by the students, where 

restrictions are relaxed. This report discusses 

the informal emergence of the co-living 

trend as a response of tenants to the 

insufficient supply of studio and 1-bed 

apartments. 

Activities in the office real estate market have 

reduced with new supply of 36,507sqm office 

space coming on to the market in 2019. 

Average vacancies in Grade A offices 

dropped mildly but may still be described as 

high. About 35,000sqm of Grade A office 

The Government's $2.5Bn Family Homes 

F u n d  h a s  c o m m e n c e d  r e s i d e n t i a l 

development projects in Yobe and Akwa 

Ibom states, rolling out partnerships with 

Mixta Nigeria and Shelter Afrique towards 

achieving 500,000 homes by 2023 in different 

states. The Ministry of Works & Housing is 

considering raising a ₦10Trn National 

Infrastructure Bond. This is expected to 

bridge funding gaps for infrastructure and 

housing construction.  Nigeria signed a 

$3.9Bn contract with the China Railway 

Construction Corporation Limited (CRCC) to 

construct Abuja – Itakpe railway project. The 

c o n s t r u c t i o n  o f  t h e  L a g o s - I b a d a n 

expressway by Reynolds Construction 

Company (RCC) and Julius Berger is 60% 

complete. 

In 2019, the Nigeria hospitality sector 

recorded one of the highest performance 

rates in Africa. The sector now has more 

international hotel groups present or keenly 

looking to invest directly or via strategic 

partnerships. Though still plagued will a 

number of bottlenecks such as prolonged 

development periods, the coupon rates at 

completion compensate for the troubles.

space is expected to be delivered in 2020. The 

retail market has performed better in the 

past year, retail developers adjusting their 

offerings to balance out exchange rate 

fluctuations and generally sterner economic 

conditions. This has been rewarded with 

better new uptake and renewals for most 

malls across the country. Malls in tier 2 

locations have generally struggled much 

more than in big cities. It's evident a different 

approach is required to achieve the buzz 

experienced in malls such as Maryland Mall 

or The Palms – Lekki.

The institutional real estate investment 

space has not been devoid of transactions. 

Growthpoint Investec African Properties 

(GIAP) announced the successful acquisition 

of 100% of RMB Westport's Real Estate 

Development Fund Limited (RMB Westport). 

This is following capital commitments in 

extra $212M from several large institutional 

investors. African Capital Alliance (ACA) 

announced the sale of Cornerstone Tower, a 

Nigeria Real Estate Market Outlook     04|



The activities and policies of the present 

government has significantly stimulated 

manufacturing activities and this expected 

to continue to be so. This has led to 

considerable growth in the industrial  sector 

leading to demand for warehousing and 

logistics facilities. Provision of warehouse 

facilities will remain paramount to the retail 

industry as e – commerce continues to rise 

even as traditional retail improves in-sync 

with the economic and purchasing power of 

the public. The Federal Government, through 

its Nigeria Industrial Revolution Plan 

approved the establishment of seven new 

industrial parks. The Lagos State government 

secured a $629M loan for the completion of 

the Lekki Free Trade Zone, which is a 

substantial stimulant of both economic and 

real estate activities axis.in the Ibeju-Lekki 

12,000m2 office development in Victoria 

Island/Oniru, Lagos.

2020 is a much-anticipated year. It's the 

biggest horological occurrence since Y2K. 

The United States will elect a president. The 

UK will likely exit the Eurozone. Both events 

potentially having significant effects on 

Nigeria's foreign trade, investment and 

remittances. Nigeria's Insurance sector is to 

recapitalize. Same for the mortgage banks. 

Many decisions in 2020 will set the course for 

the decade and more. This report analyses 

the potential implications of these economic 

decisions and concludes with an outlook for 

2020. 

COO / Director – Real Estate Advisory Services
Lagos, Nigeria

For the first time, we will be separating the 

Banana Island and Parkview areas from the 

greater Ikoyi area to avoid the distortions 

introduced by their high prices. Data and 

analyses for Ikoyi will now be provided under 

the new title, Old Ikoyi. 

Ayo Ibaru
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THE NIGERIA 
ECONOMY IN 2019

PEC granted Nigeria a higher Op r o d u c t i o n  o u t p u t  t o 

accommodate its expanding oil 

industry. NNPC projects production of 2.5M 

barrels per day (bpd) by H1 2020 by improving 

production efficiencies, fixing pipelines and 

resolving security problems with the local 

communities .  Ongoing and planned 

projects are estimated to cost over $50Bn 

with Total (Egina field), Eni, ExxonMobil, Shell 

(Bonga South West) expected to produce 

another 1mbpd upon completion. With 

37.5Bn barrels in oil reserves, Nigeria could 

attract fresh investment should it enact the 

reforms outlined by the Petroleum Industry 

Bill. Oil prices globally continue to struggle. 

Saudi's Aramco ended the long wait and 

listed 1.5% of its shares at $25.6Bn. On one 

hand, this is the highest ever in the history of 

listings, valuing the company at $1.7Trn. On 

the other hand, this is much less than the 

projected $3Trn. 

Price of Crude Oil ($/B)                                                 Inflation (%)



Inflation rates at the beginning of Q4 – 11.6% is 

the highest since May 2018, going further 

than CBN's expectation of 6% - 9%. Nigeria's 

external reserve as at the beginning of Q4 

GDP growth was driven by agriculture, 

telecommunications and services sectors 

and averaged 1.9%. This remained stable at 

2% for H1 2019 and grew to 2.28% in Q3 as 

released by the NBS. Real GDP grew by 2.10% 

in Q1 2019 being the strongest first quarter 

growth since 2015. Half-year cumulative 

growth rate remains stable at 2.02%. In Q3, 

economic activities picked up due to the 

non-oil sector. Business activity in the oil 

sector held steady in the beginning of Q4, the 

passing of new bill that amends the oil 

production-sharing contracts by increasing 

royalty payments to the government 

suggests an increase in government revenue 

by $1.5Bn. 

was $40.5Bn slightly less than $41.9Bn 

recorded in the previous quarter. External 

reserves at the end of H1 2019 equaled 11.9 

months of import and money supply 

increased 8.2% YoY in at the close of Q3. 

Domestic credits also reflected an increase of 

36.0% YoY. Capital importation stood at 

$5.36Bn in Q3 of 2019, a 7.78% decrease on Q2 

but a growth of 87.99% when compared to Q3 

of 2018. Portfolio investments into the 

country in 2019 accounted for 55.88% of total 

capital importation.
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TOPICAL ISSUES

INSURANCE INDUSTRY 

CONSOLIDATION

This will see few indigenous insurers who will 

be strong enough to compete on a global 

scale. This will improve the industry's 

credibility and position it to attract large 

foreign firms with its ability to carry larger 

risks. For statutory reasons, 50% of the new 

minimum capital now forms part of the entry 

requirement of new insurance companies. 

Current insurers have 13 months to increase 

their minimum paid-up share capital. 

The National  Insurance Commission 

reviewed the minimum paid-up share capital 

policy for Insurance industry with a June 

2020 recapitalisation deadline. Life insurance 

companies now have a minimum paid-up 

capital  of  ₦8Bn, up f rom ₦2Bn. Re-

capital isat ion for  general  insurance 

companies is ₦10Bn, up f rom ₦3Bn. 

Composite insurance companies now need 

₦18Bn to underwrite businesses from ₦5Bn 

minimum capital.

BREXIT

Britain was designated to exit the European 

Union by October 31 2019, but requested an 

extension of the deadline. One of the biggest 

risks to Nigeria might be a shift in attention of 

corporations and portfolio managers to the 

The long-term impact of Brexit will depend 

on the withdrawal agreement. Per the 

Financial Times, there were 759 international 

agreements spanning 168 non-EU countries 

that the UK would no longer be a party to 

upon leaving the EU. The problem in UK 

economy based on the lingering exit from 

the European Union and the almost 

inevitable disarray as the UK renegotiates its 

trade agreements, would most l ikely 

negatively affect the trade market. This will 

extend to foreign direct investment and 

other determinants of Economic growth 

including Nigerian remittances. Nigeria is 

UK's second largest export market in Africa 

with trade at $8.3Bn. The UK is one of 

Nigeria 's  leading sources of  foreign 

investment, with assets worth over $1.4Bn.



BORDER CLOSURE

Brexit situation – as some firms might be less 

keen on external investing. The UK has earlier 

shown interest in improving Nigeria's 

security issues, drawing international 

attention to the terrorist group; Boko Haram. 

With BREXIT, there is the risk that the U.K 

would become less interested.

In an attempt to end the weapons and 

smuggling epidemic and the importation of 

r i c e  a n d  o t h e r  g o o d s ,  t h e  F e d e r a l 

Government took to a partial border closure. 

Neighbouring countries are being accused of 

v i o l a t i o n s  o f  E C O WA S  p r o t o c o l  o n 

transportation. Food imports were also 

affected, and became the main reason for 

the public outcry. Rice, a staple of homes, 

offices and entertainment centres was 

affected. Nigeria spends an average of $22Bn 

annually on food imports. Rice, accounts for 

$1.65Bn of this. Source nations as Vietnam 

have complained. So have neighbouring 

countries looking to export their wares to 

Africa's largest market – Togo, Benin, Cote 

d'Ivoire and Ghana.

Local rice farmers report patronage so high 

that their inability to meet the nation's 

demand is made even more glaring. There 

are 82M ha of arable land across the country. 

5M ha is suitable for growing rice but only 

3.2M hectares is being used, producing 3.7MT 

But rice has not been the only item affected. 

The Department of Petroleum Resources 

(DPR), suggests that 400 of the 1,323 fuel 

stations operating at border communities 

are illegal. The border closure has led to 

supply reductions, which should be picked 

up by stations operating legally. The 

government launched “Operation White” to 

e n s u r e  t r a n s p a r e n c y  i n  p e t r o l e u m 

consumption and distribution. The closure 

will last till at least January 31, 2020.

Recent developments suggest Af rican 

countries are unprepared to implement the 

African Continental Free Trade Area (AFCTA) 

expected to grow intra-African trade by 

53.2%. Also, freedom of movement treaties 

signed under the Economic Community of 

West African States (ECOWAS). Agriculture 

Agriculture contributed 25.88% to the 

country's GDP in Q3 2019. 75% of Nigerians 

are into agriculture and the border closure is 

expected to create more jobs while growing 

the agriculture industry.

per anum. This meets circa 50% of domestic 

demand. The government could provide 

fi n a n c i a l  s u p p o r t  e a r l i e r  t h a n  t h e 

August/September timelines as this is the 

end of rice production season when the 

damage caused by poor planting practices 

have already taken effect. Providing more 

credit, equipment, and tax waivers is a 

possible way to go.
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ECONOMIC ADVISORY COUNCIL

contributed 25.88% to the country's GDP in 

Q3 2019. 75% of Nigerians are into agriculture 

and the border closure is anticipated to 

create more jobs while growing the 

agriculture industry.

ECONOMIC EFFECTS OF XENOPHOBIA

The retail market accounts for 16% of Nigeria's 

GDP with a growth opportunity of $60Bn by 

2020. The anti-foreigner attack in South 

Africa triggered violence, and widespread 

looting of South African owned brands 

Shoprite, MTN, and PEP stores amongst 

others in their various locations in Nigeria. 

This resulted in a temporary shutdown of the 

stores and the South African embassy in 

Lagos and Abuja. Pan-Af rican clothing 

retailer Pepkor Holdings Ltd closed 21 stores 

in Lagos as a result of the resulting looting. 

About 600 Nigerians returned after the 

attack. The government responded by 

pulling out of the World Economic Forum 

meeting and recalled its ambassador. The 

South Af rican Government has since 

apologised.

To improve the nation's economic prospects, 

advise the President on economic policy, 

fiscal analysis, economic growth and global 

economic issues the Federal Government 

THE 2020 NATIONAL BUDGET

The 2020 national budget of ₦10.33Trn was 

passed into law in December, returning the 

budget to the January to December cycle. 

The allocation to the federal ministry for 

works and housing for capital expenditures is 

₦262Bn making it the highest projected 

allocation in the 2020 proposed budget. In 

addition to that, key expenditures captured 

in MTEF provides ₦272Bn transfers to the 

Te r t i a r y  E d u c a t i o n  T r u s t  F u n d  f o r 

i n f r a s t r u c t u r e  p r o j e c t s  i n  Te r t i a r y 

institutions. The priority of developmental 

capital allocation over the administrative 

capital and other aspects of recurrent 

establ i shed the  Economic  Adv isor y 

Committee. A key objective of the Economic 

Advisory council is to ensure that the 

Nigerian economy is put on the path of 

consistent economic growth and will be 

headed by Prof. Doyin Salami, a senior 

lecturer at Lagos Business School and former 

member of Monetary Policy Committee. 

This ends the President's operating without a 

National Economic Adviser, a situation many 

analysts believe contributed economy's 

inability to record sustained growth. It is 

believed that with quality of the team and 

cooperation from the federal government 

many challenges of the Nigerian economy 

will be a thing of the past.
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expenditure cannot be overstated. 

CENTRAL BANK

The Central bank directed commercial banks 

to increase their loan-to-deposit (LDR) ratio 

to a minimum of 60% with a September 

deadline. This was to encourage the giving of 

loans. Erring banks paid $1.4Bn in fines. The 

LDR was reviewed to 65% and the deadline 

extended to December 31, all to guide 

commercial banks into supporting its efforts 

at growing the economy. In their defense, 

Banks typically refuse lending to small 

businesses because of high recovery costs – 

another challenge that has been accepted by 

Startups who now lend, even though they 

charge higher interest rates. The Apex Bank 

issued licenses to 15 mobile money operators 

to increase financial inclusion, releasing 

Much depends on adherence to the fiscal 

rules by the political leaders, the capacity for 

taking complex decis ions and their 

operations as government can concretely 

regulate its finances if due process is 

substantially impaired. It is sensible that the 

federal government pursues more funds to 

invest in this sector through PPPs or more 

capable investors. Also, the need to adjust in 

and proper enforcement of the National 

Housing Fund and its policies should be a 

priority as it seeks to meet up with housing 

needs and demands.

THE P & ID JUDGEMENT

In 2010, 30-year British Virgin Islands-based 

engineering firm, Process & Industrial 

Development (P&ID) Limited, entered a 20-

year gas contract with Nigeria to refine 

natural gas, hitherto flared. P&ID would sell 

the by-products of on the international 

market. But the contract was never executed 

and in 2012, P&ID sued Nigeria on grounds of 

breach of contract and won a $6.6Bn 

settlement in August 2019. This rose to 

$9.6Bn due to accrued interest.

On September 19, 2019, an Abuja Federal 

H i g h  C o u r t  c o n v i c t e d  t w o  P & I D 

representatives of money laundering, abuse 

of office and economic sabotage, ordering 

P&ID to forfeit all its assets to the Nigerian 

government. The company representatives 

pleaded guilty to 11 counts of fraud, money 

laundering, tax evasion among other 

charges. The UK court has since ordered the  

Nigerian Government to pay $200M. It also 

ordered a stay of execution of the judgment 

and granted its request for appeal in October. 

The Federal Government has since complied 

with the order as it is a condition for hearing 

its appeal against the $9.2Bn judgement.

guidelines for mobile money services to 

resolve the concentration of agents in the 

urban areas. 
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INVESTMENT 
MARKETS

The value of foreign investment into the 

country was $5.37Bn as of Q3, a 7.7% decline 

from the $5.82Bn received in Q2 and $8.48Bn 

received in Q1. Still, these investments are an 

improvement on figures recorded over the 

last 2 years. $19.67Bn in total came in over the 

first 9-months of the year. 47.5% of the foreign 

FIXED INCOME AND MONEY MARKETS investment into Nigeria went into money 

market instruments as investors can borrow 

at almost 0% in their home country and then 

buy Treasury Bills paying double digit 

interest rates. Asides other things, this has 

contributed to Nigeria's debt to GDP ratio – 

which has increased to 28% (even though, 

this is lower than the average ratio recorded 

in sub-Saharan Africa).

Source: PENCOM

Nigerian Pension Fund Assets as at 31st June 2017, 2018 and 2019 (₦'Bn)

2017 2018 2019



Money market rates were slightly higher at 

the beginning of Q4 when compared to Q3 as 

provisions for bonds and retail FX debts were 

made. The Open Buy Back (OBB) at the 

beginning of Q4, closed at 6%, with market 

liquidity an estimated ₦450Bn. While 

looking to bonds as an alternative asset, the 

reaction of local investors to the new CBN's 

OMO regulations that prohibits non-bank 

local investors from participating in its open 

market operations had the bond market 

maintaining its rates towards the end of the 

year. Consequently, there are more T-bills 

transactions in the primary market resulting 

from the actions of investors replacing long 

term bills with short-term bills.

Total pension assets as at Q3 was ₦9.36Trn. 

₦30.14Bn of the funds have been invested in 

infrastructure bonds and ₦6.62Trn in the 

Federal Government Bonds. This is likely to 

help close the funding gap and challenges 

a s s o c i a te d  w i t h  c o n s t r u c t i o n s  a n d 

completion of road infrastructures in Nigeria.

The National Pension Commission is 

revisiting its position for investing pension 

funds in infrastructure even though a recent 

poll put public sentiment at 83% not in favour 

of directing pension funds to infrastructure 

development. Not skipping a beat, the 

minister of works and housing proposed a 

₦10Trn Infrastructure Bond.

EQUITIES

A commodities ecosystem workgroup was 

initiated by the Securities and Exchange 

Commission as part of efforts to build a 

commodities market. The commission is also 

developing a Risk based supervisory system 

to improve market confidence. The rules for a 

strong derivatives market are also in the 

works. Of the foreign investments received in 

Q3, $358.19M went to the equities market a 

QoQ growth of 27.91% and 9.20% growth YoY.
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The All Share Index (ASI) had negative shed of 

2.8% in January 2019 and had increased by 

0.17% in October. Market capitalisation 

reached ₦12.83Trn. The NSE in July 2019 

announced the admission of the third most 

capitalised firm in Nigeria - Airtel Africa, to 

the main board. The firm listed ₦3.75Bn 

shares at an offer price of ₦363 per ordinary 

share (Nigeria) and £0.8 per ordinary share 

(London). At time of listing, it added ₦1.36Trn 

to the NSE's market capitalisation.
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Nigeria Bureau of Statistics
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REAL ESTATE 
SUMMARY 

he real estate landscape in Nigeria is Tphysically growing. There are about 5 

large scale “New City” projects 

currently underway. This is not considering 

the numerous smaller private estates on 

display in most states of the country. These 

new cities include Alara City, Eko Atlantic City 

and Orange Island. Across the country new 

cities will cover 25 million sqm of land when 

complete. These new towns are poised to 

benefit the government, private businesses 

and players in the built environment who 

stand to profit from the city construction 

boom – taxes, better workspaces and 

Construction activities are one of the highest 

employers of labour and critical to the 

economic development of countries. 

Construction contributes 13% to global GDP 

and is a $10Trn a-year industry. In Nigeria, 

t h o u g h  g r ow i n g  c o n s t r u c t i o n  o n l y 

contributes 5% to GDP industry but 

incumbents, new entrants, and investors 

alike are realizing the potential of technology 

to accelerate projects, reduce costs, and 

improve safety in construction.

ecofriendly developments to mention a few 

advantages.

NSE ASI Returns (%)



But fraud and lack of transparency have 

continued to stunt growth of the sector. To 

curb this, the Lagos state government 

launched a real estate transactions portal to 

reduce fraudulent practices in the real estate 

business. This initiative is expected to stall the 

activities of insincere landlords, developers, 

as well as dishonest buyers and renters too by 

ensuring all parties are registered before they 

can transact.

The Lagos state government is reviewing the 

survey law in order to reduce the incidence of 

land disputes arising from land surveying. 

FrieslandCampina & Niger State signed an 

LAND 

MoU for milk production - 10,000 hectares of 

land at the Bobi grazing reserve in the State. 

Land values in Lagos appreciated along the 

Agungi, Abraham Adesanya and Sangotedo 

axis by 14% and 31% respectively. The prices 

are attributed to the developments in the 

Lekki Free Trade Zone. Speculation is one of 

the factors driving land price growth 

especially as the Dangote refinery nears 

completion. Old Ikoyi recorded a YoY increase 

of 20% from ₦363,000/sqm to ₦436,667/sqm 

on average. Ikeja GRA and Magodo on the 

mainland are one of the upper-class markets 

with Magodo recording an increase of 6% 

from an average land price of ₦110,000/sqm 

in 2018 to ₦116,700/sqm in 2019.
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INFRASTRUCTURE

The National Integrated Inf rastructure 

Master Plan (NIIMP) estimates that Nigeria 

requires $3Trn over a 30-year period - $100Bn 

yearly to close the infrastructure gap. The 

perennially defiant Apapa road has been 

taken up by the Dangote Group at an 

est imated ₦73Bn.  The  10 - lane  dual 

carriageway is expected to be completed in 

15 months. Delayed NLNG plant project – the 

Train 7 project,  will be raising $7Bn for the 

next phase of expansion. Valued at $12Bn, the 

project seeks to increase the production of 

liquefied natural gas f rom 22MTPA to 

30MTPA (Million Tonnes Per Annum). The 

Second Niger Bridge made it to the 2018 and 

2019 national budgets. Construction is by 

Julius Berger and a quarter of the bridge was 

completed in August. 

A series of delays in importing steel and 

equipment pushed the completion of 

Dangote's refinery back by at least one year. 

U p o n  c o m p l e t i o n ,  t h e  6 5 0 , 0 0 0 b p d 

integrated refinery will double Nigeria's 

refining capacity. Analysts project national 

savings on expenditure in exporting crude oil 

and importing finished products. Funds 

allocated to subsidies would also be saved 

and possibly injected into the economy. 

Shell's Bonga South West $10Bn Deepwater 

oil field, should have been completed but for 

shifting oil prices. The 225,000bpd project will 

have floating production, storage and 

offloading (FPSO) facility. Project owners are 

hopeful of a 2020 finish.

The $1.5Bn Lagos-Ibadan rail project was 

contracted to China Civil Engineering 

Construction Corporation in 2012 for 

completion in 2016. Due to delays caused by 

insecurity, completion is now expected in 2020. 

The 156km standard-gauge railway will assist in 

opening up new areas to development, 

decongesting the roads in Lagos, as it will link 

with the city's port of Apapa. 

The Lagos State Government signed $629M 

in financing with the China Development 

Bank for the development of the Lekki Deep 

Seaport. It will have two 680-metre container 

docks at 16.5-metre water depth. Phase 1 will 

have an annual handling capacity of 1.2M TEU 

(twenty-foot equivalent unit), which will 

increase to 2.5M TEU upon Phase 2's 

Tolaram Group, manufacturers of Indomie 

noodles is investing $1.1Bn to build possibly 

the biggest and busiest port in West Africa. 

$630M was sourced f rom the China 

Development Bank, and $470M was gotten 

in the form of equity from China Harbour 

Engineering Company. The state-owned 

engineering will construct the port. The 

project will be co-owned by Tolaram Group 

(22 .5%) ,  China Harbour  Engineering 

Company: (52.2%), Lagos State Government: 

20% and the Nigerian Ports Authority (5%)
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completion.

The NNPC secured US $1.16 grant from the 

United States Trade and Development 

Agency (USTDA) as part funding for the 

NNPC-Abuja Independent Power Project 

(IPP).  The IPP is intended to generate 

1,350MW of electricity. Niger Delta Power 

Holding Company (NDPHC) is on course to 

complete the construction of 2 power 

g e n e r a t i o n  p l a n t s .  T h e  A b i a  S t a t e 

Government also received $430M in support 

from the African Development Bank (AFDB), 

private investors and other multilateral 

financial institutions to develop the Enyimba 

Economic City (EEC).

Nigeria and China Railway Construction 

Corporation Limited (CRCC) signed a $3.9Bn 

agreement for the construction of Abuja-

Itakpe railway. Dangote Construction and 

Brazilian company Andrade Gutierrez built a 

24km concrete road connecting Kabba and 

Obajama - Nigeria's longest concrete road. 

Estimates are that 524 road projects were 

ongoing in the country; 4 multilateral-funded 

road projects, 81 under the Presidential 

Infrastructural Development Fund and 45 

others being funded under the Sukuk Bond.

The construction sector's real growth rate 

grew by 2.37% YoY in Q3 2019, higher by 1.83% 

points from Q3 2018. There was an increase of 

1.71% points compared to the Q2 2019. QoQ, 

the sector moved by -25.99% in real terms, 

lower (by -38.11%) than the 12.12% recorded in 

Q2 2019. Its contribution to total real GDP was 

3.01% in Q3 2019; same as its contribution in 

Q3 2018, but lower than in the preceding 

quarter where it contributed 4.45%.

The property market in Lagos was one of the 

first to recover from the recession. Land 

prices increased in Lagos with prime areas - 

Victoria Island and Old Ikoyi growing by 11.3% 

and 20% YoY. Land in Agungi grew by an 

estimated 18.9%. The Sangotedo area, a 

lea din g ben eficiar y  o f  th e  on goin g 

development in the Lagos Free Trade Zone 

and estimated to have increased by 21% in 

2018 has continued to increase in value with 

the completion of gated communities and 

medium sized retail stores.

RESIDENTIAL
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House prices in Sangotedo grew by 18% YoY, 

followed by Ibeju Lekki, which increased by 

12%. Prices in Lekki, Ajah, Gbagada, Surulere, 

and Yaba  have been stable over the last one 

year. In Ikoyi, prices of a 3 - Bedroom 

apartment averaged ₦140M in H2 2018. The 

biggest decline in house prices was in 

Ikorodu (-25%), followed by Ikeja (-16.7%), 

Alimosho (-10.7%), Isolo (-9.1%), and Victoria 

Island (-8.7%).
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Land Prices psm (₦’000)

Source: Northcourt

Land Prices psm (₦’000)

Average Rent per Anum (₦’M Average Rent Prices (₦'000)
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A new city development on the outskirts of 

Construction of a residential 48-unit project 

i n  O g u d u  G R A  ex te n s i o n  by  D i re c t 

Construction Limited and the Lagos State 

Development Property Corporation (LSDPC) 

has started. Sustainability initiatives have 

a l s o  i n c r e a s e d  i n  L a g o s  –  A r c t i c 

Inf rastructure,  Heinrich Siftung and 

D e v e l o p m e n t  E n v i s i o n  s t a r t e d  a 

regeneration project in Adeniji Adele Estate - 

120 blocks of low income 2 and bedroom 

apartments.

Epe, Alaro City (a partnership between 

Rendevour and the Lagos state government) 

is estimated to cost $249M. Plots of land in 

phase 1 are already sold out. Ongoing 

projects in Lagos include Bluewater Lagos 

and Bayview Estate - both situated on the 

Lekki corridor, with estimated completion 

dates as Q4 2019 & Q2 2020 respectively. 

Currently, Lekki Phase 1 has a concentration 

of both residential, office and retail markets. 

The residential market accounts for 53% of 

the uses in the entire market.
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Average Sale Prices - (₦’M) 

4 bed3 bed

Source: Northcourt

To take advantage of the demand for 1 bed 

apartments in the Lekki Phase 1 and Victoria 

Island areas, landlords have begun to 

remodel the larger houses, usually with 4 

rooms and above, and leasing them out as 

studios and 1-beds. Affordable housing, 

student housing and rent-to-buy schemes 

with flexible payment terms are equally in 

demand as consumers navigate the 

challenging economy. 

To expatiate, co-living – an arrangement 

w h e r e  t e n a n t s  s t a y  i n  m u l t i - r o o m 

apartments (some of which not originally 

built as such) are here to stay. They make 

economic sense and meet the prestige and 

convenience needs of tenants. Landlords 

maximise rent collection. Co-living is 

growing quickly in part because developers 

are yet to fully respond to the demand for 

Studios, 1 and 2 Beds.



In Q4 2019, vacancy rates in Yaba, Magodo 

Phase 2 and Ikeja GRA were 5%, 4%, and 10% 

respectively an increase from 2%, 1% and 4% 

respectively recorded in H1 2019. Surulere and 

Lekki Phase 1 had vacancy rates of 10% and 

16%, a decline from 22% and 18% reflecting 

the conversions to f rom residential to 

commercial use. Sisi Paris on Bourdillon road 

Technology is enabling more aspects of the 

real estate value chain. Global investment in 

property technology has grown from $1.4Bn 

in 2011 to $13.7Bn. Developers are leveraging 

technology in the construct ion and 

management of buildings, to meet up with 

security and sustainability requirements as 

well as to reduce both costs and construction 

times. 
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Vacancy Rates

Source: Northcourt
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and No. 21 Temple Road both in Old Ikoyi 

were completed and joined the list of luxury 

apartments in Lagos.

PPP arrangements for the development of 

residential apartments across 34 states 

under the National Housing Programme has 

led to the development of 1,020 studio, 1 to 3-

bed apartments in Ogun, 767 in Kano, 580 in 

Nasarawa and 620 apartments in Delta state 

have been completed. Agreements have 

been signed for the development of housing 

in Northern Nigeria – Borno (4,900), Yobe 

(3,600), Adamawa (2,000) and Bauchi states 

(2,500). 
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Average Sales Price South-South (₦'M)

Average Lease Prices South South  (₦'000)

Source: 
Northcourt

Prices of Building Materials (₦)

Source: 

Northcourt, 

Castles Magazine



The FHF is an initiative of the Federal Ministry 

of Finance and the and the Nigerian 

Sovereign Wealth Fund established in 

September 2016 to raise ₦1Trn ($2.5Bn). The 

Fund aims to match the ₦500Bn in 

allocations from Federal Government with a 

similar sum raised through private funding. 

By 2018 the FHF had delivered approximately 

3,700 new homes. FHF has also signed 

f ramework agreements with Echostone 

Nigeria Limited and Mixta Africa Limited to 

deve lop  200,000 uni ts  an d inten ds 

developing 500,000 homes valued at ₦1.3Trn 

by 2023.

K a n o ' s  m i x e d - u s e  d e v e l o p m e n t s  – 

Kwankwasiyya and Amana Cities are yet to 

achieve strong occupancy levels due to high 

acquisition prices. Plans for the construction 

of Awka's new Millennium city covering 

about 600 plots, estimated to cost ₦13.9Bn 

are also ongoing. Conversions have improved 

property values in parts of Akure, capital city 

of Ondo even though inf rastructure is 

required to further improve demand. 

Complimentary services and a strong 

nightlife culture drive residential demand in 

Ilorin, capital city of Kwara state (also 

considered one of the cheapest places to live) 

with fair rental values. New estates in eastern 

trade city – Owerri reflect attempts by 

developers to meet the growing demand for 

apartments. Vacancy rates in Imo housing 

estate, Umuguma, Akanawu and Federal 

Housing Estate are currently low.
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Av. Sales Price North-West (₦'M)

Av. Lease Price North-West (₦'000) 

Source: Northcourt

Av. Sales Price South-West (₦'M)

Source: Northcourt



Av. Sales Price South-West (₦'M) Av. Lease Price North-Central (₦'000)

Federal Low-cost housing estate, Gombe 

state is becoming gentrified as erstwhile 

high-end areas - Old GRA and New GRA 

record reduced leasing activity due to high 

rents. Rents for 2 bed apartments in Buhari 

Quarters have increased due to improved 

demand. Occupancy levels have remained 

high in various government estates due to 

their low-moderate pricing. Government 

residential schemes in Adamawa and 

Gombe states have become privatised with 

civil servants given the opportunity to 

become homeowners.

There is a clear demand for studios, 1 and 2-

bedroom apartments - caused by the 

existing undersupply. 1% of the apartments in 

Lekki Phase 1 are 1-Bedrooms/studios while 

9% are 2-Bedrooms. This demand is also due 

to the shifts to a younger demography who 

typically need less occupational space. There 

is also demand fueled by the growing 

business  community  and landlords ' 

hesitancy to reduce rents, we also observed a 

demand for 4 Bedrooms and above for 

conversion to commercial use. As discussed 

earlier in this report, these apartments have 

been converted to commercial use – office 

and retail (stores, shops, supermarkets and 

malls). Landlords have come to realise more 

value f rom this than leasing out their 

apartments for residential use.
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Av. Sales Price South-East (₦'M) Av. Lease Price South-East (₦'000) 

Planned New Cities - Africa ($'Bn)

The World Bank suggests that the nation's 

housing deficit is growing at 20% a year. Most 

new housing caters to upper income 

households, as middle and lower income 

projects are not as profitable. The need for 

affordable housing by lower income 

households in urban areas is now more 

pressing. 

As of 2018, almost 50% of the Nigeria's 

population lives in cities. 80% of this urban 

population lives in substandard conditions – 

weak infrastructure, insecurity and high 

costs of living. Adverse macroeconomic 

conditions, unyielding government policies, 

inefficient land administration, access to 

financing, low disposable income and the 

challenges around foreclosure inhibit 

affordable housing. Property developers 

Source: Northcourt

Source: Quartz Africa
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need public support to guarantee their 

investments before private capital will come 

in. Demonstrating a profitable model to the 

private sector will be critical to unlock private 

investment.

Residential Vacancy Rates

Source: Northcourt

Detached and semi-detached houses in 

Bompai and Nasarawa, Kano GRA are 3+ 

bedrooms a result of the culturally large 

family sizes. 3 - Bedroom bungalows in the 

GRAs range from ₦1.5M - ₦2M. 4 - Bedroom 

detached and semi-detached houses range 

from ₦3M - ₦3.5M and 5 - Bedroom detached 

and semi-detached houses are taken off the 

market at ₦2.5M - ₦3M. 5 - Bedroom houses 

have lower rental values than 4-beds 

because demand for 5-beds are low, staying 

on the market for over a year. This is because 

most 5 - Bedroom houses are owner 

occupied and are only placed on the market 

when landlords change primary residence. 2-

beds in the GRAs range from ₦1.2M - ₦1.5M.

Lagos Mainland: High Income Areas – Av. Rent per anum (₦'M)

Source: Northcourt



Nasarawa and Bompai GRAs have 25 and 3 

units of owner-occupied detached houses 

respectively in the pipeline with completion 

expected within the next 24 months. 

Construction activities in both markets are 

reflective of housing ownership structure. 

While 1 and 2 bed apartments are more in 

demand across all neighbourhoods in Lagos, 

this is not the case in Kano. Annual rents for 2-

beds in Sabon Gari average ₦300,000 but 

apartment blocks have insufficient parking 

space and are not well ventilated. With a high 

population densities and low-income 

earners, this market is mostly flats. The 

Gwarzo market area is a student community 

(Kano Polytechnic and the Bayero University 

Kano) with 1 and 2 - Bedroom apartments. 1 

Bedroom apartments range from ₦80,000 - 

₦120,000. 2 - Bedrooms range between 

₦150,000 - ₦200,000.

In the Badawa layout market, housing units 

attract 50 - 60% more in rental values than at 

Sabon Gari market area. Bounded by 

Sardauna crescent and Lamido road the 

Badawa Layout market has grown to serve as 

an alternative market for tenants who can't 

afford high-brow living in Nasarawa GRA. 2 

and 3 - Bedroom apartments range between 

₦250,000 - ₦350,000 and ₦300,000 - 

₦500,000 respectively.
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Lagos: Select Gated Communities – Av. 2 & 3 Bed Rent per anum (₦'M)

Source: Northcourt

Grade A office price range between $450psm 

and $700psm in Victoria Island and Old Ikoyi. 

To allow for ease in taking up Grade A office 

spaces, landlords have kept with most of the 

incentives initiated during the 2016/17 

OFFICE recession – rent free fit out periods, back-end 

rent payments and the like. Ongoing office 

developments include Famfa Towers (Old 

Ikoyi), Pacific Towers (Victoria Island) and the 

British Chamber of Commerce (Lekki Phase 

1). As the Grade A office space market has 

continued to look for new ways to reduce its 



The Cornerstone Head Office building at 

Oniru was completed, adding 12,000m2 to 

the office space market. It was subsequently 

sold to Emerty for an undisclosed amount. 

Tek Experts will be moving in from their 

current location – the Wings complex. 

Greystone Towers, Victoria Island was also 

completed, adding 11,190m2 of office space. 

Corporates and internationals willing to take 

office spaces look out for green factors which 

enjoy water and energy efficiency and saves 

on maintenance costs. Businesses that 

cannot afford space in Grade A buildings are 

m o v i n g  i n t o  c o n v e r t e d  r e s i d e n t i a l 

apartments.
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Vacancy Rates

Source: Northcourt

Average rent/sqm ($)

Source: Northcourt

Owner occupier developments - Dangote's 

head office and Famfa Tower are expected 

additions between 2020 and 2023. Activity 

has slowed significantly in the office market 

with the supply of 36,507sqm new office 

space in 2019. Grade A offices are becoming 

more open to co-working type partnership 

arrangements. Vacancies are reducing even 



though rental figures are average $490 psm. 

The provision of parking for a minimum of 1 – 

50 cars, HSSE, green features and modern 

amenities remain key drivers for the 

occupiers in this high market. Rents are 

showing some level of stability. Though, an 

increase in supply wil l  l ikely exert a 

downward pressure on rents. Landlords may 

need to extend payment term flexibility to 

include profit sharing as well as partnering 

with co-working service providers in 

reducing vacancy rates in the Grade A 

spaces.
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Co-working Spaces

Source: Northcourt

In Abuja, most of the offices are purpose built 

or occupied by governments agencies, and 

Non – Governmental Organisations (NGOs). 

R e n t  p r i c e s  i n  M a i t a m a  a ve r a g e  i s 

₦50,000/sqm. More commercial activity has 

been a major driver for rent increase in the 

Abuja market. The co-working market is 

growing with more service providers 

creating products to meet the needs of 

corporates and start-ups who desire smaller 

spaces. This growth is also driven by 

partnerships with private firms, state 

governments and international agencies.

Average Office Rents (₦'000/sqm)

Source: Northcourt



Recent studies have concluded that Foreign 

Direct Investment into the Nigerian 

commercial real estate sector has compared 

favourably to the global  benchmark 

p e r f o r m a n c e .  A n  i m p r o v e m e n t  i n 

co m m e rc i a l  p ro p e r ty  m a n a g e m e n t 

practices is required to ensure decent returns 

to investors, and invariably improve property 

yields. While capital growth rate of foreign 

commercial properties in Nigeria performed 

better than the global benchmark, owners 

and managers have to ensure that their real 

estate investments remain competitiveness 

in a dynamic environment as ours. 
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Office Pipeline

Source: Northcourt

Having recorded yields of 5.88% over the last 

25 years, global REITs are currently worth an 

estimated $3Trn. This has increased by $1Trn 

over the last 3 years. With 48 listed REITs, 

South Africa has the largest REITs market 

accounting for 98% of total Africa REIT 

market – by market capitalisation. In 2007, 

Nigeria's first REIT – Skye Shelter Fund REIT 



was established with a ₦2Bn IPO. This was 

followed by Union Homes Hybrid REITs in 

20 0 8  w i t h  a n  I P O  o f  ₦ 5 0 B n .  U PD C 

introduced their REIT in 2013 with a ₦30Bn 

IPO.

The REITs market today is an estimated 

$69.2M. Half-year results for Skye Shelter's 

REIT recorded a 0.85% increase in total 

income to ₦111.2M, no vacancies in the 

underlying assets - but with yields of 2.91%. 

Total income from Union Homes' REIT for the 

same period was ₦235.9M – a 7.91% decrease 

YoY. Rental yields are 4.75%. UPDC's REIT 

operates a diversified strategy portfolio 

cutting across residential, office, student 

housing, industrial including mixed-use 

properties which is reflected in the highest 

yield amongst the listed REITs companies – 

5.19%.

Nigeria Real Estate Market Outlook     37|

Nigeria REITs Property Distribution Across Various Cities

Source: Northcourt

The market for industrial space is a landlord's 

market. Rents are paid in local currency, 

In 2018, 40% of businesses situated around 

Apapa, Tincan and Snake Islands either 

reduced operations or shut down activities 

due to the bad roads and consequent traffic 

congestion which has consistently reduced 

warehouse rents. 

INDUSTRIAL multiple years in advance. Warehouses are 

leased out with tenants carrying the costs of 

bringing the warehouses to modern 

standards. Most often tenants handle the 

cost of all repairs. Warehouses prices range 

f r o m  ₦ 1 4 , 5 0 0 p s m / a n n u m  t o 

₦20,000psm/annum with contract terms 

stacked in favour of the Landlord and rarely 

having any break clauses or rent-free periods. 

Where applicable, escalation is annual and 



pegged to inflation or an agreed percentage 

usually 5% - 10%. Caution deposit, service 

charge, lighting of common areas etc are 

charged 10% – 20% of annual rent paid.

The few Grade A warehouses that exist are 

built and run by multinationals who then 

l ea s e  exce s s  s p a ce  f ro m  ₦ 1 5 ,0 0 0  – 

₦25,000psm/annum net of all taxes and 

statutory deductions. Currently, most 

warehouses are commodity warehouses 

used for  per ishable  i tems .  Grade A 

warehouses/facilities are usually purpose 

built by the companies that use them and 

lease out excess space. These have features 

such as power and security, ambient and 

temperature-controlled capabilities, racking 

(which tends to be inefficiently done). And as 

e-commerce continues to grow and the 

number of available products increases with 

customers demanding shorter delivery 

times, the proximity of warehouse facilities to 

c o n s u m e r s  w i l l  b e c o m e  a  p r i o r i t y 

consideration and fuel the need for modern 

industrial space.
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Purchasing Managers' Index – 1Yr trend

Source: CBN

Purchasing Managers Index (PMI) improved 

from 57.1 points in February 2019 to 58.2 

points in October 2019 with modest growth 

in the private sector. The reading for October 

2019 was higher than the average reading for 

the last four quarters - 58.02 and the highest 

increase was observed in the production 

levels, new orders and inventories of 

manufactured items. A renewed focus on 

domestic infrastructure and a move away 

from imports are stimulating expansion in 

the manufacturing sector in the country. 



Nigeria: Logistics Performance Index Ranking

Source: World Bank

But Nigeria's Logistics Performance Index 

(LPI) tells a different story. The LPI is a 

benchmarking tool for evaluating supply 

chain efficiency in 160 economies released 

every 2 years from 2010 by the World bank. 

Nigeria declined from 75 in 2014 to 110 in 2018 

due to inefficient clearing processes and 

poor logistics services quality. Nigeria 

logistics market is however expected to cross 

the $1.5Bn mark by 2023. There are plans to 

build the Lekki Lagos Airport on 3,000 

hectares and a Deep Sea Port project 

estimated to cost $1.5Bn. Completion is 

projected for 2020.

Niger ia ' s  Internat ional  Breweries  i s 

concluding plans on a ₦123Bn investment 

from Belgian company, AB InBev to expand its 

footprint across Nigeria and other markets in 

sub-Saharan Africa. In line with the expected 

take-off of the AfCFTA agreement, the African 

Gerawa Global limited ramped up its 

production of vegetable oil as Dangote 

launched a ₦3Bn high-tech greenhouse 

nursery in Kano, as part of Dangote Tomatoes 

Newly completed King's Flour Mill in Akwa 

Ibom state started test production with a 

capacity of 500 tons of wheat and 400 tons of 

flour per day. The Edo State government has 

secured a $200M investment for its textiles 

industry at the Benin Enterprise and 

Industrial Park, Benin city. Nigeria SEZ 

Investment Company is also bidding to raise 

$250M to develop Free Trade Zones in 

Katsina, Abia and Lagos States. 

Export-Import Bank (Afreximbank) will be 

allocating $500M stimulation fund to support 

local manufacturers and exporters - out of the 

$1Bn Nigeria-Africa Trade and Investment 

Promotion Programme (NATIPP) financing 

fund.
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Processing Plant, which will facilitate 

production of high quality seedlings capable 

of stopping over $350M spent annually on 

tomato importation. This is the first and 

largest in West Africa. Discussions with the 

CBN are ongoing for enhancing the cotton 

industrial value chain – and with investors for 

the Kano State Bulk Electricity Trading 

Company.

A g i l i t y  Wa r e h o u s i n g  c o m p l e t e d  a 

500,000sqm capacity warehouse near 

Lagos-Ibadan expressway in Lagos. Crown 

Flour Mills Limited, the Nigerian subsidiary of 

Olam International acquired Dangote Flour 

Mills for ₦120Bn. The Federal Government 

(FG) approved the establishment of seven 

new industrial parks as part of the Nigerian 

Industrial Revolution plan and will be located 

in Lagos, Edo State, Kwara, Sokoto, Gombe 

The hospitality market is expected to grow by 

5% YoY. Nigeria had the second largest hotel 

pipelines in Africa after Egypt with 7,940 

rooms in 2019. The pipeline in Nigeria has 

fallen by 17% compared to YoY due to a 

cleaning out of 11 deals comprising 2,100 

rooms, and a reduction in activities as the  

economy is yet to fully recover. There are 49 

hotel projects in Nigeria’s pipeline, 25 of 

which have stalled. Lagos homeowners are 

prividing Airbnb rentals to fill the gap. The 

state is among the eight fastest growing 

Airbnb market in the World. Increasing the 

supply of short-term travel accommodation 

is solving a pressing economic problem. 

HOSPITALITY

and Ebonyi states. Free Trade Zones Ilorin, 

Makurdi, and Sokoto are near completion.
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2019 Hotel Chain Development Pipeline - Select African Countries

Source: W Hospitality Group



Institutional perspectives on third-world 

hotel investments and the difficulty in debt 

management are major challenges to the 

development of the sector. In terms of room 

revenue, Nigeria is expected to be the fastest 

growing hotel market in Africa in the next 

five years. Tsogo Sun Hotels group plans to 

apply cash resources generated during its 

initial 15 months post the listing towards 

settling its $85M offshore debt related to 

acquis i t ions  in  the UK,  Nigeria  and 

Mozambique. Increased conversions from 

residential to hospitality is projected to 

increase in Port Harcourt .  Areas l ike 

Elenlewo, Mile 1 and Mile 3 will see increased 

demand from low-mid income individuals 

looking to live close to their places of work. A 

popular hotel in the Patrick Yakowa area of 

Abuja was converted to 90 units of 1 Bedroom 

/ Studio apartments and filled up shortly after 

completion. The vacancy rates for Presidential 

Housing Estate, Port Harcourt is 15%.
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Development Pipeline - Top 10 Cities by Number of Planned Rooms

Source: W-Hospitality Group

RETAIL

The retail real estate market has become 

more sophisticated from its informal origins 

pre-2000. The success of the Palms Mall 

(Lagos) led to further developments such as 

the Palms Polo Park Mall (Enugu), the Palms 

Lagos state is responsible for over 80% if the 

trade in the country and is reflected in the 

(Kwara), Ikeja City Mall (Lagos) and Novare 

Mall both in Lagos and Abuja. Retail space in 

the country has grown from 30,000sqm to 

over 500,000sqm.



Nigeria Real Estate Market Outlook     42|

Lagos: Mall Vacancy Rates (%)

Source: Northcourt

Retail in Lekki Phase 1 consists mainly of 

groceries, fashion, healthcare, electronics, 

food and beverage outlets. There is also a 

growing demand for lounges and clubs which 

serve to balance the high pressure working 

environments – Victoria Island and Lekki. 

number of day-to-day retail activity. The state 

also has a fast-developing market for 

consumer items, healthcare/wellness 

products and luxury goods. Nigeria is the 

world's fastest growing market for private 

jets with 70 new units projected to be 

delivered by 2021. 

According to the Global Retail Development 

Index (GRDI), Nigeria's global ranking 

dropped from 27th in 2018 to 30th in 2019 

with National sales moving from $109Bn to 

$105Bn due to consumer purchasing power, 

changing e-commerce trends and rising 

inflationary pressures.

Lagos: Number of Shops

Source: Northcourt
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The vacancy rates across Grade A malls in 

Lagos have remained stable for most of 2019. 

With retailers taking more spaces across the 

malls. The focus in the retail market has shifted 

from larger stores to smaller retail stores to get 

higher yields. Achieving a strong central hub 

in the retail sector will involve the use of e-

commerce and proper warehousing facilities. 

Mall owners also introduced seasonal open-air 

stores by converting their car parks.

Analysts consider Nigeria's wholesale and 

r e t a i l  i n d u s t r y  a  g o o d  i n v e s t m e n t 

opportunity on the back of a large and rising 

population, growing urbanisation and 

d e v e l o p e r  c o n fi d e n c e  i n  n e w  m a l l 

conceptualisation and design. Consumer 

spending by the country's middle class is 

projected to exceed $25Bn by 2020. Nigeria's 

courier and parcel market is expected to 

increase by 300%.

National Retail Sales ($'Bn)

Source: AT Kearney GRDI report

Festival Mall's vacancy rates moved from 14% 

recorded in H1 2019 to 0%. Across the malls, 

there is a reduction in the vacancy rates, as 

retailers take up more space. Nigeria has the 

largest e-commerce market in Africa by 

volume, with Lagos contributing a larger 

percentage of the retail industry. Achieving a 

strong central hub in the retail sector will 

involve the use of e-commerce and proper 

warehousing facilities.



Retail Vacancy Rates
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PricePointe Wholesale Club launched its 

8,000sqm warehouse in Lagos to provide 

wholesale offerings to retailers, families, and 

individuals registered on their platform. 

FoodCo opened its first store in Lagos, after 

operating for 37 years in South West Nigeria, 

to focus on providing affordable products. 

Entertainment centres, play areas are now 

anchors of successful malls as retailers make 

more investments to attract spending. 

Filmhouse cinemas introduced the MDX 

screen to its new centre at Landmark in 

Lagos, the first of its kind in West Africa. 

Modelling Costco/Sam's Club in the US, 

17%
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sanitation hygiene in different parts of 

Nigeria. The Adamawa state government has 

upgraded heal thcare  fac i l i t ies  with 

equipment from German partners who had 

left the country in 2012 due to militant activity 

and the absence of qualified personnel.

HEALTHCARE

The private sector provides over 65% of health 

care services in the country. The Department 

of International Development committed 

₦18.5Bn to the provision and management 

of healthcare inf rastructure, water and 

Number of Extra Hospital Beds required per 1,000 people

Global Average ratio 2.7 beds/1,000 people
Source: Knight Frank, UN, WHO and World Bank

Retail Mall Rents Psm ($)
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the support of the EU has invested $1.8M 

reaching 323 health care centers on different 

primary health care services and In addition 

to improving the quality of care and 

expanding infrastructure, the government is 

also looking to reduce barriers to insurance 

coverage. 

The Delta State government with the 

support of BOI, Medical Credit Funds and 

PharmAccess Foundation started access to 

Finance scheme that seeks to improve health 

care delivery services in the state and have 

currently disbursed over $1M for the project. 

The Bauchi State field office of UNICEF with 

National Budget Capital Expenditure: Healthcare ( Bn)₦

funds, the Nigerian Government pledged to 

release $12M for the provision and easy 

accessibility of healthcare facilities. 

The Edo State Government rehabilitated 20 

primary healthcare centers spread across 18 

local government areas. The global average 

hospital bed-to-population ratio is 2.7 beds 

per 1,000 people, while the OECD countries 

have an average of 4.7 beds per 1,000. Nigeria 

requires 32.8M sqm of new facilities costing 

over $82Bn to meet the global benchmark. 

Nigeria's annual spend on medical tourism is 

Nigeria currently has 7 cancer treatment 

centers and there are opportunities to 

develop more. NNPC & SNEPCO have 

provided a new radiotherapy machine to the 

National Hospital, Abuja. This has improved 

the effectiveness of cancer treatments. 10 

Memorandums of Cooperation have been 

signed between the NSIA and healthcare 

service providers throughout the country's 

six geopolitical zones on healthcare delivery. 

Operations have started in one. At the sixth 

replenishment conference of the global 

 Source: Budget Office of Nigeria

2011 2012 2013 2014 2015 2016 2017 2018 2019 2020
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Student Accommod8, a developer of 

Purpose-Built Student Accommodation 

(PBSA), has raised an undisclosed amount in 

debt funding from the Nigeria Infrastructure 

Debt Fund (NIDF) to expand two existing 

complexes, serving Pan Atlantic and Olabisi 

Onabanjo Universities. These PBSAs have 

been designed to provide value added 

services as minimarts, cafeterias, laundry 

services to not only the residents but also to 

the wider student community in the 

respective universities. The firm plans to 

develop and/or acquire 15,000 bed spaces in 

the next 3-5 years.

In the last decade, there has been a 12% 

average annual growth of student enrolment 

in Nigerian tertiary institutions however the 

p rov i s i o n  o f  p u r p o s e - b u i l t  s t u d e n t 

accommodation is less than 30% of the 

demand.The choice of seeking education in the US is 

largely driven by perennial under-funding  

which has resulted in a decline - both in the 

quality of teachers and infrastructure in 

schools. At the tertiary level, the problems are 

compounded by recurring strike actions by 

public university lecturers. In the last 40 years 

government funding in the education sector 

in Nigeria has varied between 6% and 9% of 

the national budget, lower than most other 

African countries which range between 11% 

and 30%. 

In 2018 the economic impact of spending by 

over 13,400 Nigerian students studying in the 

United States alone reached $514M per data 

from the Institute of International Education.  

This student count is double the figure in 

2010. The entire budgetary allocation for 

education in Nigeria for 2019 came to $1.7Bn 

which is 15% to 20% below the minimum level 

recommended for developing countries by 

UNESCO. This lack of local support creates an 

opportunity for the roll out of Af rica 

campuses of America and British universities 

as seen in Kenya, Rwanda and South Africa.

now $1.5Bn. There is a $66Bn investment gap 

in areas as specialist services, luxury medical 

tourism and lifestyle diseases.

STUDENT HOUSING 

Nigerian Students studying in the US

Source: Quartz Africa
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a $364M IPO on the London Stock Exchange, 

listing 25% of the company in the process. 

Founded in 2009 to build and operate 

telecommunication towers, Helios Partners 

controls 6,800 towers Ghana, Tanzania, DR 

Congo, Republic of Congo and South Africa. 

Leading payments firm, Interswitch Limited 

received a $200M investment from Visa for a 

20% stake and acquired 60% of Nigeria-

based health tech firm, eClat Healthcare 

Limited.

Lafarge's $316M divestment of South African 

Divison to Lafarge Holcim and $2.4M equity 

investment by Imperial logistics in MDS 

logistics. South African based - Redefine 

properties is selling its 37.1% stake in the 

Wings office towers in Lagos to Growthpoint 

Investec African Properties (GIAP). Redefine 

is getting shares in GIAP in return for its stake 

in the Oando Wings property, which is jointly 

owned by RMB Westport.

PRIVATE EQUITY AND VENTURE 

CAPITAL

Logistics startup, Kobo360 raised $36M in 

funding for expansion. Since its launch in 

Nigeria in 2017, it has expanded into Togo, 

Kenya, and Ghana in Africa and plans entry 

into 10 new African countries by the end of 

2020. Investor interest is strong in Education 

startups covering education technology, 

distance learning and publishing with deals 

in Africa growing from just three in 2004 to 

73 in 2018 worth $715M. The areas of interest 

are K-12 and higher education where a total 

of 54 deals were done between 2014 and 2018 

at a value of $466M. The demand is driven by 

young Nigerians.

Helios Towers, one of Af rica's biggest 

telecom infrastructure operators, completed 
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2020 OUTLOOK

igeria's economic growth in 2020 Nwill depend on far sighted fiscal 

and monetar y  pol ic ies  and 

prudent management of public debt, which 

currently stands at over ₦25Trn. Most 

developing countries possess effective 

formal budget systems that work but turn 

out ineffective because they lack disciplined 

budgets, effective programs or efficient 

operations. Solving this does not solely 

depend on the improvement on budget 

procedures but also on the Government's 

adherence and its attitude towards fiscal 

rules.

Nigeria and neighbouring countries Benin 

and Niger have agreed to set up a joint 

border patrol force to tackle smuggling, 

promote intra-regional trade, and ensure 

migration policies are enforced. So far 

experts estimate that ₦6Trn has been spent 

by the CBN in dollar injections, defending the 

currency. This is more than the capital 

expenditure spend in the 2020 budget and 

includes ₦4.5Trn used to pay interest on 

O M O  b i l l s  a n d  ₦ 1 . 5Trn  u s e d  to  pay 

settlements on FMDQ. The CBN has rightly 

decided to amend its policy regarding 

investing in Treasury bills to exclude 

retail/individual buyers. 

LAND

It is worth considering that the currency 

fluctuations will not be an issue if there is a 

focus on finding economical solutions in 

partnership with local investors rather than 

foreign investors. This could be easier if 

interest rates in the banking system is 

reviewed by the government. In all likelihood, 

disposable income will be affected next year 

by reduced oil prices, difficult but necessary 

economic decisions taken by the current 

administration, or a mix of both. Experts 

maintain that the increase in VAT might not 

the best solution to generating revenues 

opting for an adjustment in the exchange rate.

Towards making land administration 

effective, a number of states have begun 

implementing the Systematic Land Titling 
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commit a pipeline of repeatable projects over 

several years – as opposed to one-off projects. 

Proximity to densely populated areas, 

accessibility, parking and entertainment 

facilities remain key factors to the growth 

and success of the retail market. The grounds 

gained by family features and entertainment 

options as success factors in ensuring retail 

success are expected to deepen with more 

retailers now aware of its role in sustaining 

footfall. Having tested the mid-range sized 

mall concept albeit vicariously through the 

likes of retailers as Blenco and Ebe Ano in 

Lagos, investors are warming up to this 

d e v e l o p m e n t  t y p e ,  a d d i n g  s t r o n g 

entertainment features for good measure. 

Landlords with large room developments 

(4+) near the city centres will turn to co-living 

and more flexible payment plans to 

compensate for the state of the economy 

and the earning capacity of the individual. 

Since 2017, there has been huge demand for 

real estate from Nigerians in diaspora and 

this is expected to increase in 2020. There will 

be products designed specially to attract 

diaspora investment. Locally, financial 

institutions are launching products that will 

enable renters make quarterly payments.

RETAIL

Modular construction is contesting to be the 

future of the building construction. The 

benefits over traditional construction should 

be huge: lower costs, accelerated schedules, 

greater predictability of both time and cost, 

and improved building quality. However, the 

modular supply chain is promising, and 

benefits of the approach are largest where 

there is a degree of repetition well beyond 

individual, large projects.

Industry fragmentation, a one-off approach 

construction projects, and a ready supply of 

manual labour kept the need for productivity 

improvement below that of other industries. 

Incumbents and investors are realising the 

potential of technology to accelerate 

projects,  reduce costs,  and embrace 

sustainability.  Building relationships with 

modular suppliers will be crucial. Developers 

should aim to form strategic partnerships to 

RESIDENTIAL

and Registration as part of a broader plan of 

growing investment. The use of technology 

in land administration is paying off in states 

like Edo and Anambra and other states are 

considering the adoption of same. With 

more registered titles being issued in shorter 

timeframes, there is a growing case for long 

term investment especially in states outside 

the leading cities of Lagos, Abuja and Port 

Harcourt.
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parking facilities mixed with retail facilities. 

High vacancy rates are expected for Grade A 

offices, at least until a firm direction for the 

economy (and the currency) is determined. 

Landlords will need to be flexible and 

accommodating of tenant's preferences to 

keep vacancy rates manageable.

Research into Global Real Estate Benchmark 

Indices as it relates to Nigeria's commercial 

real estate market show an average yield of 

3.4% for foreign direct commercial real estate 

investment. This falls short of the global 

benchmark of 5.7%. This was as a result of the 

fact that the growth in rental value of the 

properties was not commensurate with the 

high capital growth rate of 16.5%. Again, the 

performance of FDI in Nigeria's commercial 

real estate sector compared favourably with 

the global benchmark given a higher 10-year 

annualised capital growth rate and mean 

total returns for FDIs. 

OFFICE

The supply of co-working spaces is rising to 

meet up with demand. The growing 

population in the CBDs will accentuate the 

demand for well-maintained multi-level 

Retail Development Pipeline

Source: Northcourt



Office Development Pipeline

Source: Northcourt

INFRASTRUCTURE

New technologies fuelled by start-ups 

throughout the infrastructure supply chain 

h ave  e m e rg e d ,  i n  a rea s  o f  p r i c i n g , 

measurement, funding management, 

augmented and virtual reality. These new 

technologies now emphasise data gathering 

and supply chain efficiency. Such start-ups 

will have an impact on every aspect of 

infrastructure, from materials to contracts to 

design and simulation.

A renewed focus on domestic infrastructure 

with stimulate growth in the manufacturing 
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sector in the country. The growth in e-

commerce with customers demanding 

shorter delivery times will expand the 

opportunity for Grade A warehousing 

facilities close to consumers. If managed well, 

Nigeria's leading cities can do more to drive 

the country's economic growth. Lagos still 

struggles with standard city problems – 

overpopulation, infrastructure decay and 

insecurity. The positives of urbanisation are 

yet to fully contribute to the growth of the 

city. Putting the right infrastructure before 

population growth should be a primary 

objective of building smart cities, i .e. 

technologically advanced, green and 
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developers on hostels and off campus 

accommodation development. The public 

and private sectors have to create an 

enabling environment and work together 

with the higher education sector to achieve 

the country's development goals. This is the 

path taken by developed countries. Over the 

next five years, student numbers are 

e x p e c t e d  t o  c o n t i n u e  i n c r e a s i n g 

significantly. An additional 72M Africans will 

be aged 15-24 by 2028, with the highest 

growth – 13M in Nigeria.

economically vibrant locations.

Student Housing

There's still a capacity challenge as Nigeria's 

university system, which holds over 150 

schools, is mostly over-populated. As such, 

only one in four Nigerians applying to 

university will get a spot. A possible first step 

to fixing Nigeria's tertiary education 

problems would be to increase budgetary 

allocations to between 11% and 15% which will 

provide the funding required to partner 

Tertiary Institutions by Type

Source: National Board for Technical Education, National Universities Commission
^25% Federal, 28% State and 46% Private | *Mostly privately owned | **17% private, 83% publicly owned

require emergency centres, specialised 

maternity and pediatric care, as well as 

improvements to existing facilities. Need and 

demand, however apparent, do not provide 

motivation sufficient enough to attract 

investors. 

HEALTHCARE

Demand rests in availability of primary care 

services which creates demand for mid-sized 

birthing centres staffed by nurses and 

m i d w i ve s .  A s i d e s  a  co m p re h e n s i ve 

maintenance f ramework, urban areas 
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In 2001, all 54 members of the African Union 

committed to spend 15% of their state 

budgets on health. Few have met that 

commitment. Kenya currently spends $36 

per person per year, or 7% of its budget, on 

health. According to WHO at $86 per person 

per annum governments of low-income 

countries can fund primary health care.

To stretch the healthcare budget, PHCs can 

invest  in  d igita l  health ,  manageria l 

innovation, and improve supply chains. This 

would ensure that the right products are 

available at the right prices and delivered to 

the right places at the right times. Experts 

however suggest that priority be given to the 

development of reproductive health centres.

Investor-friendly legislation and initiatives 

which may include the introduction of a well 

thought out insurance system, more 

government par tnership structures , 

technology-based healthcare initiatives such 

as telemedicine in remote areas and help 

with visas for specialist staff. One of the 

biggest healthcare opportunities involves 

working with developers who are creating 

new neighbourhoods and incorporating 

modern healthcare facilities. Evidence points 

to greater footfall and higher rents. The 

demand for better healthcare facilities is 

clear and the role for private investment to 

play in servicing this demand. In Nigeria the 

attempt to reach a bed-to-population ratio in 

line with the global average would require 

32M sqm of  n ew m edica l  fa c i l i t ies , 

representing an investment of more than 

$82Bn.

Healthcare Investment Required

Source: Knight Frank, UN, WHO and World Bank

Size of Healthcare services required (000/sqm)
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Disclaimer
The information contained herein is of a general nature and is not intended to address the circumstances of any particular 
individual, entity or property. Although we endeavor to provide accurate and timely information, there can be no guarantee that 
such information is accurate as of the date it is received or that it will continue to be accurate in the future. No one should act on 
such information without appropriate professional advice after a thorough examination of the particular situation.
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