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ABSTRACT

Mudtl-storey office lowers are common features of modem city centres. Several factors
miust be réesponsible for this attraction. What could they be and what difference would the
inconveniences of a central location like difficulties of commuting and high rent make on
such localion decision? How about the influence of the size of firm on the significance of
sich location variables? These are the kemels of this paper which focuses on central
Lagos {or Lagos Iskand), the commercial nerve centre of Nigera. The study /s based on a
questonnaire survey of 216 office users cutfing acress different professions and
services and ranging from small to large-sized. The responses elicied using a 5-point
Likert scale were aggregated and analysed through the relative importance index with
rankings cross-checked through the Kendall's coefficient of concordance. Of the six
factors evaluated, the quest for business image/prastige, agglomerafion economies of
a central place and moming-period commuting time were rated highest in thaf order as
against the significance of renfal level daily commuting cost and avallabilty of car
parking space. However, while the high and medium firms were substantially
indifferent. the small firms valued the advantages of Image and agglomeration most
with the low-medium firms dispiaying highest dissatisfaction with space eni and
commuting cost. Generally, the study discovered thal the bigger the firm, the more
indifferent they become lo both negalive and positive location vanables of a cily cenire.

1.0 INTRODUCTION
The importance of office properiies in urban setting is easily exemplified by il

dominance of the core area of modern cities. Ordinarily, office business can take place
within any conducive emvironment including a home or manufacturing premises. What®
important for an efficient office work s not location itsell but specialy designed facilitie
(Litllefield. Rachel and Caruth. 1870), Nevertheless, office users are known 1o be readi
aftracled to the city centres in their quest for complementanly and easy contacl (Maisb
1982, Lean and Goodall 1983, Mandeville 1983 and Wofford 1987). Also, t
consideration of personnel commuting time and cost towards the city centre has been
adduced as other possible reasons for a business firm's preference for suburban an
secondary office locations (Hahn, 1980 and Archer, 1°981), Meanwhile, oy centre
across the globe are acknowledged to be beset with several challenges such a
inadequale car parks, traffic jams, high space rent and often  overflowing wasle
Thomas and Bromiey, 2000, Serco, 2001 and Envac, 2011} Hence, an understanding a
fimm's office location factors remain crucial if urban planners would efficiently address
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the-myracs ofiils plaguing moderm cbes. As obsened by Loww (19898), location factars
ara-@ spahal precipitate of the production factors required by & company, This study
therafore, uses the Central Lagos Office property market to examing the interplay of
positive pull forces and negative push factors in this location decision procass.

2.0 LITERATURE REVIEW

Research has recognised several perceptions among prospeciive users of office
spaces fhat could shape their eventual choice of location or building. Adnan and Daud
(2010} reparted the emphasis on réntal rate among panslizsts in & Delphl atudy of
tenants in Kuala Lumpur which also confirms an eardier finding by Bella and Bello (2008)
that rent exerts influence on the choice of locationneighbourhood in the Nigerian real
"stale market, Ordinarly. space rents are usually highes! wifhin city centres and
atoardingly, this is specied to be a critical determinant of location among business
firms. The Adnan and Deud study equally discovered some imporiance being attached
to image and prestige in censonance with authors like Linlefied, Rachel and Caruth
(1970), Dunse and Jones {(1968) and Gajendran and Harrison (2007). On the other
hamd, city cenires have thelr repeling forces thal are capable of pushing business firms
away. As far back as the 1960s in Britain, the influence of traffic and paking space on the
efficient funchoning of the city had been recognised. The Buchanan Report. 1963 dwelt
ori hig twin problem and 35 observed by Lean and Goodall (1883), no mater how well a
fowm 5 planned; if fraffic contrually increases, a point must be reached when restricion
must be placed on Wralfic coming in. Also, as early as 1877 in central Lagos (otherwise
refered fooas Legos island) . the rafic situation had reached a worrlsome lavel and
eveniually, traffic restnctions was infroduced by the State Govemnment in the form of ‘odd
and even number plates’ poficy whereby anly vehicles having odd last- digit in their
rumber plates could enter the Island on Mondays, Wednesdays and Fridays with only
Tuesdays and Thursdays avaiable for even-numbered vehicles. Expectedly, and as
reported by Ogunsanya (1884). this expenment which proved cumbersome to enforce
only effective for some months. While the problem persisted, the city continued o
enjoy the siatus of the nalion's commercial capital and evidenlly, commanding highest
commercial properdy rentals. Definitely, there must be some compensaiory
considerations which no previous Nigeran study of the office property market has
succinclly addressed. For instance, Oluwoye el al (2002) estabiished that the atiraction
of ICT-facilfated fexible workplaces could nol push office users oul of the
Sydney-Ausiralian market due o the presence of lease Incantives. Accordingly, this
study afiemnpts to understudy the balance of weight users are according the different
forces of attraclion and repllsion on central Lagos office propecty market.

30 METHODOLOGY
31 THE STUDY AREA
Elther Lagos Isiand, alzg known In local parance a5 Eko', has experdenced

slgnificant users' emigration over the vears. The city was once the administrative saat for
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both the Federal and Lagos Stateé Governments. The latier function was lost lo ikeja in
1978 and in the same year, the Akinola Aguda Commities was inaugurated to search for
a more spacious capltal seal for the Federal Republic of Nigara which mulminatad in the
shift to Abuja, a gradual process that was completed in 1982= Though Lapgos Island has
since been reduced to the: siatus of the nation’s center of commerce. the problems of
overcrowding, lack of parking space and chaofic Wraffic situation (wehicular and
pedestrian) identified way back in the mid-70s by Wilber Smith and Associates( 1875)
and which pushed off its public adminstrative funclions never abated, Rather, many of
the office users have infilrated and practically dislodged the high-brow residences in the
adjpining Victoria Iskand pushing them fowands the Lekii-Ajah Exis. Whie the aim was to
escapa the seemingly unmanageable Lagos [stand emdronmeant. it is an irony that both
Lagos and Victona Istands are presently expenencing similar forms of traffic congestion
and ovar-strstched facilities. With over six milion people reporiedly working and ving
on an Isiand of jusi sbow 8.7 square klometess, this & undoubiedly, the maticn's
foremosl business enclave whare abound all sens of human, vehicular traffic and
sanitation problems (Mews, 2006),

4.2 DATA SOURCES AND METHODS OF ANMALYEES

The siudy has through a pilol survey, delimited six factors of relevance within
Lagos Island office environment, These include: Moarning-Period Commuting Time
(CTit}s Daily Commuting Cost (CCOS), Leved of Rent (RENT)y Availability of Car
Parking Space (CARP), Business Image and Prestige (BSMA) And Agglomeration
Economies Expacted Fram a Central Location {AGGE), While CTIM, CCOS and RENT
data were elicited in sbzolute figure terms of hours and nalra currency respeciively,
CARP, BiMA and AGGE were treated as dummy varables witt? 1" entry for respondents
that considered them and '0° If atherwise. Respondents were also required 1o assese
the significanca of aach identifiad faclar on & S-point Liken scaling from ‘'most imporant
to ‘'most unimportant. The results were aggregated and analyzed waing a similar 5-point
Helatve imporiance Index having a critical value (or an indifierence level) of 3.0
Eendalfs Coeffident of Concordance was tzed o establish the level of agreement in
ranking amang the respondent groups.

. To propedy undersiand the respondents. the questions sought 1o know inter alia
thelr natuse of businesaioccupation and the size of thel business firms using the number of
personnel criterion consistent with that of Sivitanides (2007). However, from the
cutcome shown in Table 1, the focus in this study has been Bmited io focation decssion
utilising the size of firn dichotomy only. 1t 5 cbeerved that* sbout two-ihird of the
respondents belong to amall organdzations with & workforce of less than 10 while |
quarter of ihe respondents have a workforce varying bebween 10 and 50
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Table 1: Cross Tabulation of Respondents’ Businesses and Sue

Respondents’ Distribution of Business according to size
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& sumrmary of the respondents’ assessment af 1he influence of different facors of loation
is as conlained in Table 2 and he resulls on the bass of firm sizein Table 3. Each of the factors
are reviewed here-Delow alongside their assessment of influence on office ecation decisicn within

Lagos slnd in Nigeria.
Table Rﬂpundmh‘ pasassmant of tactars fer thalr eholes of alfice local on
VARIADLES: |Maosm Mot [ Tousl Seose I
Mot Eporuent Important Undecided Imporant . IO R
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Source. Field survey (2009}

Table 3: Assessment ©F Factors for their choice of office location according o

Firms sizes

Firm Size NEGATIVE POSTTIVE

Swength Crierion| CIM (LB CARP A AVELAGE
Less than 10 (5mall) 234 2954 I8 4 0ok 1 47 33 ||
1040 | Low- Medium) 2755387 20 5 135 |2 175] 2
SO-100 (High-Mednam) |6 3752321 1256 19 [0484 3153 35 5
Ahove 100 [Larze) 4 29 23al [ o [;.ﬁi_ ;.i Lrs| 4
Tverall Soore (o 4333478 17162057 N neie

[ Talala 75 i * -

Sovree: Freld survey (2005



Factors Taffencirg Location Decislon Aniong Cfficd Property’ Users in Lagas, Migera Ashaely Thows A

4.1 MORNING COMMUTING TIME

Travel or commuting cost Is basically measured in ferms of direct monetary
spending and the man-hour taken. & worker on regular 8-hour daily duty may
another | hour of commuting to and from work per day and such could be considerad
nomal. However, the critical factor is usually the ability 1o get 1o work early enough
since invariably, this is one key test of iIndividual cum corporate efficiency. Respondents
in this sludy however reported spending an average of approxmalely 1.62 haours {or 1
hour ana 40 minutes) to get to work each moming. The aggregate RN for this factor is
about 3.43 which is quile significard vis-a-vis a benchmark of 3.0, This is not to be
unexpecied as an average worker would fke 10 minimize his eardy moming ravel time
given thal the contrary could edther lell on his domestic front or pethaps. the amount of
nighl rest available and ultimately, his productivity, From Table 3, this factor has been
considerad most crucial by employeas in all except the small firms perhaps. because
there is more official monitoring of resumption time in the larger organizations vis-a-vis
the sma | firms. Nevertheless, fror the aggregale respondents of study, it was ranked
third after the posiivelatiraction forces of business image and agglomeration
economies. it would nevertheless, be necessary to underiake further analysis towards
lo establishing the extéent of concord or agreement in the ranking of these factors
among the different respondents in different firm sizes. Accordingly, the Kendall's
coefficient of concordance (W) applicable for mare than two variables has been
employed at 5% significance level

Table 4: Calculation of Ranking Concordance

k=4 CTIM e CARP RENT BIMA AGGE  N=6
Small ] E | f 5 1 )

Law-med. I 5 B d 4 3

High-jneck. 1 6 4 2 3 3

Large 1 4 i 5 2 b

Sum of Ry 3 19 W 14 10 16 YRi=£3
R 7797 2673 2673 003 MET 471 5=150 4

Source: Field survey (2009

From the formula above, W = 0.54 which ordinarily is In the agreement bracket
bt this must be ascerained from the 5% level in the chtical values of S in Kendall's
Coefficients. As against the calculated value of 150 B4, the tabular value at k=4 and N =
6 I8 143.3 indicating that the calculated value is higher, therefore the rankings are not
independent or that W= 0.54 is significant, The different categories of organisations’
sizes were therefore employing essentially similar standards of ranking the six
lncation-nfluendng vanables.

. %
4.2 DAILY COMMUTING COST [CCOS)

While comimuting time is more crucial onthe o work' axls, overall daily
commuling cost has direct impadct on a workar's Nel Income. Accordingly, the business
firm-employer may have to compensale for perceived high Iravel cosis or rather,
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Contend with areas of such worker's subile reaction or protest against his reduced Take

home' pay. Among respondent office users within Lagos Island, dally average cost of

commuting ranged between NS00 and N600 but with about -20% spending above
N1000. Although many of them considered this rather high, its influence on their
decision to stick o Lagos Island as office location is low. The aggregate Rl is just
2.57 much below the 3.0 benchmark but again, it is interesting to observe in Table 3
that complaints about commuting cost varies inversely with the size of the firm. One
possible explanation here g thal employess’ remunaration tends to increase with a
firm's growing size.

4 3 CAR PARKING SPACE (CARP)

Afall out of improved living standard is the explosion of aulomobiles especially
across the wban landscape. With most business offices scrambling for central
locations, he problem of inadequate parking space has come to the fore, both In
terms of centralized toll-parking lofs and the private premises’ provision. Again. while
more than 50% complained of inadequate and/or expensive parking facilities, the
aggregate Rl for this was a mere 1.71 indicaling s availabilty or otherwse, is
seldom considered a deciding location factor among Lagos office users. Across
the four categories of firm sizés, the Rl for this factor is consistently below
average though employees in larger firms expressed greater concem as per their
higher Rl scores in Table 3. On the aggregate, this i leasi-ranked variable as
shown in Table 3.

4.3 RENTAL LEVEL (RENT)

Genarally, one key objective of & business in search of physical space is to achieve
costs proportionate o values gained in terms of rent or price to be paid (Littlefield, Rachal
and Caruth, 18700, It is therefore 1o be expected that a ralional office user would only
seek to locate within a neighborhood where (he rental burden would represent an
aplimurm level vis-a-wis the profitability of his business. Office rent within Lagos fsland
during the study period was found to range fram a low N12.000/M to as much as
N30,000/M with more than 50% actually paying N20,000/M or above per annum [See
Fig. 1). However, when asked about their satisfaction with their rental cbligation, only 58
of aboul 27% of the 216 respondents expressed discontent. This is contrary to the Kuala
Lumpur findings of Adnan and Daud (2010). Thus, on-its influence on office location
decision, the aggregate of R1l was 2.95 which stood slightly Below the indifferanca el
(3.0) Interms of the influence of a firm's size, {he madivm-sized are conspicuously more
concerned with space rent. Invariably, the amount of space utiization by the small firms
may nol make the cost impair significantly on the tumover while mast large firms which,
within central Lagos, are either in.the Government or Multinational category often own
their spaces or with rental cost having insignificant effect on ther businesses.
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Annual rent/m2 in naira Residual -P'tnt

Annual rent/m2 in naira
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4.5BUSINESS IMAGE AND PRESTIGE (BIMA)
Mos! businesses are undertaken oulside the owners’ premises (home or

mmﬁncumm}.mtjuﬂhiﬁﬂnfmbmtnrmn niche, ssparate identity, image or
prestige for such & business (Thomcroft 1874, Balchin, Kieve and Bull, 19981, Dunse
and Jones, 1898 and Gajendran and Harrison, 2007). For this same purpose, mahy
business firms struggle to locate their head-offices within high brow precincts of major
commarcial cities. Prestige may relate fo business address in general or parficularty,
sven io the architecturs of the office building especially for firms whose customers must
contact physically, The crucial nature of this factor among Lagos Island office usersis nol
only exemplified by its highest Rl of about 4,10, but als the fact that not a single of the
216 respondents rated it ‘very unimporiant’. in fact, almost all the smali firms (88%)
invarably chosa the central Lagos locafion for their business on this basis.

4.6 AGGLOMERATION ECONOMIES (AGGE)

i is net just individuals that are greganous in nature bul cRentimes businesses
that are alke, especially those winin the financial, insurance and real esiate
{Swvitanides, 2007). in this study, the benefis to be gained by agglornarating alongside
other businass firms within Lagos central commarcial area was rated second only to the
image and prestige, with a Ril of 3.82. The preference for this facior s alsn pronounced
anly among the small and iow-madium firms with Rl of 4.1 and 315 respectively {fron
Table 3) with the larger firms disragarding its importance in their location decisions.

50 CONCLUDING REMARKS

This study has revealed that the choice ufﬂm'mmugmu office location by most of the
resppndenis was a3 résponse (o their perceived image, prestige and advantages of
central agglomaration accruable 1o business firms, In spite of the high level of rent in
Lagos Island, most office users are indifferent and therefore, high rent is uniikely to
constitute significant threat to the attraction of central Lagos (Lagos Island) for office
business. Specifically howsver, while the high and medium firms were more indifferant,
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the small firms valued the advantages of image and agglomerafion most with the jow-
medium firms displaying highest dissatisfaction with space rent and commuting cost.
The study also discoverad that the bigger the firm, the more indifferent they become to
both positive and negative location variables of a central place. Nevertheless, traffic
congestion has been acclamed fo constitule the most womsome factor negatively
influencing the demand for office space in Lagos Island especially, insofar as it prolongs
moming commuting time. It would therefore be required of city planners and managers
to maximize the banefit of central location to all stakeholdars by regularly improving on
transportation facilities ~ opening new access routes, properly controlling city centre
traffic flows including creating and encouraging use of car parks at edge of city centres to
be complimented with efficient city centre bus services.  For coastal cities and
especially an Island like Lagos, the need to explore the potentials of water transportation
is long overdue.
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