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Introduction 

he subject of property taxation had been 

variously mistakes one thing. This error sprang 

from the intercalation of words on the surface 

without considering the etymology of the words. 

Studies and surveys has revealed that the users are 

not properly informed by the power of patency in the 

use of the words by professionals that has either, 

vertently or inadvertently subject the words on when 

the words are viewed on past residual parlance 

without updating themselves professionally. 

Property taxation is not synonymous to tenement 

rating, but tenement rating is part of property 

taxation. Property taxation deals with taxes related 

to the use and exploitation of land whether tangible 

or intangible. It’s in the view of the aforesaid that 

brings the need to identify heads of property taxes. 

Property tax is also called millage rate is an “ad 

valorem” tax in Latin and when interpreted means: 

a. Tax charge according to value; 

b. Tax amount based on the value of tax property;  

P 

T 
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c. They are imposed at the time of a transaction;  

d. They are imposed annually. 

federal, state or local governments represented by the agencies 
constitutionally empowered to collect the taxes on their behalf. It is evident 
that Nigeria is running a mono-economy - relying on oil revenue – this is failing 
as global oil market prices keep nose-diving.  There are shortages in monthly 
allocations from the federal government as well as deficits, hence budgets are 
financed with borrowed funds. This challenge calls on government to 
judiciously look for alternative sources of revenue to augment the present 
sources. Property taxation is advocated as a veritable alternative source of 
revenue if well administered. The paper examined the different types of 
property taxation, their administration as well as the revenue that is derivable 
from it. The researchers made use the primary source of data through personal 
contacts, interviewing of the stakeholders as well as using relevant literature. 
The data the was collected through the administration 5,390 questionnaires 
out which 5,035 were returned. The data collection took a period of 18 months. 
All categories stakeholders involved in property that are involved either 
directly or indirectly were seasoned professionals of not less than 5years 
experience. The population chosen were based on composite sampling. The 
data was based on quantitative and qualitative descriptive research 
approaches. Property taxes are lucrative and can be an alternative source of 
revenue as there are many property taxes in all the states of the federation 
with FCT out of which some are entrenched in other revenue subheads. There 
is need for identification of the taxes, the location and states they are, the 
assessment and credible collection platform. The challenges of property taxes 
include the opposition in identification, the conflict of who and who should 
identify, assess, collected it, the lumping of the taxes with other form of taxes, 
the cost of collection and the underlining policies and will of facing the 
challenges of getting property taxes become alternative revenue source. 
There is need of decentralization of the identification, assessment and 
collection on geopolitical regions in Nigeria. The centrality of these alternative 
revenues will bring counter-productive if not decentralized. The regions have 
to be empowered and other sources of revenue empowered to reduce the 
overdependence on oil. 
 

Keywords: Government, Revenue generation, property taxation, economic 
growth, veritable alternative. 
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The tax is usually on real estate and it is levied by a governing authority of 

the jurisdiction in which a property is located. For the purpose of this paper, 

the property taxes are divided based on corporeal and incorporeal, that is, 

the taxes resulting from users related to land (immovable man-made 

objects as buildings). These taxes are classified below; 

a. Taxes on land and improvement to land such as buildings.  

The following taxes are related to this; ground rent, tenement rate, 

personal income tax (from income of land – rent or sales) 

withholding tax, corporation tax (based on the value added to the 

property by the present use). 

In carrying this class of tax further for the common man, property tax 

are taxes of land and improvement on land or proceeds from land as 

well as all structures and improvement or fixtures affixed to the land 

which include – crops, buildings, mines, machinery, wells, dams, 

ponds, mining ponds, mines, canals and roads. 

Taxes from land and improvement to land (identified as 

development) as well as taxes originating from other users. They are: 

Land – ground rent, peppercorn rent, mining lease, royalties 

(from mines and forest reserves), processing tax (tax arising 

from processing of land document amongst others). 

 

Improvement of Land – probate tax, withholding tax, 

corporation tax (proceeds from the rent derived from the land 

and building, capital gains tax (CGT), Capital transfer tax (CTT), 

sales of property tax (which could mean (CTT or CGT)) but this 

is deducted from source at the point of payment, Value Added 

Tax (VAT), withholding tax and others. 

Taxes from the Processing of Land Documents and Approvals 

of documents related to land. 

Under this category, the following comes in amidst of others – 

building levy, development approval fees, planning fees, 

development processing fees, processing of building plans 
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levy/fees, right of occupancy and the certificate of occupancy 

fees.  

Taxes from Disposal, Acquisition and Transfer Property Rights 

They include premium for certificate of occupancy and right 

occupancy. In Abuja, it’s designated into the Main 

Metropolitan and Other Urban Areas outside the Abuja 

metropolis. 

Other Property Relates fees Associated with the Exploitation 

of Land Resources  

They are succinctly described as forest reserves exploitation 

fees, mining leases processing fees, exploitation of solid 

minerals royalties, Kiosk fees, registration of business 

premises fees, fixing of advertisement sign posts, scooping of 

soil and sand royalties, rock crushing approval licenses and 

fees, boundary adjustment and relocation fees, proceeds from 

the payment of compensation and acquisition; relocation of a 

person’s plot to the other uses, official surveys and geodetic 

fees, seacoasts, rivers, streams, crest of ridges, lakeshores, 

high ways and wayleaves, betterment fees from roads 

construction and extension, rail tracks, cairns, surveyors 

prosthetic, etc. 

 

Suffice it to be said here that, property tax is been seen as a “sine qua non” 

to tenement rates in limited sense, however, they shall not be treated as 

such in this paper as broader approach is adopted within the ambits of 

technical and professional terms. Property tax is therefore, addressed in a 

holistic manner so as to ensure the benefits of knowledge therein. 

The taxes relating to property are multivariate in nature, but the system in 

channeling these taxes or the property tax is a subject of embolden scrutiny. 

These taxes can bring a substantial income and increase the revenue 

generation, but that may not be because of the taxes collection apparatus, 

the conflict of who should and where they should be paid, conflicts between 

what the constitution provides in the case of tenement rates, lack of proper 
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channeling and sub-heads in many ministries, department and agencies, 

improper knowledge as to whether some of these fees or taxes are under 

property taxes, the lumping of all revenues into the government’s 

treasuries and many other reasons. If property taxes are to be a veritable 

alternative revenue, there must be a platform where the professionals will 

continually enlightened the government to create a proper channel of 

separating them from other taxes in a definitive account head and mode of 

collecting them.  

 

Statement of problem 

The challenges of not getting the best and resourceful sizable income/revenue 

through these taxes has left much to be desired. The collection of these taxes 

is shrouded with so much multiple problems in terms of administrative bottle 

necks, kick-back, fraudulent assessment and collection, lack of credible 

database reflecting the taxes has been reticulated through/to the right place 

as well as a new system that will achieve between 65% and 70%success rate. 

 

Aim and Objectives  

In view of the aforesaid; this paper aims at pertinently evaluating the whole 

system of identifying, assessing and the administration of property tax with 

an intention of combing the “nooks & crannies” of taxation and tax 

collection system – to document the plethora of property taxes, suggest a 

credible administration that will substantially give credence to it as an 

alternative revenue source with stop-gaps to block the seeming plausible 

leakages as possible. 

The above intention can be cumbersome but a productive interface with the 

major st can be a starting point.  Strategies should can be evolved to take 

care of the flaws in collection and by also putting an eye on the monster of 

‘national cake syndrome and corruption’ as this may make the process 

better. 

The study is borne out of the desire to see a sustainable means funding 

budgets from the six geopolitical zones in Nigeria, so as to reduce the 

impact of excess borrowing.  The study sets a platform to raise a credible 
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system with fiscal and financial discipline while advocating prudential 

financial guidelines. The main challenge of property taxes is the unreliability 

of the present system in identifying, assessment and collection taxes at all 

levels.   

The paper is addressed to the practitioners-which include all professionals 

and stakeholder in the industry as they are ready consultants with good 

creative avenues of helping the system with lucrative suggestions that will 

be used to achieve the set and desired goals. With the aforesaid in mine, it 

is believed that this article will be a policy statement to help stakeholders, 

practitioners and the government to set a path for property taxes as an 

alternative form of revenue generation. 

 

Research Questions 

a. What are the component part of property taxes and their sectorial 

contribution to the economy? 

b. What methods of assessment are employed by stakeholders within 

the principles of taxation? 

c. What are the recurrent challenges making this lucrative are not 

tapped? 

d. What are the challenges of property taxation and how can they be 

overcome? 

 

Justification for Imposing Property Tax  

Property taxation is related and deals with mostly land, buildings and 

related transactions to land and its annexing issues in the revenue 

generating industry. The industry is robust if managed wisely and effectively 

as a major form and source of income to the Federal Government of Nigeria. 

The taxation cuts across the three levels of government – federal, state and 

local government. The constitution of the Nation provides for them. 

Statistics from federal internal revenue service (FIRS) indicates an average 

of N6.9 trillion is realized each quota. The sectorial allocation to property 

taxation is a subject that need great attention to ensure positive returns.      
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The primary and constitutional uses of property tax is to finance the 

construction of common area, provisional of streetlights, refuse collection, 

public toilets, children playgrounds, maintenance of infrastructure such as 

roads, sewers trains maintenance of lights (Prof. Mohammed 1988). 

Justification for Property Tax includes: 

a. Environment control as there will be maintenance of roads, drainages 

and drains, waste disposal, erosion control. 

b. Provision of public amenities. 

c. Provision of public health beginning with the health centres. 

d. Social function by the upgrading of municipalities. 

e. Mediating development functions. 

 

The NEXUS of Property Taxation 

This requires public engagement through enlightenment, policies 

formulation, stake-holders consultative, political will and the legal 

framework. 

Property tax administration is very significant as; 

- It provides grass root participation and understanding;  

- It provides up to date data for all the inhabitants for taxation; 

- It taxes and put agencies of government where property taxes are 

received to be accountable with value and figures; 

- It provides a platform for open accountability to ensure probity, 

decency and accountability of resources amongst public servants; 

- The property taxation try foist an equilibrium land and land relating 

in the places they are charged. In ABUJA for instance, lands within 

the metropolis pay N1, 000 per square metre as land charge and N600 

per square metre in the satellite locations. 

-   Property taxation is also significant for influencing land use policies 

as well as a prudent administrative system of the taxation. 

 

THE SEQUENCE OF PROPERTY TAX ADMINISTRATION 

Property tax is an instrument of denaturalization as well as a source of 

revenue for the government. Developed and developing countries do 
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formulate policies on which level of government that will be responsible for 

property taxation. In the United States of America and Japan, the property 

tax process has been decentralized completely to local governments for 

both policy and administrative issues. 

In Chech Republic, France and Sweden both functions have been 

centralized at the National level. However, property tax policy is 

decentralized while the administrative aspect is centralized. It is the other 

way round in the United Kingdom where the property tax policy is 

centralized while tax collection (Administration) is assigned to local 

governments. 

The new land Use Charge Law 2001 of Lagos State, Nigeria put both 

property tax policy and administration responsibilities in the Ministry of 

Finance as against the practices entrenched in the former tenement Rate 

Law of Lagos State, 1989 which created Lagos State Valuation Office that 

was responsible for policy issue while local governments were vested with 

the responsibility to collect Tenement Rate as provided in the 1999 

constitution of Nigeria. 

Assignment of the valuation is politically sensitive issues when competing 

Agencies vie for control or local governments. Estonia government 

assigned valuation responsibility for the Land Tax to the National Land 

Board and Tax administration and collection to the National tax Board. In 

other countries, property tax reforms generally have been led by the 

Finance Ministries as we have in Oyo State during the World Bank Project 

financed Oyo State Urban Projects (IDF II) including introduction of 

valuation based property tax. (i.e. Ad-volerem property tax). Where 

ministries and agencies compete for control, the creation of new 

departments or consolidation and reorganization of existing agencies may 

provide a solution. This policy of the World Bank provided ground for the 

creation of Oyo State Valuation Office in the Ministry of Local Government 

and Chieftaincy Matters in 1996. The Ministry performs oversight functions 

over local governments in the state. 

The Ministry of Local Government and Chieftaincy Matters in year 2006 

established eight (8) Zonal  
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Table 1: ADMINISTRATION OF PROPERTY TAX 

S/N. Property 

Rating 

Function 

Objectives Action and 

Responsibilities 

Performance Index 

 

1. 

 

Tax Base 

identification 

and Valuation 

 

To determine what 

object will be taxed 

and how tax burden 

will be distributed 

among taxpayers 

 

Valuation Office or 

Consultant to identify 

land, building and 

equipment and value them 

 

Amount of taxable 

property captured 

and recorded in the 

valuation list for Local 

Government 

 

2. 

 

Tax 

Assessment  

 

To determine how 

much rate will be 

levied (i.e. Tax Rate) 

 

Estates and Valuation 

Division to determine 

rates to be approved by 

the Local Government 

Council 

 

Tax Rate Structure 

levied according to 

ability to pay 

maximum of 10% for 

commercial and 

industrial Property 

and low rate for 

residential. 

 

3. 

 

Tax Billing 

 

Tax Bills served as 

legal notice of tax 

liability of the 

owner or occupier 

 

Finance and Supply dept. 

of LG. to print Bills and 

Receipts Rating Units or 

Consultant to deliver Bills 

to owner/occupier 

 

Number of bills 

served as recorded in 

valuation list 

4. Tax Collection  To generate 

revenue and 

commit taxpayers 

to fulfil their social 

responsibility 

Rating Unit or Consultant 

to collect Tax 

Percentage of tax 

collected to the total 

collectable rate. 

 

5. 

 

Tax 

Enforcement 

 

To determine how 

much revenue will 

  

Number of cases tried 

and the amount of 
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be collected 

through 

enforcement 

 Government to set up 

Valuation Courts provides 

the operational guideline 

revenue recovered by 

Court. 

 

6. 

 

Tax or 

Valuation 

Appeals 

 

To ensure that the 

tax is equitably 

administered 

 

Resolve disputes 

concerning objections to 

property Valuation or tax 

assessment through 

Valuation Appeal 

Tribunal/Court set up by 

the State Government. 

 

Number of cases 

treated and effect on 

total tax base. 

 

7. 

Monitoring & 

Evaluation 

Monitoring 

compliance with the 

policy objectives 

equity and 

accountability 

State to establish 

Valuation Offices 

Improvement in Tax 

collection ratio and 

number of cases 

administered by 

Valuation Appeal 

Tribunal and Valuation 

Courts. 

 

Property Tax Base Identification 

A property tax system involves six major functions as shown in table 1 and 

these functions are:  

i. tax base identification; 

ii. tax base valuation 

iii. tax assessment 

iv. tax collection  

v. tax enforcement; and  

vi. dispute resolution and tax payer service. 

 

These functions are linked to the four critical ratios of coverage, valuation, 

tax assessment and collection that were identified in the conceptual model 

of property tax revenue expressed as follow: 

 

Tax Revenue = Tax based *CR *VR *TR *CIR 
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The knowledge of the size and number of individual buildings including the 

Location value and type of use and the general occupancy characteristic of 

the property are of the data needed for property taxation and effective land 

management. 

The administration of property taxes is based on the system of property – 

related information termed fiscal cadastre. Each record in the cadastre 

contains the following information:                  

a. tax identification number (or code) permitting the record to be linked 

to a parcel on the ground      

b. the data to be used in determining the property’s value; and 

c. the data used for billing and tax collection. 

 

The challenge is to ensure that the basic information on land, land and 

improvement, or land and improvement together with 

machinery/equipment depending on the policy choice regarding tax base 

definition, is up-to-date and accurate, that is to maintain the coverage ratio 

as close 100 percent as possible. 

To carry out discovery and identification of tax base property, the city or an 

urban Local government area is divided into geographic zones depending 

on the political boundaries of the local government and the location of 

employment centre, population of built up areas and community patterns 

in the metropolis or a city. The arrangement of political wards is equally 

important as they form the basis of geographical zoning for data collection. 

The geographical zone is defined in such a way that each zones provides a 

homogeneous pattern of land use and housing typology. The boundaries of 

the zones should be set in a way that the land use patterns within the zones 

are roughly. Similar in terms of social and economic activities. 

 

Valuation of Taxable Property: 

The legal base of the property tax or (tenement rate) tax defined by the 

state tenement rate law and consists of land with or without building held 

or occupied for a beneficial purpose and includes open storage facility, 

wharf or pier within a local government area. 



 

TIMBOU-AFRICA ACADEMIC PUBLICATIONS 
NOV., 2021 EDITIONS, INTERNATIONAL JOURNAL OF: 

 

TIJASDR 

AFRICAN SUSTAINABLE DEV. RESEARCH VOL.7 

106 
ISSN: 2067-4112 

Value, for tax purposes (ratable value) is defined as the value at which the 

tenement is assessed in Nigeria, especially in Oyo and Ogun states except in 

Lagos state where land-use charge has been introduced since 2001. 

The basis of valuation is the Gross value of the tenements which is the 

annual rent passing on the tenement or depreciated replacement cost 

method and any other authorized method. To arrive at the ratable value of 

the tenement, the appraiser shall deduct 25% from the Annual Gross Value 

of the tenement. 

 

Procedure for Updating Assessment Lists: 

The need to discover and incorporate changes in property tax base is 

particularly acute in Nigeria. Due to the country’s rapid urban growth rate, 

the tax base is rapidly changing, new land parcel are created through 

subdivision and expansion of the “urban zone”, new buildings are 

constructed and existing ones improved; and changes in ownership occur. 

To discover and incorporate changes in property characteristics, Nigerian 

urban local governments do not rely on regularly scheduled general 

revaluations. Several parallel strategies are instead used to discover and 

incorporate the various types of change in the tax base. The most common 

method is through regular field work or adjustment of the nominal tax rate 

or make an across-the-board annual adjustment in property assessment at 

a uniform percentage rate or in inflation rates supplied by the Central Bank 

of Nigeria. 

 

Property Tax Coverage: 

Tax base identification is a continuous exercise and it goes along with tax 

Valuation in order to determine how the tax burden will be distributed 

among the tax payers. 

It is essential that property tax coverage is maximized with the tax base 

being as wide as inclusive as possible. Low levels of coverage can be 

attributable to several reason such as: 

(i) the failure of taxable properties being identified and omitted 

From the valuation rolls as at the time of general exercise;  

(ii) Political inference resulting in the failure to value properties; and 

(iii) numbers of exempt properties. 
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The wider the tax base, the lower the tax rate required to raise the 

equivalent level of revenue and the greater incentive for voluntary 

compliance. The number and range of exempt property and these entitled 

to exemption of favourable treatment needs to be strictly controlled 

especially government and quasi-government owned building. 

There were over 430,000 property units rated all over the state with an 

essential Revenue of N350million from commercial/industrial property and 

N176.31 million on residential property. As the property continues to 

increase in rental value so the rates accruable to Local Governments will 

increase. This is why local governments need to tap these sources of 

revenue. 

These categories of high income generating property found in the urban 

areas of Oyo State are listed below. They were compiled by the field officers 

and consultants in 2006. 

The challenge before the Government in collaboration with local 

governments is to ensure that this basic information is up-to-date and 

accurate, that is, to maintain the coverage of tax base which invariably 

increases daily as long as the economy improves and remain investors 

friendly. 

However, substantial efforts and ingenuity are required to mobilize the 

technical and administrative resources to develop accurate property tax 

valuation list and to update them at regular list and to update them at 

intervals and to bill and collect property rate effectively in the State. Oyo 

State should increase its property rate yields to about 60 percent of the 

total local government revenue to meet the needs of the local 

governments. This calls for concerted efforts of all the stakeholders, the 

local governments, the State, the consultants and the taxpayers. 

 

Adoption of Differential Tax Rates 

The main purpose of progressively structured property tax rates is to put a 

higher share of the tax burden on the more valuable properties and 

therefore presumably on the weather population groups. As an owner 

invests in improvements to his property, its value increase as it will be 

pushed into a higher tax bracket. 
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Industrial and commercial properties are taxed at 10 percent and than 

residential properties at about 3-5 percent of rateable values (or assessed 

values). The justification is that owners of these properties have a greater 

ability to pay than owners of residential lots, in other words, the main 

objective is that of equity. 

The common industrial and commercial properties found in both urban and 

rural local governments in Oyo State and other states in the Federal 

Republic of Nigeria are GSM masts, Petrol Filling Stations, Private Hospitals 

and Educational institutions, light industries (i.e. blockmaking, sawmills etc) 

while heavy industries are only found in few major urban centers especially 

the state capital where there are supporting facilities and ready made 

markets for the products. 

The use of differential tax rates is a mechanism that, if properly applied, can 

adjust the tax incidence to better reflect the ability to pay particular actors. 

In addition, it can also be used as an adjustment factor to reflect the level of 

services provided to specific classes of property in a neighbourhood. 

 

Tax Collection Procedure 

Collection improvement is complicated as it involves a mixture of 

administrative, legal and political constraints. As a general rule, successful 

collection depends on adequate collections procedure, the structure of tax, 

making compliance convenient and non-compliance subject to swift, certain 

and costly penalties. 

Collection can be made more convenient by decentralizing the collection to 

neighbourhood collections points (as in Ibadan, Lagos, Karachi, Pakistan) 

Collection can also be made more convenient by permitting tax payments 

into designated Commercial Banks as now the case in Lagos State under 

Land Use Charge Law, 2001. 

In many countries, problem with collection procedures often grow out of a 

shortage of skilled staff in the Treasurer’s Office of the Local Government. 

Other Problem include: 

(i) Poor Coordination between the assessor’s (Central Valuation 

Office) and Treasurer’s Office in the Local Government. 

(ii) No follow-up mailing or visits to major tax delinquents; and 
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(iii) Inadequate record of property owners and tax delinquents that 

could easily be identified for prosecution. 

 

Legal liability for the property tax rests with property itself. The 

determination of legal ownership is not a precondition to imposing the tax. 

The production of revenue ultimately depends on effective system of billing 

and collection. This aspect of property tax is often overlooked in favour of 

reforms in the discovery and evaluation system. The objective of a billing 

system is to fulfill the taxing authorities legal obligation to notify the 

taxpayers of his ability. Success depends as much on the legal definition of 

liability as it does on the mechanics of producing and delivering the bill. In 

order to relieve the taxing or rating authority of the obligation to prove legal 

ownership, the law permits the rating authority to impose rate levy and the 

penalty on the owner/occupier in beneficial. Occupation at a particular point 

in time. 

The mechanics of billing consist either of positing the list of assessments in 

a public place or attaching a bill to the physical premises of each property 

with concern for whether the bill has been received by an absentee owner. 

Where property is being assessed for the first time, the assessor or 

appraises is required to notify the owner or occupier, by having the notice 

of assessment or bill delivered directly or through registered mail. Inability 

to deliver the notice of assessment or bill to the owner does not relieve the 

property of tax liability. Below is table 6 for collection efficiency analysis of 

property tax: 

 

The legal framework for property taxation 
S144 (a) of the 1999 Constitution Provides 
Compulsory imposition of taxation on citizens; from the citizen to a citizen 
property. 
From this section, the power of the National Assembly enacts laws for 
different type of taxations and the House of Assembly in the states. 
 

What then are tax laws in Nigeria? 

i. Company Income Tax Act - Company income tax act provides 

for 30% of profits of companies less allowable deductions. 
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ii. Capital Gains Tax Act which provides for 10% realizing upon the 

disposable of a chargeable 

asset. 

iii. Value added tax act- 5% of supply goods; 

iv.  Education tax act provides for 2% of assessable profits from a 

company. 

v. Personal income tax act provides for staggered charging rates 

on the income of the person; 

vi. Stamp duties act CAP S8, LFN 2004. This provides for taxes 

based on the document as well as on the value. Lease 

agreement/deeds provides for 16% in every N200 (0.08%) 

❖ Mortgages – 75kobo of every N200 (0.375%) 

❖ Incorporation of Limited Liability Companies – 0.75% of 

authorized capital; 

v.   Withholding Tax: this is chargeable as a person or company 

whether or not resident in Nigeria. There are rate of taxes for 

companies and rate of tax for individuals. The following are 

rates of taxes for individual or companies: 

❖ Dividends interest and rents – 10% for companies and 10% 

for individuals 

❖ Royalties– 10% for companies and 5% for individuals 

❖ Building constructions – 5% for companies and 5% for 

individuals 

❖ All types of contracts – 5%for companies and 5% for 

individuals 

❖ Consultancy and professional services – 10% for companies 

and 5% for individuals 

❖ Managerial services– 10% for companies and 5% for 

individuals 

❖ Technical services– 10% for companies and 5% for individuals  

❖ Commission                          – 10% for companies and 5% for 

individuals  
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❖ Directors’ fees                      – 10% for companies and 10% for 

individuals. 

 

vii. Land use charge payable on real properties whether 

residential or commercial in Lagos State. It’s empowered by 

the land use charge law 2018. This is 0.394% of the assessed 

value of the property. 

viii. Other property taxes and the legal frameworks are: 

❖ State property taxes – Lagos land use recharge act in Lagos 

and the Federal Capital Territory property tax, bill provides for 

1.5% of assessed value for commercial properties and 1% for 

non-commercial property. 

❖ International property law in the NCC Act 

❖ Acquisition of landed properties and disposal land use Act 1975 

❖ Registration of Title which is governed by the law use decrease 

and it’s 5% of the market value  

❖ Payment for certificate of occupancy in Nigeria - 3% of the 

Assessed Market Value. 

❖ Building levies, development levies building plan approval 

under the planning and building laws. 

 

Conceptual Framework for Property Tax 

This deals with the following forms of property tax; 

a. Transfer taxes; 

b. Stamp duty; 

c. Consent fees; 

d. Planning rates/charges(Oguefi; 2004); 

e. Tenant rates (as mention before); 

f. Land Use charge Local Government laws; 

g. Building and planning approval fees; 

h. Development levies; 

i. Processing of certificate of occupation; 

j. Gift tax;  
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k. Betterment tax; 

l. Inheritance tax; 

m. Development fee; 

n. Planning fees (where the individual pay 3% of the assessed value;  

o. Certificate of occupancy etc. 

 

Principles of Property Taxation 

The judgement for the assessment and charging of property tax is guided 

by: 

❖ Fairness – the benefit should be of profit to all and large 

(Oyegbile,1996); 

❖ Redistribution of income – this makes the rich pay more and poor pay 

less; 

❖ Adequacy to ensure income access to the government; 

❖ Administers efficiently – this is taking care of in tax administration;  

❖ Effect of tax on the economy. 

 

Methodology Adopted   

Quantitative field survey and qualitative approaches were used. Simple 

arithmetic ratio, tables, percentages and logical tests were employed for 

the analysis to determine the expectation of the respondents on revenue 

from property tax and the actual revenue with inferences and deductions 

made to the purpose of this study the Abuja Municipal Area Council and 

Lagos used as our baseline with juxtaposition of other thematic and 

professional skills were put into considerations in consonance with 

simulation and sigma summation. 

 

Presentation of Data collected and Analysis 

The population used for the study that stretch over the Federal Capital 

Territory and Lagos State. The respondents are classified into based on 

professional and Institutional leanings are designated as letters (a) – (z). The 

total number of questionnaires administered to all groupings and 

categories are: 
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a.) Estate Surveyors and Valuers in the Government circles (100); 

b.) Estate Surveyors and Valuers in the field of practice (60); 

c.) Accountants in the ministries, departments and agencies (20); 

d.) Staff from Federal Inland Revenue/FIRS (70); 

e.) Staff from Deed registries of Lagos state and FCT as well as the 

ministries of lands, survey and country planning (40); 

f.) Staff from Abuja Geographic Information System Lagos State and 

Facilities Management Agency cum lands and surveys Lagos(100); 

g.) Development Control, Abuja Markets Ltd, Lagos Urban Management 

(100); 

h.) Staff from National Bureau for Statistics, the Federal Ministry of 

Finance as well as Budget and Planning (60); 

i.) Staff from Department of Resettlement & Compensations, Federal 

Capital Territory and Valuation Department in Lagos. (40); 

j.) Staff from Land Registries of Lagos State and Federal Capital 

Territory Administration (80); 

k.) Records from students Post graduate students for law of Taxation 

(60); 

l.) Data from the Nigerian Institution of Estate and Valuers (100); 

m.) Research and Development Committee with NIESV Journal 

Editors (80); 

n.) Professionals from the Built Environment, Lawyers, members of ICAN 

and ANAN (160); 

o.) High Courts, Magistrate Courts and Code of Conduct Bureau and 

Code of Conduct Territory (100); 

p.) Ministries of Solid minerals, Forest Reserves & Geology in FCT and 

Lagos (100); 

q.) Tenement rates offices in Lagos and FCT (400); 

r.) Land charge office in Lagos and property tax office in FCT (50) 

s.) Reclamation of Wet Lands Mining Ponds, Sand Fills And Waste 

Disposal Sites (80) 
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t.) Revenues from MDA’s, MDG, SME, Bank of INDUSTRY, NEXIM BANK, 

NATIONAL EXPORTS PROMOTION COUNCIL, NAPEP that are related 

to LAND (260) 

u.) Registration of Title documents, power of attorney, deeds of 

assignment form Lagos and FCT (500) 

v.) Stamp duties, cost of certificate of occupancy, TDP, final survey fees 

in Lagos and FCT (200) 

w.) Revenues from Operations in Ministry of Communications, NCC, GSM 

providers for their booster stations etc. (600) 

x.) Revenues from wayleave, Hydro Dams, NIPP, Taxes from 

Government Bilateral arrangements that relate to land (750) 

y.) Revenues from betterment, change of use of properties, revenues 

from drains, waste recycling, plants, billboards, registration of 

business premises, approval of adverts on roof tops, increase in land, 

pepper corn from the use of Government properties, ground rents 

(700) 

z.) Revenues for Leasing Of Parks And Gardens, Amusement and Picnics 

Centres Fees, Permits For Use Of Beaches, Museums and Parks, Fees 

For Leases Of Temporal Spaces And Other Related Issues (800). 

The category of the professionals shall are given alphabetical A, B, C …  

• ESV in Govts and Corporate Offices. (A);  

• ESV in Practice (B); 

•  Accountants in Government (C);  

• Federal Inland Revenue Services FIRS (D); 

•  Deed Registries (E);  

• AGIS, LAGIS in Lagos, State Facilities Management Agency (F); 

• Development Control AMML FCT and Lagos State Urban Authority 
(G); 

• NBS, Min Of Finance, Federal Budget & Planning (H); 

• Dept. of Compensation & Resettlement in Abuja with Dept of 
Valuation in Lagos (I); 

•  Land Registries in FCTA & Lagos State (J);  

• Post Graduates Law Students of Taxation (K); 

•  NIESV Data Bank (L); 
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•  NIESV Research & Development NIESV journal (M); 

•  Professionals in Built Environment, NBA, ICAN, ANAN (N);  

• High Courts, Magistrate Courts Registries (O); 

•  Ministry of Solid Minerals, Forest Reserves (P);  

• Tenement Rate Offices (Q);  

• Land Charge Lagos and Property Taxes in FCT (R); 

• Reclamation of Wetlands, Mining Ponds, Sand Fills and Waste 
Disposal Sites (S); 

•  Other Revenues from MDA and MDG’s, SME (T);  

• Registration of Title Documents, Power Of Attorney, Deeds Of 
Assignment Partition And Consent To Assign, Unification And 
Fragmentation Of Property, Registering And Documentation Of 
Agreements in FCT and Lagos State (U);  

• Stamp duties, Cost of Certificates of Occupancy, Right of Occupancy, 
preparation of TDP. Final Surveys Fees in Lagos and FCT (V);  

• Revenues from Wayleaves, Taxes from Hydro power, NIPP; 
Government Bilateral Agreements and Documents Registration On 
Land Related Issues (W); 

•  Revenue from Operators under Ministry of Communications NCC, 
GSM Service Providers (X); 

•  Revenue from Different, Change Of Use Of Property, Approval For 
Increase Inland Area Registration Of Premises And Others (Y). 

• Revenue from Leasing of Parks, Amusement Parks, Picnic Centres, 
Beaches operating Permits, Gate takings from parks, leasing of 
temporary spaces (Z) 

 

Table 2– Showing the categories of uses that generate property tax and 

the nature of respondents (Note: QA = Questionnaires Administered; QR – 

Questionnaires Restrained). 

S/N Us

e 

      

FCT 

%Retur

n 

Lagos 

State 

%Return Differenc

e  

LG – FCT  

Categor

y of tax 

% 

Returne

d  

Causes of Results  

QA QR  QA QR     

1 A 40 40 100 60 60 100 ix.  100 Proper public 

enlightenmen

t  
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2 B 30 30  100 30 30 100 x.  100 Knowledge 
and public 

enlightenmen
t  

3 C 10 10 100 10 10 100 xi.  100 Acceptability  

4 D 40 40 100 30 30 100 xii.  100 Special 
interest to 

increase 

revenue 

5 E 20 20 100 20 20 100 xiii.  100 Publicity of 

their 
functions 

6 F 60 50 83 20 20 100 17 91.50 Lack of 

proper 
education  

7 G 60 60 100 40 40 100 xiv.  100 Knowledge of 
the purpose 

by 
Respondents 

8 H 30 30 100 30 30 100 xv.  100 Boosting 

their data for 
economic 

growth  

9 I 40 40 100 40 40 100 xvi.  100 Source of 
their revenue 

10 J 45 45 100 35 35 100 xvii.  100 Exports in the 
work 

11 K 30 25 83 30 20 67 16 75 Knowing the 

taxes in 
Nigeria  

12 L 50 50 100 50 50 100 xviii.  100 Will boost 
NIESV data 

bank 

13 M 40 40 100 40 40 100 xix.  100 Boost their 
work 

14 N 30 25 83 30 30 100 xx.  91.50 Level of 
enlightenmen

t  

15 O 50 40 80 50 40 80 xxi.  80 Low 
perception of 

the research  

16 P 60 60 100 40 40 100 xxii.  100 Priority of 

the 

government 
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17 Q 150 200 80 150 150 100 17 80 Lagos 
introduced 

land charge 
FCT 

introduced 
properly tax 

18 R 20 20 100 30 25 83 20 91.50 New in Lagos 

and 
confusing in 

Abuja 

19 S 30 30 100 50 50 100 xxiii.  100 Value placed 

on 

reclamation 
of land for 

research 

20 T 160 140 88 100 100 100 12 94 The initiative 

is new in 
Abuja old in 

Lagos 

21 U 300 280 93 200 200 100 7 96.50 Abuja still 
have which 

land Lagos 
saturated  

22 V 100 100 100 100 100 100 xxiv.  100 Abuja still 

have much 
land Lagos 

saturated 

23 W 300 300 100 300 300 100 xxv.  100 Very old and 

known 
source of 

revenue 

24 X 300 300 100 350 350 100 xxvi.  100 Cosmopolitan 
cities with 

commerce 
and 

government 

25 Y 350 200 57 350 300 86 29 71.50 Note well 
known except 

by ESV 

26 Z 400 400 100 400 400 100 xxvii.  100 Well known 

source of 
revenue 

TOTA

L 
 2,84

5  

2,525 94.12

% 

2,54

5 

2,51

0 

96.77% 155 91.21

% 

 

Sources: Field Survey (June 2018 – Dec. 2019 
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Extracts from the table 2 above, 

The number of respondents in both Lagos and FCT is as follows; 

•  QA FCT+ QA LAGOS=2,845+2,845=5,390. 

• A population of 5,390 was used for the study in the two locations-

Lagos and FCT.  

• The researchers were able to cover this large population because the 

research spanned for 1.5 year (one year six months).  

• The questionnaires administered are 5,390 served on respondents 

which cut across all professionals in the built environment, 

accountants, captains of industries, management executives and 

students that have something to do with taxation. 

• The respondents are QR FCT+ QR Lagos=2,525+2,570=5035. 

•  5,390 questionnaire were administered and 5,035 returned, this 
gives the researchers a large data to analyze. 

• The percentage of questionnaire not returned is 6.6%. This gave the 
researchers with a great valid and reliable data 93.4.0≤ 94.0 with only 
6.6% left as non-valid. This gives the error of sample as ±6.6% making 
it perfect a perfect data as this is far below the acceptable limits of 
sample of ±30% and symmetrical indices in good social science 
research. 

•  The average questionnaire returned is 95.40%. The difference now 
falls in to the allowable limits of (-) 5≤ (+) 5 (in social research) and a 
tolerance -1≤ +1; the difference between computed QR and the 
arithmetic one to be only 1. 

• The table also indicate the average percentage of categories of 
different professionals who are the sources of our information from 
where property tax is known with categorization of 91.21%. From this, 
it is clear that the different segment of the businesses, governmental 
and institutions that has same thing and their knowledge of property 
tax is very high. 

 

Extracts from Table 2 above. 

• The actual revenue from property tax is the FCT has deficits between 

(1,499,500,000.00) to (10,200,000,000.00). The deficits are rather 

increasing yearly at the following rates; 
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-  2014-2015=186.78%;  

- 2015-2016=7%; 

-  2016-2017=13%;  

- 2017-2018=17.31%; 

-  2018-2019=67.21%. 

 

Table 3: Showing revenue from property tax expected and actual for a 

period of 9years Lagos State. 

Year  Revenue expected 

             ₦ 

Revenue actual 

           ₦ 

Deficit/Surplus 

2011 40,560,000,000 28,392,000,000 12,168,000,000 

2012 43,840,000,000 35,027,000,000 8,786,000,000 

2013 55,240,000,000 44,192,000,000 11,048,000,000 

2014 57,640,000,000 46,112,000,000 11,528,000,000 

2015 60,440,000,000 48,336,000,000 12,104,000,000 

2016 90,500,000,000 62,100,000,000 28,400,000,000 

2017 124,840,000,000 87,540,000,000 37,300,000,000 

2018 149,970,000,000 106,540,000,000 43,430,000,000 

2019 180,600,000,000 126,400,000,000 54,200,000,000 

Source: Field Survey 2019 

 

From table 3 above, the following are deduced and extracted. 

The deficit between the expected and the actual is at increasing the 

percentage. The deficits for the periods are; 

- 2011 – 2012 = 620.58%; 

-  2012 – 2013 = 25.51%;  

- 2013 – 2014 = 4.66%;  

- 2014 – 2015 = 5.0%; 

-  2015 – 2016 = 134.6%; 

-  2016 – 201 = 31.34%; 

-  2017 – 2018 = 16.43%; 

-  2018 – 2019 = 24.80%.  
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Table 4 – Showing Percentage Deficits in Expected Revenue and actual in 

Lagos 

S/NO Period % 

Deficit 

Cause of deficit 

1 2011 – 

2012  

620.50% This is surplus. The generate revenue was 

lumped up  

2 2012 – 

2013 

25.51% Introduction of monetary policies and 

guidelines  

3 2013 – 

2014  

4.66% Stabilizing economy with less deficits showing 

good property taxes indicators 

4 2014 – 

2015  

5.00% Stabilizing economy with more home grown 

goods – GEJ 

5 2015 – 

2016 

134.60% This is the period of change of governance 

form Dr. Jonathan Goodluck to Buhari. The 

economies were good and encouraging   

6 2016 – 

2017 

31.34% Wobbling economy with the good property 

business promises, but no blueprints for 

economic stabilization on taxation. 

7 2017 – 

2018 

16.43% Crashing economy because of the anti-

corruption policies 

8 2018 – 

2019  

24.80% New government policies geared    revenue 

generation mechanism  

 Source: Research Findings 2019. 

 

Discussion of Results and Findings 

The results from the research shows that property taxes in various forms 

are categorized into 26 types. This became necessary to cover all the 

aspects of taxation that relate to land and accessories of land. 

There are diverse types of property related taxes, but research shows that 

the expected revenue and actual are very ambiguous. The figures used in 

the analysis are hard facts from permutation of very many records & 
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interview, interface with very many stakeholders as can be seen in the 

number of respondents. The research found out the following: 

a. People do not know the difference between property tax and 

tenement rates 

b. Paradigm disorientation from respondents as there is no criteria in 

government guidelines to align the identified property taxes. 

c. Preoccupation of stakeholders and government officials on the total 

revenue generated without knowing the tax sub-heads. 

d. Presently, records from government revenue do not pay attention to 

the classification of taxes. 

e. Purposeful cleansing of accounting records on regular basis to cover 

up corrupt practices. 

f. Practice and preponderance of property taxes in the area of study 

and Nigeria at large are fat fetched as it is virtual and not realities. 

g. Professional expertise in this area of property taxation is not sought, 

rather, there seems to be much of conflicts of interest amongst 

stakeholders and competition for the rewards of taxation as well as 

striving for supremacy or who should be in charge of property 

taxations. 

h. Presently, many of our professional in government offices are not 

given enough opportunity to explore their professionalism on 

accounting subheads to identify the property taxes but only limit      

their knowledge of estate accounts in only limited form if the need 

arise in their practicing firms. 

i. Pedigree of inconsistency and conflict of loyalty in most of the 

professionals in government (as our professionals don’t want to be 

seen as antagonizing the policies). 

j. Periodic checks and findings have shown that these professionals 

lopsidedness and anachronistic tendencies by being myopic and 

attached to only certain aspects of the profession like; land 

administration, valuation, compensation and resettlement, public 

works etc. they are not allowed to show their verse professional 

knowledge including property taxations. 
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k. Polarization of laws and policies by the people that wrote the laws 

and policies in government circles by favouring only their professions 

like Lawyers and Accountants. 

l. Perforated conflicts and rifts between the professionals in the built 

environment as to the scope of services each should handle by laws. 

m. Performance of some of the professionals in the places of work is 

below standard. Some are not well informed and intelligent to 

defend their profession, therefore, they don’t want to be seen rising 

up to defend the profession. 

n. Professionals in the government do not carry their professional 

bodies to help them in entrenching marketing their professions and 

how the professional body can help them with adequate support 

them stamp their positions in the places of work.  

o. Perfidious incursion of different professionals from other disciplines, 

that came in through intercalated courses and are now practiced 

without foundational sound knowledge.   

Table 1 also show the sectorial and the different components that makes up 

the word “property of tax”. The researchers has taken a long time to 

identify interact, interpret, interpose and juxtapose the variables from 

different sources.  

 

The table compartmentalization of the difference sub heads that makes up 

the property tax are their initiative “is not a rule of thumb” neither are 

there had and fast rules concerning it. The serialization and componential 

aspect of each item represented by alphabetical nomenclature is done for 

convenience purposes what is important and relevant is to be able to cover 

all the property taxes. 

 

Research Question 1 is answered in with the use of table 1. 

Research Question 2 on the approaches and methods used for the 

computation of property tax. 

The approach adopted in getting respondents is the quantitative and 

qualitative methods of research. The quantitative is used in getting the 
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number of respondents. In doing that, the number of staff were taken into 

consideration as well as value that can be gained from the respondents. The 

qualitative approach addressed the professional aspect of the respondent’s 

in terms of discipline, qualification, years of experience, professional 

expediency and experience of the professionals and professional bodies. 

The approach on professional expediency, experience and years of 

experience are considered are as follows amidst others: 

• Estate surveying and valuation; 

• Law/civil law; 

• Accountancy; 

•  Engineering (civil electrical, structural, building and construction); 

• Architecture; 

• Qualifying surveying; 

•  Town planning; 

• Environmental scientist; 

•  Administrators and civil servants; 

•  Geographic information system (GIS); 

• Mathematics and statistics; 

• Business administrators; 

•  Cartographers;  

• Public administrators; 

• Public Accountants And Financial Reporting Council; 

• Revenue Allocation And Fiscal Commission staff; 

• Budget and Planning staff; 

• Salaries and Wages commission staff; 

• Ministry of Finance; 

• Accountant General of the Federation; 

• Auditor General of the Federation; 

•  Accountant Attorney General/Ministry of Justice; 

• Land administrators; 

•  Photogrammetry’s; 

•  Record staff etc. 
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The institutions include: 

❖ The Nigerian Institution of Estate Surveyors and Valuers (NIESV). 

❖  Nigerian Society of Engineers (NSE),  

❖ International Chartered Accountants of Nigeria (ICAN).  

❖ Associate National Accountants of Nigeria (ANAN); 

❖  Nigerian Institute of Quantity Surveyors (NIQS),  

❖ National Institute of Architects (NIA),  

❖ National Institute of Administrators(NIM); 

❖ The Judiciary, the National Assembly; 

❖ Institute of Cost Accountants; 

❖ The Institute of Taxation; 

❖ Federal Inland Revenue (FIRS),  

❖ FCT Revenue,  

❖ Local Government Councils in FCT. 

❖  Association of CHARTERED Accounts (ACA). 

❖  The Royal Institution of Chartered Surveyors (RICS), 

❖  Association of Plant and Machinery Valuers(APMV) 

❖ National Institution of Geodetic Sciences (NIGS);  

❖ Geologists;  

❖ Insurance Brokers, 

❖  Ministry of Communication, NIPP, AMMC, Development Control and 

many others. 

 

The category of professionals we used are: 

• Fellows, 

•  SANS and Chartered Members with 5-10 years’ experience; 

• All professionals across board.  

 

The choice of all respondents made us to have a good return of the 

questionnaires distributed the least respond at 71.50% and our average 

response is 91.21% in the two locations. This is one of the best responses 

ever to be in researches. 
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Conditions, limitations and anonymity in the research 
Conditions assumed in the research question 1 
❖ That all the data we have been given are products of the professionals 

who are truthful and committed to the ethics of their professions; 
❖ That the data from the respondents are believed to be with great 

professional dexterity, accuracy, credence, consistency and concision. 
❖ That the data used by the researchers are not intended to create 

disaffection nor to distort the veracity and reliability of their 
professional expediency;. 

❖ The researchers believed the data collected to be true, real and 
representing the picture of the intended research with verifiable data 
which is a product their profession’s sound judgement as 
respondents; 

❖ The data released for the research is for academic excise only;   
 
Limitations to the research data in question 1  

• The researchers did not use any scientific method to test the veracity 
of the data; 

• Much of the data given were within the power of the respondents 
and therefore were considered true in all facts. 

• The data were obtained were base on social science research 
modules, they are opinions and were not bias; 

• In respect of the revenue generated, the amount allotted for 
property tax is based on the answers of the respondent’s available 
data at their disposal. Thus, their judgements and expertise are not 
error proof; 

• Most of the data given were raw and therefore, the data used was 
what they had at their disposal and may not be taken as the total 
data. 

 
Anonymity of Data in research 1   

• The respondents to all data was anonymous. Any similitude of 
knowing or using a name or to origin of the particular name is 
inferred. 

•  Only professionals and institutions are used in the paper. The 
number of questionnaires issued, the respondents chosen were 
randomly selected; 
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• All answers used were approximated to avoid pitching against the 
respondents; 

• All the answers returned were not subject to individuals but the 
office and position of the respondents. 

 
Research Question 2 
Methods of valuation used in the offices/officers in ascertaining property 
tax. 
There are different methods used by the professionals and institutions. 
There are different approaches adopted by all professionals and 
stakeholders are unifying (except statutory provisions) had been a way of 
extracting the “rental aspect” of the value of the property” the 
“consideration of the assignment” the value of the share capital “the 
proportionate application of staggered percentage” in some cases but flat 
rates and any other. A few of the valuation approaches are enunciated 
below: 

a. Tenement rate – a percentage known as rate nairage on the annual 
value; 

b. Land charge - staggered straight line approach by application of 
different percentages on different values on a reducing balance. 

c.  Change of use charge – 5% of the assessed value of the property 
(which can be on negotiated when the market value is high). 

d. Abuja land tax – N1,000.00 per square metre within the Abuja 
Metropolis and N600.00 per square meters in satellite towns. 

e. Probate fees – 3%of the value the property valued by the government 
assessors. 

f. Processing fees for assignment is 3% of the value the property valued 
by the governor assessors. 

g. Approval of consent to assign – negotiated with the minister in FCT 
or Governors in the states. It’s subject to the value of the property. 

h. Planning fees for approval of the land or property for certificate of 
occupancy is negotiated between 0.3% - 0.5% of the value of 
development at the time of inspection. 

i. Cost of registration of power of attorney is N110, 000 in FCT but not 
applicable to Lagos. 

j. Surveying fees for T&P is negotiated based on the size of the 
property. 
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k. Planning fees dependent on the size of the land – fixed negotiated 
rate in percentage;  

l. Stamp duties 3% of the cost of processing the documents. 
m. Solid minerals fees – registration is within the range of N2, 

000,000.00 while the royalty is dependent on the type of mineral 
(commercial or picnic purposes. The fees is also dependent of the 
solid mineral on the location and type of mineral). 

n. Lumbering of wood of cutting of forest. Royalty paid at negotiated 
terms  

o. Scooping of sand and quarry (quarrying) – royalties on negotiated 
terms. 

p. Withholding tax – 5% of the value of the contract;  
q. Capital Gains Tax (CGT) & Capital Transfer Tax (CTT) at reducing rate 

balance; 
r. Cooperate tax – 10% of the rental element of the money 
s. Income from properties other than the salaries – are calculated at a 

reducing balance 
 
There are others whose application is beyond this paper. 
The application of the methods or approaches enumerated above produced 
what the property taxes in Lagos State and Abuja looks like based on 
expected and actual income. They are seen in table (2) and (3) already 
inserted in the write-up. 
 
Table 2 – Shows The Revenue Expected From Property Tax And The Actual 
In Abuja. 
From the table, the following are deduced: 

a. In all the years, the actual revenue generated falls short of the one 
projected. The deficit or percentage of the difference between 
Actual and Projected reduces as the year moves upward. The 
researchers have the commenced to make on the above as an off 
short of property tax; 

• The tenement rate in Abuja is in contention as to who should collect, 
whether the area councils or the Federal Capital Development 
Authority; 
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• The revenues from other forms of property taxation have the 
challenge of separating them accurately from other forms of 
revenues that are not property based. 

• The machinery of collection is also a source of concern; 

• The percentage for the land tax is relatively high and therefore the 
payment is slow; 

• The property and taxes in Abuja is relatively new, there are still legal 
tussles going on between the Local councils and the Federal Capital 
Authority thereby affecting the actual revenue. 

b. The issue of public enlightenment on these type of taxes and the 
department to take care are still ambiguous. 

c. The preponderance of taxes in the city capital, Abuja and low 
incomes on businesses evolves to low tax returns. 

d. Many of landed properties are either void in terms of leases, while 
the ones that are out for sales are yet to be sold. At the last survey, it 
was discovered that the vacant houses as well as those for sale make 
up over 62.5% of property stock in Abuja. 

 
Table 3 shows Lagos Revenue estimated and the one actualized for about 
9 (nine) years; the following is the discourse; 

• The difference between the projected and the actual are not really 
far apart indicating either of or all of the following. 

- Public enlightenment has not  been effectively done at an increasing 
rate; 

- The challenge of the land charge in the FCT is still debatable help to 
lower the property taxes to be realized; 

-  The collection machinery in Lagos seems to be more than Abuja; 
- Lagos is the former Federal Capital with lots of ports and beehive of 

business, this can be adduce to a relatively high revenues. 
- The enforcement machinery on defaulters of tax is too high and stiff 

to be handled with light hands. 
 
The Challenges of Property Taxation 

❖ Economic recession that has affected a lot of businesses; 
❖ The challenge of moribund industries because of law income that cannot 

really realized. 
❖ The issue of taxation generally world-over and the punitive measure 

prescribed never put into consideration whether the taxes are feasible, 
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realized or not. The lack of accountability and the heinous evil of 
corruption keep is not justifying the tax collected.  

❖ Accessibility is prime in industrialization the most of the roads are not 
accessible. 

❖ There is no encouragement to the course of doing business in Nigeria 
thereby debarring the payers from the responsible. 

❖ The indiscriminate coercive modes adopted in the collection of tax is 
barbaric and that creates an enigma of protracted legal battles. 

❖ The lack of justification for why the tax is collected has left many people 
disgusted and unwilling to pay taxes as the cost of doing business is high.  

❖ Lack of political will and viable policies because of high cost of 
government entrenches mistrust on the tax payers. 

 
Conclusion 
Property Taxes can be a very usesful source of revenue if property explored. 
This is so because we have very many but they have not been explored to 
its fulless because of lack of property knowledge concerning the property 
taxes, conflict amongst stakeholders, lack of guidelines as to etymology of 
the taxes, lumping of the taxes with general taxes, improper approaches to 
the subject, hardiness and corruption, the inability or political of the 
government, highcost of assessment and collation, lack of property 
guidelines from the executive part of the government  as well subversion of 
the clinical roles of different stakeholders. 
 
Recommendation 

• There is need for the authorities to declare the state of emergency on 
property taxes; 

• Calling of all professional in property taxes to brainstorm on the best way 
of tapping and collecting the taxes; 

• Building up a policy by all those in authorities on the need to pay attention 
to this part of revenue; 

• Approach the subject carefully and graceful with the “stick and carrot” 
properly; 

• The whole arms and stages of government to be involved; 

• There is need for the government at all levels to take public enlightenment 
on the subject and its advantages. 

• The appoint of Property Taxes Accountant General for the purposes. 

• Putting of square pegs in the square holes; 

• Creation of the office Chief of Property taxes a all levels of governments. 
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Thanks 
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