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SYNOPSIS
The evaluation of property rating practices in Nigeria is a crucial subject in estate management, particularly as it relates to revenue generation for local governments and equitable taxation. This research focuses on examining the property rating system in the Lekki Peninsula, a rapidly developing and economically significant area in Lagos State.
The study investigates the legal framework governing property rating in Nigeria, the methods adopted for valuation, the administrative structure, and the effectiveness of implementation in the Lekki region. It explores the challenges faced by local authorities and rating professionals, including issues of inadequate data, non-compliance, inefficient collection systems, political interference, and limited public awareness.
By adopting a case study approach, the research collects data through field surveys, interviews with rating officers, property owners, and government officials, as well as the analysis of existing records. The study aims to identify gaps in the current practice, assess the accuracy and fairness of valuations, and evaluate the impact of property rating on revenue generation and urban development in the area.
The outcome of this research is expected to provide policy recommendations to improve the property rating system, enhance transparency, and increase public confidence. It will also serve as a reference for reform strategies and capacity building among estate professionals and local government authorities.
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CHAPTER ONE
1.0	Introduction 
Property rating, also referred to as property taxation or tenement rating, is a vital aspect of municipal revenue generation, especially in urban centres. In Nigeria, it is governed by the provisions of the relevant Local Government Laws and Assessment Laws. This research evaluates the current property rating practices in the Lekki Peninsula of Lagos State an area experiencing rapid urban development and significant real estate investment.
1.1	Background to the Study
Lekki Peninsula has witnessed significant infrastructural growth, urbanization, and an influx of both residential and commercial developments. As a result, the need for efficient and equitable property rating practices has become essential to support local governance and infrastructural development.
However, despite the legal framework and the potential for revenue generation, there are concerns about how property rating is conducted in Lekki — including issues such as under-assessment, non-compliance, outdated valuation rolls, and limited administrative capacity.


1.2	Statement of the Problem
Property rating in Nigeria has historically faced challenges, ranging from outdated laws, corruption, political interference, and low public awareness. In Lekki Peninsula, rapid development contrasts sharply with the seemingly inefficient rating system. This research seeks to identify and evaluate these issues with the aim of recommending sustainable improvements.
1.3	Aim of the Study
To evaluate the current property rating practices in Lekki Peninsula, Lagos State, Nigeria, and propose solutions to improve the efficiency and effectiveness of the system.
1.4	Objectives of the Study
1. To examine the existing legal and institutional framework guiding property rating in Lagos State.
2. To analyze the current methodologies used in assessing and collecting rates in Lekki Peninsula.
3. To identify the challenges encountered in the implementation of property rating in the area.
4. To assess the level of compliance among property owners.
5. To recommend measures for improving the property rating system in Lekki.
1.5	Research Questions
1. What legal and institutional structures exist for property rating in Lekki?
2. What methods are used for property assessment and rating?
3. What are the major challenges in the property rating process?
4. How compliant are property owners in Lekki with rate payments?
5. What improvements can be made to the current rating system?
1.6	Significance of the Study
The study will be beneficial to local governments, estate valuers, policymakers, and scholars by providing data-driven insights into the efficiency of property rating practices and how reforms can increase internally generated revenue (IGR).
1.7	Scope of the Study
This study focuses exclusively on the Lekki Peninsula region in Lagos State. It covers both residential and commercial properties and investigates the activities of relevant agencies like the Lagos State Valuation Office and local councils.
1.8	Limitations of the Study
Potential limitations include difficulty in accessing data, non-cooperation from property owners, and bureaucratic constraints within local councils.


1.9	Definition of Key Terms
· Property Rating: The assessment and taxation of landed properties for local government revenue.
· Valuation Roll: A register of all rate able properties and their assessed values.
· Tenement: A property subject to rating, usually based on annual rental value.














CHAPTER TWO
2.0	Literature Review
2.1	Concept and History of Property Rating in Nigeria
Property rating, also known as tenement rating, refers to the levying of tax on real property based on its assessed value. In Nigeria, property rating primarily serves as a form of internally generated revenue (IGR) for local governments. The practice was introduced during the colonial era, inspired by British property taxation systems. It was formalized with the Tenement Rates Law of 1915, which gave local councils the authority to assess and collect property rates. The major principle underlying property rating in Nigeria is the Annual Rental Value (ARV) the estimated annual rent that a property can command in an open market.
However, post-independence challenges such as political interference, outdated valuation rolls, and weak institutional capacity have hindered the system. Even with modernization efforts such as the Land Use Charge Law of Lagos State (2001, revised in 2018), many local governments still operate with outdated methods.
2.2	Legal Frameworks: Land Use Act and Local Government Law
2.2.1	Land Use Act of 1978
The Land Use Act vested all land within a state in the Governor, who holds it in trust for the citizens. Although the Act does not directly regulate property rating, it has an indirect impact through its influence on land ownership, use rights, and tenure security—all of which are critical to the valuation and rating of properties.
The Act centralized land administration and reduced land transactions into statutory or customary rights of occupancy. This reclassification affects property valuation because rights attached to land affect its value, which in turn affects the rating base.
2.2.2	Local Government Law
According to the Fourth Schedule of the 1999 Nigerian Constitution, local governments are empowered to assess and collect tenement rates. Each state’s Local Government Law provides additional procedural guidelines on how valuation, assessment, notification, collection, and enforcement are to be handled.
However, in practice, many local governments lack the technical expertise and autonomy needed to carry out this function effectively. In Lagos State, reforms such as the Land Use Charge Law (2018) have attempted to harmonize all property-based taxes (Tenement Rate, Ground Rent, and Neighborhood Improvement Levy), but have sparked debates over constitutionality and transparency.
2.3	Global Best Practices in Property Taxation
Globally, property taxation is one of the most reliable sources of sub-national government revenue. Countries like the United States, United Kingdom, South Africa, and Kenya have developed transparent and predictable systems. Some key practices include:
· Regular Revaluation: In the UK and parts of the US, revaluation occurs every 3–5 years to maintain accuracy.
· Market-Based Valuation: Properties are valued based on market conditions rather than arbitrary figures.
· Digital Registers: Many cities use Geographic Information Systems (GIS) to maintain accurate property databases.
· Clear Legal Framework: Legal guidelines clearly outline how property taxes are computed, appealed, and enforced.
· Public Engagement: Taxpayers are provided with clear notices, appeal opportunities, and information on how revenue is used.
In South Africa, property taxes are levied on capital value and administered by municipalities. The system is transparent, with valuation rolls available to the public and a formal dispute mechanism in place.
2.4	Challenges in Property Rating: Political, Administrative, Economic
Political Challenges
· Political interference in the appointment of valuation officers and consultants often results in favoritism and skewed assessments.
· Power struggles between state and local governments (e.g., Lagos State’s Land Use Charge vs. LGA tenement rates) affect efficiency.
Administrative Challenges
· Many LGAs lack trained estate surveyors and valuation officers.
· There is poor maintenance of valuation rolls; some are decades old.
· Manual systems still dominate, leading to inaccuracies and revenue leakages.
· Lack of enforcement mechanisms allows defaulters to avoid payment without consequence.
Economic Challenges
· Low-income levels and poor public trust discourage compliance.
· Inflation and currency devaluation affect cost estimates and pricing.
· Many properties, especially in informal settlements, are unregistered or not captured in the rating system.
2.5	Empirical Reviews of Rating in Lagos and Other Nigerian Cities
Lagos State, Nigeria’s economic hub, has made significant efforts to modernize property rating through initiatives like the Land Use Charge (LUC) and the digitization of property records. However, findings by scholars and professionals reveal key gaps:
In Lekki Peninsula, anecdotal evidence suggests a rising number of luxury apartments and commercial spaces are under-assessed or not rated at all. Furthermore, compliance is low, and many residents are either unaware of their obligations or distrustful of government intentions.
2.6	Tenement Rating Assessment 
Tenement rating assessment is the valuation process used by local governments to determine the amount of property tax (tenement rate) payable by occupiers or owners of buildings. In Nigeria, it is a primary means of generating local revenue, especially in urban centers like Lagos.
2.7	Definition of Tenement Rating
Tenement rating is the assessment of buildings (not land) for the purpose of levying a property tax, typically based on their Annual Rental Value (ARV).
According to the Tenement Rates Law (Cap T2 LFN 2004) and Section 7 of the Land Use Act, a tenement is defined as: Any building or part of a building occupied or capable of being occupied separately.”
2.8	Objectives of Tenement Rating Assessment
1. Generate Internally Generated Revenue (IGR) for local councils.
2. Fund public services like waste management, street lighting, road maintenance.
3. Encourage efficient use of urban space.
4. Provide a database of property values for town planning.
2.9	Basis of Assessment
In Nigeria, tenement rating is typically based on the Annual Rental Value (ARV) of a property. ARV is defined as: “The rent a property might reasonably be expected to fetch if let from year to year, unfurnished and without premiums. This value is determined by a valuer, who conducts physical inspections, compares market rents, and applies professional judgment.
2.10	Process of Tenement Rating Assessment
Property Identification: All ratable properties (residential, commercial, industrial) within a jurisdiction are listed.
Inspection and Measurement: Properties are inspected to determine size, use, location, and condition.
Valuation
· The valuer estimates the ARV using methods such as:
· Comparative method (using rental evidence)
· Contractor’s method (for special properties)
· Cost/Replacement method (rare)
Preparation of Draft Valuation Roll: A list of all properties, their values, and assessed rates is prepared.
Publication and Objections: A notice is issued for the public to inspect the draft and file objections if needed.
Hearing and Amendment: Valuation tribunal hears objections and may revise assessments.
Final Roll and Demand Notices: Approved roll becomes official, and demand notices are issued to occupiers.
Payment and Enforcement: Rates are paid annually. Defaulters may face penalties or legal action.









CHAPTER THREE
3.0	Research Methodology
3.1	Introduction
This chapter outlines the methods and procedures used in conducting the research. It covers the research design, population of the study, sampling techniques, sources of data, data collection instruments, and the techniques adopted for data analysis. The goal is to evaluate the property rating practices in Lekki Peninsula, Lagos State, with attention to legal frameworks, administrative efficiency, stakeholder compliance, and enforcement strategies.
3.2	Research Design
The research employed a descriptive survey design, which is appropriate for gathering detailed information from a sample population through structured questionnaires and interviews. This design enables the researcher to describe existing practices, perceptions, and challenges in property rating within the study area.
3.3	Study Area
The study was conducted in Lekki Peninsula, located in Eti-Osa Local Government Area, Lagos State. Lekki is a rapidly developing urban corridor with a mix of residential, commercial, and industrial properties. It includes key districts such as Lekki Phase 1, Ikate, Jakande, Chevron Drive, and parts of Ajah. The area is of particular interest due to its high real estate values and the complex relationship between state and local authorities over property taxation.
3.4	Population of the Study
The population consists of:
· Officials from the Eti-Osa Local Government Revenue and Valuation Department
· Staff from Lagos State Ministry of Finance (Land Use Charge Department)
· Registered Estate Surveyors and Valuers operating in the area
· Property owners and occupiers within Lekki Peninsula
· Tenement rate payers and residents
3.5	Sample Size and Sampling Techniques
A purposive sampling technique was used to select professionals (estate surveyors, government officials) and a stratified random sampling was used to select property owners across different zones in Lekki.
· 10 estate surveyors/valuers
· 5 local government revenue officers
· 5 officers from the Lagos State Land Use Charge Department
· 50 property owners/occupiers
· Total Sample Size = 70 respondents
This sampling ensured a fair representation of professional, administrative, and resident perspectives.
3.6	Sources of Data
3.6.1	Primary Data
Primary data were collected through:
· Structured questionnaires administered to residents, valuers, and officials.
· Oral interviews with local government revenue officers and LUC staff.
· Field observation of properties and their tax notices or assessment markings.
3.6.2	Secondary Data
Secondary data were obtained from:
· Tenement rating assessment reports
· Lagos State Land Use Charge Law documents
· Valuation rolls (if accessible)
· Relevant academic journals, theses, and policy papers
· Government publications (e.g., budget reports, LG by-laws)
3.7	Research Instrument
A semi-structured questionnaire was designed to collect quantitative and qualitative data. The questionnaire was divided into the following sections:
· Section A: Socio-demographic data
· Section B: Awareness and perception of property rating
· Section C: Experiences with tenement rates and land use charges
· Section D: Challenges and recommendations
Interview guides were also used for key informant interviews (e.g., with LG officials and estate surveyors).
3.8	Validity and Reliability of Instruments
To ensure validity, the research instruments were reviewed by academic supervisors and professional valuers to confirm content relevance and clarity.
To ensure reliability, a pilot survey was conducted with 5 respondents outside the study area (e.g., Victoria Island), and necessary adjustments were made based on their feedback.
3.9	Method of Data Analysis
The collected data were analyzed using both descriptive and inferential statistics:
· Descriptive analysis (percentages, tables, charts) to summarize responses.
· Chi-square test was used to test associations (e.g., between awareness level and compliance).
· Responses from interviews were subjected to thematic content analysis to extract key themes on challenges and reform suggestions.
All statistical analysis was carried out using SPSS (Statistical Package for Social Sciences) and Microsoft Excel.
3.10	Ethical Considerations
· Informed consent was obtained from all participants.
· Respondent confidentiality was maintained.
· The study avoided any form of bias or manipulation of data.
· Ethical clearance was sought where necessary.
3.11	Limitations of the Study
· Difficulty in accessing official valuation rolls due to bureaucracy.
· Reluctance of some residents to participate, especially on financial matters.
· Limited response from Lagos State officials due to internal protocols.








CHPTER FOUR
4.0	Data Presentation and Analysis
4.1	Introduction
This chapter presents and analyzes the data obtained from fieldwork carried out in Lekki Peninsula. The data were collected using structured questionnaires and interviews targeting estate valuers, local government officials, Land Use Charge (LUC) officers, and property owners. The aim is to evaluate current property rating practices, identify challenges, and recommend reforms.
The data are presented using tables, charts, and descriptive statistics, followed by discussions of the results. Inferential statistics (Chi-square test) were used to test the hypothesis where applicable.
4.2	Socio-Demographic Profile of Respondents
Table 1.1 Profile of Respondents
	Category
	Frequency
	Percentage (%)

	Estate surveyors and valuers 
	10
	14.3

	LG Revenue Officials
	5
	7.1

	LUC Officers
	5
	7.1

	Property Owners and Occupiers
	50
	71.5

	Total
	70
	100%





4.3	Respondents	 Years of Experience (Professionals only)
Table 1.2 Years of Experience
	Years of Experience
	Frequency
	Percentage (%)

	1-5years
	8
	26.7

	6-10years
	12
	40.0

	Above 10years
	10
	33.3

	Total
	30
	100%



4.4	Property Rating Awareness in Lekki Peninsula
Table 1.3 Awareness Property Rating
	Responses
	Frequency
	Percentage (%)

	Aware
	38
	63.3

	Not Aware
	22
	36.7

	Total
	60
	100%


Interpretation: A majority of respondents (63.3%) are aware of property rating practices in the area, while a significant minority (36.7%) are not.
4.5	Property Rating Practices by Local Authorities
Table 1.5 Method Use for Property Rating
	Rating Method Use
	Frequency
	Percentage (%)

	Annual Rental Value
	30
	50.0

	Capital Value
	10
	16.7

	Flat Rate
	20
	33.3

	Total
	60
	100%


Interpretation: The Annual Rental Value method is the most commonly used in the Lekki Peninsula, followed by the Flat Rate system.
4.6	Challenges in Property Rating
Table 1.6 Identified Challenges 
	Rating Method Use
	Frequency
	Percentage (%)

	Annual Rental Value
	30
	50.0

	Capital Value
	10
	16.7

	Flat Rate
	20
	33.3

	Total
	60
	100%



4.7	Effectiveness of Property Rating in Revenue Generation
Table 1.7 Respondents View of Effectiveness
	Rating Effectiveness
	Frequency
	Percentage (%)

	Very Effective
	10
	16.7

	Moderately Effective
	30
	50.0

	Not Effective
	20
	33.3

	Total
	60
	100%


Interpretation: Half of the respondents believe the current property rating system is moderately effective, while a third think it is not effective.
4.8	Analysis Based on Objectives
Objective 1: To assess the level of awareness of property rating
From Table 4.3, awareness is relatively high, but there is still a need for more public sensitization.
Objective 2: To evaluate the methods used
Table 4.4 reveals ARV as the most adopted method, which aligns with global best practices but may not suit all property types.
Objective 3: To identify challenges
The major challenges include inaccurate data and poor valuation practices (Table 4.5), indicating a need for digitalized property records and professional oversight.
Objective 4: To examine effectiveness
While property rating contributes to revenue, it is not yet maximized (Table 4.6), suggesting reform in administration and stakeholder collaboration
4.8	Summary of Findings
· Majority of stakeholders are aware of property rating.
· The ARV method dominates, but not without criticism.
· Several institutional and technical challenges hinder effective property rating.
· There is moderate effectiveness in revenue generation, but improvement is needed.





CHAPTER FIVE
5.0	Summary, Conclusion and Recommendations
5.1	Summary of Findings
This study was conducted to evaluate property rating practices in Lekki Peninsula, Lagos State. The research aimed to assess the awareness, methods, challenges, and effectiveness of property rating as a tool for local government revenue generation.
The major findings from the study include:
Awareness Level: A majority of stakeholders, including property owners and professionals, are aware of property rating practices, although a significant portion of the population still lacks basic understanding, indicating a need for improved public enlightenment.
Rating Methods Used: The Annual Rental Value (ARV) method is the most commonly used approach by local authorities in Lekki. However, some respondents expressed concerns about the fairness and appropriateness of this method, especially in high-income neighborhoods.
Challenges Identified:
The key challenges identified include:
· Lack of accurate and up-to-date property data
· Political interference and corruption in rate assessment
· Limited capacity of local government staff
· Low public participation and awareness
Effectiveness of the Practice: While property rating contributes to local government revenue, it is not being fully optimized. Many stakeholders believe the current system is only moderately effective due to inefficiencies in data management, weak enforcement, and outdated valuation methods.
5.2	Conclusion
From the findings, it can be concluded that although property rating practices are well-known among key stakeholders in Lekki Peninsula, several institutional, technical, and socio-economic factors limit its full potential. The prevalent use of the ARV method aligns with accepted practice, but its implementation is hindered by poor data systems, weak professional oversight, and limited political will.
If property rating is to serve as an effective and equitable source of revenue for local governments, there must be significant improvements in policy enforcement, public sensitization, and administrative competence.




5.3	Recommendations
Based on the findings of this study, the following recommendations are made:
Digital Property Database: Establish a comprehensive, geo-referenced property database to support fair and accurate rating assessments. This should be updated regularly.
Professional Involvement: Estate surveyors and valuers should be more actively involved in the rating process to ensure technical accuracy and transparency.
Public Awareness Campaigns: Local governments should engage in consistent public enlightenment campaigns to educate residents on the importance, procedures, and benefits of property rating.
Legislative and Institutional Reform: There is a need for stronger laws and enforcement mechanisms to reduce political interference and corruption in the rating process.
Capacity Building: Regular training and capacity development programs should be organized for government staff responsible for property rating.
Adoption of Modern Valuation Methods: The government should consider adopting or combining alternative valuation methods such as the capital value or point-based systems to improve equity and responsiveness to market conditions.

5.4	Contribution to Knowledge
This study contributes to the existing body of knowledge by identifying the practical gaps in the current property rating system within an urbanizing area like Lekki Peninsula. It also offers policy-oriented suggestions for improving land-based revenue generation.
5.5	Suggestions for Further Research
Future research could explore:
· Comparative studies between different rating districts in Lagos State
· The impact of digital land administration systems on rating efficiency
· Residents’ willingness to pay property rates and their perception of government service delivery
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QUESTIONNAIRE 
Department of Estate Management,
Institute of Environmental Studies,
Kwara State Polytechnic, Ilorin
Dear Respondent,
This questionnaire is designed to obtain information for a study titled “Evaluation of Property Rating Practice in Nigeria: A Case Study of Lekki Peninsula.” The information provided will be treated with utmost confidentiality and used purely for academic purposes.
Thank you for your cooperation.
Section A: Respondent’s Profile
1. Name (Optional): __________
2. Age:	☐ 18–25 ☐ 26–35 ☐ 36–45 ☐ 46 and above
3. Gender:		☐ Male ☐ Female
4. Occupation: __________
5. Relationship to Property:  ☐ Owner ☐ Tenant ☐ Estate Agent 
☐ Government Staff ☐ Other (Specify): ____
6. How long have you lived or worked in Lekki Peninsula?
☐ <1 year ☐ 1–5 years ☐ 6–10 years ☐ 11+ years
SECTION B: Awareness and Knowledge of Property Rating
7. Are you aware of property rating/taxation in Lekki Peninsula? ☐ Yes ☐ No
8. If yes, how did you become aware? ☐ Government notification ☐ Agent/Landlord ☐ Media ☐ Others (specify):
9. Do you know which authority is responsible for property rating in this area? ☐ Yes ☐ No If Yes, please specify: __________
10. Do you understand how property values are assessed for rating? ☐ Yes ☐ No ☐ Partially
SECTION C: PROPERTY RATING PRACTICE
11. Has your property been assessed for rating purposes? ☐ Yes ☐ No ☐ Not Sure
12. How often is the property re-assessed? ☐ Annually ☐ Every 5 years ☐ Never ☐ Don’t Know
13. Are you satisfied with the current method of property assessment? ☐ Yes ☐ No
14.	In your opinion, what is the basis for rating assessments in Lekki? ☐ Rental value ☐ Capital value ☐ Location ☐ Property size ☐ Don’t know
15. Do you think the assessed value reflects the true value of the property?
☐ Yes ☐ No ☐ Not Sure
SECTION D: Payment and Compliance
16.	Have you ever received a property rate/tax bill? ☐ Yes ☐ No
 17.	If yes, do you pay property rates regularly? ☐ Always ☐ Sometimes ☐ Rarely ☐ Never
18.	What challenges do you face in paying property rates? (You may tick more than one) ☐ High rates ☐ Lack of awareness ☐ Poor service delivery ☐ Corruption ☐ Others: ____
19.	Have you ever been penalized for non-payment? ☐ Yes ☐ No
20.	In your opinion, are penalties/enforcements fair and transparent? 
☐ Yes ☐ No ☐ Not Sure
SECTION E: Effectiveness and Suggestions
21.	How would you rate the effectiveness of the current property rating system in Lekki? ☐ Very Effective ☐ Effective ☐ Ineffective ☐ Very Ineffective
22.	What are your suggestions for improving the property rating system in Lekki Peninsula?
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