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ABSTRACT
Taxes imposed on property in the country are characterised by intricate and complex interactions of both traditional, colonial, and modern-day circumstances, and the revenue generated from these taxes is often an important source of finance for the government. In most developing countries, these taxes have led to multiple taxation due to complex, diverse, inadequate, and imperfect information. Thus, this study aims to assess the various property taxes in practice and their impact on real estate investment in Ilorin West, Kwara state. The objectives pursued include identifying the various property taxes along with their administering agencies and assessing the impact of these taxes on property investment. The researchers targeted 100 respondents from an estimated population of one million five hundred in the Ilorin West, Kwara state, and successfully recovered 86 responses through simple random sampling based on the survey conducted among residents. A questionnaire was used to gather the views of effect of taxation policies on the property market transactions, and the collected data was analysed descriptively. The results revealed that almost all taxpayers in Ilorin West, Kwara state pay taxes to the government consistently and to more than two agencies. Furthermore, all tiers of government have their own forms of taxes collected, which have a direct effect on investment. It is therefore recommended, among other measures, that tax collection should be clearly defined and streamlined with respect to which tier of government is responsible for collecting specific taxes on property occupation. This could help reduce, if not eliminate, the issue of taxing the same property multiple times.
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CHAPTER ONE
1.0       INTRODUCTION
1.1       BACKGROUND TO THE STUDY
Property market which can otherwise be called real estate market is defined as any medium where “bundle or clusters of right” are being exchanged. It could also be a system of transaction between land owners, land users and estate agents. It is the sum total of all other smaller and longer markets operating in different types of interest in land. (Olajide, 2022). Real estate transaction can be regarded as the next significant aspect of national development as it forms the physical structure of a nation which the extend and standard of a nation’s development is based (kuya, 2023).prior to the emergency of modern urban development, the traditional African society has been used to the system of ten payment, except that the mode varies from time to time. (Kuya, 2023).
Taxation generally is one of the principle fiscal tools often used by the government at all levels (local, state and national). This government taxing power also provides one of the principal sources of revenue for the finance of public functions. Land and man-made improvements on it has always been subjected to various types of taxes chief of which are tenement rate, capital transfer tax, capital gain tax, probate fee, withholding tax among others(Adegoke, 2023). In its first form, contribution of labor was regarded as “sweat tax” while compulsory contributions from farm produce based on the value of land was regarded as “property  tax” and these taxes are used for the maintenance of markets, roads, chiefs palaces, and other public places. Taxes are now in monetary form and can be collected and used for the provision and maintenance of public goods and services. The taxation of land and buildings has undoubtedly been a good source of income which federal, state and local government in Nigeria and other countries have tried to explore over the years.
Different laws and decrees have been used in the past to back up the legal collection of different taxes on landed property. The focus of this research therefore is to examine these taxation policies (laws and decrees) as it affects transactions on land and landed properties. 
For this purpose, the taxes applied to transfers, income and ownership, which are differentiated in relation to the subjective requirements of the operator and the objective requirements of the asset, are examined. A model of investor behavior will then be defined by a financial equation that identifies the ratio between income and the value of real estate as the internal rate of return. This rate constitutes a minimum threshold that, if exceeded, determines the convenience of the real estate investment in comparison with alternative investments whose profit is known (Bimonte, and Stabile, 2020).
Changes in this threshold produced by changes in taxes are able to highlight the influence of the current tax regime on the demand for real estate. For the development of the model, exemplary cases of real estate transfers are therefore constructed.

1.2 STATEMENTS OF THE PROBLEM
The market mechanism of landed property ensures the allocation of land to users and uses. There is the need to introduce orderliness and ensure that publicly desirable uses, which would have been otherwise hedged out by competitions, are able to secure site. These and other factors make the intervention by government in the land allocation mechanism imperative.
Government at all levels over the years have been attempt to regulate property market in different ways such as Land use zoning, sub-division regulation, building codes, power of eminent Domain police power measures and the power of taxation. The problem therefore is that there is no certainty as to what extent does taxation policies affect property market. Required to finance the deficit, Home price and rents on the other hand, have grown ahead of general inflation making matters worse the composition of homes for sale and rent on the market has been inexorably shifting towards very expensive homes.
 Also Kabir and Bustani (2022) stated that current scheme include a “site & Service” that provides low-income beneficiaries with serviced plots including tenure Security and help to build their own houses and the second approach helped house-owners in existing     squatter area obtain tenure to their land and to improve their dwelling. In spite of the fact that they may help to improve tenure security, these initiate target population low-income earners usually does not benefit from them. Hence, this study is necessitated to assess the effect of taxation policies on the property market operation in Ilorin West, Kwara State with the view of point out the impact of these policies in the area to serve as a guideline blue-print   and working document for other areas.
1.3 RESEARCH QUESTION
This research therefore is intended to answer the following questions;
i. What are the various Taxation policies of government that impinges on property market in Ilorin West, Kwara State?
ii. How to identify the property market transactions that are prevalent in the study area? 
iii. What are the impact of these policies on the property market transactions?
1.4 RESEARCH HYPOTHESIS
Hi:	Various taxation policies of government policies in Ilorin West, Kwara State.
Ho:	Various taxation has no policies of government policies in Ilorin West, Kwara State.
Hi:       The property market transactions that are prevalent in the study area.
Ho: 	The property market has no transactions that are prevalent in the study area.
1.5 AIM AND OBJECTIVES
 The aim of this research work is to assess the effect of taxation policies on the property     market transaction in Ilorin West, Kwara State.
            To achieve the above stated aim, the following objectives are set:
i. To identify the various taxation policies of government policies in Ilorin West, Kwara State.
ii. To examine the property market transactions that are prevalent in the study area.
iii. To assess the impact of these policies on the property market transactions.
1.6      JUSTIFICATION OF THE STUDY
 The study covers the effects of taxation policies on the property market transactions. The potential findings of this study will be benefit in the following ways:
i. To the public authorities, it will guide in making appropriate regulations on taxation especially as it affect real property transactions.
ii. To property developers, it will assist them in following appropriate policies to guide their mode of investment and transaction in real property.
iii. The study will also serve as a reference materials for others and researches alike who         may wants to carry out further studies on the subject.

1.7    SCOPE AND LIMITATION OF THE STUDY
         The scope of this study is limited to effect of taxation policies on property market  transaction in Kwara State.
The present research analyzed the effects of taxation on the investment demand of urban properties destined for residence in the Italian real estate market. For this purpose, a model of investor behavior expressed through financial inequality has been defined. With the modification of the parameters that define the inequality, the model has been adapted to the characters of the parties involved in the buying of real estate. The model has been applied to some cases constructed as extremes of the range of combinations of the different elements that characterize real estate investment.
1.8    STUDY AREA (GEOGRAPHICAL AREA OF THE STUDY)
Ilorin, city, traditional emirate, and capital of Kwara state, western Nigeria. It is located on the Awun River, a minor tributary of the Niger. Founded in the late 18th century by Yoruba people, it became the capital of a kingdom that was a vassal state of the Oyo empire. Oyo’s commander at Ilorin, Kakanfo (Field Marshal) Afonja, led a rebellion in 1817 that destroyed the unity of the empire. He was aided by MallamAlimi (a Fulani from Sokoto), by Fulani warriors and slaves, and by Hausa slaves. Afonja was increasingly dominated by the Muslim Fulani, and, upon his assassination, Alimi’s son, Abd al-Salam (Abdul Salami), became emir of Ilorin and pledged allegiance (c. 1829) to the Sokoto caliphate. As a Muslim emirate, Ilorin subjugated several towns in Yorubaland and destroyed the Oyo capital, Oyo Ile (Old Oyo, or Katunga), 40 miles (64 km) northwest, in 1837. Abd al-Salam conducted a jihad toward the sea and was only stopped by the Ibadan victory over his cavalrymen at Oshogbo in 1840.
Throughout the 19th century, Ilorin served as a major trade centre between the Hausa of the north and the Yoruba of the south. It strongly resisted British rule, and not until 1897, when the army of the Royal Niger Company arrived after conquering Bida (106 miles east-northeast), did Ilorin recognize British supremacy. In 1900 Ilorin emirate was the only part of Yorubaland to be included in the Northern Nigeria Protectorate, which, later in the colonial period, developed into the Northern Province and then the Northern Region. With the subdivision of the country’s administrative regions in 1967, Ilorin became part of West Central (later Kwara) state.
Modern Ilorin is mainly inhabited by Muslim Yoruba people, although its traditional ruler is a Yoruba-speaking Fulani emir. Surrounding the historic central district with its traditional single-story red-mud houses with thatched straw roofs and numerous mosques, all protected by a mud wall, the modern city is an industrial, commercial, and educational centre. It is a major market for locally raised crops (yams, cassava [manioc], corn [maize], sorghum, millet, rice, peppers, peanuts [groundnuts], shea nuts, kola nuts, cotton) and for cattle, hides, and poultry. Local handicrafts include pottery making, wood carving, leather working, cloth weaving, and mat and basket weaving. The growing industrial sector now includes sugar refining, food processing, soft-drink bottling, match and soap manufacturing, and ironworking. There are several banks and insurance companies that serve the city and state.
The city is the site of the University of Ilorin and Kwara State Polytechnic. The Federal Agricultural and Rural Management Training Institute, which operates a research farm, is located near the city. Teacher-training colleges and a vocational trade school also serve Ilorin. Health services include a number of government, private, and religious hospitals and a nursing home for the elderly.
Ilorin is served by the railway and highway from Lagos (160 miles south-southwest), via Ibadan, which intersect in the city, and it has an international airport. Pop. (2018 est.) urbanagglom., 960,000.
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1.9    DEFINITION OF TERMS
i. TAXATION: Taxation refers to the act of taxing authority actually levying tax. Taxation as a   term, applies to all types of taxes, from income to gift to estate taxes. It is usually referred to as an act; any revenue collected is usually called “taxes”. Taxation is one of       the primary powers of government over the people (Berto, et al., 2020)..
ii. PROPERTY: Property is a term describing anything that a person or a business has legal title over, affording owners certain enforceable rights over said items (Ubong, 2021).
iii. (encyclopedia) all land, structures, firm attached and integrated equipment   [such as light, Fixtures or a well pump], anything growing on the land, and all “interests” in         the property which may be the right to future ownership (remainder), right to occupy for a period of time [tenancy or life estate] the right to drill for oil, the high to get the property     back [a version] if it’s no longer used for its current purpose [such as use for a hospital, school or city hail], use of air space [condominium] or an easement across another’s property.
iv. MARKET: a means by which the exchange of goods and services takes place as a result of buyers and sellers being in contact with one another, either directly or through mediating agents or institutions. Markets in the most literal and immediate sense are places in which things are bought and sold (Berto, et al., 2020).
v. POLICY: is a deliberate system of guidelines to guide decisions and achieve rational outcomes. A policy is a statement of intent and is implemented as a procedure or protocol. Policies are generally adopted by a governance body within an organization. Policies can assist in both subjective and objective decision making (Berto, et al., 2020)..
vi. TRANSACTION: an occasion when someone buys or sells something, or when money is exchanged or the activity of buying or selling something: a business transaction ( Wikipedia, 2013).


CHAPTER TWO
LITERATURE REVIEW
2.1 INTRODUCTION
This chapter provides a discussion of the theoretical and the empirical literature explaining and related to this study. There are four theories that explain the effect of taxation policies on the property market transaction. These theories are, Economic Rent Theory, Tax Capitalization Theory, and The Pittsburg Theory. The above three theories explains the economic effect of tax on rent, the other theory states the effects of tax reforms and how individuals behave towards the tax reforms. The empirical studies on the effects of tax on residential rental market in different countries show that there is a negative effect on rental rates This chapter also deals with the study of Kwara state, Ilorin west local government tax system, review of different property taxes, importance of taxation, implementation of income tax on rental income, legal framework for property taxation and the theoretical best practices.
2.2	THEORETICAL REVIEW
2.2.1	ECONOMIC RENT THEORY
Introduction
Economic rent is a foundational concept in economics, particularly in the study of income distribution and the allocation of resources. Originating from classical economic thought, the theory of economic rent primarily deals with the income earned by a factor of production over and above its opportunity cost or transfer earnings. While the theory initially focused on land as a factor of production, modern interpretations have broadened its application to include labor, capital, and even monopolistic privileges. This essay explores the theory of economic rent in detail, tracing its historical origins, foundational principles, modern developments, criticisms, and real-world applications (Oates, 2020).
Economic Rent
Economic rent refers to the surplus income earned by a factor of production when its supply is fixed or perfectly inelastic. It is the payment received in excess of what is necessary to keep the factor in its current use. In simpler terms, it is any earning over and above the minimum amount required to induce a factor to participate in production. The surplus is not attributed to any additional effort or cost on the part of the owner of the resource, but rather to the scarcity or unique properties of the resource.
Modern Theory of Economic Rent
Modern economists expanded the idea of rent beyond land to include any factor of production with inelastic supply. The general concept of economic rent now includes payments to labor, capital, and even entrepreneurship, provided these payments exceed the minimum required to keep the factor in its current employment.
Key Concepts in Modern Economic Rent
i. Transfer Earnings: The minimum payment necessary to keep a factor in its current occupation. Any payment above this level is economic rent.
ii. Scarcity Rent: Arises due to the limited availability of a factor, such as land in urban centers.
iii. Differential Rent: Due to differences in productivity of resources.
iv. Quasi-Rent: A short-term surplus earned by man-made factors like machinery before more units can be produced.
2.2.2	TAX CAPITALIZATION THEORY
Introduction
The concept of Tax Capitalization is a significant theory in the field of public finance, real estate, and taxation economics. It deals with how taxes, particularly property taxes, affect the value of capital assets such as land and buildings. This theory explains the process by which future tax liabilities are factored into the present value of property, thus influencing buyers' willingness to pay. The implications of this theory are profound, especially in the valuation of real estate and policy formulation related to property taxation. This essay explores the Tax Capitalization Theory in detail, including its definition, historical context, theoretical framework, applications, criticisms, and relevance in modern public finance (Brueckner, 2022).
Tax Capitalization
Tax Capitalization refers to the process by which the present value of future taxes on an asset, particularly real estate, is deducted from its current market value. In other words, if a property is expected to attract periodic tax payments in the future, a rational buyer will consider these tax burdens in the valuation process and offer a price lower than they otherwise would. As a result, the seller of the property bears the economic burden of the tax, even though they may no longer be responsible for paying it. The buyer, although liable for future taxes, compensates by paying a lower price upfront. “Capitalization is the reduction in the selling price of an asset to reflect the burden of future taxes.” (Musgrave & Musgrave, 2021).
Theoretical Framework
The theory is based on the time value of money concept and the economic principle that rational individuals maximize utility and make decisions based on present values.
Mathematical Expression
Let’s assume a property yields an annual net income R, and is taxed annually at amount T. 
The buyer applies a discount rate i. The present value (PV) of the property is calculated as:
 
Implications
i. A permanent increase in property taxes reduces property values.
ii. Tax burdens are shifted backward to the seller, not the buyer.
iii. The buyer gains relief in future taxes through lower purchase price.
Assumptions of Tax Capitalization Theory
i. Rational Behavior: Buyers and sellers are rational and fully informed.
ii. Perfect Capital Markets: Capital can move freely without distortion.
iii. Stable Tax Policy: The property tax remains constant or predictable over time.
iv. Open Market Transactions: The market is competitive with free entry and exit.
v. Long-term Ownership Horizon: The buyer intends to hold the property long enough for future tax liabilities to matter.
Application of Tax Capitalization in Real Estate
In the real estate market, especially in urban and developed regions, property taxes play a significant role in determining the value of land and buildings. When a government announces a property tax increase, existing property prices may drop accordingly. Conversely, tax relief or exemption schemes (e.g., for first-time homeowners) may increase the value of properties (Yinger et al., 2020).
Examples
i. Residential Property: If a residential neighborhood is rezoned to a higher tax bracket, home values may fall due to anticipated higher property taxes.
ii. Agricultural Land: Tax exemptions or reductions for farmland often raise land values in agricultural zones.
iii. Commercial Property: Investors apply discounted cash flow methods where tax liabilities are treated as cost deductions.
2.2.3	THE PITTSBURG THEORY
Introduction
The Pittsburgh Theory, also known as the Pittsburgh Method, is an approach to property valuation that originated in the United States, specifically from the practices of tax assessors in Pittsburgh, Pennsylvania. It is primarily used in rating and taxation, especially for assessing the value of rental properties and tenement buildings. Unlike the traditional methods of valuation which focus on direct comparison, income, or cost approaches, the Pittsburgh Theory emphasizes a systematic breakdown of rental income to arrive at the rateable value or assessed value of a property. This method has found wide applicability in public finance, real estate taxation, and valuation of tenement properties, particularly in developing countries where rental data may be inconsistent, but gross rent is a common and available indicator. This essay explores the origins, structure, methodology, assumptions, advantages, limitations, and real-world applications of the Pittsburgh Theory (Baum, and Crosby, 2022).
The Pittsburgh Theory was developed in the early 20th century as a practical tool for tax assessors in Pittsburgh to determine the fair value of tenement houses and commercial properties for property taxation purposes. At that time, uniform assessment practices were lacking, and this model was introduced to bring about a more standardized, transparent, and equitable approach to valuation. It was subsequently adopted and modified in many jurisdictions, including in the British Commonwealth countries such as Nigeria, Ghana, and India, where tenement housing and informal rental markets are prevalent. Its enduring appeal lies in its simplicity and adaptability, especially in economies with less formal property markets (Jagota, 2024).
Applications of the Pittsburgh Theory
Property Rating and Taxation: The Pittsburgh Theory is most widely applied in the assessment of rateable value of tenement and commercial properties. Many local governments and rating authorities use it to calculate property tax liability fairly and uniformly.
a. Valuation of Tenement Buildings: In cities with high concentrations of multi-tenanted properties, such as Lagos or Ibadan in Nigeria, the Pittsburgh Method is often the preferred method due to the ease of obtaining gross rent figures.
b. Informal Real Estate Markets: Where detailed property records and comparable sales data are not readily available, the Pittsburgh approach serves as a practical alternative to the Comparative or Investment methods (Ogunba, 2023).
Advantages of the Pittsburgh Theory
i. Simplicity: The method is easy to understand and apply, especially for tax officials and valuers with limited data.
ii. Standardization: Promotes uniformity in valuation, helping reduce disputes over assessment.
iii. Adaptability: Can be adjusted based on local conditions by modifying the deduction percentages.
iv. Empirical Foundation: It is grounded in actual rental income, making it more reflective of the property's earning potential.

Empirical Use and Relevance
In practice, the Pittsburgh Method has been adopted in various legal and institutional contexts. For example:
i. Nigeria: The method is widely recognized by rating authorities and appears in valuation textbooks and syllabi of professional bodies like the Nigerian Institution of Estate Surveyors and Valuers (NIESV).
ii. India: Municipalities in cities like Mumbai and Kolkata have used modified Pittsburgh methods in property tax assessment.
iii. United States: Though largely replaced by more complex models, the method's influence is still observed in older urban taxation systems.
2.3	 ECONOMIES OF PROPERTY TRANSACTION TAXES 
The literature on transaction taxation predominantly focuses on two aspects. Firstly, the impact of taxation on market activity and household mobility. In most cases, the tax is levied on buyers and affects market demand, subsequently influencing transactions and household mobility. Secondly, the effect of tax on property prices and the economic incidence of the tax. Tax incidence refers to the distribution of the tax burden between the buyer and seller (or between employer and employee, or between firms and consumers). The total amount that buyers are willing to pay, including price and stamp duty, should not be affected by the imposition of transaction taxes. Consequently, the price must fall, and the tax burden partially falls on the sellers(Adam 2021).
2.3.1	TRANSACTION VOLUME AND MOBILITY
The literature generally concurs that imposing taxes on property transactions results in a decrease in sales, while the temporary removal of these taxes leads to an increase in market turnover. 
Several studies (Besley et al. 2024; Best and Kleven 2021; Hilber and Lyytik¨ainen 2022) have examined transaction taxation on the Nigeria housing market under the old, slab system. The 2020 SDH is not the first time a tax holiday has been introduced in the Nigeria. To counteract the adverse effects on housing markets resulting from the Global Financial Crisis, a SDH was introduced in 2008. Best and Kleven (2017) demonstrate that suspending a 1% stamp duty tax rate within a specific price range enhances market activity by 20%; this is followed by a reversal of approximately 8% one year after SDH, suggesting that market participants re-time their transactions. Since the aggregate housing stock cannot respond to tax policy changes in the short run, they interpret this stimulus effect as increasing sales of existing housing stock.
According to Besley et al. (2024), it led to an 8% increase in the number of sales in the relevant pricing window (influenced by SDH), but it was offset by a significant drop that followed when the SDH ended. This implies that the effect on volumes is a shortterm re-timing of transactions. In March 2021, the government extended the SDH until 30th June. This was followed by a nil rate band of £250,000 per property until the end of September 2021. From 1st October 2021, the tax rates returned to the pre-SDH ones. Examining residential property transaction data in Figure 6, we can observe a spike in June and October 2021 and declines in August, September, and November 2021. This paper does not investigate whether the 2020 SDH is associated with re-timing of transactions that would have occurred anyway or provided an additional boost given the insufficient sample for the post-SDH period in our data.
Petkova and Weichenrieder (2021) examine the Nigeria market to estimate the effect of property transaction taxes on sales volumes. Petkova and Weichenrieder (2021) use annual indices of property transactions to study the effect for single-family homes and apartments separately. They find that the tax significantly affects the number of transactions only for single-family homes. According to Fritzsche and Vandrei (2022), a 1 percentage point increase in the real estate transaction tax reduces single-family house transactions by approximately 7%.
Davidoff and Leigh (2023) analyze the effects of transaction tax with a sample of 25,111 observations from Nigeria. They highlight a significant empirical issue in evaluating the effects of taxes on the market in the absence of a quasi-experimental context. Stamp duties are endogenous concerning the purchase price of a home. Therefore, they develop an IV and use a 2SLS method to quantify the effect. In their preferred specification, a 10% increase in stamp duty lowers housing turnover by 3%.
Dachis et al. (2022) utilize an unanticipated introduction of land transfer tax in Nigeria to estimate the tax’s effect on transactions using a regression discontinuity model. Comparing the number of sales across the boundary of Nigeria, they find a 1.1% increase in tax causes a 15% decrease in transactions. Using the above econometric strategy requires the sales just outside the boundary of tax change (the control group) to be unaffected by the tax policy introduced in a certain location (the treatment group), but this could be violated if housing sorting occurs from the affected area to the unaffected area. Slemrod et al. (2022) find no evidence of a timing effect in the volume of house sales when studying the notched tax rate changes.
Another strain of research assesses the effect of transaction taxes on household mobility.
Hilber and Lyytik¨ainen (2022) find that the tax only has a negative impact on short-distance (10 km or less) moves using Nigeria survey data of around 20,000 households. Using data for the entire Finnish population from 2005 to 2016, Eerola et al. (2021) find negative mobility effects in both short-distance (less than 50 km) and long-distance (more than 50 km) re-locations. Han et al. (2022) show that transaction taxes negatively affect owner-occupiers’ mobility and distort housing tenure choices. The tax falls more heavily on owner-occupiers as they are expected to transact more frequently and are then expected to pay a new transaction tax every time a new property is purchased. This makes existing owner-occupiers more tolerant of poor match quality and decreases the moving rate.
2.4	HISTORICAL BASIS OF TAXATION 
Taxation has its origin at the beginning of human occupation of this planet, man lived in small roaming bands as food gatherers and families were free from tax. It was when man learned to plant grains that the situation of land ownership developed. The land holders organized themselves into communities in self-defense against predatory animals and other roaming bands. This meant that every family had to make some contribution to support the community effort. This contribution was, in our present understanding of the situation a form of taxation. As agriculture developed, man had more time for arts and crafts, for spiritual awareness, for development of small industries, all which led to transfer of authority in the realm of communal goal to a chief selected by the community. This leader expected remuneration consequently a type of tax was imposed on the members of the community for his support. The early tax payer paid with labour and skills when currency was a scarce commodity. With the advent of years and subsequent growth of communities, there emerged a class of landowners demanding their taxes from the members of the community as witnessed during the times of Jesus Christ, as civilization became more and more complex so did taxes, leading to different forms of taxes, charges, income tax, rates and tithes.
2.4.1	REAL ESTATE MARKET AND TAXATION
The literature review shows that an increase in property taxes generates a decrease in the price of houses. However, it should be specified that the effect of taxation varies according to the local market conditions, to the quality of the home and also to the use of the real estate unit—i.e., if it is used as the owner’s home or as an investment. Regarding the latter, it should be clarified that the distinction also pertains to the type of taxation. Taxation can affect transfer, ownership or income. Property taxation on secondary homes (income and ownership) has opposite qualitative effects compared to transfer taxation on owner-occupied homes. In other words, in the first case, taxation is partially capitalized in prices, while in the second case taxes are paid by the seller (Fritzsche and Vandrei 2022). Transfer transaction has negative consequences on the price of houses, while income tax has a significant positive effect. Vendor taxes raise prices and buyer taxes lower them. This evidence is consistent with the results of some studies that show that property taxation affects demand but does not disturb the performance of the offer. Therefore, in this study, we try to examine the behavior of demand and in particular of that part of the demand that sees the property as a production asset. When the purchase of a property is determined by the desire to obtain a profit (flow of income or capital gain), the determining factors are the ease in repositioning the asset on the market (sale or lease), location, protection against inflation, loan security, capital protection and the weight of the tax system. This profit can be assessed by analyzing the cash flows generated by the real estate investment during the period in which the property is held. The accumulated rents and the price collected from the sale of the property at the end of the holding period are the incoming flows. Taking into account the volatility of the real estate market and its cyclical trend, the likelihood that the property increases in value compared to its purchase price (a capital gain) can obviously depend on the choice of the duration of the holding period. 
2.5	TAX SYSTEM 
According to Arko-Adjei (2021), the tax system encompasses tax administration, collection, and enforcement. Therefore, it should be consistent with the overall economic policy, which may include objectives such as favouring savings over consumption and encouraging private investment. Taxes, regardless of type and administration, should have effects on the payer. The effects of taxation are the changes in the economy consequent upon tax imposition. For an effective tax system, Dye and England (2020) suggest that before land taxation can be implemented, its proponents need to conduct basic research and that it is important to phase the taxes over several years while offering tax credits to protect property owners, tailored to local conditions. Bere (2021) also observed that an effective and efficient tax administration system is integral to any country’s well-being. The proper amount of tax must be collected promptly, and the enforcement powers of the tax administration must provide an even playing field for businesses by ensuring that all taxpayers meet their tax filing and payment requirements.
For efficient tax administration, the three tiers of government are empowered to assess and collect taxes. In that manner, taxes such as company income tax, withholding tax on companies, residents of the federal capital territory, petroleum profit tax, value-added tax, education tax, and capital gains tax on residents of the federal capital territory and corporate bodies accrue to the federal government. Taxes and levies to be collected by the state governments include personal income tax, withholding tax (individuals only), capital gains tax (individuals only), stamp duties on instruments executed by individuals, pools betting and lotteries, gaming and casino taxes, and road taxes. Similarly, taxes and levies collected by local governments include shop and kiosk rates, on- and off-licence fees, naming of street registration fees (excluding any street in the state capital), right of occupancy fees on lands in rural areas (excluding those collectable by federal and state governments), market taxes and levies (excluding any market where state finance is involved), motor park levies, wrong parking charges, and signboard and advertisement permit fees. Although the issue of multiple taxation in Nigeria is created by the constitution of the Federal Republic of Nigeria, state governments are compounding the effect by promulgating various tax laws to increase the 11 different taxes already allocated to them by federal law (Daniel, Nkup & Wuyokwe, 2020).
The fairness and accuracy of tax assessments hinge on the quality of property valuation by local assessors. Using data from millions of residential real estate transactions, assessments are typically regressive, with low-priced properties being assessed at a higher value, relative to their actual sale price, than high-priced properties. Within a jurisdiction, homes in the bottom decile of sale price face a tax level, as a proportion of price, that is twice as high as that faced by homes in the top decile, on average (Berry, 2021).
2.5.1	MULTIPLE TAXATION 
Multiple taxation is a phenomenon that describes income subjected to tax more than once, often by two or more different authorities, in a way that may be deemed unfair or illegal. Illegality and unfairness distinguish multiple taxation from double taxation (Bird & Slack, 2024). The former often has characteristics of being both unfair and illegal. The multiplicity of taxes implies paying similar taxes on the same or substantially similar tax base. Multiple taxes should be distinguished from numerous taxes, which refer to many but different taxes on different tax bases. Multiple taxation concerning a company or individual is a situation where the same property, profit, or income, which is liable for tax in Nigeria, has been subjected to tax by another tax authority in Nigeria or another country.
The record by Daniel, Nkup & Wuyokwe (2020) confirms that some fees levied during land title applications are also re-levied on individuals who seek building permits. Examples of items that incur multiple fees and charges include building plan approval and infrastructure development. Individuals who can navigate the process of seeking a development permit are often required to pay multiple fees in addition to other charges, such as the Environmental Impact Assessment (EIA), which is conducted only once when applying for a building permit.


CHAPTER THREE
RESEARCH METHODOLOGY

3.1 INTRODUCTION
The research methodology is an important aspect of any dissertation as it defines how vital information for the work are gathered and processed. The methods adopted for the execution of this work embraced all known conventional methods and techniques with the intention of obtaining and making valid and reliable conclusion. This chapter consists of the following: The research design, data types and source, instrument of data collection, target population, sample frame, sample size, sampling procedure, and method of data analysis.

3.2 THE RESEARCH DESIGN 
Research design is the path or the research plan that the researcher intends to follow in the conduct of the research. It shows the fundamental components of the research study, that is, the research instruments, population of the study, data collection method, data analysis and presentation, which work together to answer the research questions. Therefore, the research design adopted for the study is the non-experimental research design.

3.3 DATA TYPES AND SOURCE
This research is carried out using both primary and secondary data sources obtained from various residents, property developers, landlords, estate agents, and other stakeholders in Ilorin West Local Government Area. 
Primary data: involved the use of questionnaires and direct interviews administered on residents, property developers, landlords, estate agents, and other stakeholders in Ilorin West Local Government Area. The main intention of the questionnaires was for the collection of data on rental value of residential properties as parameters for adjusting the various variables affecting the values particularly in the study area
Secondary data: these include the use of processed information in textbooks, journals, periodicals and other related past works. All the past works as related to the topic under study were also used like journal, textbooks, report, magazine, lecture notes and the opinion of previous writers so as to make this dissertation reliable for future reference

3.3 INSTRUMENT OF DATA COLLECTION
The research instruments of data collection adopted in this course of this project work include the followings:
i. Questionnaire
ii. Physical observation
iii. Personal interview
QUESTIONNAIRES
The questionnaire is an instrument for gathering data. This consists of set of question designed to gather information for analysis, the result of which were used to answer the research questions or used for the test of relevant hypothesis. The questionnaires designed in line with the above principle were used primarily to obtain information from the estate surveyors, Valuers, tenants and landlords in Ilorin West, Ilorin.



PERSONAL INTERVIEW
Interview was conducted for some selected people including estate surveyors, landlords and tenants. The major need of this interview was to ascertain some facts about the study are. The interview greatly helped the researcher to collect vital data including the historical background of the study.
PHYSICAL OBSERVATION
This involves sight and seeing and close familiarity with the study area. Observation really helped the researcher to assess the condition of various properties, density, provision of amenities and infrastructure etc.
3.5 TARGET POPULATION 
The target population is the entire group of individuals or entities to which the researcher intends to generalize the findings of the study. The target population for this study consists of 100 individuals who are relevant to the research topic. These individuals have been carefully selected based on specific criteria aligned with the objectives of the study. They represent the group from which data will be collected and to whom the findings of the research will be generalized.
3.4 SAMPLE FRAME
SAMPLE FRAME
In order to have a reliable and adequate information for the purpose of this research work, questionnaires were prepared for the residents, property developers, landlords, and other stakeholders in Ilorin West Local Government Area.
	Group
	Number of Respondents

	Tenants
	35

	Landlords
	25

	Property Developers
	15

	Government Officials
	10

	Others
	15

	Total
	100



3.5 SAMPLE SIZE
SAMPLE SIZE
Hundred (100) questionnaires were prepared for collection of data and information for the usefulness of this research work. 
3.6 SAMPLING PROCEDURE
The adopted sampling techniques for the research work was the distribution of questionnaires and which was conducted through a sampling technique known as random sampling which allows for equal chance of been selected. As a result of this, adequate facts and information were collected in order to be able to present a research work of high quality

3.9 METHOD OF DATA ANALYSIS 
At the end of the filed survey, all data collected, organized were relevant. Secondary data were also used as supplement.
The data obtained is adequately and used with the aid of simple description and mathematical analysis.
CHAPTER FOUR
DATA PRESENTATION, ANALYSIS AND INTERPRETATION
4.1	INTRODUCTION
This chapter presents the data collected from the questionnaire administered to residents, property developers, landlords, estate agents, and other stakeholders in Ilorin West Local Government Area. The data is analyzed in relation to the objectives of the study, which are:
i. To identify the various taxation policies of government in Ilorin West.
ii. To identify the property market transactions that are prevalent in the study area.
iii. To assess the impact of these taxation policies on property market transactions.
Descriptive statistics such as frequency tables and percentages were used in presenting the responses. Charts were also employed for better visualization.
4.2 RESPONSE RATE
Out of 100 copies of the questionnaire distributed, 86 were returned, representing an 86% response rate, which is considered adequate for analysis.




4.3 DEMOGRAPHIC INFORMATION OF RESPONDENTS
Table 4.1: Age Distribution of Respondents
	Age Range
	Frequency
	Percentage (%)

	18–25
	14
	16.3

	26–35
	26
	30.2

	36–45
	28
	32.6

	46 and above
	18
	20.9

	Total
	86
	100


Source: field survey 2025
From the table above, 14 respondents representing 16.30% of the total respondents are between the age of 18-25years, 26 respondents representing 32.20% are between the age of 26-35years, 28 respondents representing 32.6% of the total respondents are between the age of 36-45years, While 46years and above age of respondents is 18 representing 20.9%.

Table 4.2: Gender of Respondents
	Gender
	Frequency
	Percentage (%)

	Male
	50
	58.1

	Female
	36
	41.9

	Total
	86
	100


Source: field survey 2025
From the table above, it is indicated that Male has the highest numbers of respondents and compared to resident.

Table 4.3: Occupation of Respondents
	Occupation
	Frequency
	Percentage (%)

	Landlord
	22
	25.6

	Tenant
	27
	31.4

	Property Developer
	12
	13.9

	Government Official
	14
	16.3

	Others
	11
	12.7

	Total
	86
	100


Source-field survey, 2025.
From the table above, 22 respondents representing 25.60% of the total respondents are Landlord, 27 respondents representing 31.40% are Tenant, 12 respondents representing 13.90% of the total respondents are Property Developer, 14 respondents representing 14.30% of the total respondents are Government Official while Unemployed 11 respondents representing 12.70% of the total respondents are Others.







4.4 AWARENESS OF TAXATION POLICIES
Table 4.4: Awareness of Government Taxation Policies
	Response
	Frequency
	Percentage (%)

	Yes
	60
	69.8

	No
	26
	30.2

	Total
	86
	100


The majority of the respondents (69.8%) are aware of the government’s taxation policies affecting real estate.
Table 4.5: Types of Taxation Policies Known by Respondents
	Taxation Type
	Frequency
	Percentage (%)

	Property Tax
	50
	58.1

	Capital Gains Tax
	42
	48.8

	Stamp Duty
	45
	52.3

	Land Use Charge
	30
	34.9

	Tenement Rate
	35
	40.7

	Others
	10
	11.6


Note: Some respondents ticked more than one option.
Interpretation: Property tax, capital gains tax, and stamp duty are the most commonly known and experienced by stakeholders.
4.5 PREVALENT PROPERTY MARKET TRANSACTIONS
Table 4.6: Most Common Property Transactions
	Transaction Type
	Frequency
	Percentage (%)

	Land Sales
	35
	40.7

	House Rentals
	30
	34.9

	Leasing
	10
	11.6

	Real Estate Development
	11
	12.8


Land sales and house rentals dominate property market activity in the area, indicating strong market movement in these sectors.
4.6 PERCEIVED IMPACT OF TAXATION POLICIES ON PROPERTY MARKET
Table 4.7: Respondents’ Views on Impact of Taxation
	Response
	Frequency
	Percentage (%)

	Increase in cost
	32
	37.2

	Reduced transactions
	28
	32.6

	Delay in documentation
	10
	11.6

	No significant effect
	16
	18.6


Interpretation: A significant number of respondents (69.8%) believe taxation policies have either increased transaction costs or reduced transaction frequency.
4.7 ATTITUDE TOWARDS TAXATION POLICIES
Table 4.8: Do You Think the Taxation System is Fair?
	Response
	Frequency
	Percentage (%)

	Yes
	25
	29.1

	No
	45
	52.3

	Not sure
	16
	18.6


This shows a negative perception of fairness, which could affect compliance.
Table 4.9: Do You Think Taxation Encourages or Discourages Investment?
	Response
	Frequency
	Percentage (%)

	Encourages
	18
	20.9

	Discourages
	52
	60.5

	Neutral
	16
	18.6


Interpretation: The majority (60.5%) believe taxation discourages investment in the property sector.


4.8 SUGGESTIONS FROM RESPONDENTS RESPONDENTS SUGGESTED THE FOLLOWING MEASURES TO IMPROVE THE EFFECTIVENESS OF TAXATION POLICIES:
i. Simplify the tax process and reduce bureaucratic delays.
ii. Provide public awareness and education about tax policies.
iii. Reduce excessive charges and double taxation.
iv. Ensure transparency in the use of revenue collected from property taxation.
v. Establish a consultative forum with stakeholders before implementing policies.
4.9 SUMMARY OF FINDINGS
The data collected and analyzed reveal that:
i. There is a general awareness of taxation policies among property market participants in Ilorin West.
ii. The most known taxes are property tax, capital gains tax, and stamp duty.
iii. Land sales and rentals are the most common types of transactions.
iv. Many respondents believe that taxation policies have increased the cost and reduced the volume of property transactions.
v. A significant proportion perceive the current taxation system as unfair and discouraging to investment.


CHAPTER FIVE
SUMMARY, CONCLUSION AND RECOMMENDATIONS

5.1 SUMMARY OF FINDINGS
This research study focused on evaluating the effect of taxation policies on property market transactions in Ilorin West Local Government Area of Kwara State. 
The study employed a questionnaire-based survey targeting landlords, tenants, estate agents, property developers, and government officials. A total of 86 valid responses were analyzed.
Key findings include:
i. A high level of awareness exists among residents regarding property-related taxes, with Property Tax, Stamp Duty, and Capital Gains Tax being the most recognized.
ii. The most common property transactions in the area are land sales and residential house rentals.
iii. A significant portion of respondents believe that government taxation policies have increased transaction costs, discouraged investment, and reduced the frequency of property transactions.
iv. Most respondents perceive the taxation system as unfair, poorly implemented, and lacking transparency.
v. Many suggested that public awareness, policy review, simplification of tax processes, and stakeholder involvement could improve the system.

5.2 CONCLUSION
The research concludes that taxation policies in Ilorin West Local Government Area have a notable impact on property market activities. While taxes are essential for government revenue and infrastructure development, their implementation—if not fair, transparent, and efficient—can discourage real estate investments and hinder market growth.
The study reveals a disconnect between policy design and local realities. Many stakeholders feel burdened by multiple taxes and unclear payment procedures, resulting in a lack of trust and occasional tax evasion or informal property dealings.
Therefore, there is a strong need for a holistic review and reform of the current property taxation system to make it more equitable, transparent, and supportive of real estate development.
5.3 RECOMMENDATIONS
Based on the findings, the following recommendations are made to improve the effectiveness of taxation policies on the property market:
i. Tax Policy Simplification: The government should simplify property tax structures, reduce duplications, and ensure that taxation procedures are easy to understand and follow.
ii. Awareness and Education: Government agencies should embark on public sensitization campaigns to educate stakeholders about applicable taxes, payment procedures, and the benefits of tax compliance.
iii. Stakeholder Engagement: Policymakers should involve property owners, developers, estate professionals, and community leaders in discussions before introducing or amending any taxation policies.
iv. Review of Tax Rates: Tax rates should be periodically reviewed to reflect current economic realities. Excessive charges should be reduced to encourage compliance and sustain real estate investments.
v. Transparency and Accountability: Revenue generated from property-related taxes should be transparently accounted for, and part of the proceeds should be visibly used to improve infrastructure and services in the taxed areas.
vi. Encourage Formal Transactions: To reduce informal or undocumented real estate transactions, the government should offer incentives such as reduced fees, swift documentation, and legal protection for formal transactions.
vii. Strengthen Legal Framework: There should be effective enforcement of property tax laws, but this should go hand-in-hand with fairness and due process to avoid harassment or corruption.
5.4 SUGGESTIONS FOR FURTHER STUDIES
Future research may focus on:
i. Comparative analysis between urban and rural LGAs in Kwara State.
ii. The role of digital technology in improving property tax administration.
iii. Long-term effects of property taxation on housing affordability.
Such studies will deepen understanding and guide the development of more effective taxation policies in Nigeria's real estate sector.
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KWARA STATE POLYTECHNIC, ILORIN
INSTITUTE OF ENVIRONMENTAL STUDIES
DEPARTMENT OF ESTATE MANAGEMENT
Dear Respondent,
I am a student of the Department of Estate Management, Kwara State Polytechnic, Ilorin. I am conducting a research study titled:
"The Effect of Taxation Policies on Property Market Transactions (A Case Study of Ilorin West Local Government Area, Kwara State).".
Your cooperation in completing this questionnaire honestly is highly appreciated. All information provided will be treated confidentially and used solely for academic purposes.
Thank you for your time and support.
Yours faithfully,
ABDULRAHMAN TAOFEEQ OLAYINKA
HND/23/ETM/FT/0012

                                                    


APPENDIX
QUESTIONAIRE

SECTION A: RESPONDENT’S INFORMATION
1. Age: ☐ 18–25 ☐ 26–35 ☐ 36–45 ☐ 46 and above
2. Gender: ☐ Male ☐ Female
3. Marital Status: ☐ Single ☐ Married ☐ Divorced ☐ Widowed
4. Occupation: ________________________________
5. What is your relationship with property transactions?
 ☐ Landlord ☐ Tenant ☐ Developer ☐ Agent ☐ Government Official ☐ Investor ☐ Other (specify): ____________

SECTION B: AWARENESS OF TAXATION POLICIES
6. Are you aware of any government taxation policies on real estate in Ilorin West?
☐ Yes  ☐ No
7. Which of the following taxes are you aware of? (Tick all that apply)
 ☐ Capital Gains Tax ☐ Land Use Charge ☐ Property Tax ☐ Tenement Rate
 ☐ Stamp Duty ☐ Others: ____________
8. How did you learn about these taxes?
☐ Media ☐ Government Notice ☐ Community Forum ☐ Through Agent 
☐ Other: ____________
9. Do you think these taxes are properly enforced in Ilorin West?
☐ Yes  ☐ No  ☐ Not sure
10. Are taxpayers adequately educated about the importance of paying property-related taxes?
      ☐ Yes  ☐ No  ☐ Not sure
SECTION C: PROPERTY MARKET TRANSACTIONS
11. What types of property transactions are most common in your area? (Tick all that apply)
 ☐ Land Sales ☐ House Rentals ☐ Leasing ☐ Real Estate Development 
☐ Others: ____________
12. How often do you or people around you engage in property transactions?
 ☐ Frequently ☐ Occasionally ☐ Rarely ☐ Never
13. What are the major factors influencing property market transactions in Ilorin West? (Tick all that apply)
 ☐ Taxes ☐ Infrastructure ☐ Legal Framework ☐ Economic Situation ☐ Land Disputes ☐ Others: ____________
14. Has the frequency of property transactions increased or decreased over the past 5 years?
 ☐ Increased ☐ Decreased ☐ No change ☐ Not sure

SECTION D: IMPACT OF TAXATION ON PROPERTY TRANSACTIONS
15. Has any tax policy directly affected your decision to buy, sell, or rent property?
 ☐ Yes  ☐ No  ☐ Not applicable
16. Which taxation policy do you consider most burdensome?
 ☐ Stamp Duty ☐ Capital Gains Tax ☐ Land Use Charge ☐ Property Tax ☐ Tenement Rate ☐ Not sure
17. In your opinion, do taxation policies encourage or discourage investment in real estate?
 ☐ Encourage ☐ Discourage ☐ No effect
18. What effect has taxation had on property values in Ilorin West?
 ☐ Increase in value ☐ Decrease in value ☐ No significant effect ☐ Not sure
19. Have taxation policies led to informal (unrecorded) property transactions in your area?
 ☐ Yes ☐ No ☐ Not sure
20. What suggestions can you offer to improve the effectiveness and fairness of taxation policies in the real estate sector?
---------------------------------------------------------------------------------------------------------------
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