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Abstract  

Sustainable 

development is the 

hub of global economic 

policy. It focuses on 

inclusive or broad-

based growth 

sustained over time. It 

also places emphasizes 

on environmental, 

economic and social  

considerations of 

developing countries 

to have a fulfilled 
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Introduction  
Sustainable 

development is the 

hub of global 

economic policy. 

Sustainable 

development focuses 

on inclusive or broad-

based growth 

sustained over time. 

Therefore, the reason 

why the United 

Nations developed 14 

goals tagged 

Sustainable 

Development Goals is 

not far-fetched. Africa 

is the second most 

populous continent in 

the world with a 

young population of 

1.2 billion people 

(Leeson, 2018). This 

is because youths 

account for more than 

half of the African 

population. The 

favourable weather 

and large landmass 

make Africa the ideal 

destination for 

agricultural  
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wellbeing. The account 

of Africa in terms of 

new sustainable 

development is 

inundated with good 

and bad. Bearing it in 

mind that Africa as a 

continent happens to 

be one of the fastest 

growing economies in 

the world. It is blessed 

with a favorable 

weather and large 

landmass for 

agriculture, couple 

with the needed large 

resources in terms of 

human and natural 

resources. Therefore, 

it follows that African 

is seen as land of 

outstanding. With or 

without economic 

crunch, property 

remains an investment 

of choice. It is a place 

where we strategise 

for industrial 

activities. It is a place 

of rest, social and 

economic activities. It 

adds to the status of 

the occupier and is the 

most expensive 

consumer goods of 

man, generally. 

Property serves as 

store of value. 

Additionally, Proceeds 

from real estate 

potentials are not well 

managed and as such 

real estate decay is 

already taking its toll, 

these and many others 

issues have thus 

inhibiting African new 

sustainable 

development. 

Adopting effective tax 

administration is a 

veritable tool for 

sustainable 

development of 

developing nations 

like Nigeria. Nigeria is 

in economic tumult 

due to inefficiency on 

the side of government 

to efficiently and 

judiciously utilize 

proceeds from 

taxation. Income from 

taxation has the 

potential of releasing 

the much needed fund 

for sustainable 

development. An 

approach is urgently 

needed; the one that is 

able to respond in a 

systematic and 

integrated manner to 

this key development 

goal is adoption of 

effective tax 

administration. 

Effective tax 

administration 

therefore happened to 

be the solace to 

achieving Africa new 

sustainable 

development.

 

roduction. The continent has huge mineral deposits (Oluwatayo, & 
Ojo, 2016). 
According to the World Bank Statistics (2019) the growth story in 

Africa in the past few years has been one of faltering recovery from the 

worst economic crisis of the past two decades. This remains the case 

according to the April 2019, 19th edition of Africa’s Pulse, which estimates 

p 

https://openknowledge.worldbank.org/handle/10986/31499
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GDP growth in 2018 at a lower-than-expected 2.3%, with a forecast to 2.8% 

in 2019. Only about a third of African countries achieved inclusive growth, 

reducing both poverty and inequality (Africa Economic Outlook, 2020). 

This saw the people of Africa take charge of their economy in order to 

provide good governance and manage resources efficiently for growth to 

take place. Since then, all nations in Africa have been pursuing economic 

growth with the aim of increasing the capacity of producing goods and 

services, which will have a positive impact on national income and improve 

the level of employment resulting in higher living standards (Africa 

Economic Outlook, 2018) 

Nigeria´s economy is now visibly the largest in Africa after it "rebased" its 

gross domestic product (GDP) for 2013, from US$270 billion to about 

US$515 billion. That compares with South Africa´s GDP of US$367 billion 

and Egypt´s GDP of US$285 billion at the end of 2013. While the revised 

figure makes Nigeria the 26th biggest economy in the world, the country 

lags behind in terms of income per capita, with US$2,049 for each citizen 

in 2018 - compared to South Africa´s income per capita of US$6,377. The 

rebasing of Nigeria´s GDP has boosted interest from international property 

developers and foreign homebuyers to invest in the country´s real estate 

market. In May, 2019. The official exchange rate stood at an average of NGN 

306.4 = USD 1, almost unchanged from a year earlier. However, the 

convertible Investors and Exporters window, to which the parallel market 

rate remains aligned, traded at a 20% premium over the official exchange 

rate at NGN 360 = US$ 1. Recently, the IMF noted that the existence of 

multiple exchange rates creates distortions in the economy and 

discourages foreign investment. The international organization called for a 

unified market-based exchange rate and greater flexibility on a more 

permanent basis to support inflation targeting, shield the economy from 

external shocks and improve the country’s trade competitiveness. 

A report by one of the nation’s online property platform revealed that the 

real estate sector retained its position as fifth contributor to the Gross 

Domestic Product (GDP) despite the impact of economic recession.  For 

instance, the sector ended 2017 with 5.92per cent contribution to the 

country’s GDP; a significant drop from the 3.1per cent recorded in the first 

quarter of last year (Mazzucato, 2015). Akintayo (2017) noted that “With 
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increasing awareness on renewable energy, oil prices may be come down 

to $10 per barrel within six to eight years, according to an expert”. Also, 

motorists in UK will no longer require petrol and diesel to power their 

vehicles in 2040 (Hull, 2017).There are cars and trains using electricity in 

the world and countries like Germany, Sweden and The Netherlands are 

using bicycles more than cars to protect climate change. Bio-fuels are now 

being used in the world today more than in the past. Adegboye (2019) 

stated that without a doubt, the real estate sector has continued to be one 

of the most important sectors in the Nigerian economy. Figures have 

shown that the sector contributed immensely to Nigeria’s gross domestic 

product (GDP). For instance, it contributed N1.26 trillion to the country’s 

national income. Moreover, the sector grew by 38% between the first and 

last quarter of 2018. However, the percentage contribution of real estate 

to GDP declined to 6.41% in 2018 from 6.85% in 2017. Taxes are known to 

be levies paid by citizens of a community for the services provided such as 

town halls, markets, roads, electricity e.t.c. Taxes have existed since in the 

ancient communities where people pay either tribute or sweat tax to the 

local chiefs. Well administered property taxes have the potential to 

generate significant revenue and reduce opportunities for corruption. The 

place of multi disciplinary approaches is here hinged on the immerse 

benefit of effective tax administration to Nigeria economy for achieving 

African sustainable development. 

 

Overview of Sustainable development 

According to Ojo, & Oluwatayo (2016) Sustainable development is the 

development path along which the maximization of human wellbeing and 

which will not compromise perpetual use by future generations. Therefore, 

Sustainable Development is a paradigm shift from the economic growth 

hinged on depletion of resources and environmental degradation. A school 

of thought opined that three approaches to sustainable development exist-

social, ecological and economic dimensions. This emphasizes social justice, 

economic prosperity and environmental protection. Another option is a 

dualistic approach that is based on the relationship between nature and 

humanity. Meanwhile, the most cited definition of Sustainable 

development is provided in the 1987 Brundtland Commission’s Report. It 
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defines sustainable development as the kind of development which 

satisfies the current needs without endangering the future generations to 

satisfy their own. Whether dualistic approach or the three pillars of 

sustainable development are taken into consideration, there is a common 

denominator. Sustainable Development paradigm investigates the nature 

of development from the environmental, economic and social perspectives 

Sustainable development (SD) was propounded as an alternative 

development strategy for improving the living conditions of the human 

population without degrading the quality of the environment (Moldavska, 

& Welo, 2019). The concept came into being following the realization that 

economic development and environment are closely linked (Solow, 2019).  

The central message of sustainable development is economic, 

environmental and social sustainability achievable through rational 

management of physical, natural and human capital (Holden, Linnerud, & 

Banister, 2017). Sustainable development may be described as a process 

of change in which the exploitation of resources, the direction of 

investments, the orientation of technological development, and 

institutional change are made consistent with future as well as present 

needs (Archibugi, 2019). It is a vector of development characteristics that 

should be non-decreasing over time and embraces wider concerns of 

quality of life. Therefore, to promote Sustainable development (SD), we 

must at least endeavor to maintain the existing level of the natural capital 

stock.  

In other words, the pursuit of development activities implies a non-

negative change in the stock of natural resources and the quality of the 

environment over time. It requires maintaining essential ecological 

processes and life support systems, preserving genetic diversity, and 

ensuring a sustainable utilization of species and ecosystems (Boon, 2016). 

The findings of the World Commission on Environment and Development 

(WCED) entitled Our Common Future (1987) and known as the 

Brundtland Report actually popularized the concept. Sustainable 

development (SD) aims to build a more prosperous, just and secure future 

and to sustain and expand the environmental resource base. The 

concretization of the objectives of SD therefore requires new forms of 

natural resource management systems and international co-operation. It is 
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also important that individuals, organizations, and nation-states properly 

understand the concept and pledge their commitment to translating it into 

reality (Boon, 2016). 

 

Concept of Property Taxation 

Taxes are known to be levies paid by citizens of a community for the 

services provided such as town halls, markets, roads, electricity e.t.c. Taxes 

have existed since in the ancient communities where people pay either 

tribute or sweat tax to the local chiefs. Since the discovery of crude oil in 

the early 1960’s in Nigeria, the government has depended on it as the main 

source of revenue thus over looking other sources such as agriculture and 

taxation.  Franzsen (2002) also reports that property tax is an annual tax 

on the ownership (or occupation) of immovable property (i.e. land and/or 

buildings) and serves as an important source of local government revenue 

in many countries in the world. 

 Property taxes are particularly valuable for developing countries. 

Provided that the property resources and their ownership can be 

identified, real property can provide one of the few bases for a reliable and 

broadly based taxation system (Hefferan, & Boyd, 2010). Practically all 

developed countries use land as a component part of their taxation base. 

Its relative importance varies, with newer forms of consumption taxing 

and traditional income and profit taxes becoming proportionally more 

significant in many areas (Hefferan, & Boyd, 2010). In Nigeria, property 

taxation has limited revenue potential because the nation places higher 

priority on oil revenue and because in many cases it has proven difficult to 

administer. To ensure effective utilisation of property tax policies, the 

government must adopt a effervescent legal and administrative structure 

that will hasten documentation of land transactions so as to assist the 

government in implementation towards sound revenue mobilisation for 

municipal development. Property tax which is a form of tax chargeable by 

government was defined as “a tax imposed by municipalities upon owners 

of real property within their jurisdiction based on the value of such 

property”. The Food and Agriculture Organisation (FAO) (2002) asserted 

that property tax is an annual tax imposed on real property usually by 

reference to an advalorem tax base (i.e., the tax is calculated according to 
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the value of the property). Such taxes have been in existence for millennia 

and their benefits are well known. They are transparent, cheap to 

administer, efficient to collect and well understood by the taxpaying public. 

They are administratively feasible in virtually any circumstances and, 

being locationally fixed, are particularly suitable as a source of locally 

generated revenue for local governments. Although the very transparency 

of a property tax can make it unpopular, well administered property taxes 

have the potential to generate significant revenue and reduce 

opportunities for corruption.  

Principles of taxation as posited by Oyegbile (1996) connote that returns 

received from resources tapped from earth (being free gifts of nature) 

should be beneficial to the public at large. The second consideration is the 

redistribution of income in the taxing and spending policies of government. 

In this situation, some people pay more while others pay less than the cost 

of their benefits, indicating a tendency toward taxation according to ability 

to pay. This can help bridge the gap between the rich and the poor. The 

third consideration is adequacy of government revenues. Government at 

all levels must be supported and one test of a good tax is whether it will 

produce the needed money without producing intolerable burdens on 

particular groups of people. The forth factor is whether the tax can be 

efficiently administered. The costs of collection and the opportunities for 

evasion or unequal treatment become tests of the appropriateness of a tax. 

Forms of Property – Based Taxes 

(a) Transfer Taxes that there are three main components of transfer 

taxes or fees, which are based on declared property value, stamp 

duty, assignment fees and title registration. 

ii. Stamp Duty: Stamp duty is a levy charged on any document 

presented to Stamp Duty Office by individuals or corporate 

bodies. It is used to signify government’s seal or any 

contractual agreement or deed and the rate chargeable 

varies according to Document. This is collectable by both 

Federal and State Governments. The Federal Board of 

Internal Revenue is charged with the collection of stamp 

duty on transactions between corporate bodies while 
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transactions involving individuals are performed by the 

state. 

iii. Consent Fees: These are charges imposed on Assignor by 

virtue of the provision of the Land Use act of 1978 which 

vested land in the State Governor. The charges vary from 

10% to 15% of the open market value of the property or the 

total consideration. 

iv. Title Registration Fees: The Land title Registry collects a fee 

of between 2% to 5% of the reported price on record the 

new ownership title into land registry book. This tax is 

chargeable by both state and local governments, and also at 

the federal government level (Ogbuefi, 2004). 

(b) Capital Gain Tax/Profit Tax: Capital Gains Tax (CGT) is presently 

chargeable at 10% on Capital gains arising from disposal of 

assets. The Act defines chargeable assets as meaning all forms of 

property whether situated in Nigeria or not and including: 

(b) options, debts and incorporeal property generally; 

(c) any currency other than Nigerian currency; and 

(d) any form of property created by the person disposing of it, or 

otherwise coming to be owned without being acquired. In 

respect of assets outside Nigeria and 

(i) disposed by non-resident individual or 

(ii) trustee of any trust or settlement, or 

(iii) a company whose activities are managed and 

controlled outside Nigeria. 

CGT is chargeable on that part of the gains (if any) received or 

brought into Nigeria when they are dealt with “Capital loss on 

disposal of any asset is not deductible from capital gains on 

disposal of any other asset even if both are of the same type. 

(c) Withholding Tax on Rent: This tax is chargeable on rental income 

of individuals or corporate Bodies. The tax is collectable by both 

the Federal and State Governments. The Federal Government 

collects the tax due on properties rented by corporate Bodies and 

residents of federal Capital territory, Abuja. State Governments 

collect tax due on rents of individuals resident in their states. The 
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enabling law is section 68 of Personal Income Law Decree No. 104 

of 1993 as amended by Finance (Miscellaneous taxation 

Provision) Decree No. 39 of 1996.  

(d) Inheritance and Gift Taxes: The amount of inheritance and gift 
taxes varies according to numerous factors, including the tax 
group to which the taxpayer belongs, the relationship to the 
person making the request or gift, the value of real property being 
inherited or received, and the exempt threshold amounts. The 
closer the blood relationship, the lower the tax. The higher the 
value of the subject property, the higher the tax. 

(e) Betterment Tax: A betterment levy is a tax that the state collects 
on a plot of land that its actions have in some way made ‘better’. 
For instance, if building roads, metros or airports with public 
money leads to an appreciation in land prices in the vicinity of 
these projects, then landowners enjoy a windfall gain (Gupta, 
2007). 

(f) Planning Rates: According to Ogbuefi (2004), it’s a type of land 
taxation imposed on developers of landed property by various 
town planning authorities in their respective planning areas. It is 
usually collected from applicants intending to develop land or 
layout parcels of land, or change uses of existing buildings to new 
ones (e.g. a residential building being converted to commercial 
use). 

(g) Tenement Rates: It is a tax charge on a real property and is 
payable at local level for raising the required revenue to carry out 
specific developmental projects. The tax is aimed at promoting 
the total well-being of inhabitants of the local community 
(Oyegbile, 1996).  

(h) Land Use Charge: Land Use Charge is payable annually on the 
value of all real properties situated in Lagos (Lagos state is 
presently the only state administering this tax in Nigeria). The 
Law makes each local government the collecting authority within 
its territory. 

 

Significance of Taxation to Africa Sustainable Development  

The issue of sustainable development is now in the front-burner in the 

world since ‘The Intergovernmental Panel on Climate Change’ was 

established in 1988 (Revkin, 2018). The significances of property taxation 

to sustainable development are as: 
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(1) A source of local revenues: Governments can make income from the 

real estate sector by imposing land-based taxes, charges, levies and 

fees on its products (Bird, 2002). Different types of property taxes 

are available in Nigeria and the benefits of efficient land-based tax 

management cannot be over-emphasised. Land-based taxes 

management is still rudimentary in Nigeria (Oyedele, 2017). There 

are over fifteen potential land-based taxes that can be exploited in 

Nigeria, using Global Best Practices including tenement rate, 

development levy, neighbourhood tax, withholding tax, capital gain, 

waste management tax, consent fee, building approval charge, 

alteration levy etc. It is the statutory responsibility of governments 

to collect ground rent, neighbourhood improvement charge, 

security levy and tenement rate from qualified payers. These 

charges are best collected based on land and buildings in a 

community. Non-compliance by governments to collect these 

statutory taxes is irresponsibility. Developed countries depend 

more on land-based taxes for land administration and management. 

Roads, sewerage, drainages and security are maintained through 

land-based taxes.  

(2) Employment: Government can generate more employment for the 

teeming population. Landed Property is a factor of production 

(Smith, 1776). Construction industry of developed nations is one of 

the three largest employers of labour and contributes immensely to 

the Gross Domestic Product (GDP). The other two sectors are 

health, banking and finance. The United Nations estimates that 

Nigeria’s population is set to double by 2050 to around 400 million 

people, which would make it the third largest nation, behind India 

and China (Farha, 2019). Against this background, there is lack of 

adequate housing in a country where most inhabitants live on less 

than $2.00 a day despite the nations having Africa’s largest 

economy. Housing construction in Nigeria, with over 17 million 

housing deficit (World Bank Document, 2018) can be used to 

trigger employment and grow the economy. 

(3) Securitisation: Securitisation is the financial practice of pooling 

various types of contractual debt such as residential mortgages, 
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commercial mortgages, auto loans, or credit card debt obligations 

(or other non-debt assets which generate receivables) and selling 

their related cash flows to third party investors as securities, which 

may be described as bonds, pass-through securities, or 

collateralised debt obligations (CDOs). Securitisation is real estate 

potential in which government registered its lands and used the 

land as collateral to sell its debts. Property Block-chain can be 

created to allow for the issuing and fractionalization of ownership 

in property assets. Government can create wealth by acquiring land 

and developing them into industrial, residential and commercial 

estates etc. 

(4) Transitional Economies: Valuation lists may be used in transitional 

economies for other purposes such as to establish lease rates on 

government owned land. Where land markets are not yet 

developed, mass valuation results can also be used as a basis for 

establishing market values for properties. In addition, local bodies 

may have to take over functions previously controlled and 

administered centrally (such functions include local drainage 

boards, common grazing facilities, and consolidation bodies). They 

are not able to rely on central government funding and have to raise 

their own revenue. Depending on the tax rates and cost of 

collection, valuation lists may provide a fair and cost effective basis 

for doing so. 

(5) Support for other functions: Valuation lists' compiled for property 

may be used by other bodies, particularly those that can be termed 

"single function authorities" such as Water Boards. Water charges 

are commonly based on the assessed value in the valuation lists. 

Such procedures are very cost effective and may have a reasonable 

correlation with water usage in many circumstances (although 

cases do exist where commercial and industrial properties have low 

water consumption but have relatively high values). Drainage 

boards can also be funded by charges related to the valuation list, 

which has advantages over charges related only to the surface area 

of the property. 
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Challenges of Property Taxation for Sustainable Development in Nigeria 

Taxation in Nigeria is filled with numerous challenges impeding sectoral 

growth and downstream economic impact. These challenges are as follows: 

1. Corruption ‘’Without doubt, corruption has permeated the African 
society and anyone who can say that corruption in Africa has not 
become alarming is either a fool, a crook or else does not live in this 
continent’’. This is how an illustrious son of Africa, Achebe (1988) 
puts it. Corruption has been noted to be worse than prostitution 
because it endangers the morals of the entire society (Campos & 
Bhargava, 2007). According to World Bank, corruption has become 
the greatest obstacle to economic and social development (Overview 
of Anti-Corruption, 2011). Corruption is prevalent in the 
administration of taxes and duties in Nigeria. Recently, it was 
commonplace to collect tax payments partly on behalf of one’s self and 
partly for the government. Evaders prefer to bribe officials rather than 
pay taxes. Tax assessors collude with taxpayers. Corruption is one of 
the challenges of property taxation in Nigeria. Asher (2012) stated 
that corruption distorts the relative tax burdens and imposes higher 
welfare costs on those paying taxes as their rates are higher due to 
erosion of the tax base due to corruption. Local governments do not 
give proper accounts of the amount collected as revenue from land 
and properties within its jurisdiction. Lack of capacity to collect land-
based taxes by local governments because of the unqualified staff and 
cost of collection, and litigation from disagreements from payers are 
major challenges. 

2. Inability to prioritize tax efforts: Revenue allocation in Nigeria does 
not promote tax efforts as it is anchored on factors like equality of 
states, population, internally generated revenue (IGR), education, 
land mass, etc. This approach discourages a proactive revenue drive, 
particularly for IGR and makes all the tiers of government to be 
heavily reliant on unstable oil revenue. 

3. Poor tax administration: Ministries, departments, and agencies 
(MDAs) suffer from limitations in manpower, money, tools, and 
machineries to meet the ever increasing needs of individual 
taxpayers. As a matter of fact, the negative attitude of most tax 
collectors can be linked to poor remuneration and motivation. Also, 
staff are not provided with regular training to keep them ahead of 
developments in tax related matters.  

4. Structural Problems in the Economy: Since the early 1990s, Nigeria 
has been moving away from direct to the indirect tax considered to be 
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less distortionary. VAT, for instance, is less distortionary because it is 
applicable to the value-added contents of imports and of domestically 
produced goods. The potential for maximizing the benefits of this 
taxation from however, is constrained by structural problems in the 
economy.  

5. Non availability of Tax Statistics: Taxation has been the oldest 
governmental activity since the country’s unification is 1914, so one 
would expect tax statistics to be readily available. Agencies of the 
states and relevant federal tax offices have serious failures in data 
management. Moreover, there are no efforts to have the limited data 
that are available collated or analyzed on a routine basis, not to 
mention, having it stored, or made more easily assessable or 
retrievable. 

6. Underground Economy: The hidden or underground is usually taken 
to mean any undeclared economic activity. The underground 
economy is just one of many concerns that affects the tax system. 
Whenever there are taxes, there will be tax evasion, and its 
consequences, alters the way in which taxes impact on economic 
efficiency and income distribution.  

7. Complexity of Tax Laws: Tax laws in Nigeria are complex and difficult 
for the common taxpayer to understand, and some cases are 
problematic even for literate officials. In addition to lack of 
understanding, many taxpayers are unaware of the existence of 
certain taxes. This coupled with the lack of information, laziness of the 
tax officials, uncooperative taxpayers and the habit of quick fix 
solutions encourages the use of the best judgement’s approach. This 
may be a manifestation of the poor tax education and weak fulfillment 
by tax authorities of their responsibilities with regard to public 
awareness.  

 

Conclusion and Policy Recommendations 

Property taxation happened to be the steadiest source of income to all tiers 

of government; this is due to the permanent and fixed nature of land and 

landed property. The ability of land to appreciate in value makes it a most 

reliable and dependable source of income to individuals and government. 

Governments all over the world have been reported to have derived 

numerous benefits from tax. Note of worthy is Mongolia, a third world 

country in Asia depends on property tax as one of its most vibrant sources 

of revenue and as such maintains a sound property tax administration 
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structure. However, Research has revealed that very few states in Nigeria 

were found to have exploited the tax as a source of internally generated 

revenue. It should noted that Property taxes especially the tenement rates, 

which are mainly charged at the local government level serves as the 

platform for providing the much needed infrastructure by the people such 

as roads, hospitals, water and electricity supply, drainages, abattoirs e.t.c.  

Property tax and similar ones if enforced and judiciously implemented will 

go a long way in providing the government in Nigeria at large, with funds 

needed for sustainable development. E-governance helps citizens to 

communicate with public official and avail public services through online 

or other information technologies. This reduces corrupt employee’s 

discretionary powers when using the traditional paper system (Baniamin, 

2015). There should be Political will to Fight Corruption. Detailed and up-

to-date records should be kept of properties as this will enable the 

government in assessing taxable properties when finally the collection of 

such taxes is fully enforced. This is necessary if a successful property tax 

administration is to be achieved. The existing Laws/edicts introduced 

should be fully implemented. There should be changes on the 

constitutional amendment to take Land Use Act (LUA) out of the 1999 

Constitution and the LUA itself further amended to streamline its 

provision. The governments must engage professional Estate Surveyors 

and Valuers if they want to achieve efficiency in their collection of land-

based taxes without multiple taxation or evasion by the payers.  For 

example, some properties are entitled to pay capital gain taxes without 

government knowing. The abysmal low rate of land registration at less 

than 3% portends slow economic transactions on landed properties. 

“There is also a need for the decentralisation of policies to increase 

efficiency in the real estate sector. Multiple taxation continues to be a 

problem in the real estate sector and there should be an ease of compliance 

for businesses” (Nwannekanma, 2018). 
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