AN EVALUATION OF PROPERTY RATING PRACTICE IN NIGERIA

(A CASE STUDY OF ENUGU NORTH LOCAL GOVERNMENT AREA)

ABSTRACT

In writing this thesis, I have been afforded an opportunity to put in writing my views about AN EVALUATION OF PROPERTY RATING PRACTICE IN NIGERIA (A CASE STUDY OF ENUGU NORTH LOCAL GOVERNMENT AREA) of Enugu State. This thesis has been planned in such a logistic and sequential pattern to give the reader a general clue of property rating practice and how it operates Enugu North local government area particularly.


Chapter One: This captioned the Introduction. The particular chapter gives the overview of the whole paper ie. What the reader is expected to arrive at after reading the entire essay.


Chapter Two: This dealt with a review of related literature in property Rating; Tenement Rating Assessment; method of rating valuation; Appeal machinery and their procedures.


Chapter Three: Examined the Research methodology and design. Also presentation and analysis of data used in this research work.


Chapter four: Focus on the history of the case study and problems and constraints of property rating in the case study area.


Chapter Five: Finally chapter five presents the findings, recommendations and conclusions. The researchers perspective from findings, The recommendation is for future prospects of property Rating in Enugu North Local Government Area of Enugu State in particular and conclusion is for the entire paper.
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CHAPTER ONE

INTRODUCTION

The creation of more state in Nigeria in 1976 gave rise to new urban centres, the rapid growth of which increased the need to finance the provision of public utilities. One of the major sources of finance is real estate taxation. Property tax reform is one of the alternatives proposed as a means for raising increased revenue to meet the financial needs of cities in less developed countries. Property rating is employed in Nigeria at the local government levels to raise revenues for public purposes. Rates are levied not on the nation as a whole but on a particular locality that is deemed ripe for the imposition of rates and with the consent of parliament. This consent is not given on every occasion of rate collection. The power is general one, given by statute without restriction and for all times.


The general lack of interest on the part of the property ratepayers and the reluctance of some assessment jurisdictions to disclose information, the property rate administration is often surrounded in mystery. This centres on the fact that the core of property tax (rate) administration is the value of each taxpayer’s property, so that each taxpayer will bear fairly his proportional part of the overall tax levy. Property owners have a right to know the approximate, fraction of estimated market value that is being used for tax (rating) assessment purposes.


If the local government have to exist and to viable as the third tier of government they must surely need some local revenue in order stand firmly property rating is the most obvious source of such revenue. Property rating not only helps in influencing development but is also the major source of local government revenue used in defraying the cost of services rendered by local government includes, inter-alia, parks, burial grounds, registration of marriage, death and birth.


It is important to note that rate is a form of tax, hence the use of property rate and property tax is interchangeable, although there is a slight difference between rate and tax, beside that rate is a form of tax, while in rating the amount of revenue required by a rating authority is first decided and then distributed among the rate payers according to a pre-fixed standard in other kind of tax the exact amount to be generated at the time of imposition is unknown.

1.1 BACKGROUND OF STUDY

From investigation and empirical data on property rating in general and in Enugu state in particular, one observes a gold mine with proper handling waiting to be exploited as can seen in Enugu north it is, therefore the aim of this paper to examine the administration of property rating in the state, how well informed the rate payers are, their attitudes, improvement in the system, how well the system has been paying off, and of course, a critical appraisal of the system.

The purpose of this paper is to study and identify the sources of local government finance, its problems, methods of property assessment as provided in some rating laws/Edicts, the impact of control of rent edict on property assessment, prospects of property rating and make recommendations not only on how best to expand the local government financial base with particular reference to property rating system but also on how best to implement the rating in the country. The purpose also includes the prospect of site value rating as a means of boosting the local government finance.

1.2 STATEMENT OF THE PROBLEM

The local government reform law gave the function of rate collection to the local authorities. The valuation unit in the old Anambra State was staffed by civil servants. The unit organized tenement rating and prepared valuation list which were after due procedure sent to the rating authority to serve demand notices and collect tenement rates.

One of the greatest rating problems in most rating authorities is the problem of collection. The weak or ineffective administration has resulted in a high rate of default. For example in 1978/79 in the whole of Enugu north 21% of the estimated rate revenue was collected. Some rating authorities are now embarking on a commission basis.

The question of prosecuting defaulters is not actively pursued in most local rating authority areas for two reasons:

(a) Most of the defaulters are the élites who will adjudicate such cases.

(b) For political expediency landlords are political power brokers who chairmen of local rating authorities would not like to embarrass by prosecution.

Part xiii of this Edict captioned “Rating” which includes sections 103 to 146 empowers a local government area, in other words, a rating areas to impose property rating on property owners as a source of revenue raising. In Enugu state in general, and Enugu North local government in particular, weaknesses are readily discernible in the present property rating structures which in retrospect, prevents successful implementation of their service. Most of the property rating administrators at the local government headquarters is mere technicians, others basely literate which in no less measure hamper their sense of judgments as per the nature of the properties they collect data from, to be used by the rating valuers in the ministry of local government as Enugu, to arrive at the annual values of the properties. This problem was aggravated during the political era when employment opportunities were nation on political rather than qualification basis.

In collation with this, most property owners in Enugu are illiterates and do not know their rights.  Most of them do not know why they should pay property rate at all. Added to this ugly situation is the ambiguity mounted by the assessors (valuation officers) in their notice to the property owners indicating the assessed value thereof. They only show the assessed annual value with out signifying the actual rate payable. When most of landlords see these, they simply deafen their ears, and blatantly refuse to pay, misconstruing the annual value as the rate payable value. They are only brought to attention of this premise by litigation, which is not the best interest of the local government, the cost and time consummations. 

Another factor is how to equate the rating burden of the property owners in the locality with the value of services provided by the government activity. Implicit in this problem is the question of how to improve the current deplorable situation and weakening rural development programs via sound administration of property rating revenue.     

1.3
OBJECTIVES OF THE STUDY           

The main objective for the introduction of property rating in the local government is to raise revenue from the source. Revenue, thus generated are utilized by the local government where the tenements/properties are located to provide essential service which the government grants cannot easily take care of.

      Local government provides essential services such as the supply of water and electricity, repair of wads and bridge, supplementing of the government grant for the payment of staff salaries not employed by the government. They also, have the responsibility to provide good drainage system and the planning of their local government area.

It is a fact that no government could long exist without the power to levy and collect taxes.(Barlowe.R)goes on to contend that the power to tax is the one great power upon which the whole national fabric is based. It is necessary to the existence and prosperity of the nation as the air he breathes is to the natural man. Thus the taxing power provides government with the major portion of revenues they use to finance their many operations and function, and it also provides a tool they can use for various fiscal and regulatory purposes.

1.4
SCOPE AND LIMITATION OF THE STUDY

This work can not be said to be a comprehensive work. This is because property rating is so wide a discourse that all its facets could not, within the time limit and the volume margin, be covered effectively.

Coupled with these constraints aforementioned, the Enugu State North L.G.A played a vital role in frustrating the researchers endeavours. Again, the notion of administrators that the documents relating to property rating were mainly secrets and could not be made available to researchers unless on government permission met with its own problem.

Further more, reluctance due to ignorance on the purpose of the research on the part of the property owners to disclose necessary information on their own parts of the administration was also there. This was so pronominal that most of them either refused the collection and filling in of the questionnaires or automatically dodged certain personal interview question.

Despite all these constraints, and with perseverance and strong commitments, to the task on hand, the researcher was able to break through, and gathered adequate data necessary to make objective deduction and generalization on the property rating administration in Enugu North Local Government Area, Enugu State.

1.5 DEFINITION OF IMPORTANT TERMS

A)
PROPERTY RATING:
Also known as local government value of property paid to local government coffer as an amount per naira of the dateable value of the property. It is a local government tax based in rates, which are levied on the basis of ratable values of properties.

B)
RATE:
Payment for the ownership or occupation of something valuable, that is, rate is payment for the benefit derived or derivable from services.

C)
RATEPAYERS:

Ratepayers are the property owners whose properties are ratable. The word may refer to occupiers of the property or agents of the  property owners especially where the property owners is an absence landlord.

D)
RATING AUTHORITY:
Means a rating area or a local government charged with the powers to administer property rating. Where used in this write-up, it applies to Enugu north local government. 

E)
LOCAL GOVERNMENT FINANCE:

Is the management of inflows of money by the government, that is the obtaining (of income) and using (or expenditure) of fund.

PROPERTY RATING ADMINISTRATION 


Property rating administration embraced the four board principal arms involved in property rating namely the assessment, the collection the payment, and the application machineries.  

OWNER:

Includes the person for the time being receiving the rent of the tenement in connection with which  the word is used whether in his own account or as agent of, or trustee for any other person, or who would receive the sum if such tenement were let to tenant, and the holder of a tenement direct, from the state whether under lease, license or otherwise.

PROPERTY:
The meaning of property varies not only among individuals but also among professions. T o Estate surveyors and valuer and in fact in legal sense, property consist not of object but of rights over or in things owned. In other words, property consists of rights which owners exercise over land which they posses. These rights are

(a)
Rights of use

(b)
Right of ahenate 

(c)
Right to claim title to

(d)
Right of assimilate, and (e)
Right to pass by succession. 
These rights are referred to as “bundle of right” or  property power.

RATE NAIRAGE:
Means the amount in kobo to be charged on each naira in the assessed ratable value. It is currently 10k (ten kobo) in Enugu State.

STATE:
State here means Enugu State.

LOCAL GOVERNMENT:
“local government” where used in this thesis implies the Enugu North Local Government Area of Enugu State.

APPRAISER:
 In relation to rating is essentially a valuer appointed to assess the value of hereditaments in the rating authority area.

HEREDITAMENT:
Means any land, tenement or property which are or may become hable to any rate in respect of which valuation list is by the rating Act made possible. In other words, it is any tenement included in the variation list.

SPOT VALUE:

Means the amount at which a scheduled tenement is ratable.

RATING AREA:
Means the area of operation of any rating authority. Every local government area is by section 99 of the local government edict made a rating area.

CHAPTER TWO

LITERATURE REVIEW 

2.0
HISTORY BACKGROUND OF PROPERTY RATING IN NIGERIA 

Property rating in Nigeria has its origin from the laws of united kingdom. The rating law in Britain originated with the poor relief Act of 1601, which provided for the levying of taxation on every occupier of land houses etc.

The first trace of Nigerian legislation on property rating is found in the laws of the federation of Nigeria Assessment ordinance of May 1915. In 1932, the above law was amended to allow for rating of unimproved values. The area called, the Lagos protectorate had her own law too. The Northern, Eastern and Western Regions are also on record to have equally legislated on property rating. Such other amendments include:

· Cap 16 of the  1948  Edition of the law of Nigeria

· Nigeria Legal Notice No 47 of 1951

· Nigeria Legal Notice No 131 of  1954

· Nigeria Legal Notice No 47 of 1955

· Caps 15 and 16 Assessment Ordinance of the Laws.

Of the federation of Nigeria and Lagos, 1958. The most significant of the above enactments is the 1958 Act Today. It is regarded as the principal Act in the Federation and it provided for the rating based on ANNUAL VALUE, as the governor or the equivalent authority might direct.

In Nigeria today, state laws or edicts modeled more or less on the above. act form the basis of rating in  various states of the federation. At first there were.

A) The assessment law of Lagos

B) The laws of Northern Nigeria 1963

C) The laws of Western Nigeria 1963

D) The laws of Eastern Nigeria 1963.

In Eastern Nigeria, firstly on creation of states in 1967. The East Central State of Nigeria adopted cap II of the Laws of Eastern Nigeria for property rating as amended by:

· The Assessment (Amendment) Edict  1972 (Edict No  8 of 1972).

· The property rates Edict 1972 Edict 140 1972

· The Assessment laws amendment Edict 1973 or Edict No 6 of 1973.

· Property Rates Ordinance 1973 or order No 10 of 1973.

· The control of Rent Edict 1973 le Edict No 4 of 1973.

After the creation of states in 1976, new edicts and laws were made by various states of the federation. The Eastern Central State was divided into Anambra and Imo State. In Anambra State. The relevant enactment is the part III of the local government. Edict 1976 le Edict No 9 of 1976 while in Imo State of Nigeria Edict No 20 of 1976. It is however important to add that all these enabling laws now have based on the federal government. Reforms of 1976 and 1979 constitution of the Federal Republic of Nigeria. 

2.1
TENEMENT RATING ASSESSMENT 

The word assessment, in rating, is wider in implication and application then valuation. 

Assessment refers to the general process and procedures of setting up the rating machinery as well as the determination, and the procedure thereto, of the taxable value of the tenement / property on which the tax burden is calculated in accordance with the Enabling Law. Consequently, rating valuation is only a part of rating assessment. Assessment embodies all the processes and procedures leading to the determination of the defined value.

WEBSTER ENCYCLOPEDIA dictionary defines assessment as: 

A) Act of assessing; appraisal; evaluation

B) An amount assessed as payable; an official valuation of taxable property; an assigned value.

The some dictionary defines assess thus:

i) To estimate officially the value of (property, income etc) as basis for taxation.

ii) To fix or determine the amount of (damages, a tax a fine; etc).

As illustrated, diagrammatically, it is important to appreciate that there are two distinct assessment operational systems in tenement rating and three defined authorities are, in our rating law, involved with rating assessment these are.

i) The commissioner for local government (governor)

ii) The rating authority (local government) and

iii) The Estate Surveyor and valuers operating as appraisers and carrying out the actual valuation. 

Tenement Rating Assessment System

2.1.1
ASSESSMENT PROCEDURES 

The legal and procedural part of a rating assessment in Nigeria is covered and legitimized in the rating law which is part of local government Act (Edict) of various states but, generally with uniform provisions. The observation of the assessment provisions of the law are condition precedent to any proper and legitimate valuation.

This procedural steps and the implementing authorities are uniform to all states and using. T he Anambra  State Law (Edict or No 9 of 1976) are as follows:  

2.1.2
ADOPTION OF SYSTEM OF RATING (RATING AUTHORITY) (SEC 105)

i) The adoption of a  system of rating by a resolution of the rating authority.

ii) Before the authoring votes on the resolution a t least sixty day’s intention to move such resolution shall be given and copy of the proposed resolution shall be exhibited in conspicuous place near the office of the authority (Edict No 9 of 1976 section 105).

2.1.3
ORDER FOR METHOD OF ASSESSMENT (STATE COMMISSIONER / GOVERNOR) SEC 106

i) The commissioner has to make an order specifying the method of assessment of tenements.

ii) An order made under this section may provide for 

a)
The assessment of   tenements generally; or

b) The assessment of any particular class of tenement; or

c) The method of assessment of any such tenement in any areas specified in the order (106).

2.1.4
APPOINTMENT OF APPRAISES (STATE COMMISSIONER OR CURRENTLY THE STATE GOVERNMET) (SEC 107)

For the valuation of the tenements for rating the commissioner shall appoint persons to be appraisers for that purpose.

By implication of the Estate Surveyors and valuers decree (No 24 of 1975), only Estate Surveyors and valuers can be appointed appraiser in Nigeria. This provision has currently been built in tot he rating laws of some states for example Lagos and Akwa Ibom State which have state valuation office, under the governors and office, whose main function is to carryout assessment of all ratable properties in the state – (the tenement rates Edict, No 1 of 1989 for Lagos and tenement rating Edict No 2 of 1989 for Akwa Ibom). 

The Lagos States Edict, specifically, provides  that the director of valuation appointed under the edict many appoint persons to be appraisers who shall be qualified Estate Surveyor and valuers.

Generally the tenement rating laws provide of the powers of appraisers (sec 116) as follows:

a) Require any person to give all such information orally or in writing as he may required which may effect the assessed value of a tenement.

b) Call upon any person hable to pay a rate upon tenements to exhibit to him any accounts, receipts for rent, rent books, or other documents required in connection with valuation of a tenement.

c) On any day (except a non – working day) between the hours of 7 am and other particulars as he many deem necessary for the purpose;

d) Require the owner or occupier of any tenement actually rented, to make a declaration of any tenement actually rented, to make a declaration in writing as tot he yearly rent paid or payable of the same;

e) Require the owner or occupier of any tenement of inform him as to the boundaries of the tenement.

f) Require the owner or occupier of any tenement to inform him as to the boundaries of the tenement.

g) Generally, require the owner or occupier to furnish information, which in the opinion of the appraiser may affect the annual value of the tenement.

2.1.5
CALCULATION OF RATE (SEC. 108)

The law provides for the computation of rates as follows: 

i)
A rate upon tenements, other than tenements required to be assessed at their depreciated capital value, shall be at a uniform rate per naira of the assessed value of each of the tenements in the areas subject to the rate.

ii)
A rate upon tenement required to be assessed at their depreciated capital. Value shall, for each of such tenements in that area subject to the rate, be the amount represented by five per cent um of the value so assessed multiplied by the uniform rate per naira referred to in subsection (1) of this section. 

2.1.6
ASSESSMENT OF PUBLIC UTILITY / CORPORATIONS (SEC. 109)

i)
Assessment in respect of tenements occupied by a public utility corporation, other than tenements used as dwelling houses, shall be of the depreciated capital value of such tenements assessed as provided for in subsections (2) and (3) of this section.

ii)
The depreciated capital value of a tenement shall be the amount assessed to be the cost of the replacement of the tenement at the prices prevailing at the time of assessment account being taken of the age and structural condition of the building.

iii) In assessing depreciated capital value no account shall be  taken of the value of:

a) Any machinery in or up the tenement

b) Any wharf of pier, or ponton used as a wharf or pier 

c) Any railway track.

Provided that in assessing, the value of any building in which a portion of such track is situate the area of land on which such track is situate shall be included in the assessment of the value of such building.

d) Any fencing, earthworks, bridges, signal boxes and other signal apparatus, or water towers’ and equipment of a like nature relating to any railway tracks;

e) Any railway station platform, together with any roof or canopy thereto, but subject to paragraph (d) for this subsection, not including any building erected upon such platform.

iv)
In this section:

“Dwelling – house” means a hereditament used wholly or mainly for the purpose of a private dwelling or  private dwelling, with or without any garage, outhouse, garden compound, yard, court, forecourt or other appurtenances.

“Public utility corporation” means any federal or state statutory corporation or any other public body providing public utility services which the military governor may be notification in the state gazette declare to be treated as public utility corporation for the purpose of this field.

2.1.7
FIRST GENERAL ASSESSMENT AND SUBSEQUENT GENERAL ASSESSMENT (SEC 111)

h) As soon as may be after a rating authority has adopted a system of rating upon tenement, the authority shall cause the value of every tenement subject to rate in the concerned to be ascertained and assessed by an appraiser, and such assessment shall be known as the first general assessment;

ii)
Not loss than once in every five years after the completion of a first general assessment or such longer period as may be prescribed by law, the rating authority shall cause a new general assessment to be made, in the manner provided by the Edict of this section, of energy t tenement subject to rate in the area concerned. 

2.1.8
ANNUAL ASSESSMENT (SEC. 112)


In every years in which there is no general assessment the rating authority shall in the mouth of June, or as soon as conveniently may be thereafter, cause the value of any tenements:-

a) Which being ratable require reassessment because whether by building, destruction of building, or other alteration in structural condition, then assessed value has been increased reduced; or 

b) Which being ratable or about to become ratable have not been assessed; or

c) In respect of which any person claiming to be the owner thereof shall have clelivered to the rating authority a written request for reassessment on or before the first day of the preceding April to be assessed. 

2.2 EXEMPTIONS AND RELIEFS 
It is expected in any taxation exercise that not all members of the community will be listed as being due to pay. This is so, though taxes by their nature are meant to be compulsory. There are situations when an individual or corporate institution is allowed to be left out of the list of all those short – listed for a particular form of tax. The reason or basis for such exemptions is normally identified, stated and well laid down.

Exemption occurs when freedom liability to pay t he rate is granted. It is freedom from an obligation to pay a tax. Historically, the liability to pay property rates is not limited to any real or personal property. This was the case under the first known property rate law. Poor rate relief Act of 1601.

By the turn of the century, the poor rate exemption Act 1840 was promulgated. The law was to free personal property and some incorporeal hereditaments like advertisement and sporting rights from liability to pay rates. By that law in the United Kingdom the general rule became that only real property because subject to rating assessment.

TYPES OF EXEMPTION


There are three categories of exemption namely:

a) Common law exemption

b) Natural exemption

c) Statutory exemption

A)
COMMON LAW EXEMPTION:

These are properties that are exempted by the common law. These are also properties that are under the state or crown ownership in Britain. Similar or comparative properties in the colonies under Britain also fall under this category. These groups of properties are classified as common law exemptions.

B)
NATURAL EXEMPTION:
This is because they are suffering from sterility.  This group of properties is described as suffering from sterile occupation. For example, land dedicated to general public use lie public parks and public libraries.

C)
STATUTORY EXEMPTIONS:
This applies in the case of properties exempted by statutory provisions. That is, there are laws passed by a legislative house with full powers freeing the property from liability of rates. Exempted hereditaments under these are called statutory exemptions.

SOME CATEGORIES OF EXEMPTION PROPERTIES 

A)
AGRICULTURAL LAND AND BUILDINGS

Normally, agricultural land and buildings are exempted from the valuation list. The definition of agricultural land is very specific. It does not include:  

“Land occupied together with a house as a park garden (other than as mentioned in the law), pleasure grounds, or land kept or preserved mainly or exclusively for purpose of sport or recreation or land used as a race course; and for the purpose of the collage garden. Cottage garden means a garden to a house occupied as a dwelling by a person of the labouring class” – sec 26 (3) of the general Act of 1976.

The land devoted for agricultural production should be differentiated from land occupied by families of farm owners should be rated especially as most of them are located outside the farm or rented from others not engaged in agriculture. 

B)
PRIVILEGED PROPERTIES 

Privileged properties are properties occupied by person(s) or organisations that are entitled to diplomatic immunities or concessions are considered as privileged properties. Under international laws and international relations, the diplomatic privileges Act of 1908 and international organisation privileges and immunities Act of 1850, exempts Ambassadors / High Commissioners, their servants and quarters from paying property rates on all properties occupied by them. List of organisation which properties and covered under this privileged class includes UNO, OAU, EEC, NAT organisation or other similar bodies that are signatories to international agreements.

However, such person and their staff are normally required to contribute some money to the Rating Authority in lieu of rates .

C)
CHARITABLE AND OTHER SIMILAR INSTITUTIONS 

In most of the world where property, rating is carried out charitable and other similar institutions are considered for exemption or relief from rates. In the U.K, for example, the general rate Acts of 1967 allows the amount payable to be halved in case of 

a) Any hereditament occupied by trustees for a charity and wholly or mainly used for charitable purpose (whether of that charity or of that and other charities) OR

b) “Any other hereditament being a hereditament held upon trust for use or an almshouse….” Such bodies must be for phiantropic  or charity, such as Education project, welfare schemes, promotion of science, literature and fine arts. Also recreational properties are exempted from rates. Profit making organisations are usually rated.

The responsibility of determining those to be exempted or granted relief lies with the minister. The minister normally specifies in the state gazette all the categories of persons and institution that are relieved from the liability to pay rates.

D)
EDUCATIONAL PROPERTIES:

Educational properties are properties occupied and used for the promotion of education science and technology. Such properties are absolved from liability to pay rates. These kinds of properties include school buildings, libraries, reading hall, and research institution for advancement of science and technology.


However, Educational properties privately and devoted for the proportion of individual interest or  which are run for profits are not free from  the rate.  Only public educational properties are exempted or granted relief. 

E) RELIGIOUS PROPERTIES 

Religious properties for the purpose of this topic can be subdivided into (3) three categories namely:


(i)
Churches and chapels 
(ii)
Mosques 

(iii)
Other religious buildings.

(i) CHURCHES AND CHAPELS

Churches and chapels are absolved from liability to pay rates and this tradition dates back to 17th century in the United Kingdom. Section 39(2) exempts places of public religious worship which belong to the church of England or to the church in Wales or which are for the time being certified ads required by law as places of religious worship and so used for purpose of the organisation responsible for the conduct of religious worship in that place. Private churches and chapels are not exempted.

(ii)
MOSQUES 

Public mosques are exempted from liability to pay rate just like public churches and chapels. Private mosques are required to honour the liability to pay rate in the same as private churches and chapels do

(iii)
OTHER RELIGIOUS BUILDINGS.

The general rule must be extended to all other religious bodies failure to do so could lead to a state of crisis.

F)
GOVERNMENT PROPERTIES

Government properties could be described as properties owned and used by the government for general public administration and provision of good and services of public purposes such properties are exempted form liability to pay rates. The class of government owned properties range form agricultural, industrial, commercial, transport, institutional and residential. Government investment in properties is to promote equity, social justice, economic, and political objectives of the government. These properties include public schools, hospitals military properties administrative offices etc.

However government may be called upon to contribute an amount in lieu of rates.

G)
PIPELINES 

Under the British law, sewage disposal works that make wide use of pipelines are ratable but specifically their sewed are exempted. Oil pipelines are not considered for rating but real properties owned by oil companies and used for offices and  production works are subject to rates.

H)
PLANT AND MACHINERY 

Historically, plant and machinery are exempted from rating. Aspects of plant and machinery considered as part of the hereditament are rated. 

Examples is such components part of buildings and structures include lifts, and elevators used for passenger, railways and tramway lines and tracks and such part of plant or any combination of plant and machinery including gas holders, blast furnaces, cokes ovens, tar distilling plants, water towers, with tanks etc.

RELIEF 

Relief is a condition of abating partially or completely the liability or burden of rates. Persons granted relief are people who are normally due to pay rates. But for certain reasons are being considered either a total or partial abatement. Relief is a case where the right to pay the rate is established but remission granted because of the peculiar condition of the rate payer. Relief is distinguished from exemption in that it recognizes the right to pay but abate it. Relief acts on the person, but exemption is on the occupation.

OPERATION OF RELIEF 

The following three principal method are used for the computation of relief.

A) By adjusting downward the original or initial valuation. In this case, the assessed value is slashed arbitrarily from say N10, 000.00 to N7, 500.00. The indiscriminately and arbitrary alternation of the assessed value renders  this method subject to criticism. It is difficult to reassessment the individual after the relief period as there is no relationship between the old and the newly assessed figure.

B) In this method, there is a relationship between the initial valuation and the assessed value. This is to say that there exist a relationship between the annual value and the assessed value. The assessed value in relation to a tenement means. The value at which the tenement is for the time being assessed according to an order made under method of assessment. On the other hand, the annual value is actually the rent at which it is estimated the hereditament might reasonably be expected to let from year to year. The two values may or may not be the same.

For example, if the relief granted is 20% and the annual value is N10, 000.

=
20
x
10,000
N2, 000

100 1

The assessed value will be N10, 00 – N2, 000 = N8, 000. The moment the relief is over, the annual value (the true value) could easily be reverted to. In this case the property need not be revisited for the another valuation once the relief is over. It has this advantage over the first method.

C) The method is the simplest and it is a case, which make use of a lower rate Nairage instead of the prevailing rate nairage. For example, 3k in N  instead of say 5k in N. the only alternation is the rate nairage. Its simplistic nature  makes it recommendable.

CONDITIONS FOR RELIEF 


This is provided in section 141(a) (b) of the local government law.

Section 141 states


A rating authority may, with the prior approval of the commissioner.

(a) Remit or reduce the rate payable by any person on the ground of poverty.

(b) For the like reason refund a rate paid or any part thereof.

Enugu local government with the prior approval of the commissioner for local government affairs has decided to gave rebate to Mr. Okeke, owner of a residential tenement bungalow of 8 standard bedroom along Ziks Avenue road. Such property commands N per standard room by the rent control edict. 

MODE OF RELIEF

Where no relief is given to Mr. Okeke

Gross Rental value



N768

Less outgoing at say 25%

- 75








576

Less ground rent say


48

Retable value / net annual value
528

Rate Nairage at 10k / N


- 10

Indicated rate payable 


52.80

Adopted rate payable 


N53

Where relief is given

Gross rental value



N768

Less outgoing at says 25%

- 75








576

Less ground rent



48

Ratable value / Net annual value
528

Rate nairage at 5k /
N

- 05 

Indicated rate payable 


26.40

Adopted rate payable 


N26

Mr. Okeke by virtue of reduction in the rate nairage has a relief of N26.00.

B)
By charging the relationship between annual value and the ratable value. Ordinarily, annual value equals ratable value. By altering the relationship the ratable value will become lower than the annual value.


In the case of Okeke property, the adjustment will be done as stated below.

Gross rental value



N 768

Less outgoing at say 25%

- 75








576

Less ground rent say


48

Net annual value



N 528

Ratable value 



N 450

Rate nairage at 



10k / N
 - 10 

Adopted rate payable 


N 45

Instead of paying N 53 shown in the first example Mr. Okeke will be liable to N 45. The relationship between annual value and retable value has been altered by N78

By adjusting the original valuation list so that a figure lowers than the current retable value is determined. 

2.3 METHODS OF RATING VALUATION 

Ratable value / assessed value is determined in valuation through the following approaches.

2.3.1
FORMULA 

Formula does not result in valuation in the professionally accepted sense of the word. It merely lays down an arithmetical method of finding the gross value or net annual value for certain categories of hereditaments / tenements.

Formula method always stems from the Enabling law or an order made under it and can only be used for those tenements specified in the law or order.

An example of formula method or rating valuation is the provision in most orders that the assessment of public utility corporation’s occupations, excepting dwelling houses, shall be 5% (or given percentage), of the Depreciated Replacement Cost of the tenement.

2.3.2
PROFITS OR ACCOUNTS METHOD 

The profits or accounts method is used for tenements used for business undertaking but for which, there is no rental evidence and the contractor’s test is in application. This occurs frequently with specialised, purpose – designed tenements, frequently, enjoying an element of monopoly, either factual or statutory. Such tenements include big residential hotels, cinemas, theatres and tollgates. These class of tenements include property equipped as an operational entity and have to be valued having regard to the trading potential.

In outline the method consists of determining the gross receipts of the undertaking and deduction. Therefore the working expenses. From this figure of gross profit deductions are made for the repairs and renewals to produce t he net profit, which is the divisible balance between the tenement and the notional rent and rates. With the rate nairage known, the net annual value can, easily be determined algebraically.

The application of this method requires accurate information on the income and expenses of the undertaking.

2.3.3
SPOT VALUE METHOD 

This is included as an independent method even though it could be considered as statutory method. The rating law or the order made under it can specify for sport value to be used for certain category of tenements. The lender tenement rating (method of Assessment) order aforementioned provides;

A tenement in a rating authority area in the state not being an urban area the rental value of which is, in the opinion of the appraiser, less than N600.00 (six hundred naira per annum) shall be assessed and levied for tenement rate at the spot value set out in the third column of schedule to this order, having regard  to the category and the structural composition of the tenement as set out in columns one and two respectively of that schedule.

	Category 
	Structural Composition of Tenement 
	Spot Value Payable Per Room Per Annum 

	A
	Permanent structure, with zinc or asbestos roof, ceiling (other than bamboo ceiling) concrete or sand Crete walls, where or not plastered / Rendered, and whether or not painted, concrete floor.  
	N
2.50

	B
	Structural composition as for category A, but with bamboo or no ceiling 
	2.00

	C 
	Semi – permanent structure, with zinc or asbestos Roofs, bamboo ceiling or no ceiling, mud walls with cement plaster / render over, concrete or earthen floor
	1.00

	D 
	Temporary structure, with thatch roof, mud walls or shingles and  earthen floor
	0.50


2.4 PREPARATION AND PUBLICATION OF VALUATION LIST

2.4.1 PREPARATION OF VALUATION LIST 

i)
As soon as first or any subsequent general assessment shall have been completed, the rating authority shall cause a list of the several tenements assessed and of their respective valuation to be made out and signed by the appraiser or appraises. 

ii)
A rating authority, shall also in every year in which there shall be no general assessments made during that year and of their respective valuations to be made out and signed by the appraiser or appraisers.


The Assessed / Ratable value of each tenement as determined are complied in a valuation list which is a record of all ratable tenement in the area. the valuation list is the ultimate end objective of rating valuation and the content must include:

Serial / Analysis Code 

Name of owner / occupier 

Address of tenement

Tenement description /type accommodation, use/user Assessed value 

Year of compilation 

Rating Area

Column for Remark and amendments.

2.4.2
PUBLICATION OF VALUATION LIST 

A rating authority, on completion of the preparation of a valuation list or an amendment to a valuation list shall

a) Give notice of the fact that a valuation list or an amendment to a valuation list has been prepared and specify the place at which it may be inspected; and shall make available the list, or where applicable, the amendment thereto, for inspection during office hours at the place mentioned.

b) Serve upon the owner of each tenement shown in the valuation list or the amendment to the valuation list, as the case may be, a notice showing the assessed value thereof.

Publication of valuation list is statutorily the responsibility of the rating Authority rather than the appraiser.

Rating valuation is not completed until all objections are dealt with and any amendments or alteration resulting therefrom, or from the appraisers; are made. 

APPEAL MACHINERY 

The owner of a tenement aggrieved by the valuation of the tenement may appeal against the valuation to the appropriate tribunal, in the prescribed manner.

1. No appeal for which provision is made (in section 121) shall lie unless, within the time allowed for an appeal.

(a) Notice is given in the prescribed manner to the rating authority or to the person assessed as the case may be; and 

(b) Any fee prescribed is paid; and

(c) In the case of a person aggrieved with his tenement rating one – half of any rate due is deposited with the rating authority.

2. The time allowed for an appeal shall be:

(a) in the case of an assessment of a rate upon a tenement, thirty days from the publication of the valuation list, or the amendment to the list as the case may be:

2.5.1
VALIDITY OF VALUATION LIST 


Subject to any alteration which may be made on the order of the appeal tribunal or a magistrate’s court.

(a) A valuation list prepared on a general assessment shall, for the purpose of any rate to be levied in respect of the tenement assessed, be the valuation list for the year in which the same is published and for the next following year;

(b) In any other year the valuation list as amended by any amending list in force at the commencement of the year shall, for the purposes of any rate be levied in respect of the tenement assessed be the valuation list. 

3. An amending list published in accordance with section 114 shall come into force at the commencement of the year following the year which it is published.

3.6 COLLECTION AND ENFORCEMENT MACHINERY 

VIABLE RATING DEPARTMENT:
Establishment of independent department to concentrate on the collection and administration of tenement rating and other land – based taxes. This should be staffed with technical manpower headed by a professional accountant or surveyors;

MANPOWER TRAINING:

Extensive training of manpower through staff training schemes part of which will take place in well established and functionally operational rating establishment.

COMMUNITY INVOLVEMENT:

Public Awareness, education and publicity programme including community involvement and participation in affairs of the local government; and 

SERVICE DELIVERY:
The local councils should perform their duties and provide services with the funds collected to justify and demonstrate to the public the benefits of the taxes and the need to pay.

ENFORCEMENT: 
Of sanctions already in the law, against defaulters.

CHAPTER THREE

3.0
RESEARCH METHODOLOGY 

As the name implies, this refers to the total constructional plan or structure of the research framework. Essentially, the basis nature of this research work is explained here, also the manner or method of information or something, nature of data involved, mode of analysis of the data, and the design of the interview and questionnaire questions are clearly outlined.

The method of research adopted in this work is the case study research method.

The respondents were restricted to admits only but without regards to sex, religion, education or socio economic status.

3.1
SOURCES OF DATA 

Primary and secondary data were collected from the field survey conducted on various group oral interviews, questionnaires, and personal knowledge.

Primary source sought for information concerning the present status of property rating practice in Enugu North, their constraints and way forward (possible solution).

Secondary data were obtained from library source (existing literatures). This includes textbook, journals, workshop papers, thesis and allied research materials.

3.2
METHOD OF DATA COLLECTION 

The instrument employed by this study for data collection was the use of questionnaire administered on respondent, interviews and personal knowledge which was used to collect certain data. 

The questionnaire employed the use of both open and close ended questions. The questionnaire had a total of 19 questions. 

A total of 156 questionnaires were produced and distributed to 156 respondent of rate done by means procedure was followed in retrieving the completed questionnaires. However, out of the number distributed, the questionnaires were not retrieved. That is, only 140 questionnaires were collected and this represents 89.74% of the target population. 

3.3
PRESENTATION AND ANALYSIS OF DATA 

Here the researcher organizes and assembles all the data he has collected for the study and present same under this segment of the report. The presentation and analysis were done simultaneously and sectioned to reflect the four major research question employed by this study.

3.3.1
QUESTIONNAIRE ANALYSIS  

The table below shows the number of questionnaires that were distributed vis – a – vis. The zones that make up Enugu North study area.

TABLE 3.3.1:
QUESTIONNAIRE ANALYSIS

	Zones 
	No. Distributed 
	No. Retrieved 
	% Retrieved 
	% Un- retrieved 

	Local government council
	16
	14
	9.00
	1.28

	Iva Valley 
	20
	19
	12.17
	0.64

	G.R.A
	20
	20
	12.82
	0.00

	New haven 
	20
	16
	10.26
	2.56

	Asata 
	20
	16
	10.26
	2.56

	Coal Camp
	20
	20
	12.82
	0.00

	Ogui New Layout 
	20
	18
	11.53
	1.28

	Dependence Layout
	20
	17
	10.90
	1.92

	Total 
	156
	140
	89.76
	10.24


Sources:

Field Survey 2003

The table showed that a total of 156 respondents selected for the study and questionnaires distributed according, in 8 different zones including local government council which make – up the entire Enugu North Local Government Area. however, the table showed that 140 questionnaires, representing 89.74% were retrieved.

Therefore, the study adopted a total number of 140 retrieved respondent for study.

3.3.2
RESEARCH QUESTION I

Can rural based local government meaningfully embark on property rating?

Table 3.3.2.
Showing Whether Rural Based Local Government Can Meaningfully Embark on Property Rating 

	Response 
	Frequency 
	Percentage 

	Yes 
	96
	68.57

	No 
	26
	18.57

	No Idea 
	18
	12.16

	Total 
	140
	100.00


SOURCE:
OHA FIELD SURVEY 2003 

From the above table, 96 responses representing  68.57% supported the fact that rural – based local government can meaningfully embark on indicated that rural based local government cannot meaningfully embark on property rating while 18 (12.86%) indicated having no idea. 

Table 3.3.3.
Knowledge of Rural Based Local Government that have Successfully Embarks on Property Rating 

	Response 
	Frequency 
	Percentage 

	Yes 
	70
	79.17

	No 
	15
	15.63

	No Idea 
	5
	5.20

	Total 
	96
	100.00


SOURCE:
OHA, FIELD SURVEY 2003
Table: 3.3.3 shows a total of 96 respondents representing 68.57% who supported the fact that rural – based local government can meaningfully embarked on property rating.

However, when asked whether have knowledge of any  rural – based local government that has successfully embarked on such a project or exercise. The table revealed that 76 respondent representing 79.17% of those who supported the fact, responded positively 15.63% responses were negative, while 5.20% responses indicated have no idea.

Table 3.3.4.
Rural Based Local Government that have Successful Embark on Property Rating 

	Response 
	Frequency 
	Percentage 

	Ani – Nri 
	-
	-

	Awgu 
	12
	8.57

	Enugu North 
	70
	50.00

	Enugu South 
	51
	36.43

	Ezeagu 
	30
	21.43

	Igbo Etiti
	-
	-

	Igbo Eze South 
	-
	-

	Isi Uzo
	-
	-

	Nkanu East
	56
	40.00

	Nkanu West
	56
	40.00

	Nsukka
	63
	45.00

	Oji – River
	20
	14.28

	Udi 
	28
	20.00

	Udenu
	-
	-

	Uzo – Uwani
	-
	-

	No idea 
	12
	8.57

	Total 
	140
	100.00


SOURCE:
OHA FIELD SURVEY 2003

Table 3.3.4 above shows multiple responses, hence, total frequency is greater than the number (96) which originally indicated having knowledge of rurla – based local government that have successfully embarked on property rating.

However, the table shows that out of the 96 respondents who claimed to have knowledge, if respondents had no idea of any rural - based local government that has successfully embarked on the exercise. The table generally shows that out of the seventeen Local Government Area in Enugu State. Ten (10) have successfully embarked on property rating exercise, out of which Enugu north local government was rated highest with 70 responses.

Table 3.3.5.
Why Rural Based Local Government Can Meaningfully Embark on Property Rating 

	Response 
	Frequency 
	Percentage 

	Lack of skilled manpower 
	22
	15.71

	Lack of vehicle (logistics)
	7
	5.00

	Low level rural development
	15
	10.71

	Corrupt nature of rate collectors 
	18
	12.86

	Problems of rate payers
	18
	12.86

	Dependence on federal / state fund
	23
	16.43

	Total 
	122
	87.14


SOURCE:
OHA FIELD SURVEY 2003
The responses in table 3.3.5 above were multiple in nature since respondent gave more than one reason responsible for why rural – based local government cannot meaningfully embarked on property rating. How be it, the table above shows a myriad of reasons out of which the most pronounced were councils dependence on federal / state funs allocation, low level of rural housing development, lack of skilled manpower, corrupt nature of rate collectors and problems associated with rate payers.

Table 3.3.6.
Distribution Showing awareness of Legislation Prohibiting the Conduct of Property Rating in Rural Based Local Government Areas. 

	Response 
	Frequency 
	Percentage 

	Yes 
	-
	-

	No 
	140
	100.00

	Total 
	140
	100.00


SOURCE:
OHA FIELD SURVEY 2003
Table 3.3.6. Shows that all respondents were not aware or have idea of any legislation prohibiting the conduct of property rating in rural based local government areas hence a 100% negative.

3.4
RESEARCH QUESTION TWO

To what extent of local government rely on property rating for purposes of revenue generation?

Table 3.4.1.
Assessment of Level of Fund Generation by Local Government through Property Rate.

	Response 
	Frequency 
	Percentage 

	Satisfactory 
	42
	30.00

	Non – satisfactory 
	86
	18.5761.43

	No idea
	12
	8.57

	Total 
	140
	100.00


SOURCE:
OHA FIELD SURVEY 2003
In assessing the level of fund generation by rural based local government areas through property rate col. lection, table 3.4.1 shows that 86 responses representing 61.43% respondents see property rate collection by local government as a non – satisfactory source of fund generation. 30% responses indicated that the level of fund generation by way of property rates was satisfactory, while 8.57% declared having no idea. 

Table 3.4.2.
Distribution Showing Knowledge of other Sources Besides Property Rate Through which Local Government Generate Revenue.

	Response 
	Frequency 
	Percentage 

	Yes 
	131
	93.57

	No 
	2
	1.43

	No Idea 
	7
	5.00

	Total 
	140
	100.00


SOURCE:
OHA FIELD SURVEY 2003
The distribution above 3.4.2 shows that 93.57% respondents have knowledge of other sources of fund tot he local government areas besides property rate collection. 1.4.3% responses indicated having no knowledge of other sources of fund to the local government while 5% declared having no idea. For respondents who claimed to have knowledge of other source of revenue generation by local government, they mentioned some sources to include federal and state government allocation of funds, sale of market tickers, motor park ticket sales, funds from scale or radio licenses. Sales of local government motor / motor cycle emblems and local government commercial transportation machinery. 

Table 3.4.3.
Showing Whether Rural Based Local Government Can Meaningfully Embark on Property Rating 

	Response 
	Frequency 
	Percentage 

	High degree
	25
	17.85

	Moderate 
	48
	34.29

	Low degree 
	67
	47.86

	Total 
	140
	100.00


SOURCE:
OHA FIELD SURVEY 2003
Table 3.4.3.
Shows that 47.86% responses revealed that the council’s reliance on property rating source of revenue in relation to other known sources of local government revenue, was of low degree. 34.29% responses shows reliance at moderate level while 17.85% respondents favoured the fact that councils reliance on property rate in relation to other source of revenue was of high degree.

Table 3.4.4.
Distribution Showing Knowledge of Sustainability of Property Rating Funds. 

	Response 
	Frequency 
	Percentage 

	Yes 
	28
	20.00

	No 
	98
	70.00

	No Idea 
	14
	10.00

	Total 
	140
	100.00


SOURCE:
OHA FIELD SURVEY 2003
From table 3.4.4. Above, 70% of the respondents disagreed with the fact that revenue derived from the exercise of the property rating can sustain the activities and responsibility of local government councils. 20% respondents supported the fact (sustainability) while 10% respondents had no idea. 

3.5
RESEARCH QUESTION THREE

What factors could be responsible for non – realization of the councils expectation?

Table 3.5.1.
Distribution to Showing Whether Local Government Councils have lived up to Expectation in Conduct of Property Rating 

	Response 
	Frequency 
	Percentage 

	Yes 
	56
	40.00

	No 
	67
	48.00

	No Idea 
	17
	12.00

	Total 
	140
	100.00


SOURCE:
OHA FIELD SURVEY 2003
Table 3.5.1.
Shows  that  48% respondents disagree with the fact that local government councils have lived up to expectation in conducts of property rating. 40% of the respondents were in agreement  of the fact while 12% respondents declared having no idea.

Table 3.5.2.
Distribution Showing how fair the Local Government Council have lived up to their Constitution Obligations with Regards to Property Rate Administration.

	Response 
	Frequency 
	Percentage 

	Yes 
	56
	40.00

	No 
	76
	48.00

	No Idea 
	17
	12.00

	Total 
	140
	100.00


SOURCE:
OHA FIELD SURVEY 2003
From the table 3.5.2 above 48% responses shows disagreement with the fact that local government council have lived up to their constitutional obligations with regards to property rate administration. The table shows 40% responses that supported the fact that local government council have lived up to their property rate administration while 12% responses declared having no idea.

Table 3.6:
Means by which Local Government Conduct Tenement Rating in Enugu North Local Government Area 

	Means  
	Frequency 
	Percentage 

	Through contracting 
	124
	88.57

	By council 
	6
	4.29

	No Idea 
	10
	7.14

	Total 
	140
	100.00


SOURCE:
OHA FIELD SURVEY 2003
From the table above 88.57% responses indicate that the conduct of responses in Enugu North was usually through contracting what is external body tot he council 4.29% indicated that local government council staff themselves, while 7.14% had no idea of how the exercise was being conducted.

Table 3.6.1.
Assessment of Treatment Rate Practice in Enugu North Area

	High 
	Frequency 
	Percentage 

	High  
	7
	5.00

	Moderate 
	50
	35.71

	Low 
	60
	42.86

	Poor 
	23
	16.43

	Total 
	140
	100.00


SOURCE:
OHA FIELD SURVEY 2003
Oh general assessment of tenement rating practice in Enugu North Local Government Area. table 3.6.1 above shows that 60 respondents representing 42.86% responses see the level as being low. 50 representing 35.71% see it as being moderate while 23 respondents representing 16.43% see it as being poor. However 5% responses shows that the level was high. 

Table 3.6.2.
Assessment of Treatment Rate Collection Machinery 

	Responses 
	Frequency 
	Percentage 

	Yes 
	44
	31.43

	No 
	86
	61,43

	No idea
	10
	7.14

	Total 
	140
	100.00


SOURCE:
OHA FIELD SURVEY 2003
The above table shows that 86 respondents representing 61.43% responses were in negative of the fact tenement rate collection machinery was adequate while 44 representing 31.43%  responses supported were in support of the fact. However, 7.14% responses declared having no idea.

Table 3.6.3.
Assessment of Treatment Rate Practice in Enugu North Area

	Problems / Factors 
	Frequency 
	Percentage 

	Administrative bottlenecks 
	17
	12.14

	Lack of skilled manpower
	78
	55.11

	Logistic problems
	39
	27.86

	Shortage of funds
	36
	25.71

	Corruption 
	65
	46.43

	Poor attitude work
	20
	14.29

	Problem of rate payers 
	44
	31.43

	Total 
	299
	213.57


SOURCE:
OHA FIELD SURVEY 2003
Total frequency and percentage greater than 140 and 100% respectively due to multiple responses. How be it, the table above shows a myriad of problem / factors responsible for no – efficient propert by rate execution in Enugu North Local Government Area. These include: Administrative bottleneck (12.14%) lack of skilled manpower (55.71%), problem of logistics (27.86%) and shortage of funds with 25.71%. other include: problem of corruption (46.43%), poor attitude to work and problems of tenement rate payers themselves with 31.43%.

The most pronounced factors included: lack of skil manpower and corruption which had 55.71% and 46.43% responses respectively. 

Table 3.6.4.
Level of Available Infrastructural Facilities in Enugu North Area.

	Level of Infrastructure 
	Frequency 
	Percentage 

	Satisfactory 
	52
	37.14

	Not – satisfactory 
	86
	61.43

	No idea 
	2
	1.43

	Total 
	140
	100.00


SOURCE:
OHA FIELD SURVEY 2003
Table 3.6.4 is distribution showing level of available infrastureal facilities in Enugu North Local Government Area. The table shows that 61.43% of the responses indicated that available infrastructural facilities in the area are not satisfactory while 1.43% of the responses indicated that available infrastructual facilities in the are not satisfactory while 1.43%  responses indicated having no idea. 

3.7
DISCUSSION OF RESULTS

The topic of study towards an improved property rating practice in Nigeria was focused on Enugu North Local Government Area of Enugu State. 

In the course of study, four major questions which represented four research question were asked. Thus data was collected presented analysed based on the research question.

The first research question was complemented with six sub – questions the second was completed with five other questions while the third research question was complained by seven other sub – questions. 

However, research question four (4) was not analysis as data were not supplied though gave bases for recommendations.

Table 3.3.1 revealed that a target population of 156 respondents were studied from eight zones which make up Enugu North Local Government Area. these include the Local Government Council, Iva Valley, G.R.A., New haven, Asata, Ogbete, Ogui, New Layout, and Independence Layout.

However the study adopted a population 140 as 16 questionnaire were not retrieved.

From research question 1, table 3.3.2, which its distribution showing whether rural based local government can meaningfully embarked on property rating table 3.3.3 revealed a 78.18% positive response. This was further confirmed by table 3.3.4 which showed that the seventeen (17) local government area in Enugu State, ten (10) had successfully embarked on  tenement rating exercise with Enugu North Local Government emerging the highest with 50% responses or support.

From table 3.3.2. 18.57% population disagreed with fact that rural based local government can meaningfully embark on property rating. When asked why rural based local government can not successfully embark on property rating table 3.4.4 revealed a myriad of reasons or constraints state by the respondents. These include lack of skilled / technical manpower, lack of vehicles (logistics), low level of rural development, poor network of infrastructure, corrupt nature of the collection (inefficient rate collection machinery), problems posed by the rate payees and over dependence on federal / state government allocation of funds.

Out of the above reasons, the table revealed that the most pronounced problems are over dependence of federal state funds and lacks of skilled manpower. These had 88.44% and 85.31% multiple responses respectively. 

The study revealed in table 3.3.6 that nobody was aware of any legislation prohibiting the conduct of property rating in rural based local government areas as their was given a 100% negative.

From Research question 2, table 3.4.1 (Assessment of level of fund generation by local government through property rate) revealed a that the level is not satisfactory. The received 61.43% support.  The people however, have knowledge of the fat besides property rate as source of local government revenue, there are other source through which local government generate revenue. This fact was given a 93.57% support.

Other source of local government revenue is stated by the people include: personal income tax (tax on community income) local fees and fine (vehicle owners, traders, patients etc, making use of public motor parks, markets, clinics et to defray the cost of their establishment and maintenance, fines are imposed as penalties and committing offences like loading and off loading of passengers outside the motor parks), rents on local government property, earnings from commercial. Undertakings (such as printing press, mass transit services pottery works, hotel and guesthouse etc) interest on individuals and fixed deposit accounts, licenses, nationally derived revenue / statutory allocation, amongst others.

As seen in table 3.4.3, local government reclined to a low (degree) extent on property rate as source of revenue in r elation to the other known sources of local government revenue. This was noted by 47.86% population. This particular fact accounts for why revenue derived from the exercise of property rating can not sustain the activities and responsibilities of local government councils as seen in table 3.4.4 with 70% support.

Responding to what should be done to complement the revenue realized from property rates, some respondents believed that there were already other services through which the councils derive their revenue of which property rates constitute a fraction of rate total revenue of the council.

Others suggested for employment of a functional property assessment / collection machinery in order to fully harness the latent potentials of property rating in rural – based local government area. While doing these, other added that federal government should force local government to concentrate effort on collection of property rates and other local sources, but cutting down the percentage of federal allocation to councils. This they said will make them to be less dependent on allocations from the states and federal governments.

From Research question 3 which focused in factors that could be responsible for non – realization of the council’s expectations, table 3.5.1, revealed that local government councils have not lived up to expectation in conduct of property rating. This was supported by 48% responses giving reasons, which informed their answers.  They stated following: 

1. Over the years, at least since the creation of Enugu North Local Government Area, property (tenement) rate assessment / valuation has been conducted twice.

2. That the rate collectors from the local government council have been seen going about rate collection from year to year not minding the logistics problems hampering the council.

3. Given the present political situation in the county with particular focus on the issue of zero allocation to local governments / money handling, the  council still tries her best to see to the run of the local government area in terms of administration. 

4. Knowing that infrastructural provision is one of the dividends of property rate payments, the local government area cannot be said to be lacking seriously behind interms of infrastructure.

The above factors they said, did not only apply in Enugu North but as well some other known local government in Enugu State as listed in table 3.3.4 above state to the fact that the local government council have lived up to their expectations in the conducts of property rating.

In the view of respondents who said that the local government council have not lived up to their expectations in the conduct of property rate exercises. They suggestion the following 

1. Employment of skilled manpower

2. Provision of logistics to aid rate collection

3. Provision of incentives to the rate collectors to motivate them in the exercise of the duties and help step corruption on their part.

4. Rapid rural development especially in terms of social / infrastructural provision such as good road network, electricity and potable water.

5. Orientation (awareness creation) of rate payers.

The same percentage responses (48%) confirmed in table 3.5.2 that the local government councils not lived up to there constitutional obligations with regard to property rate administration. 

Further confirmation to the above is the catalogue of problems enumerated in table 3.3.5, table 3.4.1, table 3.4.3, table 3.6.1, table 3.6.2, table 3.6.3 and table 3.6.4.

Tenement Rating Administration involves five major stake – holder viz: 

i)
The law making body of a state;

ii)
The state commissioner responsible for local government matters;

iii)
The local government council;

iv) The Appraiser; and 

v) The rate payers.

These are the study has found o be wanting in their various duties. Table 3.6 revealed that Enugu North Local Government Council contracts.  Its property assessment / valuation to private firms rather that the council.

The result of which more funds are involved or expended, yet the council cries aloud of lack of funds. However the council has no alternative to contract method since a lack the professional manpower to carryout property rating.

Table 3.6.1 revealed the general assessment of tenement rating practice in Enugu North Local Government Area as being low. This was confirmed by table 3.6.2, which revealed that the rate collection machinery of the local government is inadequate. To buttress further table 3.6.3 gave a lost of factors responsible for the non – efficient property rating execution in Enugu North Local Government Area to include administrative bottlenecks, lack of skill manpower, problem of logistics, shortage of funds, corruption, poor attitude to work and problem of rate payers. 

The result of non – efficient property rate execution in the area manifested in the non – satisfactory level of available infrastructural facilities since these are supplied to be the produce/benefits of property rate payment. This fact was supported by 61.43% responses.

CHAPTER FOUR 

4.0
HISTORY OF THE STUDY AREA 

The Enugu Local Government Council is the parent name which was created in 1969, and includes the municipality of Enugu that enjoys both the advantages and disadvantages of a highly built – up – area. 

Amongst the offshoots of the Enugu Local Government are the Enugu South, Enugu East and the case study – Enugu North Local Government Authorities which brought the old Enugu Local Government into complete dissolution. Hence, the Enugu North Local Government Area is bounded by Enugu East, Enugu South, Ngwo and Udi Local Government Areas respectively.  

Going by the final report of 1991 population census of Nigeria courtesy of National Population Commission, the population of Enugu North Local Government Area was given as one hundred and forty six thousand, three hundred and thirty – nine (146, 339) peoples comprising of 75, 102 males and 71, 339 female. However the repot forth gave a projected figure of one hundred and seventy thousand, three hundred and eighty – eight (170, 388) peoples for 196.

The traditional occupation of the people of Enugu North is primarily farming and coal mining, though, they still engage in other secondary occupation such as trading and white – collar jobs.

One important feature of the Enugu North Local Government Authority, is that it lies within the core metropolis of the state and forms the sear both of the local government and the state government. The Enugu North Local Government Area was created in 1992.

Enugu North Local Government Area is one of the most enviable cities in Nigeria today.

This is because of its unique nature. In the early past of the nineteenth (19th) century, coal ws found in Enugu which was he capital of the East Cental State of Nigeria later on, development in Enugu started with the mining of coal.

The rail line that passes through Enugu to be Northern Nigeria and the Airport contributed immensely to the early development of Enugu. During the administration of Nigeria by regions, Enugu was the capital of the former Easter region with the creation of the twelve (12) state sin 1967 by retried Gen. Yakubu Gowon. Enugu also became the capital of old Anambra state with the expansion of Nigeria into nineteen (19) states by late Gen. M.K. Mohammed in February 1976. Also with the creation of Enugu State in August 1919  by Gen. I.B. Babangida, Enugu was still retained as the capital.

Enugu North and South Local government were created in 1992 and the seat of government. All the unique infrastructure like – Nnamdi Azikiwe Stadium; University of Nigeria, Enugu Campus (UNEC), Enugu State University of Science and Technology (ESUT); Institute of Management and Technology (IMT); the Federal and State Secretarial Offices. The zonal offices of all Federal Establishment like Central Bank of Nigeria (CBN), National Electric Power Authority (NEPA), commercial banks, polo park and Okpara square have their regional headquarters here in Enugu North Local Government. Presently, with the creation of Enugu East in 1997, most of these prominent infrastructures become located in Enugu East.

It can be verified from above that Enugu has been an administrative and educational headquarter for so long. Enugu has been well planned and developed by the colonial masters. Most of the inhabitants in Enugu are top government functionaries and civil servants, both retired and serving ones.

Enugu North Local Government Area is regarded as a city where educated and responsible people live. It has no international airport or seaport, not heavily industrialized hence it is not too business oriented. All the same, a lot still goes on here.

4.1
TENEMENT RATING ASSESSMENT IN THE CASE STUDY AREA 

In this case of Annual Assessment depends on the type of building whether uncompleted building, flats and the rest of them.

Tenement rating system / procedure according to Ifediora (2001) comprise all steps and processes; from adoption of system of rating, the preparation of valuation list, levying of rate, billing, collection and enforcement of rate. Rating procedure broadly comprise the following:

i)
The Assessment Procedure

ii)
The Levying Procedure 

iii) The Billing Procedure

iv) The Collection Procedure 

v) The Enforcement Procedure

In Enugu North Local Government Area, the cardinal objective of tenement rating assessment into impose a certain amount of money as a rate on a certain property for the purpose of provision of public service. For the derivation or this amount of money called rate liability two things are required viz

i)
The result of the valuation carried out on the property expressed in terms of ratable value, and 

ii)
The rate nairage applicable to the area of jurisdiction of the property (Ugwu 200). ‘Rate nairage’ is the amount per naira of the total ratable value of properties n the rating area paid into the local government coffers for the provision and maintenance of public services.

Derivation of rate Nairage

Amount expected to be spent on public services  x 100


Total ratable value of properties 


1

According to Olusegun (1999) “the amount of rate to be paid by an individual is calculated by dividing the estimated income from tenement rates by the total annual values of al the ratable tenement in the area”. The resultant figure, he said, known as the rate nairage, is used to multiple the assessed value of each tenement.

For instance, if a particular Enugu North Local Government Area desired to realized the sum N500, 000.00 (five hundred thousand naira) as property rates in a given years. The total annual value of all the ratable tenement in its area should be N5, 000, 000 (five million naira), where the rate nairage of N0.10 or 10 kobo in the naira is used to multiply the assessed value of each tenement.

From the above therefore, a tenement with an assessed value of say N5, 000.00 (five thousand naira) only. However, in Enugu State, the assessment order stipulates rate nairage at 20k / N. in chapter two Tenement Rating Assessment is explained there. 

4.2
THE RATING DEPARTMENT 

The rating department Establishment in each council, of a technical department to be charged with the implementation of Assessemnet and the collection of rates. A rating department with provision for the right class of professional and trained staff to maintain and run the department. In the viable rating department, establishment of independent department to concentrate on the collection and administration of tenement rating and other land - based taxes. This should be staffed with technical manpower headed by a professional accountant or surveyor. 


Finance department 


Small scale unit


Liquor license unit 


Captivation – finance unit

Sub unit:
the cage where the calier does their own job.

Property rate unit:
For new properties being developed, it is the function of the valuation officer to serve the owner or occupier of such proeprties with demand or inspection notice and go back to inspect the buildings and carry out the valuation. This is being control by the head of department, which is the treasurer.

The valuation officer: their work is to determine the gross rent being paid by the occupier which is term the “gross value” and to deduct from it statutory outgoing for repairs, maintenance and insurance of the property, to arrive at the net ratable value. The tenement rate payable on individual property is the percent (10%) of the ratable value.

Valuation rate
20% of annual value or the annual assessment. 20% that will give you the current annual values. 10% of the current value is the surcharge of the current value. 

After 3 month of the subsequent value, each month is the surcharge of that month.

After  the assessment, the valuation officer sends a notice of the assessment which includes the rate bill. It will be prepared in triplicate and served to the parties concerned. The original copy will be sent to the owner or occupier of the assessed property, the second copy will be sent to the rating office of Enugu North Local Government and the third copy will be kept in the valuation officer for record purposes. Any objection to the assessment must be made within twenty – one (21) days as stated in the assessment notice.

The mode of payment can be direct or indirect. Direct method involves the Rating Authority collecting rates directly from the people. It is indirect, if the valuer is employed to collect rates on behalf of the Authorities. 

If there is any objection raised by a property owner or occupier to the assessed ratable value of his property, it is the duty of the valuation officer to re-inspect the premises with a view to doing its reevaluation.

Property rate has terms and code use for Assessment for example : 

We have
B or BUN – bungalow 



R or Res 
which stands for Residential Rest



RAV 
means revised annual value

Av 

means annual value

TE 

means Tenants

TRM 
Means Tenant Room

PS 

Means Private School

WH 

Means ware house

W/S 
Means Workshop

FL 

Means Flat

F 

Mean Floor 

Du 

Means duplex

D 

Means decking

C 

Means Commercial

BR 

Means bedroom

BK 

Means Bank 

4.3
THE ADMINISTRATION OF PROPERTY RATING IN THE CASE STUDY AREA 

This is the mode, work aspect, how they collect tenement rating. In Enugu North Local Government Area. The administration of rate system. Once the collection machinery is faulty, then the whole system is bound to collapse. The valuation lists, no matter how carefully they have been prepared are useless if the local councils do not apply them property for the determination of rates payable and also ensure that rates are actually collected.

According to Olusegun (1999), “it is deal to have 100% collected rate but in practice this is a difficult target to attention, but nonetheless, a very good collection system could result in 85% collection rate and with good enlightenment  it is not uncommon to have 90% collection rate”.

By property rating administration in this case study is meant t he exercise of the powers to impose tenement rates by the local government or its agents. 

Rating administration include:

i)
Appraised of property

ii)
Preparation and public of valuation lists

iii)
Administration of objections and appeals

iv) Amendment of valuation list

v) Collection of rates due

vi) Dealing with other persons who in one way or the other make the administration of the rating system, difficult (Olusegun, 1999).

For an effective implementation of property rating Enugu, five principal parties are often involved. These includes:

a) The law making body of the state.

b) The state commissioner responsible for local government matters.

c) The local government council.

d) The appraiser; and 

e) The rate payer

4.3.1
LEVYING AND COLLECTION OF PROPERTY RATES 

The collection of assessed tax/levy is the most critical and important part of any system of taxation and provides the real measure of the success or otherwise of the whole system. A sound legal frame work, and an efficient assessment machinery cannot be successful if the revenue generation n ad  collection and deficient (Ifediora, 2001).

Onumun (2001), stated that “when the ratable value or assessed value of the properties in the rating area has been ascertained, the appraiser will submit to the rating authority. The valuation section of the Rating Authority with qualified valuers will collect the estimate of the cost of services in the rating years and work out t he rate nairage which will be fair to all and eliminate objections.” He continued that “A written demand must be served on each property owner or occupier of properties let on inclusive rent specifying the rate burden on the property he owns or occupier”.

Ugwu (2001), observed that “ordinarily, the owner or occupier is supposed to come forward and pay his or her property rate. Since people in this country are not keen in paying taxes, it is necessary to employ the services of rate collectors”. 

Ifediora (2001), also observed with dismay that “revenue collection of rating taxes is grossly low in Nigeria”. He pointed the reasons for it to include: poor civil responsibility (lack of performance and service delivery by the local authorities general poor attitude to civil responsibility part arising from the non performance by the lcoal goverment councils, indue influence from the powers that be, the VIPS, non – rate payment and frustration of the sysgtem because eof vested interest and “settlement” and “deal” syndrome), lack of appropriate and relevant manpower and non implementation of enforcement legislation”.

4.4
PROBLEMS AND CONSTRAINTS OF PROPERTY RATING IN THE CASE STUDY AREA  

In Enugu North Local Government Area of Enugu State, there are several difficulties and problems that hinder successful rating in Nigeria as rating has encountered formidable technical social and administrative problems.

I)
INADEQUATE QUALIFIED STAFF 

The successful implementation of rating is beyond the capability of the manpower of rating authorities. However to overcome this handicap some local authorities have engaged the services of professional firms of Estate Surveyors and valuers. The professionals nevertheless in practices are encountering difficulties due to dishonesty and unwillingness on the part of landlord and tenants to give correct information. The professional firms may not possess adequate personnel with qualification to undertake the work.

II)
OUTDATED VALUATION LISTS

Lack of adequate qualified personal is another cause for the outdated valuation list. The importance of updating the list cannot be overstressed. It is being suggested to use professional Estate Surveyors and valuers every 5 years to carry out this assignment with the list then deposited with local authority to administer the tenement rate collection.

III)
APPEAL PROCEDURE 

The appeal procedure in existence is not effective for the following reasons. The appointment of members of the assessment appeal tribunal was and I believe is still being made now by the chairmen of local governments and this practice is considered to be against the rules of natural justice. The loyalty of appointed members is to the chairmen. In practice such appointment have been made from retired civil servants. The practice of referring appeals to magistrate court is considered unsatisfactory. There should be a second – tier tribunal called the valuation tribunal composed mainly of expert valuers and lawyers to hear appeals from Assessment Tribunal and from this tribunal appeals could go to the magistrate court on point of law  but the tribunal should be the final authority on point of valuation.

IV)
WRONG ATTITUDE

There arises a situation where the were mention of rates gets both the rich and the poor Nigerian running to remote hide – outs or looking for loopholes in the law to evade payment. People prefer to make money without becoming involved in the social welfare of urban communities. They have no conviction or zeal to contribute toward the development of the communities.

V)
POOR ADMINISTRATION

The problem of collection is one of the greatest encountered. Weak or ineffective administration has resulted in a high rate of default. Prosecution of defaulters is not actively pursued in most local rating authority areas. 

VI)
INTERNAL OFFICIAL PROBLEMS

Based on lack of seriousness on the part of the local government as they prefer to concentrate on their share of federal allocation which they made no effort over. These rates are not collected. Privilege without responsibility as no sanction is placed on local government for failure to discharge its responsibilities and obligations is seen. A lot of guessmatice is practiced by these officials neglecting the principle of REBUS SIC STANTIBUS which states that a tenement should be valued in the condition, state and circumstance it exists at the time for valuation. 

VII)

A LACK OF UNDERSTANDING 

Of the law from the onset is another problem. A lot of confusion was created in the minds of tenants who were to deduct the rate at source from the on set obvious. Most of these were mixed up.

VIII)

LEGAL PROBLEMS 

Laws for effective rating do not exist most time and where available, they may be so obsolete and unrelated to modern conditions as to be virtually useless and in need of urgent changing. Attempts at modernizing contradictory and old laws result in the destruction originally contained. 

IX)
VALUATION PROBLEMS 

An acute shortage of qualified and experienced valuers to execute property rating laws and proposals. They are expected to carryout this assignment every five (5) years and deposit with the local authority to administer the rate collection. Rating is not done in most cases while it is based on strange formula unrelated to existing law and contravening all known principle of valuation in other cases. 

X)
INEFFECTIVE APPEAL MACHINERY

Rates are not paid as and when due. Corrupt local authorities are aided and abetted by corrupt politicians and people with political power with strong vested interest in frustrating every form of property rating. Many revaluations are aborted due to lack of funds. Most states can boast of adequately staffed valuation offices/units while others may have one or two surveyors. Very few have surveyor in their staff. 

CHAPTER FIVE 

5.0
SUMMARY OF FINDINGS 

The major objective of this study has been towards an improved tenement mating practice in Nigeria with particular focus on Enugu North Local Government Area. 

This study was able to evaluate property rating administration in the study area and discovered the following.

1. That before the recent call for proposals in the year 2000 from independence estate surveyors and valuers of revaluation of hereditaments for purpose of property rating and which contracted the services of EMMA EZE and Company; FRANK MALUZE AND ASSOCIATES, IFEANY EMOH AND COMPANY AND MEZUE ASSOCIATES  rating has  been carried out only once in Enugu North Local Government Area.

The 1992 rating valuation was awarded with bias in return of a pledge for political reasons. Therefore it lacked good comprehensive accurate and good presentation of tenements were not covered and most of the fund were diverted to private coffers either personally or in collaboration with the local government staff. The exercises was also carried out by contracted independent Estate Surveyor and valuers. 

2. That there is a serious lack of professional manpower in the local government council hence, the resort to contracting independent Estate Surveyors and valuers for tenement rate Valuation / Assessment. Both the valuation and rating units of the Local Government Authority are not managed by professionals (Estate Surveyors). The highest sound person ever posted to man these units is an Ordinary National Diploma (OND) Certificate holder. 

3. That the property rate collection machinery of the study area is grossly inadequate resulting from lack of skilled labour in the local government council and the people’s attitude to work.

4. That there is a low or inadequate provision of infrastructural facilities to compensate for rate payment.

5. Other problems identified by the study included logistics (shortage or lack or vehicles, office equipment and field equipment), lack of funds and above all greed / corruption. 

6. The study however, found out that property rating is a veritable source of local government revenue in Nigeria, except that, its potentials are yet untapped in the vary area.  

Thus, rural based local government can meaningfully embark on tenement rating as the militating problems are surmountable and bearing that the4re is no legislation prohibiting the conduct or property rating by rural based local government. Except that the councils depended largely on federal / statutory allocations.

There are other known viable sources of revenue generation, which include property rate. 

5.1
RECOMMENDATION 

Having analyzed the present state of tenement rating practice in Enugu North Local Government Area and result determined the study hereby make the following recommendations which are believed to be solution towards improving tenement rating practice in Enugu North in particular and Nigeria generally,

The paramount problem facing tenement rating in Enugu North is lack of skilled (professional) manpower to man the valuation and Rating units. This is the root of all other problems identified. It is the known fact  that  the problem half solved. Therefore if property rating must be relied on as variable means of revenue to the local government, professional Estate Surveyors or land officers should be employed to manage the Estate department of the council. This will solve the problem of contracting independent Estate firms for purpose of valuation assessment as well as take care of the rate collect ion machinery. 

Greed/corruption is another serious cancer warm which has almost engulfed every Nigeria. Otherwise there should be no issue of lack of fund in the local government council. At least, little fund which can be employed in carrying out property rating especially knowing that such funds if employed will yield returns (investments). In this regards therefore  individuals and government alike should endevour to embark on self denial personal sacrifice and tolerance. Without which the issue of greed corruption cannot be stamped out. If these is done, one will discover that there  is enough funds in the local government council such that can provide for the execution of not only rating practice but as well take care of the problems of shortage of skilled manpower, lack of funds, logistics, and the problem of inadequate social / infrastructural facilities. 

Incentives by way of prompt payment of salaries, allowance and the due promotion should be provided to workers of the local government which include the revenue collectors. Also special merit awards should be given to best revenue collectors of each year. This will not only help increase the morale of the workers but will as well, checkmate fraudulent practices.

The ideal of centralising valuation is a commendable one. However, this does not mean that a qualified valuer cannot be attached to the rating authorities. Therefore I am suggesting that at least one qualified valuer be attached to each authority operating property rating to listen to the people and advice them on rating assessment problems. This will go a long way to prevent unnecessary objections and consequent late payment of rates.

The importance of staff motivation should not be over – looked. Poor working conditions can be frustrating. Adequate transport facilities should be provided as and when needed. This can be achieved by assigning vehicles to the rating units of the local government areas on a permanent basis.

Still on the question of staff motivation, I suggest that the officers of the local government authorities should be made more comfortable.

The near  - shabbiness and scantiness of the offices of the various local government offices that I visited are nothing to write home about. No wonder young graduates shrink away from the prospect of working there. These offices should be made comfortable enough to compete favourably with other arms of the government ministries.

To go into the field for assessment of tenement requires more than transportation. During raining seasons movement especially tot he rural ratable area is heavily curtailed. For an effective yearly performance, staff should be posted there with uniforms rain coats and rain boots.

Also the importance of property rating should be communicated to property owners. They should be made to see payment of property rates as much of a civil responsibility like other forms of tax. This can be done by announcements over the wireless, T.V, dailies etc. This will bring the importance of property rating home to rate payers in particular and society at large.

The local government council should establish estate departments manned by professional rather than farming out jobs to professional estate surveyors. Workshops, seminars and training should be organised regularly for the staff of the assessment and valuation sections. The civil services should be made more attractive in the are of remuneration. An officer who is adequately paid is likely to resist any sort of temptation from a delinquent tenement owner. 

Introduction of computer technology will also help in many ways to identify problems associated with under assessment. There should be constant public enlightenment so that the public can realize the benefits accruing to them from payments of rates. This can be done by means of public enlightenment programmes on television and radio. The notice of valuation be sent out early enough so that property owners are notified of rates due on their property. A sustained effort at identifying is required. Defaults should be persecuted. So as to act as a deterrent to others.  The punishment that is given to the defaults should be such that would constitute sufficient deterrence and it should be possible to sell the property of a defaulter to enforce compliance.

The remedy for non-payment should be a criminal one. it is now trite that payment of rates is an involuntary payment. Even where there is a demand owner do not pay if they know that big so doing they have nothing to loose. Instead of mere admonition of defaults. The sharp edge of the law should be brought to bear on these defaults. If the law prescribes a term of imprisonment for non- payment of rates; then it would definitely deter others. Again local government council should establish enforcement department to be manned by lawyers and it will make more effective.

5.2
CONCLUSION 

Tenement rating as a source of revenue possesses numerous advantages and potential for  revenue generation for local governments authorities. Its full potentials are yet to be realized in the study area. this is owing to the adhoc and halfhazard application of the system. Various draw back constraints relating to social, political, economic legal and organizational state of national and local development have stunted its efficient operational development and growth. 

These problems are not insurmountable and a lot can be achieved given the political will.

The current yields from property rates reflect failures in the administration of the tax. As in the case with many local governments, valuation lists are out dated and collection efficacy extremely poor. This is where it is incumbent on the rating Authorities to enlist the services of qualified Estate Surveyors and valuers both in their Rating department, as Rating staff and qualified Estate firms as appraisers to handle the Assessment and collection of rates.

The organization of tenement rating is it special undertaking requiring the professional expertise experience and knowledge of the Estate Surveyor and valuer. The role of the surveyors, however should not be limited to canvassing for assessment and valuation jobs from rating Authorities, it should involved making government and the community aware of the immense possibilities and gains of this form of taxation.

Property rates are important and variable source of Revenue to local government. Particularly now that emphasis is on Revenue from local source to enable the chairmen of local government councils and their elected councilors to provide the much talked about “Democracy dividends” as well as bridge the problem or issue of zero allocation.

 From Research Question 3, revealed a gross inadequate property Rate collection machinery in the study area. This shows the fact that there are barriers to the effective rate collection machinery which as revealed by table 3.6.3 include administrative lapses, logistics problem, and greed corruption which is most pronounced. These problems further degenerated to the extent that the revenue realized from property rate collection is not judiciously utilized.

This is so noted because the compensation to property owners/landlords for the rates t hey pay, is the provision of adequate infrastructural facilities such as good network or roads, water supply, electricity amongst others. There is lack of infrastructural facilities while table 3.6.4 noted that the level of available social / infrastructral facilities in the study area is not satisfactory. 

Generally however table above revealed a myriad of problem facing tenement rating practice in the study area. These include: administrative lapses, shortage of funds, shortage of skilled manpower, lack of infrastructural logistic and corruption. The most severe of the problems is shortage of skilled manpower (55.71%). This confirms why the local government contracts valuation / Assessment of property for rating purposes to external bodies.

This rather results in more lost of funds than the cry of lack of funds.

For the local government to contract property Rate Assessment confirms lack or absolutely shortage of professional manpower in the local government council. This was confirmed by 88.57% of the target population.

When asked of the level of performance of Valuation / Assessment of property by contracting the table 3.6 revealed (88.57%) confirming satisfactory. Although many cry for contracting it out but for the fact that the council engaging external bodies. They assume that was since they cannot do themselves undertake the exercise nor do they know fully what is entailed in rating assessment. 

Provision of social / infrastructural facilities in any community is a major compensation to the people who pay taxes and other levies to governments.

These suggestions and recommendation made in this paper, believed, provides a starting point. Mineral oil is a wasting asset. So retime in the life of our nation, the trillion dollar revenue from oil may dry up. What do we, and generation yet unborn, fail back to? For local authorities tenement rating makes the answer.
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QUESTIONNAIRE 

PART ‘A’ GENERAL 

NAME:
 ………………………………………………..

OCCUPATION:
 …………………………………………

ADDRESS:
 ………………………………………….

PART ‘B’ RESEARCH QUESTION ONE

Can Rural-based local government meaningfully embark on property rating?

a) How would you respond to the above question 

(i)
Yes

(ii)
No

(iii)
No idea

b) If yes do you know of any rural-based local government that has successfully embarked on the exercise?

(i)
Yes

(ii)
No

(iii)
No idea

c) If yes to the above, please mention the local government(s)

----------------------------------------------------------------------------------------------------------------

d) If No, kindly give reason(s) why you think rural based local government cannot meaningfully on property rating?

----------------------------------------------------------------------------------------------------------------

e) Are you aware of any legislation prohibiting the conduct of property rating in rural-based Local Government Areas?

(i)
Yes

(ii)
No



f) If yes to the above kindly specify the legislation(s)

----------------------------------------------------------------------------------------------------------------

PART ‘C’:
RESEARCH QUESTION TWO

To what extent does local government rely on property rating for purposes of revenue generating?

a) How would you assess the level of fund generation by way of property rate collection in your local government:

(i)
Satisfactory 

(ii)
Not satisfactory

(iii)
No idea

b) If yes please mention:

----------------------------------------------------------------------------------------------------------------

c) In relation to the other services of local government revenue, how would you assess the councils reliable on property rate as a source of revenue?

(i)
High degree

(ii)
Moderate

(iii)
Low degree

d) To what extent does local governments rely on property rating for purposes of revenue generation?

----------------------------------------------------------------------------------------------------------------

e) Do you think the revenue derived from the exercise of property rating can sustain the activities and responsibilities of local government councils?


(i)
Yes

(ii)
No



f) If no to the above, what do your suggest should be done to complement the revenue realized?

----------------------------------------------------------------------------------------------------------------

PART ‘D’
RESEARCH QUESTION THREE

What factors could be responsible for non-realization of the councils expectations?

a) Do your think the local government councils have so far lived up to expectations in the conduct of property rating exercise generally?

(i)
Yes

(ii)
No

(iii)
No idea

If yes to the above, please state the factors that informed your answer?

----------------------------------------------------------------------------------------------------------------

If no, kindly suggest what should be done for the better.

----------------------------------------------------------------------------------------------------------------

b) Do your think the local government councils have lived up to their constitutional obligation as regards property rate administration?

(i)
Yes

(ii)
No

(iii)
No idea

Please furnish reasons for your answer

----------------------------------------------------------------------------------------------------------------

c) How do local government conduct tenement rating in your area?

(i)
Through contracting

(ii)
By council

(iii)
No idea

d) Generally, how would you assess the level of tenement rating practice in your area? 

(i)
High


(ii)
Moderate

(iii)
Low



(iv)
Poor 

e) Do you think that the rate collection machinery of the local government has been adequate? 

(i)
Yes

(ii)
No

(iii)
No idea
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