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1. Introduction 

The purpose of this paper is to progress Commission deliberations on a proposal for a new Site Value 

Tax (SVT) in Ireland. This proposal builds on previous discussions by the Commission at meetings 4 and 

9, as well as expanding on the detailed workshop exercise at meeting 11.  

The Commission has expressed broad support for the introduction of an annually recurring and 

centrally administered SVT which is to replace the current system of Commercial Rates, and that this 

tax would also apply nationally to all land in the State with the exception of residential land currently 

subject to the Local Property Tax (LPT).  

This paper sets out a general outline proposal (or “strawman”) for SVT in order to allow the 

Commission to agree the broad scope of the proposal, and to consider further the merits and 

challenges associated with the implementation of the tax, many of which have been discussed in 

previous meetings. Commission members are asked to consider the issue of potential exemptions and 

extensions of the tax to currently untaxed immovable property. The paper also considers the related 

implications for related existing taxes and government proposals for new taxes in this area and seeks 

clarification on how the Commission would like to see the proposed SVT interact with the current and 

evolving landscape. All of these issues will need to considered and will likely shape the final 

recommendations in this area.  

Finally, the degree to which the Commission makes explicit recommendations on the details of the 

proposed tax is also for discussion. If a SVT were to be recommended, many of its features would have 

to be given timely consideration at design stage and are beyond the scope of the Commission’s work. 

Any new tax would need to address peculiarities and anomalies that a ‘one-size-fits-all’ principled 

proposal would not be able to address in full; therefore, some general agreement from the 

Commission on the depth of recommendations to be made in the area is sought. 

Some key questions for the Commission arising from this paper are: 

1. Does the Commission support the recommendation of a SVT in line with the strawman 

proposal outlined? 

2. If the proposed SVT is to be recommended, and recognising that transition to a system of SVT 

will require considerable planning and design over an extended timeframe, then how detailed 

should the final recommendations from this Commission be in this area (i.e. principled or 

potentially more detailed)? Some of the details that are discussed in this paper to which 

consideration should be given relate to the application of SVT to previously untaxed lands 
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(agricultural, mixed use, community etc.), the compatibility of SVT with current and future 

taxes and also some of the high level transitional and distributional issues that will arise on 

implementation. 

3. Does the Commission support a recommendation which targets a yield not less than what is 

currently raised through Commercial Rates (€1.4bn)?  

 

2. Feedback from Workshop 

2.1  Rationale for SVT 

Commercial Rates are an important source of revenue for Local Authorities. However, members have 

indicated concerns with many elements of this system, with a view that it is overly complex and that 

the valuation methodology and differential rates applied to commercial activities are particularly 

complicated and inequitable in many respects (discussed at meeting 9). A workshop was held on 25 

November 2021 (meeting 11) where potential reforms to this system were discussed. The members 

formed three breakout groups and brainstormed suggestions for what a future system of taxation of 

commercial property might look like. The output from each breakout group is shown in Appendix 1.  

The general consensus emerging from the workshop indicated a preference for replacing the current 

Rates system over time with a Site Value Tax (SVT), the rationale for supporting a transition to SVT 

were expressed clearly as part of that discussion and can be summarised as follows; 

Commercial Rates: 

- System is overly complex 

- Levied on an intermediate input (i.e. the building) which distorts economic activity 

- Horizontally inequitable: Local Authorities have discretion over the tax rate 

- Revaluation process has been slow 

- High foregone revenues due to various reliefs and exemptions; not responsive to refurbished 

buildings and new properties; collection rates are low 

Site Value Tax: 

- Land supply is fixed i.e. taxing it does not decrease its availability 

- Horizontally equitable: SVT would be centrally administered and apply at one rate across Local 

Authorities 

- Fairness: land values are improved by the efforts of wider society only. A tax on land captures 

some of the value uplift 
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- A SVT would apply to all lands including vacant and derelict properties and non-developed 

land encouraging activation and more productive use of such properties and lands 

- A SVT could act to reduce volatility in land prices, reducing the development costs. 

In relation to the operation of SVT, there was unanimity from members that any new system should 

be administered by Revenue and that rates would be set at national rather than local level. There was 

also consensus that the new SVT should apply to all forms of non-residential land, not just land with 

commercial buildings. The Commission did not reach consensus on how this would apply to different 

types of lands - a point of clarification that will be explored in this paper.  

The Commission also indicated that, in line with our net revenue raising objectives, the revenue raised 

from the SVT would at least equate to, or exceed the stream of revenues currently raised by the Rates 

system. The remainder of this paper explores how such a reform might be achieved, and some of the 

issues that would need to be considered in designing the Strawman SVT proposal are discussed below. 

 

2.2 Consensus model of SVT 

Table 1 sets out a strawman outline of a model for SVT reflecting the feedback from Commission 

members. The table summarises some of the key principles to be followed in structuring the tax and 

considers also the issues that would likely have to be considered at design stage of a SVT.  

Please note that the Secretariat does not envisage that detailed positions are required from the 

Commission on each of these issues however, it is useful to flag them for information at this stage in 

the process and to consider how detailed our ultimate recommendations will need to be. 

 

Table 1: SVT ‘Strawman’ proposal and issues for consideration 

Question SVT proposal  Issues to consider 

What is taxed? Underlying site value that applies to all 
land in the State that is currently not 
subject to a residential property tax (LPT). 
This would include: 
- All commercially zoned land 
- Agricultural land 
- Mixed-use land (commercial and 

residential) 
- Non-developed residential land 
- Derelict and uninhabitable residential 

properties 

 

Treatment of agriculture: 

- Market value, lower rates or 
other basis? 

- Issues around productive vs. 
non-productive land 

Treatment of mixed-use 
commercial/residential 

- LPT may apply to ‘over-the-
shop’ properties already 
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Bringing new land into the charge 
requires time and resources to 
carry out valuations 

What is 
exempt/given 
preferential 
treatment? 

How specific does the Commission wish 
to be? 
- Should there be any exemptions, or a 

specific guiding principle for the basis 
of exemptions? 

- Commercial Rates only apply to 
buildings occupied for commercial 
activity. Should all State lands be 
captured in SVT? What about 
charitable and not-for-profit 
organisations? 

- Should SVT include land used for 
conservation, recreation, protected 
structures, etc.? 

- Could apply reduced rates to 
certain zones 

- Lands that are designated for 
one purpose only would likely 
attract a very low SVT anyway 
e.g. protected and 
conservation areas. 

- Income threshold deferrals 

Who pays the 
tax? 

Legal incidence of the tax is the 
landowner. The degree of economic 
incidence would vary (i.e. there would 
likely be some degree of pass-through to 
tenant) 

- Mechanism for revisiting of 
lease contracts may be needed 

- Every landowner would be 
liable. May need ability to 
defer liabilities, akin to LPT 

How is the tax 
rated? 

Oireachtas would set a national tax rate 
based on yield it is attempting to achieve 

Legislative issues: Local Authorities 
would have less political 
responsibility and flexibility over 
local budgetary decisions 

How is the tax 
administered? 

Revenue would collect the tax and 
distribute revenue streams to Local 
Authorities akin to LPT 

Transition to a new centralised 
system of tax collection will 
require time and resources 

How much is 
collected 
annually? 

At least the same as Commercial Rates. 
The amount collected would be a 
function of aggregate site values and 
rates. Once aggregate site values are 
known, rate can be adjusted to achieve 
target yield 

Would need to consider additional 
potential for revenues from 
currently un-taxed sources. 
The value of all sites in the State is 
currently unknown and will 
require development and regular 
updating of a valuation register 

Interaction with 
other taxes 

Fully replace Commercial Rates over time 
and introduce on all land not subject to 
residential property tax 

 

- Replace Zoned Land Tax from 
Budget 2022? 

- Replace Land Value Sharing 
from HfA? 

- Apply to 
derelict/uninhabitable 
residential properties that 
currently are outside LPT 
charge? 
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The remainder of the paper is outlined as follows: 

Section 3 gives a recap on what a principled-based SVT could achieve while highlighting some 

immediate obstacles that would need to be overcome. 

Section 4 examines what a potential SVT would look like for: 

- those currently paying Commercial Rates; 

- those currently exempt from Commercial Rates, such as agricultural buildings and non-

commercial State lands. The potential treatment of protected buildings and mixed-use land is 

also discussed. 

- agricultural land, conservation and community lands 

Section 5 explores how the potential tax would interact with currently proposed and existing 

taxes/charges in this space, including the Zoned Land Tax introduced in Budget 2022, derelict and 

uninhabitable residential properties. This section also gives a brief overview of what the proposed SVT 

apparatus might look like, focusing on data issues that would likely need to be overcome in the process 

of its introduction. 

 

3. Introducing a SVT 

A SVT is a tax on the value of land, without regard to improvements/buildings on that land. While 

some Commission members have requested if it is possible to estimate the aggregate site value of all 

lands in the State and/or the estimated charge on businesses or landlords under the new tax, this is 

not currently possible. Currently, sufficient data is not available to enable a comprehensive valuation 

of all sites in the State. As a consequence, it is not possible to estimate the yield from a SVT. 

However, if an SVT were to be introduced, a comprehensive system and process for valuing land would 

have to be put in place. The yield would then be a function of the rate set by the Oireachtas, given a 

particular tax base. 

The primary concern of policymakers is how fair, equitable and efficient the system as a whole is and 

a SVT achieves these goals in principle. While it is often useful to use case studies showing the impact 

of policy changes on representative or typical examples of businesses or households, no one or 

handful of examples will give a clear picture of how a ‘typical’ business’ charge might change with the 

introduction of a SVT. Distributional consequences will occur and will favour some 

businesses/landowners over others and this will vary considerably across counties, business types and 
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property types.1 It is likely that businesses that are located in relatively dense or high-rise 

developments will face a lower burden, all else being equal, as site values are a function of the 

footprint of a plot. Conversely, businesses in Local Authorities that charge comparatively low levels of 

Rates currently will likely face larger increases in charges compared to those that charge relatively 

high Rates, all else being equal. As a consequence of the abolition of variable Annual Rates on 

Valuation (ARV), the variation in charge to businesses/landowners would be a function of site value 

only, making it a more equitable charge and open to less volatility in the future. These distributional 

issues will be explored in Section 4 showing the many variables that are at play in determining the 

change that businesses would likely face. While these issues are explored at a high level in this paper 

it is clear that a detailed roadmap for the implementation of SVT would need to be developed to 

address existing data gaps. This would involve a detailed analysis of the distributional impact of the 

new tax on existing rate payers and landowners prior to arriving at decisions around the base, rates 

and final design of any SVT. 

 

3.1  Advantages of a SVT 

As a reminder, the theoretical advantages of changing from rental value to site value are listed below2 

(abstracting from the issues with how ARVs are currently administered and collected): 

 The landowner is incentivised to use land more efficiently. Owners of vacant, underutilised 

and derelict commercial premises will be liable to a tax based on the site value, the net effect 

of which could lead to increased supply of properties. In many cases, this incentive will play 

out via the sale or transfer or land from one landowner to another who is better positioned 

to develop or use a site in the most efficient manner. 

 Taxing buildings is inefficient as they are an intermediate input into final goods. Business 

should not be discouraged from using buildings more intensively in the production process 

than other inputs. Taxing commercial land would not affect its supply to any material degree 

as it is a fixed factor of production.  

 Landowners experience increases in wealth that derive purely from factors produced by 

society that bear no relation to the efforts of the landowner (e.g. through the supply of public 

services, infrastructure, employment and population centres) and by Local Authorities (e.g. 

rezoning or designating land for a particular purpose). Taxing site values can be seen as a way 

                                                           
1 ‘Landowner’ and ‘business’ will be used interchangeably here. While the landowner would be the legal tax 
payer, the incidence (or the burden) of the tax would likely be placed on the business owner to varying degrees. 
2 See Appendix 4 for further applied illustrations of the merits of a SVT. 
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to fund amenities and public services, which transfers a certain degree of the value uplift due 

to community funded development from landlords to the community.  

 A SVT could have the added benefit of reducing commercial property price volatility in the 

long run. 

 A SVT does not discriminate between the types of businesses within a specific zone type. It is 

based purely on the underlying site value without regard to the property type.  

 

3.2 Current administrative obstacles 

However, there are many challenges that would have to be addressed if the Strawman proposed 

were to be implemented. These include: 

 Data gaps: only an incomplete register exists that gathers information on folios (land 

ownership and size of land) which would have to be completed. There is currently no 

commercial property price register. These issues will be discussed further in this paper and 

ultimately make it difficult to estimate what rate or structure might apply to the 

introduction of a SVT at this stage. 

 Valuation: The Valuation Office currently carries out rental valuations for Rates payers. 

While the Valuation Office would have some data of relevance to the imposition of a 

potential SVT for commercial property, it would require a new model to estimate site values, 

which would in turn require collation of various existing and novel data sources. Once the 

initial implementation challenge is overcome, it is likely however that a rolling site valuation 

model would be easier to maintain and update over the long term than the current rental 

valuation model. 

 Communication: Communicating the new basis of taxation will be difficult. Landlords will 

pay the SVT. Currently, landlords only pay partial Rates if the property has been vacant for 

an extended period or is being renovated. Such a mechanism leads to forgone revenues. 

However, tenants may face increased rents if landlords decide to pass on the new tax (albeit 

tenants will also benefit from the withdrawal of Commercial Rates). A mechanism to change 

lease agreements may be needed. Furthermore, the tax will also extend to other forms of 

land that are currently not captured or that are exempt from Commercial Rates. 

 Impact on local government: Structural and legislative changes would be required that 

would reduce the powers of Local Authorities. The Commercial Rates system is not strictly 

speaking a ‘tax’. It is a charge/levy that is levied by Local Authorities who have wide 

discretion over the ARV and local application of Rates.  
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There can be little doubt that introducing a SVT would be a major administrative task involving 

significant further policy work and operational planning. A substantial transition period would be 

required. 

 

4. What would a SVT look like? 

The current Rates system levies a Local Authority-specific charge to the owners of businesses, based 

mainly on the estimated rents that they are paying for the use of properties in a given area, which 

varies across business type. Other metrics used to determine the Rates liability include turnover (for 

certain businesses such as pubs, hotels and cinemas) and cost of reconstruction (for large 

manufacturing plants where there are few comparable properties in the area). Car park spaces 

attributed to businesses are charged on a per car park space basis. 

 

 Figure 1: Commercial Rates valuation example 

Source: Valuation Office  

 

There are even different valuations per square metre for areas within premises. Figure 1 shows the 

valuation report used in determining the Rates payable by a bank based in Swords. The aggregate 

rental valuation is the sum of various functions within the business (e.g. Retail Zones A, B, C, etc.). The 

rateable valuation (€74,900) is multiplied by the ARV for Fingal County Council, which is currently set 

https://maps.valoff.ie/maps/VO.html
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at 0.1796. The bank would pay €13,452 for 2021 (ignoring Covid-19 waivers) and would pay this 

whether it owned the building or not. 

 

4.1.1 For current Rates payers under a SVT 

As part of the proposed SVT, the owner of the commercially zoned land (whether developed or not) 

would be the legal taxpayer, as opposed to the tenant occupying the building. Suppose that the area 

highlighted in red in Figure 2 is the area of land in question. The tax base would be the estimated site 

value alone and would not include any consideration of the building on the site, making it less complex 

in many respects than measuring the various components listed above. The tax rate would be then be 

set nationally.   

 

 Figure 2: SVT applied example 

Source: GoogleMaps 
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Incidence  

Supposing this bank does not own this land and is renting, they may still ultimately fund payment of a 

SVT via higher rents (i.e. they will bear the incidence of the tax). In theory, the incidence, or degree of 

pass-through to the renter from the landlord will depend on the elasticity of demand. The elasticity of 

demand is essentially the sensitivity of the renter in this case to increases in rent. If a tenant is likely 

to move from a premises if their rent increases, the landlord may absorb the incidence to a greater 

degree. If the tenant is not likely to move, the landlord may pass on the charge. The economic 

incidence of a proposed SVT would likely be dynamic. If a SVT encourages more efficient use of land 

this would lead to more tenants using a given plot of land over time, acting to reduce the incidence of 

the tax for each tenant. 

Consideration would have to be given to the means by which leases could be adjusted to reflect the 

introduction of a SVT. 

Distributional impacts 

While the Commission may specify in recommendations that SVT is to raise similar overall yield 

comparable to the existing Rates system it is important to note that the distribution of charges paid 

under a SVT would change considerably across business types, property sizes and locations when 

compared to Commercial Rates. As was discussed, the economic incidence would be a factor here, 

and so too would the various factors discussed below. 

For illustrative purposes, assume the two storey bank (above) is situated on a small parcel of land 

(“Land A”). There is a four storey high building next door that is built on a parcel of land (“Land B”) 

which is half the land size of Land A. However, the internal floor space is the same in both premises. 

In this scenario, the owner of Land B would be liable to half the SVT liability that the owner of Land A, 

where the bank is situated, would pay. The charge paid would depend purely on the per acre value of 

that land in that locality. The value of the buildings on that land is disregarded. 

Along the same vein, landowners with multi-storey properties will pay the same as landowners with 

similar sized lands but less high-rise properties. However, tenants in the former properties would 

Factors affecting the liability for a business owner: 

 Density/height of building – burden on businesses will vary with density of premises 

 Economic incidence – landowner may pass on cost 

 Total yield – increase/decrease revenue streams from current Rates payers? 

 New properties – vacant/derelict commercial property, agricultural land, State lands 

 



  Document Reference: Proposed Site Value Tax (SVT)  

 

13 

expect to be burdened with less of the tax as they are sharing the property with a greater number of 

other tenants.  

The Commission has agreed that ARV differentials are inequitable and lead to identical businesses 

paying varying Rates. While a change to  a centrally rated SVT may benefit some (those currently 

paying relatively high ARVs) to the detriment of others, it will lead to a fairer and more neutral 

outcome that will be more conducive to economic activity overall. As a result, the payment of the tax 

will be more in line with location-specific factors like access to utilities, services and customer base, 

rather than decisions concerning rate setting at local level. 

Account must also be taken of the inclusion in revenues of currently foregone sources such as vacant 

and derelict commercial properties, which are currently excluded from recurrent taxes (agricultural 

land and buildings as well as other exempt properties will be discussed in Section 4.3). If it were 

desired, vacancy and dereliction in commercial premises could also be subject to higher charges by 

virtue of their sub-optimal state relative to occupied properties. Alternatively, Ronan Lyons has 

previously suggested that a tax credit for those whose land is being actively used might be one way of 

moving the burden toward derelict and vacant sites.3 

 

4.2 For buildings that are currently not subject to Rates 

Currently some commercial activities are not subject to Rates. These include guesthouses and 

agricultural buildings. Commission members have expressed a view that exempt commercial activities 

should be brought into the charge of Rates. If the Strawman SVT were to be implemented, it would 

apply to these properties on a similar basis to other commercial activities. Similarly, commercial 

activities that are run from residential properties and generally have an online presence but no 

dedicated brick-and-mortar premises are not currently subject to Rates, however, they are subject to 

LPT. 

Non-commercial State-owned properties are currently exempt from the Rates system; however, they 

do make a payment in lieu of Rates. While the circularity of the State effectively paying itself for 

services it provides may seem illogical as part of the current system, this would not be the case under 

a SVT. One of the theoretical merits of a SVT is that it encourages efficient use of land. From this 

perspective, it would be consistent with wider government policy to include non-commercial State 

lands in a SVT to reflect the opportunity cost of State-owned land. Even where corresponding 

compensatory payments may be necessary (to fund Departments and other bodies in paying the tax 

                                                           
3 Lyons R. – Residential Site Value Tax in Ireland, 2011 

http://smarttaxes.org/wp-content/uploads/2012/01/Site-Value-Tax-in-Ireland-Identify-Consulting-final-report.pdf
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for sites occupied by their offices) it could work to increase the efficient use of all land, State land 

included. 

Currently, derelict commercial buildings are not subject to Rates. Under a SVT, all commercially zoned 

land would be subject to a charge bringing derelict properties into the tax net. It should be noted that 

while a Derelict Site Levy currently exists, it is ineffective with collection rates in the most recent year 

at 7 per cent (see Appendix 2).  

Mixed-use land (e.g. apartment blocks with offices or retail units on certain floors or over-the-shop 

residential properties) would also likely need to be treated differently. Owners of these properties 

would already be subject to LPT in many cases on the residential property element on that land. 

Consideration would need to be given as to how a SVT could take account of a portion of that land 

which is occupied by a residential property already liable to LPT. 

Does the Commission support the broad application of SVT to all commercial land including those 

currently exempt from Commercial Rates?  

Is the Commission satisfied to set broad principles in this area, or does it wish to provide specific 

guidance or direction on matters such as, charitable and recreational use, protected structures, 

mixed-use land, etc.? 

 

4.3 For other forms of land  

The Strawman SVT presented in previous sections would apply to all commercially zoned land and as 

such would apply to all lands on which occupied, vacant and derelict commercial properties stand. 

The Commission has also indicated that the SVT could also be extended to undeveloped residential 

zoned land and derelict or uninhabitable residential land, both of which are currently untaxed to any 

effective degree (discussed further in Section 5). The following section deals with the recurrent 

taxation of other lands. 

 

4.3.1 Agricultural land 

The Commission has indicated that it is interested in applying SVT to all non-residential land, including 

agricultural land. However, some members expressed concerns around using market valuation as the 

tax base while others proposed the notion of distinguishing between productive and non-productive 

agricultural land. It is possible for an SVT to be designed to address such issues, potentially using the 

same base, while applying a lower rate to the market value of agricultural land. The market value of 
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agricultural land would vary by location and would likely be on an estimated per acre or per hectare 

value of agricultural land in a given area, with regular revaluations. 

An OECD survey on taxation in the agricultural sector provides an overview of how agricultural 

property is taxed in other OECD countries. Given that land is used disproportionately in the production 

process by this sector, almost all OECD countries that have a tax on agricultural land provide reduced 

rates on agricultural property. Denmark is one such country that applies a reduced SVT for agricultural 

land. The Danish SVT must be between 1.6% and 3.4%, varying across municipalities. Agricultural land 

receives a “discount” on the tax rate of 1.48 percentage points when the municipal land tax rates are 

2.2% or below.4 Belgium applies both reduced rates which are based on lower-than-market-value 

average ‘cadastral’ values.5 Such a method is also used in Austria, Chile, Costa Rica, Canada, Japan, 

Latvia and the United States. To our knowledge, such a database does not exist in Ireland.   

In the absence of such a register in Ireland, a similarly reduced payment could be engineered by 

applying a lower rate to agricultural land only, which would achieve a lower effective tax rate.  

 

4.3.2 Recreational and Community land 

Other forms of land will also now be captured by the SVT including recreational, community use land 

and nature conservation lands. A SVT would have to be designed to ensure that these services and 

amenities are protected to reflect societal and environmental policy objectives. However, given that 

these lands are designated for very particular purposes, they would likely have negligible if not zero 

site values. Designation by a Local Authority for a particular purpose plays a large role in the site value 

prescribed to a particular piece of land. 

 

4.3.3 Impact of zoning 

As discussed, the zoning of a given land parcel will factor into the site value. For example, a zoned 

agricultural field next to Swords shopping centre, while in a prime location, will not attract a similar 

per acre value as a zoned commercial field in the same location. This makes sense, as agricultural land 

is valued less by virtue of its development potential as determined by Local Authorities. Of course, 

land located near a shopping centre has the future ability to be rezoned to residential or commercial 

land. As such, it will likely have a higher market value than a similar sized agriculturally-zoned field a 

few kilometres away.  

                                                           
4 OECD – Taxation in Agriculture, 2020 
5 A cadastral value is a monetary value assigned to a property which is typically based on historical land registry 
records. 

https://www.oecd-ilibrary.org/sites/031a8ba5-en/index.html?itemId=/content/component/031a8ba5-en
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Does the Commission support a recommendation that specifies that the market value of agricultural 

land is not an appropriate tax base and that differential treatment is warranted?  

 

In relation to other forms of land, does the Commission wish to call out specific areas where 

different treatment is warranted or simply allow for such issues to be addressed as part of the 

detailed design?  

 

 

5. Transition from current system 

As indicated, transitioning from the current system to a SVT would likely take place over an extended 

period of time. While beneficial in the long run, the costs of a SVT would likely be ‘front-ended’. The 

administrative resources required in introducing a SVT were discussed in the previous section.  This 

section will address some of the interactions between the proposed SVT and the proposed Zoned Land 

Tax and Land Value Sharing scheme from the recently published Housing for All, as well as other 

features currently in the tax system. Data challenges are also considered. 

 

5.1  Interaction with existing and future taxes 

The Commission will have to consider how the proposed SVT would interact with or replace the 

proposed Zoned Land Tax (ZLT) and Land Value Sharing mechanism from Housing for All.  

 

5.1.1 Zoned Land Tax (ZLT) 

As it currently stands, the Zoned Land Tax will apply at a rate of 3 per cent of the self-assessed market 

value of undeveloped but serviced residentially zoned land. It is envisaged that the tax will apply to 

lands zoned residential prior to January 2022 with a two year lead-in time (i.e. from January 2024) and 

lands zoned after January 2022 will become liable after three years. There are a number of exclusions 

from the tax including lands on the derelict sites register and non-serviced lands.6  

The ZLT differs to a SVT as it uses the self-reported market value of zoned land as opposed to an 

estimated site value. A SVT would likely have few exemptions and would apply in the year following 

land being rezoned (with rights to appeal a zoning decision). If a parcel of land was to be rezoned from 

                                                           
6 Revenue – Notes for Guidance – Taxes Consolidation Act 1997, 2021 

https://www.revenue.ie/en/tax-professionals/documents/notes-for-guidance/tca/part22a.pdf
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agricultural/commercial to residential, that land would remain liable to SVT (for as long as the 

residential land remains undeveloped). This would lead to less complexity and less of an administrative 

burden than in the instance of the same parcel of land changing from one tax (agricultural/commercial 

SVT) to another (ZLT). If it were desired, non-developed zoned residential land could be subject to a 

higher rate.  

 

5.1.2 Land Value Sharing 

The Land Value Sharing mechanism as is currently set out in draft legislation provides for up to 30 per 

cent of the value uplift in certain rezoned lands, for the purposes of residential or mixed-use 

residential use, to be captured by the State.7 It is clear that the proposed Land Value Sharing 

mechanism serves a different purpose relating specifically to windfall gains brought about by the 

rezoning of land. A SVT does not apply to windfall gains and as such, there appears to be little rationale 

for it replacing the Land Value Sharing mechanism.  

 

5.1.3 Uninhabitable Residential Property 

Currently, uninhabitable residential property is outside the scope of LPT, as discussed in today’s 

corresponding paper on LPT reform. It would be important for SVT to apply to uninhabitable 

residential land (as proposed in the strawman model) to ensure that such property would not remain 

as an outlier in not being subject to any recurrent property tax. Such an approach may be less complex 

than attempting to apply LPT to uninhabitable residential property. 

 

If the proposed commercial and agricultural SVT were to be introduced, does the Commission agree 

that such a tax should replace existing proposals for a Zoned Land Tax? 

Is the Commission of the view that uninhabitable residential property should be included within the 

scope of SVT rather than LPT? 

 

 

 

                                                           
7 Department of Housing, Local Government and Heritage – General Scheme Land Value Sharing and Urban 
Development Zones Bill 2021, 2021 

https://www.gov.ie/en/publication/3cb33-general-scheme-land-value-sharing-and-urban-development-zones-bill-2021/
https://www.gov.ie/en/publication/3cb33-general-scheme-land-value-sharing-and-urban-development-zones-bill-2021/
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5.2 Data challenges 

Implementation of SVT will require a robust system of land valuation likely to be carried out by the 

Valuation Office, a State body that currently values State assets and estimates rental valuations for 

properties subject to Rates.  

An amalgamation of various data sources would be needed alongside the assembly of a model to 

estimate site values. These challenges do not appear to be insurmountable and there are a number of 

current sources that could be used and developed further to estimate site values. These include: 

 Geodirectory - collects data on locations of every commercial property, numbers of 

commercial properties that are vacant by county and locates these. Every residential and 

commercial property has a unique identifier within the system.8  

 Valuation Office – already collect data on various property characteristics. 

 A new State body has been legislated for. Táilte Éireann will be a merger between the 

Valuation Office, Ordinance Survey Ireland and the Property Price Register. This will facilitate 

greater coordination of data sources. 

 Landdirect.ie – area of plots relating to the title and ownership of 2.2 million registered 

properties and 93% of land area in the State. 

 Department of Agriculture, Food and Marine Land Parcel Identification System. 

 Commercial Leases Register - lease terms and rents paid are documented. 

 Revenue – data on commercial sale prices based on self-assessed Stamp Duty records. 

 Property Price Register – data on residential property values. 

 Department of Housing, Local Government and Heritage in conjunction with Local Authorities 

have data on land zoning.  

Currently, the two largest data gaps identified are: 

 There is an absence of an official commercial property price register. However, the CSO is 

developing a commercial property register (see here).  

 Landdirect.ie data on commercial land plot size is incomplete representing only 93% of land 

area in Ireland (see Appendix 3 for further details). 

Should the Commission ultimately recommend a SVT, it will be important to also recommend that the 

Government prioritise efforts to close these data gaps in order to allow detailed design to commence 

and support the rapid development of a system of SVT.  

                                                           
8 GeoDirectory – Commercial Property Report Q1 2021, 2021 

https://www.cso.ie/en/media/csoie/methods/methodologicalresearch/commercialproperty/ICREA_Ireland_2019.pdf
https://www.geodirectory.ie/Geodirectory/media/logos/GeoDirectory_GeoView_Commercial-_Issue_21_FINAL.pdf
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6. Conclusion 

This paper has presented a proposed model of SVT, in line with consensus indicated by Commission 

members at the Property Tax Workshop (meeting 11).  In doing so, it has considered the application 

of the SVT to existing commercial landowners and to other lands. 

The introduction of a new tax is likely to have various and wide ranging transitional impacts. These 

range from the change in liabilities across taxpayers, administrational changes and the extension of 

the tax to bases that had not been subject to a recurrent tax. Similarly, the interactions of a new tax 

with existing or proposed taxes must be considered. While the extent to which potential 

recommendations go into the detail of these issues is a matter for Commission members to decide, 

this paper is intended to highlight some of the issues that will need to be considered and addressed, 

in order to arrive at a set of recommendations on this proposal. 

Some key questions for the Commission arising from this paper are: 

1. Does the Commission support the recommendation of a SVT in line with the strawman 

proposal outlined? 

2. If the proposed SVT is to be recommended, and recognising that transition to a system of SVT 

will require considerable planning and design over an extended timeframe, then how detailed 

should the final recommendations from this Commission be in this area (i.e. principled or 

potentially more detailed)? Some of the details that are discussed in this paper to which 

consideration should be given relate to the application of SVT to previously untaxed lands 

(agricultural, mixed use, community etc.), the compatibility of SVT with current and future 

taxes and also some of the high level transitional and distributional issues that will arise on 

implementation. 

3. Does the Commission support a recommendation which targets a yield not less than what is 

currently raised through Commercial Rates (€1.4bn)?  
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 Workshop results for each group 

Table 2  Results of breakout session on the future taxation of commercial property  
Group 1 Group 2 Group 3 

What is 
taxed? 

Site value tax – all land 
except developed 
residential land 

Building/properties 
focused – Commercial 
property tax (market 
value of property) – 
similar to LPT for 
commercial 

All land not subject to LPT 
(with buildings or not) 

What is 
exempt? 

Everything should be in 
but mechanism to 
compensate 
community/charity etc. 

Different treatment- 
agricultural 
No vacant property relief 

Unzoned agricultural land 

Not vacant property as a 
principle (but with 
deferral based on ability 
to pay) 
State owned land? 

Building (as is a land tax) 

Who pays the 
tax? 

Owner, but must be 
able to pass through 

Owner Not agreed 

Occupier (if has a 
building) 
Owner? 

How is the tax 
set? 

National charge set by 
Oireachtas 

Nationally – base rate 
with upward valuation 

At national level 
Annual tax 

How is the tax 
rated? 

Pure site value tax Combined market value 
of all properties, divided 
by amount of properties 
to achieve similar yield or 
as desired 

Site value (without regard 
to building / 
improvement on land) 
Value set by Valuation 
Office (but additional 
resources required) 

How is the tax 
administered? 

Revenue Revenue Revenue 

How much is 
collected 
annually? 

At least the same – 
maybe rise over time 

Same Greater than current 
collection 
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 Derelict Sites Levy 

The Derelict Sites Levy (DSL) was introduced in 1990 as part of the Derelict Sites Act 1990, which 

replaced its 1961 predecessor. The Act gave increased powers to Local Authorities (LA) to levy a charge 

on owners, compulsory purchase order a site from owners and carry out work on derelict sites and 

subsequently charging the owners for said work. The rationale for the DSL is “not to create additional 

revenues for local authorities, but to operate as an efficiency tax and secure better use of urban land”9. 

A derelict site is defined as any land that “detracts, or is likely to detract, to a material degree from 

the amenity, character or appearance of land in the neighbourhood of the land in question because of: 

 the existence on the land in question of structures which are in a ruinous, derelict or dangerous 

condition, or 

 the neglected, unsightly or objectionable condition of the land or any structures on the land in 

question, or 

 the presence, deposit or collection on the land in question of any litter, rubbish, debris or waste, 

except where the presence, deposit or collection of such litter, rubbish, debris or waste results 

from the exercise of a right conferred by statute or by common law.” 

Of note, the 1990 Act widened the definition of a derelict site to account for dwellings. 

Each Local Authority is required to keep a Derelict Site Register, akin to the Vacant Site Register under 

the Vacant Site Levy. The Derelict Site Register records details on the site including the owner, the 

location and the market value of the site and many LAs publish these details on their website.10 

A DSL applies to derelict sites in urban areas only. The levy applies at an annual 3 per cent rate of the 

determined market value of the site; however, the Minister for Housing, Local Government and 

Heritage may prescribe a higher rate up to 10 per cent. If the levy is not paid within 2 months of notice 

by the relevant authority, an interest rate of 1.25 per cent charge applies on top of any unpaid charge. 

The owner has a right to appeal their property being on the Derelict Site Register. 

There are currently 1,369 sites on the register according to the Department of Housing, Local 

Government and Heritage.11 While nearly €5.5 million was levied on derelict sites in 2020, just 

                                                           
9 Derelict Sites Bill, 1989: Seanad Second Stage  
10 See Dublin City Council’s Derelict Site Register here. There are currently 21 sites on the register. 
11 Parliamentary Question, November 2021. Recent figures from Geodirectory estimate residential derelict sites 
at 22,000. However, the DSL applies only to ‘urban’ areas, which likely accounts for the bulk of the difference. It 
is also the case that the DSL is not consistently applied across Local Authorities - many councils in which large 
towns are located have not levied a DSL, such as Waterford City and County, Sligo and Clare. 

https://www.oireachtas.ie/en/debates/debate/seanad/1989-12-07/7/
https://www.dublincity.ie/residential/planning/active-land-management/derelict-sites
https://www.oireachtas.ie/en/debates/question/2021-11-03/98/
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€378,763 was collected from the sites on the register (a collection rate of 7 per cent). A cumulative 

amount of over €12.4 million remains outstanding at 31 December 2020. 

The Department of Housing, Local Government and Heritage is currently conducting a review of the 

Act which is due to be completed this year.12  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

                                                           
12 Priority Parliamentary Questions, 25 January 2022  

https://www.kildarestreet.com/debates/?id=2022-01-25a.430
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 Land registry data gaps 

 See below the land on which a Dublin city-centre based hotel sits, for example. The red and green 

lines represent land for which data is available, and the absence of these lines represents the fact 

that there are data gaps in Dublin in particular. The area (in hectares) of this site is highlighted in 

yellow. 

 Notice that sites can often be irregular in shape. 

 

 

 However, coverage is better in rural areas. See Tyrrellspass below; plots are nearly all mapped 

out, represented by red lines 
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 Theoretical merits of SVT examples 

Dublin based shopping centre 

Currently multiple units within the shopping centre are charged to Commercial Rates (the blue dots 

represent the current Rates payers). Supposing the red line represents the land owned by an individual 

landowner, this parcel of land would be the only base charged to SVT. The landowner would pay this 

tax regardless of the occupation of retail units. This would encourage the filling of vacant lots. 

Currently, the area surrounding the shopping centre is charged by car park space and rental valuations 

do not change even if the car park is underground/multilevel. No incentive exists for the landowner 

to reduce the footprint of this carpark under current system and free up land for other purposes. A 

SVT would encourage the efficient use of land by offering an incentive (reduce tax paid) to lower 

footprint.  

 

 

Source: https://maps.valoff.ie/maps/VO.html# 

 

 

https://maps.valoff.ie/maps/VO.html
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Rural Town – Birr, Co. Offaly 

Rural sprawl and ‘donut development’ is encouraged by the current system. Large supermarkets tend 

to locate in areas where land is more readily available and these tend to be outside of town centres. 

See example below where two large supermarkets (circled in red) are located outside of Birr town 

centre.  

Currently Shop A and Shop B both pay Rates based on implied rental values among other metrics (see 

red circle). Per-metre rents are cheaper on a greenfield site than in the middle of town. Similarly, car 

park spaces are counted, no matter whether underground or on multi-levels. In essence, there is no 

incentive for these retailer to locate in the town centre as the current system is agnostic to issues such 

as density and compact developments. 

However, SVT accounts for the size of the land parcel. While per-acre land values would be higher in 

towns, under SVT, an efficient option for a supermarket would be for supermarket to locate in towns, 

have multilevel carparks (and likely not need as many car spaces) and share upstairs levels with other 

businesses, for example. Commercial Rates encourages out-of-town location as it is based purely on 

rental value and dense development.  
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From the point of view of landowners in a town centre, there would be no exemptions for vacant and 

derelict properties under a SVT. This would encourage them to activate the property for use, which 

could act to bring activity into towns. 


