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Executive Summary 

 

• The Society believes that the introduction of an annual taxation on property can 

support the government’s aim of widening of the Irish tax-base away from an over-

reliance on unsustainable transaction-based property taxes.  
 

• An annual property tax, properly conceived, collected and distributed, can do much to 

end local authorities’ reliance on central government grants and development 

contribution income, provided it is ring-fenced for the provision of local services.  
 

• If the property tax is to be levied on the market value of the property, the Society is 

supportive of a self-assessed banding system, where those who live in the most 

expensive houses are expected to contribute more than those whose property falls 

into a lower value band.  
 

• The tax should be levied on the occupier of the property as the person benefitting 

from the provision of local services, with safeguards for those who may be unable to 

contribute.  
 

• The upper and lower parameters for each band should be set centrally, with each 

local authority setting the rate within that parameter based on their budgetary need 

and property mix.  
 

• In order to support areas with lower populations and to promote strategic regional 

development, 10-20% of funds should be held at a regional level.  

 

• Service provision, where appropriate, such as planning services, should be pooled 

between neighbouring local authorities.  

 

• Each local authority should provide tax payers with a detailed breakdown of 
how the tax is being spent, and ongoing publication of income and expenditure 
on a local level should be undertaken. 
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Background 

 

The purpose of the annual property tax is to: 

 

• Meet the immediate financial requirements of the EU/IMF programme 

• Provide a stable funding base for the local authority sector in the medium and longer 

terms; incorporating an appropriate element of local authority responsibility subject to 

any national parameters 

• Be collected centrally by the most cost efficient and effective means 

• Facilitate easy and/or phased payments by households 

• Be easily determined (e.g. on a self-assessment basis) and having regard to 

available information on residential property and/or house ownership details 

• Ensure the maximum degree of fairness between and across both urban and rural 

areas.  

 

Principles of a Fair Property Tax 
 

The Society believes that a well-developed policy on taxing property can not only improve 

revenue collection, but also improve macro-economic stability, improve resource allocation, 

lower economic inequality and improve environmental and sustainability issues. Thus, 

government’s focus must be much wider than simply maximising the amount of money it can 

raise.  

 

The Society believes that any property tax should be simple to understand and transparent in 

the range of services it is used to fund. Simplicity refers to the need for a tax system to be 

straightforward and unambiguous, transparent and clear, low cost to collect and capable of 

being easily understood.   

 

It should create a predictable, stable and quantifiable revenue stream to fund local services. 

Stability refers to the maintenance of a steady flow of taxes to allow for adequate planning, 

retaining existing levels of revenues and contributing towards macroeconomic stability.   

 

It should promote efficiency in the Irish property market. Efficiency means that taxes should 

not unreasonably interrupt or diminish the flow of trade – unless the express purpose is to 

manage scarce resources or behaviours, in which case they should in all other respects 

preserve the flow of the markets.  
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Proposals for a Fair, Sustainable and Transparent Property Taxation System 

 

This paper discusses the following questions which the Society believes should be at the 

heart of the annual property tax: 

 

• What is the basis of the charge? 

• How should it be paid? 

• Who should pay? 

• Who should set taxes? 

• How should taxes and property contribute to the sustainability agenda? 

• How should an annual property tax contribute to the national economic recovery? 

• How can property help to successfully deliver required infrastructure? 

 
What is the basis of the charge? 

 

There is no single example of international best practice in creating an annual property tax 

and government should be aware that whichever approach is ultimately selected has potential 

drawbacks and may lead to occasions of unfairness. To overcome these risks, the Society 
repeats its recommendation that the annual tax is introduced in the most transparent 
and accountable way possible, so that the basis and purpose of the charge are 
universally understood.  

 

It has been widely proposed, both by government and the IMF that the favoured 

methodological approach is to levy an annual charge on a percentage of the current open 

market value of the property. This is one of a number of methodologies open to government 

(others being the site value, square footage (size) and the rental value). The Society is 

supportive of the introduction of banding of property values, so that those in the lowest value 

properties are levied on a lower percentage than those in the highest bands. The Society 

recommends that the maximum and minimum levels at which each local authority can set 

their levy should be limited by Government.  

 

 As property prices vary during the economic cycle, it will be necessary that periodic 

revaluations of properties are undertaken to ensure that citizens are paying the appropriate 

charge. The Society recommends that the valuation is undertaken on a self-assessment 

basis, but encourage periodic professional revaluations.  
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How should it be paid? 
 

It should be made as easy as possible for people to select their favoured method of payment.  

Media sources have indicated that the role for collection of the tax will be carried out by the 

Revenue Commissioners, with an option to have the tax deducted as part of income tax 

collection or alternatively enabling the individual to make a direct payment online. 

Government should explore the option of annual, six-monthly or monthly collection. This 

would have a significant positive impact on collection rates.  Other possible means of 

collecting the charge would be to utilise An Post to co-ordinate payments as they do for the 

television licence fee – online, by post or in post offices. 

 

If a self-assessment basis of calculating liability is used, the Society recognises that in rental 

or investment properties there may be occasions where a false, low value is submitted in 

order to reduce the charge levied, potentially leaving the owner in arrears. To counter this, the 

Society recommends that if a self-assessment basis is used, then the owner of the property 

should be required to sign-off the submission of the declared value of the property.  

 

There is also good opportunity to exploit opportunities for data analysis. According to DIT, 

88% of Irish property is registered and site geo-codes, addresses and areas are available. 

The remaining 12% is to be transferred from registration of deeds to land registry. This is a 

good opportunity to exploit the streamlining and creation of databases of properties, to 

complement the PSRA.  

 

Who should pay? 
 

The annual property tax should be used to fund public services on a local and regional basis, 

and therefore should be levied on the occupiers of property as the users of local services, 

rather than the owners of property. The principle that the occupier pays is appropriate as it is 

the occupier who actively benefits from the facilities provided by the local authority. During 

void periods (i.e. when rental property is empty), the Society recommends that the burden of 

payment should revert to the owner.  

 

The Society believes that if landlords or owners of property are required to pay, the cost is 

likely to be indirectly transferred to rent, undermining the principles of simplicity and efficiency. 

The imposition of a new household tax on tenants of residential property will undoubtedly 

have an impact on tenure mix in Ireland. It will change the financial balance between renting 

property and purchasing property, and change the financial position of investors, landlords 

and tenants of rented property. It should be remembered that many properties, whether 

owner-occupied or rented, are in negative equity, with both landlords and tenants on severely 

constrained incomes.  For this reason, the Society recommends that all of the potential 
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impacts of this new tax on all stakeholders, including local authorities as landlords and local 

authority tenants, be thoroughly examined.  

 

The Society recommends that recognition should be given to those who are in financial 

distress and lower rates of household charge should apply following a means test, especially 

for those who are disabled, have low incomes or are students.  

 

Who should set taxes? 
 

The Society believes that the setting of the annual property tax should be as transparent and 

comprehensible as possible, and set in such a way to eliminate as far as possible pro-cyclical 

funding for local government based on changes to the property market. The Society believes 

that increased property values should not be used as a mechanism whereby local authorities 

benefit from an increased tax take without effectively ensuring financial efficiencies are 

pursued, especially in relation to management of budgets. 

 

Role of Multi-Level Government in Setting the Property Tax 

 

Linking service provision by local authorities with the property tax promotes transparency in 

local government. By requiring local authorities to publicise what the basis of their charge will 

be, it directly links tax-payers with officials and councillors. This is a real opportunity to 

change and strengthen democracy in Irish local government by establishing real connections 

between service providers and consumers/users of services and ensure transparency in local 

authority functions.  

 

In order to provide a steady, reliable and stable income stream to all local authorities over the 

course of an economic cycle, the three tiers of government in Ireland should each have a role 

in setting the property tax.  

 

Central Government should set the target for collection of income on a national level, based 

on a financial needs assessment submitted by the local authorities to the Department of 

Environment, Communities and Local Government. The Department should then set the 

maximum and minimum annual levy which each local authority may charge for each house in 

a five-point banding system (A to E) based on the capital value of the property. Those in the 

lowest band will be levied at a lower rate than those in the highest bands.  

 

Local Government will then publish the exact annual levy for property within each band, 

based on the maximum and minimum amounts set by central government, and with regard to 

the funds they need to raise and the property type in the county. As part of the rollout of the 

annual property tax, it should be legislated that no local authority may exceed the maximum 
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levy set by the Department of Environment, Community and Local Government. The local 

authority should set out: 

 

(i) what income this will provide for the local authority each year 

(ii) on what services the income is being spent including the cost of each service  

 

10% - 20% of all income collected at regional level should be distributed to the local 

authorities in that region to fund wider strategic infrastructure and sustainability programmes.  

 

The property tax should not simply be another additional tax on top of existing service 
charges levied at national or regional level. It should not be simply another exchequer 
revenue stream. It should be clearly accounted for and should be collected and spent 
as transparently as possible.  

 

Worked Example 
 

In the example below, the maximum and minimum annual charge for each band of property is 

set out by the Department of Environment, Community and Local Government and the local 

authority has calculated its own rate within that band, based on (a) the property mix in their 

county and (b) the budgetary forecasts. The final two columns show how the income from 

each property will be split between the county and the regional investment fund.  

 

 Department of 
Environment 

Bands 

Local 
Authority 

Levy 

Allocation of Income 

Market 

Value 

Band 

€ Min € Max € per annum Local 
Authority 
(80%) 

Regional 
Investment 
Fund (20%) 

E 400 425 410 328 82 

D 450 475 460 368 92 

C 500 600 550 440 110 

B 700 800 750 600 150 

A 900 1000 950 760 190 

 

In this worked example, the maximum and minimum possible tax for properties in Band C has 

been set by the Department as between €500 and €600 per annum. The local authority in 

which the property is situated has taken a mid-point figure of €550 per annum. Of this, €440 

will be retained by the local authority to provide services while €110 will be invested at a 

regional level for regional infrastructure.  
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How should taxes and property contribute to the sustainability agenda? 

 

As tax is likely to be based on the market value of property, the Society is concerned that this 

may disincentivise home improvements and investment in the installation of energy efficiency 

processes and thus run counter to government policy of improving the environmental impact 

of the Irish building stock.  

 

By introducing the energy efficiency of the property as one of the determining factors in the 

calculation of the property tax, the government can incentivise investment in one’s own home, 

and thus the wider retrofitting of the existing built environment. Over time, as more houses are 

sold or re-let they will acquire BER certificates; this process of auditing the energy efficiency 

of the private housing stock gives Ireland an opportunity to use this environmental data to 

promote improvements to home energy efficiency through linking the BER certificate to 

liability for the annual property tax.  

 

How should an annual property tax contribute to the national economic recovery? 

 

The Society believes that Irish economic recovery depends on an overhaul of the Irish 

property taxation model. Funding of local government is in urgent need of reform, and in the 

past, funding of local government services has been too reliant on commercial property rates 

and development contribution income. The Society believes that income from the annual 

property tax should be ring-fenced to fund local and regional services on a transparent basis, 

and not simply vanish into the black hole of the national exchequer.  

 

By pooling services at a regional level, funded by the strategic regional investment fund from 

10-20% of the property tax collected by the county and city councils, local government should 

be better placed to make efficiencies without reducing the range or quality of services for the 

public.  

 

How can the property tax help to successfully deliver required infrastructure? 
 

The Society recommends that monies collected from the property tax be ring-fenced to pay 

for the provision of local services. Recognition must be given, however, that in rural areas the 

sum available will be smaller than in more populated areas. The Society recommends that 

where possible service delivery be rationalised and pooled at a regional level, so that certain 

services, such as planning, be undertaken by one local authority on a regional basis.  

 

To fund regional level infrastructure, and to support this pooling of services, the Society 

recommends that up to 20% of the property tax income is invested in a regional fund to 
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support areas with lower population levels and to assist in the co-ordinating of strategies 

across local authority borders.  

 

Conclusions 

 

The Society of Chartered Surveyors Ireland shares the Government’s ambition that a property 

tax should provide a stable funding base for the local government sector in the medium and 

longer terms. The Society believes that an over-reliance on existing forms of taxation is 

undermining the development of local government service provision. The reliance by the 

national exchequer on transaction tax rather than capital taxes has also led the current crisis 

in the Irish exchequer and the Society believes that an annual tax will assist the property 

market to recover and the exchequer return to stable and predicable levels of income.  

 

The Society believes that efficiencies in local government service provision can be derived 

from pooling certain government services at a regional, rather than local level, if appropriate 

funds are given to them at regional level. The Society believes that the creation of an 

investment fund from property tax income can facilitate this process.  

 

The Society also shares the Government’s belief that an annual property tax should be 

collected in an efficient and effective manner, preferably on a self-assessment basis.  

 

The Society recognises that Government intends to use the market value of property as the 

basis for taxation, and recommends the introduction of property value banding to ensure 

fairness and equality in the property taxation system.   

 

 


