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The Cost of Doing Business 
 
Submission to Oireachtas Committee on Business, Enterprise and Innovation 

from John O’Sullivan, Commissioner of Valuation 
 
Introduction 

The purpose of this submission is to provide briefing information to the Committee on the rateable 

valuation system in Ireland, in the context of the Committee’s consideration of the Cost of Doing 

Business. 

 

The Valuation Office is the State property valuation organisation. The core function of the Office is 

the establishment and maintenance of a uniform and equitable valuation base on which commercial 

rates can be charged annually by Local Authorities, as provided by the Valuation Acts 2001 to 2015. 

These valuations are integral to the commercial rating system in Ireland and form the basis for the 

generation of approximately €1.46 billion of Local Government funding each year. The 

Commissioner of Valuation, who is the Chief Executive of the Valuation Office, is independent in 

carrying out his functions. 

The Valuation Office carries out its functions through two main programmes – Revaluation and 

Revision. Revaluation is the assessment from first principles of the value of each rateable property in 

a local authority area by reference to contemporary rental levels. We are implementing this 

recurring process through the National Revaluation Programme which is outlined subsequently in 

this submission.  

Revision is the process through which the rateable valuation of an individual property may be 

reviewed outside the context of a revaluation. An occupier of a property, an interest holder in the 

property or a local authority may apply to the Valuation Office to have the valuation of a property 

revised. A revision is only carried out if a material change of circumstances has taken place since the 

property was last valued. Revision is also the process through which new properties are added to the 

valuation list for the first time on behalf of a local authority.  

The Office also provides a valuation service to various Government Departments and State Agencies 

and other public bodies. We carry out open market capital and rental valuations including valuations 

for rent reviews as well as asset valuations for these customers. Open market valuations are 

provided for properties being transferred between Government Departments, State Bodies and 

other public authorities and agencies, both local and national.  
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In carrying out our business, we work with a wide range of customers and other stakeholders (see 

Figure 1), including ratepayers and other members of the public, Local Authorities, professional 

agents acting on behalf of ratepayers or other clients and staff of other Government Departments 

and Offices, as well as the independent Valuation Tribunal. 

 

 
Figure 1 – Main stakeholders in the work of the Valuation Office 

 

Establishment of Tailte Éireann 

The members of the Committee will be aware that, as part of its programme of rationalisation of 

State bodies, the Government is currently proceeding with a merger of the Valuation Office, the 

Property Registration Authority and Ordnance Survey Ireland. The new organisation arising from the 

merger, known as Tailte Éireann, will have responsibility for several important functions, including: 

 The State property registration system 

 The State mapping and surveying infrastructure 

 The State property valuation service 

 The development and maintenance of State geospatial information 

This merger is a very significant development for all three organisations. It requires primary 

legislation to establish the new entity and publication of the Tailte Éireann Bill, which is currently 

being drafted, will represent the next major milestone on the road to completing the merger. In 
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preparation for the establishment of Tailte Éireann, the Government recently decided that the 

functions of the three merging organisations should be transferred to operate within the aegis of the 

Department of Housing, Planning and Local Government as and from 1st January 2018. 

 

Commercial Rates System and Role of Valuation Office 

Rates are an annual charge on the occupation of commercial and industrial property and, averaging 

approximately 37% of local government revenue income nationally, are a major element in funding 

the general provision of services by local authorities. The Valuation Acts 2001 to 2015 provide for 

the valuation of all commercial and industrial property for rating purposes by the Commissioner of 

Valuation.  

 

The Valuation Act, 2001 as amended by the Valuation (Amendment) Act 2015 provides that all 

buildings used or developed for any purpose, including constructions affixed thereto, are rateable 

unless expressly exempted under Schedule 4 of the Act. Such exempt properties would principally 

include domestic premises, agricultural land and also include buildings used for public worship, 

education and health care provided on a not-for-profit basis.  

 

The position regarding the determination of rates under Irish law is that there is a distinct separation 

of function between the valuation of rateable property and the setting and collection of commercial 

rates.  The amount of rates payable by a particular ratepayer in any calendar year is a product of the 

valuation set by the Valuation Office, multiplied by the Annual Rate on Valuation (ARV) decided each 

year as a reserved function of the elected members of each Local Authority.  

 

Example  

Valuation (Net Annual Value) 

assessed by Valuation Office 

Multiplier (ARV) set by Local 

Authority 

Rates Liability 

€10,000 0.25 €2,500 

 

National Revaluation Programme 

The Valuation Office is currently conducting a National Revaluation Programme on a local authority 

basis across the State, the first of its kind in over 160 years. A revaluation is the assessment of the 

rental value (described as “Net Annual Value” in the legislation) of each business property in that 

local authority by reference to modern rental levels and contemporary business conditions. The 

purpose of revaluation is to bring valuations up to date so as to improve transparency in the local 
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authority rating system and to distribute the commercial rates liability more equitably between 

ratepayers. Following revaluation there is a much closer and more uniform relationship between 

modern rental values of property and their commercial rates liability.  In essence, the exercise aims 

to ensure that each ratepayer bears a fair share of the rates burden relative to the rental value of 

the property that they occupy. Once a revaluation has been conducted in a local authority area, 

subsequent revaluations must be carried out on a rolling basis no sooner than every 5 years and no 

later than every 10 years. This ensures that modern property rental values are used on an ongoing 

basis for the levying of commercial rates across all thirty one local authorities in Ireland, as is already 

the case in other Common Law jurisdictions.  

 

Current Position 

The National Revaluation programme is a very significant undertaking and involves the valuation of 

some 160,000 or so commercial rateable properties across the State. Completing the first 

revaluation, and getting properties in every local authority area onto the subsequent 5 to 10 year 

cycle of revaluations provided for in the legislation represents a sea-change for the rateable 

valuation system. Prior to revaluation, rates were assessed on the relative values of properties which 

prevailed in 1988. 

 

The revaluation programme began in the South Dublin, Fingal and Dun Laoghaire-Rathdown County 

Council areas and was completed in Dublin City Council and Waterford City and County Council in 

2013 and in Limerick City and County Council in 2014. In September 2017, revaluation was 

completed in the County Council areas of Carlow, Kildare, Kilkenny, Leitrim, Longford, Offaly, 

Roscommon, Sligo and Westmeath and a second revaluation of South Dublin was conducted. Since 

October 2017, revaluation is now also underway in the Cavan, Fingal, Louth, Meath, Monaghan, 

Tipperary, Wexford and Wicklow local authority areas and the revaluation of Laois County Council 

commenced in December 2017. Figure 2 overleaf summarises the current position. 

 

Revaluation - Public Policy Objectives 

Having a modern valuation base is very important for the levying of commercial rates on a fair and 

equitable basis across all economic sectors and to ensure that rates remain as a stable contributor to 

funding Local Government. This has been the policy of successive governments for many years and is 

the express purpose of the National Revaluation Programme now being rolled out by the Valuation 

Office.  
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To this end, the Valuation Acts provide for the revaluation of all rateable property within a rating 

authority area so as to reflect relative changes and differential movements in property values arising 

from evolving economic factors and changes in the local business environment over time. This is a 

welcome and positive development which is long overdue and on which, as indicated above, 

considerable progress has been made in recent years. In particular, revaluation is the only effective 

instrument in addressing historical anomalies in relation to commercial rates for both urban and 

rural non-domestic properties and between particular classes of commercial property within a local 

authority area.  

 

 
Figure 2 – National Revaluation Programme, position at December 2017 

 

Legal Context for Revaluation 

Conducting a revaluation is an extensive statutory process governed by the procedures and 

timelines set out in the Valuation Acts 2001 to 2015 with the objective of achieving both 
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“Correctness” and “Equity & Uniformity” for ratepayers. The valuation of every rateable property for 

rating purposes is arrived at by estimating the Net Annual Value (NAV) of the property, at a specified 

valuation date. The term “net annual value” has a legal definition and is set out in section 48 of the 

Valuation Act 2001 as the rent for which, one year with another, the property might, in its actual 

state, be reasonably expected to let from year to year, on the assumption that the probable average 

annual cost of repairs, insurance and other expenses (if any) that would be necessary to maintain 

the property in that state, and all rates and other taxes payable in respect of the property, are borne 

by the tenant. This definition of Net Annual Value is applied to all rateable properties and on a 

nationwide basis. 

 

Estimating the net annual value of a rateable property is a detailed, evidence-based exercise. During 

a revaluation, the Valuation Office analyses relevant market rental transactions for all rateable 

properties in accordance with best practice internationally as set out in published Practice Guidance 

Notes and in line with well-established valuation principles and case law arising from the 

independent Valuation Tribunal and the higher Courts. The primary sources of such evidence are 

information relating to lease transactions provided by the Revenue Commissioners and the Property 

Services Regulatory Authority and the information provided directly by ratepayers. The Valuation 

Office analyses this extensive range of market information and arrives at its assessment of the 

rateable valuation of each property therefrom. 

 

Support to Stakeholders 

Extensive supports are provided to ratepayers and other stakeholders throughout the revaluation 

process, including the following: 

• Detailed information packs are provided directly through the postal system at various stages 

in the process 

• “Walk-in” Clinics are organised at various points during the process 

• Frequent briefing of trade bodies and representatives of business groups take place 

• Briefings of elected members of Local Authorities are organised at various stages in the 

revaluation cycle 

• Access to an extensive set of published Guidance Notes, instructional material etc. is 

available through the Valuation Office website www.valoff.ie  

• Stakeholders have extensive support through e-mail and telephone helplines. 

 

Figure 3 outlines the main steps and processes associated with a revaluation. 

http://www.valoff.ie/
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Figure 3 – Statutory milestones associated with conducting a revaluation 

 

Revaluation – Statutory Milestones, Valuations Acts 2001 to 2015 
Part 5 - Valuations 

S 19(1) - Commissioner consults with Minister for Housing, Planning and Local Government and 
with relevant Local Authorities. 

 
Commissioner makes a Valuation Order which specifies: 

Valuation Date – S 20(1) 
Publication Date – S 21(1)(a) 

Effective date – S 21(1)(a) 
 
 
 
 

 
Part 5   

S 19(2) Commissioner appoints a Valuation Manager 
S 19(4) –Compile a Valuation List 

Documentation issues to occupiers under S. 46  
 

 

Part 5 - S 26(1) 
Proposed Valuation Certificates issued to Ratepayers 

 

Part 11 - Basis of Valuation 
S 48 - Net Annual Value 

S 19(5) – Achieve “Correctness of Value” and “Equity & Uniformity of Value” 
 

Part 5 – S 24 & 26 
Right to make Representations - 40 day period 

Consideration of Representations conducted by VO 
Final Certificates issued no later than 7 days before publication of new list 

Commissioner publishes valuation list 

Part 7 – S 34(1) 
Occupier and/or others may appeal to Valuation Tribunal within 28 days 

Part 7 - S 38(a)(b)(c) 
Commissioner gives effect to decision of Tribunal 
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Outcome of Revaluations conducted to date 

Revaluations are “revenue neutral” for Local Authorities as the Minister for Housing, Planning and 

Local Government is empowered to put a Rates Limitation Order in place for the year following a 

revaluation. In practice, this limits the Local Authority to the same rates income as raised during the 

previous year with minor adjustments for inflation, new properties and improvements to existing 

buildings.  

 

On the other hand, because the purpose of a revaluation is to redistribute the rates liability among 

ratepayers within a Local Authority area, it may result in significant adjustments to the rates liability 

of individual businesses. Figure 4 illustrates the outcome of all revaluations completed to date.  

 

Local Authority % experiencing 

Rates Reduction 

% experiencing 

Rates Increase 

No change or new 

properties 

South Dublin (1st Revaluation) 49% 39% 12% 

Fingal 65% 30% 5% 

Dún Laoghaire – Rathdown 54% 46% - 

Dublin City 56% 41% 3% 

Waterford City & County 65% 32% 3% 

Limerick City & County 65% 32% 3% 

Carlow 55% 42% 3% 

Kilkenny 56% 41% 3% 

Kildare 52% 42% 6% 

Leitrim 70% 24% 6% 

Longford 65% 31% 4% 

Offaly 58% 38% 4% 

Roscommon 63% 33% 4% 

Sligo 69% 27% 4% 

Westmeath 56% 38% 6% 

South Dublin (2nd Revaluation) 61% 35% 4% 

 

Figure 4 - Outcome of Revaluations completed by December 2017 

 

Based on the revaluations conducted to date, Figure 4 reveals that the number of businesses 

benefitting from a revaluation considerably exceeds the numbers experiencing an increase in their 
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rates liability. It also indicates a wide range of possible outcomes, reflecting differences in the 

particular make-up of the categories of commercial property prevalent within the particular Local 

Authority area. 

 

Appeal Process 

Where the Valuation Office proposes to enter a new valuation or amend an existing valuation, there 

is an extensive process available to cater for ratepayers who may be dissatisfied with the proposed 

valuation. In the first instance, a dissatisfied party can make representations to the Valuation Office 

within 40 days of the date of issue of the proposed valuation certificate. The Valuation Office 

considers all such representations and may, if appropriate, change the proposed valuation 

depending on the circumstances for that individual property.  

 

If a ratepayer is still dissatisfied with the final valuation to be placed on their property following 

consideration of the representations, they have a right to lodge a formal appeal with the Valuation 

Tribunal, which is an independent statutory body established for the purpose of hearing appeals 

against decisions made by the Valuation Office. Finally, there is a right of appeal to the Higher Courts 

on a point of law. 

 

Following a revaluation of commercial properties in a local authority area, about 4% of cases tend to 

be appealed to the Valuation Tribunal.  Previous experience demonstrates that some 70% to 80% of 

appealed cases do not proceed to a hearing as they are likely to be settled or agreed with the 

ratepayer before a hearing is required.  Of the cases that go to hearing, the outcome varies from 

case to case. However, recent analysis of the outcome of appeals to the Tribunal resulting from the 

revaluation of Waterford and Limerick reveals that the overall reduction in valuations is less than 1% 

of the valuation base of the local authority. 

 

Misconceptions 

The valuation system underpinning commercial rates is governed entirely by legislation. However, 

the process is somewhat complex and is generally not well-understood. The Valuation Office is 

aware that this leads to some misconceptions which come to light from time to time and welcomes 

this opportunity to address these. 
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“Revaluation is about increasing rates for local authorities” 

This is incorrect. The Rates Limitation Order which the Minister for Housing Planning and Local 

Government may put in place prevents the Local Authority from increasing rates in the year 

following a revaluation. 

 

“The valuation system is archaic and outdated” 

The valuation system in Ireland is near-identical to that in England and Wales, Scotland, Northern 

Ireland, Canada and many other common law jurisdictions. The principles underpinning the system 

are tried and tested and conducting regular revaluations is an essential tool in ensuring that 

contemporary market conditions are reflected in the amount of rates for which businesses may be 

liable. The system is based on very modern legislation; the principal legislation was enacted in 2001 

and amending legislation dating from 2015 has addressed a number of operational issues 

highlighted during the implementation of the 2001 Act. 

 

“Valuations should be based on ability to pay” 

The basis of valuation set out in the Valuation Acts does not take account of the financial 

circumstances of the occupier of the property. Any change to this valuation model would be a 

matter of policy for Government and not a matter for the Valuation Office. However, it is important 

to reflect upon the fundamental nature of commercial rates as being a charge on the occupation of 

property and not on the profitability of the business operated from the property. The latter is taken 

into account through levying of income tax and corporation tax. Also, implementation of “ability to 

pay” as a factor would be generally out of kilter with international models of commercial property 

taxation and could have a destabilising effect on local government funding during periods of 

economic downturn. In the latter circumstance, the shortfall would have to be met either by 

increased contributions from central government, from other ratepayers or by a reduction in local 

authority services. 

 

“Towns in rural Ireland are valued by reference to Dublin rents” 

This is not correct. When the Valuation Office revalues a town in a particular local authority area, the 

evidence (including rental evidence) which is taken into account relates exclusively to that area. 

 

“The Valuation Office targets certain business sectors in order to give discounts to other sectors” 

It would be unlawful for the Valuation Office to “target” particular business sectors or geographic 

locations in order to bring about a situation whereby reductions in rates would arise for other 
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sectors.  All rateable property is valued according to the same basis of valuation which is set out in 

legislation. The valuations are arrived at following an independent, neutral and factual analysis of 

the evidence available to the Valuation Office on or around the valuation date. The Office derives 

valuations exclusively from such evidence and there is no predetermined outcome or target or 

objective.  

 

“The Valuation Office ignores low rents or rents that support low valuations” 

The position is that all valuations, irrespective of the category of rateable property, are carried out in 

accordance with the provisions of Part 5 of the Valuation Act 2001 as amended by the Valuation 

(Amendment) Act 2015 and are determined by estimating the net annual value of the property 

under section 48 of the 2001 Act and having regard to section 19(5) of the Valuation Act 2001 as 

amended by section 7 of the Valuation (Amendment) Act 2015 using local market information. The 

bulk of this evidence relates to rental transactions from the sources mentioned heretofore, namely 

the Revenue Commissioners, the Property Services Regulatory Authority and directly from 

ratepayers. The Valuation Office analyses these rental transactions in accordance with international 

best practice, as set out in published Practice Guidance Notes and in line with well-established 

valuation principles and case law derived from the independent Valuation Tribunal and the higher 

Courts. 

 

“Upward only rents are taken into account” 

Rents arising from “upward only” rent reviews are not used to determine valuations for rating 

purposes. The basis of rateable valuation for all property is “net annual value” and is set out in Part 

11 of the Valuation Act, 2001. In calculating the net annual value of a property, the Valuation Office 

uses rental information pertaining to the period around the valuation date, which is a modern date 

by reference to which the value of every relevant property the subject of the revaluation is 

determined. In this regard, upward-only rent reviews are not a consideration in the analysis of rental 

transactions by the Valuation Office as upward-only rent review provisions in commercial leases 

were prohibited in leases entered into after 28th February 2010, the date that the provisions of 

section 132 of the Land and Conveyancing Law Reform Act 2009 came into force.  

 

Conclusion 

The Valuation Office is very cognisant that commercial rates are a significant outlay for businesses. 

As Commissioner of Valuation, I exercise a range of legislative functions which are prescribed in the 

Valuation Acts 2001 to 2015 and which incorporate a range of checks and balances. These functions 



12 
 

are exercised independently and the overriding concern is to ensure that the valuations arrived at 

for rates purposes are correct, equitable and uniform.  This is backed-up by the presence of an 

extensive appeal process and the existence, and application, of a wide body of internationally 

developed professional practices, procedures and case law.  

 

This Office actively seeks to engage with ratepayers, their representative bodies and other 

stakeholders on an ongoing basis. We do so through frequent face-to-face briefings, meetings, 

informal workshops, walk-in clinics and the publication of extensive guidance notes. We are very 

keen to ensure that the work we do is well understood and we always welcome the opportunity to 

provide clarity and information on the rateable valuation system for which we hold legislative 

responsibility. 

 

 

 

John O’Sullivan 

Commissioner of Valuation 

10th January 2018 

 




