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Valuation Office - Who we are & What we do
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Rates and Rateable Valuation

• Three figures relevant to Commercial Rates:
- Overall Rates contribution to Annual Budget: Decided by 

Elected Members of Local Authority

- Rateable Valuation of Individual Properties (“Net Annual 
Value”): Determined by Valuation Office

- Annual Rate on Valuation (ARV): Set by Elected Members

• Valuation x ARV = Amount of Rates liable for collection by 
Local Authority 
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Rates in Context

Source: Department of Housing, Planning and Local Government – Local Authority Budgets 2018



What Properties are Rateable?

• A question of law

• All properties are rateable unless specifically exempted

• Section 15, Schedule 3 & Schedule 4 of Valuation Acts 2001-
2015

• Section 51 & Schedule 5 – Rateable Plant. 

• Extensive case law from Valuation Tribunal & Higher Courts 
on what properties are and are not rateable
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Fundamental Principles

• Valuation system based on Net Annual Value (NAV)

• “Correctness, Equity & Uniformity”

• Production of a Valuation List which reflects estimated value 
of each property, on a specified date,  relative to the 
estimated value of every other property on that list
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Revaluation - Why?

• Restore relativity between different properties, categories 
& locations:

- Take account of movements in rental values across different 
sectors/locations which occur over time

- Reflect Local Economic Factors

• Transparency:
- Only way to bring Rateable Values back into line with modern 

property rental values
- Current market rental values replace old RVs which had Nominal 

Valuations with no relevance to modern values
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What is a Revaluation?

• Revaluation is a Reassessment of the rateable value of all 

properties in a Local Authority area at the same time, leading to 

Redistribution of commercial rates burden between ratepayers

• Revenue Neutral for Local Authorities

• Recurring exercise (every 5 to 10 years) to maintain the fairness of 

rating system

• Results in production of New Valuation List that contains modern 

valuations for all rateable properties in Local Authority area
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Revaluation: Legal Context

• Part 5 of Valuation Acts 2001 to 2015:
https://www.valoff.ie/en/about-us/legislation/

• “Net Annual Value” specifically defined in legislation
- Rental Value…… not Capital Value
- “Correctness” and “Equity & Uniformity”

• Decisions of independent Valuation Tribunal & Higher 
Courts
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Revenue Neutral for Council

• Revaluation is about Redistribution of rates liability

• Rates liability of individual ratepayers may change

• “Revenue neutral” for Local Authority: 
- Ministerial Rates Cap: Sec. 56 Valuation Act 2001, as amended by Local 

Government Rates and Other Matters Act 2019
- Subject to Sec 56, total amount of rates income remains the same
- Benefit from Inflation, New Developments, Improvements to existing 

buildings
- Benefit from Global Valuations in same year as new list is published
- Contingency for “Leakage” from new valuation list arising from appeals
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Before & After: Examples

Property A Property B Property C

Old RV €63.09 €63.09 €63.09

Kerry ARV 2020 79.25 79.25 79.25

Rates Liability before Revaluation 
(Rounded) €5,000 €5,000 €5,000

Net Annual Value (NAV) after 
Revaluation €20,000 €22,000 €18,000

Indicative ARV after Revaluation*** 0.25 0.25 0.25

Rates Liability after Revaluation €5,000 €5,500 €4,500

Change in Liability due to 
Revaluation No Change +€500 -€500
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Kerry Valuation Order - 4th November 2019



Key Steps in a Revaluation

• Commissioner makes Valuation Order fixing:
- Valuation Date/Publication Date/Effective Date

• Commissioner & Rating Authority publicise Order
• VO issues REVAL 2021 material to Ratepayers
• VO collects & analyses data

- Rent/Lease/Tenure details/Trading data 
- Physical property details/survey
- Data transferred from Rating Authority to VO

• VO issues Proposed Valuation Certificates
• Rating Authority makes Indicative ARV available
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Key Steps (continued)

• “Representations” made to Valuation Manager (40 days)
• VO considers Representations
• VO issues final Valuation Certificates
• Commissioner publishes new Valuation List for Rating 

Authority
• Appeals can be made to Valuation Tribunal (within 28 

days)
• Elected Members of Rating Authority set ARV for 2022: 

November 2021
• New Valuation List becomes effective: January 2022
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Proposed Valuation Certificate 



We use evidence from Multiple Sources

• Occupiers – Valuation Forms
- Rental Market Evidence – September 2019
- Trading Data/Accounts for certain categories of property 
- Development/Construction costs for specialised properties

• Revenue Commissioners  - “Particulars Delivered” transactions
- Contemporary Rental Market Evidence from Stamp Duty paid on 

Leases

• Details from the Property Services Regulatory Authority (PSRA) 
Register of Commercial Leases

- Tenants of commercial leases are required to return particulars of 
their lease to the PSRA within 30 days

18



How We Value Property for Rating Purposes

Rental 
Evidence

(90%+ of 
properties)
- Directly from 
Occupiers
- Revenue Commrs
- PSRA Database

Trading Data 
•Hotels,
•Service Stations
•Licensed 
Premises

•Nursing Homes

Construction
Costs 
•Specialised 
properties

“Net 
Annual 
Value” 
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Trading Data – LP1 Form



Revaluation Outcomes – Reval 2017

Carlow Kilkenny Kildare Leitrim Longford

Reduced Rates Liability 54.9% 56.5% 52.2% 70% 65.4%

Increased Rates Liability 42.3% 41% 42.2% 24.3% 30.7%

No Change/New 
Property 2.8% 2.6% 5.6% 5.7% 3.9%
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Revaluation Outcomes – Reval 2017

Offaly Roscommon Sligo Westmeath Laois

Reduced Rates Liability 58% 62.8% 68.8% 55.8% 64.6%

Increased Rates 
Liability 38% 33.2% 26.9% 38.5% 33.2%

No Change/New 
Property 4% 4% 4.4% 5.6% 2.2%
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Revaluation Outcomes – Reval 2019

Cavan Fingal Louth Meath

Reduced Rates Liability 66.1% 75.5% 57.9% 69.0%

Increased Rates Liability 31.4% 21.3% 38.6% 28.7%

No Change/New Property 2.5% 3.2% 3.5% 2.3%
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Revaluation Outcomes – Reval 2019

Monaghan Tipperary Wexford Wicklow

Reduced Rates Liability 66.0% 69.9% 62.1% 62.9%

Increased Rates Liability 32.0% 26.8% 34.7% 33.7%

No Change/New 
Property 2.0% 3.3% 3.2% 3.4%

24



Reval 2019 - Analysis of Outcome

25

www.valoff.ie/en/revaluation/reval-2019-statistics/

“Across the 8 local authorities being 
revalued, over 65% of ratepayers will see a 
reduction in their rates liability after 
revaluation…….. 

In those counties, 54% of ratepayers will 
have a rates liability of less that €2,500 per 
annum, 75% will have a liability less than 
€5,000 and 83% will have a liability less that 
€7,500”.



VO Supports for Ratepayers 

• VO provides hardcopy material to Ratepayers
- Making of the Valuation Order
- Issue of Proposed Valuation Certificates
- Issue of Final Valuation Certificates

• Media advertisements
• Briefing of Elected Representatives & copies of Specimen Documents

• “Walk-in” Clinics for ratepayers
• Extensive engagement with Trade Bodies

• Valuation Office website www.valoff.ie, 
• Dedicated E-mail address
• Telephone Helpline 01 8171033 Lo-Call 1890 531 431 
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Ratepayer Supports
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Opportunities to Challenge and/or Appeal

• “Representations” to Valuation Office by Ratepayer
﹣ 40 days from Proposed Valuation certificate
﹣ Informal process with no fee
﹣ Happens before valuation is finalised

• Valuation Tribunal
﹣ 28 days
﹣ Statutory Fee
﹣ Formal and quasi-judicial process

• Three possible outcomes:
﹣ No change
﹣ Valuation decreased
﹣ Valuation increased

• Appeal to Higher Courts on Point of Law
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June 2019

• Consultation Period with Local Authorities and Department of Housing, Planning and Local 
Government started

June –
October 

2019

• Engagement with Local Authorities regarding Revaluation process

November 
2019

• Valuation Orders Signed
• Revaluation Information Forms sent out to Ratepayers

December 
2019

• Section 45 Forms issued for certain categories of property

November 
2019 – Q1 

2021

• All data collected and analysed by VO 

Reval 2021 Timelines
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Q1 2021

• Proposed Valuation Certificates (PVCs) Issue
• Occupiers have 40 days to submit representations to the Valuation Office if dissatisfied

Q1 – Q3 
2021

• Representations are considered and any changes are made

Q3 2021

• Final Valuation Certificates Issue
• New Valuation List published
• Appeals can be made to the independent Valuation Tribunal

• New Valuations take effect for Rates purposesJanuary 
2022

Reval 2021 Timelines



Key Dates 

• Kerry Valuation Order signed: 4th November 2019
• Valuation Date: 16th September 2019
• Revaluation Information Form: December 2019
• Trading data (S45 Notice): December 2019/January 2020
• Proposed Valuation Certificates issuing: Q1 2021
• Period for making Representations: 40 days
• Publication of new Valuation List: 15th September 2021
• Appeals to Valuation Tribunal – within 28 Days
• New List effective for Rates purposes: 1st January 2022 
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Summary

• Revenue neutral exercise for Local Authority
• Based entirely on Local Evidence – Local rents and local 

trading data only
• Ratepayer provides information requested by VO
• Outstanding Information? – Provide it now!
• Dissatisfied with proposed valuation? – Make a 

representation - online
• VO’s Objective - Publish a Valuation List  that is Fair & 

Equitable to every Ratepayer and to Local Authority
• Well established statutory process
• Appeal to independent Valuation Tribunal
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Questions
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