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_______________________________________________________________ 

 

Institute of Professional Auctioneers & Valuers (IPAV) 
 

IPAV 2024 Pre-Budget Submission, August 2023:  
Section 12 Speeding up Conveyancing 

_______________________________________________________________ 
 
The members of IPAV enjoy a productive professional relationship with the Solicitor members of the Legal 
Profession in the conduct of conveyancing and related matters for their mutual clients.  
 
IPAV members and Solicitors share the common goal of providing efficient professional services to their 
clients and, in furtherance of this, IPAV has proposed the adoption and use of the Sellers Legal Pack and has 
proposed the Sellers Legal Pack for Property Buyers Bill, 2021, which has passed stage one and two in Dail 
Eireann and is currently gone to Committee stage.  
 
The proposals in this bill are not reinventing the wheel but merely aligning them with the practices of Public 
Auction sales which have worked very well for many, years, when a property is sold at auction it closes in a 
timely four to six weeks. From a recent survey of over 550 of our members it takes the average sale 15 to 
20 weeks to close from the time a sale is agreed. 
 
We earnestly hope that IPAV’s proposals should find favour with the LSRA, and we are trying to meet the 
Law Society to also look for their support. IPAV believes that these proposals are consistent with the public 
interest in ensuring the availability of a more efficient conveyancing legal service and at a consequentially 
reasonable cost. We are happy to look at any amendments the LSRA or the Law Society put forward to this 
bill. 
 
I would also refer you to Section 12 of IPAV’s 2024 Per-Budget Submission, August 2023, which is enclosed 
herewith. While ten years may be a bit short, these time frames need to be amended again to help the 
conveyancing process. 
 
IPAV believes that these proposals are protective of and in the interest of the public and of consumers and 
supports the proper and effective administration of justice. 
 
IPAV is conscious of the frustration caused to clients of its members - and to clients of conveyancing 
Solicitors - by matters which are perceived to cause undue delay in the completion of Conveyancing 
transactions resulting in dissatisfaction and, occasionally, complaints to both regulatory bodies, IPAV and 
the Law Society, and IPAV’s desire is to promote a transparent, cogent and efficient process to improve the 
efficient delivery of professional service to the consumer. 
 
Enclosures:  IPAV 2024 Pre-Budget Submission 
  Seller’s Legal Pack 
  Seller’s Legal Pack for Property Buyers Bill 2021   
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01. About IPAV

IPAV was established in 1971 as a representative professional
body for qualified, Licensed Auctioneers, Valuers and Estate
Agents. It is the only Irish representative body catering solely
for the professional and educational requirements of
Auctioneers and Valuers.

IPAV currently has more than 1,500 members nationwide and
one of its primary objectives is to uphold, advance and
promote professional standards and competence among its
members.

IPAV operates a comprehensive system of professional
education and development for existing members and for
those wishing to enter the profession. We introduced the
‘Blue Book’ European valuation standards to Ireland in 2013.
This is the standard recognised by the Irish Central Bank and
the European Central Bank for which it holds default status
over all other valuation standards in the event of any valuation
conflict arising.

IPAV works with other stakeholders and with policymakers to
try and influence the development of a sustainable property
market where people can buy, sell, or rent properties
according to their needs.

This pre-budget submission is intended to help Government
implement policies that will help create a sustainable property
market and provide some solutions for what is the most
economically and socially challenging issue facing Ireland
now.

It is in the interests of all stakeholders to ensure that a
properly functioning housing market is enabled. Such a
market should be characterised by sufficient supply of
suitable housing that is affordable; a moderation of house
price inflation; social mobility that is not constrained by
housing and a high quality and sustainable housing stock
that enhances the overall competitiveness of the Irish
economy.
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02. The Housing Market

In Budget 2024 housing needs to be given significant priority, and in a new way. We believe it is
crucial that housing policy would be co-ordinated across Government and the various agencies
of the State. Indeed we see this absence to date, along with a deficit of critical market data to
inform policy decisions, as having been largely responsible for a plethora of piecemeal initiatives
that have had massive unintended consequences, such as causing private landlords to exit the
market.

Another major example would be the introduction of the Residential Zoned Land Tax. While the
stated intention of this tax is to address land hoarding, a new report by the Department of
Finance - Economic Insights Summer 2023, included a review of un-commenced planning
permissions nationally with a focus on planning permissions in Dublin. It clearly demonstrates
that the issue of undeveloped sites is far more complex than the easy narrative of land hoarding
by developers.

We don’t intend to go into detailed housing statistics here since they are already well
documented elsewhere. However, it is worth noting that the census of population figures
released by the CSO in May 2023 and taken in early April 2022 show that for the first time in 171
years Ireland's population exceeded the five million threshold at 5,149,139 people, an 8%
increase since April 2016.

There is, of course, the added pressure of providing for Ukrainian refugees fleeing the Russian
invasion of their country in February 2022 and the ongoing inflow of others seeking international
protection.

On the supply side, capacity constraints prevail in the construction sector with the soaring costs
of materials, and legal challenges to planning, among the challenges ensuring that supply,
although increasing, is lower than required. Rapidly rising interest rates have become an
increasing factor for builders and developers, as well as consumers.

This demand/supply imbalance will continue to pressurise market dynamics in the medium-term.
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We believe that the predominant emphasis in housing policy should be on facilitating and
encouraging home ownership, along with social and affordable provision for those not in a
position to buy their own homes. We believe private landlords need to be attracted back into the
market, through incentives, to ensure there is sufficient rental stock to serve more transient
workers, and students.

We further believe there should be policy intervention to enable younger people to purchase a
home. The recently published ESRI study: Housing Affordability: Ireland in a Cross-Country
Context found that while Ireland has the fourth highest rate of home ownership for households
aged 40+ across the 15 countries analysed, it has only the tenth highest rate for households
aged below 40. It found that Ireland has one of the biggest gaps in ownership rates between
younger and older generations, second only to Greece.

Additionally, the most recent homeless figures published at the end of July show that of those
accessing emergency accommodation 30% are age 45 and over with 2% of these being over 65,
there were 190 pensioners homeless.

These amount to seismic changes that will, unless arrested, have major adverse implications for
whole generations to come. It’s crucially important to get as many people as possible to achieve
home ownership as early in their lives as possible.

Economic and demographic factors will continue to drive strong demand for housing, even
though soaring interest rates are a new challenge for prospective buyers, particularly first-time
buyers, and indeed developers, as mentioned.

We note that emerging economic data points to exports of medical and pharmaceutical products
falling by almost €2 billion (22 per cent) to €7.2 billion year-on-year in March 2023. If this were to
develop into a trend, beyond a readjustment arising from the pandemic, then housing budgets
could be challenged.

However, we do believe that far greater efficiencies could be achieved through policy co-
ordination. And this should be given urgent attention.

Alongside the various policy measures in Ireland’s current housing strategy, Housing for All, it is
essential that Budget 2024 includes further, unprecedented measures, if we are to address the
enormity of the problem.
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The constantly changing and very
challenging regulatory and taxation
environment that treats private landlords
very differently from institutional
landlords, is largely responsible for
private non-institutional landlords
leaving the market;

RPZs are creating a two-tier rental
market and leading to a situation where
maintenance of quality accommodation
is not economically justifiable and
negatively impacting on capital values
where the property is subject to RPZ
rules.

The study said there has been a collapse in private investor participation in the market, dropping
from 19.9% of total mortgage lending in 2006 or €7.9 billion to 1.4% in 2021 or €143 million. It
concluded there has to be a move away from policies that discriminate against private landlords,
and which give them little incentive to participate in the rental market.

The RPZ legislation has created serious distortions in the rental market. The Residential Tenancies
Board (RTB) publishes quarterly data on new rentals but is not yet in a position to provide data on
all rentals, existing as well as new. A proper data set and evidence base is required before the
legislation expires and before any decisions are taken on what might replace it.

Unfortunately, there has been so much intervention with the legislation that some landlords are
holding properties out of the rental market fearing what the Government may do next. 

Among the study’s findings were:

03. Rent Pressure Zones

Rent Pressure Zones (RPZs) were introduced in December 2016 to help control rapidly rising rents.
The legislation was due to expire at the end of 2021 but has been extended to the end of 2024. It is
now quite clear that the effect of the system has been to vastly distort the market and to cause
rents to rise.

Writing in The Irish Times in March 2023 Professor John FitzGerald, Professor Emeritus at the
Economic & Social Research Institute (ESRI) concluded:

 “Rent controls are a short-term fix that usually turn into a long-term problem. Once in place, ending
restrictions becomes increasingly problematic. The long-term effect is to curb supply of rental
properties, raise overall rent levels, and ultimately damage the interests of tenants and potential
tenants.”

Initially, rent increases of no more than 4% were allowed in RPZs, but this favours landlords with
higher rents. Since 16th July 2021, the 4% formula was replaced by the Harmonised Index of the
Consumer Price (HICP) and later still this was restricted to 2%. 

A study by economist Jim Power and commissioned jointly by IPAV and the Irish Property Owners’
Association (IPOA) in 2022 concluded the rental market is in a state of crisis exacerbated with the
exit of non-institutional landlords in significant numbers, reducing supply and putting upward
pressure on rents.
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Legislation passed through the Houses of the Oireachtas in June 2022 that further increased the
termination notice periods landlords must give is hastening the exit of small landlords from the
market.

Anecdotal evidence from IPAV members suggests many tenants, subject to rents way below
market rate, would prefer to pay market rent, since the last thing they want is to have their
tenancies terminated and the property sold. High interest rates have added negatively to the
situation of such landlords and will hasten their exit from the market.

Certainty is required from government for the private rental sector to gain long lost trust. The
Government needs to bring back equity to rents which now run on what is effectively a two-tier
system. We need to lower the high rents and increase the low rents to bring them to open market
levels. As long as properties are rented below market rent, it disincentivises such landlords from
entering into long term leases. For such leases landlords would need far more confidence about
their long-term prospects than they have currently. 

A tax regime
applicable to both

small and large
investors of a

common income tax
rate of 25%.

 
 

We propose:

Rental income should
not be treated as

passive income only
and landlords should
be enabled to fund a

pension from such
income and claim a tax

allowance for same.

The immediate
introduction of a
Tenants Code of

Conduct which would
help rebalance tenant

and landlord rights.
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A Certificate of Fitness for every
rented home covering up-to-date

fire and building standards should
be available before a property

goes on the rental market. A panel
of inspectors would need to be

made available for this work and
IPAV would be happy to train

members willing to take part in
such a scheme.

Landlords in RPZs, on re-renting a
property when a tenant leaves of

their own accord, should be allowed
to charge market rent on the new

tenancy. If the Government
preferred that the new tenant would
not be subject to the higher rent this
could be facilitated by way of a tax

voucher to the landlord in lieu of the
increased rent.

Amendment of RPZ rules so
that all Notices of

Termination received by the
RTB are examined without
delay and their legitimacy

verified and confirmed to the
landlord within 21 days.

 

RTB determination
orders should be

stamped by a District
Court Judge in his/her

quarters and not
require a full court

hearing.



04. Vacant Homes and Shops
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Preliminary figures from Census 2022 show there are 166,752 vacant homes in Ireland. While
there are good and very much improved Government incentives for those wishing to buy such
properties, on the ground our members are seeing major challenges that prevent potential
buyers from actively purchasing, despite such Exchequer commitment.

One of the primary impediments is that lenders tend to have a grave reluctance to provide
mortgages until such time as vacant or derelict properties are restored to a habitable state. This
means that aspiring buyers are caught in a classic ‘Catch-22’ situation.

Our members are also reporting that the level of Capital Gains Tax (CGT) is proving an
impediment in many instances. Such properties would typically have gained value over time
generating a high CGT requirement on sale. This is proving to be a disincentive for owners to sell
their vacant or derelict properties. 

Restoring such properties would provide good value homes and has the added advantage of
further assisting rural regeneration and community diversity and cohesion, whilst also being
climate friendly.

A successful strategy in this area would make a significant impact on the housing crisis. But, for
such a strategy to succeed, realistic tax incentives will be required. The creation of an annual
register of all vacant homes and shops should become mandatory for all Local Authorities, and
they should be obliged to bring 10% of vacant properties in each Local Authority area back into
production every year. IPAV advocates:

·A Government backed fund
administered through the Credit
Union movement or Local Authorities
to provide bridging finance for
purchasers of such properties. Such a
fund would help complete the circle
and make restoring such properties
eminently viable and realistic and at
little or no cost to the Exchequer.

·The extension of the re-payment
period to 40 years, from 30, for
Local Authority Home Loans. 

·The introduction of realistic tax
incentives to bring vacant homes and
shops back into use. This must include
a free, or amnesty period, from CGT. If
owners are not encouraged to sell and
given incentives they simply will not
sell vacant homes.

·The introduction of a non-repayable
€50/70,000 purchase subsidy for First
Time Buyers (FTBs) of derelict homes
to be administered as per the Help-to-
Buy scheme and the staged payment
or bridging of these grants through
Credit Unions or Local Authorities.
When the property is refurbished it
would then be mortgaged through the
Local Authority Home Loan scheme or
Credit Unions.

·The introduction of a non-repayable
€20,000 purchase subsidy for FTBs
of vacant homes of more than 3 years
to be administered as per the Help-
to-Buy scheme.



05. Sustainability - Enhancing Sustainability and
reducing carbon emissions for Residential and
Commercial Buildings
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Ireland has made crucial commitments to reducing carbon emissions in its response to climate
change. The Irish government's Climate Action Plan (2021) targets a 51% reduction in
greenhouse gas emissions by 2030, with a €125bn investment. The Climate Act 2021 legally
binds Ireland to achieve net-zero emissions by 2050 and 51% reduction by 2030, supported by
Sectoral Emissions Ceilings. The Sectoral Emissions Ceilings in particular outline the plan to
reduce emissions from the built environment from 9 Mt to 5 Mt in 2030*. (*MtCO2eq)

These are in line the with the EU's key climate initiatives encompassing the European Green Deal
for climate neutrality by 2050, the 2030 Climate Target Plan for a 55% emission reduction, the
legally binding European Climate Law, and the collaborative European Climate Pact.

Given the scale of emissions from the built environment it is imperative that housing plays a major
role in the nation's climate change efforts. Along with rapidly growing demand for change from
citizens there is also the potential for significant penalties in case of non-compliance. To ensure
homeowners and business owners actively contribute to this agenda, it becomes essential to
provide incentives such as tax allowances and grants. It is also important to measure the
efficiency of our housing stock with BER ratings as a critical step to improving efficiency. To
address these challenges, IPAV recommends: 

Increasing incentives to adopt energy
efficient technologies.  ·The wider
adoption of Solar Panels, Thermal Solar
systems and Heat Pumps will be critical
in achieving sectoral targets. In addition
to existing support IPAV recommends
granting a 20% allowance against the
annual Local Property Tax (LPT)
liability.

Implementation of mandatory
Building Energy Ratings (BER) for all
private residences across the country.
While homeowners would bear the
cost, it should be entirely deductible
from their income tax liabilities. For
households exempt from income tax,
a grant equivalent to the tax
allowance should be provided. This
would empower the Department of
Housing, Heritage & Local
Government to thoroughly assess the
current nationwide BER status and
inform plans and investment to
improve efficiency. This data-driven
approach would encourage more
informed decisions regarding energy-
efficient improvements.

Integrating BER information into the
Property Price Register.  This would
give property owners insights into
potential price advantages associated
with upgrading their BER rating. It
would enable a clear depiction of the
properties with the highest value
increments based on their BER levels.

Improving the efficiency of investments in
retrofitting.  There are significant carbon
savings from retrofitting or refurbishing
existing suitable properties compared to
building new properties. However in
some cases deep retrofitting may have a
lower return on investment compared to
funding smaller investments across
multiple properties. It might be more
advantageous to provide grants to those
with lower BER ratings, allowing them to
upgrade to higher levels. Given the scale
of investment required to meet the
sectoral targets it will be critical to ensure
money is well spent. 
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Speed up planning reforms. 

Alter the system whereby anyone, even those with no association with
an area, can object to planning.

06. Increasing supply by correcting Planning
Regulations and other distortions

6.1      Planning

Planning impediments continue to be a major issue holding-up start-ups on zoned residential
land. The consistent use by third parties of the judicial review process has had a severe and
detrimental impact on the supply of planning permissions and therefore the supply of residential
accommodation.

It would appear that up to 60% of planning permissions which are granted by An Bord Pleanála
are appealed by way of a judicial review. It has created a new tier for planning which, as well as
creating considerable uncertainty, also adds considerable costs associated with seeking
planning permission.

6.2       Planning Consultation

This continues to be a major difficulty where developers consult with the local authority and
agree a strategic plan to move forward with their application only to find that staff changes occur
and new staff may not agree with their predecessor and the whole process goes back to Stage 1,
creating additional uncertainty and additional costs which are eventually passed on to the
purchaser.

 6.3     Planning Regulator

The Planning Regulator has unfettered power and uses it to direct local authorities in the greater
Dublin area and throughout the country in relation to zoning lands, incredibly, without apparent
consideration of the housing crisis.

This exacerbates the supply of suitable sites and the uncertainty surrounding these instructions
creates issues in relation to funding i.e., lenders will not lend on land unless it has a planning
permission ready to go. This additional cost to the developer/builder is then added to the price of
the property which means the purchaser inevitably pays.

The power of the Regulator is creating huge economic difficulties and exacerbating the supply
crisis. IPAV urges Government to:

Extend the suspension of development charges from the end of 2024
to the end of 2025. When the charges are reinstated Local Authorities
that have signalled an intension to, in some cases, double such fees,
should not be allowed do so. 
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10% of the purchase price of the property

10% of the completion value of a self-build property

the amount of income tax and DIRT paid for the previous 4 years 

Critical issues in the housing market are affordability and viability. Affordability is what a potential
house buyer can afford to pay for a house, particularly in the context of the Central Bank’s
mortgage lending rules, and now higher interest rates. Viability relates to the price a developer
would need to obtain to make it viable to deliver that house.

The CSO Residential Property Price Index for May 2023 showed that while the median price for a
residential property in the 12 months to May 2023 was €315,000, prices ranged from €160,000 in
Longford to €630,000 in Dún Laoghaire-Rathdown in Dublin.

IPAV’s own Residential Property Price Barometer for the first six months of 2023 will show an
increase on actual sales prices. While second-hand properties have exceeded previous 2006 peak
prices in many of our cities, those in much of rural Ireland are lower. But a new 3-bedroom semi-
detached house is very close to the same price all over rural Ireland at approx. €350,000.

Under the Help-to-Buy scheme a First-Time Buyer (FTB) couple earning a combined salary of
€80,000 would have to have a deposit of at least 10%, that is, €35,000, and would be able to
borrow a maximum of €320,000.

A FTB who either buys, or self-builds a new residential property between 1st January 2017 and 31
December 2024 may be able to claim a refund of income tax and DIRT paid over the previous four
tax years under the scheme. It applies to properties that cost €500,000 or less. It does not apply to
PRSI or USC.

A FTB can claim relief on the lesser of:

The maximum payment is €30,000 per qualifying property under the enhanced relief and this cap
applies regardless of how many people enter a contract to purchase the property.

As indicated earlier, seismic shifts have taken place in terms of home ownership for those under
age 40, along with older people falling into homelessness. These figures are going to increase at
an alarming rate, unless we begin to do something about them now.

The policy change needs to be radical to get young people to invest in their own homes and
protect them from poverty in later years. This can only be done with Government incentives. 

07. Encouraging Home Ownership – Help-to-Buy scheme

The HTB grant
should be extended
to €40,000 on new

properties for
purchasers under

age 40.

A new grant of
€20,000 be brought

in for FTBs aged
under 40 and

purchasing second-
hand homes.

IPAV proposes that:
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The mortgage is capped at 4 times income, but lenders are permitted to allow 15% of
mortgages to be above this limit. A deposit of 10% is required.

The mortgage is capped at 3.5 times income, but 15% of mortgages can be above this limit. A
deposit of 10% is required.

A deposit of 30% is required, but 10% of mortgages can have a lower deposit. Buy-to-Let
mortgages are exempt from Loan to Income (LTI) limits.

Although not directly related to fiscal policy or the budgetary process, the Government must take
cognisance of the social and economic impact that the mortgage lending rules are having on the
housing market.

The recent ESRI study referenced earlier states: ‘Key macroprudential parameters have been
shown to be tight in Ireland relative to elsewhere in Europe (O’Toole and Slaymaker, 2022).’

In 2015, the Central Bank of Ireland introduced its mortgage lending rules. The measures set limits
on the size of mortgages that consumers can borrow, using loan-to-value (LTV) and loan-to-
income (LTI) limits. They have had a small number of updates in the intervening period.

The key mortgage lending rules now are:

First-Time Buyers

Second and Subsequent Buyers

Some banks are not availing of the exemptions so their effect is limited.

          
Buy-to-Let

The mortgage measures are intended to increase the resilience of banks and borrowers to
negative economic and financial shocks and dampen the pro-cyclicality of credit and house
prices, so a damaging credit-house price spiral does not re-emerge. The Central Bank is committed
to annually reviewing the calibration of the mortgage measures in the context of wider housing
and mortgage market developments to ensure that they continue to meet their objectives.

08. Encouraging Home Ownership – Mortgage Lending
Regulations

A new grant of
€60,000 for

purchasers with a
child or children be
brought in for FTBs

under 40.

The term of loans
under the Local

Authority Home Loan
scheme should be

extended to 40 years
for younger purchasers
wanting to buy a home.  



Mortgage regulations are sensible and prudent, but adjustments are required when the rules
are having negative unintended consequences. It is now clear that the regulations as currently
constituted are effectively locking those on average incomes out of the home-ownership
market. Aspiring buyers on average incomes, and even those on relatively high incomes in
some parts of the country, cannot aspire to home ownership and are being forced into a rental
market that is expensive and not functioning properly. They have in addition now lost out on
what were historically low mortgage interest rates, because of the rigidity and inflexible of the
rules, and as mentioned above, Ireland’s mortgage rules have been shown to be tight relative to
elsewhere in Europe.

As interest rates have ramped up since July 2022 lenders are reporting massive profits for the
first six months of 2023.

Across the country average monthly rents are higher than monthly mortgage repayments. This
is demonstrated regularly in Daft.ie Rental Price Reports. In effect, this means that many young
people are not able to aspire to what is a cultural norm in Ireland, home ownership. As such,
they cannot build up equity in an asset, and given that many younger people have poor or no
pension arrangements, the financial implications later in life are very significant. The 2016
Census found that 243 of the homeless population were aged 65 and over. With a policy status
quo we believe this figure, could ramp up in the years ahead. There is no time to spare.

From the perspective of equity and fairness, and indeed, social solidarity, limiting home
ownership in many parts of the country to those on high incomes is neither acceptable nor
sustainable. Facilitating home ownership for younger people who aspire to home ownership
would take pressure off the rental market by freeing up rental properties, easing rents and
alleviating the growing pressure on the Housing Assistance Payment (HAP).

Enabling those earning up to €70,000 to borrow up to 4 ½ times income would bring some
equity to the situation and give hope to a large cohort of the younger generation. In addition,
the Government should encourage lenders to continue offering long-term fixed rate mortgages,
some of which have been pulled from the market in the last year. These protect borrowers from
short-term interest rate volatility, which we’re currently experiencing.  IPAV strongly advocates:
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Allowing those earning up to €70,000 to borrow up to 4.5 times their income.

As people are living much longer, that the option to extend the mortgage
term up to 40 years should be exercised by lenders and especially under the
Local Authority Home Loan scheme.

09. Encouraging Home Ownership – Need for New
Forms of Mortgage Lending

Since the exit of KBC and Ulster Banks, competition in the lending market is severely reduced.

Nowhere is the negative impact of this more evident than in the massive profits being reported
by the pillar lenders that dominate the mortgage market, assisted by rising interest rates and
low savings rates. 



While it appears that Credit Unions are planning to enter the mortgage market, it is not clear, as
yet, what level of interest they are likely to charge, and indeed, if they have the capability to
offer mortgages on a large enough scale.

It seems we have long forgotten the role mutual institutions traditionally played in making
mortgages affordable for large swathes of the population. IPAV believes it is time to reconsider
this issue since mutual institutions prioritised consumer saving and home ownership.

It appears to us that while the Central Bank of Ireland has a dual role in protecting the stability of
lenders and consumer protection, actions and outcomes would appear to indicate that the
former is prioritised over the latter. 

It may be remembered that in 2017 the German public lender, Sparkasse, expressed an interest
in entering the Irish market. It appeared to receive a very cool response. Could it be that this was
so as to protect the pillar banks? Perhaps. In any event, we strongly recommend:
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Urgent Government consideration be given to options, beyond pillar banks,
for making low interest mortgages widely available.

10. Encouraging Home Ownership - Reduction in VAT
for new homes

Experts agree the average cost of building a new three-bed semi-detached in Dublin is approx.
€350k and a further 50% is needed for the estate roads and drains etc. This means that 52% of
the cost of providing a new home comes from other soft costs. The total VAT element is also
approx. €45/50k, or about 12% of the delivery cost. All new homes include a VAT charge of
13.5%.

A reduction in the VAT rate on new housing to five per cent for owner-occupiers, would reduce
the cost of delivery of the house by €27,808. This measure would significantly narrow the gap
between the amount that could be borrowed and the cost of delivery. It is worth noting that
new house sales in Northern Ireland and the UK attract zero VAT rates.

Under current EU VAT rules a zero per cent VAT rate is not possible, but the second reduced
VAT rate of nine per cent should be reduced to five per cent for a period of at least five years.

The objective of the proposed reduction in the VAT rate from 13.5 per cent to five per cent is to
reduce the cost of delivery and pass the reduction in full on to the purchaser. In the midst of a
housing crisis where affordability is under considerable pressure, it does not make sense to
force new house buyers to borrow to pay an upfront VAT bill to the State and to pay interest
charges on that borrowed money over the lifetime of the mortgage.

Some accompanying measures would need to be introduced to ensure that the saving in the
cost of delivery is passed on to the owner-occupier and is not used to enhance
builder/developer margins. Such measures could include:
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·Getting the developer to sign a Certificate of Reasonable
Value for the delivery of the house, which would oblige
the developer to deliver at that cost and then there would
not be a VAT liability.

·If the sale closes in the normal way, the developer would
get a credit note from the Revenue Commissioners for the
amount of the VAT that could be offset against future tax
payments.

·If the sale closes in the normal way, the Revenue
Commissioners could make a once- off payment to the
buyer’s mortgage equivalent to the amount of VAT.

Various tax schemes have been used in the past in many different areas of the economy to
encourage certain activities. It should not be beyond the capability of the Revenue
Commissioners and the Government to devise a scheme that would see a reduction in the VAT
rate on new housing and ensuring this reduction is fully reflected in the price the buyer pays.

Recently, and in particular since the start of the Ukrainian war, the costs of building materials
have increased dramatically, which puts viability of delivery under further pressure. Inflation
rates of between 5% and 20% within new developments are now commonplace and further
increases look certain. Measures that could reduce site enabling costs should be considered to
ensure the delivery of sufficient housing in a viable way for developers, while at the same time
addressing affordability issues for house buyers. IPAV advocates:

 A reduction in the VAT rate on new houses from 13.5% to 5% for a five-year
period.
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11. Funding for SME Developers/Builders

Prohibitively expensive interest rates continue to be a very major difficulty, especially for smaller
developers and builders and the issues mentioned above mitigate against the supply chain
functioning efficiently.

Interest rates have increased rapidly since July 2022 and lenders are hardening their terms so
that the costs for smaller developments nationwide are increasing to an uneconomic level. A
difficult situation has become much worse. 

In January 2019 the Government announced a €750 million State loans scheme available
through Home Building Finance Ireland (HBFI) to assist SME builders. However, the Small
Development Funding Product designed to provide funding for projects of between five and
nine residential units has a prohibitive interest rate attached to it – a margin of between 6% and
9% (over 3-month Euribor). This defeats the whole purpose of the scheme. We suggest:

Government needs to facilitate a genuine system of low interest loans for
SME developers.

12. Speeding up Conveyancing 

Over the years, IPAV members have continually highlighted concerns with the inefficiency of
the conveyancing process, the legal transfer of property title, which is adding unnecessary
costs for buyers, and vendors. 

It is in this context we proposed the Sellers Legal Pack and the Sellers Legal Pack for Property
Buyers’ Bill 2021, which seeks to improve the experience of buyers and sellers by removing
blockages that impact the timely sale of property. It does this by collating the relevant legal
documents up front prior to a property going on the market. 

The Seller’s Legal Pack for Property Buyers' Bill 2021 aims to ensure there are no extended and
unnecessary time delays when a purchaser is found and also confirms up front if a property is
saleable. This process is not new, it merely extends the very effective system used currently in
online and public auction sales to all private treaty sales.

The extent of the challenges being faced by consumers and real estate practitioners are
evidenced in the findings of our survey conducted in July 2023 and completed by 534 IPAV
members. It has found:

88%
of members have experienced delays in
conveyancing between the time a
property goes ‘sale agreed’ to ‘sale
closing’.



84%

62%
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of respondents found that the process is
not at all efficient, and that initiatives
put forward by the Law Society in 2019
to tackle the problem, such as the Pre-
Contract Investigation of Title (PCIT),
have not improved the situation.

of respondents said that sales fell
through due to conveyancing delays.

That the Government would support
the Seller’s Legal Pack for Property
Buyers Bill 2021, which is due for 2nd
reading on the 5th October 2023.

A change in legislation to ensure that
planning documents etc. should go back
no further than 10 years.  Currently
solicitors completing conveyancing are
required to go back as far as the 1980s to
look for such documents.

On average, there is a gap of over 10
weeks between the agreement on the
sale of a property and the signing of
contracts, and a further gap of over 5
weeks between the signing of contracts
and the closing of sale.

Consequently we seek:
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97%

Promoting professional standards within the industry  
Fostering relations between members
Providing training, education and support  
Working with policymakers to influence the development of a sustainable property market
where people can buy, sell or rent properties according to their needs

IPAV is the representative professional body for
qualified, licensed auctioneers, valuers and estate
agents throughout Ireland. We are the administrators of
the blue book European valuations standards in Ireland.

88%
The average number of weeks
it takes from when a property
is ‘sale agreed’ to when
contracts are signed

About us  

6,000 + 
Property Service

Providers

25,000 + 
Employees

Presence in
every county

Our Primary Objectives

IPAV Conveyancing Survey Results 2023

97% of auctioneers say that they are either frustrated by the
conveyancing process or that the delays in the process are having
a detrimental effect on business 

The percentage of auctioneers who are experiencing
conveyancing delays from the time the property has

gone ‘sale agreed’ to when the sale has closed

10.4 The time it takes from the
signing of the sales contracts to
date the sale closes

5.3

of agents support the Sellers’ Legal Pack and believe it will be
a ‘game changer’ for property sales in Ireland.

www.ipav.ie

weeks



73%

Ireland Thinks Poll

77%
of respondents said they support the Sellers' Legal Pack or similar
measures to speed up the conveyancing process

of respondents said that the conveyancing process
caused problems for them when purchasing a house

81% 

Conducted: 1st September 2023 | Sample Size: 1,228

www.ipav.ie

of those aged 18-34 supported an
initiative like the Sellers’ Legal Pack



Why introduce a Seller’s Legal Pack?

Law Society Conditions / Contracts of Sale  
Certified copy of file & file plan or root of
unregistered title  
Architect’s Certificate of Compliance with
planning permission   
Architect’s Certificate of Compliance with
building regulations  
Copy of all planning permissions and building
regulations documents   

Receipts for financial conditions
Letter confirming roads and services or
evidence of rights of way and wayleaves
Local property history details
A BER Certificate & Advisory Report  
Certificate of discharge or exemption from
Non-Private Residence Charge

How it works

A Seller’s Legal Pack is a collection of documents relating to your individual property and provides the buyers
with key information relating to the purchase.   

What documents are in a Seller’s Legal Pack?

It will make
the

conveyancing
process more

efficient  

Reduce the number of
property sales which fall

through due to gazumping
or gazundering

What is a Seller’s Legal Pack?

Consumers will be
fully informed

and will be better
protected

Reduce potential
liability for the

Vendor

It will speed up
conveyancing
time by up to

50%

Send SLP to 
potential buyers

Sale 
Closes

Advertise
property with SLP 

Decision to sell  
property

Compile 
SLP

www.ipav.ie

It will allow
filtering of
properties

prior to sale to
confirm

saleability

Streamline the
process to align
with public and
online property

auctions



It is expected the SLP will add no further cost to the general expenses associated
with the sales process. The fee will include all potential queries that might be raised
by the vendor, purchaser and legal representatives throughout the conveyancing
process.  

We believe, the Seller's Legal Pack represents an important investment, given
significant non-refundable costs such as surveys, legal bills and mortgage valuation
should the deal fall through due to lack of important information up front.

A Seller’s Legal Pack would not be required in
the following instances:
  

Properties where no marketing is required (e.g. sale to member of the family)  
Non-residential properties  
Seasonal and holiday accommodation  
Private sales, or any other sale or transfer where the property is not put on 
the open market.  
Mixed sales (e.g. shop with flat)  
Right to buy sales  
Sales of portfolios of properties (more than one property being sold as one lot)  
Properties not being sold with vacant possession  
Unsafe properties and properties to be demolished

Does a Seller’s Legal Pack increase conveyancing costs?

www.ipav.ie
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AN BILLE UM BEARTÁN DLÍTHIÚIL DÍOLTÓRA DO CHEANNAITHEOIRÍ
MAOINE, 2021

SELLER’S LEGAL PACK FOR PROPERTY BUYERS BILL 2021

Bill
entitled

An Act to establish a statutory procedure whereby when a Seller of a property places the 
property on the market, a set of legal documents (the “Seller’s Legal Pack”) shall be 
compiled and advertised with the property and made available to potential buyers, such 
documents ensuring that buyers have key information relating to the property and 
ensuring the conveyancing process is more efficient.

Be it enacted by the Oireachtas as follows:

Definitions
1. In this Act, save where the context otherwise requires—

“exceptional circumstances” means by reason of exceptional circumstances or of other 
factors which are substantially outside the control of the Vendor;

“functions” includes powers and duties and a reference to the performance of a function 
include, with respect to powers, a reference to the exercise of a power;

“Minister” means the Minister for Justice and Equality;

“occupant” includes a potential occupant;

“pack document” means a document (or part of a document) required or authorised by 
this legislation to be included in the Seller’s Legal Pack;

“property”  means  any real  or  personal  property or  any part  or  combination  of  such 
property;

“purchase” shall  be  read  accordingly as  set  out  in  the  Land and  Conveyancing Law 
Reform Act 2009;

“purchaser” means an assignee, chargeant,  grantee, lessee, mortgagee or other person 
who acquires land for valuable consideration;

“property service provider or PSP” means auctioneers, estate agents, letting agents and 
management agents;

“put on market” means to offer for sale;

“records” includes documents, registers, files and archives, kept in any form;

3

5

10

15

20

25

30

http://www.irishstatutebook.ie/eli/2009/act/27/enacted/en/html
http://www.irishstatutebook.ie/eli/2009/act/27/enacted/en/html
http://www.irishstatutebook.ie/eli/2009/act/27/enacted/en/html


“sale” includes the potential sale of a property interest;

“sale  agreed”  means  where  the  buyer  has  made  a  financial  offer  and  the  Seller  has 
accepted that offer;

“Seller” or “Vendor” means the person disposing (selling) of the property;

“Seller’s Legal Pack” means the documents required by the legislation;

“title” means details of the ownership of a property.

Regulations
2. (1) The Minister may by regulations provide for any matter  referred to in this Act as 

prescribed or to be prescribed.

(2) Without  prejudice to any provision of this  Act,  regulations under this section may 
contain such incidental, supplementary and consequential provisions as appear to the 
Minister to be necessary or expedient for the purposes of the regulations.

(3) Every regulation made by the Minister under this Act shall be laid before each House 
of the Oireachtas as soon as may be after it is made and, if a resolution annulling the 
regulation is  passed by either  such House within the  next  21 days  on which that 
House  sits  after  the  regulation  is  laid  before  it,  the  regulation  shall  be  annulled 
accordingly,  but  without  prejudice  to  the  validity  of  anything  previously  done 
thereunder.

Seller’s Legal Pack
3. (1) Upon the decision of the Seller to sell their property, and the placing of same on the 

market by the seller’s property service provider, a set of documents is to be compiled 
and advertised as part of the sale and shall be provided to a potential buyer(s) and/or 
agent, either in electronic and or physical form, which collectively shall be known 
hereafter as the “Seller’s Legal Pack” and shall consist of the following documents:

(a) Law Society Conditions/Contracts of Sale;

(b) a certified copy of file & file plan or root of unregistered title;

(c) an Architect’s Certificate of Compliance with planning permission;

(d) an Architect’s Certificate of Compliance with building regulations;

(e) a copy of all planning permissions and building regulations documents;

(f) receipts for financial conditions;

(g) a letter confirming roads and services or evidence of rights of way and wayleave 
including rights of access to, over or affecting the property interest, fishing rights 
etc.;

(h) local property history details;

(i) a BER Certificate & Advisory Report Certificate of discharge or exemption from 
Non-Private Residence Charge;

(j) a report summary on planning search, judgement search, Compulsory Purchase 
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Order Search, bankruptcy search, Sheriff and Revenue Sheriff search, Registry of 
Deeds Search and company search.

(2) The  Seller’s  Legal  Pack  may also  include  documents,  either  in  electronic  and/or 
physical form, consisting of or containing any of the following information:

(a) a property surveyor’s report or an engineer’s report;

(b) documentary evidence of any safety, building, repair or maintenance work as has 
been carried out in relation to the property prior to the property being advertised 
for sale;

(c) any  warranty,  policy  or  guarantee  for  defects  in  the  design,  building,  or 
completion of the property, or its conversion for residential purposes;

(d) information about  the design or  standards to which a property has  been or is 
being built;

(e) an accurate translation in any language of any pack document if so required;

(f) an additional version of any pack document in another format, such as Braille or 
large print;

(g) a summary or explanation of any pack document, including legal advice on the 
content of the pack or any pack document;

(h) information identifying the property including a description,  photograph, map, 
plan or drawing of the property;

(i) information identifying the actual property interest, whether freehold, leasehold 
etc., or any further information that would be of interest to potential buyers of the 
property interest;

(j) ground stability,  the  effects  of  mining or  extractions  or  the  effects  of  natural 
subsidence;

(k) actual  or  potential  environmental  hazards,  including  the  risks  of  flooding  or 
contamination from radon gas or any other substance;

(l) telecommunications services;

(m) sewerage, drainage, water, gas or electrical services;

(n) the potential or actual effects of transport services, including roads, waterways, 
trams and underground or over-ground railways; or

(o) liabilities to repair or maintain buildings or land not within the property interest;

and any other information where it  would be of interest to potential  buyers of the 
property interest.

(3) The  Seller’s  Legal  Pack  shall  not  include  any  other  documents  or  information 
contained in a document other than what is outlined in subsections (1) or (2).

(4) When the property is placed on the market for sale, the property shall be advertised 
with  the  Seller’s  Legal  Pack  and  made  available  to  potential  buyers,  either  in 
electronic and or physical form, by the Seller’s property service provider or agent;

(5) Depending on the method of delivery, the date of availability of the Seller’s Legal 
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Pack shall be deemed to be—

(a) the day the Seller’s Legal Pack is served personally on the intended recipient,

(b) the day it would be delivered to the intended recipient’s address in the ordinary 
course  of  post  or  (if  sooner),  the  day on which it  is  proved to  have been so 
delivered,

(c) the day it is left at the intended recipient’s address,

(d) the second day after it is left at the document exchange of the person making the 
requestor (if sooner), the day on which it is proved to have been so delivered, or

(e) the day it is sent by fax or electronic communication to the intended recipient’s 
address or (if later), the day on which it is proved to have been so delivered or 
provided, to the servants or agents acting for the Vendor.

(6) Copies of the documents in the Seller’s Legal Pack provided under this section must 
be true copies or where such individual copy document is produced or provided, is an 
official copy, a true copy of it or another official copy.

(7) A copy of a document containing a map, plan or drawing—

(a) which  is  in  the  seller’s  possession,  under  his  control,  or  to  which  he  has 
reasonable access, and

(b) in which colours are used to mark boundaries or other features,

is a true copy if those colours are reproduced with sufficient accuracy to enable them 
to be identified.

(8) Every reasonable effort must be made to ensure that the documents contained in the 
Seller’s Legal Pack, either in electronic and or physical form, and all true copies of 
same, must be legible and in the case of maps, plans or drawings, must be clear and 
readable.

(9) Information advertising or marketing goods or services must not be included in the 
Seller’s Legal pack or a pack document.

(10) The provisions  of  subsection (1) do not  apply where,  after  making all  reasonable 
efforts and enquiries, the responsible person believes on reasonable grounds that any 
particular document in question—

(a) no longer exists in any form,

(b) cannot be obtained from or created by any person, or

(c) there are exceptional circumstances as to why it cannot be provided.

(11) The Seller’s Legal Pack shall contain an index containing a list of all the documents 
included in the pack.

Exclusion of certain property transactions
4. A Seller’s Legal Pack shall not be needed in the following instances:

(a) properties where no marketing is required (e.g. sale to member of the family);

(b) private sales, or any other sale or transfer where the property is not put on the 
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open market;

(c) mixed sales (e.g. shop with flat);

(d) right to buy sales;

(e) sales of portfolios of properties (more than one property being sold as one lot);

(f) properties not being sold with vacant possession; and

(g) unsafe properties and properties to be demolished.

Age of pack documents when first included
5. The documents included in the Seller’s Legal Pack outlined in section 3 must be dated no 

earlier than the date that falls one year before the first point of placing the property on 
the market for sale. Wherein there has been a material change to the physicality of the 
property since the original documentation was provided, then the Vendor must provide 
documentation that reflects such change(s).

Enforcement
6. The  enforcement  of  the  arrangements  shall  be  carried  out,  in  each  instance,  by the 

Seller’s property service provider who shall not place on the market any property for sale 
unless he or  she is  satisfied that  the conditions of  sale have been met i.e.  where the 
intention of the Seller is so that the entire beneficial interest in property is to be passed to 
a buyer on the making of an enforceable contract for the sale or other disposition of land.

Short title and commencement
7. (1) This Act may be cited as the Seller’s Legal Pack for Property Buyers Act 2021.

(2) This Act shall come into force on such day or days as the Minister may appoint by 
order  or  orders  either  generally  or  with  reference  to  any  particular  purpose  or 
provision and different days may be so appointed for different purposes or different 
provisions.
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