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Foreword — Minister for Treasury and Resources

A well-functioning housing market is fundamentathe Island’s economic, social and
environmental well-being. Property and housingfigreat significance to Islanders, and
policy changes, either on the supply side or flgcalghtly provoke strong reactions.

Weak supply hinders the ability of people to achiéwe dream of home ownership and
restricts the supply of rented accommodation alkgléo those who choose to rent, or who
cannot afford to buy.

Housing has become increasingly unaffordable fanymalhe Council of Ministers has made
a number of significant changes to deal with thgpbuside including by establishing
Andium Homes, by raising £250 million to refurbisie existing social housing stock and
increase the supply of new homes, and by rezowingj. |

This is not just about homes, but also about tte supply of commercial properties —
offices, shops, and all the other business spaeg¢ste vital to the well-functioning of the
economy.

The other side of the equation is the need to &idke impact the tax system has on property
and housing. From an economic and public policgpective, property taxes have a number
of significant features that can and should be icemed, including:

« Property taxes are an important source of revenues

* When carefully judged and researched they cansaeékpful economic tools by, for
example, helping to stimulate or restrain housiraglk®ts as appropriate

» Taxes can contribute to the functioning of a hgafttoperty market

Given the importance of this area, the Corporatei&es Scrutiny Panel has rightly indicated
that the Treasury should consider how the Islaptiperty tax system works in the round.
This green paper, and the expert report accompagiityirepresents the first stage of this
review.

For the avoidance of doubt, the primary purposihigfreview is not to raise additional
revenues Rather, it aims to ensure that Jersey’s progartysystem is put on a sound

footing, by identifying principles to help shape tthevelopment of a modern, efficient,
coherent property tax system. These principlektiagin help to inform future States
decisions about property taxes. If future Statesetnblies choose to use an improved
property tax system to raise additional tax reverarechange the blend of taxes in the Island,
they can be confident that it can be done as efftty and as effectively as possible.

We currently tax property in a number of ways, ugibhg:

» Stamp duty and Land Transaction Tax are chargea phaperty is transferred and
when debts are secured against property
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» Parish rates and the Island-wide rate are changedadly on both owners and
occupiers of most properties in the Island

* Income tax at 20% is paid by landlords on the lentamme they receive, and by
property developers on their profits

Jersey’s property tax system should be joined-afarzed and have no unintended
consequences, while also supporting the Stateggitabjectives. To help us achieve this,
the review outlines six proposed principles, basethe independent advice received, which
could be used to shape any future changes to tpepy tax system. It then explains what
adopting these principles might mean in practigegéscribing potential changes that could
be made to three areas of Jersey’s property tdgrayJ hese are included as examples of the
way in which the proposed principles could be agapli

This is a public consultation, which will be openrésponses until the end of 2014, and it is
an opportunity for taxpayers to shape future chamgé¢he Island’s property tax system from
the very beginning of the change process. Fundaheminge to the way we tax property
will take time and further consultation on specdianges will be necessary in due course.

| encourage all Islanders and investors in thentsta give their views on this fundamentally
important issue for the future of Jersey.

Qi OMT

Senator Philip Ozouf
Minister for Treasury and Resources
18 July 2014
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Section 1: Introduction
Background to the property tax review

As a small island without significant mineral resms, Jersey’s principal natural asset is its
land. It is in the best interests of Islandersrenirand future, that land is used in the most
efficient way possible, to ensure that Jersey ool to meet the needs of those who make
their lives here.

Jersey’s existing tax system however, does nateethe importance of land to Islanders. It
has grown up over the years in response to marsgpires and lacks a set of clear unifying
policies. What we do and do not tax has never ptesly been considered in the round.

In 2012, the Minister for Treasury and Resource®anced a broad review of the taxation of
property (land and buildings) in Jersey. This revacknowledges the importance of land to
Jersey, and for the first time, attempts to loowlat property we tax, how we tax it and who
pays it. This green paper forms part of that review

Why should we consider property taxes?

From an economic perspective, taxes on immoveabljgepty are generally considered to be
desirable for a number of reasons:

* The supply of property and especially land is rexywesponsive to its price, which
means that it can be taxed without significantstaliting people’s behaviour

» The ownership and occupation of property is gehevadible and easily established,
which makes it relatively straightforward to idéptivho should be paying the tax

» Taxes on property are difficult to avoid becausegbographical location is fixed

By contrast, economic theory suggests that taxangme and profits may act as something
of a disincentive to people and businesses to@afits, and they may be encouraged to find
ways to minimise their taxes. An example of thialddbe an individual choosing to invest in
a product which generates only a tax-free capaal gt the end of its life, instead of one
which generates taxable income throughout.

Jersey has undertaken considerable efforts in tgeams to stabilise its public finances by
broadening its tax base. Steps already taken iaclud

» Increasing the number of taxpayers by introducii®y Gso that all Islanders
contribute to the cost of running the Island, wisilid protecting the least well-off
through targeted benefit payments

» Strengthening the personal income tax base to eetihgcreliance on income from
corporate taxpayers, through the implementatioPOdfleans 20 and the gradual
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withdrawal of most personal tax deductions, allogeanand reliefs from higher
earners

This review supports these steps and seeks tcefusthbilise the tax base through
establishing a modern, efficient property tax syste

Structure of the green paper

In preparing this green paper, we have looked aaets, fees and duties charged in respect
of land and buildings in the Island, together wiith tax reliefs available for the same.

We have taken advice from PwC LLP (“PwC”) regarding most current economic thinking
about property taxation and the experience of gtiresdictions. Drawing all of this
information together, this green paper outlinesaines of the property tax review, indicates
some possible changes to three areas of the exgtiperty tax system that are consistent
with those aims, and seeks the public’s views.

The three areas of the existing property tax systiemtified as potentially benefiting from
reform are:

1. Modernising the basis for charging annual propekes

2. Ensuring the public share in the benefit arisimgrfrincreases in property values that
they helped to create

3. Modernising the treatment of property financing

These are discussed in greater detail both ingtleisn paper and PwC’s report. It must be
stressed that these are not firm proposals buhtaeded to show what form changes could
take.

This green paper should be read in conjunction thighPwC report, “Property Tax Review”,
which informs and supports this document and dsesithe issues raised in greater detail.

Next steps

The aim of the property tax review is to identi@atures of a modern, efficient property tax
system, and to consider how Jersey could bettgrtddese features, not to raise additional
tax revenues from properper se However it is acknowledged that any changestixa
system, whilst maintaining the same amount of divezaenue, will alter where the burden
of taxation falls. Furthermore, a future Stateseasbly may choose to use an improved
property tax system to raise additional tax revenue

Fundamental change to the way we tax propertytaki time. Shifting the burden of who
pays tax, changes to the way taxes are calculag@atentially introducing new taxes would

! “Property tax review”, PwC, 2014ww.gov.je/consult
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have to be a gradual process to limit the impadbaapayers. Before any specific changes

could be determined, it would first be necessatyaee a better understanding of who would
be affected and how.

This paper should be seen as a first step along#teto reforming our property tax system
and so it is very important that as many Islandeid businesses as possible read this paper,
consider the issues and feedback their views.
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Section 2: The aim of the property tax review
The aim of the property tax review is to ensurée feasey has a property tax system that is:

* Modern: The property tax system should reflect current eoan thinking. It should
be flexible enough to allow appropriate tax reli@f$e built into the system, while
still recognising Jersey’s overall commitment teihg a tax system that is low, broad
and simple

» Coherent: All taxes on property should, as far as possilideyithin the overall aims
of the system

» Transparent: Everyone should understand what tax they pay amdithis calculated

* Minimises distortions: Where the tax system encourages taxpayers to act in
particular way, this should be changed, particulathere the behaviour is
undesirable. The property tax system should sumoonpetitiveness and not act as a
barrier to business growth

* Acknowledges the contribution made by the public tancreases in property
value: Where the value of property increases and it idoetto the actions of the
owner, the public should share in that increase

» Appropriate for Jersey: The property tax system should reflect Jersey’'sqadar
economic circumstances and the competing preseurksd that arise from being a
small island

The purpose of this review is not to raise adddlaevenuest this time. Rather, it is to
ensure that Jersey’s property tax system is pat ®ound footing so that if future States
Assemblies wish to increase taxes, or change gredlf taxes whilst maintaining the same
overall revenue, they can be confident that itlmamlone as efficiently and effectively as
possible.

Question 1: Do you consider that the aims of tivéere provide the right framework for the
future development of Jersey’s property tax system?
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Section 3: Principles of Jersey property taxation

Taxes on property, in some form, are a featureadtrterritories’ tax regimes. However, in
many places they have made a relatively minor dmrtion to overall tax revenues in the
past. They are now coming under increasing scruisyeconomists recommend that they
should play a more important part in the makeupational tax bases, while governments are
keener than ever to diversify their tax systems.

We have sought advice from PwC about the princifilasshould be used to inform our
thinking about the Jersey property tax system.séltraw on the most current economic
theory, international best practice and the Priesipf Jersey Taxation approved by the
States in the Medium Term Financial Plan 2013-3045d are:

» Consultation: Property tax reform proposals should be the stibjewide
consultation. There is always strong public intereproperty tax proposals. Every
household will potentially be affected. Policy me&s should be based on informed
consent. Transparent consultation should therdferendertaken to inform and test
public opinion and to enhance public confidencthaprocess of reform as well its
direction. Communication should be detailed enawghllow individuals to see the
impact on their own situation.

Public engagement is key to ensuring the succeasyfundamental change. For
this reason, the States of Jersey is committedrisudting the public on any

important matter that affects them. Any change$iéoproperty tax system would
have to be fully consulted on before being impleteento ensure that as many
people as possible understood how they were likebe affected.

» Coherence and certainty:Reform should build on the current framework ofat#on
of land and property, providing greater coherentajty and certainty to owners,
occupiers and financiers, using up-to-date valnates a base. Property tax reforms
should, as far as possible, fit with the existingg@ples and practice of taxation in
Jersey. Proposals should be consistent with culegat and fiscal frameworks. New
laws should be based on familiar concepts suchvagmship and occupation and
certain in their application. Liabilities should basy to calculate and framed around
transparent and up-to-date valuations. The poliscanomy of property taxation
makes certainty a key consideration.

It is a principle of the Jersey tax system thahliakpayers and the tax
administration should be able to understand howstaalculated and how to pay it.

Any reform of the property tax system should im@die transparency of the
system, and not introduce undue complexity.

2 http://www.gov.je/Government/PlanningPerformancet®gicPlanning/Pages/StatesAnnualBusinessPlan.aspx
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Efficiency and growth: The choice of property tax instruments should taevo
economically efficient taxes such as recurrentsaxeland and residential property
over taxes that distort behaviour such as stampsiWRroperty taxes should be
designed to be economically efficient and suppertiffeconomic growth. Wherever
possible, within a balanced framework of taxatiodersey, they should replace taxes
that are less efficient. However, the economicdficy of property taxation is not
homogenous so more efficient property tax instrusyesuch as recurrent taxes on
land, should normally be considered in preferendases that distort behaviour, for
example transaction taxes. New property taxes drsnpport the achievement of the
priorities of the States Island Plan 2011, inclgdime efficient use of scarce resources
such as land to protect and enhance the naturdd@ticenvironment and the bringing
into prompt use of land zoned for development twijgle adequate housing for the
population.

Taxes charged on property transactions, such agddaty, can be economically
inefficient in that they affect taxpayer decisiomkis is especially the case where 1
transaction tax is charged at high levels so thgtteansaction in land carries a
potentially heavy cost. Other forms of taxes, saghecurrent taxes on residential
properties, are less distorting of taxpayer behavio

In addition, recurrent taxes are a more stablecgoof revenues for the public purs
than taxes on transactions, which are volatiledifitult to budget for since they
are subject to factors outside the control of thea$ury.

Where appropriate, the tax system can be usedsttgther measures to suppor
the States key objectives, such as the efficiemiofisand and the availability of
affordable housing.

Support for the competitive environment The design of property taxes, including
recurrent taxes on ownership and taxes on realsatshould continue to support and
encourage inbound investment. Jersey’s prospeagytis, to a large extent, a
reflection of its ability to attract capital andvestment from the international business
community. Property tax reform should recognise take account of the competitive
pressures that businesses face and the choicesatibin that are available to
international investors. The selection of propéaty instruments, the way in which
they are used and their place within the overaliniework of tax in Jersey should be
factored into decisions about property tax refoohat Jersey remains an attractive
and competitive destination for investment.

The tax system should support the competivenedsrety’s economy and should
not make Jersey a significantly less attractivéaagto invest than our key
competitors.

TREASURY
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Fairness The benefits of occupancy and the rewards of osirie should be taxed in
a balanced way that deals fairly with windfall ptefand also recognises ability to
pay. Where appropriate, the incidence of propertation should be designed to
enhance the fairness of the tax system as a whioéeequity and incidence of
property taxation is highly contested in many coest Care should therefore be
given to ensuring that property taxes are balantéukir incidence, based on up-to-
date information (including valuations), reflecetability of taxpayers to pay and are
readily collectable. In principle, taking propetéxes as a whole, everyone should
take some part of the burden, their share deperatiriggal, financial and economic
factors. This does not mean that each instrumentldhreat all economic agents in
the same way but that the system as a whole sldealicfairly and even-handedly
with the interests of tenants, home owners andstave. \WWhere necessary, measures
should be taken to protect the system from abuse.

Windfall profits are those caused by factors owtslee control of the landowners,
such as buoyancy in the property market or theeStagreeing that a piece of
agricultural land may be used instead for resié¢htusing. It can be argued that
where the public has helped to create this pribfety should share in it. There is als
a “cost” to the public in the form of the loss bétenvironmental benefits provided
by undeveloped land.

Taxes on property are often unpopular, because thaé does not take into accour
the ability of taxpayers to pay can cause hardgiagicularly for those with
valuable property but low incomes. Before any cleaguigg made to property taxes,

is important that work is done to identify and ursdend who could be affected anc
how. This will also aid the incorporation of appriagpe tax reliefs in the design of
any changes.

It is important that taxpayers understand how tteeinis calculated. If the tax is
based on the value of their property, then theoeilshbe regular revaluations to
ensure that the tax continues to reflect the ctirralue. If not, then it can become
increasingly difficult for taxpayers to see howithiax arises. Regular revaluations
also mean that if the balance of the property ntarhanges, so that the value of ol
sector changes significantly compared to othemsgcthen the system can adjust |
ensure that the more valuable sector bears mdhedbtal tax due.

Fiscal stability and sustainability: Well-designed property taxes, particularly
recurrent taxes, and the related system of rediedsild be used to improve macro-
fiscal management, including the level of debthi@ €conomy, and to dampen the
volatility of tax receipts. Property taxes shoutldesigned to generate revenues that
are stable and sustainable in order to contrilutbe effectiveness of macro-fiscal
management in Jersey. Attention should be givehdwolatility associated with
particular property tax instruments, to the potriuoyancy of revenues and to
ensuring that allowable reliefs are rational antlawer-generous, do not encourage
undesirable outcomes such as the excessive usbofidance and do not undermine
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the integrity of the tax base. Sustainability irtgs the concept of using taxation
instruments that are readily understood and enjogidpublic support.

One of the reasons why recurring property taxesar@ppealing source of revenut
is that the tax base can be relatively stable @ dot reflect the same fluctuation
that other types of taxes do. We can see thisrseyewhen stamp duty revenues
(charged on property sales) have been volatiledent years, reflecting the wider
economy, while Parish and Island-wide Rates revehb@sed on a fixed property
value) have been stable.

As a small, open economy, Jersey does not hav&athe range of macro-economi
levers that other jurisdictions may apply, suchhasability to centrally control
interest rates or exchange rates.

However, taxes which are more stable and predietalldw the Treasury to better
manage Jersey'’s public finances.

Question 2: Do you consider that the principlepps®d for Jersey’s property tax system
adequate? Is there anything else you think shogllicicluded? Is there anything that shou
be excluded?

are
Id

The remainder of this green paper highlights hoeséhprinciples could be applied to the
Jersey property tax system, and asks for the psiiews.
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the basis for charging annuaroperty taxes

This section considers how the current rates systand be changed to better meet the

principles proposed above.

Summary table

Issue

Modernising the basis for charging annual proptxes.

What might this involve?

Moving to taxing the conser (i.e. the owner or the occupi€
of land/property on its current value.

Making the basis for annual property taxes monesiparent.

Building appropriate reliefs into the system totpod those
who would struggle to pay.

Why is this necessary?

The basis for the current ratessassment is poorly understoc
Changing from the current system to one based®rdhue of
property would make the system more transparent to
taxpayers.

Taxing the occupier of property instead of the omared
occupier as now would remove the effect of douakation,
whereby landlords are charged income tax on this tbey
receive and rates on a value based in part on putéd rental
value of the property.

Alternatively, taxing only the owner of land on slue would
encourage landowners to use land in the most ecocatiyn
efficient way possible, which is important in a $inksland like
Jersey.

Examples of how this coulg
be achieved

I Domestic properties — the tax could be based oouhent
market value of the property — potentially baseckivimer the
sale value or annual rental value — and chargéuetoccupier
only.

Commercial properties — the tax could be basedtberehe
value of the land occupied and charged to the ownlsr, or
on the value of the property as a whole and chaigduke
occupier only.

Who would be affected?

Primarily landlords and tenants, although if a teation of
the Island’s property base as a whole was cartgdtacould
affect most ratepayers.
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Why is this necessary?

Most individuals and businesses in the Island panual property taxes through the parish
and Island-wide Rates (“IWR”) systems. The paraties system was developed over many
years to allow the parishes to fund their actigitd/hen, in 2005, the States took over
responsibility for the social welfare element of thiork previously carried out by the
parishes, the IWR was introduced to contributénis ¢ost.

The current rates system has a number of advantage=ly:

» Efficiency of assessment and collectioBoth the parish rate and the IWR are
assessed and collected by the individual paristies,rely heavily on the work of
rates assessors who volunteer their time and eg@aad support their parish. As a
result, the cost of administering the rates sydteboth the parishes and the States is
very low.

The number of appeals against rates assessmerdisbdallen since the changes
introduced in 2005, when the rates assessment @zaidled from the notional rental
value of properties. In part, this is due to th@®260hanges making rates assessments
more consistent across the Island, but there tsaatsase that some of the reduction is
due to a lack of understanding of the way in whiaties assessments are calculated
(see below).

» High levels of complianceCompliance levels are very high, at approximat@&¥o9
To a large extent, this is because the overallalaéeged is low — the average rates
assessment for a domestic property was approxiyngd&0 in 2010, compared with
the average UK Council Tax bill at the time of £1Q1

However, the current rates system also has a nuaoiflfiemws:

» Lack of transparency: The decoupling of rateable values from rental v&ine2005
means that it is increasingly difficult for ratejgay to understand the basis for their
rates assessment. Although the parish rate eleohéme assessment is voted on by
parishioners annually, the IWR element is much Vesl$ understood. It is not clear
how many taxpayers are even aware that they palytRe as the annual rates
assessment is issued by their parish and doesstiotgdiish between the parish and
IWR elements.

* Does not provide for revaluations:The rateable value of all properties in Jersey is
based on their notional rental value in 2003 adplstirst, to ensure that similar
properties had the same rateable value, and thested to reflect any significant
changes to the properties that have taken place 2003. Under the Rates Law, it is
not possible to undertake a mass revaluation graperties in the Island.

This means that for many ratepayers, the rateales\of their properties has not
changed since 2005. While this does provide a @egfreertainty for ratepayers, it
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also means that rateable values in 2014 do natctefthanges in relative property
values over the past eleven years.

A revaluation exercise, in itself, would not beeimdled to raise revenues. The Rates
Law is very clear that a parish may only raise gmoiwnds through the parish rates to
pay for the services it provides. The total amaariie raised through the IWR each
year is also restricted by the Rates Law.

A revaluation exercise would however allow an apient to the proportion of total
rates paid in respect of different types of propastreflect the current value of those
properties. If, for example, offices are proporétiy more valuable now in
comparison to other commercial properties than thene in 2003, then the
proportion of rates paid by offices could be insexhwhile the rates paid on other
types of commercial property would fall.

* Is not set up to raise significant revenuesthe current rates system allows a low
level of revenue to be raised in an efficient wayt, it would struggle to collect
significantly higher sums, if the States decidethtwease the amount of tax raised
from property.

The current system allows for very few reliefs fioose who cannot pay, and it is left
to the discretion of the parish authorities to veadv reduce the rates assessment in
the case of genuine hardship. This is possible wais are set at very low levels, but
would be more difficult to apply in a consistentrmar if rates assessments were
higher and more people found it difficult to paynfodern property tax system would
build in targeted reliefs, so that those on thedstwncomes were protected from the
effects of the tax.

The current rates system is efficient and costeéffe to administer. However, if a
larger amount of revenue was to be collected, it n@ be possible or appropriate to
continue to rely on the goodwill of volunteer asses and parish authorities.

Question 3: Our aim is to make the rates systenemansparent; what are your views on
this? Are there any other ways in which the raietem could be improved?

How could this be achieved?

This section discusses examples of how the propextgystem could be changed to better
meet the principles outlined in Section 3. Theyiactuded to help the public understand
what a modern property tax system could look likg,other options could be considered.

Domestic properties

Changes could either be made to the existing s3t&tem, or a new annual property tax could
be introduced. It is acknowledged that rates azgdlponsibility of the Constables to
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administer, and much of the total rates revenyeiid to the individual parishes. It is
intended that Treasury and Resources would wortk thik Constables on any possible
changes.

The basis of the tax could be changed to reflexdiue of the property. This could be based
on either the sale value or the annual rental vasevas the case under the rates system
before 2005.

PwC suggest that taxpayers could be asked to abmegalue of the property themselves.
Another option could be to undertake a revaluagiwercise of all domestic properties in the
Island on a regular basis, such as every fiveroyéars, and base assessments on that.

The payer of the annual property tax could chaogkat only the occupier of the property
paid the tax. This change would not affect ownerupeers, but would mean that landlords of
residential property paid less while tenants patden

It would be important that the system includedemcbasis for tax reliefs for those who
would struggle to pay. PwC suggest that considanatould be given to including a
provision that cash-poor owner-occupiers couldyctmrward some or all of their annual
property tax bill until the property was sold, whte outstanding tax would be recovered.
This would not assist tenants of rented propewies would not have an asset to sell, and
could result in large unpaid tax bills accumulatyegr after year.

Question 4: What are your views on an annual ptgpax based on the sale value or the
rental value of domestic properties? What are yaws on a self-assessment basis for
establishing the value of property, or a perioéiatuation? Do you have a view on the
types of relief that could be applied to owner-qieus and to tenants who were unable to
pay the tax?

Commercial properties

An annual property tax for commercial property cbioé based on either the unimproved
value of the land only (i.e. ignoring any buildifjgsr on the value of the property including
buildings.

Tax on land value

A land value tax (“LVT”) would have the advantagesacouraging landowners to ensure
that their land was put to the most economicalficieint use. LVT only looks at the value of
the land, not the use to which it is put, so ownersld be encouraged to make sure that
high-value land was put to a use making the greptessible returns, while lower value
activities would move into lower value areas. Faaraple, if an individual owned a car park
in the middle of a high-rent office area, an LVTgmi encourage him to move the car park to
a lower value area and replace it with higher-yrejffices.
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However, land values are difficult to ascertain aeglular valuations would be required in
order to keep them current. Landowners with propedlready built on the land are unlikely
to know the value of their bare land, so the vaduatvould have to be carried out by
specialists at a cost to either the landowner @States.

It follows that a tax on land value would be levaulandowners, as they would have the
control over the use to which the land was putsTwuld mean that commercial tenants
would no longer pay annual property taxes, althaagractice it would be likely that
landowners would pass some or all of their add@i@most on through increased rents. This is
more likely in areas of high demand.

Tax on property value

An annual property tax based on property value doolt encourage efficient use of
commercial land in the same way that a LVT would, ibwould have other advantages,
namely:

* It would be more easily understood, as the basiddvioe either the sale value or
rental value of the property

* It could therefore include an element of self-assest, reducing the cost of
administration

e It would be assessed on a similar basis to resalgbperties, reducing the
administrative burden of assessment and collection

A tax based on the consumption value of propertyld/be logically assessed on the
occupier of the property, i.e. the businesses usinijp practice, businesses would have to
consider whether to absorb the additional coseek $o pass on the increased cost to the
public. This is discussed further below.

Question 5: What are your views on an annual ptgpaxr based on the unimproved value| of
land or on the value of the property as a wholeRavére your views on a self-assessment
basis for establishing the value of property, pedodic revaluation? Do you have a view|on
the types of relief could be applied to those wiewenunable to pay the tax?

Who could be affected?

Domestic properties

Positive impact Landlords of rented properties: &vto a consumer pays
basis of tax for domestic properties would mean ldradlords
would no longer pay owners’ rates as they do atrtbment.
However, at the lower end of the market, landlordsy absorb
some or all of the additional cost to their tenantsrder to
ensure demand for their properties.
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Neutral

Owner-occupiers: Owner-occupiers alreadytpa full set of
rates. Shifting the burden to occupiers only wawdtichange
the total rate due, although if the balance of $ast@fted as a
result of a revaluation exercise, the owners opprbes whose
value had increased or decreased at a fasteheateother
properties could find their tax bill changing.

Negative impact

Tenants of rented properties: A&xctinsumers of rental
properties, tenants would find their annual proptaxk bill
increased, though at the lower end of the markaglbrds
may choose to reduce rents to reflect the increessiin
order to ensure they can continue to attract tesnant

Those on lower incomes, particularly those occupyamge or
valuable properties: It would be important that asyv system
built in protections for those who would genuinstyuggle to

pay.

Commercial properties — b

ased on land value andrgjeal to landowners only

Positive impact

Tenants of rented properties: A eltmvan owner pays basis
based on land values, would mean that tenantsrmfmarcial
properties would no longer pay occupiers’ ratethag do at
present. However, in practice, it is likely thabdowners
would pass their additional cost on to their tesamtthe form
of increased rents, particularly in the commerséadtor where
there is less competition between landlords to keafs low.

Neutral

Owner-occupiers: Owner-occupiers alreadytpa full set of
rates. Shifting the burden to occupiers only wowtichange
the total rate due, although if the balance of dast@fted as a
result of a revaluation exercise, the owners opprties whose
value had increased or decreased at a fasteheateother
properties could find their tax bill changing.

Negative impact

Landlords of rented propertiesystesm based on land valug
would see landlords pay more tax than they culyetul
However, given the limitations on the supply of coercial
property in Jersey, it is likely that landlords idpass their
additional cost on to their tenants in the fornmnafeased rent

The extent of the impact will depend to a largeeekbn the
size of any tax increases.
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Commercial properties — based on property value @hdrged to occupiers only

Positive impact

Landlords of rented properties: évento a consumer pays
basis, based on property value would mean thatdestsl of
commercial property would no longer pay ownersesads
they do at the moment. However, at the lower dritie
market, landlords may absorb some or all of thetmaél cost
to their tenants in order to ensure demand for fr@iperties.
This may be less marked in the commercial propadiket
due to the relative lack of rental stock.

Neutral

Owner-occupiers: Owner-occupiers alreadytpa full set of
rates. Shifting the burden to occupiers only wawdtichange
the total rate due.

Negative impact

Tenants of rented properties: A&sxctinsumers of rental
properties, tenants would find their annual proptaxk bill
increased. The businesses would have to decidtherie
absorb the extra cost or to pass it on to theitocoers or to
their staff .

The impact would depend to a large extent on the ai the
increased cost base — a smaller base could begasily
borne with relatively minor knock-on effects.

Reliefs could be built into the system to protenns of those
who might struggle to pay.
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Section 5: Ensuring the public share in uplift in &nd values which they
have helped to create

This section considers how the tax system coull seensure that the public receives some
of the benefit when the value of a property incesatirough no action of the owner.

Summary table
Issue Ensuring the public share in uplift in land valugsich they
have helped to create.

What could this involve? | Taxing property owners on “super-normal profitshat is
profits on the sale of investment properties whadtect a
general increase in the property market over angeb
investments generally, rather than any work donthby
owner.

It is unlikely that this would apply to owner-occeg
residential properties.

Other reliefs may be necessary.

Taxing the uplift in the value of land when thet8sachanges
the use to which it can be put.

Why is this necessary? Investors in property benefit from a number of éastwhen
they come to sell, some of which are entirely alégheir
control. The tax system currently allows the pubdishare in
profits they help to create in a limited range ioéumstances.
Broadening this would enable the benefits to beeshmore
easily.

Examples of how this could Charging all property owners, apart from owner-ggers of
be achieved residential properties, on the uplift in the vatdeheir
property which is not attributable to their ownogts when
they sell, subject to the introduction of a rateeitirn
allowance or some other measure to limit the amobatged
to tax.

Introducing a land development tax to tax the owafdand
which has increased sharply in value as a resatSthtes
decision to change the use to which it can be put.

Who would be affected? | Primarily, the owners of investment properties afram
homeowners and/or the owners of land a change as&v/hse
is approved by the States
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Why is this necessary?
If we accept that part of the value of propertgtisibutable, not to actions of the property
owner, but to wider issues such as the performahtee economy and other factors created

by the public, then it follows that the public skibteceive some of the benefit that accrues to
the property owner.

Our tax system currently reflects this to an extenthat property developers are taxed on
their profits at 20%. However, this principle colie extended further.

Question 6: Do you think that the public shouldrshia the profits on disposal of property
that has not been created by the owner? Pleas&reapy reasons for your answer.

How could this be achieved?

This section discusses examples of how the propextgystem could be changed to better
meet the principles outlined in Section 3. Theyiacluded to help the public understand
what a modern property tax system could look likg,other options could be considered.

Taxing “super-normal profits” on disposal of propgy

In this context, super-normal profits are those enawl the disposal of properties which
reflect a general increase in the property market and above the normal return on
investments generally, rather than any work donthbyowner. One way of doing this could
be to give the owner relief for the initial capitalst of the property, increased to reflect a
“normal” rate of return, and to tax the remainingffi made on disposal.

PwC suggest that the normal rate of return coulddtablished by creating a “rate of return
allowance” (RRA), which could be set at a levetdfiect the normal expected rate of return
on the value input by the owner.

To mitigate the effect of the tax for property ows& the short term, the base cost could be
set at the market value of the property as at #te dn which the tax came into effect.
Disposals occurring soon after the tax came infiecefvould show very little taxable profit.
However, if property prices increase above the RRér the longer term, this type of tax has
the potential to raise significant revenues infttiare.

PwC has suggested this could be applied to allgstigs, or to rental properties only, or to all
properties apart from owner-occupied domestic piegse

It would seem reasonable that losses arising frigipodal of properties should be eligible to
offset against other income under the normal rapgsying to property income.
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Question 7: What factors do you think should besabgred in designing a system of taxing
gains not attributable to the actions of the ownBx?you think that a rate of return
allowance would be a reasonable way to establisistiper-normal element of profits on
disposal of property? To whom do you think this saould apply? If it should just be
applied to landlords, how do you think they coudditeentified?

Development gains

Using the same principles discussed above, there agument that the public should share
in the benefit accruing to landowners from the fupti the value of land where that uplift
comes about because of decisions of the Statggptoe the development of land.

Most frequently, an uplift in value would be triggd by the Planning Minister granting an
application for planning permission. It could atsmme about through the Island Plan
process, whereby the States votes that partical@efs of green- or brown-field land may be
used instead for housing purposes. The land imatedglibecomes more valuable once the
decision has been made, without the owner havimg @mything to causeper se

A discussion of taxes on development gains multaiethe States’ intention to ensure the
supply of affordable housing for Jersey’s populati®iewed in this light, the tax system
offers one way of supporting development while gismducing direct benefit to the public at
large through increased tax revenues.

Considerable work has been done on introducingeeifiptax on development land in the
past (see Oxera’s paper on Land Development Tax 2008). PwC agrees that it would in
theory be possible to levy a tax on this upliftand values.

They propose that the tax could be charged onitferehce in value immediately before and
after the change of use. They suggest that inr dodencourage development to take place
quickly (which presumably would be the intentiontloé States when approving a change of
use), that the tax could be collected evenly overeayear period, starting from the date of
the decision, or on the point of sale of the lamdichever is sooner.

Issues remain with this sort of tax. Some arereth— no territory that we are aware of has
ever successfully implemented a tax of this type thiere would be significant design issues
to consider, including how to treat part disposaixed-use properties or transfers on death.

Other issues are practical, such as the fact ttinetiuagh charging tax from the date of the
change of use may encourage speedier developmengdtice the landowner will not
receive any money from the property until it isss@nd so may well not be in a position to
pay the tax.

% “Further analysis of land/development-based envirental taxes: What is the impact on Jersey?”, Qxera
2008:www.gov.je/consult
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A Land Development Tax as described above couldskd to encourage sites approved for
development to be built on more quickly. Howevtbkere are other measures which have a
similar economic effect, but could more directlpmiote the supply of affordable homes.

One of these measures could involve the introdnaica scheme similar to the UK'’s
Community Infrastructure Levy, whereby developeesraquired to make a contribution to
local authorities as a condition of planning apitovlhis was intended to partly reflect the
cost of new development to the public, in the fainmcreased demand on infrastructure like
roads, drainage systems etc. Funds raised ardaisegport local infrastructure and
improve the local environment.

The planning system can also be used to encouvéfjersdevelopment while also boosting
the benefit to the public in other ways, includimgrequiring that a proportion of new
developments be set aside for affordable housing.

From an economic perspective, both taxes on landmaend levies or other measures which
affect property developers have similar effectxer@ found that in a small economy like
Jersey, developers are unlikely to accept meashatsould affect their profitability, and

that they would therefore seek to pass them dneeib the public in the form of increased
property prices, or to the original owners of tlewelopment land, by reducing the prices
they are prepared to pay. Landowners are muclaldes Oxera say, to pass additional cost
to developers.

Perhaps the most important issue with any meaategrded to increase the benefit the public
obtain from the development of land is to do witedibility. Jersey has tried to ensure a
public benefit from the rezoning of land in the fpasost recently through the H3 proposals
in the 2011 Island Plan. This would have seen ldpees being required to set aside part of
developments for affordable housing, or to payrrdoution to a social housing fund. In the
face of vocal opposition, proposals before theeStat the time of writing of this report (July
2014) would see Policy H3 being withdrawn and #ierr review to be undertaken.

The result is that landowners and developers magoreably be sceptical about the likelihood
that proposals of this type will be implemented amintained, and while waiting for them to
be withdrawn, may sit on property rather than dewel. This can have a negative effect on
development and the provision of new houses iriquéar, which runs counter to public

policy.

It is clear that if a measure like this is to swmtat will require strong public and political
support.

Question 8: Do you think that windfall gains arggiinom decisions of the States should be
taxed? What are your views on Land Developmentdrake use of the planning system, pr
another mechanism, as an effective way of achietiis®
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Who could be affected?

Tax on super-normal profits on disposal
Positive impact The public would share in the gsofin disposal of properties.

Neutral Owner-occupiers of residential propertypwe would
generally not expect to be taxed on disposals.

Negative impact Depending on how far the tax wadieg, owners of all
commercial property and/or landlords of residenralperties
would be taxed on the super-normal profits (if aay¥ing on
disposal of their properties. It is possible tlaaidlords would
factor the potential tax into the rent charged.

Land development tax
Positive impact A tax designed to encourage sveftetbpment of properties
following States decisions could support the priovisf
increased housing stock in the Island.

Neutral Property developers: Investigations presipundertaken by
Oxera have identified that in a small housing malike
Jersey, additional tax levied on the seller of lemdevelopers
is generally borne by the landowner, and is nos@a®n to
the developer through an increased purchase pfing.
increase that was accepted by the developer wémiolsa
certainly be ultimately passed to the consumeritinadhe sale
price of the developed properties.

Negative impact Owners of land approved for devalept: Oxera has
previously indicated that the landowner will gerigraear the
cost of taxes on disposal of land for developmempgses.

Levying the tax from the point at which the devetamt is
approved could mean that the landowner was liabtex
before they had sold or developed the propertyrébeuld,
therefore, be a tax liability before the landowhad received
any return on the property to pay it. Consideratimuld have
to be given to whether some form of tax relief weguired in
this situation.
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Section 6: Modernising the tax relief for the cosof buying property
This section considers how the tax system suppletfinancing of property purchase and
the removal of distortions within the system wheam adversely affect property prices

and/or taxpayer behaviour.

Summary table

Issue Modernising tax relief available for the cost ofying
property.

What could this involve? | Rolling back actions of the States which were méantake
home ownership easier, but in practice only inczeéhe cost
of property.

Putting beyond doubt that abusive claims for tdefren
interest used to buy rental properties will noabeepted.

Why is this necessary? This could modernise the tax system, remove disttst and
improve the economic efficiency of the system.

Examples of how this could Phasing out mortgage interest tax relief for honveers.
be achieved
Introduce a statutory limit on the amount of talkefeavailable
to landlords.

Who would be affected? | Current and future home owners who borrow to fured t
purchase.

Landlords.

Why is this necessary?

The current system of reliefs for the cost of ficiag property purchase has inadvertently led
to some negative consequences. Rolling back tieieés could help to redress this position.

Mortgage interest tax relief for domestic propesie

Mortgage interest tax relief (‘“MITR”) acts as a fialsubsidy for home ownership. The
relief currently costs the Jersey taxpayer appraxety £12 - £14 million per year. No
equivalent to MITR exists for those who cannot affto buy, or who are not allowed to buy,
and who are therefore required to rent their home®ffect, this means that those on the
lowest incomes and struggling the most to get erhitusing ladder are subsidising the
ownership of those who can afford to buy.

From an economic perspective, the existence of MfldRely acts to increase the price of
properties, as it means that prospective buyersagosition to afford to borrow more, as
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the additional repayments will be met through &lief. Again, the unintended consequence
of MITR is to push up property prices, which does Imelp people to afford to buy homes.
In the majority of circumstances the tax systemnigxtremely blunt tool with which to seek
to advance social policy. If the intention of pginakers is to use public funds to support
home ownership, the extent to which MITR achieves is questionable. As with most tax
reliefs, most of the benefit of the relief is fbit those on higher incomes who can afford to
borrow more (although those on the highest incowtes are not taxed at the marginal rate
are not entitled to MITR). The effect of MITR dmetability of those on lower incomes to
access the property market seems to be margibalsaif it does push up prices. The
removal of MITR would represent a transfer of furgifrom homeowners to government,
which could perhaps be better targeted to assikthvausing affordability.

The question of withdrawing tax relief on mortgagerest is an emotive one. Many
jurisdictions, including the UK, have withdrawn teelief for mortgages on residential
property, on the basis of the arguments set outeabblowever, their experience has been
that it can be a challenging process and bestasthiglowly and gradually to minimise the
impact on taxpayers.

Regarding the timing of any withdrawal of MITR, Pw@ys a gradual approach is best:

“The lesson learned from the UK is that the remadfathis relief is possible and that
it is best achieved over a relatively long periddime.”

Where there is a body of taxpayers who have regcentichased properties on the assumption
that MITR will be available, withdrawing the relitfo quickly could cause financial
difficulties. At the same time, it would be unreaable for anyone to assume that just
because MITR is currently available, that it wilvays be available. Just as the interest rates
charged on mortgages may fluctuate over the life @ébt, so may tax relief.

It should also be noted that the availability off®I has been reduced over the last decade.
In 2004 a cap was introduced on the total amoubbafowing in respect of which interest
relief was available. At the time, the limit of @B00O0 represented the average price of a
three-bedroom house and the introduction of theupmit affected a relatively small

number of taxpayers. By the first quarter of 2(thé, average price of two-bedroom
apartments was £340,000, whereas the averagegbracthree-bedroom house was £458,000.

With the introduction of 20 Means 20 from 2007, MITvas gradually phased out for
standard rate taxpayers over a period of five ye@sly marginal rate taxpayers are now
able to benefit from MITR.

The draft 2015 Budget proposes that a £15,000 lvapldé be placed on the maximum
amount of interest available for relief annualljhis measure is intended to place a
reasonable cap on the amount of interest that eatetucted, based on the £300,000
borrowing limit (i.e. £300,000 x 5%). However, ectsion has not been made to withdraw
MITR.

* PWC, page 58
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There are a number of options for withdrawing MITiRhat was decided. This could
include gradually reducing the current limit of £3000 in respect of which relief is

available, or slowly reducing the maximum amounintérest that can be claimed in any one
year. The impact of these on taxpayers would badly similar.

Withdrawal of MITR in the UK took over thirty yeafioom start to finish. Even given the
presumption that this is best achieved gradudllypuld be assumed that the process would
be somewhat shorter in Jersey.

For the avoidance of doubt, the following aad being considered:

* The abrupt withdrawal of MITR

» Grandfathering MITR so that it continues to be klde for current homeowners only

Question 9: What are your views on the use of y&rsax system to support home
ownership? Do you think that there are other ogtwhich should be considered to suppor
housing affordability in Jersey and what are thé#fvat are your views on the options for
phasing out MITR and do you have any other sugges?

—+

Interest tax relief for landlords

It is important that those who own Jersey propastya business should pay the amount of tax
that we expect on the income they earn from thospgsties. Concerns have been expressed
in the past that some landlords might be abusiadak system and claiming too much relief
on interest paid. This was considered to be acpéat risk where the funds to acquire the
property were borrowed not from a commercial lentat from a connected party.

In light of these concerns, a review has beenaduout to examine the tax returns of
corporate landlords, who are best placed to entertiorrowings with connected parties. The
findings of this review were that tax abuse waswidespread in this population, although
there were a handful of cases that warranted funtivestigation.

Like other businesses, landlords are only permittedaim tax relief for expenses that are
incurred wholly and exclusively for the purposeshair business. It is assumed that
businesses are carried on with the intention oegaimg the most profit for the owner.
Claims for expenses — including interest — whigh@mnsidered excessively high will be
challenged by the Taxes Office and may be disallbwken calculating the income tax due.

This general principle was strengthened in last'ydaudget, which amended the Income
Tax Law to give the Comptroller specific powergaspect of interest relief. Where the
Comptroller determines that a loan has been madiedamstances in which the terms of the
loan (including the amount lent and/or the ratentdrest charged) are not in line with what a
commercial lender would agree to, he can deterfoinkimself what the market would have
charged and make an appropriate adjustment t@xheomputation.
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Feedback has been received that suggests thaitlsmme disquiet at the degree of
discretion given to the Comptroller, and which segjg that businesses would prefer to have
a greater degree of certainty around what leveletit financing is considered acceptable for
tax purposes. Against this, however, is the ddsiréhe tax system to be as simple and
straightforward as possible, particularly when gsial of debt incurred by corporate
landlords does not indicate widespread abuse.

PwC suggests that a potential solution to thisatel to prescribe in law the proportion of
gross rents on which a landlord is expected totgay This could operate in a way similar to
the marginal rate calculation for personal taxpsyexcept with the opposite effect so that
the taxpayer would calculate their liability undth the normal rules and the prescribed
proportion basis, and would then pay whatever litghs the greater. The system could be
administered quite simply by landlords as the piked proportion would be advised by the
Taxes Office on a regular basis.

PwC suggest that this approach could be used tbhwth the maximum interest
deductibility and also other factors, such as iditlg a factor for wear and tear.

A system like this would have to be designed vamgfully to reflect a range of issues, not
least the treatment of lease premiums, temporegdyced rents and losses.

Question 10: What are your views on introducingagéusory limit on the amount of interest
and other costs a landlord may claim against kidiahility? Do you think that the
Comptroller should have discretion in this area?atactors do you think should be
considered when setting the prescribed proportion?

Who could be affected?

Phasing out of mortgage interest tax relief

Positive impact Future home buyers: In the longhtgemoving MITR should
remove that element of property prices which haseizsed to
reflect the current availability of tax relief. Wever, it must
be acknowledged that this could be difficult toidigifvely
identify, as so many other factors also have araohpn
property prices.

Neutral Property owners with no, or low mortgages.

Negative impact Acquirers of property financed byrtgages.

Marginal rate taxpayers who claim MITR, taxpayetwvare
exempt from income tax due to MITR.
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Restricting excessive claims for relief by landlerd

Positive impact

Discouraging landlords from settipgstructures to claim
abusive amounts of tax relief could help to improve
competitiveness in the rental market between thdseare
and are not in a position to enter into these bfpe
arrangements.

Neutral

N/A

Negative impact

Landlords claiming abusive amouwoftsx relief.
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Section 7: Stamp duty and Land Transaction Tax

The logical conclusion from a decision to move advayn a system of charging relatively
high tax on property transactions in favour of lowat recurring taxes on property value, is
that stamp duty and Land Transaction Tax (“LTT"psld be abolished.

The most up-to-date economic thinking indicates$ ¢tharging stamp duty on property
transactions is inefficient and, ideally, would fatm part of a modern property tax system.
At the same time, it must be acknowledged that gtdunty is a reasonably straightforward
way for government to raise revenues, as it isadiff to avoid, easy to collect and a
relatively stable source of revenue.

There is also an argument that stamp duty/LTT eaunded as a mechanism through which to
place a limited amount of control over the propengrket, where rates can be used to spur or
restrain the market as appropriate. Evidencedar Wwell this works in practice is, however,
limited.

For these reasons, it seems impractical to conalgi@ishing stamp duty on property
transfers in its entirety. However, it is also gibte that changes could be made to the regime
to mitigate some of its ill-effects, particularliythe lower end of the market.

It is proposed that a full review of the stamp duggime for land and buildings be
undertaken, with a view to rationalising and mod@ng the duties payable and the Stamp
Duties Law itself.

Any changes made may also require consequentiaidment to the LTT Law in order to
ensure it mirrors the stamp duty position. A revmould include:

» Considering, in the light of other proposals, wieettihere may be scope to reduce
revenues from stamp duty by reducing rates or asing the value of the bands

» Considering the position of first-time buyers andether there might be a way of
phasing in first-time buyers’ relief so that thesdess of a cliff-edge effect for
purchases just over the first-time buyer relieéstnold

» Looking to abolish the requirement to pay duty lo@ tegistration and re-registration
of mortgages, subject to “user pays” principles

» Considering the introduction of relief for transfef properties between connected
parties

» Considering the alignment of the rates of stampy datdeath for moveable and
immoveable property, where the moveable propemgists of shares in companies
holding Jersey land and buildings

The stamp duty regime reflects Jersey’s propenty #nd the complexity of the one mirrors
the intricacy of the other. It may be difficult tmdertake a review of the one without also
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considering the other. Aspects of the way in whiehPublic Registry functions are

currently being reviewed by the Jersey Legal Infation Board, but the two reviews could
be carried on in parallel.

Question 11: Do you think that a review of thergtaduty regime is required? If so, what
issues should be included? What areas do you #tiakld be prioritised?
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Section 8: Summary of questions asked

Question 1: Do you consider that the aims of éwew provide the right framework for the
future development of Jersey’s property tax system?
Question 2: Do you consider that the principlepps®d for Jersey’s property tax system are
adequate? Is there anything else you think shoeilicicluded? Is there anything that should
be excluded?

Question 3: Our aim is to make the system moresparent; what are your views on this?
Are there any other ways in which the rates systeatd be improved?

Question 4: What are your views on an annual ptgpax based on the sale value or the
rental value of domestic properties? What are yaws on a self-assessment basis for
establishing the value of property, or a perioéiatuation? Do you have a view on the
types of relief that could be applied to owner-qieus and to tenants who were unable to
pay the tax?

Question 5: What are your views on an annual ptgpaxr based on the unimproved value| of
land or on the value of the property as a wholeRaWére your views on a self-assessment
basis for establishing the value of property, pedodic revaluation? Do you have a view|on
the types of relief that could be applied to thageo were unable to pay the tax?
Question 6: Do you think that the public shouldrshia the profits on disposal of property
that has not been created by the owner? Pleas&reapy reasons for your answer.
Question 7: What factors do you think should besabgred in designing a system of taxing
gains not attributable to the actions of the ownBx?you think that a rate of return
allowance would be a reasonable way to establisistiper-normal element of profits on
disposal of property? To whom do you think this should apply? If it should just be
applied to landlords, how could they be identified?

Question 8: Do you think that windfall gains argsiinom decisions of the States should be
taxed? What are your views on Land Developmentdrake use of the planning system, pr
another mechanism, as an effective way of achietirs®

Question 9: What are your views on the use of y&rsax system to support home
ownership? Do you think that there are other oystihich should be considered to suppart
housing affordability in Jersey, and what are th&yRat are your views on the options for
phasing out mortgage interest tax relief (MITR) a@odyou have any other suggestions?
Question 10: What are your views on introducingagéusory limit on the amount of interest
and other costs a landlord may claim against kidiahility? Do you think that the
Comptroller should have discretion in this areahatactors do you think should be
considered when setting the prescribed proportion?

Question 11: Do you think that a review of thergteduty regime is required? If so, what
issues should be included? What areas do you #tiakld be prioritised?

General question

Are there any other issues associated with theitaxaf land and buildings which should be
considered as part of this review?
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Section 9: Next steps including how to respond
The deadline for responsesism on 31 December 2014
There are a number of ways to get involved witk ttunsultation.
Focus groupswill be arranged later in the year. These aremisgal by an independent
market research company. Details of how to getlired will be announced omww.gov.je

in the local media and on social media.

An online surveywill be launched shortly, and will be availablewww.gov.je/consult
The launch of the survey will be announced in lonatia and via social media and

Wwww.gov.je

Public meetingswill also be held. Details will be publicised wel advance.

Email your responseto this paper toax.policy@gov.je

Send your written respons€o:
Tax Policy Unit

Cyril Le Marquand House
PO Box 353

St Helier

Jersey

JE4 8UL

Your submission
If you are writing or emailing please provide tloldwing information with your response:
* Your name and contact details
* Whether you are responding on behalf of a volunéauy community sector
organisation, a financial services organisatiotlagr company or organisation or as
a member of the public
Please note that consultation responses may be poddle (sent to other interested parties
on request, sent to the Scrutiny Office, quoted published report, reported in the media,
published orwww.gov.je listed on a consultation summary etc.). You neeell us if you:
» Agree that your comments may be made public amibatied to you

» Agree that your comments may be made public buatiobuted (i.e. anonymous)

* Do not want your comments made public
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Next steps
All responses will be considered carefully, andimmary of responses will be published in

the spring of 2015, with an indication of how thénlter for Treasury and Resources intends
to proceed.
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