
    
 
 
20 May 2022 
 
 
Lauren Howard 
Director Chief Revenue Counsel Group 
GPO Box 15931 
CITY EAST QLD 4002 
 
By Email: lauren.howard@treasury.qld.gov.au  
 
 
RE: CHANGES TO THE LAND TAX FRAMEWORK IN QUEENSLAND 

 
The Real Estate Institute of Queensland (REIQ) welcomes the opportunity to provide its views on the 
matters outlined in the Discussion Paper for Changes to the Land Tax Framework (the Discussion Paper).   
 
The REIQ has examined the proposed interstate land tax model and identified a number of alarming 
ramifications to the Queensland property sector which will impact Queensland landholders, renters, 
companies and small businesses with interests in residential and commercial properties in Queensland.   
 
Specifically, we have considered the following issues: 

1. How the value of properties will be ascertained;  
2. Existing thresholds and rates of land tax; 
3. How exemptions are applied; and 
4. How joint ownership and complex structures can be assessed. 

 
It is our view that this unprecedented model is impractical, burdensome and entirely devoid of purpose.  We 
expect the model will exacerbate the current rental market crisis, impose an undue burden on Queensland 
taxpayers and discourage vital investment in Queensland.   
 
We do not agree that the model achieves the Treasury’s alleged objectives.  We question the legitimacy of 
the model, the haste under which the Treasury is trying to introduce it and apparent abandonment of due 
process.   
 
We strongly recommend the Treasury postpone the introduction of the Model to obtain proper legal and 
taxation advice on these matters from suitably qualified stakeholders, specifically with respect to the 
fundamental issues outlined in our Submission herein.  
 
If you have any queries in respect of the above matters, please do not hesitate to contact Katrina Beavon, 
General Counsel on (07) 3249 7303 or via email kbeavon@reiq.com.au. 
 
Yours Sincerely 

Antonia Mercorella 
Chief Executive Officer 
 
 

The Real Estate Institute of Queensland 
ABN: 49 009 661 287 

T: 07 3249 7347 
A: 50 Southgate Avenue, Cannon Hill QLD 4170 PO Box 3447, Tingalpa QLD 4173 1 
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The Real Estate Institute of Queensland (REIQ) 

The REIQ is the peak body representing real estate professionals across Queensland. As the State’s most 
trusted and influential advocate for real estate business interests and private property investor rights for 
more than 102 years, the REIQ remains committed to ensuring the highest levels of professionalism and 
good governance are achieved through regulatory compliance and the advancement of best practice 
standards of professional conduct.  

 
The REIQ’s enduring purpose is to lead a sustainable industry which continues to make significant 
contributions to the Queensland economy and to strengthen conditions for those working within the 
industry. Above all, the peak body aims to: 

 
• Make important contributions to government legislation and policy settings; 
• Advocate for balanced regulations for the benefit of all stakeholders; 
• Provide industry-leading training for real estate professionals; 
• Deliver timely, innovative and market-driven education programs; 
• Promote risk management and increase professional competence; 
• Implement effective and compliant professional standards; and, 
• Contribute to substantial industry research and development. 

 
REIQ serves a member and client base comprising almost 30,000 property professionals. This includes 
principal licensees, salespeople, property managers, auctioneers, business brokers, buyers’ agents, 
residential complex managers, and commercial and industrial agents in Queensland. 

 
Collectively, Queensland’s real estate sector directly employs over 46,000 people (the State’s second 
largest employer), is one of the top four industries which comprises over 50% of Queensland’s small 
business landscape, and pays the second highest amount of State tax each year (2018/19: $20 billion). 

 
WE HELP MORE THAN OUR MEMBERS 

 
The REIQ’s vision statement, for the real estate profession, extends our support and expertise beyond our 
membership to the broader real estate profession and community. We believe everyone should be able to 
make educated, informed decisions about buying, selling or renting property and business in Queensland. 
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1. SCOPE OF MODEL 
 

The proposed interstate land tax model (the Model) is of great concern to the REIQ.  This is an 
unprecedented proposal that would have the effect of making existing and new Queensland property 
investors liable for a greater amount of land tax than in any other State or Territory of Australia.   There is 
no evidence or rational basis to support the proposed changes.    
 
We expect the introduction of the Model will have significant consequential ramifications for the 
Queensland property market, as outlined in section 2 of this Submission.  
 
Additionally, we have identified four areas where the Model is impractical, burdensome and entirely 
unnecessary.  Those being: 
 
1. How the value of properties will be ascertained;  
2. Existing thresholds and rates of land tax; 
3. How exemptions are applied; and 
4. How joint ownership and complex structures can be assessed.  
 
Although the thresholds and rates of land tax are “not within the scope” of this consultation, we consider 
they are key to assess the impact and ramifications of introducing the Model.   
 
Currently in each State and Territory of Australia, land tax is assessed on the land owned within that State 
or Territory only, subject to exemptions permitted by the relevant State or Territory1.   There are no 
proposals, to our knowledge, of changing any other State or Territory land tax framework in the way 
proposed by the Model.   
 
The Treasury implies that the Model is being introduced to remedy an issue with landowners in or outside 
Queensland not paying as much land tax as they should in Queensland because they own properties across 
other jurisdictions.  This claim is entirely baseless. 
 
The Treasury fallaciously states, “the amount of land tax payable by owners with similarly valued 
landholdings can differ, depending on whether they hold land solely in Queensland or across multiple 
jurisdictions … Owners with all of their land in Queensland can be liable for more land tax in Queensland 
compared to owners with land across the jurisdictions”.    
 
The Discussion Paper fails to identify the fact that persons or entities with land in other jurisdictions will 
also potentially pay land tax on that land in that relevant jurisdiction – it is not the case that they will not 
pay land tax at all, as the Treasury contends, unless they are entitled to an exemption or the value of the 
land does not meet the threshold in the relevant State or Territory.   
 
Although we acknowledge that Queensland landholders will not be double taxed for the same property 
owned in other jurisdictions, they will still unnecessarily incur a higher rate and amount of land tax under 
the Model than they should be obligated to pay in Queensland.  
 
 
 
 
 
 

 
1 Land Tax Act 2010 (QLD); Land Tax Management Act 1956 (NSW), s7; Land Tax Act 2005 (VIC), s 7; Land Tax Act 1936 (SA), s4; 
  Land Tax Act 2004 (ACT); Land Tax Assessment Act 2002, s 5; Land Tax Act 2000 (TAS), s 3 
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2._CONSEQUENCES  
 
The Treasury intends to practically implement the changes by “identifying owners potentially impacted by 
the land tax changes and proactively engage with them to provide information on the measure, the 
applicability of their situation, and inform them of their declaration obligations”.   
 
Unless the Queensland Revenue Office has ready access to the value of a landholder’s interstate 
landholdings, which we expect they do not as this would be a costly and time intensive system to 
implement, the Model places an unreasonable and excessive compliance burden on landholders to provide 
land valuations and other information required to comply with the Model.   
 
Under the Model, landholders would be responsible for obtaining current valuations of their own interstate 
landholdings at the appropriate time each financial year, and to incur the cost of the requisite professional 
advice about the correct treatment of their interstate land and exemptions.   No other State or Territory in 
Australia places such an onerous burden on their landholders.  
 
The Model will, in our view, exacerbate the current rental market crisis that has prevailed in Queensland for 
at least 18 months.   
 
As evident in the Discussion Paper, the Treasury has failed to consider how the Model will effect other 
Queensland individuals, companies and small businesses with interests in residential and commercial 
properties in Queensland.  If proper and purposeful consultation had been completed, the Treasury would 
have gained a substantive understanding of the anticipated adverse ramifications of such a significant 
reform.  
 
For residential properties, landholders will likely pass this cost on to tenants by increasing rent, when 
entering into new tenancy agreements or conducting renewals. .  The introduction of the Model could not 
implemented  at a more inappropriate  time, given the enduring rental market crisis in Queensland.   
 
Since 2015, the Government has introduced ten additional taxes on property in Queensland in conjunction 
with an increasingly complex regulatory environment. I In the current market, residential rental vacancy 
rates are classified as ‘tight’ across virtually the entire State. In regional Queensland, most markets are 
experiencing vacancy rates well below 1%.  Recent natural disasters, new tenancy laws and a strong sales 
market have all exacerbated rental market conditions.  Annexed hereto is a copy of the REIQ Residential 
Vacancy Rates.  Meanwhile, nearly 25% of Property Managers have indicated they intend to leave the 
industry because of the stresses of COVID-19 and impost of new government regulations.2  
 
For retail shop properties, landholders will not be able to directly pass on this cost but will still likely 
increase rents payable under new tenancies to absorb the additional cost.  For commercial properties, 
landholders will likely pass the amount of land tax directly to tenants depending on the terms of their 
leases.  This is on the basis that such markets collectively would allow for such increase.  
 
Otherwise, the increased land tax liability will undoubtedly contribute to the ongoing exodus of frustrated 
investors in Queensland selling their properties in both the residential and commercial markets, which the 
REIQ is aware is already occurring and exacerbating the current crisis.   
 
Consequently, Queensland will be even more unappealing for vital investment that drives our economy.  
The groups afflicted by this Model will ultimately be the 36% of Queensland individuals and families that 
rent residential property, as well as the unascertainable quantity of small businesses and companies that 
rent retail and commercial property in the State.  

 
2 National Research Report “Voice of the Property Manager” MRI Solutions 2021 Edition, page 3 
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The Treasury also must not overlook the significant interstate migration which has occurred in Queensland 
over the last two years.  Recent market research shows that an estimated 30,939 persons migrated from 
other States and Territories of Australia to Queensland in the financial year ending June 20213.    
 
We expect the proposed changes will not only be problematic for those persons or entities who have 
purchased property in Queensland with property remaining in other States but will also deter future 
investment by these individuals and entities in Queensland. 
 
Relevantly, in the last financial year, the Queensland Revenue Office has collected close to $4 billion of 
transfer duty on Queensland property transactions which is 30% greater than the previous year and has 
doubled within the last decade.  In addition, over $1.5 billion of land tax has been collected from 
Queensland property sales in this financial year, being an increase of 8.4% from the last financial year and 
50% within a decade.4  This windfall was a product of circumstances unlinked to the Treasury and is 
attributable in large part to those persons who have migrated to Queensland and chosen to invest in 
Queensland.  It is disappointing that the Treasury is now seeking to penalise those who have vitally 
contributed State’s prosperity during some of or most challenging economic conditions.   
 
Fundamentally, the objective of land tax is to support State government services and infrastructure in 
Queensland.  It is irreconcilable that the Treasury expects to legitimately raise tax on the basis of value of 
property held outside of Queensland, for the purpose of funding infrastructure within Queensland.   
 
For this reason, we question the legal basis for the Model within Queensland’s constitutional framework.  
We are concerned that these proposed measures may trigger constitutional issues of whether Queensland 
can collect land tax that is directly related to the value of a property in another State.   There is no apparent 
consultation from a constitutional law authority to provide legal justification for the Model.  The Treasury’s 
failure to take such consultation or provide detail of same is in our view, entirely inadequate.  
 
The failure of the Treasury to consider or address the above crucial matters support our presumption that 
the Model has been given little forethought and is introduced carelessly.  
 
 
3. ASCERTAINING VALUE  
 
The Treasury briefly refers to the valuation of land process and superficially compares the Queensland 
valuation mechanism as “similar” to that of the other States and Territories.   
 
Although the relevant State and Territory mechanisms are somewhat similar, there are key differences 
which will make it extremely difficult and arduous to ascertain an accurate value of land at the appropriate 
time of assessment.   
 
In each State and Territory, land tax is calculated on the aggregate value of all land held in that jurisdiction 
less exempt or concessional land.  The relevant mechanisms are:  
 
 
 
 
 
 

 
3 Financial Review, ‘Aussies flock to Queensland at fastest pace in 20 years’, Mark Ludlow 5 January 2022, 
https://www.afr.com/policy/economy/aussies-flock-to-queensland-at-fastest-pace-in-20-years-20211221-
p59jdt#:~:text=Net%20interstate%20migration%20to%20Queensland,quarterly%20basis%20since%20December%202003 
4 Taxation Revenue, Australia, 2020-21 financial year | Australian Bureau of Statistics (abs.gov.au) 
 

https://www.afr.com/policy/economy/aussies-flock-to-queensland-at-fastest-pace-in-20-years-20211221-p59jdt#:%7E:text=Net%20interstate%20migration%20to%20Queensland,quarterly%20basis%20since%20December%202003
https://www.afr.com/policy/economy/aussies-flock-to-queensland-at-fastest-pace-in-20-years-20211221-p59jdt#:%7E:text=Net%20interstate%20migration%20to%20Queensland,quarterly%20basis%20since%20December%202003
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State / 

Territory  
Land Tax  

Assessment Date Land Valuation Date Taxable Value 

New South 
Wales5    
 

31 December The Valuer General determines 
land value in NSW on 1 July. 

Land value is the unimproved value of the land.  
The taxable value of each parcel is determined on 
the average value from the current year and the 
two past years.  
 
 

Victoria6 31 December The Valuer-General Victoria 
determines land value on 1 
January of the prior year. ie.  
2021 land tax is calculated on 
valuations given 1 January 2020. 

Site values calculated in the previous year are used 
for the calculation.  Site value is the unimproved 
land value.  

South 
Australia7 
 

30 June The Valuer-General determines 
the average percentage change 
in site values and the 
corresponding index value 
relevant to the adjustment of 
land tax thresholds as at 
midnight on 30 June. 

The site values of all taxable land in an ownership 
are combined and land tax is assessed on the total 
taxable value. The land tax is apportioned (or 
allocated) to each taxable parcel of land in the 
ownership. 

Australian 
Capital 
Territory8 

1 July, 1 October, 
1 January and 1 
April each year 

The appropriate rate of land for 
a parcel of land is calculated with 
reference to the rates as in force 
under the Rates Act 2004 (ACT) 
and the average unimproved 
value & fixed charge under the 
Taxation Administration Act 
1999 (ACT) as in force at the 
time of valuation. 

Land tax is calculated by a fixed and a valuation 
charge.  The total valuation charge for the year is 
calculated by applying a rating factor to the 
average unimproved value (AUV). The AUV is the 
average of the property’s unimproved value over a 
number of years.   

Western 
Australia9 

30 June The unimproved value of the 
land in Western Australia is 
determined by the Valuer-
General on at midnight on 30 
June. 

The total unimproved value of all land held by the 
same owners. The taxable value for land is the 
lesser of the current unimproved value of the land 
or 150% of the previous year’s unimproved value.  
 

Tasmania10 1 July The Office of the Valuer-General 
determines the land value in 
Tasmania on 1 July. 

The annual tax payable by the owner of land 
(classified as general land).   

 
In addition, each State and Territory have other property taxes which are imposed in combination with or 
ancillary to, land tax.   
 
In Victoria, if the home is located in inner and middle Melbourne and is vacant for more than six months in a 
calendar year, the capital improved value of the land is used to calculate vacant residential land tax.  There 
is also a trustee surcharge for land held on trust and absentee owner surcharge. 11    
 
In the Australian Capital Territory, land tax calculated for unit properties is different to residential houses. 
The valuation charge calculation for residential unit property has a rating factor applied to the AUV of the 
residential portion of the total unit complex.  This figure is then multiplied by the unit entitlement 
percentage, which is the percentage that a unit holds compared with the overall unit complex.12 

 
5 Land Tax Act 1956 (NSW), s34AL; https://www.revenue.nsw.gov.au/taxes-duties-levies-royalties/land-tax 
6Land Tax Act 2005 (VIC), s36; https://www.sro.vic.gov.au/land-tax 
7Land Tax Act 1936 (SA), s7; https://www.revenuesa.sa.gov.au/landtax/how-is-land-tax-assessed  
8Land Tax Act 2004 (ACT) ss 9, 27(3); https://www.revenue.act.gov.au/land-tax?result_1060955_result_page=2  
9Land Tax Assessment Act 2002 (WA) s 6; https://www.wa.gov.au/organisation/department-of-finance/land-tax  
10 Land Tax Act 2000 (TAS), ss 9, 11; https://www.sro.tas.gov.au/land-tax/rates-of-land-tax 
11 https://www.sro.vic.gov.au/land-tax  
12 https://www.revenue.act.gov.au/land-tax?result_1060955_result_page=2  

https://www.revenue.nsw.gov.au/taxes-duties-levies-royalties/land-tax
https://www.sro.vic.gov.au/land-tax
https://www.revenuesa.sa.gov.au/landtax/how-is-land-tax-assessed
https://www.revenue.act.gov.au/land-tax?result_1060955_result_page=2
https://www.wa.gov.au/organisation/department-of-finance/land-tax
https://www.sro.tas.gov.au/land-tax/rates-of-land-tax
https://www.sro.vic.gov.au/land-tax
https://www.revenue.act.gov.au/land-tax?result_1060955_result_page=2
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In Western Australia, if a landholder is liable to pay land tax, they may also be required to pay the 
metropolitan region improvement tax (MRIT).  Land tax and MRIT are calculated on the aggregated taxable 
value of all land held in the same ownership (excluding exempt land) at midnight on 30 June.13   
 
Although there is no land tax in the Northern Territory, 14 the effect of the Model will be that the value of 
land holdings in the Northern Territory will contribute to the total taxable value of property in Queensland.   
 
In review of the above mechanisms, it is clear that ascertaining a value of all Australian-held property as at 
30 June may not be as simple as the Treasury contends.  For States that value properties in January and 
July, it is arguable that the valuations will not be accurate for the purpose of a land tax assessment at 30 
June.    
 
It is not clear from the Discussion Paper how this will be dealt with.  The Treasury states that the value of 
land for a financial year will be the value as at the immediately preceding 30 June when the liability for land 
tax arises “which is known to or can be ascertained at the relevant time”.  There is no further detail about 
how the value may be ascertained and we consider this problematic because in some instances, property 
values given by the respective States and Territories may be relied on in the following financial year for the 
purpose of the Queensland assessment.  For example, if taxable value of a property in New South Wales is 
relied on for the purpose of an assessment in Queensland as at 30 June 2022, that property value was 
actually generated on 1 July 2021.   
 
The way taxable value is calculated is also incoherent between each State and Territory.  Most States and 
Territories ascertain the unimproved taxable value of land and then treat it in a specific way.  Some States 
average values to calculate a taxable value (including Queensland) and some do not apportion land tax 
between specific parcels of land.  We consider that if a taxable land value is being used by the Treasury to 
assess land tax in Queensland, there should be coherency as to how this is calculated for fairness and 
transparency. 
 
This is evidently impossible given how the relevant mechanisms and legislation operate independently in 
their own States and Territories and in line with their respective constitutional powers.   
 
 
 
4. THRESHOLDS AND TAX RATES  
 
Under the Model, the total value of the Australian-held property will be used to determine if the land tax 
threshold in Queensland is met.  It will also be used to determine the applicable rate of land tax which will 
be applied.  Land tax will then be calculated using that rate on the portion of the total value that is 
referrable to Queensland only.  
 
It is our view that this additional step to calculate land tax in Queensland is devoid of any purpose.   
 
As previously stated, the Treasury’s alleged intention to capture taxable land in other jurisdictions that they 
consider the Queensland landholder should be paying land tax for and are somehow ambiguously avoiding, 
are entirely baseless.   In any event, we do not consider the proposed framework of the Model will achieve 
the Treasury’s stated purpose.   
 
The Discussion Paper also notes that thresholds and land tax rate amounts are not within the scope of this 
consultation.   It is our view that these matters are highly relevant and should be considered to determine if 

 
13 https://www.wa.gov.au/organisation/department-of-finance/land-tax  
14 https://nt.gov.au/property/land/buying-and-selling-land/land-taxes#:~:text=Land%20tax,other%20Australian%20states%20or%20territories. 
 

https://www.wa.gov.au/organisation/department-of-finance/land-tax
https://nt.gov.au/property/land/buying-and-selling-land/land-taxes#:%7E:text=Land%20tax,other%20Australian%20states%20or%20territories


9 

 

the amount of land tax payable under the Model will be excessive.   
 
Queensland determines its land tax rate in a way unlike the other States and Territories.  The threshold for 
individuals is $600,000 and the threshold for companies and trusts is $350,000.  When calculating total 
taxable value, the value of land held for one trust is not added to the value of any other land held by a 
trustee of another trust, unless it is a cloned trust, or an individual or company. 
 
Individual land tax rates are:15  
 

Total taxable value Tax Rates 
$600,000–$999,999 $500 plus 1 cent for each $1 more than 

$600,000 
$1,000,000–$2,999,999 $4,500 plus 1.65 cents for each $1 more 

than $1,000,000 
$3,000,000–$4,999,999 $37,500 plus 1.25 cents for each $1 

more than $3,000,000 
$5,000,000–$9,999,999 $62,500 plus 1.75 cents for each $1 

more than $5,000,000 
$10,000,000 or more $150,000 plus 2.25 cents for each $1 

more than $10,000,000 
 
Companies and trusts land tax rates are:16  
 

Total taxable value Rate of tax 
$350,000–$2,249,999 $1,450 plus 1.7 cents for each $1 

more than $350,000 
$2,250,000–$4,999,999 $33,750 plus 1.5 cents for each $1 

more than $2,250,000 
$5,000,000–$9,999,999 $75,000 plus 2.25 cents for each $1 

more than $5,000,000 
$10,000,000 or more $187,500 plus 2.75 cents for each 

$1 more than $10,000,000 
 
If the landholder is a foreign company or trustee of a foreign trust in Queensland, a surcharge of 2% applies 
in addition to these land tax rates.17   It is not clear how this would apply under the Model.  This should be 
considered further given that parties that are not subject to similar tax in their States will be unprepared 
how this may apply.  
 
The Discussion Paper refers to an example of how the Model will apply to a landholder with property in 
New South Wales and in Queensland.  We consider this example is too simplistic to reflect the scope of the 
Model and current market conditions.  If two non-exempt properties are held by a party, it is very likely that 
the value will exceed $1,000,000.  
 
As a more realistic example, if an individual held $1,500,000 of non-exempt land over different jurisdictions, 
they would pay the following amounts of land tax: 
 
 
 
 

 
15 Land Tax Act 2010 (QLD), Schedule 1 
16 Land Tax Act 2010 (QLD), Schedule 2, Part 1 
17 Land Tax Act 2010 (QLD), Schedule 2, Part 2; https://www.qld.gov.au/environment/land/tax/calculation/companies 
 

https://www.qld.gov.au/environment/land/tax/owner/foreign-companies
https://www.qld.gov.au/environment/land/tax/calculation/companies
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Property holdings example Total land tax payable - 
$1,500,00.00  

Total land tax payable - 
$750,000.00 

Land in Queensland  $12,750.00 $2,000.00 
Land in New South Wales $10,948.00 $0.00 
Land in Victoria $6,975.00 $1,725.00 
Land in Tasmania $18,475.00 $7,225.00 
Land in Western Australia $7,930.00 $1,755.00 
Land in Australian Capital Territory $10,056.75 $5,205.75 
Land in South Australia $13,940.00 $1,340.00 
Land in Northern Territory $0.00 $0.00 

 
Under the current framework, if a landholder holds $1,500,000 of land in Queensland, they will pay 
$12,750.00.   

If a landholder holds $1,500,000 of land, being $750,000 in Queensland and $750,000 in another State, 
they will pay $2,000 for their Queensland property and the relevant amount payable for the other State or 
Territory (e.g.  for New South Wales it would be Nil but for Tasmania, it would be $7,225.00 and the 
landholder would pay a total of $9,225.00).   
 
Under the new Model, if a landholder holds $1,500,000 of land being $750,000 in Queensland and 
$750,000 in another State, they will pay $6,958.50 of land tax for their Queensland property and the 
relevant amount payable for the other State or Territory (e.g. for New South Wales, it would be Nil but for 
Tasmania it would be $7,225.00 and the landholder would pay a total of $14,183.50).  
 
Given that land tax is still payable for the portion of property held in the other relevant States, it is not the 
case as suggested in the Discussion Paper, that landholder doesn’t pay sufficient land tax on interstate 
landholdings.   
 
For comparison, the current land tax rates in all jurisdictions are:  
 

1. New South Wales  
 

Land tax is calculated:18  
• at a land tax rate of $100 plus 1.6% of land value above $822,000 
• at a land tax rate of $67,364 plus 2% of land value above $5,026,000 

 
2. Victoria  

 
• Land tax rates: 19 

Total taxable value of land 
holdings less exempt land Land tax payable 

$300,000 - $600,000 $375 plus 0.2% of amount > $300,000 
$600,000 - $1,000,000 $975 plus 0.5% of amount > $600,000 
$1,000,000 - $1,800,000 $2975 plus 0.8% of amount > $1,000,000 
$1,800,000 - $3,000,000 $9375 plus 1.55% of amount > $1,800,000 
$3,000,000 or over $27,975 plus 2.55% of amount > $3,000,000 

 
• Land tax trust surcharge rates:  

Total taxable value of land 
holdings 

Land tax payable 

 
18 Land Tax Act 1956 (NSW), Schedule 13; https://www.revenue.nsw.gov.au/taxes-duties-levies-royalties/land-tax/exemptions-and-concessions  
19 Land Tax Act 2005 (VIC), Schedule 1; Land tax current rates | State Revenue Office (sro.vic.gov.au) 
 

https://www.revenue.nsw.gov.au/taxes-duties-levies-royalties/land-tax/exemptions-and-concessions
https://www.sro.vic.gov.au/land-tax-current-rates
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$25,000 to < $250,000 $82 plus 0.375% of amount > $25,000 
$250,000 to < $600,000 $926 plus 0.575% of amount > $250,000 
$600,000 to < $1,000,000 $2938 plus 0.875% of amount > $600,000 
$1,000,000 to < $1,800,000 $6438 plus 1.175% of amount > $1,000,000 
$1,800,000 to < $3,000,000 $15,838 plus 1.0114%* of amount > 

$1,800,000 
$3,000,000 and over $27,975 plus 2.55%** of amount > $3,000,000 

 
• Vacant residential land tax is calculated by applying the tax rate of 1% to the capital 

improved value of your vacant property. 
 

3. South Australia 
 

• General land tax rates:20 
Total Taxable Site Value Amount of Tax 

Exceeds $482,000 but not 
$774,000 

$0.50 for every $100 or part of $100 above 
$482,000 

Exceeds $774,000 but not 
$1,126,000 

$1,460 plus $1.25 for every $100 or part of 
$100 above $774,000 

Exceeds $1,126,000 but not 
$1,350,000 

$5,860 plus $2.00 for every $100 or part of 
$100 above $1,126,000 

Exceeds $1,350,000 $10,340 plus $2.40 for every $100 or part of 
$100 above $1,350,000 

 
• Trust land tax surcharge rates: 

Total Taxable Site Value Amount of Tax 
Exceeds $25,000 but not 
$482,000 

$125 plus $0.50 for every $100 or part of 
$100 above $25,000 

Exceeds $482,000 but not 
$774,000 

$2,410 plus $1.00 for every $100 or part of 
$100 above $482,000 

Exceeds $774,000 but not 
$1,126,000 

$5,330 plus $1.75 for every $100 or part of 
$100 above $774,000 

Exceeds $1,126,000 but not 
$1,350,000 

$11,490 plus $2.40 for every $100 or part of 
$100 above $1,126,000 

Exceeds $1,350,000 $16,866 plus $2.40 for every $100 or part of 
$100 above $1,350,000 

 
4. Australian Capital Territory  

 
• Marginal rates that apply to land AUV:21 

AUV Percentage (%) 
Up to $150,000 0.54% of the AUV of the property 

From $150,000 to $275,000 $810 plus 0.64% of the part of the AUV that is 
more than $150,000 

From $275,001 to $2,000,000 $1,610 plus 1.12% of the part of the AUV that is 
more than $275,000 

$2,000,000 and higher $20,930 plus 1.14% of the part of the AUV that is 
more than $2,000,000 

This figure is then divided into quarters. The amount for each quarter depends on the 
number of days in the quarter. 

 
20 Land Tax Act 1936 (SA), Schedule 1 Part 2; https://www.revenuesa.sa.gov.au/landtax/rates-and-thresholds  
21 Taxation Administration Act 1999 (ACT), s139; https://www.revenue.act.gov.au/land-tax?result_1060955_result_page=2 

https://www.revenuesa.sa.gov.au/landtax/rates-and-thresholds
https://www.revenue.act.gov.au/land-tax?result_1060955_result_page=2


12 

 

 
5. Western Australia  

 
• Land tax rates: 22 

Aggregated taxable value of 
land Rate of land tax 

$300,001 - $420,000 Flat rate of $300 

$420,000 - $1,000,000 $300 + 0.25 cent for each $1 in excess of 
$420,000 

$1,000,000 - $1,800,000 $1,750 + 0.90 cent for each $1 in excess of 
$1,000,000 

$1,800,000 - $5,000,000 $8,950 + 1.80 cents for each $1 in excess of 
$1,800,000 

$5,000,000 - $11,000,000 $66,550 + 2.00 cents for each $1 in excess of 
$5,000,000 

$11,000,000 + $186,550 + 2.67 cents for each $1 in excess of 
$11,000,000 

 
6. Tasmania  

 
• Land tax rates:23 

Total Land Value Current Tax Scale 

$50 000 - $399 999.99 $50 plus 0.55% of value above $50 000 

$400 000 and above $1 975.00 plus 1.5% of value above $400 000 
 
 
 
5. EXEMPTIONS 
  
The Discussion Paper states it is the Treasury’s intention that land tax exemptions applicable in Queensland 
under the Land Tax Act 2010  (Qld) will generally apply to interstate land in the same way as Queensland 
land, with some exemptions to only be valid for Queensland property where they are directly relevant.   
 
It is our view that it is unfair and impractical to impose exemptions on land that are not congruent with the 
exemptions in their own jurisdictions.   Landholders are typically responsible to seek the appropriate 
exemptions for land tax.  It is inequitable and impractical for landholders to incur the costs and the 
administrative burden of assessing whether the relevant exemptions under the Land Tax Act 2010 (Qld) 
apply to land held in jurisdictions outside of Queensland.  
 
For comparison, the exemptions available in other jurisdictions include:24  

 
22 Land Tax Assessment Act 2002 (WA); https://www.wa.gov.au/organisation/department-of-finance/land-tax  
23 Land Tax Rating Act 2000 (ACT) Schedule 1; https://www.sro.tas.gov.au/land-tax/rates-of-land-tax 
24 Land tax exemptions | State Revenue Office (sro.vic.gov.au), https://www.revenue.nsw.gov.au/taxes-duties-levies-royalties/land-tax/exemptions-
and-concessions, https://www.revenuesa.sa.gov.au/landtax/LTExemptions, https://www.wa.gov.au/service/financial-management/taxation-and-
duty/apply-land-tax-exemption https://www.sro.tas.gov.au/land-tax/land-classifications/principal-residence-land 
 
 

https://www.wa.gov.au/organisation/department-of-finance/land-tax
https://www.sro.tas.gov.au/land-tax/rates-of-land-tax
https://www.sro.vic.gov.au/landtaxexemptions
https://www.revenue.nsw.gov.au/taxes-duties-levies-royalties/land-tax/exemptions-and-concessions
https://www.revenue.nsw.gov.au/taxes-duties-levies-royalties/land-tax/exemptions-and-concessions
https://www.revenuesa.sa.gov.au/landtax/LTExemptions
https://www.wa.gov.au/service/financial-management/taxation-and-duty/apply-land-tax-exemption
https://www.wa.gov.au/service/financial-management/taxation-and-duty/apply-land-tax-exemption
https://www.sro.tas.gov.au/land-tax/land-classifications/principal-residence-land
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Exemption State or Territory 

Principal place of residence New South Wales – exemptions vary for moving properties 
assessed on 31 December  
Victoria – with strict trustee & beneficiary eligibility 
requirements  
South Australia 
Australian Capital Territory – with strict requirements  
Western Australia  
Tasmania – if owner of at least a 50 per cent or more 
interest in the land or related person 

Primary production land New South Wales 
Victoria  
South Australia 
Western Australia 
Tasmania 

Approved community housing New South Wales 
Victoria – with limitations  
South Australia  
Australian Capital Territory 

Residential and caravan parks New South Wales 
Victoria 

Non-profit organisation, including a charity, 
an educational institution and a religious 
organisation 
 

New South Wales 
Victoria – with limitations  
South Australia – with limitations  
Australian Capital Territory 
Western Australia – strict limitations  

Retirement villages, nursing homes and aged 
care establishments 

New South Wales 
Victoria  
South Australia 
Australian Capital Territory 

Childcare centres New South Wales 
Societies, Clubs and Associations New South Wales 

Victoria  
Municipal and public land, public statutory 
authority  

Victoria 

Armed services personnel  Victoria 
Health Centres and services that are not 
operated businesses 

Victoria 

Heritage land agreement South Australia 
A home that is unfit for occupation as a 
place of residence 

Australian Capital Territory  

Nil or nominal rent arrangement with the 
person living at the property 

Australian Capital Territory  

Rural land Australian Capital Territory  
Subdivided residential land Western Australia 

  
In addition to exemptions, there are concessions available in each State and Territory:  
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Concession / partial exemption State or Territory 
Building or renovating  
 

New South Wales 
South Australia  
Western Australia  

Living away from home New South Wales 
Deceased estates New South Wales 

South Australia 
Australian Capital Territory 
Tasmania 

Renting out a portion of your home New South Wales  
Mixed use properties   New South Wales  
Using your home for a business New South Wales  
Homeowner has moved into residential care South Australia 
Residential home has been destroyed or rendered 
uninhabitable 

South Australia 

Developing property for affordable community 
housing 

South Australia 

Loss of independence resulting in homeowner 
moving out 

Australian Capital Territory 

Land is subject to fire, flood or a similar disaster Tasmania  
 

Australian Capital Territory exemptions do not apply to properties owned by corporations and trusts. 
 
In Queensland, the exemptions are limited to: 25 

• Principal place of residence – for eligible individuals and trustees only 
• Transitional home exemption if you became the owner of a property in the financial year that you 

will move into within that financial year, occupied either home on 30 June and did not receive 
income from the other – for eligible individuals and trustees only 

• Primary production exemption if all or part of the land is used solely for business of primary 
production (noting this is not available to landholders with foreign ownership) 

• For moveable dwelling parks – if eligibility criteria are met  
• Charitable institution for land they own that is mainly used for an exempt purpose 
• Vacant land purchased to use for an exempt purpose within three years of purchase 
• Land used as location for aged care facility 
• Land used for premises or facilities for residents of a retirement village 
• Land used for a supported accommodation service accredited at level 3 under the Residential 

Services (Accreditation) Act 2002. 
• Not-for-profit society, club or association which occupy a building on land that it owns or is held in 

trust for them. 
 
The exemptions in Queensland are uniquely characterised and may impose stricter requirements for 
eligibility on the landholder.  It is possible that land held outside Queensland under a historical structure may 
be inadvertently disqualified as being exempt. 
 

 
 
 
 

 
25 Land Tax Act 2010 (QLD), Part 6, Subdivision 3; https://www.qld.gov.au/environment/land/tax/exempt/exemptions  

https://www.qld.gov.au/environment/land/tax/exempt/exemptions
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6._JOINT OWNERSHIP AND COMPLEX STRUCTURES  
 
The Discussion Paper is silent on how joint holdings and complex structures will be addressed in the Model.  
We consider this is a salient issue given the prominence of interstate landholdings being held by joint 
parties, in company or trust structures varying in sophistication. 
 
Generally, the States and Territories assess land tax in a similar manner for joint owners, being that an 
individual land tax assessment and a joint holding land tax assessment is completed and tax paid for the 
joint holding can be offset against the individual (or vice versa) assessment so that the landholder does not 
pay double tax for the same property.  Importantly, if land value subject to an individual assessment does 
not meet the threshold for that assessment, land tax paid pursuant to a joint holding assessment cannot be 
offset against or deducted from the other assessment in some States. 26   
 
In Tasmania, land holdings of grouped companies are aggregated to determine the amount of land tax 
payable by the group.  The inclusion of company grouping provisions ensures that related companies pay an 
amount of land tax determined by the value of their total land holding.27 
 
Failing to address and clarify this issue could have further consequences for landholders. 
 
 
 
7._CONCLUSION   
 
It is distressing that the Treasury intends to implement the Model for the 2022-2023 financial year, 
meaning that the first date of liability will be 30 June 2022.    
 
We presume the Treasury has taken its position to introduce the Model to target high income individuals 
and company structures that may be evading tax liabilities however, we believe the Model will instead 
capture middle-income earners, families and small businesses that make up a sizeable portion of property 
owners and investors in Queensland.  There should be further consultation to address the ramifications that 
the Model may have to different groups of investors.  
 
As noted, a Model such as this is unprecedented in Australia.  There is no other State or Territory in 
Australia which assesses land tax with consideration to the value of land outside of the relevant State or 
Territory.  We expect this is due to the significant legal complexities relating to taxation and constitutional 
powers of the Government.   
 
Our greatest concern is the haste under which this Model is being introduced by the Treasury and the 
apparent abandonment of due process.  
 
Although the Model was announced in December 2021, no consultation was taken until the Discussion 
Paper was released on 6 May 2022 to relevant stakeholders.  A mere 9 business days was the allowable 
time to review and provide a submission in response to the Discussion Paper.  This time limit was drastically 
inadequate given the complexity of these issues.  
 
There appears to be limited genuine interest in obtaining and considering feedback from stakeholders.  The 
consultation process appears to be a necessary administrative requirement that is being complied with a 
pre-determined outcome.  Given the seriousness of these proposed changes on the Queensland economy, 
investors and tenants, it is extremely disappointing and highly concerning.   

 
26 https://www.sro.vic.gov.au/joint-owners, https://www.revenuesa.sa.gov.au/landtax/how-is-land-tax-assessed 
27 https://www.sro.tas.gov.au/land-tax/company-grouping 
 

https://www.sro.vic.gov.au/joint-owners
https://www.revenuesa.sa.gov.au/landtax/how-is-land-tax-assessed
https://www.sro.tas.gov.au/land-tax/company-grouping
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We strongly recommend the Treasury postpone the introduction of the Model to obtain proper legal and 
taxation advice on these matters from suitably qualified stakeholders, specifically with respect to the 
fundamental issues outlined in this Submission.    
 


