
Appendix A: ACT Taxation Review 

1. Stamp Duty Reform Options: Distributional Analysis for the ACT Taxation Review. 

Prepared by Ben Phillips, NATSEM. 

During ACT Taxation Review, NATSEM was engaged to model the distributional impacts of 
ACT property tax system and compare these with a number of alternative regimes. The 
report analyses the impact of a reduction or elimination of stamp duty combined with 
increases in general rates to offset any potential loss in revenue. 

2. A Framework for the setting of taxes in the ACT. Prepared by Professor Des Nicholls, 

ANU. 

A Framework for the settings of taxes in the ACT was prepared by Professor Des Nicholls. 

This report proposed a framework for setting taxes in the ACT encompassing the principles 

of efficiency, equity, simplicity, transparency and sustainability. The framework includes the 

proposed broadening of the application of land tax to apply to all residential dwellings. 

3. ACT Taxation Review: Appendix H: Specifications of i-STAR model 

ACT Treasury commissioned a regional economic model to support the analysis which is 
known as ACT i-STAR. This excerpt from the review report details the specification of the 
model. 

4. ACT Taxation Review: Option 1: Levy a broad-based land tax on all new property 

transactions (page 141) 

This model analyses the revenue impact of abolishing conveyance duty immediately and 

applying a land tax on only new property transactions after the policy change. This means a 

broad-based land tax is levied when a property transacts next time. The transition period is 

assumed to be over 20 years. 

To capture the whole transition period, Table 4 illustrates conveyance revenue paths under 

the base model and Option 1 over a 25-year period. 

5. ACT Taxation Review: Option 2a: Reduce conveyance duty rates and maintain nominal 

revenue (page 142-145) 

Under Option 2a, conveyance duty rates would be reduced, but residential conveyance 

revenue would remain at the same level, given the effects of changes in property values and 

total transactions. The conveyance duty rates would be gradually adjusted to increase 

progressivity over a 10 year timeframe. 
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The analysis was performed on the unit record transaction data from Territory Revenue 

System {TRS} and ACTPLA system. The attached charts {3-5} and tables (2-3} are the 

summary results from the analysis. 

6. ACT Taxation Review: Option 2b: Abolish conveyance duty rates over the reform period 

of 10 years (page 146-148). 

Under Option 2b, conveyance duty would be completely abolished at the end of the 10 year 

period. The conveyance revenue received by each property value quintile would be reduced 

significantly over the transition period. 

The analysis was performed on the unit record data. The attached charts (7-9} and tables 

{4-5} are the summary results. 

7. ACT Taxation Review: Stamp Duty scenarios (overview of options included in Tax 

Review) 

Table 6 provides an overview of the long-run assumptions and aggregate level analysis of 

Option 2 and Option 3 in the Tax Review paper. This model shows the initial idea when the 

tax reform system was designed. The final reform options were modelled based on the 

observed transactions in 2010-11, and this model provided a quick check of those detailed 

analysis. 
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ACT Tax Review: Conveyance duty Option 1 - Levy a broad-based land tax on all new proerpty transactions 

Table 1: Option 1- levy a broad based land tax on all new property transactions 

growth discount rate 

0.045349886 0.06 

Base Year Year 1 Year 2 Year3 Year4 Years Year6 Year7 Year 8 Year9 Year 10 Year 11 Year12 Year 13 Year 14 Year 15 Year 16 Yea r 17 Year 18 Year 19 Year 20 Year 21 Year22 Year 23 Year24 Year 25 

revenue 230,000 240,430 251,334 262,732 274,647 287,102 300,122 313,733 327,960 342,833 358,381 374,633 391,623 409,383 427,948 447,356 467,643 488,851 511,020 534,195 558,421 583,745 610,218 637,891 666,819 697,059 

transactions 12,000 12,120 12,241 12,364 12,487 12,612 12,738 12,866 12,994 13,124 13,255 13,388 13,522 13,657 13,794 13,932 14,071 14,212 14,354 14,497 14,642 14,789 14,937 15,086 15,237 15,389 

average sd 19,167 19,837 20,532 21,250 21,994 22,764 23,561 24,385 25,239 26,122 27,036 27,983 28,962 29,976 31,025 32,111 33,235 34,398 35,602 36,848 38,138 39,472 40,854 42,284 43,764 45,295 

land tax payable 1,150 1,190 1,232 1,275 1,320 1,366 1,414 1,463 1,514 1,567 1,622 1,679 1,738 1,799 1,861 1,927 1,994 2,064 2,136 2,211 2,288 2,368 2,451 2,537 2,626 2,718 

Land Tax Reve nue 13,800 14,283 14, 783 15,300 15,836 16,390 16,964 17,557 18,172 18,808 19,466 20,148 20,853 21,583 22,338 23,120 23,929 24,767 25,633 26,531 27,459 28,420 29,415 30,444 31,510 32,613 

14,426 14,931 15,453 15,994 16,554 17,133 17,733 18,354 18,996 19,661 20,349 21,061 21,798 22,561 23,351 24,168 25,014 25,890 26,796 27,734 28,704 29,709 30,749 31,825 32,939 

15080.03811 15,608 16,154 16,720 17,305 17,910 18,537 19,186 19,858 20,553 21,272 22,016 22,787 23,585 24,410 25,264 26,149 27,064 28,011 28,991 30,006 31,056 32,143 33,268 

15763.91613 16,316 16,887 17,478 18,089 18,723 19,378 20,056 20, 758 21,485 22,237 23,015 23,820 24,654 25,517 26,410 27,334 28,291 29,281 30,306 31,367 32,465 33,601 

16,479 17,056 17,653 18,270 18,910 19,572 20,257 20,966 21,699 22,459 23,245 24,059 24,901 25,772 26,674 27,608 28,574 29,574 30,609 31,681 32,789 33,937 

17,226 17,829 18,453 19,099 19, 767 20,459 21,175 21,916 22,684 23,477 24,299 25,150 26,030 26,941 27,884 28,860 29,870 30,915 31,997 33,117 34,276 

18,007 18,638 19,290 19,965 20,664 21,387 22,136 22,910 23,712 24,542 25,401 26,290 27,210 28,163 29,148 30,169 31,224 32,317 33,448 34,619 

18,824 19,483 20,165 20,870 21,601 22,357 23,139 23,949 24,788 25,655 26,553 27,482 28,444 29,440 30,470 31,537 32,640 33,783 34,965 

19,678 20,366 21,079 21,817 22,581 23,371 24,189 25,035 25,912 26,819 27,757 28, 729 29, 734 30, 775 31,852 32,967 34,121 35,315 

20,570 21,290 22,035 22,806 23,605 24,431 25,286 26,171 27,087 28,035 29,016 30,032 31,083 32,171 33,297 34,462 35,668 

21,503 22,255 23,034 23,841 24,675 25,539 26,432 27,358 28,315 29,306 30,332 31,393 32,492 33,629 34,807 36,025 

22,478 23,265 24,079 24,922 25, 794 26,697 27,631 28,598 29,599 30,635 31, 707 32,817 33,966 35,155 36,385 

23,497 24,320 25,171 26,052 26,964 27,908 28,884 29,895 30,942 32,024 33,145 34,305 35,506 36,749 

24,563 25,423 26,312 27,233 28,187 29,173 30,194 31,251 32,345 33,477 34,648 35,861 37,116 

25,677 26,576 27,506 28,468 29,465 30,496 31,563 32,668 33,812 34,995 36,220 37,487 

26,841 27,781 28,753 29,759 30,801 31,879 32,995 34,150 35,345 36,582 37,862 

28,059 29,041 30,057 31,109 32,198 33,325 34,491 35,698 36,948 38,241 

29,331 30,358 31,420 32,520 33,658 34,836 36,055 37,317 38,623 

30,661 31, 734 32,845 33,995 35,184 36,416 37,690 39,010 

32,052 33,173 34,335 35,536 36,780 38,067 39,400 

33,505 34,678 35,892 37,148 38,448 39,794 

35,025 36,251 37,519 38,832 40,192 

36,613 37,895 39,221 40,594 

38,273 39,613 40,999 

40,009 41,409 

41,824 

13,800 14,283 14, 783 15,300 15,836 16,390 16,964 17,557 18,172 18,808 19,466 20,148 20,853 21,583 22,338 23,120 23,929 24,767 25,633 26,531 27,459 28,420 29,415 30,444 31,510 32,613 

13560.27873 14,035 14,526 15,035 15,561 16,105 16,669 17,252 17,856 18,481 19,128 19,798 20,491 21,208 21,950 22,718 23,513 24,336 25,188 26,070 26,982 27,926 28,904 29,916 30,963 

14175.23583 14,671 15,185 15,716 16,266 16,836 17,425 18,035 18,666 19,319 19,996 20,695 21,420 22,169 22,945 23,748 24,580 25,440 26,330 27,252 28,206 29,193 30,215 31,272 

14,818 15,337 15,873 16,429 17,004 17,599 18,215 18,853 19,513 20,196 20,902 21,634 22,391 23,175 23,986 24,825 25,694 26,594 27,524 28,488 29,485 30,517 31,585 

15,490 16,032 16,593 17,174 17,775 18,397 19,041 19,708 20,397 21,111 21,850 22,615 23,407 24,226 25,074 25,951 26,860 27,800 28,773 29,780 30,822 31,901 

16,193 16,759 17,346 17,953 18,581 19,232 19,905 20,601 21,322 22,069 22,841 23,641 24,468 25,324 26,211 27,128 28,078 29,060 30,077 31,130 32,220 

16,927 17,519 18,133 18,767 19,424 20,104 20,807 21,536 22,289 23,070 23,877 24,713 25,578 26,473 27,399 28,358 29,351 30,378 31,442 32,542 

17,695 18,314 18,955 19,618 20,305 21,016 21,751 22,512 23,300 24,116 24,960 25,833 26,738 27,673 28,642 29,644 30,682 31,756 32,867 

18,497 19,144 19,814 20,508 21,226 21,969 22,737 23,533 24,357 25,209 26,092 27,005 27,950 28,928 29,941 30,989 32,073 33,196 

19,336 20,013 20, 713 21,438 22,188 22,965 23,769 24,601 25,462 26,353 27,275 28,230 29,218 30,240 31,299 32,394 33,528 

20,213 20,920 21,652 22,410 23,195 24,006 24,847 25,716 26,616 27,548 28,512 29,510 30,543 31,612 32,718 33,863 

21,129 21,869 22,634 23,426 24,246 25,095 25,973 26,882 27,823 28,797 29,805 30,848 31,928 33,045 34,202 

22,088 22,861 23,661 24,489 25,346 26,233 27,151 28,102 29,085 30,103 31,157 32,247 33,376 34,544 

23,089 23,897 24,734 25,599 26,495 27,423 28,383 29,376 30,404 31,468 32,570 33,710 34,889 

24,136 24,981 25,855 26,760 27,697 28,666 29,670 30, 708 31,783 32,895 34,047 35,238 

25,231 26,114 27,028 27,974 28,953 29,966 31,015 32,101 33,224 34,387 35,591 

26,375 27,298 28,254 29,243 30,266 31,325 32,422 33,556 34,731 35,947 

27,571 28,536 29,535 30,569 31,639 32,746 33,892 35,078 36,306 

28,822 29,830 30,874 31,955 33,073 34,231 35,429 36,669 

30,129 31,183 32,274 33,404 34,573 35,783 37,036 

31,495 32,597 33,738 34,919 36,141 37,406 

32,923 34,076 35,268 36,503 37,780 

34,416 35,621 36,868 38,158 

35,977 37,236 38,540 

Total 13,800 27,843 42,993 59,316 76,882 95,765 116,044 137,800 161,120 186,095 212,821 241,399 271,936 304,543 339,338 376,446 415,996 458,127 502,983 550,716 601,486 655,462 712,819 773,745 838,434 907,094 

Difference 216,200 212,587 208,341 203,416 197,765 191,337 184,078 175,932 166,840 156,738 145,560 133,234 119,687 104,840 88,610 70,910 51,647 30,724 8,037 (16,521) (43,066) (71,717) (102,601) (135,854) (171,615) (210,034) 



n 
::::r 

($'OOO's) 

,_, 
0 "' 0 

w 
0 ""' 0 

ln 
0 

0 0 0 0 0 a a a a a 
0 0 0 0 0 

0 0 0 0 0 0 

..., 
0 
0 a 
0 
0 

0 
0 "' a 
0 
0 

00 
0 
0 a 
0 
0 

<D 
0 
0 a 
0 
0 

I 

I 


Base Year 

Year 1 

;""' 
0 

0 

0 
a 
0 

0 


I 
I 
I 

I 

;::. 
!':' 
"' 
)> 
n 
-I 
r+ 

)( "' ... 
11>:::. 
11> 
:E 
' n 

0 
::I 
<
11> 
< 
::I "' n 
11> 
c.. 
c: 
r+ 
< 
0 

"C 
r+
Ci' 
::I ... 
... 
11> 
<
11> 
::I 
c: 
11> 
0 
< 
11>... 
"' 
U1"" 
<
11> 

..."' 
"C 

!!lc;· 
c.. 

!

0 

~ 
Q) 

I!> 
rD "' < 
rD 
:::> 
c: 
rD 

ii'
I 
g·
:::> 

';"' 

l;;" 
:::> 

'.:; 
Q) 
x 

rD "' < 
rD 
:::> 
c: 
rD 

Year 2 

Year 3 

Year4 

Year 5 

Year 6 

Year 7 

Year 8 

Year 9 

Year 10 

Year 11 

Year 12 

Year 13 

Year 14 

Year 15 

Year 16 

Year 17 

Year 18 

Year 19 

Year 20 

Year 21 

Year 22 

Year 23 

Year 24 

Year 25 

~ 



ACT Taxation Review: Conveyance duty Option 2 - Scenario 2a: Reduce conveyance duty rates and maintain nominal revenue {page 142-145) 

,' Table 2: Conveyance duty Scenario 2a - duty rates Chart 2: Conveyance duty Scenario 2a - effective duty rates 

Thresholds($) Current Year 5 Year 10 

up to 100,000 2.00% 1.75% 1.25% 

100,001 to 200,000 3.50% 1.75% 1.25% 

200,001 to 300,000 4.00% 2.75% 1.50% 

300,001 to 500,000 5.50% 4.00% 2.50% 

500,001 to 750,000 5.75% 5.00% 3.75% 

750,001 to 1,000,000 5.75% 5.25% 

1,000,001 and over 6.75% 7.00% 7.25% 

Revenue($ million) 230 230 230 

Chart 3: Conveyance duty Scenario 2a - cumulative distribution of Conveyance Revenue 
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Chart 5: Conveyance duty Scenario 2a - Proportion of tax collected from each property price quintile 
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Chart 4: Conveyance duty Scenario 2a - Revenue in the forward ten years 
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Table 3: Conveyance duty Scenario 2a - proportionof tax collected from each quintile 
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1st 

Base year 

7.0% 

Years 

6.2% 

Year 10 

5.5% 

2nd 13.1% 12.2% 10.6% 

3rd 17.4% 16.2% 14.9% 

4th 22.0% 21.4% 20.0% 

5th 40.6% 44.0% 49.1% 



ACT Taxation Review : Conveyance duty Option 2 - Scenario 2b Abolish conveyance duty 

? Table 4: Conveyance duty Scenario 2b - duty rates Chart 6: Conve ance dut Scenario 2b - effective dut rates 

Thresholds ($) Current Year 5 Year 10 

up to 100,000 2.00% 1.00% 0% 

100,001 to 200,000 3.50% 1.00% 0% 

200,001 to 300,000 4.00% 1.50% 0% 

300,001 to 500,000 5.50% 2.50% 0% 

500,001 to 750,000 5.75% 3.25% 0% 

750,001 to 1,000,000 4.00% 0% 

1,000,001 and over 6.75% 5.25% 0% 

Revenue ($'million) 230 143 0 

6% 

5% 

!!l 
4% 

~ 
~ 3% 
::J,, 
c. 
E 2% 
~ 
"' "' 1%> 
~ 
~ 0%w 

0 500000 1000000 1500000 

Property Value 

- Base year - year 5 - Year 10 

Chart 7: Conveyance duty Scenario 2b - cumulative distribution of conveyance revenue Chart 8: Conveyance duty Scenario 2b - Revenue in the forward ten years 
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Chart 9: Conveyance duty Scenario 2b - Proportion of tax collected from each quintile 
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1st 2nd 3rd 4th 5th 

Property value quintile 
Base year 11 Year5 11 Year10 

Proportion Base year Year 5 Year 10 

1st 7.0% 5.7% 0.0% 

2nd 13.1% 11.5% 0.0% 

3rd 17.4% 15.5% 0.0% 

4th 22.0% 20.9% 0.0% 

5th 40.6% 46.4% 0.0% 



Table 6: An overview of conveyance duty Scenarios 

Parameters 

Property Value Growth 3.5% 

Transaction Growth 1.0% 

Household Formation 1.4% 

Population Growth 1.3% 

Growth in Households 2.7% 

Wage Price Index 4.5% 

Base Projections Base Year Year 5 Year 10 

Total Transactions 14,300 15,029 15,796 

Total Value ($'000) 6,742,080 8,415,938 10,505,365 

Value per Transaction ($'000) 471 560 665 

Total Duty ($'000) 230,000 287,102 358,381 

Tax per Transaction ($'000) 16.1 19.l 22.7 

Average Tax Rate 3.4% 3.4% 3.4% 

Number of Households 132,000 150,942 172,603 

Average General Rates($) 1,303 1,624 2,024 

Average Household Income($) 104,000 129,603 161,509 

Scenario 2a: Maintain Nominal Revenue 

Total Duty 230,000 230,000 230,000 

Tax per Transaction 16.1 15.3 14.6 

Average Tax Rate 3.4% 2.7% 2.2% 

Revenue Foregone 0 57,102 128,381 

Total Transactions 0 15,563 16,784 

Stimulated Revenue 0 8,159 14,389 

Revenue Replacement 0 48,943 113,992 

Replacement Cost per Household 0 324 660 

Average Household Rates 1,303 1,948 2,684 

Rates Relative to Income 1.3% 1.5% 1.7% 

Scenario 2b: Abolish conveyance duty 

Total Duty ($'000) 230,000 143,551 0 

Tax per Transaction 16.1 9.6 0.0 

Average Tax Rate 3.4% 1.7% 0.0% 

Revenue Foregone 0 143,551 358,381 

Total Transactions 0 16,210 18,166 

Stimulated Transactions Modelling 

Base Year Year 5 Year 10 

Duty to Income Ratio 0.155 0.118 0.090 

Change in Duty to lncomi - 23.6% 41.7% 

Base Transaction to Stoel 0.108 0.100 0.092 

Change in Transactions tc - 3.5% 6.3% 

Stimulated Transactions - 533 988 

Stimulated Transactions Modelling 

Base Year Year 5 Year 10 

Duty to Income Ratio 0.155 0.074 0.000 

Change in Duty to lncomi - 52.3% 100.0% 

Base Transaction to Stoel 0.108 0.100 0.092 

Change in Transactions tc - 7.9% 15.0% 

Stimulated Revenue 0 11,272 0 Stimulated Transactions - 1,180 2,369 

Revenue Replacement 0 132,279 358,381 

Replacement Cost per Household 0 876 2,076 

Average Household Rates 1,303 2,500 4,100 

Rates Relative to Income 1.3% 1.9% 2.5% 

Scenario 3: HBCS Expansion 

Revenue foregone 12,492 33,935 

Revenue Replacement 0 21,443 

Replacement Cost per Household 0 162 

Average Household Rates 1,303 1,465 

Rates Relative to Income 1.3% 1.4% 




