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7. A system of fast-track examinership 
should be instituted to allow viable 
businesses address debts accumulated 
during periods of closure in a constructive 
fashion.

8. Warehoused tax liabilities should be 
reversed over a period of years.  Interest 
on such debts should be waived for a 
period of 3 years until January 2025 at the 
earliest.

9. Government sponsored liquidity 
supports should be maintained for a 
period of 5 years to facilitate debt 
repayment with tapering relief extending 
to 31st December 2026.

10. VAT rates should be reduced to 20%
for the standard rate and 10% for the 
reduced rate.  One quarter of the cost of 
this proposals could be offset by an 
increase in carbon taxes to €20 per 
tonne. We further believe that the tax base 
should be broadened.

11. Local Authorities must be enabled to 
generate revenue required to meet public 
expectations.

12. The rates system is obsolete and 
must be replaced with a fairer system of 
local taxation that takes into account 
ability to pay.

Executive Summary
DublinTown believes that there are clear 
economic and social priorities which must 
be considered in the framing of this 
budget.
1. Facilitating a return to trade for town 
centre based businesses.

2. Establishing a sustainability framework 
that addresses climate change 
constructively, systematically and 
inclusively.

3. We must develop a cogent urban 
strategy aimed at reviving larger towns and 
cities based on enhancing the quality of life 
they offer and increasing their 
attractiveness as locations for investment 
and appropriate policies for land use to 
encompass an appropriate balance 
between commercial and residential uses.

4. Revise the Living City Initiative, with 
property owner input to create alternative 
useable spaces above the shop.

5. Invest in policing in our larger towns and 
cities to improve perceptions of safety, 
increase footfall and dwell time.  This is 
particularly important in order to foster a 
safe and vibrant Evening & Night Time 
Economy.

6. Business supports should be withdrawn 
on a phased basis between 2022 and 2024 
using comparisons with 2019 levels of 
trade.
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13. We need to accelerate investment in 
public transport.  The NTA plans to 2035 
must be consolidated into a period to 2030. 
The DART Underground inter-connector 
project must also be delivered.

14. Active travel for both cycling and 
pedestrian movement must be upgraded 
without delay.

15. Business investment in green 
infrastructure should be supported 
through accelerated capital allowances and 
direct supports.

16. Last mile and shared delivery services 
should be piloted and rolled out nationally.

17. Business should be supported in retro-
fitting buildings and migrating to 
sustainable energy options.

18. Dublin’s water infrastructure needs to 
be modernised and made sustainable.

our preconceived notions as to how cities 
function and the interplay between 
society, economy and commerce 
obsolete.  

Public expectations and preferences have 
altered significantly in the last 10 years, 
and as Gen Z comes to adulthood we can 
expect changing trends to accelerate 
dramatically.

The pandemic has led to changes in work 
and life patterns.  Some believe that we 
should extrapolate from these new 
patterns into the future and plan for the 
long term based on them.  However, 
there are strong arguments to suggest 
that such analysis is premature.  We need 
to assess trends and emerging 
preferences as we exit the pandemic and 
consider the most appropriate policy 
responses.  

1. Background

The future of Dublin city and other urban 
centres is more uncertain now than it has 
been at any time in recent history.  Covid
19, Brexit and climate change have 
combined with fundamental shifts in 
spending patterns to render many of

This is the context of uncertainty in 
which Budget 2022 is being framed.

Business groups often urge prudence in 
the framing of budgets, however, there 
are clear dangers to such an approach at 
this time.  If our urban centres lose their 
vibrancy and vacancy escalates beyond 
25%, their future as commercial 
destinations cannot be guaranteed.
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Despite its size Dublin is not immune from 
these challenges and threats.  It cannot be 
assumed that Dublin city will survive as a 
consumer facing destination without 
support.  Having spent billions maintaining 
businesses in situ, it is sensible for the 
Government to invest in their future and in 
the future of our towns and cities and 
facilitate the return to trade of businesses 
within them.

In order to be relevant our urban centres 
must enhance the quality of life they 
provide to residents.  As the current 
decade progresses these quality of life 
issues are likely to play an increasingly 
important role in securing and maintaining 
foreign direct investment particularly in 
the context of a changing international tax 
code.

Uses of towns and cities were changing 
before the pandemic but these changes 
have accelerated.  We need to carefully 
plan the future of our urban centres.  This 
planning must be within a framework 
designed by Government and include Local 
Authorities, property owners, local 
businesses and residents.

2. Priorities
DublinTown believes that there are clear 
economic and social priorities which must 
be considered in the framing of this 
budget.

• Facilitating a return to trade for town 
centre based businesses.

• Establishing a sustainability 
framework that addresses climate 
change constructively, systematically 
and inclusively.

In this context, it is disappointing that the 
Government has not developed a cogent 
city centre strategy.  Inward investment 
will most likely be realised in urban centres 
where infrastructure and access to suitably 
qualified personnel combine.  Research 
clearly indicates that Dublin is not 
currently performing well in providing an 
appropriate quality of life.  Ignoring this 
fact will have obvious long lasting social 
and economic consequences.
In designing plans for the promotion of 
town centres, it is essential that 
appropriate, professional research be 
conducted so that decisions with long 
lasting consequences are evidence based.  
We can no longer allow opinions to 
substitute facts. 

3. Facilitating a return to trade
a. Urban Strategy

Having invested significantly in maintaining 
businesses in situ, it is now time to 
facilitate a return to trade by city traders.

Ireland needs a more cogent urban 
strategy that develops our key cities both 
socially and economically as the hubs in 
which people are most likely to live. 70% of 
the worlds population live in urban areas, 
this trend is anticipated to accelerate as 
employment will continue to be most 
readily found within urban centres. 4



High density urban living with public 
transport and active travel options offers 
the most  environmentally sustainable 
way to meet our climate change 
challenges.

It is unwise to assume that how people 
were forced to live during the pandemic is 
how they will to live post pandemic.  
Indeed, there may well be a reaction to 
patterns which emerged during the 
pandemic period, a time when few people 
enjoyed their quality of life. In this context 
the Government strategy of promoting 
home and remote working may prove to 
be premature.  It is proposed to spend 
€1bn promoting remote working.  It is 
suggested that this will take pressure of 
larger urban centres, most notably Dublin. 
However, details of how these proposals 
will work have yet to be published.  There 
are environmental consequences in 
supporting one off housing, increased car 
dependence arising from remote living 
and there are considerations as to how 
this policy will combine with a town 
centre first strategy and the promotion of 
bricks and mortar retail.  

Other countries, including the UK, have 
well defined urban centre strategies and 
priorities and are actively considering how 
they maintain town centre vibrancy.  
There is no equivalent strategy for 
Ireland’s 5 largest urban centres nor the 
gateway towns.

It is difficult to fathom, how such a basic 
element of social and economic policy has 
been overlooked.

Urban strategy must be developed in 
conjunction with Local Authorities, 
Chambers of Commerce and Business 
Improvement Districts (BIDs).  These 
strategies should address:

• Planning regulations including the 
withdrawal of restrictive elements 
such as category 1 and 2 retail 
streets.

• Appropriate land uses within the 
town/city centre including business 
mix.

• The appropriate balance to be drawn 
between commercial and residential 
uses and how they will interact, 
particularly in the context of the 
Evening & Night time Economy (ENTE).

• Facilitating pedestrian movement with 
appropriate vehicular access measures

• The development of recreational and 
meeting spaces for people to meet 
and socialise.

• The development of child friendly 
spaces.

• Sustainability measures including 
green infrastructure, drainage and re-
wilding.
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Internationally, we are seeing Business 
Improvement Districts (BIDs) 
increasingly involved in developing 
workable strategies for their town 
centres.  This work is facilitated by the 
reach and budget available to BIDs, the 
research available to them and their 
engagement within international 
networks. However, BIDs are under-
developed in Ireland.  There are only 4 
town centre BIDs in Ireland while there 
are almost 350 in the UK.

Recommendation 
• We must develop a cogent urban strategy aimed at reviving larger towns and

cities based on enhancing the quality of life they offer and increasing their
attractiveness as locations for investment

• The development of appropriate policies for land use to encompass an
appropriate balance between commercial and residential uses

• The inclusion of business representatives in drawing up town centre plans
• Proposals for addressing environmental concerns and developing enhanced

infrastructure and responses

One of BIDs key strengths is that they bring 
businesses from different backgrounds 
together to improve trade and the 
business environment within a particular 
location.  As businesses increasingly come 
to rely on each other as part of the 
overall town experience, this aspect of 
BID activity has become increasingly 
important for town centre development.  

At a time of increasingly complex change, 
business survival will rely on quick 
responses and adaptations.  BIDs are very 
well placed meet these challenges.

6



b. Addressing Vacancy

Dublin city centre like many cities and 
towns will experience high levels of post 
pandemic vacancy.  There is also 
considerable pressure to find locations for 
appropriate residential development.  We 
know from international studies that 
many people wish to live within 
walking/cycling distance of their place of 
work.  Therefore the argument in favour 
of residential development within town 
centres appears obvious.

Despite the above the City Living Initiative 
has not worked.  Feedback from property 
owners is that it is over cumbersome to 
develop residential uses above the shop 
and that there are unresolved conflicts 
between modern building regulations and 
conservation requirements.  We suggest 
that the Department of Housing engage 
with property owners directly to find a 
solution to the issues arising.  Where 
residential uses are not feasible we 
suggest the conversion of upper floors to 
office or artist studio uses.  We suggest 
support for the reinstatement of 
independent separate door access to a

building’s upper floors to assist in bringing 
them back into more productive use.

High density sustainable urban residential 
use within the city has an important role 
to play in securing town centre vibrancy 
while simultaneously assisting in 
addressing our housing crisis.  This must 
be planned with mixed tenures within all 
districts including the provision of 
Housing First residences.

An appropriate balance must be drawn in 
business districts between commercial 
and residential uses.  The introduction of 
protected development rights in the UK 
has not been perceived by place 
management professionals as successful. 

Recommendation 
The legislation underpinning BIDs in Ireland could be strengthened.  Changes 
that would facilitate the creation and development of BIDs would include:

• The ability of BIDs to exclude very small businesses whose contribution is not 
efficient to collect; allowing such businesses to opt in where they so choose.

• The ability to exclude smaller service based businesses, allowing such businesses 
to opt in where they so choose.

• The ability to cap the contributions from larger businesses.
• The ability to alter BID boundaries on renewal.
• The consideration of property owner BIDs which would comprise property 

owners interested in taking a longer term perspective on the development of 
their town centres.  London has a functioning example of such a property owner 
BID combining the west end and heart of London locations.
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c. Addressing perceptions of safety

Many Dubliners do not feel safe in their 
city.  If this is not addressed systematically 
the city will not only struggle but may 
flounder as a commercial destination.  In 
order to address these perceptions 
DublinTown calls for the re-activation of 
the Better City For All process to address 
social issues occurring in the city.  In 2012, 
a group of diverse agencies came together 
to successfully promote an integrated 
model to address drug and alcohol related 
anti-social behaviour in the city. A similar 
approach is again required to address 
social issues arising. These are impacting 
on experiences within the city but must be 
considered sensitively and with 
compassion, where there is appropriate 
respect for the rights and dignity of all. 

Visitors to the city also frequently 
comment on the lack of Garda presence.  
Many of the issues which give rise to 
concerns amongst the public simply do 
not happen when there are Gardaí on the 
street.  If Dublin city is to recover, it is 
essential that Garda numbers are 
increased to an appropriate level and that 
there is a dedicated police allocation for 
the commercial district.  This should not 
be subject to re-allocation to adjacent 
residential areas or to guarding public 
buildings.

The charts below note the poor 
perceptions of safety within the city and 
also the public’s call for an additional 
Garda presence. 
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Recommendation 
• Have an open and constructive dialogue on the reasons why the Living City

Initiative has failed to deliver and make the changes required.  This will
bring residential uses to our towns and cities and can also be used to
create alternative useable spaces above the shop.

• Invest in policing in our larger towns and cities to improve perceptions of
safety, increase footfall and dwell time.  This is particularly important in
order to foster a safe and vibrant Evening & Night Time Economy.

d. Government Supports

Footfall in Dublin city centre for the 
month of July 2021 was 62.6% of that 
recorded in July 2019.  Trade has been 
mixed but is generally around two-thirds 
of that enjoyed in 2019.  Prolonged 
trading at this level is not viable and 
would see many businesses closing.  

Similarly, it cannot be assumed that 
Dublin will return to the levels of footfall 
and commercial engagement that it had 
pre-pandemic.  Vacancy on both Grafton 
and Henry/Mary Streets stands at

approximately 20%.  If vacancy increases 
much above these levels, the streets will 
become unattractive and visitors will be 
deterred.  We could then face a scenario 
similar to that which pertained on O’ 
Connell Street in the 1970’s where viable 
businesses became vulnerable, the 
street became unattractive and 
businesses fail or move away.  There is 
nothing to say that Grafton and 
Henry/Mary Streets will not experience 
the same fate as O’ Connell Street where 
appropriate interventions are not made 
presently.
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e. Taxation

DublinTown has advocated for permanent 
reductions in VAT for some time.  We 
believe that these rates should be 
brought into line with other key European 
countries and should assist Irish traders 
competing with UK operators. 

As the Irish rate of VAT represents a very 
distinct challenge to our competitiveness, 
DublinTown would advocate a reduction 
in VAT of both the 23% and 13.5% rates 
before reductions in income tax.  It is 
estimated that widening the standard rate 
income tax band by €3,000 will cost the 
exchequer €610m.  The Revenue 
Commissioners note that each 1% 
reduction in the standard rate would cost 
the exchequer €455m in a full year, while 
a similar reduction in the rate would cost 
€335m in a full year.  
DublinTown advocates the long term 
implementation of a standard rate of VAT 
of 20% and the reduced rate at 10%. 

In total this would cost the exchequer 
approximately €1.7bn annually.  

To partially offset this loss of revenue we 
would advocate an increase of €20 per 
tonne in carbon taxes which would yield 
€426m.  We also believe that coupled 
with investment and incentives to go 
green, we should discourage the release 
of carbon to the greatest extent possible. 

While there is still some lingering Covid
related nervousness, the primary reason 
for the reduction in footfall is the absence 
of office workers and tourists.  Indeed, 
footfall declines are significantly more
noticeable Monday to Friday than they 
are at weekends, particularly Saturdays, 

as demonstrated in the chart of footfall by 
day for July 2021.  In this chart 2021 
results are compared with footfall by day 
in July 2019. 
It is essential for a return to sustainable 
trade, that the safe re-introduction of 
office workers is facilitated. 
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f. Phasing out of Covid related supports

It is evident that business supports should be 
withdrawn on a phased basis, taking into account 
trade patterns compared with 2019 levels.  It 
would be imprudent to withdraw supports 
prematurely causing the loss of business after 
such significant earlier investment. 

Many retail, hospitality and entertainment 
business have accumulated debts over the 
periods of lockdown.  If payments of these debts 
are sought within a tight timescale businesses will 
face liquidity difficulties and viable businesses 
may cease trading.  We have recommended a 
system of fast track examinerships, perhaps using 
solvency experts rather than the courts, to 
establish appropriate expectations for the 
quantum and period of debt repayment.  

We further believe that liquidity supports 
provided by Government be extended for up to 5 
years to allow viable businesses resolve financial 
challenges that have arisen over the period of the 
pandemic.

Recommendation 
• Business supports should be withdrawn on a phased basis between 2022 and

2024 using comparisons with 2019 levels of trade.
• A system of fast-track examinership should be instituted to allow viable

businesses address debts accumulated during periods of closure in a
constructive fashion.

• Warehoused tax liabilities should be reversed over a period of years.  Interest
on such debts should be waived for a period of 3 years until January 2025 at
the earliest.

• Government sponsored liquidity supports should be maintained for a period
of 5 years to facilitate debt repayment with tapering relief extending to 31st

December 2026.
• VAT rates should be reduced to 20% for the standard rate and 10% for the

reduced rate.  One quarter of the cost of this proposals could be offset by an
increase in carbon taxes to €20 per tonne.  We further believe that the tax
base should be broadened.
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g. Local Authority reform
and revenue generation

The pandemic has 
demonstrated the need for 
stronger and more agile 
local authorities that are 
capable of nimbly reacting 
to changing circumstances.  

Local Authorities need to 
be facilitated in local 
revenue generation to 
meet the needs of local 
residents.  The public 
should be consulted 
through the democratic 
process and be enabled to 
fund local improvements.  
These may include 
enhanced public transport 
provision, pedestrian & 
cycle infrastructure and the 
installation of green 
infrastructure.  

The pandemic has again 
demonstrated beyond 
doubt that rates are an 
obsolete form of taxation 
that do not take into 
account the ability to pay.  
The system uses artificial 
and hypothetical valuations 
which are not always 
relevant to commercial 
circumstances.  The system 
is clearly archaic.  We 
should migrate to a system

emission targets without 
addressing this deficit 
without delay.  Many of 
Dublin’s transport 
infrastructure requirements 
are planned for by the NTA 
in their programme to 
2035. However, it is 
DublinTown’s view that we 
cannot wait until then to 
have the basic provision that 
is required.  We also believe 
that the DART Underground 
programme and 
interconnector should be 
progressed without delay.  
Coupled with the increased 
connectivity provided by 
Bus Connects, we believe 
that this will facilitate 
Dubliners using public 
transport to a significant 
extent and persuade them 
to leave their cars at home. 
DublinTown believes that 
accelerated roll out of 
transport infrastructural 
projects is required 
including:

• Metro Link (we believe 
that this should 
continue to Sandyford 
as originally planned).

• Metro to Rathfarnham.
• Luas to Finglas.

where the Revenue 
Commissioners collect local 
taxation based on income 
at the same time as 
national taxation through 
the CT1 and Form 11 
returns.  This could be done 
efficiently and without 
additional administration.  
BID contributions could be 
set as a proportion of local 
taxation using post codes to 
determine those within a 
BID district.

4. Sustainable City

Dublin has not received its 
fair share of investment for 
far too long.  Dublin is 
Ireland’s engine of 
economic growth. 
Neglecting it is not a wise 
course of action.  Dublin 
can continue to drive 
economic progress in 
Ireland but it needs support 
to achieve its potential. 

a. Public transport

An area of significant 
under-investment has been 
in our public transport 
infrastructure.  It is 
impossible to see how we 
can meet our carbon 12



• Luas to Lucan.
• DART Underground –

which should be 
brought back into 
consideration.

DublinTown has worked 
actively in Ireland and 
internationally in the 
development of the Evening 
& Night Time Economy 
(ENTE).  We believe that the 
ENTE will continue to 
increase in significance in 
the post pandemic period.  
We therefore, believe that 
Dublin city requires 24 hour 
public transport, servicing 
those who work at night as 
well as patrons of ENTE 
establishments.  

DublinTown believes that 
commentary in relation to 
public transport has been 
overly negative during the 
pandemic. This is resulting 
in increased car use.  We

b. Active Travel

In addition to investment in 
public transport we need to 
invest in the promotion of 
active travel.  This will 
necessitate the widening of 
footpaths and installation of 
cycle infrastructure.  
DublinTown has 
consistently researched the 
public’s views on 
pedestrianisation, together 
with investment in 
pedestrian and cycle 
infrastructure.  These 
investments are strongly 
endorsed by the public, 
particularly amongst the 
more comfortable ABC1 
category.  
Investment in active travel 
is not only the right thing to 
do from an environmental 
perspective; it will also 
assist us in reaching our 
carbon reduction taxes; but 
it is clearly what the public 
want also. 

believe that capacity 
constraints on public 
transport must be lifted 
and positive messaging 
regarding the benefits of 
public transport should be 
re-initiated. 
Pre-pandemic almost 80% 
of Dublin city customers 
used sustainable transport 
to access the city.  This 
model must be continued.  
Public transport and active 
travel should be 
encouraged.  We therefore 
believe that employer 
provided car parking should 
be levied with the funds 
generated being ring 
fenced for public transport 
and pedestrian/cycle 
infrastructure 
enhancements.  In addition 
mileage allowances for the 
use of private vehicles for 
work purposes should be 
phased out in favour of 
support for public transport 
or a flat rate travel 
allowance. 
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c. Investment in Green 
Infrastructure

In order to meet climate 
change targets we need to 
invest in green 
infrastructure.  DublinTown 
advocates that funding be 
made available to educate 
businesses on energy 
reduction and use of 
renewable energy sources 
including solar and wind.  
The flat rooves of many 
commercial buildings 
would facilitate this.  
Similar incentives are 
required to support retro-
fitting of buildings to 
reduce energy use which 
will ultimately assist 
businesses in saving money 
while also playing a part in 
helping to save the 
environment.

We also believe that 
businesses should be

d. Last Mile Delivery

DublinTown advocates for 
pilot funding to be made 
available to assist in the 
development of shared last 
mile delivery using cargo 
bikes and electric delivery 
vehicles.  We also advocate 
for shared home delivery 
services, which would 
enable the public to visit 
their local town centre 
using sustainable transport 
and have goods delivered 
home using emission free 
vehicles.  This model would 
facilitate town centre based 
retail and support 
hospitality businesses, 
entertainment and the arts. 
Ultimately this would play a 
significant role in sustaining 
town centre vibrancy.  
However, there is a need to 
prove the concept and this 
will require pilot funding.

supported, through 
accelerated capital 
allowances and financial 
incentives in the 
development of green 
infrastructure including 
green rooves and walls.  
This green infrastructure 
would allow us slow the 
progress of rain water into 
the city’s drainage system 
which is prone to becoming 
overloaded causing release 
into the sewerage system 
and ultimately into the 
Liffey and the sea.  

We believe that Local 
Authorities should be 
supported to have green 
spaces in urban centres, 
including re-wilding with 
pollinating flowers.  
Additional tree planting can 
assist in carbon capture as 
well as being aesthetically 
pleasing and providing 
positive mental health 
benefits.  14



Hydroponics can be used 
successfully and cost-
effectively for concentrated 
vegetable growth indoors 
and through urban farms.  
Vegetables could then be 
delivered to city restaurants 
using emission free vehicles, 
creating a sustainable, low 
carbon supply chain for 
fresh food.  San Francisco 
has developed successful 
models along these lines.  
We believe that pilot 
funding should be made 
available to assist us in the 
proof of concept.

We believe that emission 
free commercial vehicles 
should be allowed use bus 
lanes off peak to encourage 
the migration to these 
vehicles by city businesses.  

more importantly replace 
obsolete and leaking pipes.

The business community 
has always paid for its water 
use but because this money 
has not been used to make 
the appropriate investment 
in infrastructure it finds its 
water supply to be 
unreliable.  No business can 
operate without water.  The 
knife edge balancing of our 
water supply has led to 
reduced or withdrawn 
water supply on far too 
many occasions in recent 
years.  This situation simply 
must be addressed without 
further delay.

e. Water infrastructure

98% of the water produced 
for Dublin is consumed on 
a daily basis.  This is 
unsustainable.  Dublin’s 
economic and social 
development is dependent 
on investment in our water 
infrastructure.  If Irish 
Water is denied the ability 
to raise the revenue 
required to meet the city’s 
water requirements then 
the state must provide the 
funds to make the 
necessary investments.  We 
believe that it was an error 
to cancel water charges.  
The polluter pays principle 
must apply to all waste and 
finite resources.  We must 
increase water supply but
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Recommendation 
Local Authority reform is required
• Local Authorities must be enabled to generate revenue required to meet 

public expectations.
• The rates system is obsolete and must be replaced with a fairer system 

of local taxation that takes into account ability to pay.

We need appropriate investment to enable us meet or climate change targets while 
simultaneously providing urban centres that the public expect and want.

• We need to accelerate investment in public transport.  The NTA plans to 2035 
must be consolidated into a period to 2030.  The DART Underground inter-
connector project must be delivered.

• Active travel infrastructure for both cycling and pedestrian movement must 
be upgraded without delay.

• Business investment in green infrastructure should be supported through 
accelerated capital allowances and direct supports.  This should augment 
re-wilding within town centres with pollinating plants.

• Last mile and shared delivery services should be piloted and rolled out 
nationally.

• Business should be supported in retro-fitting buildings and migrating to 
sustainable energy options.

• Dublin’s water infrastructure needs to be modernised and made 
sustainable.
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DublinTown is Dublin City Centre’s Business Improvement 
District.  Its role is to improve business in the city on behalf of 
its 2,500 members who are based between Parnell Street in 
the north of the city to St. Stephen’s Green in the south.  The 
largest cohort of businesses with DublinTown's membership 
are in engaged in the retail sector, while the second largest 
cohort are engaged in the hospitality sector.  DublinTown also 
represents a number of office based professional service 
organisations. 

ABOUT DUBLINTOWN
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DublinTown 1st Floor 43-45 Middle Abbey St, Dublin 1.
+353 (01) 6334680

www.wearedublintown.ie
Corporate

www.dublintown.ie
Consumer




