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No. 21 of 2026
REAL PROPERTY TAX (AMENDMENT) ACT, 2026

AN ACT TO AMEND THE REAL PROPERTY TAX ACT

[Date of Assent - 30" June, 2026]
Enacted by the Parliament of The Bahamas

Short title and commencement.

(1)  This Act, which amends the Real Property Tax Act (Ch. 375), may be
cited as the Real Property Tax (Amendment) Act, 2026.

(2)  This Act shall come into force on the 1* day of July, 2026.

Amendment of section 2 of the principal Act.

Subsection (1) of section 2 of the principal Act is amended —

(a) by the insertion, in the appropriate alphabetical order, of the
following definition —
““foreign owner-occupied property” means property which is
owned by a non-Bahamian who —
(a) holds a residence permit or annual work permit issued
under the Immigration Act (Ch. 191) or a Home
Owner Resident Permit issued under the International
Persons Landholding Act (Ch. 140); and

(b) Dbeing the owner in fee simple or a mortgagor in
possession, occupies and resides in such property
exclusively as a dwelling house on a permanent or
seasonal basis,

but which does not qualify as “owner-occupied property”;”;

(b) by the deletion of the definition of “commercial property” and the
substitution of the following definition —
““commercial property” means —
(a) any property used for business purposes; or
(b)  any property not classified as —

(i)  owner-occupied property;
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(i1)  foreign owner-occupied property;
(iii) residential property;
(iv) unimproved property; or
(v)  aCrown lease of a cay;”;
(c)  in the definition of “owner-occupied property” —

(i) by the deletion of the word “person” and the substitution of
the words “Bahamian or the holder of certificate of
permanent residence with a right to engage in gainful
occupation issued under the Immigration Act (Ch. 191);
and

(ii)) by the deletion of the words “for a period of not less than 90
days in the year”;

(d) in the definition of “residential property” by the insertion,
immediately after the word “owner-occupied”, of the words “or
foreign owner-occupied”, wherever the word appears.

3. Amendment of section 3 of the principal Act.

Subsection (2) of section 3 of the principal Act is amended —

(a) by the deletion of the proviso appearing immediately after
paragraph (a)(ii) and the substitution of the following new
proviso —

“Provided that the maximum annual tax rate shall not exceed
one hundred and fifty thousand dollars;”;

(b) by the insertion, immediately after paragraph (a), of the following
as new paragraph (aa) —
“(aa) in respect of foreign owner-occupied property —

(1)  upon that part of the value which does not exceed one
million dollars, a tax at the rate of five-eighths of one
per centum per annum on the value of the property;

(i)  upon that part of the value which exceeds one million
dollars, a tax at the rate of one per centum per annum
on the value of the property:

Provided that the maximum annual tax rate shall not exceed
two hundred thousand dollars;”;

(c) Dby the insertion, immediately after paragraph (bb)(ii), of the

proviso —

“Provided that where a property consists of a duplex, triplex,
or fourplex the unit classified as owner-occupied in
accordance with subsection (8B), shall be taxed at the
applicable owner-occupied rate and the aggregate annual tax
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payable in respect of the remaining unit or units shall not
exceed three hundred thousand dollars;”;

(d) by the repeal of paragraph (e).

4. Insertion of new section 3A into the principal Act.

The principal Act is amended by the insertion, immediately after section 3, of the
following as new section 3A —

“3A. Application of Tax on jointly owned property.

(1)

@

(€))

Where any property is jointly owned by two or more persons
who fall within different categories, rates or exemption
provisions under this Act, the assessed value of the property
shall be apportioned equally among the owners.

Without limiting subsection (1) —

(a) where the property is owned by two persons, each
owner shall be deemed to own fifty per cent of the
property;

(b) where the property is owned by three persons, each
owner shall be deemed to own thirty-three and one-
third per cent of the property;

(c)  where the property is owned by four persons, each
owner shall be deemed to own twenty-five per cent of
the property,

and so forth in equal proportion according to the number of

owners.

The rate, exemption, classification or other treatment

applicable under this Act shall apply separately to the

proportionate interest attributed to each owner.”.

5. Insertion of new section 6A into the principal Act.

The principal Act is amended by the insertion, immediately after section 6, of the
following as new section 6A —

“6A. Chief Valuation Officer to create forms and procedures.

(M

@)

Subject to this Act and regulations, the Chief Valuation
Officer may create forms and procedures to be published on
the official website of the agency responsible for the
administration of this Act, including in electronic format, for
the purpose of the administration of this Act.

The production by the Chief Valuation Officer of any
document purporting to be a form created by the Chief
Valuation Officer, or a copy of or extract from a form, shall
in all courts and in all proceedings, including proceedings
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before the Tax Appeal Commission, be sufficient evidence of
the fact that the form or electronic format was created by the
Chief Valuation Officer.

(3) For the purpose of this section, “form” includes a letter,
notice, application, declaration, or any other document.”.

6. Amendment of section 9 of the principal Act.

Section 9 of the principal Act is amended by the insertion, immediately after
subsection (2), of the following as a new subsection (3) —

“(3) For the purposes of an assessment and sale under this Act, the Chief
Valuation Officer may identify and describe any property by
reference to occupation, possession, use, improvements, fences,
walls, roads, natural features, aerial imagery, GIS records, surveys,
deeds, plans, maps, assessment records or any other evidence which
the Chief Valuation Officer reasonably considers sufficient to
identify the land and the identification or description of property
under this subsection shall not determine ownership, title,
boundaries or any proprietary interest in the property.”.

7. Repeal and replacement of section 11 of the principal Act.

Section 11 of the principal Act is repealed and replaced by the following —

“11. Objections to assessments.

(1)  Objections to assessments may be made on the following
grounds —

(a) the annual tax assessed is incorrect;

(b) the objector or the property to which the notice of
assessment relates or any part of that property is not
liable to tax;

(c)  the current value of the property to which the notice of
assessment relates is incorrect;

(d) the classification of property is incorrect;

(e)  where portions of property are in different classes of
property, the determination of the share of the value of
the property that is attributable to each class is
incorrect.

(2) The owner of a property or a person who has received or
would be entitled to receive a notice of assessment under this
Act may lodge with the Chief Valuation Officer an objection
to the assessment within thirty calendar days after the date of
service of the notice of assessment.

Page - 5



8.

3)

4

®)

(6)
(7

®)

The Chief Valuation Officer may accept an objection lodged
after the time specified in subsection (2) where the Chief
Valuation Officer is satisfied that there has been no
unreasonable delay on the part of an objector in lodging the
objection due to —

(a)  absence from The Bahamas;

(b)  sickness; or

(c)  other reasonable cause.

An objection to an assessment shall —

(a) be made by notice in writing in the form and manner
prescribed by the Chief Valuation Officer;

(b)  specify in detail the grounds on which the objection is
made; and

(c) where it is an objection to an assessment of tax, be
accompanied by payment of the total amount of tax
assessed, or security for such amount in a form
acceptable to the Chief Valuation Officer, at the time
the objection is lodged.

The Chief Valuation Officer may relieve the objector, wholly
or partially, from the requirements prescribed under
subsection (4)(¢c) —

(a) where satisfied that the objector has demonstrated
good cause; and

(b)  the objector has complied with any conditions imposed
by the Chief Valuation Officer.

The onus of proving that the assessment complained of is
erroneous shall be on the person making the objection.

Where the Chief Valuation Officer is in receipt of an
objection under this section in respect of an incorrect
assessment of taxes it may, by notice in writing, require the
owner of the land to furnish within a specified time such
particulars as it may require for the purpose of dealing with
the objection.

Where the objector refuses or neglects to comply with
subsection (7), within the period specified by or pursuant to
that subsection, the objection lodged in relation to that
assessment shall cease to have effect and the assessment shall
be final and conclusive for all purposes of this Act.”.

Repeal and replacement of section 12 of the principal Act.

Section 12 of the principal Act is repealed and replaced by the following —
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“12. Consideration of objections.

(D

)
3)

4)

)

The Chief Valuation Officer shall with all reasonable dispatch
after an objection is lodged, consider the objection and after
consideration, may either accept or reject the objection in
whole or in part or otherwise vary the assessment as the
Chief Valuation Officer considers just.

The Chief Valuation Officer shall serve notice on the objector
of its decision under subsection (1).

An objector may, where one hundred and eighty days have
passed since the objection was lodged and the Chief
Valuation Officer has not served a notice in writing on the
objector as referred to in subsection (2), appeal against the
decision to the Tax Appeal Commission as if the Chief
Valuation Officer had made a decision to reject the objection.

A person who fails to file an objection to his assessment
under this section has no further right of objection or appeal
under this Act.

A notice under subsection (2) of the Chief Valuation Officer’s
decision is conclusive evidence that the decision has been
made and, subject to such further rights of appeal the
objector may have, that the decision is correct.”.

Amendment of section 22A of the principal Act.

Subsection (3A) of section 22A of the principal Act is amended by the deletion
of the word “market” and the substitution of the word “assessed”.

10. Repeal and replacement of sections 25A to 25F of the principal Act.

Sections 25A to 25F of the principal Act is repealed and replaced by the

following —

“25A. Power of sale.

(1
2

Sections 25A to 25Y shall not apply to owner-occupied
property beneficially owned by a Bahamian.

For the purposes of sections 25A to 25Y—

“assessed owner” means the person in whose name property
is assessed on the assessment list;

“assessed value” means the value of property as entered on
the assessment list;

“cancellation price” means an amount equal to —

(a) tax arrears and surcharges owing in respect of
the property;
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3)

4)

(b)  current real property taxes accrued in respect of
the property; and

(c) a reasonable allowance for costs incidental to
the sale, including any costs or charges incurred
in relation to any previous attempt to sell the
property;

“public sale” means a sale conducted by public auction or
public tender in accordance with this Act and the
regulations;

Notwithstanding section 23, where any real property tax in
respect of property remains in arrears and unpaid, the
Treasurer may sell the property for the purpose of recovering
the tax arrears.

The power of sale under subsection (3) shall not be exercised
unless the real property tax has remained in arrears and
unpaid for more than twelve months after becoming due and
payable.

25B. Warrant of Sale.

(1) Where property is liable to be sold under section
25A(3), the Treasurer may, at any time after the power
of sale becomes exercisable, issue a Warrant of Sale
under his hand authorising the sale of the property by
public auction or public tender, as the Treasurer
determines.

(2) The Treasurer shall advertise the property for sale in
accordance with the regulations.

(3)  The Treasurer shall not issue a Warrant of Sale under
subsection (1) unless the Chief Valuation Officer has
caused a notice to be published on two occasions in a
newspaper in daily circulation in The Bahamas or on
the website of the Department of Inland Revenue for a
period of one month, notifying the owners of the
property and all persons interested therein, that unless
all taxes, surcharges and other sums due and payable
are paid within thirty days of publication of the notice,
the said property shall be liable to public sale.

(4) A Warrant of Sale issued under subsection (1) shall be
in the form created by the Chief Valuation Officer.

(5)  The Treasurer shall permit any person, upon request, to
inspect a copy of a Warrant of Sale issued under
subsection (1) and shall provide copies upon payment
of the prescribed fee.
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25C. Right of Mortgagee.

Nothing in sections 25A to 25W prevents a mortgagee of
property from redeeming the property in accordance with
section 25H and any amount so paid further to the
redemption shall constitute a further charge on the property
in favour of the mortgagee.

25D. Conduct of public sale.

25E.

25F.

(1) The Treasurer shall conduct the public sale in
accordance with the regulations and shall determine
whether there is a successful purchaser.

(2)  Where there is a successful tenderer or bidder, the
Treasurer may execute a deed of conveyance in favour
of the successful tenderer or bidder.

(3) Upon the execution of the deed of conveyance, the
successful tenderer or bidder shall be deemed the
successful purchaser.

(4)  Where there is no successful purchaser, the Treasurer
may advertise the property for sale a second time by
public auction or public tender in accordance with the
regulations.

Vesting in Treasurer after second public sale.

Where there is no successful purchaser following a second
public sale under section 25D(4), the Minister may —

(a) approve the conveyance of the property to the
Treasurer upon such terms and conditions as the
Minister considers appropriate, and upon execution of
the conveyance the property shall vest in the Treasurer;
or

(b) issue a fresh Warrant of Sale.
Postponement of sale.

Where the Treasurer, acting on the advice of the Chief
Valuation Officer, considers that the completion of a public
sale would be impracticable, unfair to bidders or tenderers, or
otherwise undesirable, the Treasurer may postpone the sale
and conduct it on a later date after re-advertisement in
accordance with the regulations.

25G. Minimum bid or tender amount.

(1)  Subject to this section, the minimum bid or minimum
tender amount for property offered for public sale shall
be the cancellation price.
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2

(€))

Where the Treasurer considers it appropriate having
regard to the assessed value of the property or any
other relevant circumstance, the Treasurer may
establish a reserve price.

Nothing in this section prevents the Treasurer from
taking any other measures authorised under this Act to
recover any outstanding balance remaining due after
the sale of the property.

25H. Redemption of property before conveyance.

25l

Q)

2

3

“
&)

At any time before the execution of a deed of
conveyance under this Act, the assessed owner, a
mortgagee, or any other person having an interest in
the property may redeem the property by paying to the
Treasurer —

(a)  the cancellation price;

(b) any additional costs incurred in relation to the
sale after the cancellation price was determined;
and

(c) any reasonable legal costs necessarily incurred
by the successful purchaser in connection with
the proposed conveyance.

Upon payment of the amount referred to under
subsection (1) —

(a) the Warrant of Sale shall be cancelled in so far
as it relates to that property;

(b) proceedings relating to the public sale of that
property shall terminate; and

(c) the property shall cease to be liable to sale in
respect of the tax arrears so paid.

Where the property is redeemed after a deposit has
been paid by a successful bidder or tenderer, the
Treasurer shall refund the deposit without interest.

No person may redeem the property after the execution
of the deed of conveyance under this section.

The Chief Valuation Officer may create procedures and
forms relating to the redemption of property under this
section.

Effect of conveyance.

A deed of conveyance executed under this Act vests in the
purchaser an estate in fee simple in the property together with
all rights, privileges and appurtenances thereto, free and
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25J.

25K.

25L.

25M.

25N.

discharged from all estates, interests, charges and
encumbrances, except —

(a) restrictive  covenants, ecasements, reservations,
exceptions, service charges and other rights or interests
running with the land; and

(b) any liability in respect of debts due to the Government
other than real property tax and value added tax
payable upon the conveyance.

No warranty.
A conveyance executed under this Act —

(a) does not impose any obligation on the Treasurer to
provide vacant possession of the property; and

(b) does not invalidate or otherwise affect the recovery of
any amount assessed, imposed or charged under any
other Act prior to the execution of the conveyance.

Possession and vacant possession.

(1) Notwithstanding section 25J, where a Warrant of Sale
has been issued under this section and the Treasurer
considers it necessary or expedient for, or incidental to,
the securing, preservation, inspection, marketing,
showing or sale of the property, the Treasurer may, at
any time from the date of issuance of the Warrant of
Sale, apply to the Supreme Court for an order granting
possession of the property.

(2) Upon an application under subsection (1), the Court
may make such order as it considers just.

Penalty for obstructing authorized agent.

A person who, without lawful authority, obstructs or
interferes with the Treasurer or any person acting pursuant to
an order made under section 25K commits an offence and is
liable on summary conviction to a fine not exceeding ten
thousand dollars or to imprisonment for a term not exceeding
six months or both.

General powers of Treasurer.

Subject to the regulations governing the determination of a
successful purchaser, the Treasurer may do all things that the
Treasurer considers necessary or expedient to ensure a fair
and orderly sale.

No duty to obtain market value.

The Treasurer is not required to ascertain or obtain an
appraisal of the market value of the property before
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250.

25P.

25Q.

conducting a sale under this Act or to postpone a sale solely
because a higher price might be obtainable at another time.

Application of proceeds.

The proceeds of sale shall be applied in the following
order —

(a)

(®)
(©

(d)

firstly, towards costs incidental to the sale, including
costs incurred in relation to any previous attempt to
sell the property;

secondly, towards payment of surcharges;

thirdly, towards payment of tax arrears owing and
accrued at the date of conveyance; and

thereafter, any surplus shall, subject to section 25P, be
paid to the person lawfully entitled thereto.

Payment of surplus into Court.

)

2

3)

“

Where any surplus remains after application of the
proceeds of sale under section 250, the Treasurer may
pay the surplus into the Supreme Court.

The Supreme Court may, upon application by any
person claiming entitlement to the surplus or any part
thereof, order payment to the person entitled thereto.

A request for payment into Court under subsection (4)
shall be made in the form created by the Chief
Valuation Officer and addressed to the Registrar of the
Supreme Court.

Within thirty days after paying any surplus into Court,
the Treasurer shall, where the identity of the assessed
owner is known, notify the person who was the
assessed owner of the property immediately before the
conveyance that the surplus has been paid into Court.

Suspension or termination of proceedings.

(M

The Treasurer may, on the advice of the chief
Valuation Officer, at any time before execution of the
deed of conveyance, suspend or terminate proceedings
under this section where the Treasurer considers that
continuation of the proceedings is impracticable or
undesirable by reason of —

(a)  any neglect, error or omission;

(b) fraud, misrepresentation or improper conduct in
connection with the sale; or

(c) any other circumstance constituting good and
sufficient reason.
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25R.

258S.

25T.

25U.

(2) The suspension or termination of proceedings under
section 25R does not prevent the Treasurer from
issuing a fresh Warrant of Sale and recommencing
proceedings under this section.

Finality of conveyance.

Subject to proof of fraud, a deed of conveyance executed
under this Act shall be final, binding and conclusive and shall
not be challenged on the ground of —

(a)  the invalidity of any assessment giving rise to the tax
arrears; or

(b) non-compliance with any requirement of this Act or
any other law, including any requirement relating to
notice.

Indefeasibility of title.

(1) Notwithstanding the Conveyancing and Law of
Property Act (Ch. 138) or any other law, title acquired
under this section shall be indefeasible and a
subsequent purchaser shall not be required to
investigate title beyond production of the conveyance
executed pursuant to this section.

(2) A purchaser under this section shall not be concerned
to inquire —
(a)  whether the provisions of this Act relating to the
sale have been complied with; or

(b) into the regularity or validity of the proceedings
relating to the sale.

Restriction on actions for recovery of property.

(1)  No action shall lie for the recovery of property after
execution of a deed of conveyance under this section
except in cases of fraud.

(2) Nothing in subsection (1) prevents a person from
bringing an action for damages.

Immunity.

No action or other proceeding for damages shall lie against
the Treasurer, the Chief Valuation Officer, or any officer,
employee or agent acting under the authority of the Treasurer,
in respect of any act or omission done in good faith in the
exercise or purported exercise of any power or duty under
this section, unless such act or omission was done
maliciously or with gross negligence.
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25V.

25W.

25X.

25Y.

Delegation.

The Treasurer may, in writing, delegate any power or duty
under this section to the Chief Valuation Officer or to any
officer or employee of the Ministry.

Validation of prior sales.

Notwithstanding anything to the contrary in this Act or any
other law, every sale conducted pursuant this section prior to
Ist day of July 2026, shall be deemed, for the purposes of
this Act, to have been duly and validly conducted in
accordance with the law applicable at the time of the sale.”.
Saving of certain rights.

Notwithstanding anything in this Act authorising the
Treasurer to sell any property for the recovery of tax, such
sale and the deed of conveyance executed to give effect
thereto shall not affect any estate, interest, right or property
of the Crown in the property.

Power of sale in addition to any remedy.

The power of sale conferred by this Act shall be in addition
to any remedy by action or otherwise which the Treasurer
may have under this Act or otherwise at law or in equity.

25Z. Power of Treasurer to acquire property.

(1)  Where the amount of tax relative to any property other
than owner-occupied property beneficially owned by a
Bahamian, together with penalties and interest exceed
the value of the property assessed the Chief Valuation
Officer under section 7 and the tax is in arrears and
unpaid, the Treasurer may acquire the property in
accordance with this section.

(2) The Treasurer shall issue to the owner, a notice of
intending acquisition, advising that the property shall
be acquired pursuant to this Act.

(3) The notice of intending acquisition under this section
shall be published in the Gazette and posted on some
conspicuous part of the property.

(4) If any person on whom a notice is served under this
section, fails within thirty days to settle the arrears of
tax including penalties and interest relative to the
property in respect of which the notice of intending
acquisition was issued, the Treasurer shall issue a
notice of possession, vesting the property in the
Treasurer.
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(5) Upon acquisition of the property by the Treasurer an
amount representing the value of the property assessed
by the Chief Valuation Officer shall be applied towards
the outstanding tax.”.

11. Amendment of section 42A of the principal Act.

Section 42A of the principal Act is amended —

(a) in subsection (1), by the insertion, immediately before the word
“person”, of the word “Bahamian”;

(b) in subsection (6), by the deletion of the figure “$500,000.00” and
the substitution of the figure “$600,000.00”.

12. Amendment of section 43 of the principal Act.

Subsection (1) of section 43 of the principal Act is amended by the deletion of
the figure “40(1)(f)” and the substitution of the figure “42(1)(f)”.

13. Repeal of the Third Schedule to the principal Act.
The Third Schedule to the principal Act is repealed.
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