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1. Purpose

This document sets out the policy of the City of Charles Sturt for setting and collecting
rates from its community. The policy covers:

¢ the method used to value land

¢ adoption of valuations
* business impact statement

¢ payment of rates
¢ rebate of rates
e rate capping

e Council’s revenue raising powers ¢ remission of rates

o differential general rates
®* minimum rate

¢ Regional Landscape levy (the

Council’s collection role)
e pensioner concessions

e unemployed persons concessions
¢ self-funded retirees concession

Rating Policy (20/270225)

¢ postponement of rates

¢ late payment of rates

¢ sale of land for non-payment of
rates

¢ changes to assessment record

disclaimer




Scope
Strategic Focus

In setting its rates for the 2023/24 financial year Council has considered the following:

e its Community Plan 2020-2027 Charles Sturt — A Leading, Liveable City;

e its Long Term Financial Plan Estimates 2022-2032;

e its Budget Principles;

e the current economic climate;

¢ the specific issues faced by our community;

¢ the Annual Business Plan and Budget for the 2023/2024 financial year;

¢ the impact of rates on the community;

e theimpact of rates on businesses;

¢ the relationship between Council objectives and rating strategy;

e Council’s debt strategy;

e required funding for future asset replacement;

¢ the impact of differential changes in property valuations across the City;

e as may be relevant, issues of consistency and comparability across Council areas
in the imposition of rates on sectors of the community such as business; and

e issues of equity arising from circumstances where ratepayers provide or maintain
infrastructure that might otherwise be provided or maintained by Council and
whether discretionary rebates will be granted.

Copies of Council’s Community Plan and Annual Business Plan and Budget are available
for inspection at the Charles Sturt Civic Centre, 72 Woodville Road, Woodville or on our
website at www.charlessturt.sa.gov.au

Policy Statement
COMMUNICATION OF THE POLICY

Section 123 of the Local Government Act 1999 requires a Council to prepare an Annual
Business Plan and Budget. As per Section 123 (2) (d) the annual plan must set out the
rates structure and polices for the financial year. A summary of the Annual Business
Plan must be included with the first rates notice.

METHOD USED TO VALUE LAND

Councils may adopt one of three valuation methodologies to value the properties in
their areas. They are:

o Capital Value — the value of the land and all the improvements on the land.

o Site Value — the value of the land and any improvements which permanently
affect the amenity of use of the land, such as drainage works, but excluding
the value of buildings and other improvements.

. Annual Value — a valuation of the rental potential of the property.



The City of Charles Sturt has decided to continue to use Capital Value as the basis for
valuing land within the Council area. The Council considers that this method of valuing
land provides the fairest method of distributing the rate burden across all ratepayers
because property value is considered a reasonable indicator of income and capital
value, which closely approximates the market value of a property and provides the best
indicator of overall property value.

ADOPTION OF VALUATIONS

A Council may employ or engage a valuer to value the land in the area or it may use the
valuations provided by the Valuer-General, or it may use a combination of both subject
to certain restrictions. The Valuer-General is a statutory officer appointed by the
Governor.

The City of Charles Sturt has adopted the most recent valuations made by the Valuer-
General. If a ratepayer is dissatisfied with the valuation made by the Valuer-General
then the ratepayer may object to the Valuer-General in writing, within 60 days of
receiving the notice of the valuation, explaining the basis for the objection, provided
they have not:

(a) previously received a notice of this valuation under the Local Government
Act, in which case the objection period is 60 days from the receipt
of the first notice; or

(b) previously had an objection to the valuation considered by the Valuer-
General.

Itis to be noted, however that regardless of the 60 day limitation period before lodging
an objection to the valuation the Valuer-General may, for good reason, determine to
accept an objection lodged outside this time period.

OBJECTION TO VALUATION

A person may object to a valuation of the Valuer-General by notice in writing, setting
out the reasons for the objections, and the Valuer-General must consider the objection.
If the person then remains dissatisfied with the valuation the person has a right to a
review. Applications must be made within 21 days of receipt of the notice of the
decision (in relation to the objection) from the Valuer-General. A payment of the
prescribed fee for the review to be undertaken together with the review application
must be lodged in the State Valuation Office, who will then refer the matter to an
independent Valuer. If the person remains dissatisfied with the valuation then they
have a right of appeal to the Land and Valuation Court (Section 24, 25A, 25B & 25C of
the Valuation of Land Act 1971).

The address of the Office of the Valuer General is 101 Grenfell Street, Adelaide SA 5000
(GPO Box 1354, Adelaide SA 5001) and the telephone number is 1300 653 346 (general
enquiries).

Note: Council has no role in the process of considering an objection to a valuation.

It is also important to note that the lodgement of an objection does not change the
due date for the payment of rates.



NOTIONAL VALUES

Certain properties may be eligible for a notional value, where the property is the
principal place of residence of a ratepayer, under the Valuation of Land Act 1971. This
relates to some primary production land or where there is State heritage recognition.

Any owner that believes that they are entitled to a ‘notional value’ must apply in writing
to the State Valuation Office.

BUSINESS IMPACT STATEMENT
The Council has considered the impact of rates on businesses in the Council area,

including primary production. In considering the impact, Council assessed the
following matters:

. those elements of the Council’s strategic management plans relating to
business development;

o the current and forecast economic climate as identified in Council’s
environmental scan;

o operating and capital projects for the coming year that will principally
benefit industry and business development within the City;

o movement in the Consumer Price Index (CPl) and other relevant indices
such as the Local Government Price Index (LGPI) ;

o valuation changes in commercial and industrial properties across the City as

compared with valuation changes in residential properties across the City;
COUNCIL’S REVENUE RAISING POWERS

All land within a Council area, except for land specifically exempt (eg Crown land,
Council occupied land and other land prescribed in the Local Government Act — refer
Section 147 of the Act), is rateable. The Local Government Act provides for a Council
to raise revenue for the broad purposes of the Council through a general rate, which
applies to all rateable properties, or through differential general rates, which apply to
classes of properties. In addition, Council can raise separate rates, for specific areas of
the Council or service rates or charges for specific services. The Council also raises
revenue through fees and charges, which are set giving consideration to the cost of the
service provided and any equity issues. The list of applicable fees and charges is
available at the Charles Sturt Civic Centre, 72 Woodville Road, Woodville or on our
website at www.charlessturt.sa.gov.au. A Goods and Services Tax at a rate determined
under the Goods and Services Tax Act 1999 will be charged on those fees not given
exemption under the Act.



DIFFERENTIAL GENERAL RATES

At its meeting on 26 June 2023 Council decided to raise rate revenue of $128,947,348
in a total operating revenue budget of $151,595,493. The Council has set the following
differential general rates.

(a) 0.198072681 cents in the dollar on rateable land of category (a) residential;

(b) 0. 7083867960 cents in the dollar on rateable land of categories (b)
Commercial — shop; (c) Commercial - Office and (d); Commercial — other use;

(c) 0. 7557793060 cents in the dollar on rateable land of rateable land of
categories (e) Industry — Light and (f); Industry — other;

(d) 0. 4530601092 cents in the dollar on rateable land of category (g) Primary
Production;

(e) 0. 620629932 cents in the dollar on rateable land of category (h) Vacant
Land;

(f) 0. 3084420330 cents in the dollar on rateable land of category (i) Other.

Land use is a factor to levy differential rates. If a ratepayer believes that a particular
property has been wrongly classified by the Council as to its land use, then the
ratepayer may object to that land use (to the Council) within 60 days of being notified.
The objection must set out the basis for the objection and details of the land use that,
in the opinion of the ratepayer, should be attributed to that property. The Council may
then decide the objection as it sees fit and notify the ratepayer. A ratepayer also has
the right to appeal against the Council’s decision to the Land and Valuation Court.

Objections to Council’s land use decision may be lodged with the City of Charles Sturt,
72 Woodville Road, Woodville. A ratepayer may discuss the matter with one of
Council’s Customer Contact Officers on phone number 8408 1111 in the first instance.
The Council will provide, on request, a copy of Section 156 of the Local Government
Act 1999 which sets out the rights and obligations of ratepayers in respect of objections
to a land use.

Note: Lodgement of an objection does not change the due date for the payment of
rates.

MINIMUM RATE

A Council may impose a minimum amount payable by way of rates, provided that it has
not imposed a fixed charge. Where two or more adjoining properties have the same
owner and are occupied by the same occupier, only one minimum rate is payable by
the ratepayer. Where a Council imposes a minimum rate it must not apply to more
than 35% of properties in the Council area.

The Council has decided to impose a minimum rate of $1,204. The reason for imposing
a minimum rate is to ensure that all residents contribute towards the provision of basic
services at a reasonable level.



REGIONAL LANDSCAPE LEVY

The City of Charles Sturt is within the area covered by the Green Adelaide Board and is
required under the Landscape South Australia Act 2019 to fund the operations of the
Board. It does so by imposing a separate rate against rateable properties withinits area
of 0. 00734298 cents in the dollar, based on the Capital Value of rateable land within
the City.

The City of Charles Sturt is operating as a revenue collector for the Green Adelaide
Board in this regard. Revenue from this levy is not retained by the Council, nor does
the Council determine how the revenue is spent.

PENSIONER CONCESSIONS

If you are an eligible pensioner you may be entitled to a cost of living concession. This
concession is paid directly into the individual’s bank account and can be used towards
either electricity, gas, water bills or council rates.

Application forms are available by contacting the Concession Hotline on 1800 307 758
or at www.sa.gov.au/concessions.

Applications are administered by the State Government. Payment of rates must not be
withheld pending assessment of an application by the State Government as penalties
apply to unpaid rates.

CONCESSIONS FOR SELF-FUNDED RETIREES

The State Government has determined that self-funded retirees meeting certain
conditions may also be entitled to cost of living concession. This concession is paid
directly into the individual’s bank account and can be used towards either electricity,
gas, water bills or council rates.

Application forms are available by contacting the Concession Hotline on 1800 307 758
or at www.sa.gov.au/concessions.

Payment of rates must not be withheld pending assessment of an application by the
State Government as penalties apply to unpaid rates.

PAYMENT OF RATES

As required by Section 181 (1) of the Local Government Act 1999, ratepayers may pay
their rates in four approximately equal instalments, payable in the months of
September, December, March and June of the financial year for which the rates are
declared.

In cases where the initial account requiring payment of rates is not sent at least 30 days
prior to this date, or an amended account is required to be sent, the Chief Executive
has the authority to fix the date by which rates must be paid for these assessments.

The Chief Executive also has the authority to enter into agreements with principal
ratepayers relating to the payment of rates in any case where he considers it necessary
or desirable to do so.



Rates may be paid by cash, EFTPOS or credit card (except Diners Card and American
Express):
Personally at the following Council Service Centres:

- Charles Sturt Civic Centre, 72 Woodville Road, WoodVville
- Ngutungka West Lakes , 9 Charles Street West Lakes*

- Hindmarsh Library, 149 Port Road, Hindmarsh*

Findon Library, Cnr Grange and Findon Roads*

or at

- any Australia Post outlet

* Note: For security reasons cash payments are only accepted at the Charles Sturt
Civic Centre and Australia Post outlets.
By telephone using:

- B B-pay and Bpay view through your participating bank
- Phone NAB 1300 609 653

By mail:
- Addressed to City of Charles Sturt, PO Box 1 Woodville SA 5011

By internet:
- Through Council’s website at www.charlessturt.sa.gov.au
- or Australia Post at www.postbillpay.com.au

By Direct Debit:
- Quarterly
Fortnightly

Any ratepayer who may, or is likely to, experience difficulty with meeting the standard
payment arrangements is invited to contact Council’s Rate Enquiries on 8408 1111 to
discuss alternative payment arrangements. Such enquiries are treated confidentially
by the Council.

Note: Late payment fines and interest may still apply.

LATE PAYMENT OF RATES / DEBT RECOVERY

The Local Government Act provides that Councils impose a penalty of 2% on any
payment for rates, whether instalment or otherwise, that is received late. A payment
that continues to be late is then charged an interest rate, set each year according to a
formula in the Act, for each month it continues to be late. Interest charged on late
payments is charged on both the amount of the rate arrears and any interest that has
previously been imposed. The purpose of this penalty is to act as a genuine deterrent
to ratepayers who might otherwise fail to pay their rates on time, to allow Councils to
recover the administrative cost of following up unpaid rates and to cover any interest
cost the Council may incur because it has not received the rates on time.

The prescribed interest rate for the 2023/24 financial year has not yet been declared.
When the interest rate is declared the Council will publish the rate on its public website.


http://www.charlessturt.sa.gov.au/
http://www.postbillpay.com.au/

The City of Charles Sturt imposes late payment penalties strictly in accordance with the
Local Government Act. The ability to remit penalties in whole or part is a power vested
in Council. At the City of Charles Sturt each case will be considered on its merit based
on the information provided.

DEBT RECOVERY

The Council will apply prudent debt collection practices in the recovery of outstanding
rates in compliance with the Local Government Act 1999 and following an ongoing
assessment of arrears and systematic approach to debt recovery.

Rates which are not paid by the due date as specified on the council rates notice will
be subject to the following recovery procedure:

fines and interest as provided by the Act will be added,;

an overdue notice will be forwarded within 7 days of the imposition of a late
payment penalty;

the debt will be placed in the hands of a debt collector if payment or
arrangement for payment is not made within 10 days. A notice of

intention to issue a claim will be forwarded by the debt

collector; and

court proceedings will be instigated if the payment is still overdue after 21
days.

All fees and court costs are recoverable from the ratepayer.

When Council receives a payment in respect of overdue rates the Council applies the
money received as follows:

firstly — to satisfy any costs awarded in connection with court proceedings;
secondly — to satisfy any interest costs;

thirdly — in payment of any fines imposed; and

fourthly — in payment of rates, in date order of their imposition (starting
with the oldest account first).



REBATE OF RATES
Under the Act

The Local Government Act requires Council to rebate the rates payable on some land.
Specific provisions are made for land used for health services, community services,
religious purposes, public cemeteries, the Royal Zoological Society and educational
institutions. These rebates vary from 25% to 100% and will be applied upon application
and or verification of existing status.

Discretionary

Discretionary rebates of up to 100% may be applied by the Council under Section 166
of the Act. However as per Councils rate rebate policy it is recognised that Council has
arequirement to balance the benefits of supporting community organisations, with the
impact that such rebates have on our overall rating income. To promote the
transparency of this process, Council has adopted a Rates Rebate Policy. A copy of this
policy is available at the Charles Sturt Civic Centre or on Council’s website at
www.charlessturt.sa.gov.au

These rebates will be applied upon application.

Residential Construction

Under Section 166 (1) (a) of the Act, and for the purpose of securing the proper
development of the area, a rebate of general rates for the 2023/24 financial year will
be granted in respect of an Assessment classed as vacant land in the Council’s
Assessment Book where the land is in a Residential Zone or a Residential Historic
(Conservation) Zone in the Development Plan, or any replacement zone created by the
authorisation of a Plan Amendment Report applicable to the Council’s area:

(a) if the Principal Ratepayer of the Assessment applies to the Council for the
rebate prior to 30 June 2024; and

(b) a dwelling has been substantially commenced on the property by
30 June 2024, and

(c) the Council is satisfied that the intention of the Principal Ratepayer is to

reside in that dwelling upon completion for at least 1 year.

The amount of the rebate is determined based on the timing of the pouring of the
footings. If the footings are poured prior to 31 December 2023 a full rebate will be
given but if the footings are poured after 31 December 2023 a 50% rebate will be
given with the rebate being the difference in monetary terms between the rates that
would have been paid in respect of the Assessment if it had been used at the date of
declaration of the rates for residential purposes and the actual amount paid after
deducting any other rebate granted within the rating period.

It is the intention of this rebate to only apply to one dwelling and to the ratepayer
who will reside in Charles Sturt and consequently where multiple dwellings are
proposed on Land (with or without division of the land occurring) the rate rebate will
apply to only one of the dwellings, on a pro-rata basis. For example, if four dwellings
are being constructed on the Land, provided the above criteria is met, the owner will


http://www.charlessturt.sa.gov.au/
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be entitled to 25% of the applicable rebate (being the rebate determined according to
when the footings are poured).

If the principal ratepayer is a body corporate the rebate will only be applied if one of
the directors or office holders will reside in the dwelling for at least 1 year.

Rate Capping

To provide relief against what would otherwise amount to a substantial change in rates
payable by a ratepayer due to rapid changes in valuation, a rebate of general rates for
the 2023/24 financial year will be granted to the Principal Ratepayer of an Assessment
under Section 166 (1) (I) of the Act, either by the Council of its own initiative where the
Council is in possession of sufficient information to determine the entitlement to the
rebate or otherwise on application to the Council, where the amount of any increase
in rates in respect of that Assessment in monetary terms between the amount of
general rates payable for the 2022/23 financial year (after any rebate was applied) and
the amount of general rates imposed for the 2023/24 financial year, is greater than
12.5%. The amount of the rebate will be the difference between the amount of general
rates in monetary terms imposed for the 2023/24 financial year and the amount of
general rates in monetary terms payable for the 2022/23 financial year (after any
rebate was applied but prior to deducting any concessions) plus 12.5% of that amount.

The rebate will not apply where:

(a) any such increase is due in whole or part to an increase in valuation of the
land in the Assessment because of improvements made to it worth more
than $20,000, or

(b) any such increase is applicable to the use of land being the categories of
commercial, industrial, primary production, vacant land and other.
(c) any such increase is due in full or part to the use of the land being different

for rating purposes on the date the Council declared its general rates for the
2023/24 financial year than on the date the Council declared its general
rates for the 2022/23 financial year, or

(d) the ownership of the rateable property has changed since 1 July 2022

Postponement of Rates for Seniors

Under Section 182 A of the Act a postponement of rates may be granted to persons
meeting the requirements of Section 182A (1). A 'senior' for these purposes is a person
who holds a current State Seniors Card issued by the State Government or who has the
qualifications to hold such and has applied for the card but is yet to be a issued with it.
A postponement is available to a 'senior' (or the spouse of a senior) in respect of all
rates payable on the principal place of residence that is owned only by the senior or
the senior and his/her spouse. A postponement for these purposes must be applied
for (to the Council) and where the above criteria are met will result in all rates over
$500 being postponed. The postponed amount will incur interest.

Applications

All applications for rebates, remissions or postponements must be in writing, addressed
to the Chief Executive Officer, City of Charles Sturt, 72 Woodville Road, Woodville SA
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5011 and include sufficient details to identify the relevant property and support the
application.

Application forms are available from council’s website at www.charlessturt.sa.gov.au.

Further information on rebates is available from a Customer Contact Officer at the
Council Offices, 72 Woodville Road, Woodville or on telephone (08) 8408 1111.

SALE OF LAND FOR NON-PAYMENT OF RATES

The Local Government Act provides that a Council may sell any property where the
rates have been in arrears for three years or more. The Council is required to provide
the principal ratepayer and the owner (if not the same person) with details of the
outstanding amounts and advise the owner of its intention to sell the land if payment
of the outstanding amount is not received within one month. The City of Charles Sturt
enforces the sale of land for non-payment of rates after 3 years or more in accordance
with the provisions of the Act.

Land which is exempted for non-payment of rates as per Section 185 of the Local
Government Act 1999 Charles Sturt enforces its application as part of its policy.

CHANGES TO ASSESSMENT RECORDS

All changes to postal address or name of a ratepayer/owner and changes of ownership
of a property must be notified promptly to Council in writing; letter, or email.

DISCLAIMER

A rate cannot be challenged on the basis of non-compliance with this policy and must
be paid in accordance with the required payment provisions.

Where a ratepayer believes that the Council has failed to properly apply this policy it
should raise the matter with the Council. In the first instance contact a Customer
Contact Officer at the Council Offices or on telephone 8408 1111 to discuss the matter.
If, after this initial contact, a ratepayer is still dissatisfied they should write to the Chief
Executive, City of Charles Sturt, 72 Woodville Road, Woodville SA 5011 (email:
council@charlessturt.sa.gov.au) explaining the nature of their concern.


http://www.charlessturt.sa.gov.au/
mailto:council@charlessturt.sa.gov.au
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APPENDIX A
Summary of legal position relating to the setting and collection of rates
Local Government Act 1999

A Council may impose general rates, separate rates, service rates and service charges
on land in its area (Section 146). Generally, all land within a Council area is rateable
unless it is specifically exempt by section 147 of the Act. Such exemptions include
crown land, land used for public educational purposes and Council occupied land. A
Council must adopt an annual business plan each year which amongst other things sets
out the Council's objectives for the year and the broad rates structure and policy
framework within which the Council rates its area. A summary of the Annual Business
Plan must accompany the first rates notice.

A rate is to be based on the value of the land multiplied by a ‘rate in the dollar’ set each
year by the Council. The basis of valuation is to be capital value, site value or annual
value (Section 151). Land must be valued by either the Valuer-General or a valuer
engaged or employed by the Council (Section 167). Objections may be lodged against
a valuation made by a valuer engaged or employed by the Council (Section 169) or by
the Valuer-General (Valuation of Land Act). Differential general rates can be declared
for land according to the location or the specific use (eg residential) of the land.

As part of the general rate a fixed charge may apply which means that the same amount
is payable irrespective of the value, use or location of the property. The fixed charge
may only be imposed against the whole of an allotment and only one fixed charge may
be imposed against two or more pieces of contiguous land owned by the same owner
and occupied by the same occupier or a single farm enterprise (Sections 148 & 152).

A Council may fix a minimum amount payable by way of rates or it may alter the
amount to be paid by properties within a specific range of values, but may not do so if
it has imposed a fixed charge. The minimum rate may only be imposed against the
whole of an allotment (which can include land under a separate lease or license) and
only one minimum rate is payable by two or more pieces of contiguous land owned by
the same owner and occupied by the same occupier. The minimum rate must not be
applied to supported accommodation or independent living units within the same
group or complex of units. The minimum rate and altered rates must not apply to more
than 35% of the properties in a Council area (Section 158).

A Council may declare either a general rate or differential general rates based on the
use of the land, the locality of the land, the locality and the use of the land or (where
particular circumstances apply) some other basis determined by the Council (Sections
153 & 156). A Council may declare a separate rate (or differential separate rates) on
rateable land where a specific project is being undertaken to benefit the land or the
occupiers of the land, which can be only a portion of the land in a Council area (Section
154). A Council may impose service rates and/or charges against land for any
prescribed service it provides or makes available to the land.

A service charge is also payable in relation to non-rateable land. Prescribed services
are the treatment or provision of water, the collection, treatment or disposal (including
by recycling) of waste and television transmission (or retransmission) services (Section
155).
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Rates are a charge against the land (Section 177). The owner of the land (unless the
Council is advised otherwise) is the principal ratepayer and rates may be recovered as
a debt against the principal ratepayer. In certain cases the occupier of the land may be
classed as the principal ratepayer.

All ratepayers may pay rates in four quarterly instalments and a Council may grant
discounts or incentives to encourage early or prompt payment of rates (Section 181).
A Council may also make arrangements with ratepayers for other instalment provisions
to apply (Section 181). If an instalment of rates is not paid by the due date then the
Act provides for a Council to impose a fine of 2% on the unpaid instalment and, if the
instalment continues to be unpaid, to charge a prescribed interest rate (set each year
by a formula in the Act) on the unpaid instalment (including interest previously
charged), on a monthly basis. The Council may remit such penalties in whole or in part
(Section 181). Where rates become unpaid for a period of more than three years a
Council may sell the land to recover the unpaid rates (Section 184).

A Council may remit or postpone the payment of rates, on the application of the
ratepayer, if the payment of the rates would impose hardship on the ratepayer (Section
182).

A Council must rebate the payment of rates for land used for various purposes — health
services, community services, religious purposes, public cemeteries, the Royal
Zoological Society, educational institutions — as provided in Sections 159 to 165 of the
Act. A Council may also provide discretionary rebates on the payment of rates (up to
100% of the rate for a period of up to ten years) on land used for a range of purposes,
including for the securing the proper development of the land, for the preservation of
buildings or places of historic interest, for the provision of facilities or services for
children or young persons and for the provision of accommodation for the aged or
disabled (Section 166).

A Council must also postpone all rates over $500, on application by a 'senior' who
satisfies the various criteria set out at Section 182A of the Act.

Note: A copy of the Local Government Act 1999 is available for inspection at the
Charles Sturt Civic Centre, 72 Woodville Road, Woodville or on the SA State
Government website at www.legislation.sa.gov.au


http://www.legislation.sa.gov.au/

