
 

 

 

 

 

 

 
 

 

 

 

 

 

 

 

 

  

 

 

Agenda: Corporate & Works Committee 

 

Date: Monday 6 March 2017 

 

Time: 6.00pm
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Outline of Meeting Protocol & Procedure: 

 The Chairperson will call the Meeting to order and ask the Committee/Staff to present apologies or late 

correspondence. 

 The Chairperson will commence the Order of Business as shown in the Index to the Agenda. 

 At the beginning of each item the Chairperson will ask whether a member(s) of the public wish to address the 

Committee. 

 If person(s) wish to address the Committee, they are allowed four (4) minutes in which to do so.  Please direct 

comments to the issues at hand. 

 If there are persons representing both sides of a matter (eg applicant/objector), the person(s) against the 

recommendation speak first. 

 At the conclusion of the allotted four (4) minutes, the speaker resumes his/her seat and takes no further part in 

the debate unless specifically called to do so by the Chairperson. 

 If there is more than one (1) person wishing to address the Committee from the same side of the debate, the 

Chairperson will request that where possible a spokesperson be nominated to represent the parties. 

 The Chairperson has the discretion whether to continue to accept speakers from the floor. 

 After considering any submissions the Committee will debate the matter (if necessary), and arrive at a 

recommendation (R items which proceed to Full Council) or a resolution (D items for which the Committee has 

delegated authority). 

Recommendation only to the Full Council: 

 Such matters as are specified in Section 377 of the Local Government Act and within the ambit of the 

Committee considerations. 

 The voting of money for expenditure on works, services and operations. 

 Rates, Fees and Charges. 

 Donations 

 Matters which involve broad strategic or policy initiatives within responsibilities of the Committee. 

 Matters not within the specified functions of the Committee. 

 Asset Rationalisation. 

 Corporate Operations:- 

- Statutory Reporting; 

- Adoption of Council's Community Strategic Plan, Delivery Program and Operational Plan; 

- Delegations; and 

- Policies. 

 Tenders as per Regulation requirements. 

 Leases required to be determined by Full Council by specific legislative requirements 

 Matters reserved by individual Councillors in accordance with any Council policy on "safeguards" and 

substantive changes. 

Delegated Authority: 

 General financial and corporate management of the Council, except those specifically excluded by statute, by 

Council direction or delegated specifically to another Committee.  

Note: This not to limit the discretions of nominated staff members exercising Delegated Authorities granted by 

the Council. 

 Statutory reviews of Council's Delivery Program and Operational Plan; 

 Finance Regulations, including:- 

- Authorisation of expenditures within budgetary provisions where not delegated; 

- Quarterly review of Budget Review Statements; 

- Quarterly and other reports on Works and Services provision; and 

- Writing off of rates, fees and charges because of non-rateability, bad debts, and impracticality of 

collection. 

 Auditing. 

 Property Management. 

 Asset Management. 

 Works and Services - Monitoring and Implementations. 

 Legal Matters and Legal Register. 

 Parks and Reserves Management. 

 Infrastructure Management, Design and Investigation. 

 To require such investigations, reports or actions as considered necessary in respect of matters contained within 

the Business Agenda (and as may be limited by specific Council resolution). 

 Confirmation of the Minutes of its Meetings. 

 Any other matter falling within the responsibility of the Corporate & Works Committee and not restricted by the 

Local Government Act or required to be a Recommendation to Full Council as listed above. 

Committee Membership:  6 Councillors 

 

Quorum:    The quorum for a Committee meeting is 4 Councillors. 
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Woollahra Municipal Council 

 

Notice of Meeting 
 

 

 

1 March 2017 

 

 

To:    Her Worship the Mayor, Councillor Toni Zeltzer ex-officio 

Councillors  Peter Cavanagh  (Chair) 

Greg Levenston 

Andrew Petrie 

Deborah Thomas  

Susan Wynne  (Deputy) 

  

 

 

 

Dear Councillors 

 

 

 

Corporate & Works Committee – 6 March 2017 
 

 

In accordance with the provisions of the Local Government Act 1993, I request your attendance at 

Council’s Corporate & Works Committee meeting to be held in the Council Chambers, 536 

New South Head Road, Double Bay, on Monday 6 March 2017 at 6.00pm. 

 

 

 

 

 

Gary James 

General Manager 
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Meeting Agenda 
 

Item Subject Page 

1. Leave of Absence and Apologies 

2. Late Correspondence 

3. Declarations of Interest 

Items to be Decided by this Committee using its Delegated Authority 

D1 Confirmation of Minutes of Meeting held on 20 February 2017 - 17/27040 .............. 7 

 

D2 Closing and Sale of Road Reserve - Weedon Avenue, Paddington (SC3689) - 

17/19715 ....................................................................................................................... 9 

 

D3 Closing and Sale of Road Reserve - 3 Dunara Gardens, Point Piper (SC3732) - 

17/25836 ..................................................................................................................... 13 

 

D4 General Revaluation of Land as at 1 July 2016 (SC597) - 17/18483 ........................ 19 

 

D5 Draft 2017/18 Rating Structure (SC2660) - 17/20701 ............................................... 27   

Items to be Submitted to the Council for Decision with Recommendations from this 

Committee  

Nil ‘R’ items  
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Item No: D1  Delegated to Committee  

Subject: 
CONFIRMATION OF MINUTES OF MEETING HELD ON 20 

FEBRUARY 2017 

Author: Sue O'Connor, Secretarial Support - Governance  

File No: 17/27040 

Reason for Report: The Minutes of the Corporate & Works Committee of 20 February 2017 

were previously circulated.  In accordance with the guidelines for 

Committees’ operations it is now necessary that those Minutes be 

formally taken as read and confirmed. 

 
 

Recommendation: 
 

That the Minutes of the Corporate & Works Committee Meeting of 20 February 2017 be taken as 

read and confirmed. 
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Item No: D2  Delegated to Committee  

Subject: 
CLOSING AND SALE OF ROAD RESERVE - WEEDON AVENUE, 

PADDINGTON (SC3689) 

Author: Anthony Sheedy, Senior Property Officer  

Approvers: Zubin Marolia, Manager - Property & Projects 

Tom O'Hanlon, Director - Technical Services  

File No: 17/19715 

Reason for Report: To consider the closing and sale of road reserve adjoining 3 Weedon 

Avenue, Paddington 

 
 

Recommendation: 

 

A. That the site be inspected prior to the Corporate and Works Committee meeting of  

20 March 2017. 

 

B. That a further report be submitted to the Committee. 

 
 

1. Background: 

 

The owner of 3 Weedon Avenue has made a request to purchase a portion of the County Avenue 

road reserve adjoining their property. 

 

The subject road reserve area is triangular in shape and is an estimated 5.6 sqm in size subject to 

final survey (see Annexure 1).  The owner No 3 has placed no encroachments on the subject land, 

but wants to purchase the subject road reserve area to prevent the frequent dumping of household 

waste, and use of this area for illicit drug taking. 

 

Council’s Team Leader of Infrastructure Asset Management inspected the subject road reserve, and 

in their email dated 17 October 2016 stated that they had “no objections to this proposed sale of 

Council road reserve at the back of 3 Weedon Avenue Paddington”. 

 

2. Proposal: 

 

Because the land has become a dumping ground and is surplus to Council requirements, it is 

considered appropriate that the owner purchase the subject road reserve at the market price as 

determined by valuation. 

 

The owner of 3 Weedon Avenue, Paddington has agreed to pay all Council’s costs in connection 

with the purchase of the subject road reserve portion. 

 

3. Conclusion: 

 

The owner of 3 Weedon Avenue has made a request to Council to purchase an estimated 5.6 sqm of 

road reserve in County Avenue, Paddington. 

 

It is recommended that the encroachments in the subject road reserve are formalised by the owner 

purchasing the subject road reserve at the market price as determined by valuation. 
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In accordance with Council’s policy and procedure for the sale of Council land, the next step is to 

arrange for Councillor’s inspection of the subject road reserve portion prior to the next Corporate 

and Works meeting of 20 March 2017, and a further report be submitted.  

 

 
 

Annexures 

 

1. Road reserve area proposed for closing and sale ⇩    



Woollahra Municipal Council 

Corporate & Works Committee Agenda 6 March 2017 

 

Annexure 1 Road reserve area proposed for closing and sale Page 11 
 

 





Woollahra Municipal Council 

Corporate & Works Committee Agenda 6 March 2017 

 

 

Item No. D3 Page 13 

Item No: D3  Delegated to Committee  

Subject: 
CLOSING AND SALE OF ROAD RESERVE - 3 DUNARA 

GARDENS, POINT PIPER (SC3732) 

Author: Anthony Sheedy, Senior Property Officer  

Approvers: Zubin Marolia, Manager - Property & Projects 

Tom O'Hanlon, Director - Technical Services  

File No: 17/25836 

Reason for Report: To consider the closing and sale of road reserve adjoining 3 Dunara 

Gardens, Point Piper. 

 
 

Recommendation: 

 

A. That the site be inspected prior to the Corporate and Works Committee meeting of  

20 March 2017. 

 

B. That a further report be submitted to the Committee. 

 
 

1. Background: 

 

The owner of 3 Dunara Gardens, Point Piper has made a request to purchase a portion of the 

Wunulla road reserve adjoining their property. 

 

The subject road reserve area has steeply sloping topography and is rectangular in shape. It is an 

estimated 80 sqm in size subject to final survey (see Annexures 1&2).  An owner of No 3 has 

previously placed encroachments on the subject land comprising concrete retaining walls, landscape 

vegetation, steel handrail, and concrete stair ways, which lead up the soil bank to their residence. 

See site photos in Annexure 3.   

 

Council’s Team Leader of Infrastructure Asset Management has inspected the subject road reserve; 

and in their email dated 27 February 2017 stated that they had found no Council infrastructure 

assets within the parcel of land, and had no objections to this proposal for sale of the road reserve 

provided that it included the encroaching walls and stairway. 

 

2. Proposal: 

 

There is limited opportunity for any road widening at or near the subject road reserve site.  Road 

reserve has previously been sold to the adjoining owners of No’s 6 and 14A Wunulla Road 

(Annexure 1).  Council has also entered into a Contract of Sale for road reserve adjoining 4 

Wunulla Road. 

 

Because the land is surplus to Council requirements it is considered appropriate that the owner 

purchase the subject road reserve at the market price as determined by valuation. 

 

The owner of 3 Dunara Gardens, Point Piper has agreed to pay all Council’s costs in connection 

with the purchase of the subject road reserve portion. 
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3. Conclusion: 

 

The owner of 3 Dunara Gardens, Point Piper has made a request to Council to purchase an 

estimated 80 sqm land parcel, subject to final survey. 

 

It is recommended that the encroachments in the subject road reserve are formalised by the owner 

purchasing the subject road reserve at the market price as determined by valuation. 

In accordance with Council’s ‘Policy and Procedure for the Sale of Council Land’, the next step is 

to arrange for Councillor’s inspection of the subject road reserve portion prior to the next Corporate 

and Works meeting of 20 March 2017, and a further report be submitted.  
 

Annexures 

 

1. Road reserve for closing and sale adjoining 3 Dunara Gardens ⇩   

2. Aerial view of subject road reserve for closing and sale ⇩   

3. Site photos of subject Wunulla road reserve ⇩    
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Item No: D4  Delegated to Committee  

Subject: GENERAL REVALUATION OF LAND AS AT 1 JULY 2016 (SC597) 

Author: Don Johnston, Chief Financial Officer  

Approver: Stephen Dunshea, Director Corporate Services  

File No: 17/18483 

Reason for Report: To provide the Committee with an overview of the general revaluation of 

land within the Woollahra local government area. 

 
 

Recommendation: 

 

That the report on the General Revaluation of Land across the Woollahra Local Government Area 

as at 1 July 2016 be received and noted. 

 
 

1. Background: 

 

Council uses land values provided by the Valuer General (VG) for the levying of Rates.  The base 

date of the land valuations currently used is 1 July 2015.  As a result of the State Government’s 

planned introduction of the Emergency Services Property Levy (ESPL), which will also use land 

values, all Councils in NSW will be moving to a common base date of 1 July 2016.  In February 

2017, the Valuer General provided Council with its 1 July 2016 land values.  The new land values 

will be used for levying the 2017/18 Rates and the State Government’s ESPL. 

 

This report provides a high level overview of the movements in land values between 1 July 2015 

and 1 July 2016 and an analysis of the impact the revaluation will have on 2017/18 Rates. 

 

It should be noted at the outset that the revaluation will not change Council’s total Rates income, 

but will result in changes in Rates levied on individual assessments depending on their respective 

increase or decrease in land value. 

 

2. Discussion: 

 

Notices of Valuation were sent to landowners in mid-February.  Landowners have 60 days from the 

date of receiving their Notice to lodge an objection to their valuation.  At the conclusion of the 

objection period Council will receive Supplementary Valuations as and when any objections are 

determined.  These Supplementary Valuations will be updated up until the 2017/18 Rates Notices 

are issued in July 2017. 

 

Overall Movement in Land Value 

 

For the whole Local Government Area (LGA), land valuations increased from $33,667,481,320 

($33.7 billion) in 2015 to $35,199,099,570 ($35.2 billion) in 2016.  This is an increase of 

$1,531,618,250 ($1.5 billion) or 4.5%.  As shown in the table below, the overall increase in non-

rateable land value, at 5.8%, was a little more than the overall increase in rateable land value, at 

4.5%. 
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Category 

No. of 

Assessments 1/7/15 LV 1/7/16 LV 

% 

Increase 

Rateable 26,139 32,834,956,764 34,318,628,618 4.5% 

Non-Rateable* 355 832,524,556 880,470,952 5.8% 

 26,494 $33,667,481,320 $35,199,099,570 4.5% 
   *Non Rateable assessments include schools, churches, hospitals and open space. 

 

The chart below shows the range and distribution of increases and decreases in land values across 

the LGA. 

 

 
 

The above chart indicates that 65% of assessments (17,133) increased in value by between 0% and 

5%, and 30% (7,999) increased by between 5% and 10%.  The next biggest percentage is 3% of 

assessments (839) increasing by between 10% and 20%.  In regard to decreases, a total of 1.9% 

(508) of assessments decreased in value.  The majority of these (307 or 1.2% of all assessments) 

decreased by 1% or less. 

 

There are small differences in overall increases for residential and business land within the rateable 

land category, with business assessments increasing in value by more than residential assessments. 

 

Category 

No. of 

Assessments 1/7/15 LV 1/7/16 LV 

% 

Increase 

Residential 24,692 31,062,495,846 32,428,895,452 4.4% 

Business 1,396 1,696,726,918 1,809,835,166 6.7% 

Mixed Development 51 75,734,000 79,898,000 5.5% 

 26,139 $32,834,956,764 $34,318,628,618 4.5% 

 

Looking at the data in more detail, while the overall increase in land values is on the order of 4.5%, 

there is a wide range of increases and decreases in land values in both the residential and business 

categories.  The tables and charts below summarise the movements in land values for residential 

and business assessments. 
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Residential Assessments 

 

Percentage 

movement 

No. of 

assessments % 

< -10% 6 0.0% 

-10% to  -5% 32 0.1% 

-5% to 0% 464 1.9% 

0% to 5% 16,711 67.7% 

5% to 10% 6,681 27.1% 

10% to 20% 787 3.2% 

> 20% 11 0.0% 

 24,692 100.0% 

 

As shown above, just over two thirds of residential assessments (16,711) increased in value by 

between up to 5% while a further quarter increased by between 5% and 10%.  There are only a 

handful of assessments at the extremities of the range of variations. 

 

Within the residential category there are different land value increases between Council’s five 

wards although they are all reasonably close to the 4.4% average across the LGA. 

 

Residential Land 1/7/15 LV 1/7/15 LV 

% 

Increase 

Bellevue Hill 5,724,117,387 6,002,972,845 4.9% 

Cooper 4,573,825,377 4,796,298,922 4.9% 

Double Bay 7,854,739,055 8,129,721,112 3.5% 

Paddington 3,634,564,091 3,819,850,629 5.1% 

Vaucluse 9,275,249,936 9,680,051,944 4.4% 

 $31,062,495,846 $32,428,895,452 4.4% 

 

Within each Ward, there is a range of movements in land values.  To give some idea of this, the 

table below provides the average increase together with the largest decrease and largest increase for 

each Ward. 

 

Ward 

No. of 

Assessments 

Average 

Increase 

Largest 

Decrease 

Largest 

Increase 

Bellevue Hill 4,588 4.6% -4.7% 49.1% 

Cooper 4,329 4.9% -9.9% 19.3% 

Double Bay 6,295 4.7% -11.0% 46.0% 

Paddington 4,988 5.2% -1.0% 37.7% 

Vaucluse 4,492 5.1% -19.7% 41.7% 

 24,692 4.9% -19.7% 49.1% 

 

The largest increases and decreases were referred to the VG for confirmation and comment.  The 

VG has advised that the largest decreases typically arise from the prior land value, based on sales 

evidence, being too high.  The converse also applies to some of the largest increases.  Some large 

increases are also due to the “unutilised value” allowance on assessments with postponed rates 

having not yet been determined. 

 

Owners of these properties have the option of lodging an objection with the VG in relation to their 

2016 valuations. 
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Impact on 2017/18 Residential Rates 

 

To most equitably levy residential rates across a very wide range of land values in the LGA, 

Council has for many years had a rating structure where 50% (the maximum permitted) of rates are 

levied using a base amount and 50% is levied based on land value.   

 

For 2016/17 this structure resulted in the following residential rates being levied: 

 

Rate Component % Rates Levied 

No. of 

Assessments/ 

Land Value 

Base 

Amount/ 

Rate in $ 

Base Amount 49.95 14,251,588 24,502 581.65 

Ad Valorem (based on value) 50.05 14,280,360 31,064,509,881 0.04597 

Total 100.00 $28,531,948   

 

As with previous revaluations, retaining the 50% base rate structure for 2017/18 will moderate the 

impact of changes in land values and has been recommended in the report on the 2017/18 rating 

structure also on tonight’s agenda. 

 

The tables and charts below show, in percentage and dollar terms, the impact on residential rates as 

a consequence of the general revaluation, including the 2017/18 rate peg increase of 1.5%. 

 

Percentage movement No. of 

Assessments % 

< -10% 4 0.0% 

0 to -10% 553 2.2% 

0 to 2.5% 22,272 90.0% 

2.5% to 5% 1,671 6.8% 

5% to 10% 231 1.0% 

> 10% 12 0.0% 

 24,743 100.0% 

 

 
 

The overwhelming majority, 90%, of residential assessments will see an increase in rates of up to 

2.5%, including the 1.5% rate peg increase.  A further 7% will see increases between 2.5% and 5%.  

Only a handful of residential assessments will increase by more than 5%.   
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As a consequence of being subject to smaller land value increases, 2% of assessments will see a 

decrease in rates of up to 10%. 

 

In dollar terms, these increases and decreases look like: 

 

Dollar movement 

No. of 

assessments % 

< -$500 13 0.1% 

$-500 to -$100 54 0.2% 

$-100 to -$0 495 2.0% 

$0 to $50 23,223 93.9% 

$50 to $100 844 3.4% 

> $500 114 0.4% 

 24,743 100.0% 

 

 

 
 

The vast majority of all residential assessments, almost 94%, will receive increases of up to $50, or 

less than $1 per week.  A further 3% will receive increases of between $50 and $100, or less than $2 

per week. 

 

Business Assessments 

 

Unlike residential assessments, business assessments are rated on an ad valorem basis, subject to a 

minimum rate.  Further, business assessments are split into thirteen sub-categories of business rates 

(based on business centres).  This means that any variation in land value changes between business 

centres can be more closely managed because of the flexibility the sub-categories provides when 

setting rates in the dollar, which are different for each sub-category.  Further, there are a number of 

assessments that will continue to pay the minimum rate, notwithstanding the change in their land 

value. 

 

As for residential assessments, there is a range of increases and decreases in the land values of 

business assessments.  Unlike residential assessments, where the majority increased in value by up 

to 5%, the majority of business assessments increased by between 5% and 10%.  This reflects the 

fact that the overall increase in business assessment land values was 6.7% compared to 4.4% for 

residential assessments. 
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Percentage movement No. of assessments % 

< -10% 0 2.0% 

0 to -10% 6 0.4% 

0 to 5% 321 22.2% 

5% to 10% 1,082 74.8% 

> 10% 38 2.6% 

 
1,447 100.0% 

 

There is a range of variations in valuations across Council’s five Wards as shown in the table 

below. 

 

Business Land 1/7/12 LV 1/7/15 LV 

% 

Increase 

Bellevue Hill 58,555,449 62,098,051 6.0% 

Cooper 400,778,277 424,295,398 5.9% 

Double Bay 517,439,642 556,773,979 7.6% 

Paddington 427,687,483 454,496,026 6.3% 

Vaucluse 292,266,067 312,171,712 6.8% 

 
$1,696,726,918 $1,809,835,166 6.7% 

 

There is reasonable uniformity across the five wards, with Double Bay assessments receiving the 

highest overall increase in values, hopefully as a consequence of the very successful Kiaora Place 

development. 

 

The tables and charts below show, in percentage and dollar terms, the impact on business rates as a 

consequence of the general revaluation, including the 2017/18 rate peg increase of 1.5%. 

 

Percentage movement No. of Assessments % 

< -10% 2 0.2% 

0 to -10% 130 9.0% 

0 to 2.5% 1,077 74.4% 

2.5% to 5% 192 13.3% 

5% to 10% 34 2.3% 

> 10% 12 0.8% 

 1,447 100.0% 

 

Of interest is the number of assessments where 2017/18 rates will fall by up to 10%.  It should be 

noted that of the 130 assessments, 102 of them will fall by less than 1%.  Consistent with residential 

assessments, the majority and almost three quarters of assessments will see increases of less than 

2.5% with a further 13% seeing increases of between 2.5% and 5%. 

 

In dollar terms, these increases and decreases look like: 

 

Dollar movement No. of assessments % 

< -$500 4 0.3% 

$-500 to -$100 19 1.3% 

$-100 to -$0 109 7.5% 

$0 to $50 863 59.7% 

$50 to $100 235 16.2% 

> $500 217 15.0% 

 1,447 100.0% 
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Almost 60% of assessments will see an increase of up to $50 with a further 16% seeing increases of 

between $50 and $100. 

 

3. Conclusion: 

 

Given that it is only twelve months since Council’s last general revaluation, the overall increase in 

land value of 4.5% is not unexpected.  While there is reasonable uniformity across the Woollahra 

LGA, there are a handful of assessments that increased and decreased in land value quite 

significantly.  However, as a consequence of Council’s rating structure, the impact of the general 

revaluation on rates levied is largely mitigated, with the majority of assessments rates increasing by 

less than $50 for 2017/18 including the 1.5% rate peg. 

 

The report summarises the changes in values in both residential and business assessments and 

provides an overview of the impact of the changes on rates to be levied for 2017/18 including the 

1.5% rate peg increase. 

 

 

 

 
 

Annexures 

 

Nil 
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Item No: D5  Delegated to Committee  

Subject: DRAFT 2017/18 RATING STRUCTURE (SC2660) 

Author: Don Johnston, Chief Financial Officer  

Approvers: Stephen Dunshea, Director Corporate Services 

Gary James, General Manager  

File No: 17/20701 

Reason for Report: To present the recommended Rating Structure for 2017/18 for inclusion in 

the Draft 2013 - 2018 Delivery Program and 2017/18 Operational Plan for 

the purpose of public exhibition. 

 
 

Recommendation: 

 

That the Rating Structure attached as Annexure 3 to this report be incorporated into the Draft 

Delivery Program 2013 – 2018 and 2017/18 Operational Plan for the purpose of public exhibition. 

 
 

1. Introduction: 

 

This report steps through the process and underlying legislation relating to the preparation of 

Council’s rating structure.  By way of background it provides: 

 

 an overview of the categorisation and sub-categorisation of land, and associated limitations,  

 the options available to Council for the calculation of rates, and 

 the requirements of a rating structure 

 

The report goes on to discuss the current rating structure, and the basis for it, and models alternative 

scenarios for both residential and business rates. 

 

2. Background: 

 

Legislative Framework 

 

Categorisation: 

 

The Local Government Act (the Act) permits four categories of rates.   The categories of ‘ordinary’ 

rates are farmland, residential, mining and business rates.  The business category is the ‘catch all’ 

category.  If a property cannot be categorised as farmland, residential or mining it is categorised as 

business. 

 

The residential category is defined as: 

 

Land is to be categorised as “residential” if it is a parcel of rateable land valued as one 

assessment and: 

 

(a) its dominant use is for residential accommodation (otherwise than as a hotel, motel, 

guest-house, back packer hostel or nursing home or any other form of residential 

accommodation not being a boarding house or lodging house prescribed by the 

regulations); or 
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(b) in the case of vacant land, it is zoned or otherwise designated for use under an 

environmental planning instrument (with or without development consent) for 

residential purposes; or 

 

(c) it is rural residential land 

 

The business category is simply defined as: 

 

Land is to be categorised as “business” if it cannot be categorised as farmland, residential or 

mining 

 

Council’s current rating structure has two categories, residential and business.  The proportions of 

ordinary rates collected from each category are: 

 

CATEGORY 

2016/17 

Rates 

($’000) % 

 

Residential 

 

28,576 

 

84.6 

Business 5,181 15.4 

 33,757 100.0 

 

The spread of land values across the two categories is: 

 

CATEGORY 

1 July 2015 

Land Values 

($’000) % 

 

Residential 

 

31,093,516 

 

94.7 

Business 1,741,441 5.3 

 32,834,957 100.0 

 

The Act also provides for ‘special’ rates to be levied where a council is of the opinion that an area 

benefits, or will benefit, from particular works, services, facilities or activities.  Council utilises 

these provisions to levy its Environmental & Infrastructure Renewal Levy across the whole local 

government area. 

 

Sub-categorisation 

 

Under the Act a council may determine a sub-category or sub-categories for one or more of its 

categories of rateable land.  The residential category can be sub-categorised according to whether 

the land is rural residential land or is within a ‘centre of population’.  The business category may be 

sub-categorised according to a ‘centre of activity’.  Council has utilised these provisions in relation 

to its business category.  

 

The Act is silent on defining ‘centre of population’ and ‘centre of activity’.  However, the Office of 

Local Government offers guidance in its Council Rating and Revenue Raising Manual which states 

that it is for the Council to consider the definitions when making decisions in this regard. 
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The guidelines for ‘centre of population’ are: 

 

 separate towns or villages may be regarded as discrete centres of population 

 wherever contiguous urban development exists the criteria that should be present in 

order to constitute a centre of population are: 

* that there is a discernible community of interest amongst the residents which 

differs from those living outside that part of the area; and 

* that part of the council area is independently serviced by infrastructure which 

reflects the focus of that part of the area as a centre of population 

 a centre of population should not be a device intended to enable rating variations 

within an homogenous suburb or suburbs, or by street, or by any special feature such as 

proximity to water. 

 

The Manual goes on to say that it is clear that sub-categorisation on the basis of centre of population 

may have limited application within the suburbs of the main urban centres and emphasises that the 

Act does not permit a council to determine sub-categories solely or predominantly on the basis of 

land value. 

 

In that regard, if council wishes to minimise the effect of land valuations on total rates 

payable, the use of base amounts would help to achieve this while not disturbing the land 

valuation relativities between parcels of land. 

 

The guidelines for ‘centre of activity’ as the basis of business sub-categorisation are: 

 

“…. in the view of the Division, the words refer to an area of land (usually comprising more 

than one parcel of rateable land) at which a complex of “business” activities are carried out 

in a fairly concentrated manner and with a high degree of congruity and homogeneity, having 

regard to the geographical cohesion of the land, the use to which it is put, and the 

comparative independence and self-relatedness of the activity or activities carried on in the 

area (e.g. a business centre or industrial estate).” 

 

Based on these guidelines, Council has no residential sub-categories, but has adopted thirteen 

business sub-categories based on business centres.  These sub-categories are: 

 

Double Bay 

Oxford Street 

New South Head Road, Rose Bay 

Edgecliff 

Bellevue Hill 

Edgecliff Road / Grosvenor Street 

Fiveways 

New South Head Road, Vaucluse 

Old South Head Road, Rose Bay 

Old South Head Road, Vaucluse 

Plumer Road 

Queen Street 

Watsons Bay 

 

Maps of each of the sub-categories will be available at the Corporate & Works Committee meeting 

if Councillors would like to see the properties that make up each one. 
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Mixed Development 

 

An exception to the categorisation of rateable land arises when the Valuer General furnishes a 

valuation under the Valuation of Land Act 1916 for mixed development land.  In these instances, 

the part of the land that is non-residential is categorised as business and the part that is not non-

residential is classified as residential.  Rates and charges are calculated on the basis of the value 

apportioned to each category. 

 

For example, a $1,660,000 valuation with a 68% apportionment factor is rated as: 

 

$1,128,800 Business (68% of the Land Value) 

$531,200 Residential (balance, or 32%, of the Land Value) 

$1,660,000 Total Land Value 

 

Council currently has forty two mixed development assessments. 

 

Calculation of Rates Levied 

 

Rates can be calculated in a number of ways, namely: 

 

 on a pure ad valorem (rate in the dollar) basis; 

 on an ad valorem basis, subject to a minimum rate; or 

 using a base amount to levy up to 50% of the rates to be levied to which an ad valorem 

amount is added to levy the remaining percentage 

 

Rating Structure 

 

Each year, prior to levying its rates, Council is required to adopt its rating structure for the relevant 

year.  The rating structure forms part of Council’s Revenue Policy that is required to be included in 

its annual operational plan.  Information with respect to rates proposed to be levied must include: 

 

 the ad valorem amount (rate in the dollar) of the rate, noting any minimum rate 

 whether the rate is to have a base amount and, if so: 

 the amount in dollars of the base amount, and 

 the percentage of the total amount payable that the levying of the base amount will 

produce 

 

 the estimated yield of the rate 

 in the case of a special rate, the purpose for which the rate is to be levied; and 

 the categories or sub-categories of land in respect of which Council proposes to levy the rate 

 

This is achieved by including Council’s rating structure (Annexure 3) in the public exhibition of its 

annual Delivery Program and Operational Plan. 
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3. Discussion: 

 

Current Rating Structure: 

 

Council’s current rating structure was adopted following consideration by the Corporate & Works 

Committee of reports on a review of the commercial (business) rating structure in December 2002 

and on the distribution of rates between the various categories in May 2003, while the structure of 

the residential rate dates back to the 1994/95 financial year.  The rating structure was most recently 

reaffirmed for the 2016/17 financial year in June 2016. 

 

As already noted, the current structure is comprised of a residential category and a business 

category, with the business category sub-categorised into thirteen sub-categories.  Council also has 

a special rate for the Environmental & Infrastructure Renewal Levy.  The E&IRL funds Council’s 

environmental works program and infrastructure renewal capital works program.  Council, being of 

the opinion that these programs benefit the area as a whole, levies all rateable assessments with the 

E&IRL.  Rates in the residential category and the E&IRL special rate are levied on the basis of 

collecting 50% of the yield through a base amount and 50% on an ad valorem (rate in the dollar) 

basis. 

 

The business category and sub-categories are levied on an ad valorem basis, subject to a minimum 

rate. 

The table below outlines the rates for 2016/17: 

 

Name of 

sub-category 

Number of 

Assessments 

Ad Valorem 

Rate in $ 

$ 

Minimum (M)/ Base 

Amount (B) 

$’000 

2016/17 

Rates 

General Rates     

Residential Rates:     

Residential Category 24,517 0.04597 581.65 (B) 28,576 

BUSINESS RATES:     

Business Category 486 0.2332 602.55 (M) 1,370 

Sub categories:     

  Double Bay 241 0.3672 602.55 (M) 1,688 

  Oxford Street 206 0.3916 602.55 (M) 841 

  Rose Bay 76 0.2850 602.55 (M) 276 

  Edgecliff 168 0.3470 602.55 (M) 376 

  Bellevue Hill 34 0.2625 602.55 (M) 34 

  Edgecliff/Grosvenor 35 0.2630 602.55 (M) 86 

  Five Ways 27 0.2300 602.55 (M) 68 

  New South Head Rd, Vaucluse 25 0.2750 602.55 (M) 46 

  Old South Head Rd, Rose Bay 22 0.1710 602.55 (M) 74 

  Old South Head Rd, Vaucluse 14 0.1200  602.55 (M) 16 

  Plumer Road 3 0.2600 602.55 (M) 12 

  Queen Street 69 0.1660 602.55 (M) 215 

  Watsons Bay 18 0.2100 602.55 (M) 79 

Total General Rates 25,941   33,757 

Special Rate     

Environmental & Infrastructure 

Renewal Levy 25,941 0.006095 

 

76.90 (B) 3,997 

 

Total Rates Revenue    37,754 
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4. Proposed Rating Structure for 2017/18: 

 

Within the overall limitation of increasing rates by no more than the rate peg, Council is able to 

determine the mix between categories and sub-categories within its rating structure and the basis 

upon which rates are calculated.  In setting the rates for 2016/17, the yield from each of the 

categories and sub-categories was increased by 1.8% in line with the rate peg limit.  The approach 

recommended for the 2017/18 rating year is consistent with this, that is, to increase the yield from 

each category and sub-category by 1.5% in line with the rate peg limit announced by IPART in 

December 2016. 

 

It is proposed that Council continue its current rating structure into 2017/18, being: 

 Residential Rates and E&IRL - 50% base amount and 50% ad valorem.  It is also proposed 

that eligible pensioners will continue to receive a 100% rebate of the levy at a cost of some 

$115,000 for 2017/18. 

 Business Rates – ad valorem subject to a minimum 

 

There are numerous options available to Council for changing the current structure, which range 

from: 

 abandoning the current 50/50 base amount/ad valorem structure of the residential rate in 

favour of a different mix, 30/70 for example, 

 the re-introduction of a minimum rate for residential properties, or 

 introducing a 50/50 base amount/ad valorem structure (or other mix) into one or all of the 

business sub-categories 

 

The current rating structure is well established and widely accepted having been in place for more 

than 20 years. 

 

Residential Rates 

 

The current rating structure sees all residential ratepayers contributing a base amount toward 

Council’s core services with the balance of rates paid reflecting the respective land values of 

properties.  Given the range of land values, and their size at the upper end, the 50% base amount 

structure most equitably distributes the rates levied.  It is considered that the services and 

infrastructure available to the highest valued properties is not so dissimilar as to warrant them 

paying disproportionately more rates. 

 

To provide an indication of the impact different residential rating structures would have on rates 

payable in 2017/18, ANNEXURE 1 provides a comparison of residential rates payable under 10%, 

20%, 30%, and 40% base amount scenarios and a minimum rate scenario across a range of land 

values.  The $514 minimum rate is based on the current year’s statutory minimum rate of $506 

increased by the 1.5% rate peg.  All of the alternate scenarios result in significant increases (of up to 

$15,525 or 75%) for higher valued properties and decreases for lower valued properties (of up to 

$463 or 77%). 

 

Business Rates 

 

The current rating structure sees all business ratepayers making at least a minimum payment toward 

core services based on the land value of their respective properties.  Unlike residential rates, it is 

considered that the land value of business properties is representative of the specific business centre 

services received, that is, the larger the property (and street frontage), the more services received. 
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By way of example, ANNEXURE 2 provides an indication of the impact of different business 

rating structures would have on rates payable in the Double Bay Business Centre in 2017/18.  10%, 

20%, 30%, 40% and 50% base amount scenarios have been modelled in comparison to the 

recommended minimum rate structure.  All of the alternate scenarios result in significant increases 

(of up to $3,155 or 440%) for lower valued properties and decreases for higher valued properties (of 

up to $96,888 or 48%). 

 

The other sub-categories of business rates would show similar increases and decrease in rates for 

the base amount scenarios. 

 

Consequently it is recommended that Council retain the existing rating structure and mix. 

 

5. Exhibition of the Rating Structure: 

 

For the purposes of public exhibition, Council has to incorporate details of its rating structure into 

the Draft 2013-18 Delivery Program and 2017/18 Operational Plan.  The proposed rating structure 

for 2017/18, which is consistent with the current rating structure, is attached as ANNEXURE 3.  

The Committee should note that the Domestic Waste Management Charge has not yet been 

calculated for 2017/18.  It will be presented to the Committee as part of Council’s schedule of fees 

and charges. 

 

6. Conclusion: 

 

The report outlines Council’s existing rating structure and notes that Council can, within its overall 

rates yield, vary the mix between residential and business rates and/or vary the method of 

calculating its rates.  Information has been provided in Annexures 1 and 2 on the impact of 

changing the current rating structure.  While there is a range of options regarding Council’s rating 

structure it has been recommended that the current structure be continued for 2017/18 as detailed in 

Annexure 3. 

 
 

Annexures 

 

1. Residential Rates - Alternate Rating Structures ⇩   

2. Double Bay Business Rates - Alternate Rating Structures ⇩   

3. Draft Rating Structure for 2017/18 ⇩    
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Political Donations – matters to be considered by Councillors at Meetings 

 
 

 

 

  

Action 
Declare a significant non-pecuniary conflict of 

interest, absent yourself from the meeting and take 
no further part in the debate or vote on the matter 

(Code of Conduct Cl 4.16(b)) 

Action 

Consider appropriate action required. 
This could include limiting involvement by: 

1. participating in discussion but not in decision making (vote), 
2. participating in decision making (vote) but not in the discussion 

3. not participating in the discussion or decision making (vote) 

4. removing the source of the conflict 

Do you believe the political 
contribution creates a significant 
non-pecuniary conflict of interest 

for you? 

(Code of Conduct Cl 4.23) 

Action 
Declare a significant non-

pecuniary conflict of interest, 
absent yourself from the meeting 

and take no further part in the 
debate or vote on the matter  

(Code of Conduct Cl 4.16(b)) 

Staff to record decision process 
(motions/amendments) and Division of votes for the 
determinative resolution or recommendation in the 

meeting minutes. 

Matter before Committee or  

Council Meeting 

Did the applicant, owner (if not 
the applicant) or someone close 

to the applicant make a 
donation in excess of $1,000 
that directly benefited your 

election campaign?  
(Code of Conduct Cl 4.21) 

Is the matter before the meeting 
a Planning Matter? 

Action 

Participate in debate and vote on the matter 

Did the applicant or someone 
close to the applicant make a 
donation less than $1,000 that 
directly benefited your election 

campaign? 

(Code of Conduct Cl 4.2) 

Staff to record decision process 
(motions/amendments) and Division of votes for the 
determinative resolution or recommendation in the 

meeting minutes. 

No 

No No 

No 

Yes 

Yes Yes 

Yes 

Yes 
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