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INTRODUCTION

For most lacal governments, rates are the principal
source of revenue. With limited alternatives, local
governments need fa opfimise this source fo generate
revenue for their operafions.

A key to optimising the rafing system is fo ensure that the
appropriate method of valuation of land is used as the
basis for rates. Urban land that is rated on its unimproved
value (UV) would normally aftract a lesser rate assessment
than it would if rated on its gross rental value (GRV].
Generally, this is alsa the case if rural land is rated on its
gross renfal value rather than its unimproved value.

Applying the appropriate method aof valuafion to each
property will alsa minimise complaints from ratepayers
af inconsistent and inequitable freatment.

PURPOSE OF GUIDELINES

The purpose of these guidelines is to facilitate changes
to the method of valuation of land by -

= setting out a process to identify and make changes to
methods of valuation;

= encouraging local governments to infroduce
appropriate systems to identify and recard land use
changes that may affect the predominant use of land;

= specifying and documenting factors that should be
cansidered when defermining the predominant use of
land as publicly accessible palicies;

= proposing when and how local governments should
cansult with affected ratepayers in the process of
changing methads of valuation; and

= specifying the information needs of the Department of
Lacal Government and Regianal Develapment and the
Minister.

DEVELOPMENT OF GUIDELINES

The guidelines are a confinuation of work undertaken by
a bavernment committee appointed in November 2000 to
consider prablems arising fram mixed uses on rural land
which were, for the most part, faced by local governments
in the south west of the State and on the fringe of the
metrapolitan area. The committee, the Local Government
(Non Urban) Valuation Review Committee, completed its
report in April 2001 after consulting with 33 local
governments.

p02.

Changing Methods of Valuation of Land

The guidelines barrow from the research and findings of
the committee and fake info account -

= 0bservafions made by Departmental officers;
= difficulties raised by local government officers; and

= complaints received from rafepayers about unfair freatment.

LEGISLATION

Under section 6.28 of the Local Government Act 1995 (the
Act], the Minister for Local Government and Regional
Development is responsible for determining the method of
valuation of land to be used by a local government as the
basis for a rafe.

In determining the method of valuation, the Minister is fo
have regard fo the general principle that the basis for a
rafe an any land is fo be:

= where the land is used predominantly for rural
purpases, the UV of the land; and

= where the land is used predominantly for non-rural
purposes, the GRV of the land.

In discharging their responsibilifies, successive Ministers
have chasen fo respand to applicafions from local
governments for changes fo valuation methods (as
opposed to directing local governments fa make such
changes). This approach recognises that local
governments are best placed to identify where changes
may be needed to the methad of valuation of land within
their districts.

ROLE OF LOCAL GOVERNMENT

Each local gavernment has a rale in ensuring that the
rafing principles of the Act are carrectly applied to
rateable land within their district such that rural land is
rafed on its UV and non-rural land is rated on ifs GRV.

To this end, local governments should have systems and
pracedures in place fo -
= identify and record any changes in land use;

= review the predominant use of land affected by
significant land use changes; and

= ensure fimely applications for the Minister's approval.

These systems and pracedures are discussed in the
following quidelines.
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PRINCIPLES TO OBSERVE

In implementing suitable systems and procedures, local
governments should abserve the principles of -

= Objectivity;

= fairness and equity;

= Consistency;

= fransparency; and

= administrafive efficiency. 21

The praspects for a safisfactory outcame will be significanfly
improved if these principles are carrectly applied.

Objectivity

As far as possible the predominant use of land should be
reviewed and determined on the basis of an abjective
assessment of relevant criteria. External parties should

be able fo understand how and why a particular

L 22
defermination was made.

Fairness and equity

Rating principles should be applied fairly and equitably.
Each property should make a fair confribution fa rates
based an a method of valuation that appropriately
reflects predominant use.

Consistency

Rating principles should be applied, and deferminations e

should be made, in a consistent manner. Like praperties
should be freated in a like manner.

Transparency

Systems and procedures for defermining the method of
valuation of land should be clearly documented and
available for the public fo inspect. This is fundamental fo
the “good gavernment” principle upon which the Act is
based. The right to govern accompanies the obligation fo
do so apenly and fairly.

24

Administrative efficiency

Rating principles and pracedures should be applied and

implemented in an efficient and cost-effective manner. "

OVERVIEW OF THE PROCESS FOR CHANGING THE
METHOD OF VALUATION

There are several steps in the process af changing the 2
method of valuation of land for rating purposes. Each step
is imporfant in achieving a successful outcame.
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Step 1 Identifying land use changes that may affect
predominant use.

Step 2 Reviewing predominant use.

Step3 Consulfing affected parties.

Step4 Changing the method of valuation.

STEP 1 - IDENTIFYING LAND USE CHANGES THAT
MAY AFFECT PREDOMINANT USE

New developments and changes fa land use can alfer the
predominant use of land and thereby the method of
valuation that is used fo rafe it. It is impartant that
local governments are able to readily identify and
record within their rating systems significant changes
fo the use of land.

Means of identifying and recording changes in
land use

There are several ways to identify and record changes
fo land use for rating purposes. They include, buf are
not limited, to the following -

(a) Development and other statutory approvals;
(b) Property inspections; and
() Land use surveys.

(a) Development and other statutory approvals

Statutory approvals are the easiest way to idenfify
changes fo land use since the necessary information is
already in the possession of the local government.
Planning, building and health appravals are especially
effective.

Establishing a link between the planning, building and
health approval systems and the rating system will
enable a local government fo readily identify approved
changes fo land use that may affect the predominant
use of land. The approval of a subdivision, zaning or
building application or a change in land use should
frigger a review process that cancludes with an
assessment of the need for a valuafion ar rafing change.

Local governments that have not linked these systems
should cansider doing sa.

(b) Property inspections
Praperty inspectians provide anather means of keeping

frack of land use changes. Persons carrying out
inspections should possess information about approved
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developments on the inspected properties so that they can
report any unautharised change in land uses. These
reports should be used fa update the rafe recard.

(c) Land use surveys

A'land use survey can be a very impartant means of
updating land use for rating purposes (valuation changes
and differential rates) particularly in areas that have been
subject fo significant growth and development. A survey
has the added benefit of enabling a local government to
manifar compliance with fown planning schemes, building
approvals and other legislation.

In local governments that have experienced significant
grawth or diversificafion in land uses and have been
unable to keep frack of land use changes across their
district, a land use survey offers the apportfunity fo bring
record systems up-to-date. Infernal systems can then be
used fo mainfain the accuracy of the local government's
records.

Lacal governments should consider canducting a land use
survey of their district (or part of it eg the area outside
townsites] as the starting point for maintaining an
accurate rafe record.

STEP 2 — REVIEWING PREDOMINANT USE

Reviewing predominant use of land by individual
lot or other means

The Act does not define the term “land” for the purpase of
defermining predominant use. Legal advice suggests that
the term could be applied fo a lof, part of a location or any
part of a local gavernment's district. It is for those
administering the provisions of section 6.28 to define the
term accaording fo the prevailing circumstances.

Thus, where a local government identifies new
developments or land uses, it can decide whether fo
review the predominant use of the affected land only, or a
larger or smaller area of land.

It has several aptians far daing so.

(a) By portion of a lot (split valuation)

Where a local government idenfifies that a rateable
property cantains distinctly rural and non-rural uses an
separatfely identifiable parfians of the property, it may
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consider applying different methads of valuation o
thase distinct parfions. This is commanly referred to as
“split valuations'.

Example 1:

A modern winery has aver 30% of the land cavered by
vines for grape production. However, the remaining land
has significant “non-rural” development including,
restaurant, tearooms, sales office, onsite
manufacturing/processing, chalets/accommadation and
tourist attractions. These developments are clustered
together on a separate part of the property. In this
scenario, it may be difficult to make an objective
assessment of predominant use and the option of split
valuations may provide a fair and reasonable solution.

Example 2:

A large wheat/sheep farm contains a transpart depot,
mechanical warkshop, small processing plant and sales
autlet all located together on the property. In the
interests of rating fairness the local government may
cansider applying GRVs to the non-rural uses leaving
the warking farm an UV.

Split valuations should anly be cansidered as an opfion
where the predominant use of a property cannot be
determined objectively and fairly or where it is
appropriate to do so for reasons of rating fairness.

They must be used consistently and fairly partficularly in
relation fo properties of a similar fype and use.

Where split valuations are used, the UV and GRV areas
will need fa be defined with reasonable precision. This
may invalve a limited Global Positioning Survey (GPS)
being undertaken or the area being surveyed by a
licensed surveyar so that the Deparfment of Land
Adminisfration can prepare a fechnical descripfion of
the areas. This will be at the local government’s cast.

(b) By individual lot (spot valuation)

Individual lots are generally the smallest units of land
for which a local government will review predominant use.

Spof valuations, as they are commonly referred to, are
mast frequently used in situations where there are a
number of individual lofs within a valuation area that
are used for purposes that are nof cansistent with the
predominant use of land within that valuation area.
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Example:

In a predominantly rural area valued on UV, there are a
number of non-rural uses including service stations,
road houses, tourist accommodation and small
commercial or industrial operations. The lacal
government has the aption of applying GRVs to each of
these properties or leaving them on UV.

Spaf valuations can be effective in promating rating
equity by ensuring that properties with similar uses are
rafed on the same method of valuation regardless of
their location within the district. However, they alsa can
be mare labaour intensive and less administratively
efficient than other aptions.

Spaf valuations must be used cansistently and fairly.
(c) By subdivision
This may be a suitable option where -

= the majority of lafs within a subdivision are used for
a purpose fthat is not consistent with the purpose for
which the subdivision is valued; or

= land within an appraved subdivision can only be used
for a purpose that is nat cansistent with the purpose
for which the land is valued.

Example 1:

Houses have recently been built on three 2 hectare lots
within a 10 lot special rural subdivision currently
valued on UV. Four of the lots already have houses on
them. The local government could decide to review the
predominant use of each of the 7 lots with houses on
them on the basis of their residential development or
review the predominant use of all of the land within the
subdivision on the basis that the subdivision is now
predominantly non-rural.

Example 2:

A residential subdivision is approved on the fringes of
the metrapalitan area on land valued on UV. The local
planning scheme does not permit the land to be used
for rural purpases. The lacal government could decide to
change the method of valuation of the approved
subdivision ta GRV an the basis that the development
has changed the predominant use ta non-rural.

While it can be more administrafively efficient than
other opfions, care should be faken fo ensure that it is
used fairly and consistently.
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(d) By townsite or land outside the tfownsite

A number of local governments have adopted a very
simple approach fo defining land for valuation
purposes. “Land” is either land within a fawnsite in
which case it is predominantly nan-rural and rated on
its GRV or it is land outside a fownsite and is
predominantly rural and rated on ifs UV.

This is option is suitable for local governments with
few rural uses within townsites and few non-rural
uses oufside fownsites. However, if is less suifed fo
sifuations where land uses are more complex and
varied and where in the interests of equity and
cansistency, another approach is desirable.

In areas where this option is currently being used and
there are significant changes to land uses, local
governments must decide whether fo remain with this
apfion or use spof valuations.

(e) By whale district

Whole districts are the largest unit of land for which a
local government will defermine predominant use. It is
an option used by highly urbanised metropolitan and
regional local governments.

It is unlikely fo be an aption for local governments
that are not in this situation.

Checking the district for like property

When a local government idenfifies the need fo review
the predominant use of land of a particular type, in
the inferests of equity, it should check its district fo
identify properties of a similar type that should also
be reviewed. Typically a lacal government would anly
do this when a property in a rural setting was
developed or used for a nan-rural purpose.

Example 1:

A council has approved a service station on a major
highway outside a townsite. The property is rated on
its UV and the predominant use needs to be reviewed.
However, there are 2 other service stations on major
highways in the district rated on UV. The predominant
use of each of these praoperties should be
simultaneously reviewed to ensure fairness and
cansistency.
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Example 2:

A fringe metrapolitan local government is advised that
the Western Australia Planning Commission has
approved a new special rural subdivision with lots of
between 1 and 2 hectares that cannot be used for rural
pursuits under its planning scheme. The land is currently
valued on its UV and the officer identifies a need to
review the predominant use. However, there are several
other subdivisions on UV rated land with similar sized
lots and restrictions. For equity reasons, they should be
reviewed tagether.

When predominant use should be reviewed

Local governments can begin to review the predominant
use of land when it is apparent that the use of land has
changed or is about fo change. However, an application fo
change the methad of valuation should not be made unfil
a change in the predominant use of the land has actually
occurred or substantially commenced.

Reviews af predominant use can be prompted by any of
the following.

(a) Building and development approvals

The issuing of planning, building and other development
approvals give a clear indication of what improvements
are accurring or are likely fo occur on the land. A review
of predominant use can begin af this stage buf an
applicafion fo change the method of valuafion should be
left until development has substantially commenced.

Example:

A building licence is issued for the construction of 6
chalets on land in a rural area. The local government
begins the review as soon as the licence is issued but
waits until the floor and walls of the chalets have been
completed before making application to change the
method of valuation from UV ta GRV. By this stage it is
clear that a change from a rural to a non-rural use is
inevitable.

(b) Town planning scheme amendments

Town planning scheme amendments can resfrict the fype
of develapment that is permitted on land. Some planning
schemes for example, impose significant restrictions on
the clearing of land and the use of livestock and ather
activifies usually assaciated with the rural use of land.
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This can effectively restrict the use of affected land to a
non-rural purpose eq residential, commercial efc.

Areview of land affected by such restrictions can begin
when the planning scheme amendment is approved but
an application fo change the method of valuation should
be left until the land has been subdivided or
substantially developed.

Example:

A planning scheme impases clearing restrictions on 2
vacant rural lots, each of 5 hectares. An area of
Thectare is left on each lot for development. The local
government begins the review when the scheme
amendment is approved but waits until the owners
obtain building licences and construct houses to plate
height befare applying to change the methad of
valuation from UV ta GRV.

(c) Subdivision of land

The subdivision of land info smaller lofs offen leads fo
a change in the predominant use of the land. For
example, the subdivision of a broad acre farm into small
rural/residential lots may signal a change fo a non-rural
use. A review of the predaminant use aof land affected by
a subdivision application can begin when the application
receives conditional approval. However, an application
to change the method of valuation of the land should
not be made until the WA Planning Commission has
endorsed the surveyed plan of subdivision.

In the case of farmland that has been subdivided info
smaller rural/residential lofs, local governments should
carry out an inspection of the subdivided land to ensure
it is no longer used for farming purposes before making
application for approval. There are instances where
subdivided land has confinued to be used for rural
purposes affer the subdivision is approved.

Example 1:

A large track of land on the outskirts of Perth is cleared
and subdivided into residential blocks. Road and
drainage works are carried out and real estate agents
appointed to pre-sell the land on a stage by stage basis
prior to the issue of titles. The local government applies
to change the method of valuation of the new lots ta GRV
as the predominant use of the land is no longer rural.
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Example 2:

Part of a farm is subdivided into rural/residential lots.
The land has been rezoned to special rural zone. However,
the land is still used for farming purposes and, while this
remains the case, an application should nat be made to
change the method of valuation from UV to GRV.

Predominant use - factors to he considered

Assessing the predominant use of land is fundamental fo
defermining the method of valuation fo be used for rating
purpases. The Act does nat define the ferm “predaminant”.
Cansequently, an assessment has fo be made an a case by
case hasis as a question of “fact and degree” as fo whether
ar nof the use of a particular property should be
categorised as predominantly rural or non-rural.

Lacal gavernments should take all relevant facfars into
consideration including the following.

(a) Activity conducted on the land

Many activities may be assaciated with the use of a
property. The natfure, scale and exfent of each activity
should be faken info account in any assessment of
predominant use.

Example:

A house is situated on a 2 hectare praoperty. Un the
property, there is a vegetable patch and some fruit trees.
The accupier alsa keeps live stack, including a cow, two
sheep, two horses and several chickens and ducks. There
is no doubt some rural activities are undertaken on the
property. However, these activities are undertaken on a
small scale. The produce is mainly for personal
consumption. Although from time to time the occupier
may sell some produce at a roadside stall, the occupier is
not deriving his/her livelihood from “working the land”.
The predominant use can be said to be residential.

(b) Development on the land

The nature, scale and extent of the development of a
property can give an indication of the nafure, scale and
infensity of assaciated uses. They can alsa affect the
capacity for a property to be used for other purposes.

Example 1:

Mare than half of a small rural property is occupied by
chalets and associated developments. The rest of the lot
is used occasionally to graze sheep and cattle. Given the
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scale of the chalet development it would be difficult to
determine that the predominant use is rural.

Example 2:

A large rural property is used for growing wheat and
grazing sheep and next to the farmhaouse is two chalets
for holiday accommodation [eg farm stays). It would be
difficult to assess the property as having a
predominant non-rural use when the majority of the
land is being used for primary production. Note. In
Example 2 even though the main income may be derived
[rom rental of holiday accommodation, it would be
difficult to sustain an argument that the predominant
use is non-rural when only a very small partion is used for
haliday accommadation. [A split valuation may offer a
better alternative.]

(c) Income

Where a property is used for two or more different
purposes, the income generated from each use can be a
guide to assessing the predominant use of the land.

Example:

A portion of a property is being used for an agricultural
purpase and the remainder is being used for haliday
accommodation. The income generated from the holiday
accommaodation is significantly more than that from the
agricultural pursuit. The predominant use could
arguably be said to be non-rural.

Note 1. Care should be taken fo ensure the “rural”
campanent of the income is not abnarmally affected, at
the time of assessment by drought, short ferm market
fluctuations or fransitional phases from one type of
rural activity fo another. (For example, the progressive
down-sizing of a sheep flock prior to converting the
property to beef praduction.]

Note 2. Local governments have no legislative power
fo require information on income generated by various
acfivities underfaken on land. It can request this
information but there is no ohligafion on an
owner/occupier to pravide such information. Local
governments alsa need to be mindful of the sensitivity
of supplying such information and ensure the
management and publication of such information
protects an individual's privacy and/or commercial
confidentially.
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(d) Town planning scheme restrictions

A fown planning scheme can effectively restrict the use
of land to a rural or non-rural purpose and should be
considered in assessing predominant use.

Example:

Some town planning schemes prohibit the keeping of live
stock on certain small rural holdings. In addition,
severe limitations may be placed on clearing of the land
so that only a building envelope for a house may be
cleared. It is arguable that these restrictions
effectively determine that the land cannot be used for
rural purposes.

Note. Where rural land is re-zoned for non-rural
purpases but confinues to be used for rural purposes it
should retain its rural (UV) valuation.

Vacant land

As vacant land is generally not used for any purpase, it
is arquable what the predominant use of such land
might be. In defermining the “predominant use” of
vacant land consideration should be given to the
predominant use of the surrounding land and any
planning/development restrictions that apply fo the
vacant land in question.

Example:

A vacant 2 hectare property is situated in a special
rural zone. The surrounding properties are of a similar
size and zoning and most of them are developed for
residential purposes with people living an them. Most of
the residents of these properties keep same animals
and grow produce mainly for personal consumption.
However, due to the small scale of the “rural activities”
the predominant use is residential. As the majority of
the surrounding properties are used predominantly for
non-rural purposes, the vacant land could be deemed to
be predominantly non-rural.

STEP 3 — CONSULTING AFFECTED PARTIES
Valuer General’s Office (VGO)

Prior fo making any significant changes to valuation
systems, local governments should liaise with the VG0
fo obfain an indication of the notional values and likely
costs associated with supplying additional valuations.
The notional values will assist local governments to
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madel the effects of the changes for the local government
and rafepayers alike. This will assist decision making.

It should be noted that there is na requirement far the VGO
fo supply these additional values, therefore a charge on a
fee for service hasis applies. Where there is no Water
Corporation requirement for a GRVY, additional values
supplied would be charged af the full prescribed rate
(currently $110 per hour). No valuation subsidy is available.

Where a local gavernment wishes o undertake analysis of
the likely impacts resulfing from a change to the methad
af valuafion, it may be more cost effective to request the
VGO fo supply values for a random ar a represenfative
sample of the affected properties.

Consulting Ratepayers

Community partficipafion in the decisions and affairs of
the local government is a key principle of the Act. In
keeping with this principle, affected property owners
should be informed of proposed changes to the methad of
valuing their properties and provided with an opparfunity
to comment especially where the changes are expected fo
significantly alter the rates payable.

For this comment fo be meaningful, the information
disseminated should include reasans for seeking fo
change the method of valuation, an indicafion of the
averall likely impact of such changes and defails of how fo
comment an the proposed changes.

It should be noted that where the need to change the
method of valuation is being driven by frantal
development (eq large scale subdivisians in metropolitan
fringe local governments) a madified consultation process
may be more apprapriate.

(a) When to consult and inform

Each local gavernment should decide on the exfent of
cansulfation required in each sifuation. The following
examples highlight some of the scenarios, which should
prampt a local government to inform and/ar consult
rafepayers about proposed changes -

= the local government believes there is inequity in the
rafing of same properties within the district and is
cansidering changing the method of valuing them fo
address this inequity; or
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= there may be some doubt about the predominant use
of the land; or

= the proposed changes are likely to have a significant
impact on ratepayers; or

= infarmation is required fo make an assessment of
the appropriafe valuation system fo be used.

This consultation should take place prior to Council's
final decision o seek approval for the proposed changes.

(b) Methods

Many aptions exist far consulting or informing the
community or special inferest groups therein. Far
example -

= |etters to each affected landowner;
= advertisements in local news papers/news letters;
= public meetings/workshaps; and/or

= use of the Internet.

SUGGESTED INFORMATION TO BE PROVIDED TO
PROPERTY OWNERS

a)  General advice fo the district (via advertisement]
of Council's decision fo undertake the review and
the rationale for the review. [Could be based on
the discussion paper presented ta Council.)

b)  Advice to the affected property owners of a land
use study. (Should include rationale for the review
and defails of the review process.)

)  Advice to the affected property owners on the
outcome af the land use study as it relates fa their
property, the likely impact that any change in
valuafion method will have on their property, the
details of how to ladge an objection fo the
defermined land use and appeal procedures.

d]  The outcome of any objections or appeals.

STEP 4 — CHANGING THE METHOD OF VALUATION
Making recommendation to council

Changes fo the method of valuing land may have
significant impacts an raftepayers and a local
government's rate revenue. Accordingly, the council
should consider any proposal for change befare it is
presented fo the Minister for a decision.
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The officer's report to the council should include the
fallowing information —

= details of the property(s] involved, including size and
current uses;

= defails of improvements on the land;

= current system of valuation used and the proposed
change;

= indicafion of the likely impact that the change would
have on the rafe assessment of the affected
property(s);

= defails of consultation undertaken with affected
ratepayers and their views;

= asfafement indicating whether similar praperties in
the district are valued on the same system;

= whether consideration should be given fo phasing in
the effects aof the valuation change; and

= the date when the proposed change should take effect.

Where valuation changes are proposed on a “by lof” basis,
it may be appropriafe fo present the above infarmation in
a fable format showing details for each lof with a map for
information purpases.

IF changes are proposed affecting a larger area with many
praperties it is recommended that a map identifying the
properties concerned is pravided fo council.

Note. The above information forms the basis of the
information required for an application fo the Minister.

Making a submission to the Minister

Applications should be made to the Department of Local
Government and Regional Development. They can made at
any time during a financial year. The Act does not place
any limitation an when a new valuation can apply.

For administrafive purposes, it may be simpler far new
valuations fa be made effective from 1 July each financial
year. Ta ensure this accurs, if is impartant that the
Department receives applications no later than April in
any year. This will allow sufficient fime fo obfain the
Minister's approval, obtain technical descriptions from the
Deparfment of Land Infarmation and advertise the
changes in the Government Gazefte prior fo the new
financial year. However this would depend an whether the
VGO can provide the new valuations.
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(a) Content of submission

The Deparfment's role is fo assess applications and
prepare a repart for the Minister's consideration.
Applications must include the following information.

= Assessment of predominant use

The local government’s assessment of the predominant
use of the property (ie an explanation of the factors
that were considered when defermining the predominant
use). The officer's report to council together with an
extract from the Council minutes aof the item and
Council's resolution should be included in the
submission.

= Description of the land

The description of the affected land must be accurate
and clear. If defails are provided in a fable form,
information should include certificate of title defails,
lot or location numbers and location names and street
names.

Plans of individual lofs ar certificates of titles may also
be provided. Where the land invalves a subdivision, a
copy of the approved subdivisional plan should be
provided showing the lofs involved. Other cadastral
plans may also be provided showing relevant properties.
IFaplanis used fo depict the land the land area must be
clearly marked and that the markings follow cadastral
boundaries ar GPS readings.

= |mpact on rate assessment

Prapasals for change should include information on the
likely impact on the rate assessments of the affected
land. This may require valuations for the properties fo
be obtained from the VGO (based on the proposed
valuation methad). However, if the VGO is not prepared
fo provide valuations, indicative comparisons could be
made with similar land.

= Like land fo be included

Information is fo be included confirming that council
has considered whether there are ather similar
properties in the disfrict that should also have their
system of valuation changed. This is fa ensure that the
local gavernment has freated similar properties in the
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district cansistently, equitably and with fairness. If
ather properties have already had their system of
valuafion changed, this fact should also be disclosed o
show that the property(s) currently under consideration
are being brought into line with the athers.

= Effective date

It is possible for changes fo fake effect from the
commencement of a particular financial year or during
the financial year. Local governments should specify the
date that they would like the Minister fo apprave as the
date from which the change is fo fake effect. The
effective dafe cannot be refrospective because
approvals cannot be grantfed refrospectively.

Determining the application

The Minister will defermine the methaod of valuing the
land in accordance with the provisions of section 6.¢8.

Action following the Minister’s decision

Following the Ministers appraval, the Department may need
fo obfain technical descriptions of the land from the
Department of Land Infarmation so that it may be
included in a notfice published in the Gavernment
bazette. The effective date of the change is either the dafe
of publication of the notice or such other date as may be
determined by the Minister and specified in the natice.

The Department will write fo the local government and
the Valuer General's Office enclosing a copy of the
notice. This signifies that the action has been complefed.

IMPLEMENTATION OPTIONS
PHASING IN OF VALUATIONS

Section 6.31 of the Act provides that valuations can be
phased in, in accardance with Schedule 6.1. In particular,
clause ¢ of Schedule 6.1 deals with phasing in of
valuations where a defermination is made by the
Minister under section 6.28 of the Act fo change the
method of valuing land from UV fa GRV.

It is recommended that officers inform their council
about the option fo phase in valuations pursuant fo
Schedule 6.1 when submitting propasals for council
approval.
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Where changes are made which result in significant increases
in rafe assessments an praperties, lacal goavernments
are urged to cansider phasing in the valuations.

DIFFERENTIAL RATING

Changes fo the method of valuing land can result in
increases or decreases in rate assessments. For example,
the conversion of small rural holdings to GRV could lead
fo a significant increase or decrease in the rate assessment
(depending on the geographic location and property
values) and consequently an increase or reduction in
revenue far the local government. Differential rating can
be used fo modify the impact of the change.

CONCESSIONS

Section b.47 aof the Act enables a council to grant a
concession on rates. There is no limit on the amount of
the concessian. For example, it can be 1% fo 100% of the
fotal rafes assessed on a property. Granfing concessians
can offset sharp increases or decreases in rate assessments
following a change o the methad of valuation.

To grant a concessian, a schedule shawing the full
details of the property, the person(s) and the amount of
the concession must be submitted for the council’s
approval each financial year.

DIFFERENTIAL RATING

RECOMMENDATIONS OF THE LOCAL GOVERNMENT
(NON URBAN] VALUATION REVIEW COMMITTEE

The Local Government [Non Urban] Valuation Review
Committee, in ifs report recommended the use of a
tiered approach fo UV-based rating using the
differential rafing provisions of the Act. The prapasal
recognises that there is considerable variation in scale,
nature and infensity of commercial use on some rural
properties. It recommended that properties be
categorised into groups according to the level and scale
of non-rural activity. A progressively higher rafe in the
dollar could then be applied (for example, up fo 5 fimes
higher) depending on the level of non-rural activity.
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The Committee recommended the fallowing passible
rating groups.

= Non-rural [GRV) - For example, include service large
scale mining activity with significant infrastructure)
and high density caravan parks.

= Rural (UV] - Far example, broad acre farms,
vineyards, poultry farms, piggeries, farms with
small scale ancillary development.

= Associated Rural (UV times 2] - Far example, low
density holiday chalefs on rural properties, small
scale refail outlet for goods produced on-site (For
example, cellar door sales assaciated with small
scale wine production or a craft shop selling goods
produced on-site, etc

= Associated Rural (UV 5 times] — eg, small hotel or
resort style accommodation, wine production, other
rural related acfivities such as a small restaurant
associated with the agricultural activity on the
praperty.
Lacal gavernments are free o consider an approach of
this kind to address perceived rating anomalies or
inequities within their districts. Before doing so
however, local governments should satisfy themselves
(and if necessary, the Minister] that the method of
valuation of the land they infend fo rafe is the correct
methaod in terms of the Act. Differential rafing should
not be used as a substitute for properly applying the
principles of section b.28.

CONCLUSION

Local governments have an obligation fo ensure that
rafeable land in their disfrict is valued on the
appropriate method for rafing purposes. As the use of
land can change from fime to time, it is important for
local governments fo have a system in place to detect
land use changes so that it can modify the valuation
method accordingly. Having this information up fo date
will avoid criticism from ratepayers about the equities
of their rating policies.
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FURTHER INFORMATION

For more information about this and other
guidelines, contact the Local Government Support
and Development Branch of the Department of
Local Government and Regional Development on:

Tel: (08) 9217 1500
Fax: (08) 9217 1555
Freecall: 1800 620 511 (Country Only)

These guidelines are also available on the
Department’s website at www.dlgrd.wa.gov.au

ABOUT THE GUIDELINE SERIES

This document and others in the series are intended as
a guide to good practice and should not be faken as a
compliance requirement. The contfent is based on
Departmental officers' knowledge, understanding,
observation of, and appropriate consultation on
contemporary good practice in local government.
Guidelines may also involve the Department’s views on
the infent and interpretfation of relevant legislation.

All guidelines are subject to review, amendment and
re-publishing as required. Therefore, comments on any
aspect of the guideline are welcome. Advice of methods
of improvement in the area of the guideline fopic that
can be reported fo other local governments will be
especially beneficial.
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