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1. Introduction

1.1 The Purpose of this Rating Strategy

The Shire of Moora has developed this Rating Strategy as a tool for community & financial planning. 

In publishing this document Council has the following aims:
a) Improve understanding of the rating system in Western Australia
b) Articulate Councils rating objectives
c) Establish strategies to achieve its rating objectives
Council intends to review this document every five years as part of its corporate financial planning cycle. This will ensure the Rating Strategy is dynamic in nature, allowing it to meet the needs of the Shire, yet providing consistency for ratepayers.
2 Rating System in Western Australia

2.1 Legislation 

Local Government in Western Australia operates under the Local Government Act 1995 (LGA).  It is the provisions under this Act that governs Council in the raising of rates.  

2.2 Why does Council raise Rates 

When adopting the Annual Budget, Council is required to impose a general rate on rateable land in the district in order to make up any budget deficiency, S6.32 (LGA). 
The general rates are determined by Council on the basis of raising the revenue required to meet the deficiency between the total estimated expenditure proposed in the budget and the estimated revenue to be received from all sources other than rates. 
Strong consideration is also given by Council to the extent of any increase in rating over the level adopted in the previous year.
(A copy of the Annual Budget is available online at www.moora.wa.gov.au)
2.3 Basis of Calculating Rates
Rates are calculated by multiplying the valuation of a property by the adopted rate in the dollar.  Property valuations are set by the Valuer General's Office and will be either the Unimproved Valuation (UV), for properties that are used predominately for rural purposes, or a Gross Rental Valuation (GRV) which applies to properties that are used predominately for non-rural purposes.

2.4 Types of Rates

2.4.1 Differential General Rate

Council may wish to apply a different rate in the dollar to certain groups of properties. These groups can only be of the following (or groups of) characteristics.

a) Land Zoning
b) Predominant purpose for which the land is held (determined by Council).

c) Vacant Land
Differential rating allows Council to have some flexibility in determining rates for properties on the same valuation method. It may be used to encourage certain land use (eg a lower rate in the dollar may be used to encourage commercial property development in the shire).
2.4.2 Minimum Rate

A minimum payment may be determined by Council so that all ratepayers must make a reasonable contribution to the cost of Council’s services and facilities.
2.4.3 Specified Area Rate

Council may impose a rate on specific properties in an area for the purpose of meeting the cost of specific work, service or facility. Monies raised are regulated to ensure the funds generated by such a rate, are spent in accordance to the purpose.
2.4.4 Service Charges

Council may impose a charge on either land owners or occupiers for the cost of providing the following services
· Television & Radio broadcasting

· Volunteer Bushfire Brigades

· Underground Electricity

· Property surveillance & security

· Water

Monies raised are regulated to ensure the funds generated by such a rate are spent in accordance to the purpose.
2.5 Rates Discounts & Concessions

2.5.1 Pensioners & Seniors

Persons who hold a Seniors Card (SC), Commonwealth Health Seniors Card (CHSC) and/or Pension Concession Card (PCC) may be eligible to claim a rebate of up to 50% on their rates, or be eligible to defer payment of their rates. 
Complex regulations detail eligibility criteria. Ratepayers are encouraged to contact Council Rates staff should they believe they are eligible for a concession.
There is no cost to Council (other than staff administration costs) as concessions granted are reimbursed by the State Revenue Department. 
2.5.2 Early Payment Discounts

When imposing rates for a year, Council may resolve to grant a discount or other incentive for the early payment of any rate or charge.  This is useful for cash flow purposes in encouraging full payment early in the rating year.
2.5.3 Concessions

Council may resolve to waive or grant concessions in relation to rates or service charges.  Concessions may not be made with respect to whether an owner occupies the land. 
3 Rating Objectives of the Shire of Moora
3.1 Fairness & Equity among Ratepayers

3.1.1 Fair Contribution to Rates
Each rateable property should make a fair contribution to the provision of services provided by the Shire of Moora. 
3.1.2 Equity of Rates Liability
Council supports the principle that rates liability should be equitable among property owners. 

3.1.3 Consistency in Rating Policy
Council undertakes to apply rating principles in a consistent manner.
3.2 Specific Policies
3.2.1 Discounts / Concessions  

Council may consider rates concessions or discounts in order to achieve specific objectives.
3.2.2 Rates & Charges
Council may consider the imposition of 

a. Specified Area Rates

b. Differential Rates
c. Service Charges

to fund services or facilities
3.2.3 Payment of Rates

Council endeavours to provide access to broad range of payment options.
4 Rating Strategy

4.1 Strategy to Achieve Fairness & Equity among Ratepayers

4.1.1 Fair Contribution to Rates

4.1.1.1 Minimum Rates

a) Council sets a minimum charge to ensure that all property owners make a reasonable contribution towards the provision services and facilities within the Shire. 
b) The minimum charge for all properties shall be equal.

c) The minimum charge shall be considered annually by Council when adopting the Annual Budget. 

4.1.2 Equity of Rates Liability

4.1.2.1 Property Valuations

Preamble

The rating system adopted by the State Government in Western Australia is based only upon the valuation of a property. Independent valuations are provided by the Valuer General. There are social and economic advantages and disadvantages to areas in which properties are located within the Shire. All are unique in their own way. The only fair method Council can apply in treating these differences is to NOT take them into consideration when applying rating principles. This ensures that all properties are treated equally and fairly. 
Strategy

Council relies on the valuation only to determine equity in rates liability.
4.1.2.2 Differing Valuation Periods GRV v UV

Preamble

Independent valuations are provided by the Valuer General. Current policy of the Valuer General is to revalue UV rated properties annually and GRV rated properties every 3-4 years. This means the impact of a valuation change affects UV rated properties annually. GRV rated properties are affected with a substantial increase in the year of revaluation. Council may adjust the rate in the dollar in order to adjust the average net rate increase. This however is not an accurate means to compensate for inequities caused by non standardised valuations periods. The most equitable solution is to standardise valuation periods for both GRV & UV. 
Strategy

In the year of a general revaluation, the rate in the dollar shall be initially reduced by the average valuation increase for the valuation area. General rate increases shall be then calculated upon this adjusted base.
4.1.2.3 Proportion of Rates from GRV vs UV
Preamble

The bulk of the Shire of Moora rates has traditionally come from the rural sector of the Shire.  In 2011/12, 73% of the rates came from properties rated using UV, and 27% from those rated under GRV.  Councillors consider that this proportion is now unreasonable as a result of the amount of funds invested in attracting and retaining businesses in the Moora townsite and the benefit received by those people living in towns compared to farmers.

The Shire of Moora will increase the rates levied on GRV properties at a higher rate than UV properties to slowly change the balance of rates raised over time.

Strategy

Over the next ten years, the rate increases for UV will be lower than GRV to achieve a 70:30 split in 2021/22.

4.2 Rating Policies

4.2.1 Discounts / Concessions

4.2.1.1 Early Payment Incentive

Purpose
An incentive is provided to ratepayers who pay their rates account in full and have no outstanding balance by the prize due date. The prize due date is approximately two weeks prior to the legislative rates due date so as to encourage early payment of rates for cash flow purposes. 
Review Date

Council considers that amount and prize due date when adopting the Annual Budget.

Amount

As determined by Council in the Annual Budget
4.2.2 Rates & Charges

4.2.2.1 Rubbish & Recycling Levy
Description

Council levies a separate charge on the rates notice for kerbside waste & recycling. This levy funds

a. Kerbside waste removal in provided bins

b. Kerbside recycling in provide bins
c. Recycling Education programs
d. Maintenance of the Moora, Watheroo and Miling refuse sites

Properties Levied

This levy is a compulsory charge on properties that are serviced by the collection service.

Exemptions

Properties outside the collection area that do not elect to receive the service where it is available
4.2.2.2 Sewerage Rates
Council levies a Sewerage Rate on developed properties within the townsite of Moora that can access the Sewerage Scheme. This rate funds the operations of the sewer system, sewerage ponds and septic tank/waste water services, as well as renewal and upgrades of the system.
4.2.3 Rates Payment Options
4.2.3.1 Credit Card
a. In Person at Council Offices

b. 24 Hour Telephone
c. 24 Hour Internet

4.2.3.2 EFTPOS
a. In Person at Council Offices

4.2.3.3 Cheque

a. In Person at Council Offices

b. By Mail

4.2.3.4 Cash

a. In Person at Council Offices

4.2.3.5 Monthly Direct Debit (Bank A/C or Credit Card) 

a. Approved form to be completed (obtained from Council Rates Department) 
4.2.4 Rates Payment Plans

4.2.4.1 Instalment payment

Council offers ratepayer the option to spread the annual rates charge of over four (4) instalments. 
Cost

Ratepayer will be charged an administration fee together with interest for instalment options

Review Date

Council considers instalment plan dates and associated costs when adopting the Annual Budget.

4.2.4.2 Ad Hoc Payment Plans

The Chief Executive Officer may offer individual ratepayers alternative payment options in certain circumstances.  These plans will generally be to assist ratepayers who have difficulty in paying their rates. Adhoc payment plans are to be offered to ratepayers prior to any debt recovery action, and incur an additional charge as determined by Council during the adoption of the budget.
Adhoc Payment plans shall be by Direct Debt from the ratepayers Credit Card or Bank Account. 
Payments shall be by Direct Debit to ensure:
a. Council staff can administer Adhoc plans effectively and efficiently

b. Ratepayers can to meet their agreed payments
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