
The City of Victor Harbor is 
seeking your feedback on  
proposed changes to its  
rating structure.
Project background
Councils are responsible for the delivery of a broad 
range of services to their communities. These  
services can vary as each community is unique  
and has different priorities. Councils receive income 
from a number of sources to pay for the services they 
provide, and the largest revenue source  
is rates.

The Local Government Act 1999 allows councils to 
raise rates and provides a degree of flexibility in the 
options used by councils to do this. Council have a 
responsibility to determine the best method for their 
communities, and review this from time to time to 
ensure the system used is relevant.

The City of Victor Harbor has commenced a review 
of its rating structure and is proposing to change the 
application of its differential rates.

It is important to note that this rating review is not 
about increasing or decreasing revenue from  
Council rates, it looks at how rates are distributed 
across land use types. Any changes as a result of this 
review will consider the impact on the various land use 
types allowing for a staged implementation to  
minimise rate increases for each property.

what is a rating review

A Rating Review considers the distribution of rates, 
not the amount of rates raised. It involves a review 
of the current rating structure in comparison to other 
alternatives in order to ascertain whether the  
distribution is equitable in terms of capital values,  
capacity to pay and other socio-economic factors.

It is not a review of the services provided by  
Council or the level of rates payable.

Council’s rating structure
The City of Victor Harbor’s council rates are made up 
of a fixed charge and differential rate. There is also a 
separate rate for the Regional Landscape Levy, which 
councils collect on behalf of the SA Government that 
is not part of this review.

Fixed Charge – the fixed charge is a base amount 
paid by all rateable properties irrespective of their 
value that contributes to the delivery of services,  
programs and projects that support each property.

Differential Rate – the differential rate proportion 
is based on whether the land is used for residential, 
commercial, primary production, industrial, vacant 
land or other purposes. It is calculated by  
multiplying the individual property value (which  
is provided to Council each year by the  
Valuer-General) by the differential rate in the dollar 
adopted for the relevant land use category.
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Fixed Charge
A fixed charge is currently levied against each property 
with some exceptions. This charge is applied first and 
then a Rate in the Dollar (RID) is charged against the 
valuation of the property. These amounts are combined 
to reach the rates that will be levied for the property.  If 
a fixed charge is not levied, the RID will be higher to 
reach the same level of calculated rates.

Having a higher fixed charge results in a lower RID 
and means that the risk of considerable increases 
in valuation (and hence rates payable) is somewhat 
diminished.  A fixed charge also sets a level of  
rating that is distributed equally between all  
ratepayers before the calculation of valuation  
multiplied by RID is completed.

The effect of a fixed charge is a lower rate in the dollar 
resulting in higher valued properties paying less than 
they would if there were no fixed charge. This system 
may disadvantage owners of lower valued properties 
and could offend the ‘capacity to pay’ principle. 

The following graph illustrates that, if the fixed charge 
was removed, lower value properties would expe-
rience a decrease in average general rates, whilst 
higher value properties would incur a higher rate:

Whilst there are no changes currently proposed to the 
fixed charge, it has been included in the consultation 
so that Council can consider the community feedback.

Differential Rates
All properties in the Council area are classified to a 
particular Land Use type. Residential rates are the 
base, and all other Land Use types are rated at a set 
percentage of the residential rate in the dollar, which 
are currently as follows:

Land Use differential rate

Residential Base
Commercial Base + 30%
Industrial Base + 15%
Primary Production Base - 10%
Vacant Land Base + 50%

What changes are being proposed?

The consultation paper provides a detailed overview 
of the review and the changes that are being  
proposed to Council’s rating structure. In summary, 
the changes proposed for community feedback are:

1. Decrease the commercial and industrial  
 differentials to the same as residential properties 

2. Increase the vacant differential to 160%  
(currently 150%) of the residential differential

3. Increase the primary production differentials to 
the same as residential properties

As the decrease in the commercial and industrial  
differentials will affect other ratepayers, this change 
is proposed to be introduced over a five year period.

e.g. Rates for a $250,000 house  
would be $1,477.25:

$390  +
(250,000 x 0.004349)
$1,087.25

Fixed 
Charge + Capital Value x  

Rate in the $

differential rate

How your rates are calculated:
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Commercial and industrial properties are rated at a 
higher differential than residential properties. This was 
introduced a number of years ago following extensive 
consultation. The additional rates raised are segregated 
from general revenue and used to fund activities that 
provide an economic stimulus to local businesses.
However, many aspects of conducting a business 
have changed over the years and this has potentially 
been heightened during the Covid-19 pandemic.  
Many businesses no longer have a ‘bricks and  
mortar’ shop front with a surge in home business,  
employees working from home and online services.
The proposed change aims to address the concern 
that the differential is not equitable to all businesses 
with those having ‘shop fronts’ being rated at a higher 
level that those operating from a residential property. 

In addition, the higher differential may also deter new 
businesses from investing and operating within the 
Council area.
There are a number of negative impacts of making 
the proposed change including the impact on the 
amount payable in the other land use categories and 
the fact that the larger national businesses, that place 
significant pressure on Council infrastructure, will also 
benefit from a reduction in the differential.  
Economic stimulus activities would be prioritised  
and funded in the same manner as any other  
council services.
It is proposed that the new structure be implemented
over a five year period to lessen the impact on  
ratepayers with properties in the residential, primary 
production or vacant land categories.

Proposed change 1
Decreasing commercial and 
industrial differentials to the 
same as residential properties

Land Use current proposed

Commercial Base + 30% Base

Industrial Base + 15% Base

Structure Residential Commercial Industrial Primary 
Production Vacant Land

Current Structure $2,045 $3,967 $1,559 $2,761 $1,591
Proposed Structure $2,079 $3,198 $1,423 $2,811 $1,617
Variance ($) $34 -$769* -$136 $50 $26
Variance (%) 2% -19% -9% 2% $2
*This average is skewed due to the inclusion of larger national businesses

Impact on Rates
The chart and table show the variance for average 
property values between the current and proposed  
new structure.
Overall, there will be a reduction greater than $100 
for 91% and 71% of commercial and industrial 
properties respectively.  The redistribution of rates 
will result in an increase of up to $50 for 88% for all 
other properties.
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Retaining vacant land for investment can inflate the 
cost and diminish the ability of local young people to 
buy and build in the area. Retention of vacant land 
also delays the building on that land and the change 
from vacant land to homes where the occupants  
become part of the community.  
Council is faced with a non-resident ratepayer base  
of 40%. A number of these ratepayers as well as  
developers are holding land for future use.
To encourage infill and discourage land banking, 
Council currently has a vacant land differential at 
150% of the residential rate. It is proposed to increase 
the vacant land differential to 160% of the residential 
differential rate. 

Proposed change 2
Increasing the vacant land 
differential to 160% (currently 
150%) of the residential 
differential

Land Use current proposed

Vacant Base + 50% Base + 60%

Structure Residential Commercial Industrial Primary 
Production Vacant Land

Current Structure $2,045 $3,967 $1,559 $2,761 $1,591
Proposed Structure $2,039 $3,955 $1,555 $2,752 $1,669
Variance ($) -$6 -$12* -$4 -$9 $78
Variance (%) 0% 0% 0% 0% 5%

Impact on Rates
The chart and table show the variance for  
average property values between the current and 
proposed new structure.
Overall, there will be an increase of up to $100 for 
86% of vacant land properties. The redistribution 
of rates will result in a reduction of up to $50 for 
99.8% of all other properties.

*This average is skewed due to the inclusion of larger national businesses
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Structure Residential Commercial Industrial Primary 
Production Vacant Land

Current Structure $2,045 $3,967 $1,559 $2,761 $1,591
Proposed Structure $2,031 $3,936 $1,549 $3,006 $1,580
Variance ($) -$14 -$31 -$10 $245 -$11
Variance (%) -1% -1% -1% 9% -1%

Impact on Rates
The chart and table show the variance for average  
property values between the current and proposed  
new structure.

There will be an increase of up to $100 for 11% of  
primary production properties. Increases of between  
$100 and $200 will impact 35% of properties with  
48% impacted by an increase between $200 and  
$500. The redistribution of rates will result in  
a reduction of up to $50 for 98.8% of all  
other properties.

The primary production differential discount was 
introduced a number of years ago as a response to 
drought conditions.  Over the years, the rate  
has been incrementally increased to the current  
discount of 10% (90% of the residential differential).
The market value of a property is affected by where 
a property is and access to that property. Aside from 
discounts offered in response to specific conditions, 
primary production properties in rural areas may re-
ceive less services than properties in urban areas and 
therefore raises consideration of a lower rate in the 
dollar.  However, the value of a property is affected by  
having less services. For example, two identical  
properties, one facing a sealed road and one facing a 
dirt road, will have different values.  

One hectare in a rural area will have a lower value 
than one hectare in an urban area. This means that as 
a lower level of services is reflected in valuation of a 
property there is no reason to have a lower  
differential for primary production properties.
It is proposed to increase the primary production 
differential to 100% of the residential differential as the 
conditions that prompted the implementation of the 
discounted differential are no longer applicable and 
the property value is already reduced reflective of 
services provided.

Proposed change 3
Increasing the primary  
production differential to the 
same as residential

Land Use current proposed

Primary 
Production Base – 10% Base

*This average is skewed due to the inclusion of larger national businesses
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overall impact on council rates
In the event that all of the above differential rate 
scenarios are implemented, there would be an 
increase in rates payable for residential, vacant 
and primary production and a decrease in  
commercial and industrial land use types.
The chart and table below shows the combined 
impact for average property values between the 
current and new structure if adopted.

combined impact
All proposed changes 

Land Use current proposed

Commercial Base + 30% Base

Industrial Base + 15% Base

Primary Base – 10% Base

Vacant Base + 50% Base +60%

Structure Residential Commercial Industrial Primary 
Production Vacant Land

Current Structure $2,045 $3,967 $1,559 $2,761 $1,591
Proposed Structure $2,079 $3,198 $1,423 $3,052 $1,684
Variance ($) $34 -$804* -$149 $291 $93
Variance (%) 2% -20% -10% 11% $6

have your say
Further details about the suggested changes and the 
rationale for the proposals are outlined within the  
consultation paper that is available online at  
www.yoursay.victor.sa.gov.au or in hard copy from 
the Council Office (1 Bay Road, Victor Harbor).

There are a number of ways you can provide  
Council with your feedback on the rating review 
 proposal:

• Online – visit www.yoursay.victor.sa.gov.au and 
complete the online form

• In writing – collect a hard copy feedback form 
from the City of Victor Harbor Civic Centre at 1 
Bay Road, Victor Harbor and return it by:
• Post – PO Box 11, Victor Harbor SA 5211
• Email – localgov@victor.sa.gov.au
• In person – hand deliver to the Civic Centre.

• Attend the public meeting – Thursday, 22 April 
2021 at 6.30pm in the Council Chambers at the 
City of Victor Harbor Civic Centre.

The consultation period will close at 5pm on  
Monday, 26 April 2021.

Next steps
Following the consultation period, Council will be  
provided with a report outlining the community  
feedback for consideration. It is intended that the  
consultation findings and recommendations will be 
presented to Council in May 2021.

more information

For more information contact the City of Victor  
Harbor on (08) 8551 0500.

*This average is skewed due to the inclusion of larger national businesses
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