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Introduction 

Northern Beaches Council is required to harmonise the rating structures of the former Manly, 
Pittwater and Warringah Councils by 1 July 2021. The purpose of this report is to explain the 
issues that need to be addressed by Council in adopting a new rating structure and to provide an 
analysis of the rates modelling that has been undertaken. It should be noted that all Councils 
amalgamated in 2016 are required to harmonise their rates by 1 July 2021. 

Background 

Legislative Requirements 

Amalgamation Proclamation 

In the Local Government (Council Amalgamations) Proclamation 2016 under paragraph 25 Rating 
structure and categorisation of land for rating purposes sub-paragraph 6 it was stated that the 
rating structure is to be reviewed within the first term of the new council following the first election 
of the council. The NSW Government amended the Local Government Act 1993 which allowed the 
Minister to require that the former councils rating structures stay in place for 4 rating years, from 1 
July 2016 to 30 June 2020. This enabled the government to achieve its policy that there will “be no 
change to the existing rate paths for newly merged Councils for 4 years” (The Rates Path Freeze). 
The NSW Government subsequently amended the Local Government Act 1993 to provide for an 
additional year for amalgamated councils to harmonise rates by 1 July 2021. 

In its public announcements on the rate path freeze policy, the NSW Government stated that: 

 there would be no change to existing rate paths for newly merged councils. This provides 
ratepayers with certainty about their rates, and 

 ratepayers in new councils would have their rates protected against future increases during 
the rate path freeze period, meaning they will pay no more for their rates than they would 
have in their pre-merger council area for four years. 

In implementing the rate path freeze policy, Northern Beaches Council was firstly required to 
consider the general income of each former council area in 2016 when the amalgamation 
occurred. This general income for each of the former councils was then adjusted annually by the 
following external factors: 

1. the rate peg or any special variation that has been approved for a former council 

2. the expiry of any temporary special variations that apply to a former council,  

The following rate increases have applied to each of the former council areas since amalgamation. 

Former Manly Council 2016/17 2017/18 2018/19 2019/20 2020/21 Total 

Rate Peg 1.8% 1.5% 2.3% 2.7% 2.6% 10.9% 

Less: Expiring Special Rate Variation - (2.02%) - - - (2.02%) 

Total 1.8% (0.52%) 2.3% 2.7% 2.6% 8.88% 

 

Former Pittwater Council 2016/17 2017/18 2018/19 2019/20 2020/21 Total 

Rate Peg 1.8% 1.5% 2.3% 2.7% 2.6% 10.9% 

Special Rate Variation - - - - - - 

Total 1.8% 1.5% 2.3% 2.7% 2.6% 10.9% 
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Former Warringah Council 2016/17 2017/18 2018/19 2019/20 2020/21 Total 

Rate Peg 1.8% 1.5% 2.3% 2.7% 2.6% 10.9% 

Add: Approved Special Rate Variation 1.2% 7.9% - - - 9.1% 

Total 3.0% 9.4% 2.3% 2.7% 2.6% 20.0% 

 

The current legislation is as prescribed under section 218CB (2) of the Local Government Act 1993 
and it requires all amalgamated councils to harmonise their rating structures by 1 July 2021. As the 
process of rates harmonisation is a legislative requirement there is no discretion in this requirement 
and its timeline. 

As with changes in general land revaluations harmonisation redistributes rates and does not result 
in an increase in Council’s rates yield (Income) 

Existing Limitations 

The Local Government Act 1993 currently does not allow an amalgamated council to progressively 
harmonise their rates over more than one year. As such it does not recognise the significant dollar 
differential that may exist in property valuations and therefore the rates to be paid by ratepayers 
across former council areas as a result of harmonisation. The legislation also does not make 
provision for council to reasonably afford compassion to those ratepayers who will be most 
affected by a significant change in the amount of rates they are required to pay as a result of 
harmonisation. 

The Mayor and CEO have been actively working with the Minister for Local Government for the 
gradual introduction of harmonisation for a 10% cap of annual increase excluding the rate peg and 
in relation to IPART’s role not being required in setting the minimum rate. 

The NSW Government has indicated to the Mayor and Chief Executive Officer of their intention to 
introduce changes to the Local Government Act 1993 to allow the phasing of rates to those 
ratepayers who will be most affected by a significant change in the amount of rates as the result of 
harmonisation. We understand that the draft legislation regarding gradual harmonisation is 
currently being reviewed by a government committee and information in relation to the legislation is 
expected to be released in the coming weeks. 

We have now been advised by the Office of Local Government that a new temporary, alternative 
pathway for the harmonisation of minimum rates has been made available to amalgamated 
councils for determination through the Department of Planning, Industry and Environment. This 
measure has been taken to assist new councils to harmonise their minimum ordinary rates. 

A new council is only eligible to apply under this temporary, alternative pathway if it seeks to set a 
harmonised minimum rate for ordinary rates across its new council area that is higher than the 
current statutory limit of $554 but is no higher than the highest minimum rate of any one of the 
former councils or part of a former council area that was previously approved by IPART (plus the 
2021-22 rate peg). 

The Office of Local Government has issued Special Guidelines for new councils applying to 
harmonise minimum rates on 1 July 2021. 

This temporary delegation does not enable the Deputy Secretary of the Local Government, 
Planning and Policy to approve Special Rate Variation (SRV) applications for 2021-22, and any 
new council applying to use this pathway to vary their minimum rate does not change the process 
for them applying to IPART for any Special Rate Variation in 2021-22. 
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Councils seeking to utilise the provisions outlined in these Special Guidelines are required to 
submit their applications and supporting documentation directly to OLG by no later than 26 
February 2021. 

Applications must be in writing and must include a copy of the council’s Resolution, ensuring the 
Resolution has been passed to clearly apply to the Minister for Local Government to set minimum 
ordinary rates in the council area for 2021-22 for any rating category or subcategory that is above 
the statutory limit and it is equal to or below the highest minimum ordinary rates previously 
approved by IPART for a former council or part of a former council area. 

Revenue Policy Considerations 

Taxation Principles 

Council’s rating structure determines the share of rates contributed by each category and 
subcategory of ratepayer. It does not change the total amount of rates income that is levied and as 
such a reduction provided to any category must be borne by an increase to ratepayers in other 
categories. 

The Henry Report noted that raising revenue should be done is such a way as to do least harm to 
economic efficiency, provide equity (horizontal, vertical and intergenerational), and minimise 
complexity for taxpayers and the community. 

The following information about the key taxation principles is intended to provide background 
information and generate discussion and feedback about the relative importance placed on the 
various taxation principles. 

 Efficiency 

Efficiency comprises two main sub-principles: the benefits principle, and the principle that 
taxes should minimise changes in behaviour. 

o Benefits Principle - The income raised from rates is generally used to fund (or partly fund) 

infrastructure and services that have the characteristics of public goods. The benefits 
principle is that each person’s share of funding for public goods should be proportional to 
the benefits they receive from these goods. 

However, the benefits principle is difficult to apply because people generally understate 
their willingness to pay for the benefits that they receive from public goods. In practice, 
proxies that are correlated with people’s willingness to pay for public goods, such as the 
value of the property they own, are used to estimate benefits received. 

o Taxes should minimise changes in behaviour - Taxes that minimise changes to production 

and consumption decisions are more efficient. The more that taxes that are designed to 
raise general revenue change behaviour, the greater the welfare loss. The Henry Tax 
Review found that local rates were the most efficient of all current taxes used by any level 
of government, because changes in behaviour from rate taxes are small. 

 Equity 

Equity also has three sub-principles: the benefits principle (discussed above), the ability to 
pay principle and the intergenerational equity principle. 

o Ability to pay - People should contribute to funding public goods according to their ability 

to pay. Ability to pay has two components. 

- The horizontal equity principle requires people of equal capacity to pay the same 
amount of tax. 
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- The vertical equity principle requires people who are better off to pay more tax than 
those who are worse off, so the burden of tax is proportional to the taxpayer’s 
means. 

Property-based taxes such as rates are generally regarded as equitable, because 
property value correlates with wealth and ability to pay. 

o Intergenerational equity - Taxes should also be equitable over time. This means the 

current generation of ratepayers should not pay the total costs of services that also benefit 
future generations (and vice versa). It is therefore important that rates income grows over 
time to meet the costs of servicing new dwellings and a larger population. 

 Simplicity 

Taxes should be easily understood, difficult to avoid and have low costs of compliance and 
enforcement. If a tax is easy to understand and is fair, compliance is generally high. 

IPART in its final report on the Review of the Local Government Rating System noted that setting 
residential rates may involve a trade-off between key taxation principles – particularly vertical 
equity and efficiency and that councils are best placed to decide how to balance these principles 
where they are in conflict and as such they should be able to choose which to prioritise when 
setting their residential rates. 

Rating income is typically used to fund (or partly fund) infrastructure and services that are 
characterised as public goods or mixed goods where direct cost recovery is not practical or 
appropriate and where there are social reasons to distribute the cost of service provision across 
the community. 

Rating and Financial Principles 

Rates are calculated on land values. The distribution of rates within subcategories is based on the 
proportionate distribution of land values for the properties in the same subcategory. 

For rates purposes, land valuations are calculated every 3 years by the NSW Valuer General. The 
total rates pool isn’t affected by the revaluation, but individual property rates can be affected to a 
small or large extent because of disproportionate value changes across large and disparate areas. 

The latest land revaluation took effect on Council’s rating structure on 1 July 2020 with the 
application of the 2019 valuations. 

The levying by local government of rates, based on property values has been the principal means 
of financing local government in Australia throughout this century. Local government is the level of 
government routinely providing public services which retain or enhance the value of private 
property (such as local roads, garbage disposal, parks, footpaths). 

Thus, the "fairness" or "appropriateness" of rates may be considered in the light of these two 
criteria: 

 The extent to which those who receive the benefits of council's services also pay for those 
services - the benefits principle. 

 The extent to which those who pay for council's services have the ability to pay for those 
services - the ability to pay principle. 

It goes without saying that a rate which is fair when judged by the benefit principle may not be fair 
according to the ability to pay principle, and vice versa. 

The benefit principle has been often quoted as the main element in local government finance, as 
increasing attention is devoted to user charges. 
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However, the correlation between rates paid and services used is an elusive one. At best, the 
value of land can be said to "approximate" ability to pay. The value of land (particularly land which 
is not income producing) is often no indication of the means of the owner. A rate based solely on 
the value of rateable land ignores the cost and value of common services and facilities from which 
all properties benefit, regardless of their rateable value. 

In many local government areas the making of a wholly ad valorem based rate could be seen by 
owners of highly valued land as causing unacceptably uneven distribution of the costs of local 
government because they might have to bear a higher share of the total rate burden than the 
owners of lower valued land. 

The Local Government Act 1993 seeks to give councils more options and greater flexibility in the 
types and the nature of the rates and charges that may be made and levied. For example, 
choosing to levy a special rate as an adjunct to an ordinary rate and/or choosing to structure a rate 
with a base amount may represent a successful method for a council to use to flatten the incidence 
of rates across ratepayers, and thus reduce the magnitude of variations in rate levies between 
different properties of varying rateable value. 

The opposite alternative of a rate based solely on land value may have been deemed 
unacceptable because the resulting rating burden it would have created, if used, would have 
departed too greatly from the "benefit" or, "ability to pay" principles. 

Funding Sources 

Section 491 of the Local Government Act 1993 (the Act) sets out the main sources of a council's 
income. They are as follows: 

 rates 

 charges 

 fees 

 grants 

 borrowings 

 investment 

Types of rates - Section 492 of the Act provides that rates are of 2 types: 

 ordinary rates 

 special rates. 

The ordinary rate - By virtue of section 494 of the Act, council is required to make and levy an 
ordinary rate for each year on all rateable land in its area. This is a mandatory requirement. In that 
regard, it has been held that a council can be compelled by a court order to make an ordinary rate. 

The special rate - Council has a discretion whether to make a special rate. Special rates must be 
made pursuant to section 495 of the Act but may be levied under either section 495 or the 
provisions of Division 2 of Part 5 of Chapter 15. In the former instance, the special rates may be 
levied for works or services provided or proposed to be provided by council (e.g. town 
improvement works benefiting a specific locality, tourism promotion benefiting a particular 
ratepayer sector) or for other special purposes.  

Legislative Framework - Local Government Act 1993 



 

  ATTACHMENT 1 
Rates Harmonisation Analysis 

ITEM NO. 9.1 - 15 DECEMBER 2020 
 

10 

The legislative framework for setting rates and designing rating structures is set out in the Local 
Government Act 1993. Growth in Council’s overall rates income is restricted by the rate pegging 
limit or special rate variation percentage as approved by IPART. 

Council sets the rating structure to determine how to distribute the rates between categories and 
subcategories of ratepayers and has the option to charge ordinary rates and special rates within its 
total allowable rates income. 

A rate, whether ordinary or special, may consist of: 

 an ad valorem amount (which may be subject to a minimum amount), or 

 a base amount to which an ad valorem amount is added. 

Revenue Policy 

It is a requirement of Section 405 of the NSW Local Government Act 1993 for a Council to have a 
statement of Council’s Revenue Policy each year. 

At the expiry of the ‘rates freeze period’ (30 June 2021) all councils are required to have rates and 
revenue policies that comply with the Local Government Act. This requires the preparation of a 
harmonised rating structure to cover the Northern Beaches local government area. 

The objectives of the Revenue Policy are: 

 To meet statutory requirements; 

 To establish the total revenue required to fund Councils’ activities within budgetary 
constraints; and 

 To identify the revenue sources available to Council. 

The existing breakdown of the components of Council’s revenue is shown in the following Funding 
Summary from Council’s Operational Plan and Budget 2020/21. 

 

Council’s rating structure is a fundamental component of Council’s broader revenue policy. Rates 
must be harmonised on 1 July 2021. To date Council has: 
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 progressively harmonised User Fees and Charges since amalgamation; and  

 progressively harmonised Domestic Waste Management Services Charges with full 
harmonisation being completed by 1 July 2019 

The following tables show the impact of rate changes and the harmonisation of Domestic Waste 
Management Services Charges since amalgamation. 

Residential Rates Notice movement (minimum rate) 2015/16 – 2020/21 

Former Manly Former Pittwater Former Warringah 

  Rates 

Domestic 
Waste 
Charge 

Storm-
water 

Charge 

Total 
Rates & 
Charges 
Notice Rates 

Domestic 
Waste 
Charge 

Storm- 
water 

Charge 

Total 
Rates & 
Charges 
Notice Rates 

Domestic 
Waste 
Charge 

Storm- 
water 

Charge 

Total 
Rates & 
Charges 
Notice 

2015/16 788.00 640.00 12.50 1,440.50 836.86 580.00 12.50 1,429.36 842.29 364.00 0.00 1,206.29 

2016/17 798.40 660.00 12.50 1,470.90 851.92 598.00 12.50 1,462.42 867.55 382.00 0.00 1,249.55 

2017/18 802.20 630.00 12.50 1,444.70 864.70 609.00 12.50 1,486.20 949.10 389.00 0.00 1,338.10 

2018/19 816.76 536.00 12.50 1,365.26 884.58 518.00 12.50 1,415.08 970.93 389.00 0.00 1,359.93 

2019/20 838.81 405.00 12.50 1,256.31 908.30 405.00 12.50 1,325.80 997.02 405.00 0.00 1,402.02 

2020/21 849.72 425.50 12.50 1,287.72 920.11 425.50 12.50 1,358.11 1,009.98 425.50 0.00 1,435.48 

Total 
Increase/ 
Decrease 7.8% (33.5%) 0.0% (10.6%) 9.9% (26.6%) 0.0% (5.0%) 19.9% 16.9% 0.0% 19.0% 

Average 
Increase/ 
Decrease 1.6% (6.7%) 0.0% (2.1%) 2.0% (5.3%) 0.0% (1.0%) 4.0% 3.4% 0.0% 3.8% 

 
Residential Rates Notice movement (average rate) 2015/16 – 2020/21 

Former Manly Former Pittwater Former Warringah 

  Rates 

Domestic 
Waste 
Charge 

Storm- 
water 

Charge 

Total 
Rates & 
Charges 
Notice Rates 

Domestic 
Waste 
Charge 

Storm- 
water 

Charge 

Total 
Rates & 
Charges 
Notice Rates 

Domestic 
Waste 
Charge 

Storm- 
water 

Charge 

Total 
Rates & 
Charges 
Notice 

2015/16 1,288.91 640.00 25.00 1,953.91 1,520.53 580.00 25.00 2,125.53 1,205.00 364.00 0.00 1,569.00 

2016/17 1,312.11 660.00 25.00 1,997.11 1,547.90 598.00 25.00 2,170.90 1,241.15 382.00 0.00 1,623.15 

2017/18 1,305.55 630.00 25.00 1,960.55 1,571.12 609.00 25.00 2,205.12 1,357.82 389.00 0.00 1,746.82 

2018/19 1,335.58 536.00 25.00 1,896.58 1,607.25 518.00 25.00 2,150.25 1,389.05 389.00 0.00 1,778.05 

2019/20 1,371.64 405.00 25.00 1,801.64 1,650.65 405.00 25.00 2,080.65 1,426.55 405.00 0.00 1,831.55 

2020/21 1,396.68 446.00 25.00 1,867.68 1,677.21 446.00 25.00 2,148.21 1,451.97 446.00 0.00 1,897.97 

Total 
Increase/ 
Decrease 8.4% (30.3%) 0.0% (4.4%) 10.3% (23.1%) 0.0% 1.1% 20.5% 22.5% 0.0% 21.0% 

Average 
Increase/ 
Decrease 1.7% (6.1%) 0.0% (0.9%) 2.1% (4.6%) 0.0% 0.2% 4.1% 4.5% 0.0% 4.2% 

 

Rating Income 

The total income that can be raised from levying rates on property is capped by the State 
Government based on a determination by the Independent Pricing and Regulatory Tribunal 
(IPART). IPART has determined that general income from rates in 2021/22 may be increased by a 
maximum of 2.0% (For the 2020/21 year the maximum increase was 2.6%). 

In accordance with the Local Government (Council Amalgamations) Proclamation 2016 and the 
Local Government Amendment Bill 2019 the current rate structure including categories and sub-
categories of the former Manly, Pittwater and Warringah LGAs have been maintained in 2020/21. 
For all former LGAs, rate assessments are based entirely upon property valuations (ad valorem) 
but with minimum rates applying where appropriate. Rates for 2020/21 were assessed on land 
values having a date of 1 July 2019. 
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The increase allowed by IPART relates to general income in total and not to an individual 
ratepayers’ rates. Individual rates are also affected by other factors such as land valuations by the 
NSW Valuer General. As such, rates for individual ratepayers may vary by more or less than the 
percentage allowable, depending on how an individual ratepayers’ land valuation has changed in a 
particular year compared to the land values of other ratepayers.  

The next General Land Revaluation is due in July 2022 and will be used to determine rates for the 
2023/2024 year. It is noted that this may add considerable variability to rates for individual 
ratepayers. 

Likewise, harmonisation of rates can also result in considerable and significant impacts on 
ratepayers, particularly on ad valorem ratepayers depending on the size of the difference between 
the ad valorem rate of the former local government area compared to the proposed harmonised 
rate. 

Differences in Sources of Rating Income 

2020/21 Rating Income Summary for the Northern Beaches Council LGA 

 Total Rates Income ($m) Rates Income (%) 

 Manly Pittwater Warringah Manly Pittwater Warringah 

Residential       

Ordinary Rates 24,726,790 39,520,070 78,979,984 17.26% 27.59% 55.14% 

       

Business       

Ordinary Rates 5,594,303 4,778,653 18,186,859 19.59% 16.73% 63.68% 

       

Business Special Rates       

Manly Business Centre Improvement 1,275,063 - -    

Balgowlah Business Centre 
Improvement 

88,127 - -    

 1,363,190 - - 100.00%   

Total Business 6,957,493 4,778,653 18,186,859 21.96% 10.78% 18.72% 

       

Farmland - 15,093 - 0.00% 100.00% 0.00% 

       

Total 31,684,283 44,313,816 97,166,843 18.30% 25.59% 56.11% 

The above table highlights that only the former Manly Local Government Area collects special 
rates for Business Centre Improvement. This is an obvious difference in the funding structure 
between the 3 former Councils.  

Only the former Pittwater LGA collects rates from the farmland category, however the income from 
the farmland category is not a significant component of total rates income. 

The other noticeable difference is the proportion of revenue collected by residential rates versus 
business rates across the three former Councils. In the former Manly Council, businesses pay 
21.96% of the $31.68 million in rates collected, compared to 10.78% of the $44.31 million in rates 
collected in the former Pittwater Council and 18.72% of the $97.16 million in rates collected in the 
former Warringah Council. 

Current Rating Structures 

Introduction 
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As a result of the requirement to merge its revenue policy, Northern Beaches Council is required to 
revisit the principles in setting a fair and equitable rating structure across the new local government 
area. In doing so, Council has the difficult challenge of attempting to minimise the number of 
assessments that experience large and sudden changes because of harmonising the three current 
rating structures. 

When combined across the new local government area, the share of rates burden compared with 
land ownership within each former area is only partly aligned. The former Warringah area is 
contributing a higher income percentage as a proportion of land values with the former Pittwater 
area next and the former Manly area contributing the lowest income percentage as a proportion of 
land values. 

Overview 

The following tables summarise the current rating structures for Northern Beaches Council and the 
former Manly, Pittwater and Warringah Local Government Area’s (LGA’s) for the 2020/21 financial 
year:  

2020/21 Rating Structure for the former Manly LGA 

Type Category/subcategory Number Ad valorem 
rate 

Minimum 
$ 

Rate 
Income $ 

Ordinary Residential 17,704 0.122489 860.62 24,726,790 

Ordinary Business – Manly CBD 628 0.554388 1,123.74 3,862,223 

Ordinary Business - Other 514 0.297311 1,123.74 1,732,080 

Special Manly Business Centre Improvement 628 0.188953  1,275,063 

Special Balgowlah Business Centre Improvement 84 0.118074  88,127 

  19,558   31,684,283 

Land in the former Manly Council is categorised for rating as residential or business. There is one 
business sub-category for Manly CBD and special rates for Manly business centre improvement 
and Balgowlah business centre improvement. 

Properties covered by the Manly CBD business sub-category and the Manly business centre 
improvement special rate are shown in the map below. 
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This special rate is for the provision of ongoing and proposed capital and maintenance works, 
including the Manly Business Centre, The Corso and ocean beach front. 

Properties covered by the Balgowlah business centre improvement special rate are shown in the 
map below. 

 

This special rate is for the provision of ongoing and proposed capital and maintenance works, 
including the off-street car parks in Condamine Street.  

2020/21 Rating Structure for the former Pittwater LGA 

Type Category/subcategory Number Ad valorem 
rate 

Minimum 
$ 

Rate 
Income $ 

Ordinary Residential 23,563 0.159125 931.92 39,520,070 

Ordinary Business 1,897 0.341180 1,189.82 4,681,080 

Ordinary Business – Warriewood Square 1 0.375280  97,573 
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Ordinary Farmland 7 0.054932 931.92 15,093 

  25,468   44,313,816 

Land in the former Pittwater Council is categorised for rating as residential, farmland or business. 
There is one business sub-category for Warriewood Square Shopping Centre. Properties covered 
by the Warriewood Square Shopping Centre Sub-category are shown in the map below. 

 

2020/21 Rating Structure for the former Warringah LGA 

Type Category/subcategory Number Ad valorem 
rate 

Minimum 
$ 

Rate 
Income $ 

Ordinary Residential 54,395 0.163768 1,022.94 78,979,984 

Ordinary Business 3,982 0.470670 1,313.33 17,131,772 

Ordinary Business – Warringah Mall 1 0.780102  858,112 

Ordinary Ordinary Business – Strata Storage Units 327 0.442242 602.37 196,975 

  58,705   97,166,843 

Land in the former Warringah Council is categorised for rating as residential or business. The 
business sub-categories are Warringah Mall Regional Shopping Centre and Strata Storage Units. 
Properties covered by the Warringah Mall Regional Shopping Centre Sub-category are shown in 
the map below 
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Comparison of Current Rating Structures and Contributions 

Within the three current rating structures, the relative rate contributions from residential, business 
and farmland ratepayers are different. 

The following table provides a snapshot of the three existing rating structures, illustrating the 
historical determinations of the former councils to share the rates burden between the four rating 
categories. 

Category Number of 
Assessments 

Land Value % Rates % 

Manly    

Residential 17,704 93.47% 78.04% 

Business 1,854 6.53% 21.96% 

Sub-total 19,558 100.00% 100.00% 

Pittwater    

Residential 23,563 95.18% 89.18% 

Business 1,898 4.71% 10.78% 

Farmland 7 0.11% 0.03% 

Sub-total 25,468 100.00% 100.00% 

Warringah    

Residential 54,395 92.30% 81.28% 

Business 4,310 7.70% 18.72% 

Sub-total 58,705 100.00% 100.00% 

Northern Beaches    

Residential 95,662 93.35% 82.71% 

Business 8,062 6.62% 17.28% 

Farmland 7 0.03% 0.01% 

Total 103,731 100.00% 100.00% 

Comparison of Rates Income and Land Valuations by former LGA 

When combined across the new local government area, the share of rates burden compared with 
land ownership within each former area is only partly aligned. The former Warringah area is 
contributing a higher income percentage as a proportion of land values with the former Pittwater 



 

  ATTACHMENT 1 
Rates Harmonisation Analysis 

ITEM NO. 9.1 - 15 DECEMBER 2020 
 

17 

area next and the former Manly area contributing the lowest income percentage as a proportion of 
land values. 

Total Rates Income 2020/21 - By Former LGA 

  Manly Warringah Pittwater Total 

Rates 31,684,283 97,166,843 44,313,816 173,164,941 

% 18% 56% 26% 100% 
 

Land Value at 30 June 2020 - By Former LGA 

  Manly Warringah Pittwater Total 

Land Value 19,242,404,705 44,222,544,392 24,306,599,239 87,771,548,335 

% 22% 50% 28% 100% 
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Comparison of Rates Income and Land Valuations by Category by former LGA 

Within each of the current rating structures, the former councils have followed different 
philosophies for categorisation with the current rating structures incorporating different levels of 
contribution from the business, residential and farmland rating categories. 

When combined, as shown below, the total rates contribution from residential ratepayers is 83%, 
business ratepayers contribute 17%, while farmland contributed less than 1%. 

Northern Beaches Council - Rates Income 2020/21 By Category 

  Residential Business Farmland Total 

Rates Revenue 143,226,844 29,923,004 15,093 173,164,941 

% 83% 17% 0% 100% 

 

Northern Beaches Council - Land Value at 30 June 2020 By Category 

  Residential Business Farmland Total 

Land Value 81,237,315,126 6,507,073,209 27,160,000 87,771,548,335 

% 93% 7% 0% 100% 

 

  

 

Residential Rates 

Comparison of Residential Rates Income and Land Valuations by former LGA 

Whilst the land value of the former Warringah residential ratepayers represents 50% of Northern 
Beaches Council’s total residential land values, the former Warringah residents contribute 55% of 
rates income. The land values for former Manly residents represent 21% of total land value, 
however former Manly residents only contribute 17% of residential rates income.  

Residential Rates Income 2020/21 - By Former LGA 

  Manly Warringah Pittwater Total 

Rates Income 24,726,790 78,979,984 39,520,070 143,226,844 

% 17% 55% 28% 100% 
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Residential Land Values at 30 June 2020 - By Former LGA 

  Manly Warringah Pittwater Total 

Land Value 17,285,582,484 40,817,849,935 23,133,882,707 81,237,315,126 

% 21% 50% 28% 100% 

 

  

 

Average Residential rates per $100,000 land value 

 

The above chart demonstrates the differences in average rates per $100,000 of land value 
between the three former LGAs and in relation to the average for Northern Beaches Council with 
former Warringah residents contributing more than the Northern Beaches Council Average and the 
residents of the former Manly and Pittwater LGAs contributing less than the average. 
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Current Minimum Residential Rates (Before COVID-19 Subsidy) 

Shown in the table below is a comparison of the minimum residential rates applied across the three 
former Local Government Area’s for the 2020/21 financial year: 

2020/21 Manly Pittwater Warringah 

Minimum Rate 860.62 931.92 1,022.94 

 

 

Currently, the minimum rate for residential ratepayers from the former Manly Council is $860.62, 
compared to $931.92 for residential ratepayers from the former Pittwater Council a difference of 
$71.30 (8%) and $1,022.94 for residential ratepayers from the former Warringah Council a 
difference of $162.32 (19%). 

Comparison of Average Rates 
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The table and graph below compares the average residential rates under the current rating 
structures. The former Manly average residential rate of $1,397 and the former Warringah average 
residential rate of $1,452 are both lower than the Northern Beaches Council average of $1,497, 
whereas the former Pittwater average residential rate of $1,677 is higher.  

  Manly Pittwater Warringah Northern Beaches Council 

Average Residential Rate 1,397 1,677 1,452 1,497 

 

 
 

Business Rates 

Comparison of Ordinary Business Rates Income and Land Valuations by former 
LGA 

Whilst the land values for ratepayers paying the ordinary business rate in the former Warringah 
LGA represent 59% of the total land valuations for the ordinary business category, the former 
Warringah business ratepayers contribute 63% of ordinary business rates income.   

Ordinary Business Rates Income 2020/21 - By Former LGA 

  Manly-Other Warringah Pittwater Manly-CBD Total 

Rates Income 1,732,080 17,131,772 4,681,080 3,862,223 27,407,154 

% 6% 63% 17% 14% 100% 
 

Land Values Ordinary Business Rates 2020/21 - By Former LGA 

  Manly-Other Warringah Pittwater Manly-CBD Total 

Land value 532,576,460 3,286,704,678 1,119,556,532 674,804,186 5,613,641,856 

% 9% 59% 20% 12% 100% 
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Average Ordinary Business Rates per $100,000 land value 

 

The above chart demonstrates the differences in average rates per $100,000 of land value 
between the three former LGAs and in relation to the average for Northern Beaches Council with 
former Warringah business ratepayers contributing more than the Northern Beaches Council 
Average and the residents of the former Manly and Pittwater LGAs contributing less than the 
average. 

Average Ordinary Business Rates 

The table below shows the average ordinary business rate for the former areas compared to the 
Northern Beaches Council average. The average ordinary business rate for Warringah ratepayers 
is higher than the Northern Beaches Council average and both Manly and Pittwater are below the 
Northern Beaches Council average. 
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  Manly Pittwater Warringah 
Northern Beaches 
Council 

Average Business Rate* 3,370 2,468 4,302 3,683 

*Excluding Subcategories (Manly CBD, Warriewood Square, Warringah Mall, Strata Storage Units and Special Rates 

 

The following graph compares the average general business rate assessments between the 
current rating structures. The Northern Beaches average ordinary business rate is $3,683 and 
there are 3,982 business assessments in the former Warringah area paying a higher average of 
$4,302 while in the former Manly area there are 514 business assessments paying a lower 
average of $3,370 and in the former Pittwater area there are 1,897 business assessments paying a 
lower average of $2,468. 
 

 

Rating Categories – Other Considerations 

Rural Residential 

Rural residential land is defined in the Dictionary at the end of the Act to mean land that: 

 is the site of a dwelling and  

 is not less than 2 hectares and not more than 40 hectares in area; and 

 is either: 

o not zoned or otherwise designated for use under an environmental planning instrument; 

or  

o zoned or otherwise designated for use under such an instrument for non-urban 

purposes; and 

 does not have a significant and substantial commercial purpose or character. 

Forty-eight regional councils have a Rural Residential Rating Sub-Category. There is no 
consistency in the application of the Rural Residential Rate some are higher than the Residential 
Category and some are lower. 

No Council in Sydney or on the fringes of the metropolitan area have a Rural Residential Rating 
Sub-Category. 
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 In 2017 Hawkesbury removed their Rural Residential Rating Sub-Category due to “issues 
with the administration and outcomes derived”. 4,406 properties were impacted with most 
experiencing an increase in Rates. 

 Penrith City Council has considered the application of a Rural Residential Rating Sub-
Category and rejected it for the following reason: 

“The option of using a different rate for rural residential properties restricts eligibility 
depending on the size and occupation of the land with less than half of rural properties 
owners actually being eligible. This means that a majority of rural owners would 
experience an increase that would fund the discount for the eligible rural owners. Under 
the current rules, Council believes that this option is not viable or equitable.” 

In Duffys Forest and Terrey Hills there are 331 ratepayers in the RU4 zone and only 92 would 
meet eligibility in terms on the size of their properties. Therefore, adjoining properties may have 
differences in the rating structure in relation to categorisation and the ad valorem rate applied. 

Business Rates – Shopping Centres 

IPART note in their Final Report on the Review of the Local Government Rating System - 
December 2016 that a number of metropolitan councils are attempting to replicate the demand and 
use of council services from individual businesses through targeted differential rating and that they 
do this by defining small areas or single shopping centres as a separate subcategory or business 
‘centre of activity’. 

Northern Beaches Council currently has the following shopping centres as sub-categories of the 
business rate which were part of the rating structures of the former Councils: 

 Warringah Mall - former Warringah sub-category 

 Warriewood Square - former Pittwater sub-category 

 Manly CBD – former Manly sub-category (+ Special Improvement Rate) 

While IPART also notes that multi-floor shopping centres generate a higher demand on council 
services relative to a single storey set of shops, this is also the case for other high intensity 
shopping and business districts such as the Manly CBD. 

The following is a breakdown of the principal shopping centres within the LGA: 

 Warringah Mall: 388 shops including 10 anchor tenants 
Rates $858,112 (66% higher than Warringah ordinary business rate) 

 Warriewood Square: 111 shops including 4 anchor tenants 
Rates $97,573 (10% higher than Pittwater ordinary business rate, but 20% lower than the 
current Warringah ordinary business rate) 

There are around 30 to 50 shops with 1 or 2 anchor tenants in the remaining shopping centres in 
the LGA. An anchor tenant refers to a considerably larger tenant in a shopping mall, often a 
department store or retail chain which due to their broad appeal, they are intended to attract a 
significant cross-section of the shopping public to the centre. 
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The above table reflects the rates current being paid for a range of shopping centres across the 
local government area. 

The following compares the differences between ordinary business rates for each of the former 
Councils and the rates applied to the business sub-categories. 

2020/21 Rates – Large Shopping Centres 

 

The following tables provide a comparison within other local government areas and highlights the 
inconsistency in the differential between ordinary business rates and shopping centres sub-
categories due to the difficulties assessing the demand and use of council services or factors such 
as movements in land valuations. Historically movements in shopping centre land valuations had 
created anomalies for some councils, with their rates decreasing significantly over a period of time 
compared to other businesses within the ordinary business category whilst the consumption of 
council services remained constant or increased. This has been a primary driver for the creation of 
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shopping centre business sub-categories and was a factor in the creation of both the Warringah 
Mall and Warriewood Square sub-categories. 

Shopping Centre – Comparison with Ordinary Rates 

   

Differential over Ordinary 

Business Rate 

 

Ordinary 

Business  

Ad valorem 

Shopping 

 Centres  

Ad valorem 

Ad valorem 

Difference 

% 

Difference 

Waverley 0.00493670 0.00815630 0.00321960 65% 

Warringah 0.00470670 0.00780102 0.00309432 66% 

Willoughby#1 0.00462275 0.01616850 0.01154575 250% 

Willoughby#2 0.00462275 0.01504220 0.01041945 225% 

Central Coast 0.00417268 0.01266792 0.00849524 204% 

Sutherland#1 0.00351701 0.01058856 0.00707155 201% 

Sutherland#2 0.00351701 0.00540868 0.00189167 54% 

Hornsby 0.00346706 0.01393456 0.01046750 302% 

Pittwater 0.00341180 0.00375280 0.00034100 10% 

Manly 0.00297311 0.00554388 0.00257077 86% 

 
Manly Central Business District 

The former Manly Council had created a business sub-category for the Manly Business Centre, 
The Corso and ocean beach front due to it being a high intensity shopping and tourist precinct as a 
reflection of the demand and use of council services. 

There is both a business sub-category for this precinct and a special rate the uses of which include 
the provision of ongoing and proposed capital and maintenance works. 

Manly CBD Ordinary Rates and Special Rates 2020/21  

Number of properties 628 properties 

Manly CBD Ordinary Rate 
$3,862,223 

(86% higher than Manly ordinary business rate) 

Manly CBD Improvement Special Rate $1,275,063 

 

Since we saw no consistencies in the differential applied these business rating sub-categories will 
need further assessment in the future to ensure the rates levied reflect the demand and use of 
council services and fairness and appropriateness of the rates in terms of the benefits principle and 
the ability to pay principle.  

Accordingly, we are not proposing to change the basis or amount of rates levied as part of the 
harmonisation process, with the exception of establishing a rate for the Warriewood Square 
business sub-category that is the greater of their existing rate under the existing structure (plus the 
IPART rate peg as determined for the 2021/22 financial year) or 10% more than the ad valorem 
rate for the ordinary business rating category (plus the IPART rate peg as determined for the 
2021/22 financial year).  
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Pensioner Concessions and Hardship 

Rate Reductions for Eligible Pensioners 

Mandatory Concession 

The Act provides for eligible pensioners to be able to receive a rate reduction of 50% of their total 
rates, up to a maximum of $250. This amount is subsidised by the NSW Government. By virtue of 
section 575, an eligible pensioner may apply to council for a concession on a rate or charge. 

The maximum concession is $250/per property. The concession is apportioned, dependent upon 
whether: 

 The person is solely liable or jointly liable with one or more jointly eligible occupiers but with no 
other person for the rate or charge (full concession allowable); or 

 The person is jointly liable with one other person who is not a jointly eligible occupier or with 2 
or more other persons any of whom is not a jointly eligible occupier (pro rata concession).  

 
The data in the tables below refers to the number of properties (not the number of 
pensioners/eligible occupiers) where one or more eligible occupiers have applied for and are 
receiving all or a proportion of the concession. At 30 June 2020, there were approximately 11,000 
eligible pensioners in the Northern Beaches LGA. 
 
Under the mandatory concession, there are 9,837 properties where an eligible occupier is 
receiving all or part of the mandatory concession of $250: 

Details Manly Pittwater Warringah Total 

Number of properties 1,082 2,566 6,189 9,837 

Amount (Gross) $255,809 $631,011 $1,515,091 $2,401,911 

Approximate Subsidy ($140,695) ($347,056) ($833,300) ($1,321,051) 

Estimated Net Cost $115,114 $238,955 $681,791 $1,080,860 

Note: Information as at 30 June 2020 

The mandatory concession relates to all eligible pensioners under the Act (Reg 134). Under the 
Act – Holders of the cards listed below are eligible for the concession: 

 Holders of a Pensioner Concession Card (PCC); 

 Holders of a gold card embossed with ‘TPI’ (Totally Permanently Incapacitated); 

 Holders of a gold card embossed with ‘EDA’ (Extreme Disablement Adjustment) 

 War widow or widower or wholly dependent partner entitled to the DVA income support 
supplement. 

Voluntary Concessions 

Section 582 of the Act enables a council to waive or reduce rates, charges and accrued interest 
due by any person prescribed by the regulations who is in receipt of a pension, benefit or 
allowance under the Social Security Act 1991. Thus, councils may, in their absolute discretion, 
further reduce on a voluntary basis (with no subsidy from the state government) rates and charges 
otherwise payable by an eligible pensioner. 
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In addition to the mandatory concession, eligible pensioners are granted additional voluntary 
concessions under policies of the three former Councils. These concessions are not subsidised by 
the NSW Government.  

The additional concessions available to eligible pensioners is determined based on these policies 
and where they reside is as follows: 

Former Manly LGA: 

An additional concession of between $20 and $30 for the environmental rate levy. 

Number of properties 1,077 

Amount $27,500 

Note: Information as at 30 June 2020 

This concession is paid to all eligible pensioners under the Act and is a concession on the 
Environmental Levy. (This isn’t a levy as such but part of the ordinary rate which was split out this 
way under Council resolution in the 1990’s). The concession to those paying the minimum rate is 
$20 (Number of properties: 481) and $30 for those paying ad valorem rates (Number of properties: 
596). 

Former Pittwater LGA: 

An additional concession up to $150 for pensioners under the accepted retirement age. 

Number of properties 146 

Amount $21,031 

Note: Information as at 30 June 2020 

This concession is paid to all eligible pensioners under the Act who haven’t reached the retirement 
age or those over the retirement age on a blind pension. 

Former Warringah LGA: 

An additional concession of $54.40 for domestic waste management services charge for eligible 
pensioners and $150 on rates to eligible pensioners under the accepted retirement age, and 
certain classes of pensioners who have reached the accepted retirement age. 

 Rates Domestic Waste 

Number of properties 587 6,080 

Amount $84,516 $324,007 

 Note: Information as at 30 June 2020 

The $150 voluntary concession is paid to all eligible pensioners under the Act who haven’t reached 
the retirement age or those over the retirement age on either the Blind Pension, Carer Payment or 
Disability Support Pension from Centrelink or either the Totally and Permanently Incapacitated 
(TPI) Pension or the Extreme Disablement Adjustment (EDA) Pension from the Department of 
Veteran Affairs. 

The voluntary concession on domestic waste management charge applies to all eligible pensioners 
under the Act that are charged a domestic waste standard service. 
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Summary of Voluntary Pensioner Concessions: 

Details Manly Pittwater Warringah Warringah Total 

Voluntary Concession: Environmental Levy $150 $150 $54.40  

Number of properties: 1,077 146 587 6,080 N/A 

Amount: $27,500 $21,031 $84,516 $324,007 $457,054 

 Note: Information as at 30 June 2020 

Policy Requirement/Discussion: 

Council will need to consider developing a uniform policy for the provision of voluntary concessions 
to eligible pensioners as part of the harmonisation process. This will require a consistent definition 
of eligible pensioners for these voluntary concessions.  

The following proposed definition may be considered in relation to the $150 Voluntary Concession:  

All eligible pensioners under the Act who haven’t reached the retirement age or those over 
the retirement age on either the Blind Pension, Carer Payment or Disability Support Pension 
from Centrelink or either the Totally and Permanently Incapacitated (TPI) Pension or the 
Extreme Disablement Adjustment (EDA) Pension from the Department of Veteran Affairs.  

If this definition was uniformly applied, approximately 120 additional pensioners would be entitled 
to the $150 voluntary concession at an approximate cost of $18,000.  

As part of the harmonisation process, Council should also consider: 

 Extending the $150 Voluntary Concession to all eligible pensioners in accordance with the 
definition proposed above. It is proposed that the voluntary concession would replace the 
current concession relating to the environmental levy for eligible pensioners in the former 
Manly LGA. 

 Extending the current voluntary concession relating to the domestic waste management 
charge. Presently this concession only applies to the former Warringah LGA. Note, this 
concession currently applies to all eligible pensioners under the Act that are charged a 
domestic waste standard service. 

Summary of Cost of Existing Voluntary Concessions: 

Existing Rates Voluntary Concessions by Former LGA 

  Manly Pittwater Warringah Total 

Approximate QTY: 1,077 146 587 1,810 

$150 Rates: $0 $21,031 $84,516 $105,547 

Environment Levy: $27,500 $0 $0 $27,500 

Total: $27,500 $21,031 $84,516 $133,047 
 

Existing Concession on the Domestic Waste Management Charge  

  Manly Pittwater Warringah Total 

Approximate QTY: Nil Nil 6,080 6,080 

Concession: $50.40 $0 $0 $324,007 $324,007 

Total: $0 $0 $324,007 $324,007 
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Total Existing Voluntary Concessions  

  Manly Pittwater Warringah Total 

Total: $27,500 $21,031 $408,523 $457,054 
 

Summary of Impacts of Proposed Extensions: 

Extension of $150 Voluntary Concession to all eligible pensioners in accordance with the definition 
proposed above and extending the domestic waste concession to Manly & Pittwater. These 
concessions would replace the existing Manly Environmental Levy concession. 

Extension of the Rates Voluntary Concessions 

  Manly Pittwater Warringah Total 

Approximate QTY: 120 146 587 853 

$150 Rates: $18,000 $21,031 $84,516 $123,547 

Environment Levy: $0 $0 $0 $0 

Total: $18,000 $21,031 $84,516 $123,547 
 

Extension of the Concession on the Domestic Waste Management Charge  

  Manly Pittwater Warringah Total 

Approximate QTY: 1,082 2,566 6,080 9,728 

Concession: $50.40 $58,861 $139,590 $324,007 $522,458 

Total: $58,861 $139,590 $324,007 $522,458 
 

Estimated Total Cost of Extending the Above Voluntary Concessions  

  Manly Pittwater Warringah Total 

Total: $76,861 $160,621 $408,523 $646,005 
 

Estimated Additional Cost of Extending the Existing Voluntary Concessions  

  Manly Pittwater Warringah Total 

Total: $49,361 $139,590 $0 $188,951 
 

Hardship 

Council’s rates and Annual Charges Hardship Policy has been reviewed and amended as required 
in order to ensure ongoing compliance with legislative requirements and with the Office of Local 
Government’s Debt Management and Hardship Guidelines issued in November 2018. 

Council’s revised policy provides modern, fair and effective debt recovery and hardship processes 
and practices in line with the requirements of the Local Government Act 1993 and the guidelines 
issued under S23A of the Act by the NSW Office of Local Government, in conjunction with the 
NSW Department of Justice. 

The revised policy sets out information that Council must take into account when developing and 
implementing debt management and hardship actions and ensures best practice in relation to debt 
management and hardship processes. This policy will work alongside Council’s other financial 
management practices to enable Council to maintain financial sustainability and achieve financial 
performance benchmarks. 
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In reviewing the policy, consideration was given to ensure that the policy provided sufficient options 
for Council to provide appropriate hardship assistance to ratepayers suffering genuine financial 
hardship due to a variety of different circumstances. This included ensuring that the policy provided 
appropriate capacity for Council to provide appropriate assistance to those suffering genuine 
financial hardship due to such circumstances as environmental disasters, pandemics and hardship 
due to significant impacts due to legislative changes (such as those that may be caused by the 
rates harmonisation process).  

The revised policy fulfils the statutory requirements of the Act with respect to both the recovery of 
outstanding Rates, Annual Charges and Interest and the provision of assistance to those 
ratepayers who are experiencing genuine financial hardship with the payment of their Rates and 
Annual Charges. A key objective of the policy is to work with ratepayers to achieve flexible 
alternatives to legal action where possible.  

Proposed Harmonised Rating Structure 

Consideration of Minimum and Base rates 

For all former LGAs, rate assessments are based entirely upon property valuations (ad valorem) 
but with minimum rates applying where appropriate.  

Most NSW metropolitan councils use minimum rate structures in high density areas, resulting in a 
high proportion of ratepayers paying the same minimum amount. Under the Act, rates are 
determined based on the unimproved capital value of land and in metropolitan areas that include 
significant number of high density unit and strata developments an ad valorem rate with a minimum 
amount is considered to provide an equitable and efficient basis for rates and an appropriate 
means for funding and maintaining Council’s minimum service levels and financial sustainability 
objectives.  

In initial modelling carried out in planning for the harmonisation process we also considered the 
implementation of a base rate and ad valorem rate structure. This structure resulted in significantly 
greater impacts on ratepayers and as such did not provide alignment with the taxation principles as 
outlined in the Henry Report as noted earlier in this document. 

As part of our modelling we considered the impacts and benefits of both lower and higher minimum 
rates. A minimum rate applies on properties whose land valuation is equal to or lower that the land 
value cut-off threshold.  
 
The land value threshold to determine whether a minimum or ad valorem rate applies is 
determined by a ratio of the minimum rate and the ad valorem rate being: Minimum rate divided by 
the ad valorem rate = land value threshold. Properties with valuations equal to or lower than the 
land value threshold will pay the minimum rate and properties whose land value is greater than the 
threshold will pay the ad valorem rate. 
 
Whilst a lower minimum amount provided a benefit to those ratepayers paying the minimum 
amount it also results in a considerably higher ad valorem rate in order to maintain rates income 
yields required to fund and maintain Council services and financial sustainability. 
  
In addition, a lower minimum amount combined with a higher ad valorem amount results in a lower 
land valuation threshold for determining eligibility/applicability of the lower minimum rate. In some 
cases, a lower minimum (such as the maximum minimum amount specified in the Regulation 126 
of Local Government (General) Regulation 2005) resulted in a 33% reduction in the number of 
residential ratepayers that would pay the minimum rate and a 48% reduction in ordinary business 
ratepayers that would pay the minimum. In addition, this also resulted in considerable increases for 
those paying the ad valorem rate with increases up to 39% for some residential ad valorem 
ratepayers and increases up to 58% for some ordinary business ad valorem ratepayers. 
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Our modelling indicated that setting a higher minimum rate provided the better outcome for 
ratepayers in relation to the taxation principles of the Henry Report and also provided Council with 
a solid financial platform in relation to the delivery and maintenance of Council services and long-
term financial sustainability. 
 
The three rating structures for the former Manly, Pittwater and Warringah Local Government Areas 
have minimum amounts as their fixed charge component, and the former councils were applying 
minimum amounts across all categories and subcategories. 

The analysis undertaken has been based on continuing with the minimum rate structure for the 
Northern Beaches Local Government Area. 

Our modelling considered numerous scenarios relating to the proposed minimum rate including 
setting the proposed minimum rate at one of the current minimum rates currently applying to the 
former LGAs.  

In addition, we also considered using a weighted average of the current minimum rates. The 
benefit of using a weighted average is that it allows the final average number to reflect the relative 
importance (weighting/frequency) of each number that is being averaged. In relation to determining 
an appropriate minimum rate to apply in a harmonised model, a weighted average of current 
minimum rates for the three former LGAs will take into account the number of ratepayers 
(weightings/frequency) within each former LGA that are currently paying the minimum rate.  

We believe that this approach will produce a more balanced and equal interpretation for 
determining a harmonised minimum rate than would be achieved by calculating a simple arithmetic 
average (by adding the three current minimum rates together and dividing by three). In a simple 
arithmetic average all minimums are assigned an identical weight (ie there is no consideration 
about the number of ratepayers currently paying each minimum rate).  

As such, we also believe that a weighted average more accurately achieves a fair and equitable 
outcome to the process of determining a harmonised minimum rate and is therefore in line with the 
principles of the Henry Report. 

Harmonised Rating Scenarios 

Four scenarios have been developed following detailed modelling to determine a proposed 
harmonised rating structure for consultation with the community. Following below is a summary 
and analysis of these four rates harmonisation scenarios.  

The analysis provided is based on current rates and rates income yields and they do not include 
any provision for IPART’s annual rate peg adjustment which will apply for the 2021/22 year. The 
exclusion of the 2021/22 rate peg adjustment from this analysis allows us to more clearly 
demonstrate the impacts relating to the harmonisation process. 

The analysis is based on current legislation which presently requires the harmonisation process to 
be completed by the 2021/22 year. The Local Government Act 1993 currently does not allow an 
amalgamated council to progressively harmonise their rates over more than one year. 

Provided in attachment 7 to this report is a copy of the detailed rating structure for each scenario: 

Scenario 1 Existing Manly Minimums used for harmonisation 

This scenario includes the following: 

 Harmonisation redistributes rates and does not result in an increase in Council’s rates yield 
(plus the IPART rate peg as determined for the 2021/22 financial year). 

 The Ordinary Rates with the exception of the business sub-categories are harmonised across 
the former Manly, Pittwater and Warringah Local Government Areas. 
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 Setting the minimum rate for the residential rating category at an amount equivalent to the 
current former Manly Council minimum rate of $860.62 (plus the IPART rate peg as 
determined for the 2021/22 financial year). 

 Setting the minimum rate for the business rating category at an amount equivalent to the 
current former Manly Council minimum rate of $1,123.74 (plus the IPART rate peg as 
determined for the 2021/22 financial year). 

 The existing business sub-category Warringah Mall continues to be levied on the existing 
structure (plus the IPART rate peg as determined for the 2021/22 financial year). 

 The existing business sub-category Warriewood Square be levied on the greater of their 
existing rate under the existing structure (plus the IPART rate peg as determined for the 
2021/22 financial year) or 10% more than the ad valorem rate for the business rating category 
(plus the IPART rate peg as determined for the 2021/22 financial year).  

 The existing business sub-category Manly CBD continues to be levied on the existing 
structure with a minimum equivalent to the business rating category above being $1,123.74  
(plus the IPART rate peg as determined for the 2021/22 financial year). 

 The existing business sub-category Strata Storage Units continues to be levied on the 
existing structure with the existing minimum (plus the IPART rate peg as determined for the 
2021/22 financial year).  

 The existing Manly Business Centre Improvement and Balgowlah Business Centre 
Improvement Special rates continued to be levied on the existing structure (plus the IPART 
rate peg as determined for the 2021/22 financial year). 

 Setting the minimum rate for the farmland rating category at an amount equivalent to the 
proposed residential minimum rate above of $860.62 (plus the IPART rate peg as determined 
for the 2021/22 financial year). 

RESIDENTIAL - USING CURRENT FORMER MANLY MINIMUM 

 

 
Land Value For Minimum Rates Numbers Paying Minimum 

 

 
Current Proposed Change Current Proposed Change 

 
Manly $702,610 $541,284 ($161,326) 8,570 7,296 (1,274) 

 Pittwater $585,653 $541,284 ($44,368) 5,362 5,161 (201) 

 Warringah $624,628 $541,284 ($83,343) 20,242 19,570 (672) 

 

    

34,174 32,027 (2,147) 

  

 
Minimum Rates Ad Valorem Rates 

 
Current Proposed 

Annual 
Change 

% 
Change Current Proposed 

% 
Change 

Manly $860.62 $860.62 $0 0% 0.122489 0.158996 30% 

Pittwater $931.92 $860.62 ($71) (8%) 0.159125 0.158996 (0%) 

Warringah $1,022.94 $860.62 ($162) (16%) 0.163768 0.158996 (3%) 
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Rates Income 

   

 
Current Proposed 

Annual 
Change 

% 
Change 

   Manly $24,726,790 $30,048,923 $5,322,133 22% 
   Pittwater $39,520,070 $39,132,848 ($387,222) (1%) 
   Warringah $78,979,984 $74,045,073 ($4,934,911) (6%) 
   

 

$143,226,844 $143,226,843 $0 
     

 
Average Rates Av. Rates Per $100k Land Value 

 
Current Proposed 

 
Annual 
Change 

% 
Change Current Proposed 

% 
Change 

Manly $1,397 $1,697 $301 22% $143 $174 22% 

Pittwater $1,677 $1,661 ($16) (1%) $171 $169 (1%) 

Warringah $1,452 $1,361 ($91) (6%) $193 $181 (6%) 

 

Note: Information in the above tables is based on current rates information and does not include the IPART 
rate peg adjustment that will be applied for the 2021/22 year. Actual figures for the 2021/22 year will also be 
impacted by changes in other factors such as changes to land valuations by the NSW Valuer General during 
the 2020/21 year. 

 

ORDINARY BUSINESS RATES - USING CURRENT FORMER MANLY MINIMUM 

 

 
Land Value For Minimum Rates Numbers Paying Minimum 

 

 
Current Proposed Change Current Proposed Change 

 
Manly $377,968 $258,684 ($119,284) 242 180 (62) 

 Pittwater $348,737 $258,684 ($90,052) 1,194 1,058 (136) 
 

Warringah $279,034 $258,684 ($20,350) 2,211 2,139 (72) 
 

    

3,647 3,377 (270) 
  

 
Minimum Rates Ad Valorem Rates 

 
Current Proposed 

Annual 
Change 

% 
Change Current Proposed 

% 
Change 

Manly $1,123.74 $1,123.74 $0 0% 0.297311 0.434406 46% 

Pittwater $1,189.82 $1,123.74 ($66) (6%) 0.341180 0.434406 27% 

Warringah $1,313.33 $1,123.74 ($190) (14%) 0.470670 0.434406 (8%) 

 

 
Rates Income 

   

 
Current Proposed 

Annual 
Change 

% 
Change 

   Manly $1,732,080 $2,405,371 $673,292 39% 
   Pittwater $4,681,080 $5,519,450 $838,370 18% 
   Warringah $17,131,772 $15,620,110 ($1,511,661) (9%) 
   

 
$23,544,931 $23,544,931 $0 
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Average Rates Av. Rates Per $100k Land Value 

 
Current Proposed 

 
Annual 
Change 

% 
Change Current Proposed 

% 
Change 

Manly $3,370 $4,680 $1,310 39% $325 $452 39% 

Pittwater $2,468 $2,910 $442 18% $418 $493 18% 

Warringah $4,302 $3,923 ($380) (9%) $521 $475 (9%) 

 

Note: Information in the above tables is based on current rates information and does not include the IPART 
rate peg adjustment that will be applied for the 2021/22 year. Actual figures for the 2021/22 year will also be 
impacted by changes in other factors such as changes to land valuations by the NSW Valuer General during 
the 2020/21 year. 

 

Scenario 2 Existing Pittwater Minimums used for harmonisation 

This scenario includes the following: 

 Harmonisation redistributes rates and does not result in an increase in Council’s rates yield 
(plus the IPART rate peg as determined for the 2021/22 financial year). 

 The Ordinary Rates with the exception of the business sub-categories are harmonised across 
the former Manly, Pittwater and Warringah Local Government Areas. 

 Setting the minimum rate for the residential rating category at an amount equivalent to the 
current former Pittwater Council minimum rate of $931.92 (plus the IPART rate peg as 
determined for the 2021/22 financial year). 

 Setting the minimum rate for the business rating category at an amount equivalent to the 
current former Pittwater Council minimum rate of $1,189.82 (plus the IPART rate peg as 
determined for the 2021/22 financial year). 

 The existing business sub-category Warringah Mall continues to be levied on the existing 
structure (plus the IPART rate peg as determined for the 2021/22 financial year). 

 The existing business sub-category Warriewood Square be levied on the greater of their 
existing rate under the existing structure (plus the IPART rate peg as determined for the 
2021/22 financial year) or 10% more than the ad valorem rate for the business rating category 
(plus the IPART rate peg as determined for the 2021/22 financial year).  

 The existing business sub-category Manly CBD continues to be levied on the existing 
structure with a minimum equivalent to the business rating category above being $1,189.82 
(plus the IPART rate peg as determined for the 2021/22 financial year). 

 The existing business sub-category Strata Storage Units continues to be levied on the 
existing structure with the existing minimum (plus the IPART rate peg as determined for the 
2021/22 financial year).  

 The existing Manly Business Centre Improvement and Balgowlah Business Centre 
Improvement Special rates continued to be levied on the existing structure (plus the IPART 
rate peg as determined for the 2021/22 financial year). 

 Setting the minimum rate for the farmland rating category at an amount equivalent to the 
proposed residential minimum rate above of $931.92 (plus the IPART rate peg as determined 
for the 2021/22 financial year). 
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RESIDENTIAL - USING CURRENT FORMER PITTWATER MINIMUM 

 

 
Land Value For Minimum Rates Numbers Paying Minimum 

 

 
Current Proposed Change Current Proposed Change 

 
Manly $702,610 $598,229 ($104,381) 8,570 7,866 (704) 

 Pittwater $585,653 $598,229 $12,576 5,362 5,479 117 

 Warringah $624,628 $598,229 ($26,398) 20,242 20,011 (231) 

 

    
34,174 33,356 (818) 

  

 
Minimum Rates Ad Valorem Rates 

 
Current Proposed 

Annual 
Change 

% 
Change Current Proposed 

% 
Change 

Manly $860.62 $931.92 $71 8% 0.122489 0.155780 27% 

Pittwater $931.92 $931.92 $0 0% 0.159125 0.155780 (2%) 

Warringah $1,022.94 $931.92 ($91) (9%) 0.163768 0.155780 (5%) 

 

 

Rates Income 
   

 
Current Proposed 

Annual 
Change 

% 
Change 

   Manly $24,726,790 $30,112,393 $5,385,603 22% 
   Pittwater $39,520,070 $38,811,957 ($708,113) (2%) 
   Warringah $78,979,984 $74,302,494 ($4,677,490) (6%) 
   

 
$143,226,844 $143,226,844 $0 

     

 
Average Rates Av. Rates Per $100k Land Value 

 
Current Proposed 

 
Annual 
Change 

% 
Change Current Proposed 

% 
Change 

Manly $1,397 $1,701 $304 22% $143 $174 22% 

Pittwater $1,677 $1,647 ($30) (2%) $171 $168 (2%) 

Warringah $1,452 $1,366 ($86) (6%) $193 $182 (6%) 

 

Note: Information in the above tables is based on current rates information and does not include the IPART 
rate peg adjustment that will be applied for the 2021/22 year. Actual figures for the 2021/22 year will also be 
impacted by changes in other factors such as changes to land valuations by the NSW Valuer General during 
the 2020/21 year. 

 

ORDINARY BUSINESS RATES  - USING CURRENT FORMER PITTWATER MINIMUM 

 

 
Land Value For Minimum Rates Numbers Paying Minimum 

 

 
Current Proposed Change Current Proposed Change 

 
Manly $377,968 $277,161 ($100,807) 242 187 (55) 

 Pittwater $348,737 $277,161 ($71,576) 1,194 1,095 (99) 
 

Warringah $279,034 $277,161 ($1,873) 2,211 2,209 (2) 
 

    

3,647 3,491 (156) 
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Minimum Rates Ad Valorem Rates 

 
Current Proposed 

Annual 
Change 

% 
Change Current Proposed 

% 
Change 

Manly $1,123.74 $1,189.82 $66 6% 0.297311 0.429289 44% 

Pittwater $1,189.82 $1,189.82 $0 0% 0.341180 0.429289 26% 

Warringah $1,313.33 $1,189.82 ($124) (9%) 0.470670 0.429289 (9%) 

 

 
Rates Income 

   

 
Current Proposed 

Annual 
Change 

% 
Change 

   Manly $1,732,080 $2,396,231 $664,151 38% 
   Pittwater $4,681,080 $5,539,906 $858,826 18% 
   Warringah $17,131,772 $15,608,795 ($1,522,977) (9%) 
   

 
$23,544,931 $23,544,931 $0 

     

 
Average Rates Av. Rates Per $100k Land Value 

 
Current Proposed 

 
Annual 
Change 

% 
Change Current Proposed 

% 
Change 

Manly $3,370 $4,662 $1,292 38% $325 $450 38% 

Pittwater $2,468 $2,920 $453 18% $418 $495 18% 

Warringah $4,302 $3,920 ($382) (9%) $521 $475 (9%) 

 

Note: Information in the above tables is based on current rates information and does not include the IPART 
rate peg adjustment that will be applied for the 2021/22 year. Actual figures for the 2021/22 year will also be 
impacted by changes in other factors such as changes to land valuations by the NSW Valuer General during 
the 2020/21 year. 

 

Scenario 3 Existing Warringah Minimums used for harmonisation 

This scenario includes the following: 

 Harmonisation redistributes rates and does not result in an increase in Council’s rates yield 
(plus the IPART rate peg as determined for the 2021/22 financial year). 

 The Ordinary Rates with the exception of the business sub-categories are harmonised across 
the former Manly, Pittwater and Warringah Local Government Areas. 

 Setting the minimum rate for the residential rating category at an amount equivalent to the 
current former Warringah Council minimum rate of $1,022.94 (plus the IPART rate peg as 
determined for the 2021/22 financial year). 

 Setting the minimum rate for the business rating category at an amount equivalent to the 
current former Warringah Council minimum rate of $1,313.33 (plus the IPART rate peg as 
determined for the 2021/22 financial year). 

 The existing business sub-category Warringah Mall continues to be levied on the existing 
structure (plus the IPART rate peg as determined for the 2021/22 financial year). 
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 The existing business sub-category Warriewood Square be levied on the greater of their 
existing rate under the existing structure (plus the IPART rate peg as determined for the 
2021/22 financial year) or 10% more than the ad valorem rate for the business rating category 
(plus the IPART rate peg as determined for the 2021/22 financial year).  

 The existing business sub-category Manly CBD continues to be levied on the existing 
structure with a minimum equivalent to the business rating category above being $1,313.33 
(plus the IPART rate peg as determined for the 2021/22 financial year). 

 The existing business sub-category Strata Storage Units continues to be levied on the 
existing structure with the existing minimum (plus the IPART rate peg as determined for the 
2021/22 financial year).  

 The existing Manly Business Centre Improvement and Balgowlah Business Centre 
Improvement Special rates continued to be levied on the existing structure (plus the IPART 
rate peg as determined for the 2021/22 financial year). 

 Setting the minimum rate for the farmland rating category at an amount equivalent to the 
proposed residential minimum rate above of $1,022.94 (plus the IPART rate peg as 
determined for the 2021/22 financial year). 

RESIDENTIAL - USING CURRENT FORMER WARRINGAH MINIMUM 

 

 
Land Value For Minimum Rates Numbers Paying Minimum 

 

 
Current Proposed Change Current Proposed Change 

 
Manly $702,610 $675,637 ($26,973) 8,570 8,442 (128) 

 Pittwater $585,653 $675,637 $89,984 5,362 6,316 954 
 

Warringah $624,628 $675,637 $51,009 20,242 20,945 703 
 

    
34,174 35,703 1,529 

  

 
Minimum Rates Ad Valorem Rates 

 
Current Proposed 

Annual 
Change 

% 
Change Current Proposed 

% 
Change 

Manly $860.62 $1,022.94 $162 19% 0.122489 0.151404 24% 

Pittwater $931.92 $1,022.94 $91 10% 0.159125 0.151404 (5%) 

Warringah $1,022.94 $1,022.94 $0 0% 0.163768 0.151404 (8%) 

 

 
Rates Income 

   

 
Current Proposed 

Annual 
Change 

% 
Change 

   Manly $24,726,790 $30,216,931 $5,490,141 22% 
   Pittwater $39,520,070 $38,401,540 ($1,118,530) (3%) 
   Warringah $78,979,984 $74,608,373 ($4,371,611) (6%) 
   

 
$143,226,844 $143,226,844 $0 
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Average Rates Av. Rates Per $100k Land Value 

 
Current Proposed 

Annual 
Change 

% 
Change Current Proposed 

% 
Change 

Manly $1,397 $1,707 $310 22% $143 $175 22% 

Pittwater $1,677 $1,630 ($47) (3%) $171 $166 (3%) 

Warringah $1,452 $1,372 ($80) (6%) $193 $183 (6%) 

 

Note: Information in the above tables is based on current rates information and does not include the IPART 
rate peg adjustment that will be applied for the 2021/22 year. Actual figures for the 2021/22 year will also be 
impacted by changes in other factors such as changes to land valuations by the NSW Valuer General during 
the 2020/21 year. 

 

ORDINARY BUSINESS - USING CURRENT FORMER WARRINGAH MINIMUM 

 

 
Land Value For Minimum Rates Numbers Paying Minimum 

 

 
Current Proposed Change Current Proposed Change 

 
Manly $377,968 $313,209 ($64,759) 242 227 (15) 

 Pittwater $348,737 $313,209 ($35,528) 1,194 1,146 (48) 
 

Warringah $279,034 $313,209 $34,175 2,211 2,312 101 
 

    
3,647 3,685 38 

  

 
Minimum Rates Ad Valorem Rates 

 
Current Proposed 

Annual 
Change 

% 
Change Current Proposed 

% 
Change 

Manly $1,123.74 $1,313.33 $190 17% 0.297311 0.419314 41% 

Pittwater $1,189.82 $1,313.33 $124 10% 0.341180 0.419314 23% 

Warringah $1,313.33 $1,313.33 $0 0% 0.470670 0.419314 (11%) 

 

 
Rates Income 

   

 
Current Proposed 

Annual 
Change 

% 
Change 

   Manly $1,732,080 $2,377,134 $645,055 37% 
   Pittwater $4,681,080 $5,579,724 $898,644 19% 
   Warringah $17,131,772 $15,588,073 ($1,543,699) (9%) 
   

 
$23,544,931 $23,544,931 $0 

     

 
Average Rates Av. Rates Per $100k Land Value 

 
Current Proposed 

Annual 
Change 

% 
Change Current Proposed 

% 
Change 

Manly $3,370 $4,625 $1,255 37% $325 $446 37% 

Pittwater $2,468 $2,941 $474 19% $418 $498 19% 

Warringah $4,302 $3,915 ($388) (9%) $521 $474 (9%) 

 

Note: Information in the above tables is based on current rates information and does not include the IPART 
rate peg adjustment that will be applied for the 2021/22 year. Actual figures for the 2021/22 year will also be 
impacted by changes in other factors such as changes to land valuations by the NSW Valuer General during 
the 2020/21 year. 
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Scenario 4 Weighted Average Minimums used for harmonisation 

This scenario (recommended) includes the following: 

 Harmonisation redistributes rates and does not result in an increase in Council’s rates yield 
(plus the IPART rate peg as determined for the 2021/22 financial year). 

 The Ordinary Rates with the exception of the business sub-categories are harmonised across 
the former Manly, Pittwater and Warringah Local Government Areas. 

 Setting the minimum rate for the residential rating category at an amount equivalent to the 
weighted average of the former Councils’ minimum rate being $967.95 (plus the IPART rate 
peg as determined for the 2021/22 financial year). 

 Setting the minimum rate for the business rating category at an amount equivalent to the 
weighted average of the former Councils’ minimum being $1,260.31 (plus the IPART rate peg 
as determined for the 2021/22 financial year). 

 The existing business sub-category Warringah Mall continues to be levied on the existing 
structure (plus the IPART rate peg as determined for the 2021/22 financial year). 

 The existing business sub-category Warriewood Square be levied on the greater of their 
existing rate under the existing structure (plus the IPART rate peg as determined for the 
2021/22 financial year) or 10% more than the ad valorem rate for the business rating category 
(plus the IPART rate peg as determined for the 2021/22 financial year).  

 The existing business sub-category Manly CBD continues to be levied on the existing 
structure with a minimum equivalent to the business rating category above being $1,260.31 
(plus the IPART rate peg as determined for the 2021/22 financial year). 

 The existing business sub-category Strata Storage Units continues to be levied on the 
existing structure with the existing minimum (plus the IPART rate peg as determined for the 
2021/22 financial year).  

 The existing Manly Business Centre Improvement and Balgowlah Business Centre 
Improvement Special rates continue to be levied on the existing structure (plus the IPART 
rate peg as determined for the 2021/22 financial year).  

 Setting the minimum rate for the farmland rating category at an amount equivalent to the 
proposed residential minimum rate above of $967.95 (plus the IPART rate peg as determined 
for the 2021/22 financial year). 

RESIDENTIAL - USING CURRENT WEIGHTED AVERAGE MINIMUM  

 

 
Land Value For Minimum Rates Numbers Paying Minimum 

 

 

Current Proposed Change Current Proposed Change 
 

Manly $702,610 $628,167 ($74,443) 8,570 8,081 (489) 
 Pittwater $585,653 $628,167 $42,514 5,362 5,697 335 
 

Warringah $624,628 $628,167 $3,539 20,242 20,287 45 
 

    
34,174 34,065 (109) 
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Minimum Rates Ad Valorem Rates 

 
Current Proposed 

Annual 
Change 

% 
Change Current Proposed 

% 
Change 

Manly $860.62 $967.95 $107 12% 0.122489 0.154091 26% 

Pittwater $931.92 $967.95 $36 4% 0.159125 0.154091 (3%) 

Warringah $1,022.94 $967.95 ($55) (5%) 0.163768 0.154091 (6%) 

 

 
Rates Income 

   

 
Current Proposed 

Annual 
Change 

% 
Change 

   Manly $24,726,790 $30,152,136 $5,425,346 22% 
   Pittwater $39,520,070 $38,648,259 ($871,811) (2%) 
   Warringah $78,979,984 $74,426,449 ($4,553,535) (6%) 
   

 
$143,226,844 $143,226,844 $0 

     

 
Average Rates Av. Rates Per $100k Land Value 

 
Current Proposed 

Annual 
Change 

% 
Change Current Proposed 

% 
Change 

Manly $1,397 $1,703 $306 22% $143 $174 22% 

Pittwater $1,677 $1,640 ($37) (2%) $171 $167 (2%) 

Warringah $1,452 $1,368 ($84) (6%) $193 $182 (6%) 

 

Note: Information in the above tables is based on current rates information and does not include the IPART 
rate peg adjustment that will be applied for the 2021/22 year. Actual figures for the 2021/22 year will also be 
impacted by changes in other factors such as changes to land valuations by the NSW Valuer General during 
the 2020/21 year. 

 

ORDINARY BUSINESS - USING CURRENT WEIGHTED AVERAGE MINIMUM 

 

 
Land Value For Minimum Rates Numbers Paying Minimum 

 

 
Current Proposed Change Current Proposed Change 

 
Manly $377,968 $297,478 ($80,490) 242 213 (29) 

 Pittwater $348,737 $297,478 ($51,259) 1,194 1,114 (80) 
 

Warringah $279,034 $297,478 $18,443 2,211 2,275 64 
 

    
3,647 3,602 (45) 

  

 
Minimum Rates Ad Valorem Rates 

 
Current Proposed 

Annual 
Change 

% 
Change Current Proposed 

% 
Change 

Manly $1,123.74 $1,260.31 $137 12% 0.297311 0.423666 42% 

Pittwater $1,189.82 $1,260.31 $70 6% 0.341180 0.423666 24% 

Warringah $1,313.33 $1,260.31 ($53) (4%) 0.470670 0.423666 (10%) 
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Rates Income 

   

 
Current Proposed 

Annual 
Change 

% 
Change 

   Manly $1,732,080 $2,385,674 $653,594 38% 
   Pittwater $4,681,080 $5,562,345 $881,265 19% 
   Warringah $17,131,772 $15,596,912 ($1,534,859) (9%) 
   

 

$23,544,931 $23,544,931 $0 

     

 
Average Rates Av. Rates Per $100k Land Value 

 
Current Proposed 

Annual 
Change 

% 
Change Current Proposed 

% 
Change 

Manly $3,370 $4,641 $1,272 38% $325 $448 38% 

Pittwater $2,468 $2,932 $465 19% $418 $497 19% 

Warringah $4,302 $3,917 ($385) (9%) $521 $475 (9%) 

 

Note: Information in the above tables is based on current rates information and does not include the IPART 
rate peg adjustment that will be applied for the 2021/22 year. Actual figures for the 2021/22 year will also be 
impacted by changes in other factors such as changes to land valuations by the NSW Valuer General during 
the 2020/21 year. 

 

Phased Harmonisation 

The Local Government Act 1993 currently does not allow an amalgamated council to progressively 
harmonise their rates over more than one year. As such it does not recognise the significant dollar 
differential that may exist in property valuations and therefore the rates to be paid by ratepayers 
across former council areas as a result of harmonisation. 

This can result in considerable and significant impacts on ratepayers, particularly on ad valorem 
ratepayers depending on the size of the difference between the ad valorem rate of the former local 
government area compared to the proposed harmonised rate. 

Northern Beaches Council and other merged councils have consulted with the Minister for Local 
Government for the gradual introduction of harmonisation over a number of years and for a 10% 
cap of annual increase excluding the rate peg. However, if changes to legislation to facilitate the 
phasing in of harmonisation over a number of years does not get implemented by the NSW 
Government (or does not get implemented on a timely basis) then Northern Beaches Council and 
other merged councils will have to achieve full rates harmonisation by 1 July 2021. As mentioned 
earlier, this will have significant impacts on certain ratepayers. 

The following table summarises the potential impacts on ad valorem ratepayers if harmonisation 
needed to be completed in full on 1 July 2021. 

RESIDENTIAL 

Details 
 

Scenario 
1 

 

Scenario 
2 

 

Scenario 
3 

 

Scenario 
4 

% change in ad valorem rate 

Manly 
 

30% 
 

27% 
 

24% 
 

26% 

Pittwater 
 

(0%) 
 

(2%) 
 

(5%) 
 

(3%) 

Warringah 
 

(3%) 
 

(5%) 
 

(8%) 
 

(6%) 

 

ORDINARY BUSINESS (Excluding Manly CBD, Warringah Mall, Warriewood Square and Strata Storage Units) 

Details 
 

Scenario 
1 

 

Scenario 
2 

 

Scenario 
3 

 

Scenario 
4 

% change in ad valorem rate 

Manly 
 

46% 
 

44% 
 

41% 
 

42% 

Pittwater 
 

27% 
 

26% 
 

23% 
 

24% 

Warringah 
 

(8%) 
 

(9%) 
 

(11%) 
 

(10%) 
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If the current legislation is amended prior to 1 July 2021 to allow Council to undertake the gradual 
harmonisation of the rating structure over a number of years, then Council will consider any 
alternative which becomes available with the intention that no one year’s increase is more than 
10% for ad valorem ratepayers excluding the rate cap and changes resulting from land 
revaluations, if this is possible. 

Based on the scenarios developed a gradual harmonisation would result in harmonisation for 
residential ratepayers under each of the above scenarios of 3 to 4 years with annual increases of 
no more that 10% per annum excluding the rate peg and land valuation changes (subject to 
legislative amendments). 

Likewise, the harmonisation for business ratepayers under each of the above scenarios could 
occur over 4 to 5 years with annual increases of no more that 10% per annum excluding the rate 
peg and land valuation changes (subject to legislative amendments). 
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Attachment 1- Scenario 1 Existing Manly Minimums used for harmonisation 

Residential 
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Business 

Land Value

Range

No. of 

Ratepayers

Current 

Rates

Proposed 

Rates

No. of 

Ratepayers

Current 

Rates

Proposed 

Rates

No. of 

Ratepayers

Current 

Rates

Proposed 

Rates
$ % $ % $ %

< $100,000 353 $861 $861 $0 0% 688 $932 $861 -$71 -8% 814 $1,023 $861 -$162 -16%

$100,001 - $200,000 926 $861 $861 $0 0% 1,282 $932 $861 -$71 -8% 6,083 $1,023 $861 -$162 -16%

$200,001 - $300,000 1,765 $861 $861 $0 0% 1,466 $932 $861 -$71 -8% 7,514 $1,023 $861 -$162 -16%

$300,001 - $400,000 2,258 $861 $861 $0 0% 1,074 $932 $861 -$71 -8% 3,338 $1,023 $861 -$162 -16%

$400,001 - $500,000 1,505 $861 $861 $0 0% 532 $932 $861 -$71 -8% 1,462 $1,023 $861 -$162 -16%

$500,001 - $600,000 1,080 $861 $874 $14 2% 509 $932 $874 -$57 -6% 829 $1,023 $874 -$148 -15%

$600,001 - $700,000 705 $861 $1,033 $173 20% 1,331 $1,034 $1,033 -$1 0% 1,335 $1,064 $1,033 -$31 -3%

$700,001 - $800,000 548 $919 $1,192 $274 30% 2,462 $1,193 $1,192 -$1 0% 4,424 $1,228 $1,192 -$36 -3%

$800,001 - $900,000 306 $1,041 $1,351 $310 30% 3,222 $1,353 $1,351 -$1 0% 10,442 $1,392 $1,351 -$41 -3%

$900,001 - $1,000,000 424 $1,164 $1,510 $347 30% 3,495 $1,512 $1,510 -$1 0% 6,840 $1,556 $1,510 -$45 -3%

$1,000,001 - $1,250,000 1,583 $1,378 $1,789 $411 30% 3,318 $1,790 $1,789 -$1 0% 5,790 $1,842 $1,789 -$54 -3%

$1,250,001 - $1,500,000 2,583 $1,684 $2,186 $502 30% 1,260 $2,188 $2,186 -$2 0% 2,944 $2,252 $2,186 -$66 -3%

$1,500,001 - $1,750,000 1,496 $1,990 $2,584 $593 30% 660 $2,586 $2,584 -$2 0% 1,039 $2,661 $2,584 -$78 -3%

$1,750,001 - $2,000,000 796 $2,297 $2,981 $685 30% 577 $2,984 $2,981 -$2 0% 414 $3,071 $2,981 -$89 -3%

$2,000,001 - $2,250,000 448 $2,603 $3,379 $776 30% 417 $3,381 $3,379 -$3 0% 324 $3,480 $3,379 -$101 -3%

$2,250,001 - $2,500,000 348 $2,909 $3,776 $867 30% 312 $3,779 $3,776 -$3 0% 212 $3,889 $3,776 -$113 -3%

$2,500,001 - $3,000,000 273 $3,368 $4,372 $1,004 30% 372 $4,376 $4,372 -$4 0% 282 $4,504 $4,372 -$131 -3%

$3,000,001 - $3,500,000 98 $3,981 $5,167 $1,186 30% 222 $5,172 $5,167 -$4 0% 174 $5,322 $5,167 -$155 -3%

$3,500,001 - $4,000,000 78 $4,593 $5,962 $1,369 30% 96 $5,967 $5,962 -$5 0% 49 $6,141 $5,962 -$179 -3%

$4,000,001 - $4,500,000 55 $5,206 $6,757 $1,552 30% 49 $6,763 $6,757 -$5 0% 15 $6,960 $6,757 -$203 -3%

$4,500,001 - $5,000,000 33 $5,818 $7,552 $1,734 30% 38 $7,558 $7,552 -$6 0% 17 $7,779 $7,552 -$227 -3%

$5,000,001 - $5,500,000 3 $6,431 $8,347 $1,917 30% 27 $8,354 $8,347 -$7 0% 9 $8,598 $8,347 -$251 -3%

$5,500,001 - $6,000,000 13 $7,043 $9,142 $2,099 30% 23 $9,150 $9,142 -$7 0% 8 $9,417 $9,142 -$274 -3%

$6,000,001 - $6,500,000 13 $7,656 $9,937 $2,282 30% 20 $9,945 $9,937 -$8 0% 4 $10,235 $9,937 -$298 -3%

$6,500,001 - $7,000,000 2 $8,268 $10,732 $2,464 30% 16 $10,741 $10,732 -$9 0% 1 $11,054 $10,732 -$322 -3%

$7,000,001 - $7,500,000 2 $8,880 $11,527 $2,647 30% 42 $11,537 $11,527 -$9 0% 3 $11,873 $11,527 -$346 -3%

$7,500,001 - $10,000,000 5 $10,718 $13,912 $3,194 30% 27 $13,923 $13,912 -$11 0% 8 $14,330 $13,912 -$418 -3%

$10,000,001 - $12,500,000 1 $13,780 $17,887 $4,107 30% 6 $17,902 $17,887 -$15 0% 1 $18,424 $17,887 -$537 -3%

$12,500,001 - $15,000,000 1 $16,842 $21,862 $5,020 30% 1 $21,880 $21,862 -$18 0% 2 $22,518 $21,862 -$656 -3%

$15,000,001 - $17,500,000 1 $19,904 $25,837 $5,932 30% 1 $25,858 $25,837 -$21 0% 2 $26,612 $25,837 -$775 -3%

$17,500,001 - $20,000,000 0 $22,967 $29,812 $6,845 30% 0 $29,836 $29,812 -$24 0% 1 $30,706 $29,812 -$895 -3%

$20,000,001 - $22,500,000 1 $26,029 $33,787 $7,758 30% 0 $33,814 $33,787 -$27 0% 1 $34,801 $33,787 -$1,014 -3%

$22,500,001 - $25,000,000 0 $29,091 $37,762 $8,670 30% 0 $37,792 $37,762 -$31 0% 1 $38,895 $37,762 -$1,133 -3%

$25,000,001 - $27,500,000 0 $32,153 $41,736 $9,583 30% 0 $41,770 $41,736 -$34 0% 0 $42,989 $41,736 -$1,253 -3%

$27,500,001 - $30,000,000 0 $35,216 $45,711 $10,496 30% 0 $45,748 $45,711 -$37 0% 0 $47,083 $45,711 -$1,372 -3%

$30,000,001 - $32,500,000 0 $38,278 $49,686 $11,408 30% 0 $49,727 $49,686 -$40 0% 0 $51,177 $49,686 -$1,491 -3%

$32,500,001 - $35,000,000 0 $41,340 $53,661 $12,321 30% 0 $53,705 $53,661 -$44 0% 0 $55,272 $53,661 -$1,611 -3%

$35,000,001 - $37,500,000 0 $44,402 $57,636 $13,234 30% 1 $57,683 $57,636 -$47 0% 0 $59,366 $57,636 -$1,730 -3%

$37,500,001 - $40,000,000 0 $48,934 $63,519 $14,585 30% 0 $63,570 $63,519 -$52 0% 0 $65,425 $63,519 -$1,906 -3%

Pittwater WarringahManly

Difference DifferenceDifference
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Land Value

Range

No. of 

Ratepayers

Current 

Rates

Proposed 

Rates

No. of 

Ratepayers

Current 

Rates

Proposed 

Rates

No. of 

Ratepayers

Current 

Rates

Proposed 

Rates
$ % $ % $ %

< $100,000 68 $1,124 $1,124 $0 0% 602 $1,190 $1,124 -$66 -6% 1,009 $1,313 $1,124 -$190 -14%

$100,001 - $300,000 153 $1,124 $1,124 $0 0% 615 $1,190 $1,124 -$66 -6% 1,271 $1,313 $1,124 -$190 -14%

$300,001 - $500,000 47 $1,189 $1,738 $548 46% 186 $1,365 $1,738 $373 27% 295 $1,883 $1,738 -$145 -8%

$500,001 - $700,000 23 $1,784 $2,606 $823 46% 106 $2,047 $2,606 $559 27% 150 $2,824 $2,606 -$218 -8%

$700,001 - $900,000 47 $2,378 $3,475 $1,097 46% 55 $2,729 $3,475 $746 27% 198 $3,765 $3,475 -$290 -8%

$900,001 - $1,100,000 31 $2,973 $4,344 $1,371 46% 71 $3,412 $4,344 $932 27% 233 $4,707 $4,344 -$363 -8%

$1,100,001 - $1,300,000 37 $3,568 $5,213 $1,645 46% 60 $4,094 $5,213 $1,119 27% 178 $5,648 $5,213 -$435 -8%

$1,300,001 - $1,500,000 27 $4,162 $6,082 $1,919 46% 34 $4,777 $6,082 $1,305 27% 99 $6,589 $6,082 -$508 -8%

$1,500,001 - $1,700,000 16 $4,757 $6,950 $2,194 46% 25 $5,459 $6,950 $1,492 27% 120 $7,531 $6,950 -$580 -8%

$1,700,001 - $1,900,000 9 $5,352 $7,819 $2,468 46% 19 $6,141 $7,819 $1,678 27% 64 $8,472 $7,819 -$653 -8%

$1,900,001 - $2,100,000 4 $5,946 $8,688 $2,742 46% 19 $6,824 $8,688 $1,865 27% 46 $9,413 $8,688 -$725 -8%

$2,100,001 - $2,300,000 5 $6,541 $9,557 $3,016 46% 11 $7,506 $9,557 $2,051 27% 35 $10,355 $9,557 -$798 -8%

$2,300,001 - $2,500,000 5 $7,135 $10,426 $3,290 46% 15 $8,188 $10,426 $2,237 27% 23 $11,296 $10,426 -$870 -8%

$2,500,001 - $2,700,000 6 $7,730 $11,295 $3,564 46% 15 $8,871 $11,295 $2,424 27% 39 $12,237 $11,295 -$943 -8%

$2,700,001 - $2,900,000 2 $8,325 $12,163 $3,839 46% 2 $9,553 $12,163 $2,610 27% 17 $13,179 $12,163 -$1,015 -8%

$2,900,001 - $3,100,000 5 $8,919 $13,032 $4,113 46% 4 $10,235 $13,032 $2,797 27% 16 $14,120 $13,032 -$1,088 -8%

$3,100,001 - $3,300,000 3 $9,514 $13,901 $4,387 46% 4 $10,918 $13,901 $2,983 27% 20 $15,061 $13,901 -$1,160 -8%

$3,300,001 - $3,500,000 2 $10,109 $14,770 $4,661 46% 4 $11,600 $14,770 $3,170 27% 12 $16,003 $14,770 -$1,233 -8%

$3,500,001 - $3,700,000 0 $10,703 $15,639 $4,935 46% 4 $12,282 $15,639 $3,356 27% 10 $16,944 $15,639 -$1,306 -8%

$3,700,001 - $3,900,000 3 $11,298 $16,507 $5,210 46% 5 $12,965 $16,507 $3,543 27% 7 $17,885 $16,507 -$1,378 -8%

$3,900,001 - $4,100,000 1 $11,892 $17,376 $5,484 46% 2 $13,647 $17,376 $3,729 27% 11 $18,827 $17,376 -$1,451 -8%

$4,100,001 - $4,300,000 0 $12,487 $18,245 $5,758 46% 1 $14,330 $18,245 $3,915 27% 5 $19,768 $18,245 -$1,523 -8%

$4,300,001 - $4,500,000 1 $13,082 $19,114 $6,032 46% 5 $15,012 $19,114 $4,102 27% 5 $20,709 $19,114 -$1,596 -8%

$4,500,001 - $6,500,000 11 $16,352 $23,892 $7,540 46% 10 $18,765 $23,892 $5,127 27% 42 $25,887 $23,892 -$1,995 -8%

$6,500,001 - $6,900,000 0 $19,920 $29,105 $9,185 46% 4 $22,859 $29,105 $6,246 27% 8 $31,535 $29,105 -$2,430 -8%

$6,900,001 - $7,300,000 2 $21,109 $30,843 $9,734 46% 2 $24,224 $30,843 $6,619 27% 9 $33,418 $30,843 -$2,575 -8%

$7,300,001 - $7,700,000 0 $22,298 $32,580 $10,282 46% 0 $25,588 $32,580 $6,992 27% 3 $35,300 $32,580 -$2,720 -8%

$7,700,001 - $8,100,000 2 $23,488 $34,318 $10,830 46% 1 $26,953 $34,318 $7,365 27% 8 $37,183 $34,318 -$2,865 -8%

$8,100,001 - $8,500,000 0 $24,677 $36,056 $11,379 46% 1 $28,318 $36,056 $7,738 27% 3 $39,066 $36,056 -$3,010 -8%

$8,500,001 - $8,900,000 0 $25,866 $37,793 $11,927 46% 5 $29,683 $37,793 $8,111 27% 5 $40,948 $37,793 -$3,155 -8%

$8,900,001 - $9,300,000 0 $27,055 $39,531 $12,476 46% 1 $31,047 $39,531 $8,484 27% 2 $42,831 $39,531 -$3,300 -8%

$9,300,001 - $9,700,000 0 $28,245 $41,269 $13,024 46% 0 $32,412 $41,269 $8,856 27% 3 $44,714 $41,269 -$3,445 -8%

$9,700,001 - $10,100,000 0 $29,434 $43,006 $13,572 46% 1 $33,777 $43,006 $9,229 27% 5 $46,596 $43,006 -$3,590 -8%

$10,100,001 - $10,500,000 0 $30,623 $44,744 $14,121 46% 1 $35,142 $44,744 $9,602 27% 2 $48,479 $44,744 -$3,735 -8%

$10,500,001 - $10,900,000 0 $31,812 $46,481 $14,669 46% 0 $36,506 $46,481 $9,975 27% 5 $50,362 $46,481 -$3,880 -8%

$10,900,001 - $11,300,000 0 $33,002 $48,219 $15,218 46% 0 $37,871 $48,219 $10,348 27% 1 $52,244 $48,219 -$4,025 -8%

$11,300,001 - $11,700,000 0 $34,191 $49,957 $15,766 46% 2 $39,236 $49,957 $10,721 27% 1 $54,127 $49,957 -$4,170 -8%

$11,700,001 - $44,700,000 4 $83,842 $122,502 $38,661 46% 5 $96,213 $122,502 $26,290 27% 22 $132,729 $122,502 -$10,226 -8%

$44,700,001 - $74,700,000 0 $221,943 $324,284 $102,341 46% 0 $254,691 $324,284 $69,593 27% 0 $351,355 $324,284 -$27,071 -8%

Pittwater WarringahManly

Difference DifferenceDifference
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Attachment 2- Scenario 2 Existing Pittwater Minimums used for harmonisation 

Residential 
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Business 

Land Value

Range

No. of 

Ratepayers

Current 

Rates

Proposed 

Rates

No. of 

Ratepayers

Current 

Rates

Proposed 

Rates

No. of 

Ratepayers

Current 

Rates

Proposed 

Rates
$ % $ % $ %

< $100,000 353 $861 $932 $71 8% 688 $932 $932 $0 0% 814 $1,023 $932 -$91 -9%

$100,001 - $200,000 926 $861 $932 $71 8% 1,282 $932 $932 $0 0% 6,083 $1,023 $932 -$91 -9%

$200,001 - $300,000 1,765 $861 $932 $71 8% 1,466 $932 $932 $0 0% 7,514 $1,023 $932 -$91 -9%

$300,001 - $400,000 2,258 $861 $932 $71 8% 1,074 $932 $932 $0 0% 3,338 $1,023 $932 -$91 -9%

$400,001 - $500,000 1,505 $861 $932 $71 8% 532 $932 $932 $0 0% 1,462 $1,023 $932 -$91 -9%

$500,001 - $600,000 1,080 $861 $932 $71 8% 509 $932 $932 $0 0% 829 $1,023 $932 -$91 -9%

$600,001 - $700,000 705 $861 $1,013 $152 18% 1,331 $1,034 $1,013 -$22 -2% 1,335 $1,064 $1,013 -$52 -5%

$700,001 - $800,000 548 $919 $1,168 $250 27% 2,462 $1,193 $1,168 -$25 -2% 4,424 $1,228 $1,168 -$60 -5%

$800,001 - $900,000 306 $1,041 $1,324 $283 27% 3,222 $1,353 $1,324 -$28 -2% 10,442 $1,392 $1,324 -$68 -5%

$900,001 - $1,000,000 424 $1,164 $1,480 $316 27% 3,495 $1,512 $1,480 -$32 -2% 6,840 $1,556 $1,480 -$76 -5%

$1,000,001 - $1,250,000 1,583 $1,378 $1,753 $375 27% 3,318 $1,790 $1,753 -$38 -2% 5,790 $1,842 $1,753 -$90 -5%

$1,250,001 - $1,500,000 2,583 $1,684 $2,142 $458 27% 1,260 $2,188 $2,142 -$46 -2% 2,944 $2,252 $2,142 -$110 -5%

$1,500,001 - $1,750,000 1,496 $1,990 $2,531 $541 27% 660 $2,586 $2,531 -$54 -2% 1,039 $2,661 $2,531 -$130 -5%

$1,750,001 - $2,000,000 796 $2,297 $2,921 $624 27% 577 $2,984 $2,921 -$63 -2% 414 $3,071 $2,921 -$150 -5%

$2,000,001 - $2,250,000 448 $2,603 $3,310 $707 27% 417 $3,381 $3,310 -$71 -2% 324 $3,480 $3,310 -$170 -5%

$2,250,001 - $2,500,000 348 $2,909 $3,700 $791 27% 312 $3,779 $3,700 -$79 -2% 212 $3,889 $3,700 -$190 -5%

$2,500,001 - $3,000,000 273 $3,368 $4,284 $915 27% 372 $4,376 $4,284 -$92 -2% 282 $4,504 $4,284 -$220 -5%

$3,000,001 - $3,500,000 98 $3,981 $5,063 $1,082 27% 222 $5,172 $5,063 -$109 -2% 174 $5,322 $5,063 -$260 -5%

$3,500,001 - $4,000,000 78 $4,593 $5,842 $1,248 27% 96 $5,967 $5,842 -$125 -2% 49 $6,141 $5,842 -$300 -5%

$4,000,001 - $4,500,000 55 $5,206 $6,621 $1,415 27% 49 $6,763 $6,621 -$142 -2% 15 $6,960 $6,621 -$339 -5%

$4,500,001 - $5,000,000 33 $5,818 $7,400 $1,581 27% 38 $7,558 $7,400 -$159 -2% 17 $7,779 $7,400 -$379 -5%

$5,000,001 - $5,500,000 3 $6,431 $8,178 $1,748 27% 27 $8,354 $8,178 -$176 -2% 9 $8,598 $8,178 -$419 -5%

$5,500,001 - $6,000,000 13 $7,043 $8,957 $1,914 27% 23 $9,150 $8,957 -$192 -2% 8 $9,417 $8,957 -$459 -5%

$6,000,001 - $6,500,000 13 $7,656 $9,736 $2,081 27% 20 $9,945 $9,736 -$209 -2% 4 $10,235 $9,736 -$499 -5%

$6,500,001 - $7,000,000 2 $8,268 $10,515 $2,247 27% 16 $10,741 $10,515 -$226 -2% 1 $11,054 $10,515 -$539 -5%

$7,000,001 - $7,500,000 2 $8,880 $11,294 $2,414 27% 42 $11,537 $11,294 -$243 -2% 3 $11,873 $11,294 -$579 -5%

$7,500,001 - $10,000,000 5 $10,718 $13,631 $2,913 27% 27 $13,923 $13,631 -$293 -2% 8 $14,330 $13,631 -$699 -5%

$10,000,001 - $12,500,000 1 $13,780 $17,525 $3,745 27% 6 $17,902 $17,525 -$376 -2% 1 $18,424 $17,525 -$899 -5%

$12,500,001 - $15,000,000 1 $16,842 $21,420 $4,577 27% 1 $21,880 $21,420 -$460 -2% 2 $22,518 $21,420 -$1,098 -5%

$15,000,001 - $17,500,000 1 $19,904 $25,314 $5,410 27% 1 $25,858 $25,314 -$544 -2% 2 $26,612 $25,314 -$1,298 -5%

$17,500,001 - $20,000,000 0 $22,967 $29,209 $6,242 27% 0 $29,836 $29,209 -$627 -2% 1 $30,706 $29,209 -$1,498 -5%

$20,000,001 - $22,500,000 1 $26,029 $33,103 $7,074 27% 0 $33,814 $33,103 -$711 -2% 1 $34,801 $33,103 -$1,697 -5%

$22,500,001 - $25,000,000 0 $29,091 $36,998 $7,907 27% 0 $37,792 $36,998 -$794 -2% 1 $38,895 $36,998 -$1,897 -5%

$25,000,001 - $27,500,000 0 $32,153 $40,892 $8,739 27% 0 $41,770 $40,892 -$878 -2% 0 $42,989 $40,892 -$2,097 -5%

$27,500,001 - $30,000,000 0 $35,216 $44,787 $9,571 27% 0 $45,748 $44,787 -$962 -2% 0 $47,083 $44,787 -$2,297 -5%

$30,000,001 - $32,500,000 0 $38,278 $48,681 $10,403 27% 0 $49,727 $48,681 -$1,045 -2% 0 $51,177 $48,681 -$2,496 -5%

$32,500,001 - $35,000,000 0 $41,340 $52,576 $11,236 27% 0 $53,705 $52,576 -$1,129 -2% 0 $55,272 $52,576 -$2,696 -5%

$35,000,001 - $37,500,000 0 $44,402 $56,470 $12,068 27% 1 $57,683 $56,470 -$1,213 -2% 0 $59,366 $56,470 -$2,896 -5%

$37,500,001 - $40,000,000 0 $48,934 $62,234 $13,300 27% 0 $63,570 $62,234 -$1,336 -2% 0 $65,425 $62,234 -$3,191 -5%
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Ratepayers

Current 
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$ % $ % $ %

< $100,000 68 $1,124 $1,190 $66 6% 602 $1,190 $1,190 $0 0% 1,009 $1,313 $1,190 -$124 -9%

$100,001 - $300,000 153 $1,124 $1,190 $66 6% 615 $1,190 $1,190 $0 0% 1,271 $1,313 $1,190 -$124 -9%

$300,001 - $500,000 47 $1,189 $1,717 $528 44% 186 $1,365 $1,717 $352 26% 295 $1,883 $1,717 -$166 -9%

$500,001 - $700,000 23 $1,784 $2,576 $792 44% 106 $2,047 $2,576 $529 26% 150 $2,824 $2,576 -$248 -9%

$700,001 - $900,000 47 $2,378 $3,434 $1,056 44% 55 $2,729 $3,434 $705 26% 198 $3,765 $3,434 -$331 -9%

$900,001 - $1,100,000 31 $2,973 $4,293 $1,320 44% 71 $3,412 $4,293 $881 26% 233 $4,707 $4,293 -$414 -9%

$1,100,001 - $1,300,000 37 $3,568 $5,151 $1,584 44% 60 $4,094 $5,151 $1,057 26% 178 $5,648 $5,151 -$497 -9%

$1,300,001 - $1,500,000 27 $4,162 $6,010 $1,848 44% 34 $4,777 $6,010 $1,234 26% 99 $6,589 $6,010 -$579 -9%

$1,500,001 - $1,700,000 16 $4,757 $6,869 $2,112 44% 25 $5,459 $6,869 $1,410 26% 120 $7,531 $6,869 -$662 -9%

$1,700,001 - $1,900,000 9 $5,352 $7,727 $2,376 44% 19 $6,141 $7,727 $1,586 26% 64 $8,472 $7,727 -$745 -9%

$1,900,001 - $2,100,000 4 $5,946 $8,586 $2,640 44% 19 $6,824 $8,586 $1,762 26% 46 $9,413 $8,586 -$828 -9%

$2,100,001 - $2,300,000 5 $6,541 $9,444 $2,904 44% 11 $7,506 $9,444 $1,938 26% 35 $10,355 $9,444 -$910 -9%

$2,300,001 - $2,500,000 5 $7,135 $10,303 $3,167 44% 15 $8,188 $10,303 $2,115 26% 23 $11,296 $10,303 -$993 -9%

$2,500,001 - $2,700,000 6 $7,730 $11,161 $3,431 44% 15 $8,871 $11,161 $2,291 26% 39 $12,237 $11,161 -$1,076 -9%

$2,700,001 - $2,900,000 2 $8,325 $12,020 $3,695 44% 2 $9,553 $12,020 $2,467 26% 17 $13,179 $12,020 -$1,159 -9%

$2,900,001 - $3,100,000 5 $8,919 $12,879 $3,959 44% 4 $10,235 $12,879 $2,643 26% 16 $14,120 $12,879 -$1,241 -9%

$3,100,001 - $3,300,000 3 $9,514 $13,737 $4,223 44% 4 $10,918 $13,737 $2,819 26% 20 $15,061 $13,737 -$1,324 -9%

$3,300,001 - $3,500,000 2 $10,109 $14,596 $4,487 44% 4 $11,600 $14,596 $2,996 26% 12 $16,003 $14,596 -$1,407 -9%

$3,500,001 - $3,700,000 0 $10,703 $15,454 $4,751 44% 4 $12,282 $15,454 $3,172 26% 10 $16,944 $15,454 -$1,490 -9%

$3,700,001 - $3,900,000 3 $11,298 $16,313 $5,015 44% 5 $12,965 $16,313 $3,348 26% 7 $17,885 $16,313 -$1,572 -9%

$3,900,001 - $4,100,000 1 $11,892 $17,172 $5,279 44% 2 $13,647 $17,172 $3,524 26% 11 $18,827 $17,172 -$1,655 -9%

$4,100,001 - $4,300,000 0 $12,487 $18,030 $5,543 44% 1 $14,330 $18,030 $3,701 26% 5 $19,768 $18,030 -$1,738 -9%

$4,300,001 - $4,500,000 1 $13,082 $18,889 $5,807 44% 5 $15,012 $18,889 $3,877 26% 5 $20,709 $18,889 -$1,821 -9%

$4,500,001 - $6,500,000 11 $16,352 $23,611 $7,259 44% 10 $18,765 $23,611 $4,846 26% 42 $25,887 $23,611 -$2,276 -9%

$6,500,001 - $6,900,000 0 $19,920 $28,762 $8,842 44% 4 $22,859 $28,762 $5,903 26% 8 $31,535 $28,762 -$2,773 -9%

$6,900,001 - $7,300,000 2 $21,109 $30,479 $9,370 44% 2 $24,224 $30,479 $6,256 26% 9 $33,418 $30,479 -$2,938 -9%

$7,300,001 - $7,700,000 0 $22,298 $32,197 $9,898 44% 0 $25,588 $32,197 $6,608 26% 3 $35,300 $32,197 -$3,104 -9%

$7,700,001 - $8,100,000 2 $23,488 $33,914 $10,426 44% 1 $26,953 $33,914 $6,961 26% 8 $37,183 $33,914 -$3,269 -9%

$8,100,001 - $8,500,000 0 $24,677 $35,631 $10,954 44% 1 $28,318 $35,631 $7,313 26% 3 $39,066 $35,631 -$3,435 -9%

$8,500,001 - $8,900,000 0 $25,866 $37,348 $11,482 44% 5 $29,683 $37,348 $7,665 26% 5 $40,948 $37,348 -$3,600 -9%

$8,900,001 - $9,300,000 0 $27,055 $39,065 $12,010 44% 1 $31,047 $39,065 $8,018 26% 2 $42,831 $39,065 -$3,766 -9%

$9,300,001 - $9,700,000 0 $28,245 $40,782 $12,538 44% 0 $32,412 $40,782 $8,370 26% 3 $44,714 $40,782 -$3,931 -9%

$9,700,001 - $10,100,000 0 $29,434 $42,500 $13,066 44% 1 $33,777 $42,500 $8,723 26% 5 $46,596 $42,500 -$4,097 -9%

$10,100,001 - $10,500,000 0 $30,623 $44,217 $13,594 44% 1 $35,142 $44,217 $9,075 26% 2 $48,479 $44,217 -$4,262 -9%

$10,500,001 - $10,900,000 0 $31,812 $45,934 $14,122 44% 0 $36,506 $45,934 $9,428 26% 5 $50,362 $45,934 -$4,428 -9%

$10,900,001 - $11,300,000 0 $33,002 $47,651 $14,650 44% 0 $37,871 $47,651 $9,780 26% 1 $52,244 $47,651 -$4,593 -9%

$11,300,001 - $11,700,000 0 $34,191 $49,368 $15,177 44% 2 $39,236 $49,368 $10,132 26% 1 $54,127 $49,368 -$4,759 -9%

$11,700,001 - $44,700,000 4 $83,842 $121,059 $37,218 44% 5 $96,213 $121,059 $24,847 26% 22 $132,729 $121,059 -$11,670 -9%

$44,700,001 - $74,700,000 0 $221,943 $320,464 $98,521 44% 0 $254,691 $320,464 $65,773 26% 0 $351,355 $320,464 -$30,891 -9%
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Business 
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Ratepayers

Current 

Rates
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Ratepayers
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Rates

Proposed 

Rates
$ % $ % $ %

< $100,000 353 $861 $1,023 $162 19% 688 $932 $1,023 $91 10% 814 $1,023 $1,023 $0 0%

$100,001 - $200,000 926 $861 $1,023 $162 19% 1,282 $932 $1,023 $91 10% 6,083 $1,023 $1,023 $0 0%

$200,001 - $300,000 1,765 $861 $1,023 $162 19% 1,466 $932 $1,023 $91 10% 7,514 $1,023 $1,023 $0 0%

$300,001 - $400,000 2,258 $861 $1,023 $162 19% 1,074 $932 $1,023 $91 10% 3,338 $1,023 $1,023 $0 0%

$400,001 - $500,000 1,505 $861 $1,023 $162 19% 532 $932 $1,023 $91 10% 1,462 $1,023 $1,023 $0 0%

$500,001 - $600,000 1,080 $861 $1,023 $162 19% 509 $932 $1,023 $91 10% 829 $1,023 $1,023 $0 0%

$600,001 - $700,000 705 $861 $1,023 $162 19% 1,331 $1,034 $1,023 -$11 -1% 1,335 $1,064 $1,023 -$42 -4%

$700,001 - $800,000 548 $919 $1,136 $217 24% 2,462 $1,193 $1,136 -$58 -5% 4,424 $1,228 $1,136 -$93 -8%

$800,001 - $900,000 306 $1,041 $1,287 $246 24% 3,222 $1,353 $1,287 -$66 -5% 10,442 $1,392 $1,287 -$105 -8%

$900,001 - $1,000,000 424 $1,164 $1,438 $275 24% 3,495 $1,512 $1,438 -$73 -5% 6,840 $1,556 $1,438 -$117 -8%

$1,000,001 - $1,250,000 1,583 $1,378 $1,703 $325 24% 3,318 $1,790 $1,703 -$87 -5% 5,790 $1,842 $1,703 -$139 -8%

$1,250,001 - $1,500,000 2,583 $1,684 $2,082 $398 24% 1,260 $2,188 $2,082 -$106 -5% 2,944 $2,252 $2,082 -$170 -8%

$1,500,001 - $1,750,000 1,496 $1,990 $2,460 $470 24% 660 $2,586 $2,460 -$125 -5% 1,039 $2,661 $2,460 -$201 -8%

$1,750,001 - $2,000,000 796 $2,297 $2,839 $542 24% 577 $2,984 $2,839 -$145 -5% 414 $3,071 $2,839 -$232 -8%

$2,000,001 - $2,250,000 448 $2,603 $3,217 $614 24% 417 $3,381 $3,217 -$164 -5% 324 $3,480 $3,217 -$263 -8%

$2,250,001 - $2,500,000 348 $2,909 $3,596 $687 24% 312 $3,779 $3,596 -$183 -5% 212 $3,889 $3,596 -$294 -8%

$2,500,001 - $3,000,000 273 $3,368 $4,164 $795 24% 372 $4,376 $4,164 -$212 -5% 282 $4,504 $4,164 -$340 -8%

$3,000,001 - $3,500,000 98 $3,981 $4,921 $940 24% 222 $5,172 $4,921 -$251 -5% 174 $5,322 $4,921 -$402 -8%

$3,500,001 - $4,000,000 78 $4,593 $5,678 $1,084 24% 96 $5,967 $5,678 -$290 -5% 49 $6,141 $5,678 -$464 -8%

$4,000,001 - $4,500,000 55 $5,206 $6,435 $1,229 24% 49 $6,763 $6,435 -$328 -5% 15 $6,960 $6,435 -$525 -8%

$4,500,001 - $5,000,000 33 $5,818 $7,192 $1,373 24% 38 $7,558 $7,192 -$367 -5% 17 $7,779 $7,192 -$587 -8%

$5,000,001 - $5,500,000 3 $6,431 $7,949 $1,518 24% 27 $8,354 $7,949 -$405 -5% 9 $8,598 $7,949 -$649 -8%

$5,500,001 - $6,000,000 13 $7,043 $8,706 $1,663 24% 23 $9,150 $8,706 -$444 -5% 8 $9,417 $8,706 -$711 -8%

$6,000,001 - $6,500,000 13 $7,656 $9,463 $1,807 24% 20 $9,945 $9,463 -$483 -5% 4 $10,235 $9,463 -$773 -8%

$6,500,001 - $7,000,000 2 $8,268 $10,220 $1,952 24% 16 $10,741 $10,220 -$521 -5% 1 $11,054 $10,220 -$835 -8%

$7,000,001 - $7,500,000 2 $8,880 $10,977 $2,096 24% 42 $11,537 $10,977 -$560 -5% 3 $11,873 $10,977 -$896 -8%

$7,500,001 - $10,000,000 5 $10,718 $13,248 $2,530 24% 27 $13,923 $13,248 -$676 -5% 8 $14,330 $13,248 -$1,082 -8%

$10,000,001 - $12,500,000 1 $13,780 $17,033 $3,253 24% 6 $17,902 $17,033 -$869 -5% 1 $18,424 $17,033 -$1,391 -8%

$12,500,001 - $15,000,000 1 $16,842 $20,818 $3,976 24% 1 $21,880 $20,818 -$1,062 -5% 2 $22,518 $20,818 -$1,700 -8%

$15,000,001 - $17,500,000 1 $19,904 $24,603 $4,699 24% 1 $25,858 $24,603 -$1,255 -5% 2 $26,612 $24,603 -$2,009 -8%

$17,500,001 - $20,000,000 0 $22,967 $28,388 $5,422 24% 0 $29,836 $28,388 -$1,448 -5% 1 $30,706 $28,388 -$2,318 -8%

$20,000,001 - $22,500,000 1 $26,029 $32,173 $6,144 24% 0 $33,814 $32,173 -$1,641 -5% 1 $34,801 $32,173 -$2,627 -8%

$22,500,001 - $25,000,000 0 $29,091 $35,958 $6,867 24% 0 $37,792 $35,958 -$1,834 -5% 1 $38,895 $35,958 -$2,936 -8%

$25,000,001 - $27,500,000 0 $32,153 $39,744 $7,590 24% 0 $41,770 $39,744 -$2,027 -5% 0 $42,989 $39,744 -$3,246 -8%

$27,500,001 - $30,000,000 0 $35,216 $43,529 $8,313 24% 0 $45,748 $43,529 -$2,220 -5% 0 $47,083 $43,529 -$3,555 -8%

$30,000,001 - $32,500,000 0 $38,278 $47,314 $9,036 24% 0 $49,727 $47,314 -$2,413 -5% 0 $51,177 $47,314 -$3,864 -8%

$32,500,001 - $35,000,000 0 $41,340 $51,099 $9,759 24% 0 $53,705 $51,099 -$2,606 -5% 0 $55,272 $51,099 -$4,173 -8%

$35,000,001 - $37,500,000 0 $44,402 $54,884 $10,482 24% 1 $57,683 $54,884 -$2,799 -5% 0 $59,366 $54,884 -$4,482 -8%

$37,500,001 - $40,000,000 0 $48,934 $60,486 $11,551 24% 0 $63,570 $60,486 -$3,085 -5% 0 $65,425 $60,486 -$4,939 -8%
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< $100,000 68 $1,124 $1,313 $190 17% 602 $1,190 $1,313 $124 10% 1,009 $1,313 $1,313 $0 0%

$100,001 - $300,000 153 $1,124 $1,313 $190 17% 615 $1,190 $1,313 $124 10% 1,271 $1,313 $1,313 $0 0%

$300,001 - $500,000 47 $1,189 $1,677 $488 41% 186 $1,365 $1,677 $313 23% 295 $1,883 $1,677 -$205 -11%

$500,001 - $700,000 23 $1,784 $2,516 $732 41% 106 $2,047 $2,516 $469 23% 150 $2,824 $2,516 -$308 -11%

$700,001 - $900,000 47 $2,378 $3,355 $976 41% 55 $2,729 $3,355 $625 23% 198 $3,765 $3,355 -$411 -11%

$900,001 - $1,100,000 31 $2,973 $4,193 $1,220 41% 71 $3,412 $4,193 $781 23% 233 $4,707 $4,193 -$514 -11%

$1,100,001 - $1,300,000 37 $3,568 $5,032 $1,464 41% 60 $4,094 $5,032 $938 23% 178 $5,648 $5,032 -$616 -11%

$1,300,001 - $1,500,000 27 $4,162 $5,870 $1,708 41% 34 $4,777 $5,870 $1,094 23% 99 $6,589 $5,870 -$719 -11%

$1,500,001 - $1,700,000 16 $4,757 $6,709 $1,952 41% 25 $5,459 $6,709 $1,250 23% 120 $7,531 $6,709 -$822 -11%

$1,700,001 - $1,900,000 9 $5,352 $7,548 $2,196 41% 19 $6,141 $7,548 $1,406 23% 64 $8,472 $7,548 -$924 -11%

$1,900,001 - $2,100,000 4 $5,946 $8,386 $2,440 41% 19 $6,824 $8,386 $1,563 23% 46 $9,413 $8,386 -$1,027 -11%

$2,100,001 - $2,300,000 5 $6,541 $9,225 $2,684 41% 11 $7,506 $9,225 $1,719 23% 35 $10,355 $9,225 -$1,130 -11%

$2,300,001 - $2,500,000 5 $7,135 $10,064 $2,928 41% 15 $8,188 $10,064 $1,875 23% 23 $11,296 $10,064 -$1,233 -11%

$2,500,001 - $2,700,000 6 $7,730 $10,902 $3,172 41% 15 $8,871 $10,902 $2,031 23% 39 $12,237 $10,902 -$1,335 -11%

$2,700,001 - $2,900,000 2 $8,325 $11,741 $3,416 41% 2 $9,553 $11,741 $2,188 23% 17 $13,179 $11,741 -$1,438 -11%

$2,900,001 - $3,100,000 5 $8,919 $12,579 $3,660 41% 4 $10,235 $12,579 $2,344 23% 16 $14,120 $12,579 -$1,541 -11%

$3,100,001 - $3,300,000 3 $9,514 $13,418 $3,904 41% 4 $10,918 $13,418 $2,500 23% 20 $15,061 $13,418 -$1,643 -11%

$3,300,001 - $3,500,000 2 $10,109 $14,257 $4,148 41% 4 $11,600 $14,257 $2,657 23% 12 $16,003 $14,257 -$1,746 -11%

$3,500,001 - $3,700,000 0 $10,703 $15,095 $4,392 41% 4 $12,282 $15,095 $2,813 23% 10 $16,944 $15,095 -$1,849 -11%

$3,700,001 - $3,900,000 3 $11,298 $15,934 $4,636 41% 5 $12,965 $15,934 $2,969 23% 7 $17,885 $15,934 -$1,952 -11%

$3,900,001 - $4,100,000 1 $11,892 $16,773 $4,880 41% 2 $13,647 $16,773 $3,125 23% 11 $18,827 $16,773 -$2,054 -11%

$4,100,001 - $4,300,000 0 $12,487 $17,611 $5,124 41% 1 $14,330 $17,611 $3,282 23% 5 $19,768 $17,611 -$2,157 -11%

$4,300,001 - $4,500,000 1 $13,082 $18,450 $5,368 41% 5 $15,012 $18,450 $3,438 23% 5 $20,709 $18,450 -$2,260 -11%

$4,500,001 - $6,500,000 11 $16,352 $23,062 $6,710 41% 10 $18,765 $23,062 $4,297 23% 42 $25,887 $23,062 -$2,825 -11%

$6,500,001 - $6,900,000 0 $19,920 $28,094 $8,174 41% 4 $22,859 $28,094 $5,235 23% 8 $31,535 $28,094 -$3,441 -11%

$6,900,001 - $7,300,000 2 $21,109 $29,771 $8,662 41% 2 $24,224 $29,771 $5,548 23% 9 $33,418 $29,771 -$3,646 -11%

$7,300,001 - $7,700,000 0 $22,298 $31,449 $9,150 41% 0 $25,588 $31,449 $5,860 23% 3 $35,300 $31,449 -$3,852 -11%

$7,700,001 - $8,100,000 2 $23,488 $33,126 $9,638 41% 1 $26,953 $33,126 $6,173 23% 8 $37,183 $33,126 -$4,057 -11%

$8,100,001 - $8,500,000 0 $24,677 $34,803 $10,126 41% 1 $28,318 $34,803 $6,485 23% 3 $39,066 $34,803 -$4,263 -11%

$8,500,001 - $8,900,000 0 $25,866 $36,480 $10,614 41% 5 $29,683 $36,480 $6,798 23% 5 $40,948 $36,480 -$4,468 -11%

$8,900,001 - $9,300,000 0 $27,055 $38,158 $11,102 41% 1 $31,047 $38,158 $7,110 23% 2 $42,831 $38,158 -$4,673 -11%

$9,300,001 - $9,700,000 0 $28,245 $39,835 $11,590 41% 0 $32,412 $39,835 $7,423 23% 3 $44,714 $39,835 -$4,879 -11%

$9,700,001 - $10,100,000 0 $29,434 $41,512 $12,078 41% 1 $33,777 $41,512 $7,735 23% 5 $46,596 $41,512 -$5,084 -11%

$10,100,001 - $10,500,000 0 $30,623 $43,189 $12,566 41% 1 $35,142 $43,189 $8,048 23% 2 $48,479 $43,189 -$5,290 -11%

$10,500,001 - $10,900,000 0 $31,812 $44,867 $13,054 41% 0 $36,506 $44,867 $8,360 23% 5 $50,362 $44,867 -$5,495 -11%

$10,900,001 - $11,300,000 0 $33,002 $46,544 $13,542 41% 0 $37,871 $46,544 $8,673 23% 1 $52,244 $46,544 -$5,700 -11%

$11,300,001 - $11,700,000 0 $34,191 $48,221 $14,030 41% 2 $39,236 $48,221 $8,985 23% 1 $54,127 $48,221 -$5,906 -11%

$11,700,001 - $44,700,000 4 $83,842 $118,247 $34,405 41% 5 $96,213 $118,247 $22,034 23% 22 $132,729 $118,247 -$14,482 -11%

$44,700,001 - $74,700,000 0 $221,943 $313,018 $91,075 41% 0 $254,691 $313,018 $58,327 23% 0 $351,355 $313,018 -$38,337 -11%
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Attachment 4- Scenario 4 Weighted Average Minimums used for harmonisation 

Residential 
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Business 

Land Value

Range

No. of 

Ratepayers

Current 

Rates

Proposed 

Rates

No. of 

Ratepayers

Current 

Rates

Proposed 

Rates

No. of 

Ratepayers

Current 

Rates

Proposed 

Rates
$ % $ % $ %

< $100,000 353 $861 $968 $107 12% 688 $932 $968 $36 4% 814 $1,023 $968 -$55 -5%

$100,001 - $200,000 926 $861 $968 $107 12% 1,282 $932 $968 $36 4% 6,083 $1,023 $968 -$55 -5%

$200,001 - $300,000 1,765 $861 $968 $107 12% 1,466 $932 $968 $36 4% 7,514 $1,023 $968 -$55 -5%

$300,001 - $400,000 2,258 $861 $968 $107 12% 1,074 $932 $968 $36 4% 3,338 $1,023 $968 -$55 -5%

$400,001 - $500,000 1,505 $861 $968 $107 12% 532 $932 $968 $36 4% 1,462 $1,023 $968 -$55 -5%

$500,001 - $600,000 1,080 $861 $968 $107 12% 509 $932 $968 $36 4% 829 $1,023 $968 -$55 -5%

$600,001 - $700,000 705 $861 $1,002 $141 16% 1,331 $1,034 $1,002 -$33 -3% 1,335 $1,064 $1,002 -$63 -6%

$700,001 - $800,000 548 $919 $1,156 $237 26% 2,462 $1,193 $1,156 -$38 -3% 4,424 $1,228 $1,156 -$73 -6%

$800,001 - $900,000 306 $1,041 $1,310 $269 26% 3,222 $1,353 $1,310 -$43 -3% 10,442 $1,392 $1,310 -$82 -6%

$900,001 - $1,000,000 424 $1,164 $1,464 $300 26% 3,495 $1,512 $1,464 -$48 -3% 6,840 $1,556 $1,464 -$92 -6%

$1,000,001 - $1,250,000 1,583 $1,378 $1,734 $356 26% 3,318 $1,790 $1,734 -$57 -3% 5,790 $1,842 $1,734 -$109 -6%

$1,250,001 - $1,500,000 2,583 $1,684 $2,119 $435 26% 1,260 $2,188 $2,119 -$69 -3% 2,944 $2,252 $2,119 -$133 -6%

$1,500,001 - $1,750,000 1,496 $1,990 $2,504 $514 26% 660 $2,586 $2,504 -$82 -3% 1,039 $2,661 $2,504 -$157 -6%

$1,750,001 - $2,000,000 796 $2,297 $2,889 $593 26% 577 $2,984 $2,889 -$94 -3% 414 $3,071 $2,889 -$181 -6%

$2,000,001 - $2,250,000 448 $2,603 $3,274 $672 26% 417 $3,381 $3,274 -$107 -3% 324 $3,480 $3,274 -$206 -6%

$2,250,001 - $2,500,000 348 $2,909 $3,660 $751 26% 312 $3,779 $3,660 -$120 -3% 212 $3,889 $3,660 -$230 -6%

$2,500,001 - $3,000,000 273 $3,368 $4,238 $869 26% 372 $4,376 $4,238 -$138 -3% 282 $4,504 $4,238 -$266 -6%

$3,000,001 - $3,500,000 98 $3,981 $5,008 $1,027 26% 222 $5,172 $5,008 -$164 -3% 174 $5,322 $5,008 -$314 -6%

$3,500,001 - $4,000,000 78 $4,593 $5,778 $1,185 26% 96 $5,967 $5,778 -$189 -3% 49 $6,141 $5,778 -$363 -6%

$4,000,001 - $4,500,000 55 $5,206 $6,549 $1,343 26% 49 $6,763 $6,549 -$214 -3% 15 $6,960 $6,549 -$411 -6%

$4,500,001 - $5,000,000 33 $5,818 $7,319 $1,501 26% 38 $7,558 $7,319 -$239 -3% 17 $7,779 $7,319 -$460 -6%

$5,000,001 - $5,500,000 3 $6,431 $8,090 $1,659 26% 27 $8,354 $8,090 -$264 -3% 9 $8,598 $8,090 -$508 -6%

$5,500,001 - $6,000,000 13 $7,043 $8,860 $1,817 26% 23 $9,150 $8,860 -$289 -3% 8 $9,417 $8,860 -$556 -6%

$6,000,001 - $6,500,000 13 $7,656 $9,631 $1,975 26% 20 $9,945 $9,631 -$315 -3% 4 $10,235 $9,631 -$605 -6%

$6,500,001 - $7,000,000 2 $8,268 $10,401 $2,133 26% 16 $10,741 $10,401 -$340 -3% 1 $11,054 $10,401 -$653 -6%

$7,000,001 - $7,500,000 2 $8,880 $11,172 $2,291 26% 42 $11,537 $11,172 -$365 -3% 3 $11,873 $11,172 -$702 -6%

$7,500,001 - $10,000,000 5 $10,718 $13,483 $2,765 26% 27 $13,923 $13,483 -$440 -3% 8 $14,330 $13,483 -$847 -6%

$10,000,001 - $12,500,000 1 $13,780 $17,335 $3,555 26% 6 $17,902 $17,335 -$566 -3% 1 $18,424 $17,335 -$1,089 -6%

$12,500,001 - $15,000,000 1 $16,842 $21,188 $4,345 26% 1 $21,880 $21,188 -$692 -3% 2 $22,518 $21,188 -$1,331 -6%

$15,000,001 - $17,500,000 1 $19,904 $25,040 $5,135 26% 1 $25,858 $25,040 -$818 -3% 2 $26,612 $25,040 -$1,572 -6%

$17,500,001 - $20,000,000 0 $22,967 $28,892 $5,925 26% 0 $29,836 $28,892 -$944 -3% 1 $30,706 $28,892 -$1,814 -6%

$20,000,001 - $22,500,000 1 $26,029 $32,744 $6,715 26% 0 $33,814 $32,744 -$1,070 -3% 1 $34,801 $32,744 -$2,056 -6%

$22,500,001 - $25,000,000 0 $29,091 $36,597 $7,506 26% 0 $37,792 $36,597 -$1,196 -3% 1 $38,895 $36,597 -$2,298 -6%

$25,000,001 - $27,500,000 0 $32,153 $40,449 $8,296 26% 0 $41,770 $40,449 -$1,321 -3% 0 $42,989 $40,449 -$2,540 -6%

$27,500,001 - $30,000,000 0 $35,216 $44,301 $9,086 26% 0 $45,748 $44,301 -$1,447 -3% 0 $47,083 $44,301 -$2,782 -6%

$30,000,001 - $32,500,000 0 $38,278 $48,154 $9,876 26% 0 $49,727 $48,154 -$1,573 -3% 0 $51,177 $48,154 -$3,024 -6%

$32,500,001 - $35,000,000 0 $41,340 $52,006 $10,666 26% 0 $53,705 $52,006 -$1,699 -3% 0 $55,272 $52,006 -$3,266 -6%

$35,000,001 - $37,500,000 0 $44,402 $55,858 $11,456 26% 1 $57,683 $55,858 -$1,825 -3% 0 $59,366 $55,858 -$3,508 -6%

$37,500,001 - $40,000,000 0 $48,934 $61,559 $12,625 26% 0 $63,570 $61,559 -$2,011 -3% 0 $65,425 $61,559 -$3,866 -6%
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Land Value

Range

No. of 

Ratepayers

Current 

Rates

Proposed 

Rates

No. of 

Ratepayers

Current 

Rates

Proposed 

Rates

No. of 

Ratepayers

Current 

Rates

Proposed 

Rates
$ % $ % $ %

< $100,000 68 $1,124 $1,260 $137 12% 602 $1,190 $1,260 $70 6% 1,009 $1,313 $1,260 -$53 -4%

$100,001 - $300,000 153 $1,124 $1,260 $137 12% 615 $1,190 $1,260 $70 6% 1,271 $1,313 $1,260 -$53 -4%

$300,001 - $500,000 47 $1,189 $1,695 $505 42% 186 $1,365 $1,695 $330 24% 295 $1,883 $1,695 -$188 -10%

$500,001 - $700,000 23 $1,784 $2,542 $758 42% 106 $2,047 $2,542 $495 24% 150 $2,824 $2,542 -$282 -10%

$700,001 - $900,000 47 $2,378 $3,389 $1,011 42% 55 $2,729 $3,389 $660 24% 198 $3,765 $3,389 -$376 -10%

$900,001 - $1,100,000 31 $2,973 $4,237 $1,264 42% 71 $3,412 $4,237 $825 24% 233 $4,707 $4,237 -$470 -10%

$1,100,001 - $1,300,000 37 $3,568 $5,084 $1,516 42% 60 $4,094 $5,084 $990 24% 178 $5,648 $5,084 -$564 -10%

$1,300,001 - $1,500,000 27 $4,162 $5,931 $1,769 42% 34 $4,777 $5,931 $1,155 24% 99 $6,589 $5,931 -$658 -10%

$1,500,001 - $1,700,000 16 $4,757 $6,779 $2,022 42% 25 $5,459 $6,779 $1,320 24% 120 $7,531 $6,779 -$752 -10%

$1,700,001 - $1,900,000 9 $5,352 $7,626 $2,274 42% 19 $6,141 $7,626 $1,485 24% 64 $8,472 $7,626 -$846 -10%

$1,900,001 - $2,100,000 4 $5,946 $8,473 $2,527 42% 19 $6,824 $8,473 $1,650 24% 46 $9,413 $8,473 -$940 -10%

$2,100,001 - $2,300,000 5 $6,541 $9,321 $2,780 42% 11 $7,506 $9,321 $1,815 24% 35 $10,355 $9,321 -$1,034 -10%

$2,300,001 - $2,500,000 5 $7,135 $10,168 $3,033 42% 15 $8,188 $10,168 $1,980 24% 23 $11,296 $10,168 -$1,128 -10%

$2,500,001 - $2,700,000 6 $7,730 $11,015 $3,285 42% 15 $8,871 $11,015 $2,145 24% 39 $12,237 $11,015 -$1,222 -10%

$2,700,001 - $2,900,000 2 $8,325 $11,863 $3,538 42% 2 $9,553 $11,863 $2,310 24% 17 $13,179 $11,863 -$1,316 -10%

$2,900,001 - $3,100,000 5 $8,919 $12,710 $3,791 42% 4 $10,235 $12,710 $2,475 24% 16 $14,120 $12,710 -$1,410 -10%

$3,100,001 - $3,300,000 3 $9,514 $13,557 $4,043 42% 4 $10,918 $13,557 $2,640 24% 20 $15,061 $13,557 -$1,504 -10%

$3,300,001 - $3,500,000 2 $10,109 $14,405 $4,296 42% 4 $11,600 $14,405 $2,805 24% 12 $16,003 $14,405 -$1,598 -10%

$3,500,001 - $3,700,000 0 $10,703 $15,252 $4,549 42% 4 $12,282 $15,252 $2,969 24% 10 $16,944 $15,252 -$1,692 -10%

$3,700,001 - $3,900,000 3 $11,298 $16,099 $4,801 42% 5 $12,965 $16,099 $3,134 24% 7 $17,885 $16,099 -$1,786 -10%

$3,900,001 - $4,100,000 1 $11,892 $16,947 $5,054 42% 2 $13,647 $16,947 $3,299 24% 11 $18,827 $16,947 -$1,880 -10%

$4,100,001 - $4,300,000 0 $12,487 $17,794 $5,307 42% 1 $14,330 $17,794 $3,464 24% 5 $19,768 $17,794 -$1,974 -10%

$4,300,001 - $4,500,000 1 $13,082 $18,641 $5,560 42% 5 $15,012 $18,641 $3,629 24% 5 $20,709 $18,641 -$2,068 -10%

$4,500,001 - $6,500,000 11 $16,352 $23,302 $6,950 42% 10 $18,765 $23,302 $4,537 24% 42 $25,887 $23,302 -$2,585 -10%

$6,500,001 - $6,900,000 0 $19,920 $28,386 $8,466 42% 4 $22,859 $28,386 $5,527 24% 8 $31,535 $28,386 -$3,149 -10%

$6,900,001 - $7,300,000 2 $21,109 $30,080 $8,971 42% 2 $24,224 $30,080 $5,856 24% 9 $33,418 $30,080 -$3,337 -10%

$7,300,001 - $7,700,000 0 $22,298 $31,775 $9,477 42% 0 $25,588 $31,775 $6,186 24% 3 $35,300 $31,775 -$3,525 -10%

$7,700,001 - $8,100,000 2 $23,488 $33,470 $9,982 42% 1 $26,953 $33,470 $6,516 24% 8 $37,183 $33,470 -$3,713 -10%

$8,100,001 - $8,500,000 0 $24,677 $35,164 $10,487 42% 1 $28,318 $35,164 $6,846 24% 3 $39,066 $35,164 -$3,901 -10%

$8,500,001 - $8,900,000 0 $25,866 $36,859 $10,993 42% 5 $29,683 $36,859 $7,176 24% 5 $40,948 $36,859 -$4,089 -10%

$8,900,001 - $9,300,000 0 $27,055 $38,554 $11,498 42% 1 $31,047 $38,554 $7,506 24% 2 $42,831 $38,554 -$4,277 -10%

$9,300,001 - $9,700,000 0 $28,245 $40,248 $12,004 42% 0 $32,412 $40,248 $7,836 24% 3 $44,714 $40,248 -$4,465 -10%

$9,700,001 - $10,100,000 0 $29,434 $41,943 $12,509 42% 1 $33,777 $41,943 $8,166 24% 5 $46,596 $41,943 -$4,653 -10%

$10,100,001 - $10,500,000 0 $30,623 $43,638 $13,015 42% 1 $35,142 $43,638 $8,496 24% 2 $48,479 $43,638 -$4,841 -10%

$10,500,001 - $10,900,000 0 $31,812 $45,332 $13,520 42% 0 $36,506 $45,332 $8,826 24% 5 $50,362 $45,332 -$5,029 -10%

$10,900,001 - $11,300,000 0 $33,002 $47,027 $14,025 42% 0 $37,871 $47,027 $9,156 24% 1 $52,244 $47,027 -$5,217 -10%

$11,300,001 - $11,700,000 0 $34,191 $48,722 $14,531 42% 2 $39,236 $48,722 $9,486 24% 1 $54,127 $48,722 -$5,406 -10%

$11,700,001 - $44,700,000 4 $83,842 $119,474 $35,632 42% 5 $96,213 $119,474 $23,261 24% 22 $132,729 $119,474 -$13,255 -10%

$44,700,001 - $74,700,000 0 $221,943 $316,266 $94,324 42% 0 $254,691 $316,266 $61,575 24% 0 $351,355 $316,266 -$35,089 -10%
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Attachment 5 – Residential Impacts Summary by Scenario 

 

RESIDENTIAL 

          

Current 
 

Scenario 
1 

 

Scenario 
2 

 

Scenario 
3 

 

Scenario 
4 

Category Income 
 

Category 
 

Category 
 

Category 
 

Category 

Ordinary-Manly $24,726,790 
 Ordinary 

 

Ordinary 

 

Ordinary 

 

Ordinary Ordinary-Pittwater $39,520,070 
 

   

Ordinary-Warringah $78,979,984 
 

   

Total Category $143,226,844 
 

$143,226,844 
 

$143,226,844 
 

$143,226,844 
 

$143,226,844 

   
       

Minimum Rates 
  

       

Ordinary-Manly $860.62 
 $860.62 

 

$931.92 

 

$1,022.94 

 

$967.95 Ordinary-Pittwater $931.92 
 

   

Ordinary-Warringah $1,022.94 
 

   

   
       

Average Annual Rates 
  

       

Ordinary-Manly $1,397 
 

$1,697  $1,701  $1,707  $1,703 

Ordinary-Pittwater $1,677 
 

$1,661  $1,647  $1,630  $1,640 

Ordinary-Warringah $1,452 
 

$1,361  $1,366  $1,372  $1,368 

Total Category $1,497 
 

$1,497  $1,497  $1,497  $1,497 

    
 

 
 

 
 

 
Average Change in Annual Rates 

   
 

 
 

 
 

 
Ordinary-Manly   

 
$301  $304  $310  $306 

Ordinary-Pittwater   
 

($16)  ($30)  ($47)  ($37) 

Ordinary-Warringah   
 

($91)  ($86)  ($80)  ($84) 

    
 

 
 

 
 

 
Average % Change in Rates 

   
 

 
 

 
 

 
Ordinary-Manly   

 
21.5%  21.8%  22.2%  21.9% 

Ordinary-Pittwater   
 

(1.0%)  (1.8%)  (2.8%)  (2.2%) 

Ordinary-Warringah   
 

(6.2%)  (5.9%)  (5.5%)  (5.8%) 

    
 

 
 

 
 

 
Average Annual Rates Per $100,000 Land Value 

 
       

Ordinary-Manly $143 
 

$174  $174  $175  $174 

Ordinary-Pittwater $171 
 

$169  $168  $166  $167 

Ordinary-Warringah $193 
 

$181  $182  $183  $182 

Total Category $176 
 

$176  $176  $176  $176 

    
 

 
 

 
 

 Note: Information in the above tables is based on current rates information and does not include the IPART rate peg 
adjustment that will be applied for the 2021/22 year. Actual figures for the 2021/22 year will also be impacted by changes in 
other factors such as changes to land valuations by the NSW Valuer General during the 2020/21 year. 
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RESIDENTIAL 

          

Details 
 

Scenario 
1 

 

Scenario 
2 

 

Scenario 
3 

 

Scenario 
4 

Annual change in minimum rate 

Manly 
 

$0 
 

$71 
 

$162 
 

$107 

Pittwater 
 

($71) 
 

$0 
 

$91 
 

$36 

Warringah 
 

($162) 
 

($91) 
 

$0 
 

($55) 

          

% change in ad valorem rate 

Manly 
 

30% 
 

27% 
 

24% 
 

26% 

Pittwater 
 

(0%) 
 

(2%) 
 

(5%) 
 

(3%) 

Warringah 
 

(3%) 
 

(5%) 
 

(8%) 
 

(6%) 

 
         

Change in numbers paying minimum 

Manly 
 

(1,274) 
 

(704) 
 

(128) 
 

(489) 

Pittwater 
 

(201) 
 

117 
 

954 
 

335 

Warringah 
 

(672) 
 

(231) 
 

703 
 

45 

 Overall 
 

(2,147) 
 

(818) 
 

1,529 
 

(109) 

          

Number with annual increase >$400 

Manly 
 

7,278 
 

6,657 
 

4,989 
 

6,196 

Pittwater 
 

0 
 

0 
 

0 
 

0 

Warringah 
 

0 
 

0 
 

0 
 

0 

 Overall 
 

7,278 
 

6,657 
 

4,989 
 

6,196 

          

Number with annual increase >$500 

Manly 
 

5,209 
 

3,668 
 

2,289 
 

3,011 

Pittwater 
 

0 
 

0 
 

0 
 

0 

Warringah 
 

0 
 

0 
 

0 
 

0 

 Overall 
 

5,209 
 

3,668 
 

2,289 
 

3,011 

          

Overall % changes in rates 

Increase 
 

11% 
 

19% 
 

25% 
 

24% 

Decrease 
 

81% 
 

76% 
 

54% 
 

76% 

No change 
 

8% 
 

5% 
 

21% 
 

0% 

          

Annual change in average rates 

Manly 
 

$301 
 

$304 
 

$310 
 

$306 

Pittwater 
 

($16) 
 

($30) 
 

($47) 
 

($37) 

Warringah 
 

($91) 
 

($86) 
 

($80) 
 

($84) 

Scenarios 1 and 2 result in the greatest reduction in the number of ratepayers paying the minimum rate. 
These impacted ratepayers will move onto the ad valorem rate. For the most impacted ratepayers (former 
Manly LGA) they will then pay the ad valorem rate and these two scenarios produce the greatest increase in 
the ad valorem rate for former Manly LGA ratepayers (being a 30% increase under Scenario 1 and a 27% 
increase under Scenario 2). These scenarios also result in the greatest number of ratepayers that 
experience an increase in rates (under Scenario 1 7,278 ratepayers experience an increase in rates greater 
than $400 and under Scenario 2 6,657 experience an increase greater than $400). As such these scenarios 
do not produce the most fair and equitable outcome and are not recommended. 

Scenario 3 has the greatest increase in ratepayers paying the minimum rate with the majority of those 
impacted ratepayers also paying a higher minimum rate than currently paid. As such, this represents in a 
shift of the rate burden to the minimum ratepayers. In addition, 128 former Manly LGA ratepayers will move 
off the minimum and will pay a 24% higher ad valorem rate than previously applied to former Manly LGA ad 
valorem ratepayers. This scenario also results in the highest increase in average rates for the most impacted 
ratepayers in the former Manly LGA (being a $310 average annual increase in rates). 

Scenario 4 is based on a weighted average which is considered to be an appropriate approach for 
determining a harmonised minimum rate. Compared to Scenario 3, this scenario results in a lower increase 
in average rates for the most impacted ratepayers in the former Manly LGA. Compared to Scenario 3, this 
scenario results in a lower percentage of ratepayers receiving an increase in rates (24% for Scenario 4 vs 
25% for Scenario 3). Scenario 4 results in the lowest change in the number of ratepayers paying the 
minimum rate (being an overall change of 109 ratepayers). For former Manly Local Government Area 
ratepayers, Scenario 4 produces a lower average percentage change in rates compared to Scenario 3 
(being 21.9% under Scenario 4 compared to 22.2% under Scenario 3) and a lower average rate compared to 
Scenario 3 (being $1,703 under Scenario 4 and $1,707 under Scenario 3). 
 



 

  ATTACHMENT 1 
Rates Harmonisation Analysis 

ITEM NO. 9.1 - 15 DECEMBER 2020 
 

58 

Scenario 4 is recommended as the residential rating approach, based on a weighted average minimum rate. 
This scenario results in 76% of ratepayers experiencing a rate reduction (compared to 54% under Scenario 
3). As such, Scenario 4 produces a slightly more favourable outcome and is preferred over Scenario 3 as it is 
based on the sound principle of a weighted average, it produces a lower increase in average rates, it results 
in a lower percentage number of ratepayers receiving an increase in rates.  
 
Scenario 4 has the least change in numbers paying the minimum rate and as such minimises the 
redistribution of the overall rate burden to minimum ratepayers who may also have the least capacity to pay 
a higher share of the rate burden. Compared to Scenario 3, Scenario 3 results in a lower number of 
ratepayers experiencing an increase in rates (24% under Scenario 4 compared to 25% under Scenario 3) 
and for the most impacted ratepayers in the former Manly Local Government Area it results in a lower 
increase in average rates (being $306 under Scenario 4 and $310 under Scenario 3). 
 
Under Scenario 3 there is a lower percentage change in the ad valorem rate compared to Scenario 4 (24% 
versus 26%). However, under Scenario 3 there would be no reduction in the minimum rate for former 
Warringah minimum ratepayers. Former Warringah minimum represent 21% of our ratepayers and they have 
not had a reduction in their waste charge since amalgamation and have also been subject to the former 
Warringah special variation increases. Former Manly minimum ratepayers would be subject to a $162 
increase under Scenario 3 rather than a $107 increase under Scenario 4 and likewise former Pittwater 
minimum ratepayers would be subject to a $91 increase rather than a $36 increase. 
 
Scenario 4 is also preferred because it is based on a weighted average minimum rate. We believe that a 
weighted average more accurately achieves a fair and equitable outcome to the process of determining a 
harmonised minimum rate and is therefore in line with the principles of the Henry Report. It also mitigates 
larger potential increases to the minimum rate and ad valorem rate, retains a similar number of ratepayers on 
the minimum rate and is influenced by the rating structures of all three former Councils. In relation to 
determining an appropriate minimum rate to apply in a harmonised model, a weighted average of current 
minimum rates for the three former Local Government Areas will take into account the number of ratepayers 
(weightings/frequency) within each former Local Government Area that are currently paying the minimum 
rate. 
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Attachment 6 – Ordinary Business Impacts Summary by Scenario 

 

ORDINARY BUSINESS (Excluding Manly CBD, Warringah Mall, Warriewood Square and Strata Storage Units) 

    
 

 
 

 
 

 

Current 
 

Scenario 
1 

 

Scenario 
2 

 

Scenario 
3 

 

Scenario 
4 

Category Income 
 

Category 
 

Category 
 

Category 
 

Category 

Ordinary-Manly-Other $1,732,080 
 Ordinary  Ordinary  Ordinary  Ordinary Ordinary-Pittwater $4,681,080 
    

Ordinary-Warringah $17,131,772 
    

Total Category $23,544,931 
 

$23,544,931 
 

$23,544,931 
 

$23,544,931 
 

$23,544,931 

          
Minimum Rates 

         
Ordinary-Manly $1,123.74 

 $1,123.74 

 

$1,189.82 

 

$1,313.33 

 

$1,260.31 Ordinary-Pittwater $1,189.82 
 

   

Ordinary-Warringah $1,313.33 
 

   

          
Average Annual Rates 

  
       

Ordinary-Manly $3,370 
 

$4,680  $4,662  $4,625  $4,641 

Ordinary-Pittwater $2,468 
 

$2,910  $2,920  $2,941  $2,932 

Ordinary-Warringah $4,302 
 

$3,923  $3,920  $3,915  $3,917 

Total Category $3,683 
 

$3,683  $3,683  $3,683  $3,683 

    
 

 
 

 
 

 
Average Change in Annual Rates 

   
 

 
 

 
 

 
Ordinary-Manly   

 
$1,310  $1,292  $1,255  $1,272 

Ordinary-Pittwater   
 

$442  $453  $474  $465 

Ordinary-Warringah   
 

($380)  ($382)  ($388)  ($385) 

    
 

 
 

 
 

 
Average % Change in Rates 

   
 

 
 

 
 

 
Ordinary-Manly-Other   

 
38.9%  38.3%  37.2%  37.7% 

Ordinary-Pittwater   
 

17.9%  18.3%  19.2%  18.8% 

Ordinary-Warringah   
 

(8.8%)  (8.9%)  (9.0%)  (9.0%) 

    
 

 
 

 
 

 
Average Annual Rates Per $100,000 Land Value 

 
       

Ordinary-Manly $325 
 

$452  $450  $446  $448 

Ordinary-Pittwater $418 
 

$493  $495  $498  $497 

Ordinary-Warringah $521 
 

$475  $475  $474  $475 

Total Category $477 
 

$477  $477  $477  $477 

          Note: Information in the above tables is based on current rates information and does not include the IPART rate peg 
adjustment that will be applied for the 2021/22 year. Actual figures for the 2021/22 year will also be impacted by changes in 
other factors such as changes to land valuations by the NSW Valuer General during the 2020/21 year. 
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ORDINARY BUSINESS (Excluding Manly CBD, Warringah Mall, Warriewood Square and Strata Storage Units) 

          

Details 
 

Scenario 
1 

 

Scenario 
2 

 

Scenario 
3 

 

Scenario 
4 

Annual change in minimum rate 

Manly 
 

$0 
 

$66 
 

$190 
 

$137 

Pittwater 
 

($66) 
 

$0 
 

$124 
 

$70 

Warringah 
 

($190) 
 

($124) 
 

$0 
 

($53) 

          

% change in ad valorem rate 

Manly 
 

46% 
 

44% 
 

41% 
 

42% 

Pittwater 
 

27% 
 

26% 
 

23% 
 

24% 

Warringah 
 

(8%) 
 

(9%) 
 

(11%) 
 

(10%) 

 
         

Change in numbers paying minimum 

Manly 
 

(62) 
 

(55) 
 

(15) 
 

(29) 

Pittwater 
 

(136) 
 

(99) 
 

(48) 
 

(80) 

Warringah 
 

(72) 
 

(2) 
 

101 
 

64 

 Overall 
 

(270) 
 

(156) 
 

38 
 

(45) 

          

Number with annual increase >$400 

Manly 
 

272 
 

272 
 

271 
 

272 

Pittwater 
 

529 
 

516 
 

489 
 

502 

Warringah 
 

0 
 

0 
 

0 
 

0 

 Overall 
 

801 
 

788 
 

760 
 

774 

          

Number with annual increase >$500 

Manly 
 

271 
 

270 
 

262 
 

264 

Pittwater 
 

468 
 

457 
 

417 
 

430 

Warringah 
 

0 
 

0 
 

0 
 

0 

 Overall 
 

739 
 

727 
 

679 
 

694 

          

Overall % changes in rates 

Increase 
 

17% 
 

21% 
 

38% 
 

38% 

Decrease 
 

79% 
 

62% 
 

28% 
 

62% 

No change 
 

4% 
 

17% 
 

34% 
 

0% 

          

Annual change in average rates 

Manly 
 

$1,310 
 

$1,292 
 

$1,255 
 

$1,272 

Pittwater 
 

$442 
 

$453 
 

$474 
 

$465 

Warringah 
 

($380) 
 

($382) 
 

($388) 
 

($385) 

Scenarios 1 and 2 result in the greatest reduction in the number of ratepayers paying the minimum rate 
(Scenario 1 shows a reduction of 270 ratepayers paying the minimum and Scenario 1 shows a reduction of 
156). These impacted ratepayers will move onto the ad valorem rate. For the most impacted ratepayers 
(being the former Manly and former Pittwater Local Government Areas) they will then pay the ad valorem 
rate and these two scenarios produce the greatest increase in the ad valorem rate for former Manly and 
former Pittwater ratepayers (Scenario 1 results in a 46% increase in the ad valorem rate for former Manly 
ratepayers and a 27% increase for former Pittwater ratepayers. Scenario 2 results in a 44% increase for 
former Manly ratepayers and a 26% increase for former Pittwater ratepayers). This represents a shifting of 
the rates burden to these former minimum ratepayers. 

Scenarios 1 and 2 also result in the greatest number of ratepayers that experience an increase in annual 
rates greater than $400 (being 801 ratepayers for Scenario 1 and 788 ratepayers for Scenario 2). These 
scenarios also result in the greatest increase in average rates for former Manly Local Government Area 
ratepayers (being an increase of $1,310 under Scenario 1 and an increase of $1,292 under Scenario 2). As 
such these scenarios do not produce the most fair and equitable outcome and are not recommended. 

Scenario 3 has the greatest overall increase in ratepayers paying the minimum rate (an increase of 38 with 
an increase of 101 ratepayers in the former Warringah Local Government Area paying the minimum, 
however this is offset by reductions of 15 in former Manly and 48 in former Pittwater). In addition, as stated 
above there is a reduction in the number of ratepayers paying the minimum rate in former Manly and former 
Pittwater and these impacted ratepayers will be paying higher ad valorem rates than previously applied in 
their Local Government Areas. 
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Under Scenario 3 there is a lower percentage change in the ad valorem rate compared to Scenario 4 (41% 
versus 42%). However, under Scenario 3 there would be no reduction in the minimum rate for former 
Warringah minimum ratepayers. Former Warringah minimum represent 62% of our ordinary business 
ratepayers and they have been subject to the former Warringah special variation increases. Former Manly 
minimum ratepayers would be subject to a $195 increase under Scenario 3 rather than a $137 increase 
under Scenario 4 and likewise former Pittwater minimum ratepayers would be subject to a $124 increase 
rather than a $70 increase. 
 
Scenario 4 is based on a weighted average which considered to be an appropriate approach for determining 
a harmonised minimum rate. Compared to Scenario 3, this scenario results in a higher percentage of 
ratepayers receiving a reduction in rates (62% vs 28%). Compared to Scenario 3, this scenario results in a 
lower annual change in the average rate for the 1,897 former Pittwater Local Government Area ratepayers 
($465 vs $474) and a higher increase in the annual change in average rates for the 514 former Manly LGA 
ratepayers ($1,272 vs $1,255). For the 1,897 former Pittwater Local Government Area ratepayers, Scenario 
4 produces a lower average percentage change in rates compared to Scenario 3 (being 18.8% under 
Scenario 4 compared to 19.2% under Scenario 3e) and a lower average rate compared to Scenario 3 (being 
$2,932 under Scenario 4 and $2,941 under Scenario 3). 
 
As such, whilst both Scenario 3 and Scenario 4 have their merits, Scenario 4 produces a slightly more 
favourable outcome for the majority of ratepayers and is preferred over Scenario 3 as it is based on the 
sound principle of a weighted average. In relation to determining an appropriate minimum rate to apply in a 
harmonised model, a weighted average of current minimum rates for the three former Local Government 
Areas will take into account the number of ratepayers (weightings/frequency) within each former Local 
Government Area that are currently paying the minimum rate. We believe that a weighted average more 
accurately achieves a fair and equitable outcome to the process of determining a harmonised minimum rate 
and is therefore in line with the principles of the Henry Report. 
  



 

  ATTACHMENT 1 
Rates Harmonisation Analysis 

ITEM NO. 9.1 - 15 DECEMBER 2020 
 

62 

Attachment 7 – Rating Structure by Scenario 

RATING STRUCTURE - CATEGORIES 

Current 
 

Scenario 
1 

 

Scenario 
2 

 

Scenario 
3 

 

Scenario 
4 

RESIDENTIAL 
        Ordinary-Manly 
 Ordinary  Ordinary  Ordinary  Ordinary Ordinary-Pittwater 
    Ordinary-Warringah 
      
        BUSINESS 
        Ordinary-Business - Manly - Other 
 Ordinary  Ordinary  Ordinary  Ordinary Ordinary-Business - Pittwater 
    Ordinary-Business - Warringah 
              

Sub-categories 
        Ordinary Business - Manly CBD 
 

As Below1 

 

As Below1 

 

As Below1 

 

As Below1 

  
        Ordinary Business - Warriewood Square 
 

As Below2 

 

As Below2 

 

As Below2 

 

As Below2 

  
        Ordinary Business - Warringah Mall 
 

No Change 

 

No Change 

 

No Change 

 

No Change 

  
        Ordinary Business - Strata Storage Units 
 

No Change 

 

No Change 

 

No Change 

 

No Change 

    
 

 
 

 
 

 
 

 
Special Rates 

  
 

 
 

 
 

 
 

Special - Manly Business Centre 
Improvement 

 

No Change 

 

No Change 

 

No Change 

 

No Change 

  
        

Special - Balgowlah Business Centre 
Improvement 

 

No Change 

 

No Change 

 

No Change 

 

No Change 

         FARMLAND 
        Farmland 
 

As Below3 

 

As Below3 

 

As Below3 

 

As Below3 

1There is no change to the Rates collected from this sub-category. The minimum will be set in line with the proposed 
ordinary business category, consistent with current practice. 
2The existing business sub-category Warriewood Square be levied on the greater of their existing rate under the existing 
structure (plus the IPART rate peg as determined for the 2021/22 financial year) or 10% more than the ad valorem rate 
for the business rating category (plus the IPART rate peg as determined for the 2021/22 financial year). 
3There is no change to the Rates collected from this sub-category. The minimum will be set in line with the proposed 
ordinary residential category, consistent with current practice. 
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Attachment 8 - Northern Beaches socio-economic analysis and 
rates affordability 

 
When preparing the Long Term Financial Plan, many factors are taken into consideration and a 
vast array of research and statistics are analysed to forecast the likely revenue that will be 
available to meet the community’s long term objectives. The community’s capacity and willingness 
to pay rates is an important consideration when determining a rating structure, with the majority of 
Council’s income raised through rates and annual charges.  
 
The following analysis assists in undertaking this assessment of the community’s capacity and 
willingness to pay rates. 
 
Residential properties 
 
In the 2020/21 financial year, there are 95,662 properties across Northern Beaches Council rated 
as ‘Residential’. These properties include single dwellings, social housing, and multi-unit dwellings. 
 
Housing tenure 
 
In Northern Beaches, 67% of households were purchasing or fully owned their home, 22.9% were 
renting privately, and 1.7% were in social housing in 2016 (ABS). Home ownership is notably 
higher on the Northern Beaches compared to Greater Sydney where 59% of households are 
purchasing or fully owned their home.  
 
The median weekly mortgage repayment across the Northern Beaches was $646 and the median 
weekly rent was $5651. 
 
Household income 
 
According to the 2016 Census the median weekly income of households across the Northern 
Beaches was $2,178 which was $428 more than the Greater Sydney area.  
 
Employment Status 
 
In June 2020 Northern Beaches had an unemployment rate of 4.3% (6,456 people), lower than the 
Greater Sydney rate of 5.0%2.  
 
These rates have been impacted by the COVID-19 pandemic. By comparison, the unemployment 
rate 12 months prior in June 2019 was 2.7% (4,199 people), compared to 4.2% in Greater Sydney. 
 

Index of Relative Socio-Economic Disadvantage (IRSED)  
 
The Index of Relative Socio-Economic Disadvantage (IRSED) is based on the 2016 Census and is 
useful in identifying geographic areas that are relatively disadvantaged. The index is derived from 
attributes that reflect disadvantage such as low income, low educational attainment, high 
unemployment, and jobs in relatively unskilled occupations, and is useful in identifying geographic 
areas that are relatively disadvantaged. 
 

                                                

1 Source: Australian Bureau of Statistics, Census of Population and Housing 2016 
https://quickstats.censusdata.abs.gov.au/census_services/getproduct/census/2016/quickstat/LGA15990?opendocument  
2 Source: National Skills Commission, Small Area Labour Markets, June quarter 2020 
https://lmip.gov.au/default.aspx?LMIP/Downloads/SmallAreaLabourMarketsSALM/Estimates 

https://quickstats.censusdata.abs.gov.au/census_services/getproduct/census/2016/quickstat/LGA15990?opendocument
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An area with an IRSED of 1,000 is considered average while a lower score indicates that the area 
is experiencing more disadvantage. 
 
The IRSED for the Northern Beaches is higher than the average at 1,092. This indicates relatively 
lower levels of socio-economic disadvantage as compared to other Local Government Areas.  
 
The IRSED index by suburb is outlined below. Whilst there is some variation across the LGA, no 
areas fall below 1000. 
 
 

 
* Source: Australian Bureau of Statistics, Census of Population and Housing 2016. Compiled and presented in profile.id 
https://home.id.com.au 

900 950 1000 1050 1100 1150

New South Wales
Greater Sydney

Northern Beaches Council area
Narraweena

Dee Why
Brookvale

Narrabeen
Manly Vale

Manly (Town Centre)
Allambie Heights
North Narrabeen

Cromer
Forestville
Mona Vale

North Manly
Collaroy
Bayview

Manly (Eastern Hill)
Newport

Beacon Hill
Warriewood - Ingleside

Belrose - Oxford Falls
Manly (Pittwater Road)

Balgowlah
Church Point - Scotland Island

Palm Beach - Whale Beach
Avalon Beach - Clareville

Terrey Hills - Duffys Forest
Collaroy Plateau

Freshwater
Curl Curl - North Curl Curl

Wheeler Heights
Elanora Heights

Queenscliff
Killarney Heights

Frenchs Forest
Fairlight

Bilgola
North Balgowlah

Seaforth
Davidson

Balgowlah Heights - Clontarf

Index of Relative Socio-Economic Disadvantage (IRSED) 
2016
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Outstanding rates and annual charges  
On 30 June 2020, 4.12 per cent of rates and annual charges levied remained outstanding. While 
the collection rate was somewhat impacted by the COVID-19 pandemic, this remains well under 
the industry benchmark of 5 per cent. This is an important consideration in setting options for 
funding within this plan and is one of the indicators of our ratepayers’ capacity and willingness to 
pay for the services of the Council. 
 
Financial hardship and concessions 
 
Council understands that individual ratepayers may experience financial hardship and has options 
available to provide support through the Rates and Annual Charges Hardship Policy.  
 
Concessions are also available to eligible pensioners.  
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Council Policy 

Draft Pensioners’ Rates and Charges Concession Policy 

 

Purpose  

To provide a framework for the administration of concessions provided by Council to eligible 
pensioners on rates and annual charges and clear principles and guidelines for the granting of 
those concessions ensuring the requirements of Local Government Act 1993 (“Act”) and the Local 
Government (General) Regulation 2005 (“Regulations”) are satisfied. 

Principles 

 In managing Council's Rates and Domestic Waste Management Services (DWMS) Charge, it is 
important to ensure that a fair and equitable policy exists to support and assist particular 
sections of the community, who may experience difficulty in meeting the payment of these 
annual charges, without becoming a burden on other ratepayers. 

o The Act allows pensioners to obtain mandatory concessions in respect of the aggregated 

total of their ordinary rates assessment and their domestic waste management services 
charge: (Section 575). 

o Councils also have the discretion to provide voluntary concessions: (Section 582). 

 Statutory pensioner concessions against ordinary rates and domestic waste management 
services charges must be managed in accordance with the requirements of Section 575 of the 
Act. 

 Voluntary pensioner concessions against ordinary rates and domestic waste management 
services charges must be managed in accordance with the requirements of Section 582 of the 
Act. 

 The concessions on ordinary rates and domestic waste management services charges will be 
shown on the annual rate notice and will be deducted from the total amount owing. 

 To claim the concessions on rates, the pensioner must be responsible for payment of rates and 
occupy the dwelling to which they are paying rates as their sole or principal place of living. 

 Regardless of how many lots of land the ratepayer owns, the council pensioner concession will 
only apply to the property occupied by the ratepayer as their sole or principal place of living. 

 For the purpose of this policy, life tenants are deemed as owners. 

1. Statutory Pensioner Rates and Annual Charges Concessions 

Eligible Pensioners 

In relation to the rates or charges levied on land on which a dwelling is situated means a 
person who is a member of a class of persons prescribed by the Regulations (as detailed in 
points 1. (a) to (e)), and who occupies that dwelling as his or her sole or principal place of 
living. 

(a) persons who receive a pension, benefit or allowance under Chapter 2 of the Social Security 
Act 1991 of the Commonwealth, or a service pension under Part III of the Veterans’ 
Entitlements Act 1986 of the Commonwealth, and who are entitled to a pensioner 
concession card issued by or on behalf of the Commonwealth Government, 
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(b) persons who receive a pension from the Commonwealth Department of Veterans’ Affairs 
as: 

(i) a war widow or war widower within the meaning of the Veterans’ Entitlements Act 
1986 of the Commonwealth, or 

(ii) the unmarried mother of a deceased unmarried member of the Australian 
Defence or Peacekeeping Forces, or 

(iii) the widowed mother of a deceased unmarried member of the Australian Defence 
or Peacekeeping Forces, 

and do not have income and assets that would prevent them from being granted a 
pensioner concession card (assuming they were eligible for such a card), 

(c) persons who have received a lump sum mentioned in section 234(1)(b) of the Military 
Rehabilitation and Compensation Act 2004 of the Commonwealth or are receiving a weekly 
amount mentioned in that paragraph, and do not have income and assets that would 
prevent them from being granted a pensioner concession card (assuming they were eligible 
for such a card), 

(d) persons who receive a general rate of pension adjusted for extreme disablement under 
section 22(4) of the Veterans’ Entitlements Act 1986 of the Commonwealth, or a special 
rate of pension under section 24 of that Act, 

(e) persons who receive, or who at some point in their life have been eligible for, a Special 
Rate Disability Pension under the Military Rehabilitation and Compensation Act 2004 of the 
Commonwealth. 

2. Voluntary Pensioner Rates and Annual Charges Concessions 

Eligible Pensioners 

Rates 

In relation to a rate levied on land on which a dwelling is situated means a person who is a 
member of a class of persons as detailed in points 2. (a) to (e) below, and who occupies that 
dwelling as his or her sole or principal place of living. 

(a) persons who meet the requirements of 1. (a) to (e) and have not reached the accepted 
retirement age  

(b) persons in receipt of the blind pension  

(c) persons who have reached the accepted retirement age and continue to receive either the 
Carer Payment or Disability Support Pension from Centrelink  

(d) persons who receive either the Totally and Permanently Incapacitated (TPI) Pension or the 
Extreme Disablement Adjustment (EDA) Pension from the Department of Veteran Affairs. 

Domestic Waste Management Services Charge 

In relation to the domestic waste management services charge on land on which a dwelling is 
situated means a person who is a member of a class of persons as detailed in points 1. (a) to 
(e) above, and who occupies that dwelling as his or her sole or principal place of living. 

3. Amount of Concessions 

(a) In accordance with Section 575(3)(a) of the Act the amount of the Statutory Pensioner 
Rates and Annual Charges Concession is 50% of rate and charge up to a maximum of 
$250, or such other amount determined by the NSW Government. 
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(b) The amount of Council’s Voluntary Rates Pensioner Concession is a maximum of $150 or 
as determined in Council’s Annual Operational Plan. 

(c) The amount of Council’s Voluntary Domestic Waste Management Services Charge 
Pensioner Concession is as determined in Council’s Annual Operational Plan. This amount 
is adjusted annually in line with the percentage change in the domestic waste standard 
service charge. 

4. Application Process 

(a) Application for a pension concession must be made by completing the prescribed 
pensioner concession application form. All information must be provided before the 
application can be assessed including either a copy of the pension concession card or an 
electronic version of the pension concession card sighted and verified by a Council officer. 

(b) The application must be signed by the applicant or a person with power of attorney for the 
applicant. 

(c) The property must be the applicant’s sole or principle place of living. 

(d) Once assessed, the applicant will be notified in writing of Council’s decision and the amount 
of rates and charges payable. 

(e) The applicant(s) must hold a current Government issued Pensioner Concession Card. 
Senior's Cards and Health Care Cards are not accepted. 

5. Date of Effect 

(a) In accordance with Section 575 of the Act if a person becomes an eligible pensioner part 
way through the rating year, a proportional concession will apply based on the number of 
full quarters remaining for that financial year after the person became eligible. Accordingly, 
where a person becomes an eligible pensioner after the commencement of a quarterly 
instalment period, the concession will commence from the start of the next quarterly 
instalment period. 

(b) In accordance with Section 584 of the Act where a person ceases to qualify as an eligible 
pensioner, or sells the property to which the concession applies, the concession will cease 
at the end of that instalment quarter and be written back proportionally according to the 
number of full periods left in the rating year 

(c) In relation to Council’s voluntary concessions, the proportionate concession and ending of 
concessions will apply in the same manner as the Act dictates for mandatory concessions. 

6. Backdated concessions 

(a) The pensioner’s initial application for a pensioner concession should be made within one 
year of receiving the pensioner concession card. However, where due to an oversight the 
application is not received during the year, pensioner concessions will be granted in the 
year the application is made. 

(b) An eligible pensioner can only claim a maximum concession dating back to the 1st of July 
in the current rating year. 

7. Verification of pensioner status 

(a) Validation of eligible pensioner reference card holders will be carried out using Centrelink’s 
Confirmation eServices (CCeS) when an application is lodged. 

(b) We are not able to validate eligibility without first obtaining consent (each individual person 
requesting a concession must provide their consent) unless the eligible pensioner provides 
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another acceptable form of proof from Centrelink or the Department of Veterans’ Affairs 
confirming their eligibility to the concession (required each quarter where consent is not 
provided). 

(c) If a current pensioner applies for a concession and the name record held in Council’s 
records differs to what is on the pension card, the person must provide Council with 
sufficient legible documentation to verify they are the legal owner. Such documents for 
example would be a marriage certificate, change of name certificate, birth certificate, 
divorce documents, a current driver’s licence or a Centrelink name history report. Without 
such documents Council is unable to issue a pension concession. 

8. Pensioner Concession Card Eligibility Changes 

(a) Council confirms all pensioners' eligibility annually in late May or early June. At this time if a 
pensioner’s eligibility is not confirmed (no reason is given by Centrelink), Council is not able 
to grant a concession on their Rate Assessment issued in July. 

(b) Council may also confirm all pensioners' eligibility at other times during the year. If eligibility 
has ceased the entitlement is taken to cease on the last day of the quarterly instalment 
period during which those circumstances occur. 

(c) If the validation results in the eligibility not being confirmed, Council will remove any further 
concession. Reinstatement of a concession will require reapplication. 

(d) In these circumstances pensioners must re-apply upon issue of their new rate assessment. 
A common reason for rejection of a concession at the annual confirmation run is that the 
pensioner is overseas at the time of confirmation, and accordingly is ineligible to receive a 
Pensioner Concession Card (PCC). As part of the application process, it is required that in 
addition to the supply of a copy of their PCC card, information regarding their length of stay 
overseas in the form of a statutory declaration, will need to be given. If the pensioner is 
unable or unwilling to divulge such information, a check using the Centrelink online 
confirmation service will be made to confirm the eligibility status. Adjustments to any 
concession granted or about to be granted, will then be made. 

9. Joint Owners 

(a) On land that is jointly owned and for which the liability for payment of the rates is shared 
with ratepayers who are not eligible pensioners, the concession amount will be calculated 
proportionally according to the percentage of ownership as prescribed by Land and 
Property Information NSW. 

(b) If joint owners are eligible for a pensioner concession and they are not spouses, a separate 
form will need to be completed by each owner to receive the maximum concession, 
otherwise only a partial concession will be granted. If the property is owned by a couple 
and their spouse's name appears on the same Pensioner Concession Card, a separate 
form should still be completed for each pensioner to provide consent. 

10. Periods of absence from your home 

(a) Ratepayers remain eligible for concessions notwithstanding that they are required to leave 
their principal place of living for a temporary period for the purpose of receiving medical 
care, with an intention to return to their home subject, during the time of their absence, to 
the property being: 

(i) unoccupied for a maximum period of one (1) year, or; 

(ii) occupied only by the ratepayer’s spouse or an immediate family member. 
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(b) If a ratepayer is in receipt of a pension concession card, currently receiving a pension 
concession on the property considered to be their sole or principal place of living and is 
then required to enter an aged care facility for health or care reasons, the pension 
concession will continue to apply as long as the property is not being rented. 

11. Accruing Rates and Charges 

In further supporting eligible Pensioners: 

(a) Where in Council’s opinion the payment of Rates and Charges would cause hardship, 
eligible pensioners over the accepted retirement age may be allowed to accrue Rates and 
Charges against their estate or until the property is sold or the ratepayer no longer is an 
eligible pensioner. 

(b) Payment of the debt is to be made on the future sale or transfer of the property. 

(c) Interest charges are to accrue on overdue Rates and Charges on a daily basis in 
accordance with Section 566 of the Act. Accrued interest is to be applied to assessments 
on a weekly basis subject to procedures for issuing Notices. 

(d) Subject to paragraph (a) above, should an eligible pensioner move from their principal 
place of living, Council will allow such deferment to continue for up to one (1) year, 
provided that the property remains untenanted. Council may require evidence to support 
such deferment. 

12. Assistance to extend pensioner concession to avoid hardship  

Section 577 of the Act, enables Council to make an order deeming: 

(a) certain persons who are jointly liable with an eligible pensioner(s) or solely liable, but who 
are not themselves eligible, to be eligible pensioners for the purpose of a mandatory 
reduction in rates and charges to avoid hardship. 

(b) An eligible pensioner, not the owner of the property, has a life interest in the property and is 
responsible for the payment of rates.  

Council requires confirmation in writing with a copy of the will of a deceased estate, copy of the 
Certificate of Title if a life tenancy is registered, Deed of Agreement or relevant documentation 
to validate a life tenancy agreement. 

13. Abandonment of Pensioners’ Rates and Charges 

Under Section 582 of the Act Council may waive or reduce rates, charges and interest due by 
any person prescribed by the regulations who receives a pension, benefit or allowance under 
Chapter 2 of the Social Security Act 1991 of the Commonwealth and is the holder of a 
pensioner concession card issued by or on behalf of the Commonwealth Government. 

14. Deferral of Recovery Proceedings against Eligible Pensioners that are entitled to receive 
a Concession on Rates and Charges  

Where in Council’s opinion payment of Rates and Charges would cause hardship, eligible 
pensioners over the accepted retirement age may be allowed to accrue Rates and Charges 
against their estate. Interest charges are to accrue on overdue Rates and Charges on a daily 
basis in accordance with Section 566 of the Act. Accrued interest is to be applied to 
assessments on a weekly basis subject to procedures for issuing Notices. 

Council recognises the large number of pensioner ratepayers in the community and recognises 
the difficulties some pensioner ratepayers have in meeting their Rates and Annual Charges 
payments. 
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Under Section 712 of the Act proceedings for the recovery of a rate or charge may commence 
at any time within twenty years from the date when the rate or charge became due and 
payable. The Local Government Rating and Revenue manual advises Councils have discretion 
to accrue rates, charges and interest against a pensioner’s estate. The Office of Local 
Government advises if Councils wish to utilise this discretion, agreement is required from the 
pensioner ratepayer. 

Where the eligible pensioner requests a delay in recovery action to allow outstanding rates, 
charges and interest to accrue against their estate and is willing to enter into an agreement, 
Council will: 

(a) Provide an annual rates notice of all outstanding rates, charges and interest as it does for 
all ratepayers as well as instalment reminders. 

(b) Not commence recovery action until there is a change in ownership of the property, either 
or both ratepayers leave the property (except where the pensioner is in a care facility on a 
temporary basis) or either or both become ineligible for a concession. Should any of these 
events occur, rates and annual charges will become due and payable. 

(c) However, given the constraints set out in Section 712 of the Act, Council will require 
pensioners to commence payment of overdue Rates and Annual Charges such that their 
total debt to Council does not exceed twenty years. 

15. Apportionment of statutory pensioner concessions between ordinary rates and 
domestic waste management services charge 

It is important that an accurate apportionment of pensioner concessions between rates and 
domestic waste management services charge is undertaken where the cost of providing the 
concessions is part of the reasonable cost calculations used when setting the domestic waste 
management services charge. 

Accordingly, the apportionment is to be in the same proportions as the levels of rates and 
domestic waste management services charge. The pensioner concessions are treated as a cost 
of providing the domestic waste management service, consequentially, the amount of 
government reimbursement is to be deducted from the calculation of the cost of providing the 
pensioner concession. 

Scope and application 

This Policy applies to ratepayers who meet pensioner eligibility requirements. 

References and related documents 

 Local Government Act 1993  

 Local Government (General) Regulation 2005 

 Division of Local Government – Council Rating and Revenue Raising Manual 

 Northern Beaches Council Strategic Community Plan 

 Rates and Annual Charges Hardship Policy 

Responsible Officer 

Chief Financial Officer 

Review Date 

The Policy will be due for review in four years if adopted. 
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Revision History 
Revision Date Change TRIM Ref 

1 24 November 2020 Draft Pensioners Rates and Charges Concession Policy 

Replaces former Warringah Policy PL 511 

2020/612046 
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Council Policy 
Rates and Annual Charges Hardship Policy 
 
Purpose  

To fulfil the statutory requirements of the Local Government Act, 1993 (the Act) with respect to 
both the recovery of outstanding Rates, Annual Charges and Interest and the provision of 
assistance to those ratepayers who are experiencing genuine financial hardship with the payment 
of their Rates and Annual Charges. A key objective is to work with ratepayers to achieve flexible 
alternatives to legal action where possible. 

In developing this Policy, Council has taken into account the Debt Management and Hardship 
Guidelines issued under Section 23A of the Act by the Office of Local Government. 

Policy Statement  

Council acknowledges that ratepayers will, for various reasons from time to time, fail to pay rates 
when they become due and payable to Council. It is not the intention to cause hardship to any 
ratepayer through Council’s recovery procedures and consideration will be given to acceptable 
arrangements to clear the debt prior to the end of the current financial year, where possible. 

Council recognises there are cases of genuine financial hardship requiring respect and 
compassion in special circumstances. This policy establishes guidelines for assessment of a 
hardship application applying the principles of fairness, integrity, confidentiality and compliance 
with statutory requirements. It applies to all applications for waiving, alternative payment 
arrangements or writing off rates, fees, annual charges and interest accrued on such debts. 

Principles 

1. Debt Recovery 

Council has a responsibility to recover monies owing to it in a timely, efficient and effective 
manner to finance its operations and ensure effective financial management. 

Council aims to ensure effective control over overdue rates, charges and interest and to 
establish debt management procedures for the efficient collection and recovery of outstanding 
debts including deferment and alternative payment arrangements. 

The key principles that will apply to the collection of overdue rates and charges are as follows: 

 Council’s aim is to collect all rates and charges by the end of each rating year; 

 A fair and reasonable approach to recovery will apply; 

 Council will individually assess cases of financial hardship; 

 Council will not reduce rates or charges, but will consider alternative approaches to dealing 
with cases of financial hardship; 

 Council will consider periodical payment arrangements in cases of hardship or extenuating 
circumstances; 

 Council may utilise the services of Mercantile Agents where required to conduct all or part 
of any legal or other recovery proceedings on behalf of the Council. Any costs incurred by 
the Council in connection with these legal and recovery proceedings will be added to the 
ratepayers outstanding account and will accrue against the applicable property; 

 Council will review all matters before commencing legal action to recover debts and make 
reasonable efforts to contact ratepayers before commencing legal action; 
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 Council will not provide financial advice to ratepayers and when considered relevant will 
recommend to ratepayers experiencing financial hardship that they should seek their own 
independent legal and financial advice; 

 Council will aim to achieve the Office of Local Government’s performance benchmark in 
relation to the Rates and Annual Charges Ratio, however, it will not pursue through legal 
action the collection of outstanding Rates and Annual Charges from pensioners; 

 Council will apply the provisions of the Act relating to the sale of land to recover overdue 
Rates, Annual Charges and Interest when appropriate; 

 Council will suspend debt recovery, legal action and interest accrual while a ratepayer’s 
hardship application is awaiting determination by Council. 

2. Customer Contact 

Council will make reasonable effort to contact a customer with an overdue account before 
instigating any legal recovery action. Contact efforts may (at Council’s option) include using: 

 known mailing and/or property address details recorded on Council’s rating system  

 telephone, mobile phone/SMS and email details recorded in Council’s systems 

 internet and other searches to find contact details 

 company searches where appropriate 

 using the resources of Council’s Mercantile Agents (who may also attend the property in 
person) 

It should be noted that it is the ratepayer’s responsibility to promptly notify Council of changes to 
their contact and address information relating to property rating for each property that they own 
(or part own) and to ensure that contact information is kept up to date. 

3. Hardship Assistance 

This policy recognises that due to exceptional circumstances, owners may at times encounter 
financial hardship, making it difficult for them to pay their rates and charges as they fall due, or 
adhere to a regular payment arrangement.  

Exceptional circumstances to be considered by Council may include (but are not limited to) such 
matters as the loss of employment, loss of income, illness, separation or divorce, family 
violence, impacts of unforeseeable events (such as the impacts of a pandemic or natural 
disasters), significant changes to rates and charges related to legislative and regulatory 
changes, impacts following a general revaluation of land by the Valuer General and impacts due 
to significant changes to a Council’s rating structure (such as changes required to harmonise 
rates and charges due to council amalgamations or boundary changes). 

The Act provides Council with the following options for providing assistance to ratepayers who 
are finding it difficult to pay their rates and charges because of financial hardship: 

(a) Assistance by Periodical Payment Arrangements  

Section 564 of the Act provides that Council may accept payment of rates and charges due 
and payable by a person in accordance with an agreement made with the person and may 
write off or reduce interest accrued on rates or charges if the person complies with the 
agreement. 

(b) Assistance by writing off accrued interest and costs 

Under Section 567 of the Act Council may write off accrued interest on rates or charges 
payable by a person if, in its opinion 
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 The person was unable to pay the rates or charges when they became due and payable 
for reasons beyond the person’s control, or 

 The person is unable to pay the accrued interest for reasons beyond the person’s 
control, or 

 Payment of the accrued interest would cause the person hardship. 

(c) Assistance to extend pensioner concession to avoid hardship 

Section 577 of the Act, enables Council to make an order deeming certain persons who are 
jointly liable with an eligible pensioner(s) or solely liable, but who are not themselves eligible, 
to be eligible pensioners for the purpose of a mandatory reduction in rates and charges to 
avoid hardship. 

(d) Abandonment of Pensioners’ Rates and Charges 

Under Section 582 of the Act Council may waive or reduce rates, charges and interest due 
by any person prescribed by the regulations who receives a pension, benefit or allowance 
under Chapter 2 of the Social Security Act 1991 of the Commonwealth and is the holder of a 
pensioner concession card issued by or on behalf of the Commonwealth Government. 

(e) Assistance due to General Revaluation of Land in the Local Government Area and 
Changes to the Rating Category of Properties. 

Under Section 601 of the Act a ratepayer who, as a consequence of the making and levying 
of a rate on a valuation having a later base date than any valuation previously used by a 
council for the making and levying of a rate, suffers substantial hardship, may apply to the 
council for relief under this section. 

Council has the discretion to waive, reduce or defer the payment of the whole or any part of 
the increase in the amount of the rate payable by the ratepayer in such circumstances, for 
such period and subject to such conditions as it thinks fit.  

(f) Deferral of Recovery Proceedings against Eligible Pensioners that are entitled to 
receive a Rebate of Rates and Charges  

Where in Council’s opinion payment of Rates and Charges would cause hardship, eligible 
pensioners over the accepted retirement age may be allowed to accrue Rates and Charges 
against their estate. Interest charges are to accrue on overdue Rates and Charges on a 
daily basis in accordance with Section 566 of the Act. Accrued interest is to be applied to 
assessments on a weekly basis subject to procedures for issuing Notices. 

Council recognises the large number of pensioner ratepayers in the community and 
recognises the difficulties some pensioner ratepayers have in meeting their Rates and 
Annual Charges payments. 

Under Section 712 of the Act proceedings for the recovery of a rate or charge may 
commence at any time within twenty years from the date when the rate or charge became 
due and payable. The Local Government Rating and Revenue manual advises Councils 
have discretion to accrue rates, charges and interest against a pensioner’s estate. The 
Office of Local Government advises if Councils wish to utilise this discretion, agreement is 
required from the pensioner ratepayer. 

Where the eligible pensioner requests a delay in recovery action to allow outstanding rates, 
charges and interest to accrue against their estate and is willing to enter into an agreement, 
Council will: 

 Provide an annual rates and charges notice of all outstanding rates, charges and interest 
as it does for all ratepayers as well as instalment reminders. 
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 Not commence recovery action until there is a change in ownership of the property, 
either or both ratepayers leave the property (except where the pensioner is in a care 
facility on a temporary basis) or either or both become ineligible for a concession. Should 
any of these events occur, rates and annual charges will become due and payable. 

 However, given the constraints set out in Section 712 of the Act, Council will require 
pensioners to commence payment of overdue Rates and Annual Charges such that their 
total debt to Council does not exceed twenty years. 

4. Procedures 

(a) Payment Arrangements 

(i) Assistance by Periodical Payment Arrangements  

Council recognises that some ratepayers may experience financial difficulties in meeting 
their Rates commitments. Council will seek to assist ratepayers to make arrangements 
that are consistent with the ratepayer’s capacity to make regular payments. 

Relevant factors in assessing an individual’s capacity to pay may include (at Council’s 
sole discretion) consideration of a ratepayers personal circumstances including (but are 
not limited to): 

 the ratepayers total disposable income and current financial commitments 

 the number of children and/or dependents of the ratepayer, and/or 

 advice from an accredited financial counsellor 

Ratepayers experiencing financial hardship are encouraged to seek their own 
independent financial advice from suitably qualified financial counsellors. 

Payment arrangements may (at Council’s discretion) include an extension of time to pay 
or an agreement to regular manageable payments. In assessing a proposed payment 
arrangement, Council may also consider an applicant’s previous history in relation to 
compliance with prior payment arrangements (where applicable). 

(ii) Payment Arrangements - Guidelines 

Subject to Council’s agreement, a ratepayer may at any time make arrangements to pay 
off their outstanding rates and annual charges by regular payments, subject to the 
following guidelines: 

 The amount and frequency of the payments under the arrangement are to be 
acceptable to Council. As a general principle, the applicant/s will be required to enter 
into and maintain a payment arrangement which will pay all rates or charges 
including future interest charges (where applicable), as they fall due or accrue, 
and/or, significantly reduce any arrears at the end of the payment arrangement 
period. 

 Arrangements should seek to have the outstanding rates and annual charges cleared 
within a 6 to 12 month period or such other period acceptable to Council. A further 
hardship application may be considered after this period. 

 All payment arrangements must be agreed in writing and acknowledged by the 
ratepayer in writing or such other means as acceptable to Council. This may include 
such matters as the duration of the arrangement, amount and timing of payments, the 
requirement for the ratepayer to contact Council promptly should the ratepayer’s 
circumstances change, details of interest charges that may be accruing during the 
payment arrangement. 

 To protect ratepayer privacy, payment arrangements can only be made with the 
ratepayer whose details are recorded on Council’s property records or such other 
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person authorised in writing by the ratepayer to act on their behalf. Such 
authorisation to be to the satisfaction of Council and is accepted at Council’s 
discretion. 

 In accordance with Section 564 of the Act Council may enter into agreements with 
ratepayers that allow periodic payments to be made (at Council’s discretion) and may 
(at Council’s discretion) suspend or reduce interest accrual on rates or charges if the 
person complies with the approved payment arrangement. 

 However, where an owner/ratepayer has not honoured a previous arrangement, 
Council has the discretion as to whether to accept a new arrangement or continue 
with further recovery action. 

 Where the ratepayer fails to comply with their payment arrangement or fails to 
contact Council in advance of the payment due date to advise Council of any financial 
difficulties or other relevant circumstances, the total amount outstanding becomes 
due and payable (including any accrued interest) and is subject to Council’s normal 
recovery procedures. 

(b) Hardship Assistance 

(i) General Principles 

All applications for Hardship Assistance must be made on the Hardship Rate Relief 
Application Form. This form is available from Council’s website or Customer Service 
Centres. Council (at its sole discretion) may waive the requirement to complete the 
Hardship Rate Relief Application Form where extenuating circumstances impact on a 
ratepayer’s capacity to complete the form and provided that sufficient and relevant 
information has been provided to Council to assess the application. 

The form must be completed in a legible fashion and contain sufficient information for 
Council to assess the application. If the form is not legible and/or does not include 
sufficient information Council may reject the application and/or request clarification 
and/or further relevant information. 

The applicant must be an owner or part owner of the property or be the person liable for 
the payment of the rates on the property (or such other person authorised in writing by 
the ratepayer to act on their behalf). 

Council will suspend debt recovery, legal action and interest accrual while a ratepayer’s 
hardship application is awaiting determination by Council. 

Ratepayers experiencing financial hardship are encouraged to seek their own 
independent financial advice from suitably qualified financial counsellors. Where 
relevant, a ratepayer may provide evidence of such advice to Council to assist Council 
in assessing their hardship application. 

(ii) Assessment Guidelines 

Upon receipt, an applicant’s Hardship Rate Relief Application will be assessed by the 
relevant Council Officers.  

Factors to be considered in assessing applications may include, but are not limited to 
whether: 

 appropriate evidence of financial and/or other hardship has been provided 

 sufficient relevant information has been provided for Council to consider and assess 
an individual’s capacity to pay 

 the applicant receives Centrelink and/or Department of Veteran Affairs benefits 

 the applicant receives other benefits (e.g. emergency relief funding) 
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 the applicant could be considered in acute financial hardship, for example, if an 
individual earns below 75% of the minimum weekly wage 

 the applicant is experiencing domestic or family violence involving financial abuse 

 the applicant has been referred by an accredited financial counsellor, welfare agency 
or legal assistance service 

 the property is categorised as residential or farmland or business for rating purposes 

 the ratepayer previously had a good payment record 

 the ratepayer has defaulted on previous payment arrangements 

If Council is satisfied the circumstances falls within a category of hardship, it has the 
capacity (at its sole discretion) to consider deferring the payment, negotiating flexible 
payment arrangements and to consider writing off any accrued interest. 

It is Council’s intention that whilst rates will not be reduced or waived, Council has the 
authority to defer payment of rates for a maximum period of 2 years once a hardship 
application is approved. This ensures that Council’s Rate revenue is protected. Where 
the application is approved and payments are made in accordance with the 
arrangement, interest charges may (at Council’s discretion) be waived. 

Scope and application 

This Policy applies to ratepayers suffering financial hardship. 

References and related documents 

 Local Government Act 1993  

 Local Government (General) Regulation 2005 

 Civil Procedures Act 2005 

 Corporations Act 2001 

 Interpretation Act 1987 

 Division of Local Government – Council Rating and Revenue Raising Manual 

 Office of Local Government – Debt Management and Hardship Guidelines – November 2018 

 Pensioners’ Rates and Charges Concession Policy 

Definitions 

Arrangement An agreement accepted by Council or its agents for a person to repay a 
debt within a specific period of time and with conditions applying thereto. 

Person Includes an individual, a corporation and a body corporate or politic 

 

Responsible Officer 

Chief Financial Officer 

 

Review Date 

This Policy was first adopted by Council on 27 September 2016 and was due for review in 2020. 

The Policy is due for review in four years. 

Revision History 
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Revision Date Change TRIM # 

1 27 September 2016 Policy adopted by Council with amendments following exhibition 2016/322779 

2 24 November 2020 Draft for exhibition with minor amendments 2020/501483 
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Introduction 
Northern Beaches Council is required to harmonise the rating structures of the former Manly, 
Pittwater and Warringah Councils by 1 July 2021. Rates notices for properties in the former 
Manly and Pittwater Council areas currently include a Stormwater Management Services 
Charge. The purpose of this report is to explore two options: 

 extend the Stormwater Management Services Charge to all eligible Northern 
Beaches ratepayers and expand the program of works funded by this charge; or 

 discontinue the Stormwater Management Services Charge and the program of works 
it funds. 

Background 

Stormwater often flows from property drains to street gutters and systems connected to 
various channels, pipes and creeks across our drainage system. A Stormwater Management 
Services Charge (SMSC) supports improvements to the drainage system to protect people 
and properties from flooding, the health of our waterways and provides opportunities for the 
harvesting and reuse of stormwater. 

The Charge is authorised by Section 496A of the Local Government Act 1993 and Local 

Government (General) Regulations 2005. It is generally levied on urban land that is 

categorised for rating purposes as residential or business, excluding vacant land. 

 

Current situation 

Consistent with the rating structure of the former Manly, Pittwater and Warringah Councils, 

the SMSC only applies to properties in the former Manly and Pittwater Council areas. Funds 

raised are restricted to programs within the boundaries of these former local government 

areas.  

 

The current 2020/21 financial year charge is set out in Table 1. The charge is consistent with 

the upper limit set by the Local Government (General) Regulation 2005. 

 

Table 1. 2020/21 Stormwater Management Services Charge – Former Pittwater and 

Manly Council ratepayers only 

 

Type of Property Amount 

Residential Strata Lots $12.50 per property 

Residential Single Dwelling $25.00 per property 

Business Strata Lots Min $5.00 per property or the relevant portion of the 
charge for the whole scheme if it was one business 
parcel 

Business – not strata $25.00 per 350 sq.m 

 

In the 2020/21 financial year the SMSC is forecast to raise $880,704 ($346,532 former Manly 

and $534,497 former Pittwater). These funds contribute towards the cost of projects including 

the North Harbour Gross Pollutant Trap (GPT) feasibility study, North Steyne GPT, Scotland 
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Island drainage improvements, Newport Water Sensitive Urban Design (WSUD) and 

provides for the ongoing maintenance of SMSC funded works including the cleaning of 

existing GPTs.   

 
 

Stormwater management  

In the 2019/20 financial year Council funded $2.2 million for the maintenance of stormwater 
assets and $4.4 million for the renewal and construction of new stormwater assets. The 
primary source of funds for the construction of new stormwater assets comes from the 
SMSC, which currently limits these projects to the former Manly and Pittwater Council areas. 

The Stormwater Asset Management Plan seeks to identify ways in which to address a 
number of emerging issues and opportunities which include: 

• Keeping the stormwater network at the right capacity even in the face of climate 

change and further development 

• Improving the downstream environment by providing better stormwater quality 

• Planning for future improvements to improve customer service in a financially 

sustainable way 

 

A number of additional unfunded improvement projects have been identified in the Asset 

Management Plan to address these issues. These include major and minor stormwater 

works for stormwater quality such as Gross Pollutant Traps and Water Sensitive Design 

projects identified in the Clearwaters Program, and for stormwater flow improvements such 

as larger pipes and improved culverts where required. 

 

Northern Beaches Council has also recently adopted a Zero Waste to Ocean Charter. The 
Charter identifies principles to aspire to a “Zero Waste to Ocean” outcome, focusing on 
educating the community, developing targets, improving waste removal and integrating best 
practice into all our stormwater and waste management, demonstrating a Council and 
community sentiment to improving water quality in our region.  

Extending the SMSC to all eligible Northern Beaches ratepayers would provide a sustainable 

source of funds towards these improvements and aspirations. 

 

Options  

 

Option A – Implement a Northern Beaches Stormwater Management 

Services Charge – the recommended option 
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Replace the existing Manly and Pittwater Council Stormwater Management Services 

Charges with a new Northern Beaches Stormwater Management Services Charge. The 

charge would be consistent with the current structures, as outlined in Table 2, and charged in 

accordance with the Local Government Act 1993 and Local Government (General) 

Regulations 2005. 

 

Table 2. 2020/21 Proposed Stormwater Management Services Charge – Northern 

Beaches Council 

 

Type of Property Amount 

Residential Strata Lots $12.50 per property 

Residential Single Dwelling $25.00 per property 

Business Strata Lots Min $5.00 per property or the relevant portion of the 
charge for the whole scheme if it was one business parcel 

Business – not strata $25.00 per 350 sq.m 

 

 The proposed extension of the existing SMSC to 
all applicable Northern Beaches properties would raise an estimated $1.1 million for 
additional stormwater management projects on top of the existing $0.9 million.  

Table 3. 2020/21 Stormwater Management Services Charge – Modelled Funding 

Envelope  

  

A Stormwater Management Services Charge provides a sustainable source of funds towards 
addressing several emerging issues and opportunities in the management of stormwater. 
Four programs are proposed with funding from the SMSC in Table 4. Projects would be 
prioritised and developed through the annual Delivery Program. 

Table 4. Proposed Stormwater Management Services Charge Funded Program  
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Option B - Discontinue the Stormwater Management Services Charge 

and associated program of works 

 

The alternative option is to no longer charge the Stormwater Management Services Charge 

to former Manly and Pittwater Council properties. The harmonised rating structure will also 

require the alignment of the approach to this charge, so this can no longer be charged to only 

these properties.  

 

Removing the charge would result in a loss of income of $0.9 million and a matching 

reduction in expenditure on stormwater management projects per annum (or alternative 

projects). 
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