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1. Introduction 
The Local Government Act 2020 requires each council to prepare a Revenue and Rating Plan to cover a 
minimum period of four years following each Council election. The Revenue and Rating Plan establishes the 
revenue raising framework which Council proposes to work within. 

The purpose of the Revenue and Rating Plan is to determine the most appropriate and affordable revenue 
and rating approach for Mornington Peninsula Shire which in conjunction with other income sources will 
adequately finance the objectives in the Council Plan.   

 

2. Legislative Framework & Principles 
 

The legislative framework set out in the Local Government Act 1989 determines council’s ability to develop 
a rating system. The framework provides significant flexibility for Council to tailor a system that suits its 
needs.   

Section 155 of the Local Government Act 1989 provides that a Council may declare the following rates and 
charges on rateable land:  

• General rates under Section 158  
• Municipal charges under Section 159  
• Service rates and charges under Section 162  
• Special rates and charges under Section 163  

 

The Council does not charge rate payers a municipal charge.  

The recommended strategy in relation to service rates and charges and special rates and charges are 
discussed later in this document.  

In raising Council rates, Council is required to primarily use the valuation of the rateable property to levy 
rates. Section 157 (1) of the Local Government Act 1989 provides Council with three choices in terms of 
which valuation base to utilise. They are: Site Value, Capital Improved Value (CIV) and Net Annual Value 
(NAV).  

The advantages and disadvantages of the respective valuation basis are discussed further in this 
document. Whilst this document outlines Council’s strategy regarding rates revenue, rates data will be 
contained in the Council’s Annual Budget as required by the Local Government Act 2020.   

 

Section 94(2) of the Local Government Act 2020 states that Council must adopt a budget by 30 June each 
year (or at another time fixed by the Minister) to include:  

a) the total amount that the Council intends to raise by rates and charges;  
b) a statement as to whether the rates will be raised by the application of a uniform rate or a 

differential rate:  
c) a description of any fixed component of the rates, if applicable;  
d) if the Council proposes to declare a uniform rate, the matters specified in section 160 of the Local 

Government Act 1989;  
e) if the Council proposes to declare a differential rate for any land, the matters specified in section 

161(2) of the Local Government Act 1989;  
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Section 94(3) of the Local Government Act 2020 also states that Council must ensure that, if applicable, the 
budget also contains a statement: 

a) that the Council intends to apply for a special order to increase the Council’s average rate cap for 
the financial year or any other financial year; or  

b) that the Council has made an application to the ESC for a special order and is waiting for the 
outcome of the application; or  

c) that a special Order has been made in respect of the Council and specifying the average rate cap 
that applies for the financial year or any other financial year.  
 

This plan outlines the principles and strategic framework that Council will utilise in calculating and 
distributing the rating burden to property owners, however, the quantum of rate revenue and rating 
differential amounts will be determined in the annual Mornington Peninsula Shire budget.  

 

Taxation Principles:  

When developing a rating strategy, with reference to differential rates, a Council should give consideration 
to the following good practice taxation principles: 

  

• Wealth Tax  
• Equity  
• Efficiency  
• Simplicity  
• Benefit  
• Capacity to Pay  
• Diversity  

  

Wealth Tax 

The “wealth tax” principle implies that the rates paid are dependent upon the value of a ratepayer’s real 
property and have no correlation to the individual ratepayer’s consumption of services or the perceived 
benefits derived by individual ratepayers from the expenditures funded from rates.  

 

Equity  

Horizontal equity – ratepayers in similar situations should pay similar amounts of rates (ensured mainly by 
accurate property valuations, undertaken in a consistent manner, their classification into homogenous 
property classes and the right of appeal against valuation).   

Vertical equity – those who are better off should pay more rates than those worse off (the rationale applies 
for the use of progressive and proportional income taxation. It implies a “relativity” dimension to the 
fairness of the tax burden).  

 

Efficiency  

Economic efficiency is measured by the extent to which production and consumption decisions by people 
are affected by rates.  

 

Simplicity  

How easily a rates system can be understood by ratepayers and the practicality and ease 
of administration.  
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Benefit  

The extent to which there is a nexus between consumption/benefit and the rate burden.  

 

Capacity to Pay  

The capacity of ratepayers or groups of ratepayers to pay rates.  

 

Diversity  

The capacity of ratepayers within a group to pay rates.  

Simultaneously applying all of these criteria may not always be feasible so; there are likely to be trade-offs 
among them.  The most efficient system may place an excessive burden on segments of the community 
where, from an equity point of view, this is not desirable. Alternatively, it may be too expensive for councils 
to administer, or for ratepayers to reasonably understand. 

Therefore, the design challenge is one of appropriately balancing competing considerations. That is, the 
preferred design of the rating system, and the extent to which it satisfies the criteria above, hinges on the 
weight that councils assign to a different criterion. 

 

Rates and Charges Revenue Principles:  

Total revenue will:  

• be reviewed annually;  
• will not change dramatically from one year to next; and 
• subject to rate capping as set by the Minister of Local Government. 

Differential rating should be applied as equitably as is practical and will comply with the Ministerial 
Guidelines for Differential Rating 2013 

 

3. Purpose 
 

Community consultation is an important part of the rating review process. It ensures that the voices of 
residents, businesses, and stakeholders are heard and considered in shaping the future of Council’s rating 
strategy.  

The Mornington Peninsula Shire Council is committed to transparent and informed decision-making. By 
engaging with the community, Council can better understand the diverse needs, concerns, and 
expectations of ratepayers. This feedback helps to identify potential unintended consequences, improve 
policy design, and build public trust.  

Consultation also provides an opportunity to explain the rationale behind proposed changes, clarify 
misconceptions, and demonstrate how the proposed rating structure aligns with principles of equity, 
fairness and capacity to pay.  

This paper aims to:  

• Define the objectives and desired outcomes of the rating review;  

• Explain the rationale behind proposed rating changes;  

• Provide context on why Council’s collect rates and principles of taxation;  

https://www.localgovernment.vic.gov.au/__data/assets/pdf_file/0022/74821/Ministerial_Guidelines_for_Differential_Rating_April_2013-PDF.pdf
https://www.localgovernment.vic.gov.au/__data/assets/pdf_file/0022/74821/Ministerial_Guidelines_for_Differential_Rating_April_2013-PDF.pdf
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• Present the modelling and expected impacts of the proposed changes;  

• Invite community feedback to inform Council’s final decision. 

 

4. Summary of Options for Consideration 

Retirement 
Village Differential 
rate 

Introduce a differential rate of 80% of the general rate for retirement village 
properties. This adjustment acknowledges the unique nature of retirement 
communities, and the services provided within the village. This option results in an 
average rate reduction of $181 for retirement village properties and an increase $4 
to average rates for general residential properties. 

  

Application for 
Classification of 
Rateable Property 
as Farm Land 

Proposal is to begin a rolling 4-5 year program to review all currently classified 
farm land properties, to be reassessed by completing the application contained in 
appendix 2. This will include reviewing approximately 240 properties each year.  

This process to ensure each property remains eligible for the differential rate 
discount and equity across all rate payers. 

Waste charge Implement a two-tiered waste charging structure 

• Public amenity cleaning – to recover indirect waste management costs 

• Waste collection charge – to recover direct collection costs for properties 
receiving this service. 

This approach ensures transparency and equitable cost recovery. 

Rate Payment 
Collections 

Remove the due date for full payment of rates, offering four instalments only. This 
change aims to improve cash flow and support ratepayers in managing their 
obligations more effectively. 

5. Council Profile 
The Mornington Peninsula is located on the land of the Bunurong people. It sits on the fringe of Melbourne’s 
outer southern suburbs and spans 723 square kilometres, with 192 kilometres of coastline along Port Phillip, 
Western Port and Bass Strait. Around 70 per cent of the Peninsula is rural and Green Wedge, with the 
remaining 30 per cent made up of 40 townships and villages.  

The region includes more than 1,735 kilometres of roads, 725 kilometres of footpaths, 342 kilometres of 
walking trails, and 106 kilometres of cycling trails. The Peninsula has a population of more than 175,000 
people, with significant seasonal population increases due to tourism and holidaymakers. Townships 
range from Mount Eliza to Portsea, and from Baxter and Hastings to Crib Point and Balnarring. Larger 
population centres such as Mornington, Rosebud, Hastings and Sorrento are complemented by smaller 
communities such as Flinders, Merricks, Red Hill, Somers, Shoreham, St Andrews Beach and Tuerong.  

The Peninsula is known for its distinct coastal villages, sandy beaches, lush parklands, vibrant arts scene 
and a proud First Nations history, reflected in Bunurong cultural heritage and significant sites. 
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Mornington Peninsula Shire is an ‘interface Council’ —a classification that recognises our community does 
not yet have full access to many services available in metropolitan Melbourne, often requiring residents to 
travel outside the municipality for key services. 

For more information, visit: 

mornpen.vic.gov.au/ourpeninsula 

 

6. Current Rating Methodology 
Council rates are a property-based tax that allows Council to raise revenue to fund essential public services 
and major initiatives to benefit the municipal population. 
 
Importantly, it is a taxation system that includes flexibility for councils to utilise different tools in its rating 
structure to accommodate issues of equity and to ensure fairness in rating for all ratepayers. 
Council has established a rating structure comprised of two key elements. These are:  
 

• General Rates – Based on property values (using the Capital Improved Valuation methodology), 
which are indicative of capacity to pay and form the central basis of rating under the Local 
Government Act 1989;  
 

• Fixed Charges - a fixed service charge to recoup the full cost of waste services. The charge is not 
capped under the Fair Go Rates System and applies equally to all properties. 

 
Striking a proper balance between these elements will help to improve equity in the distribution of the rate 
burden across residents. 
 
Council makes a further distinction when applying general rates by applying rating differentials based on 
the purpose for which the property is used. That is, whether the property is used for general residential, 
vacant residential or commercial/industrial, agricultural, conservation or trust for nature purposes. This 
distinction is based on the concept that different property categories should pay a fair and equitable 
contribution, taking into account the benefits those properties derive from the local community.  
 
The Mornington Peninsula Shire rating structure comprises six differential rates (general, vacant residential, 
vacant commercial/industrial, agricultural, conservation or trust for nature). These rates are structured in 
accordance with the requirements of Section 161 ‘Differential Rates’ of the Local Government Act 1989, and 
the Ministerial Guidelines for Differential Rating 2013.  
  
The differential rates are currently set as follows:  

• General 100%  
• Vacant residential 140% 
• Vacant commercial / industrial 140%  
• Conservation land 75% 
• Mornington Peninsula agricultural 35% 
• Trust for nature 35% 

 

The formula for calculating General Rates, excluding any additional charges, arrears or additional 
supplementary rates is:   
 

• Valuation (Capital Improved Value) x Rate in the Dollar (Differential Rate Type)  
 

https://mornpen.vic.gov.au/ourpeninsula
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The rate in the dollar for each rating differential category is included in Council’s annual budget. 
  
Rates and charges are an important source of revenue, accounting for over roughly 77% of its annual 
operating income received by Council. The collection of rates is an important factor in funding Council 
services.   
 
Planning for future rate increases is therefore an essential component of the long-term financial planning 
process and plays a significant role in funding both additional service delivery and the increasing costs 
related to providing Council services.  
 
Council is aware of the balance between rate revenue (as an important income source) and community 
sensitivity to rate increases. With the introduction of the State Government’s Fair Go Rates System, all rate 
increases are capped to a rate declared by the Minister for Local Government, which is announced in 
December for the following financial year.  
 
Council currently utilises a waste service charge to recoup the full cost of waste services including 
collection, disposal, street sweeping, footpath sweeping, beach cleaning, state government landfill levy, 
plus street and drain litter collection. The waste service charge is not capped under the Fair Go Rates 
System and applies equally to all properties. 
 

6.1 Valuation Basis 
In raising Council rates, Council is required to primarily use the valuation of the rateable property to levy 
rates. 
Under the Local Government Act 1989, Council has three options as to the valuation base it elects to use. 
They are:  
 
• Capital Improved Value (CIV) – Value of land and improvements upon the land.  
• Site Value (SV) – Value of land only.  
• Net Annual Value (NAV) – Rental valuation based on CIV.  

 
For residential and agricultural properties, NAV is calculated at 5 per cent of the Capital Improved Value. 
For commercial and industrial properties, NAV is calculated as the greater of the estimated annual rental 
value or 5 per cent of the CIV. 
 
Capital Improved Value (CIV)  
Capital Improved Value is the most commonly used valuation base by local government with over 90% of 
Victorian councils applying this methodology. Based on the value of both land and all improvements on 
the land, it is generally easily understood by ratepayers as it equates to the market value of the property.  
Section 161 of the Local Government Act 1989 provides that a Council may raise any general rates by the 
application of a differential rate if –  
 

a) It uses the capital improved value system of valuing land; and  
b) It considers that a differential rate will contribute to the equitable and efficient carrying out of its 

functions.  
 
Where a council does not utilise CIV, it may only apply limited differential rates in relation to farm land, 
urban farm land or residential use land.  
 
Advantages of using Capital Improved Value (CIV)  
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• CIV includes all property improvements, and hence is often supported on the basis that it more closely 
reflects “capacity to pay”. The CIV rating method considers the full development value of the property, 
and hence better meets the equity criteria than Site Value and NAV.  

• With the increased frequency of valuations (previously two-year intervals, now annual intervals) the 
market values are more predictable and has reduced the level of objections resulting from valuations.  

• The concept of the market value of property is more easily understood with CIV rather than NAV or SV.  
• Most councils in Victoria have now adopted CIV which makes it easier to compare relative movements 

in rates and valuations across councils.  
• The use of CIV allows council to apply various differential rates which greatly adds to council’s ability to 

equitably distribute the rating burden based on ability to afford council rates and council is not limited 
by the differential rates it can offer. CIV allows council to apply higher rating differentials to the vacant 
land sector that offsets conservation, agricultural and trust for nature rates.  
 

Disadvantages of using CIV  
• The main disadvantage with CIV is the fact that rates are based on the total property value which may 

not necessarily reflect the income level of the property owner as with pensioners and low-
income earners. 

 
Site value (SV)  
There are currently no Victorian councils that use this valuation base. With valuations based simply on 
the valuation of land and with only very limited ability to apply differential rates, the implementation of Site 
Value in a Mornington Peninsula Shire context would cause a shift in rate burden from the vacant land 
sectors onto the agricultural and conservation sectors, and would hinder council’s objective of a fair and 
equitable rating system.  
 
There would be further rating movements away from modern townhouse style developments 
on relatively small land parcels to older established homes on quarter acre residential blocks. In many 
ways, it is difficult to see an equity argument being served by the implementation of site valuation in 
the Mornington Peninsula Shire.  
 
Net annual value (NAV)  
NAV, in concept, represents the annual rental value of a property. However, in practice, NAV 
is loosely linked to capital improved value for residential and farm properties. Valuers derive the NAV 
directly as 5 per cent of CIV. 
 
 In contrast to the treatment of residential and farm properties, NAV for commercial and industrial 
properties are assessed regarding actual market rental. This differing treatment of commercial versus 
residential and farm properties has led to some suggestions that all properties should be valued on a 
rental basis.  
 
Overall, the use of NAV is not largely supported. For residential and farm ratepayers, actual rental values 
pose some problems. The artificial rental estimate used may not represent actual market value, and 
means the base is the same as CIV but is harder to understand.  
 
Recommended valuation base  
Mornington Peninsula Shire applies Capital Improved Value (CIV) to all properties within the Shire to 
consider the fully developed value of the property. This basis of valuation considers the total market value 
of the land plus buildings and other improvements.  
 
Differential rating allows (under the CIV method) council to shift part of the rate burden from some groups 
of ratepayers to others, through different “rates in the dollar” for each class of property.  
Once the Council has declared a differential rate for any land, the Council must:  
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a) Specify the objectives of the differential rates;  
b) Specify the characteristics of the land which are the criteria for declaring the differential rate.  

 
The purpose is to ensure that Council has a sound basis on which to develop the various charging features 
when determining its revenue strategies and ensure that these are consistent with the provisions of the 
Local Government Act 1989.  
The general objectives of each of the differential rates are to ensure that all rateable land makes an 
equitable financial contribution to the cost of carrying out the functions of Council. There is no limit on the 
number or types of differential rates that can be levied, but the highest differential rate can be no more 
than four times the lowest differential rate.  
 
Property Valuations  
The Valuation of Land Act 1960 is the principal legislation in determining property valuations. Under 
the Valuation of Land Act 1960, the Victorian Valuer-General conducts property valuations on an annual 
basis. Mornington Peninsula Shire applies a Capital Improved Value (CIV) to all properties within the 
municipality to account for the full development value of the property. This basis of valuation considers 
the total market value of the land including buildings and other improvements.  
 
Property values are determined by analysis of market sales and rental evidence. The valuer builds a profile 
of value levels for each different area/property type by analysis of recent sales and leasing. This 
information is then applied to individual properties, taking into account the different characteristics of each 
property. 
 
Council needs to be mindful of the impacts of revaluations on the various property types in implementing 
the differential rating strategy outlined in the previous section to ensure that rises and falls in council rates 
remain affordable and that rating ‘shocks’ are mitigated to some degree.  
 
Date of valuation 
All properties are valued with an effective date of 1 January for use by Council in the upcoming rating year 
and are in force until 30 June the following year. Where something (other than market fluctuations) has 
changed the property value, supplementary valuations must be performed between general valuations 
and these may be performed at any time of year. 
 
Supplementary Valuations  
Supplementary valuations are carried out for a variety of reasons including rezoning, subdivisions, 
amalgamations, renovations, new constructions, extensions, occupancy changes and corrections.  
 
Supplementary valuations bring the value of the affected property into line with the general valuation of 
other properties within the municipality. Objections to supplementary valuations can be lodged in 
accordance with Part 3 of the Valuation of Land Act 1960. Any objections must be lodged with Council 
within two months of the issue of the supplementary rate notice.  
 
Objections to property valuations  
Part 3 of the Valuation of Land Act 1960 provides that a property owner may lodge an objection against the 
valuation of a property or the Australian Valuation Property Classification Code (AVPCC) within two 
months of the issue of the original or amended (supplementary) Rates and Valuation Charges Notice 
(Rates Notice), or within four months if the notice was not originally issued to the occupier of the land.  
 
A property owner must lodge their objection to the valuation or the AVPCC in writing to the Mornington 
Peninsula Shire. Property owners also have the ability to object to the site valuations on receipt of their Land 
Tax Assessment. Property owners can appeal their land valuation within two months of receipt of their 
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Council Rate Notice (via Council) or within two months of receipt of their Land Tax Assessment (via the 
State Revenue Office). 
 

6.2 Rating Differentials 
 
Council believes each differential rate will contribute to the equitable and efficient carrying out of council 
functions. Details of the objectives of each differential rate, the classes of land which are subject to each 
differential rate and the uses of each differential rate are set out below. 
  
General Rate  
Definition:  
General land is any rateable land which does not have the characteristics of lands eligible for the other 
differential rates (vacant residential, vacant commercial/industrial, agricultural, conservation or trust for 
nature).  
 
Objectives:  
To ensure that Council has adequate funding to undertake its strategic, statutory, service provision and 
community services obligations and to ensure that the differential rate in the dollar declared for defined 
general rate land properties is fair and equitable, having regard to the cost and the level of benefits 
derived from provision of Council services.  
 
Characteristics:  
The classification of the land will be determined by the occupation of that land for its best use and have 
reference to the planning scheme zoning.  
 
Types and Classes:  
Rateable land having the relevant characteristics described below:  
 

a) used primarily for residential purposes; or  
b) any land that is not defined by other differential rates (vacant residential, vacant 

commercial/industrial, agricultural, conservation or trust for nature).  
Use of Rate:  
The differential rate will be used to fund items of expenditure described in the Budget adopted by Council. 
The level of the differential rate is the level which Council considers is necessary to achieve the objectives 
specified above. 
  
Level of Rate:  
100% of General Rate.  
 
Use of Land:  
Any use permitted under the Mornington Peninsula Shire Planning Scheme.  
 
Geographic Location:  
Wherever located within the municipal district.  
 
Planning Scheme Zoning:  
The zoning applicable to each rateable land within this category, as determined by consulting maps 
referred to in the relevant Mornington Peninsula Shire Planning Scheme.  
 
Types of Buildings:  
All buildings which are already constructed on the land or which are constructed prior to the end of the 
financial year.  



 

 
Rating Strategy Review – Options Paper  

Page 12 

 
Boatsheds 
Boatsheds are rated at the general rate. 
 
Boatshed owners have exclusive occupancy but the land remains Crown Land.  
 
Boatshed rate payers are offered the same Council services offered to other rate payers supporting the 
equity taxation principle. 
 
Residential – Vacant Land Rate  
Definition:  
Residential Vacant Land is land: 
  
(a)  On which there is no dwelling or like building designed or adapted for human habitation; and 
(b)  Which is located within any of the following zones under the Mornington Peninsula Planning Scheme;  
 

ꞏ Residential Zone 1  
ꞏ Low Density Residential Zone  
ꞏ Comprehensive Development Zone 1 
ꞏ Green Wedge Zone 4 (property less than 4,000m2) 
ꞏ Special Use Zone 4. 

 
Objective:  
The objective of this differential rate is to ensure that owners of vacant residential land make an equitable 
financial contribution to the cost of carrying out the functions of Council, noting that Council incurs the cost 
of carrying out a range of functions irrespective of whether land is vacant or occupied. 
 
Types and Classes:  
The types and classes of rateable land within this differential rate are those having the relevant 
characteristics described above. 
 
Use and level of differential rate:  
 
The differential rate will be used to fund some of those items of expenditure described in the budget adopted 
by Council including (but not limited to) the: 
 
ꞏ Construction and maintenance of infrastructure assets 
ꞏ Development and provision of health and community services 
ꞏ Provision of general support services 
 
The level of the differential rate is the level which Council considers is necessary to provide for an appropriate 
contribution to Council’s budget expenditure, having regard to the characteristics of the land. 
 
Geographic Location  
Wherever located within the municipal district without reference to ward boundaries.  
 
Use of Land  
Not applicable.  
 
Planning Scheme Zoning 
The zoning applicable to each rateable land within this category, as determined by consulting maps referred 
to in the relevant planning scheme 
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Types of Buildings:  
None. 
 
Commercial – Vacant Land Rate  
Definition:  
Commercial Vacant Land is land:  
 
(a)  On which there is no building designed or adapted for commercial or like use; and  
(b)  Which is located within any of the following zones under the Mornington Peninsula Planning Scheme; 

 
ꞏ Business Use Zone 1  
ꞏ Business Use Zone 4  
ꞏ Business Use Zone 5 

 
Objective:  
To ensure that owners of vacant commercial land make an equitable financial contribution to the cost of 
carrying out the functions of Council, noting that Council incurs the cost of carrying out a range of functions 
irrespective of whether land is vacant or occupied. 
 
Types and Classes:  
The types and classes of rateable land within this differential rate are those having the relevant 
characteristics described above. 
 
Use and level of differential rate:  
The differential rate will be used to fund some of those items of expenditure described in the budget adopted 
by Council including (but not limited to) the: 
 
ꞏ Construction and maintenance of infrastructure assets 
ꞏ Development and provision of health and community services 
ꞏ Provision of general support services 
 
The level of the differential rate is the level which Council considers is necessary to provide for an appropriate 
contribution to Council’s budget expenditure, having regard to the characteristics of the land. 
 
Geographic Location  
Wherever located within the municipal district without reference to ward boundaries.  
 
Use of Land  
Not applicable.  
 
Planning Scheme Zoning 
The zoning applicable to each rateable land within this category, as determined by consulting maps referred 
to in the relevant planning scheme. 
 
Types of Buildings:  
None. 
 
Industrial – Vacant Land Rate  
Definition:  
Industrial Vacant Land is land: 
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(a)  On which there is no building designed or adapted for industrial or like use; and  
(b)  Which is located within any of the following zones under the Mornington Peninsula Planning Scheme; 

ꞏ  Industrial Zone 3  
ꞏ  Special Use Zone 1  
ꞏ  Special Use Zone 3 

 
Objective:  
To ensure that owners of vacant industrial land make an equitable financial contribution to the cost of 
carrying out the functions of Council, noting that Council incurs the cost of carrying out a range of 
functions irrespective of whether land is vacant or occupied. 
 
Types and Classes:  
The types and classes of rateable land within this differential rate are those having the relevant 
characteristics described above. 
 
Use and level of differential rate:  
The differential rate will be used to fund some of those items of expenditure described in the budget adopted 
by Council including (but not limited to) the: 
 
ꞏ Construction and maintenance of infrastructure assets 
ꞏ Development and provision of health and community services 
ꞏ Provision of general support services 
 
The level of the differential rate is the level which Council considers is necessary to provide for an appropriate 
contribution to Council’s budget expenditure, having regard to the characteristics of the land. 
 
Geographic Location  
Wherever located within the municipal district without reference to ward boundaries.  
 
Use of Land  
Not applicable.  
 
Planning Scheme Zoning 
The zoning applicable to each rateable land within this category, as determined by consulting maps referred 
to in the relevant planning scheme. 
 
Types of Buildings:  
None. 
 
Mornington Peninsula Agricultural land (Farm land) Rate  
Mornington Peninsula Shire is unique in that only the farm land portion of a rural property is eligible for the 
differential farm rate; the ‘house and curtilage’ attracts the general rate. 
 
Definition:  
Mornington Peninsula Agricultural Land is land which is ‘farm land’ within the meaning of section 2(1) of the 
Valuation of Land Act 1960 but excluding any portion containing a residential, commercial or industrial 
building (or buildings) or an outbuilding or other similar form of improvement (including the curtilage to 
any principal residential or commercial building whether the curtilage is fenced off or not). 
 
For the purposes of this definition:  
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(a)  ‘curtilage’ means an area of land measuring 2,000 square metres around the principal residential 
building or commercial building or industrial building. If there is both a principal residential building 
and a principal commercial or industrial building on such land, the curtilage will be the area 
around the residential building alone; 

(b)  'residential building' means a building used or designed or adapted for residential purposes; 
(c)  'commercial building' means a building used or designed or adapted for commercial purposes; 

and 
(d)  ‘industrial building’ means a building used or designed or adapted for industrial purposes. 
 
Objective:  
ꞏ To support the planning objectives of Melbourne 2030 as they relate to urban containment 
ꞏ To preserve the rural amenity of the Mornington Peninsula and ensure the wider community can continue 

to enjoy those benefits.  
ꞏ To preserve and protect agricultural land as a productive resource.  
ꞏ To ensure that eligible land is managed in a responsible way. 
 
Types and Classes:  
The types and classes of rateable land within this differential rate are those having the relevant 
characteristics described above. 
 
Use and level of differential rate:  
The differential rate will be used to fund some of those items of expenditure described in the budget 
adopted by Council including (but not limited to) the: 
 
ꞏ Construction and maintenance of infrastructure assets 
ꞏ Development and provision of health and community services 
ꞏ Provision of general support services 
 
The level of the differential rate is the level which Council considers is necessary to provide for an 
appropriate contribution to Council’s budget expenditure, having regard to the characteristics of the land. 
 
Geographic Location  
Council currently uses its agricultural differential rate to protect areas which are suited to agriculture and 
to ensure that eligible land is managed in a responsible way. 
 
Use of Land  
Any use corresponding with the relevant characteristics described in the declaration. 
 
Planning Scheme Zoning 
The zoning applicable to each rateable land within this category, as determined by consulting maps 
referred to in the relevant planning scheme. 
 
Types of Buildings:  
Not applicable.  
 
Council currently uses its agricultural differential rate to protect areas which are suited to agriculture and 
to ensure that eligible land is managed in a responsible way.  
 
The differential operates as follows: 
  
ꞏ 35% of the general rate is applied to the farmland component of property only  
ꞏ Farmhouse (plus curtilage) currently bears the full general rate 
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ꞏ Commercial or industrial components are separately rated 
 
Conservation Land Rate  
Definition:  
Conservation Land is land: 
 
(a) Which is 2 hectares or greater but excluding any portion containing a residential, commercial or 

industrial building or an outbuilding or other similar form of improvement (including the curtilage 
to any principal residential or commercial/industrial building) 

(b) Does not receive the Agricultural rate  
(c)  Committed to, and managed for, the protection and enhancement of the natural environment  
(d) Committed to undertake sustainable land management actions outlined in the application  
(e)  Allow relevant Shire Officers to inspect property to establish and maintain eligibility  
(f)  Maintain records of works carried out as part of the agreement  
(g) Provide annual work and property management plans 
 
For the purposes of this definition, “curtilage” means an area of land measuring 2000 square metres 
around the principal residential or commercial/industrial building. 
 
Objective:  
ꞏ To encourage the protection and enhancement of the natural environment and biodiversity of the 

Peninsula. 
ꞏ To preserve the rural amenity of the Mornington Peninsula and ensure the wider community can continue 

to enjoy those benefits 
ꞏ To ensure that eligible land is managed in a responsible way. 
 
Types and Classes:  
The types and classes of rateable land within this differential rate are those having the relevant 
characteristics described above. 
 
Use and level of differential rate:  
The differential rate will be used to fund some of those items of expenditure described in the budget 
adopted by Council including (but not limited to) the: 
 
ꞏ Construction and maintenance of infrastructure assets 
ꞏ Development and provision of health and community services 
ꞏ Provision of general support services 
 
The level of the differential rate is the level which Council considers is necessary to provide for an 
appropriate contribution to Council’s budget expenditure, having regard to the characteristics of the land. 
 
Geographic Location  
Wherever located within the municipal district without reference to ward boundaries. 
 
Use of Land  
Not applicable. 
 
Planning Scheme Zoning 
The zoning applicable to each rateable land within this category, as determined by consulting maps 
referred to in the relevant planning scheme. 
 
Types of Buildings:  
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Not applicable.  
 
Trust for Nature Rate  
Definition:  
Trust for Nature Land is land that is under Trust for Nature conservation covenant. 
 
Objective:  
The objective of this differential rate is to recognise the commitment towards protection of biodiversity of 
Mornington Peninsula Shire and provide the highest level of recognition possible within the limits of 
differential rating. A conservation covenant is a voluntary agreement between Trust for Nature and the 
landowners. 
 
ꞏ To encourage the protection and enhancement of the natural environment and biodiversity of the 

Peninsula. 
ꞏ To preserve the rural amenity of the Mornington Peninsula and ensure the wider community can continue 

to enjoy those benefits 
ꞏ To ensure that eligible land is managed in a responsible way. 
 
Types and Classes:  
The types and classes of rateable land within this differential rate are those having the relevant 
characteristics described above. 
 
Use and level of differential rate:  
The differential rate will be used to fund some of those items of expenditure described in the budget 
adopted by Council including (but not limited to) the: 
 
ꞏ Construction and maintenance of infrastructure assets 
ꞏ Development and provision of health and community services 
ꞏ Provision of general support services 
 
The level of the differential rate is the level which Council considers is necessary to provide for an 
appropriate contribution to Council’s budget expenditure, having regard to the characteristics of the land. 
 
Geographic Location  
Wherever located within the municipal district without reference to ward boundaries. 
 
Use of Land  
Not applicable. 
 
Planning Scheme Zoning 
The zoning applicable to each rateable land within this category, as determined by consulting maps 
referred to in the relevant planning scheme. 
 
Types of Buildings:  
Not applicable.  
 
Other 
Lysaght Steel Works 
The Steel Works is subject to the Western Port (Steel Works Rating) Act 1971. An annual rate payable as 
defined in the Act is payable by the Corporation for the use of Council’s services. 
 
HMAS Cerberus 
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The naval base is a non-rateable property that makes a contribution to Council equal to 50% of the 
general rate to take in to account the use of Council services within the community by the occupants of 
the naval base.  
 
Culture and Recreation 
Various classes of sporting groups and clubs are levied an amount in lieu of rates determined under the 
provisions of the Cultural and Recreational Lands Act, not the Local Government Act 1989. 
 
Classes of sporting groups rated under the Cultural and Recreational Lands Act include: 
 

• Golf Clubs (not in private ownership) 
• Yacht and Sailing Clubs 
• (Mornington) Racing Club 
• Various other “passive recreation” groups 

 
The basis for levying their rates and charges is not the valuation, but rather “such amount (not exceeding 
the amount that would otherwise have been payable by way of rates) as the council of the municipality 
thinks reasonable having regard to the services provided by the municipality in relation to such lands and 
having regard to the benefit to the community derived from such recreational lands.” 
 
Advantages of a differential rating system  
The advantages of utilising a differential rating system summarised below are:  
 
• There is greater flexibility to distribute the rate burden between all classes of property, and therefore 

link rates with the ability to pay.  
• Differential rating allows Council to better reflect the investment required by Council to establish 

infrastructure to meet the needs of other sectors.  
• Allows Council to reflect the unique circumstances of some rating categories where the application of 

a uniform rate may create an inequitable outcome (e.g. agricultural enterprises, conservation and 
Land for Nature eligible landowners).  

• Allows Council discretion in the imposition of rates to facilitate and encourage appropriate 
development of its municipal district in the best interest of the community. (i.e. conservation properties 
still attract the conservation differential rate)  
 

Disadvantages of a differential rating system  
The disadvantages in applying differential rating summarised below are:  
 
• The justification of the differential rate can at times be difficult for the various groups to accept giving 

rise to queries and complaints where the differentials may seem to be excessive.  
• Differential rates can be confusing to ratepayers, as they may have difficulty understanding the 

system. Some rating categories may feel they are unfavorably treated because they are paying a 
higher level of rates than other ratepayer groups.  

• Differential rating involves a degree of administrative complexity as properties continually shift from 
one type to another (e.g. residential to commercial,) requiring Council to update its records. Ensuring 
the accuracy/integrity of Council’s data base is critical to ensure that properties are correctly classified 
into their right category.  

 
Council may not achieve the objectives it aims for through differential rating. For example, Council may set 
its differential rate objectives to levy a higher rate on land not developed, however it may be difficult to 
prove whether the rate achieves those objectives. 
 
Service Rates and Charges  
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Section 162 of the Local Government Act 1989 provides council with the opportunity to raise service rates 
and charges for any of the following services:  
 

a. The provision of a water supply;  
b. The collection and disposal of refuse;  
c. The provision of sewage services;  
d. Any other prescribed service.  

  
Council currently applies a waste service charge for the collection and disposal of refuse on all rateable 
properties (compulsory) and providing waste services for the municipality (services including collection, 
disposal, street sweeping, footpath sweeping, beach cleaning, state government landfill levy, plus street 
and drain litter collection). The waste service charge is not a 'fee for service' levy based on services 
received or accessed. Council retains the objective of setting the service charge for waste at a level that 
fully recovers the cost of the waste services, including providing for the cost of rehabilitation of the council’s 
landfill once it reaches the end of its useful life.  
  
Whilst this same principle applies for rates in general, the mix of having a single fixed charge combined 
with valuation driven rates for the remainder of the rate invoice provides a balanced and equitable 
outcome.  
 
Collection and Administration of Rates and Charges  
The purpose of this section is to outline the rate payment options, processes, and the support  
provided to ratepayers facing financial hardship.  
  

Payment options  

In accordance with section 167(1) of the Local Government Act 1989 ratepayers have the option of paying 
rates and charges by way of four instalments, nine monthly payments or one lump sum payment in full by 
15 February.  
 
All rate payers will receive their annual rates notice during August each year. 
 
If paying quarterly instalments, the first instalment must be paid by 30 September.  Payments received 
after 30 September will be treated as part payments only and the balance must be paid in full by 15 
February. 
 
If paying quarterly instalments, the second, third and fourth reminder instalment notices are issued 3 
weeks before the payment due date.  
  
Payments are due on the prescribed dates below unless the date falls on a weekend or public holiday, in 
which case the due date will be the next business day:  
 
• 1st Instalment: 30 September  
• 2nd Instalment: 30 November  
• 3rd Instalment: 28 February  
• 4th Instalment: 31 May  
 
Monthly payments are payable on the 15th of each month from September to May the following calendar 
year. 
  
Council offers a range of payment options including:  
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• in person at Council offices (cash, cheques, EFTPOS, Mastercard or Visa),   
• online by credit card via Council’s payments portal, 
• direct debit,   
• BPAY,   
• Payble ® new payment provider (self service online app with options to pay in regular instalments or 

make a one off payment) 
• Australia Post (over the counter, over the phone via credit card and on the internet via PostBillpay),  
• by mail (cheques only).  
  
Centrepay also enables Centrelink customers to pay their rate and debtor accounts as a direct debit 
deduction from their fortnightly income. An arrangement plan can be discussed by contacting the council 
offices Revenue team.  
 

Interest on arrears and overdue rates  

Interest may be charged on all overdue rates in accordance with Section 172 of the Local Government Act 
1989. The interest rate applied is fixed under Section 2 of the Penalty Interest Rates Act 1983, which is 
determined by the Minister and published by notice in the Government Gazette.  
 
Interest on late payments is currently charged at 10% p.a. 
 
Interest will continue to accrue until the overdue amount, including state government fire services property 
levy and accrued interest is paid in full. For full payment not received by the due date, interest will be 
calculated as if the property owner chose to pay via instalments. 
  

Pensioner rebates  

Holders of a Centrelink or Veteran Affairs Pension Concession card or a Veteran Affairs 
Gold card which stipulates TPI or War Widow may claim a rebate on their sole or principal place of 
residence. Upon initial application, ongoing eligibility is maintained, unless rejected by Centrelink 
or the Department of Veteran Affairs during the annual verification procedure. Upon confirmation of an 
eligible pensioner concession status, the pensioner rebate is deducted from the rate 
account before payment is required by the ratepayer.   
  
With regards to new applicants, after being granted a Pensioner Concession Card (PCC), pensioners can 
then apply for the rebate at any time throughout the rating year. Retrospective claims up to a maximum of 
one previous financial year can be approved by Council on verification of eligibility criteria, for periods prior 
to these claims may be approved by the relevant government department.   
 

Rates Payment Assistance  

It is acknowledged at the outset that various ratepayers may experience financial hardship for a whole 
range of issues and that meeting rate obligations constitutes just one element of several difficulties that 
may be faced. The purpose of the Rates Payment Assistance is to provide options for ratepayers facing 
such situations to deal with the situation positively and reduce the strain imposed by financial hardship.  
 
Refer to the Council Financial Hardship policy to assist with available rate payment assistance options.  
 

Deferred payments  

Under Section 170 of the Local Government Act 1989, Council may defer the payment of any rate or charge 
for an eligible ratepayer whose property is their sole place of residency, allowing ratepayers an extended 
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period of time to make payments or alternatively to forestall payments on an indefinite basis until the 
ratepayer ceases to own or occupy the land in respect of which rates and charges are to be levied.  
  
Deferral of rates and charges are available to all ratepayers who satisfy the eligibility criteria and have  
proven financial difficulties. Where Council approves an application for deferral of rates or charges, 
interest will continue to be levied on the outstanding balance of rates and charges after 15 February but at 
an interest rate fixed annually by Council.  
 
Ratepayers seeking to apply for such provision will be required to request in writing and supported by 
sufficient documentation to assess the request. This may include details of assets owned, income received 
and living expenses, as well as any other information considered relevant by the applicant.  
 

Deferment of rates may only be granted on an annual basis. Applicants requiring longer deferrals will be 
required to reapply each year. All requests for rate relief will be treated as confidential. 

Debt recovery  

Council makes every effort to contact ratepayers at their correct address but it is the ratepayers’ 
responsibility to properly advise Council of their contact details. The Local Government Act 1989 Section 
230 and 231 requires both the vendor and buyer of property, or their agents (e.g. solicitors and or 
conveyancers), to notify Council by way of notice of disposition or acquisition of an interest in land.  
  
If an account becomes overdue, Council will issue a reminder notice. If the account remains unpaid, 
Council will issue a final notice which will include accrued penalty interest.  Accounts with an overdue 
balance greater than $1,000 that remain unpaid may be subject to legal action without further notice to 
recover the overdue amount. All fees and court costs incurred will be recoverable from the ratepayer.  
  
If an amount payable by way of rates in respect to land has been in arrears for three years or more, 
Council may take action to sell the property in accordance with the Local Government Act 1989 Section 181.  
 

Emergency Services and Volunteers Fund 

Property owners contribute, via council rates, to support emergency and disaster response services. 

The emergency services and volunteers fund (ESVF) will be collected by local councils and appear on your 
council rates notice. It will replace the fire services property levy (FSPL). 

The ESVF will support the vital work of a broader range of emergency services that respond to fires, floods, 
storms and other emergencies, including: 

• Victoria State Emergency Service (VICSES) 

• Triple Zero Victoria 

• Emergency Management Victoria 

• Forest Fire Management Victoria  

• State Control Centre 

• Emergency Recovery Victoria. 

The ESVF will continue to fund Fire Rescue Victoria (FRV) and Country Fire Authority (CFA).  

Other changes to the levy include:  

https://www.sro.vic.gov.au/fire-services-property-levy
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• changing the name of the fire services property levy to the emergency services and volunteers 
fund to account for funding a broader range of emergency services 

• introducing a rebate scheme for eligible CFA and VICSES volunteers for their principal place of 
residence (PPR) or farm. The Treasurer has also declared that volunteers with Shepparton Search 
and Rescue Squad are eligible for the volunteer rebate 

• abolishing the vacant land category, with vacant land being allocated to its corresponding land 
use sector  

• from 1 July 2026, a new property classification will be introduced for residential PPR, and non-PPR 
residential properties will be charged the non-residential fixed charge. 

Key features of the levy remain the same. The ESVF continues to be calculated based on a fixed charge 
that varies by property type, and a variable charge based on property type and value. Existing concessions 
also continue to apply.  
 

7. Options for Consideration 
7.1 Retirement Villages 
Retirement Villages (RVs) comprise 2,514 properties that currently pay the general rate (no discount). 
Proposal for a differential rate of 80% of the general rate, which would result in an average rate reduction of 
$181 per property. 
 
Currently the average rates for properties within retirement villages range from a minimum of $236 to a 
maximum of $1,456 per property 
 
The impact of the 80% differential rate would result in a rate reduction of $288 and $47, for the maximum 
and minimum ratepayers, respectively. This can be demonstrated in the following table: 
 

 
 

 

7.2  Application for Classification of Rateable Property as Farm Land 
Given the differential rates applied to farm land, this option is to reassess all current farm land properties 
across a rolling 4-5 year program (approximately 240 per annum) by completing the ‘Application for 
Classification of a Rateable property as Farm Land’ contained within Appendix 9.2 of this report.  

By completing this assessment on a regular basis, it will ensure a fair and equitable rating process for all 
ratepayers. It will also ensure properties are complying with the requirements to meet the agricultural rate, 
which includes ensuring hobby farms and land banking are not receiving the discounted rate.  
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7.3 Waste Service Charge 
Council currently applies a fixed waste service charge to all properties. A review of direct and indirect 
waste costs, has resulted in an opportunity to apply a waste service charge for direct collection services 
and a charge for indirect waste services. This is subject to the current review by the Minister for Local 
Government, relating to Local Government Service (Waste) Charges.   

These charges are subject to the annual budget process each year, however based on the current 2025/26 
Waste Service Charge, it would result in $344 per rateable property with a waste collection and $130 for all 
other rateble properties. These fees would continue to be cost recovery only. It can be demonstrated in this 
way as an example: 

 Those who receive a direct service through waste & recycling collection will pay: 

$344    Waste collection service 

$130      Public cleaning charge 

$474     Total charge 

Those without a waste collection pay: 

$130      Public cleaning charge 

$130       Total charge 

The result would be for those properties that currently pay $433 and receive waste collection would pay 
$474 and those properties that don’t receive waste collection would pay $130. Waste collection is based on 
those services available and not opt in. Examples of those not receiving waste collection would be bathing 
boxes, vacant land, commercial/industrial, berths, farms and conservations. 

Indirect services are for public amenity cleaning which includes but are not limited to street sweeping, 
public bin collections and beach cleaning. 

They can be demonstrated in the following table: 

 # Current Charge Option 

Waste Collection 92,857 $433 $474 

No Waste Collection 12,358 $433 $130 

 

7.4 Rate Payment Collections 
 
Council, in accordance with the LGA section 167 (1) must allow for the payment of rates by four instalments 
per annum. Council may allow a person to pay a rate or charge in a single lump sum payment LGA Section 
167 (2).  

This option is to consider removing setting the pay in full day in February each year. The move to introduce 
instalments only is aimed at improving cashflow and supporting ratepayers in managing their obligations 
more effectively.  This move would bring Council into closer alignment with most utility service providers.  

The option for residents to pay in a single payment is not removed – they can choose to pay all four 
instalments  “up front” on receipt of their rate notice.  
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Given the impact this may have, it is proposed to be introduce from the 2027/28 rating year if adopted by 
Council following the community consultation. It also, does not change the payment options noted in 
section 6 of this report. 

8. Public Submissions 
• The Mornington Peninsula Shire Council invites the community to provide input into the 

development of Council’s Rating Strategy 2026/27. Within this document is some data and 
information which may provide useful background. 
 

• Submissions for consideration in the development of Council’s Rating Strategy can be provided 
through an online portal.  
 

• Rating Strategy 2026/27 Submissions will close at 5pm, 1st February 2026 
 

• Any person/s who have made a written submission to the Council may appear in person (or by a 
person acting on his/her behalf) to make a verbal presentation in support of your submission 
before a committee of Council. Please note these will be limited to 3 minutes in the interest of 
timing on the night.  
 

• If you wish to make a verbal presentation in support of your written submission at the community 
meeting, please register your interest via the online portal when making your submission.   
 

• If you have chosen yes, Rating Strategy submissions will be heard at a Forward Planning 
Committee meeting, week of 9th of February or 16th of February at the Council offices, Besgrove 
Street, Rosebud, after 5pm 
 

• For any queries or comments arising from this information in this document please email 
budget@mornpen.vic.gov.au  
 

9. Appendix 
  

mailto:budget@mornpen.vic.gov.au
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9.1 Adopted Revenue & Rating Plan 

  

  





Acknowledgement of Country
Mornington Peninsula Shire acknowledges the Bunurong people, who have 
been the custodians of this land for many thousands of years; and pays 
respect to their elders past and present. We acknowledge that the land on 
which we meet is the place of age-old ceremonies, celebrations, initiation 
and renewal; and that the Bunurong peoples’ living culture continues to 
have a unique role in the life of this region.
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1.1 PURPOSE  

The Local Government Act 2020 requires each council to prepare a Revenue and Rating Plan to cover a 
minimum period of four years following each Council election. The Revenue and Rating Plan establishes the 
revenue raising framework which Council proposes to work within. 
 
The purpose of the Revenue and Rating Plan is to determine the most appropriate and affordable revenue 
and rating approach for Mornington Peninsula Shire which in conjunction with other income sources will 
adequately finance the objectives in the Council Plan.   
 
This plan is an important part of Council’s integrated planning framework, all of which is created to help 
Council achieve its vision of: 
 

Welcome (Wominjeka).  
  
We celebrate, protect and enhance our unique blend of coast, hinterland, green wedge and heritage 
- fostering our diverse culture and connected villages, townships and community.  
  
We are committed to supporting community groups, sustainable and balanced growth, a vibrant local 
economy, fit-for-purpose infrastructure, and ensuring a prosperous, safe, accessible, and inclusive 
future for all. 

 
Strategies outlined in this plan align with the objectives contained in the draft Council Plan and will feed into 
the Mornington Peninsula Shire’s budgeting and long-term financial planning documents, as well as other 
major plans and strategies under the Council’s strategic planning framework, as outlined in the diagram 
below. 
 

 
 

The Revenue and Rating Plan will explain how Council calculates the revenue needed to fund its activities, and how the 
funding burden will be apportioned between ratepayers and other users of Council facilities and services.  
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This plan will set out decisions that Council has made in relation to its revenue and rating practices in 
accordance with the Local Government Act 2020 to ensure the fair and equitable distribution of rates across 
property owners. It will also set out principles that are used in decision making for other revenue sources such 
as government grants, fees and charges.  
 
It is also important to note that this plan does not set revenue targets for Council, it outlines the strategic 
framework and decisions that inform how Council will go about calculating and collecting its revenue. 

1.2 INTRODUCTION  

Description of Municipality 

Mornington Peninsula Shire covers 723 square kilometres of land with a coastline that extends for 192 
kilometres (approximately 10 per cent of Victoria’s total). The region is one of Victoria’s premier holiday and 
retirement destinations and has magnificent landscapes, coasts and beaches that are of state significance 
and attract more than 8 million visitors every year.  
 
Our Community  

The Shire has 42 towns and villages spread across the peninsula, with the majority of the residential 
population living along the coastline. The Shire has an estimated permanent resident population of 172,000, 
as well as a non-resident population who spend part of the week, or their holidays, on the peninsula. Many 
beach holiday houses are based along the Port Phillip coastline, with the population swelling by up to 30 per 
cent in the summer months.  
 
Our Environment  

Approximately 70 per cent of the Shire is retained as rural land within the Green Wedge planning zone, 
whilst the other 30 per cent is taken up by towns and villages. Within the Green Wedge, there are areas of 
highly productive farmland as well as highly significant landscapes and ecosystems. The Mornington 
Peninsula and Western Port have become part of the world-wide network of biosphere reserves recognised 
by the United Nations. The region has been recognised for its: high biological diversity; many significant, rare 
native plants and vegetation; wetlands; sites of geomorphological significance; remnant indigenous 
vegetation; highly scenic landscape values; and sites of historic importance.  
 
Our Economy  

The Shire has a strong local economy, with $10.6 billion in GRP (Gross Regional Product). There are over 
17,000 businesses from a diverse range of industries including retail, manufacturing, construction, and 
business services. The region also has a distinguished agricultural history, including beef, viticulture (grapes) 
and horticulture (fruit, vegetables, and flowers), with the existing food and wine producers being recognised 
as world class and industry leaders in their respective fields. Tourism is also another sector that plays a 
significant role in our local economy. 
 
Council provides several services and facilities to our local community, and in doing so, must collect revenue 
to cover the cost of providing these services and facilities.  
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Council’s revenue sources include:  
 

 Rates and Charges (including waste service) 
 Statutory Fees and Fines 
 User Fees  
 Grants from other levels of Government  
 Cash and non-cash contributions from other parties (i.e. developers, community groups) 
 Interest, rental income and dividends from investments  
 Sale of Assets  

 
Rates and charges are the most significant revenue source for Council and make up roughly 77% of its 
annual operating income 1 and 81% of total income 2. 
 
The introduction of rate capping under the Victorian Government’s Fair Go Rates System (FGRS) has 
brought a renewed focus to Council’s long-term financial sustainability. The FGRS continues to restrict 
Council’s ability to raise revenue above the rate cap unless application is made to the Essential Services 
Commission for a variation. Maintaining service delivery levels and investing in community assets remain 
key priorities for the Council. The council is looking for opportunities to increase non-rate income in order to 
reduce reliance on its rates income. 
 
Council provides a wide range of services to the community, often for a fee or charge.  The nature of these 
fees and charges generally depends on whether they relate to statutory or discretionary services.  Some of 
these, such as statutory planning fees are set by State Government statute and are commonly known as 
statutory fees.  In these cases, councils usually have no control over service pricing. However, in relation to 
other services, Council can determine the user fee or charge and will set that fee based on the principles 
outlined in this Revenue and Rating Plan.  
 

 
1 Draft Budget FY25/26 
 
2 Performance Statement Results 2024, Rates concentration Rates compared to adjusted underlying 
revenue; MPS_AnnualReport_2024 Pg 150 
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Council revenue can also be adversely affected by changes to funding from other levels of government. 
Some grants are tied to the delivery of council services, whilst many are tied directly to the delivery of new 
community assets, such as roads or sports pavilions. It is important for Council to be clear about what grants 
it intends to apply for, and the obligations that grants create in the delivery of services or infrastructure. 

1.3 COMMUNITY ENGAGEMENT 

The Revenue and Rating Plan outlines Council’s decision-making process on how revenues are calculated 
and collected.  Development and review of the Revenue and Rating Plan is in accordance with the Council’s 
Community Engagement Strategy and Policy, Council Wellbeing Plan, Financial Plan and Asset Plan. 
 
It is proposed that a full rate strategy review is conducted by end of 2025 which will allow for extensive 
community consultation and ensure due consideration and feedback is received from relevant stakeholders.  

1.4 RATES AND CHARGES 

Council rates are a property-based tax that allows Council to raise revenue to fund essential public services 
and major initiatives to benefit the municipal population. 
 
Importantly, it is a taxation system that includes flexibility for councils to utilise different tools in its rating 
structure to accommodate issues of equity and to ensure fairness in rating for all ratepayers. 
Council has established a rating structure comprised of two key elements. These are:  
 

 General Rates – Based on property values (using the Capital Improved Valuation methodology), 
which are indicative of capacity to pay and form the central basis of rating under the Local Government 
Act 1989;  
 

 Fixed Charges - a fixed service charge to recoup the full cost of waste services. The charge is not 
capped under the Fair Go Rates System and applies equally to all properties. 

 

Striking a proper balance between these elements will help to improve equity in the distribution of the rate 
burden across residents. 
 
Council makes a further distinction when applying general rates by applying rating differentials based on the 
purpose for which the property is used. That is, whether the property is used for general residential, vacant 
residential or commercial/industrial, agricultural, conservation or trust for nature purposes. This distinction is 
based on the concept that different property categories should pay a fair and equitable contribution, taking 
into account the benefits those properties derive from the local community.  
 
The Mornington Peninsula Shire rating structure comprises six differential rates (general, vacant residential, 
vacant commercial/industrial, agricultural, conservation or trust for nature). These rates are structured in 
accordance with the requirements of Section 161 ‘Differential Rates’ of the Local Government Act 1989, and 
the Ministerial Guidelines for Differential Rating 2013.  
  
The differential rates are currently set as follows:  
 

 General 100%  
 Vacant residential 140% 
 Vacant commercial / industrial 140%  
 Conservation land 75% 
 Mornington Peninsula agricultural 35% 
 Trust for nature 35% 

 



 

6 
 

Revenue and Rating Plan 
2025 - 2029 

The formula for calculating General Rates, excluding any additional charges, arrears or additional 
supplementary rates is:   
 

 Valuation (Capital Improved Value) x Rate in the Dollar (Differential Rate Type)  
 
The rate in the dollar for each rating differential category is included in Council’s annual budget. 
  
Rates and charges are an important source of revenue, accounting for over roughly 77% of its annual operating 
income received by Council. The collection of rates is an important factor in funding Council services.   
 
Planning for future rate increases is therefore an essential component of the long-term financial planning 
process and plays a significant role in funding both additional service delivery and the increasing costs 
related to providing Council services.  
 
Council is aware of the balance between rate revenue (as an important income source) and community 
sensitivity to rate increases. With the introduction of the State Government’s Fair Go Rates System, all rate 
increases are capped to a rate declared by the Minister for Local Government, which is announced in 
December for the following financial year.  
 
Council currently utilises a waste service charge to recoup the full cost of waste services including collection, 
disposal, street sweeping, footpath sweeping, beach cleaning, state government landfill levy, plus street and 
drain litter collection. The waste service charge is not capped under the Fair Go Rates System and applies 
equally to all properties. 
 

1.4.1 RATING LEGISLATION 

The legislative framework set out in the Local Government Act 1989 determines council’s ability to develop a 
rating system. The framework provides significant flexibility for Council to tailor a system that suits its needs.   
Section 155 of the Local Government Act 1989 provides that a Council may declare the following rates and 
charges on rateable land:  
 

 General rates under Section 158  
 Municipal charges under Section 159  
 Service rates and charges under Section 162  
 Special rates and charges under Section 163  

 
The Council does not charge rate payers a municipal charge.  
 
The recommended strategy in relation to service rates and charges and special rates and charges are 
discussed later in this document.  
 
In raising Council rates, Council is required to primarily use the valuation of the rateable property to levy 
rates. Section 157 (1) of the Local Government Act 1989 provides Council with three choices in terms of 
which valuation base to utilise. They are: Site Valuation, Capital Improved Valuation (CIV) and Net Annual 
Value (NAV).  
 
The advantages and disadvantages of the respective valuation basis are discussed further in this document. 
Whilst this document outlines Council’s strategy regarding rates revenue, rates data will be contained in the 
Council’s Annual Budget as required by the Local Government Act 2020.   
 
Section 94(2) of the Local Government Act 2020 states that Council must adopt a budget by 30 June each 
year (or at another time fixed by the Minister) to include:  
 

a) the total amount that the Council intends to raise by rates and charges;  
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b) a statement as to whether the rates will be raised by the application of a uniform rate or a differential 
rate:  

c) a description of any fixed component of the rates, if applicable;  
d) if the Council proposes to declare a uniform rate, the matters specified in section 160 of the Local 

Government Act 1989;  
e) if the Council proposes to declare a differential rate for any land, the matters specified in section 

161(2) of the Local Government Act 1989;  
 

Section 94(3) of the Local Government Act 2020 also states that Council must ensure that, if applicable, the 
budget also contains a statement: 
 

a) that the Council intends to apply for a special order to increase the Council’s average rate cap for 
the financial year or any other financial year; or  

b) that the Council has made an application to the ESC for a special order and is waiting for the 
outcome of the application; or  

c) that a special Order has been made in respect of the Council and specifying the average rate cap 
that applies for the financial year or any other financial year.  
 

This plan outlines the principles and strategic framework that Council will utilise in calculating and distributing 
the rating burden to property owners, however, the quantum of rate revenue and rating differential amounts 
will be determined in the annual Mornington Peninsula Shire budget.  
 
The Victorian State Government appointed a Ministerial Panel in 2019 to lead to a review of the Local 
Government Rating System in consultation with the community, ratepayers and councils. The Panel 
presented its final report and list of recommendations to the Victorian Government in March 2020 and the 
Victorian Government subsequently published a response to the recommendations of the Panel’s report in 
December 2020. The recommended changes have not yet been implemented and timelines to make these 
changes have not been announced. 

1.4.2 RATING PRINCIPLES 

Taxation Principles:  

When developing a rating strategy, with reference to differential rates, a Council should give consideration 
to the following good practice taxation principles: 
  
 Wealth Tax  
 Equity  
 Efficiency  
 Simplicity  
 Benefit  
 Capacity to Pay  
 Diversity  
  
Wealth Tax 

The “wealth tax” principle implies that the rates paid are dependent upon the value of a ratepayer’s real 
property and have no correlation to the individual ratepayer’s consumption of services or the perceived 
benefits derived by individual ratepayers from the expenditures funded from rates.  
 
Equity  

Horizontal equity – ratepayers in similar situations should pay similar amounts of rates (ensured mainly by 
accurate property valuations, undertaken in a consistent manner, their classification into homogenous 
property classes and the right of appeal against valuation).   
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Vertical equity – those who are better off should pay more rates than those worse off (the rationale applies 
for the use of progressive and proportional income taxation. It implies a “relativity” dimension to the fairness 
of the tax burden).  
 
Efficiency  

Economic efficiency is measured by the extent to which production and consumption decisions by people are 
affected by rates.  
 
Simplicity  

How easily a rates system can be understood by ratepayers and the practicality and ease of administration.  
 
Benefit  

The extent to which there is a nexus between consumption/benefit and the rate burden.  
 
Capacity to Pay  

The capacity of ratepayers or groups of ratepayers to pay rates.  
 
Diversity  

The capacity of ratepayers within a group to pay rates.  
 
Simultaneously applying all of these criteria may not always be feasible so; there are likely to be trade-offs 
among them.  The most efficient system may place an excessive burden on segments of the community 
where, from an equity point of view, this is not desirable. Alternatively, it may be too expensive for councils to 
administer, or for ratepayers to reasonably understand. 
 
Therefore, the design challenge is one of appropriately balancing competing considerations. That is, the 
preferred design of the rating system, and the extent to which it satisfies the criteria above, hinges on the 
weight that councils assign to a different criterion. 
 
Rates and Charges Revenue Principles:  

Total revenue will:  
 
 be reviewed annually;  
 will not change dramatically from one year to next; and 
 subject to rate capping as set by the Minister of Local Government. 

 
Differential rating should be applied as equitably as is practical and will comply with the Ministerial 
Guidelines for Differential Rating 2013 

1.4.3 DETERMINING WHICH VALUATION BASE TO USE 

In raising Council rates, Council is required to primarily use the valuation of the rateable property to levy 
rates. 
 
Under the Local Government Act 1989, Council has three options as to the valuation base it elects to use. 
They are:  
 
 Capital Improved Value (CIV) – Value of land and improvements upon the land.  
 Site Value (SV) – Value of land only.  
 Net Annual Value (NAV) – Rental valuation based on CIV.  
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For residential and agricultural properties, NAV is calculated at 5 per cent of the Capital Improved Value. For 
commercial and industrial properties, NAV is calculated as the greater of the estimated annual rental value 
or 5 per cent of the CIV. 
 
Capital Improved Value (CIV)  

Capital Improved Value is the most commonly used valuation base by local government with over 90% of 
Victorian councils applying this methodology. Based on the value of both land and all improvements on the 
land, it is generally easily understood by ratepayers as it equates to the market value of the property.  
Section 161 of the Local Government Act 1989 provides that a Council may raise any general rates by the 
application of a differential rate if –  
 

a) It uses the capital improved value system of valuing land; and  
b) It considers that a differential rate will contribute to the equitable and efficient carrying out of its 

functions.  
 

Where a council does not utilise CIV, it may only apply limited differential rates in relation to farm land, urban 
farm land or residential use land.  
 
Advantages of using Capital Improved Value (CIV)  

 CIV includes all property improvements, and hence is often supported on the basis that it more closely 
reflects “capacity to pay”. The CIV rating method considers the full development value of the property, 
and hence better meets the equity criteria than Site Value and NAV.  

 With the increased frequency of valuations (previously two-year intervals, now annual intervals) the 
market values are more predictable and has reduced the level of objections resulting from valuations.  

 The concept of the market value of property is more easily understood with CIV rather than NAV or SV.  
 Most councils in Victoria have now adopted CIV which makes it easier to compare relative movements in 

rates and valuations across councils.  
 The use of CIV allows council to apply various differential rates which greatly adds to council’s ability to 

equitably distribute the rating burden based on ability to afford council rates and council is not limited by 
the differential rates it can offer. CIV allows council to apply higher rating differentials to the vacant land 
sector that offsets conservation, agricultural and trust for nature rates.  
 

Disadvantages of using CIV  

 The main disadvantage with CIV is the fact that rates are based on the total property value which may 
not necessarily reflect the income level of the property owner as with pensioners and low-
income earners. 

 
Site value (SV)  

There are currently no Victorian councils that use this valuation base. With valuations based simply on 
the valuation of land and with only very limited ability to apply differential rates, the implementation of Site 
Value in a Mornington Peninsula Shire context would cause a shift in rate burden from the vacant land 
sectors onto the agricultural and conservation sectors, and would hinder council’s objective of a fair and 
equitable rating system.  
 
There would be further rating movements away from modern townhouse style developments 
on relatively small land parcels to older established homes on quarter acre residential blocks. In many 
ways, it is difficult to see an equity argument being served by the implementation of site valuation in 
the Mornington Peninsula Shire.  
 
Net annual value (NAV)  

NAV, in concept, represents the annual rental value of a property. However, in practice, NAV 
is loosely linked to capital improved value for residential and farm properties. Valuers derive the NAV directly 
as 5 per cent of CIV. 
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In contrast to the treatment of residential and farm properties, NAV for commercial and industrial 
properties are assessed regarding actual market rental. This differing treatment of commercial versus 
residential and farm properties has led to some suggestions that all properties should be valued on a rental 
basis.  
 
Overall, the use of NAV is not largely supported. For residential and farm ratepayers, actual rental values 
pose some problems. The artificial rental estimate used may not represent actual market value, and means 
the base is the same as CIV but is harder to understand.  
 
Recommended valuation base  

Mornington Peninsula Shire applies Capital Improved Value (CIV) to all properties within the Shire to 
consider the fully developed value of the property. This basis of valuation considers the total market value of 
the land plus buildings and other improvements.  
 
Differential rating allows (under the CIV method) council to shift part of the rate burden from some groups of 
ratepayers to others, through different “rates in the dollar” for each class of property.  
 
Once the Council has declared a differential rate for any land, the Council must:  
 

a) Specify the objectives of the differential rates;  
b) Specify the characteristics of the land which are the criteria for declaring the differential rate.  

 
The purpose is to ensure that Council has a sound basis on which to develop the various charging features 
when determining its revenue strategies and ensure that these are consistent with the provisions of the 
Local Government Act 1989.  
The general objectives of each of the differential rates are to ensure that all rateable land makes an 
equitable financial contribution to the cost of carrying out the functions of Council. There is no limit on the 
number or types of differential rates that can be levied, but the highest differential rate can be no more than 
four times the lowest differential rate.  
 
Property Valuations  

The Valuation of Land Act 1960 is the principal legislation in determining property valuations. Under 
the Valuation of Land Act 1960, the Victorian Valuer-General conducts property valuations on an annual 
basis. Mornington Peninsula Shire applies a Capital Improved Value (CIV) to all properties within the 
municipality to account for the full development value of the property. This basis of valuation considers 
the total market value of the land including buildings and other improvements.  
 
Property values are determined by analysis of market sales and rental evidence. The valuer builds a profile 
of value levels for each different area/property type by analysis of recent sales and leasing. This information 
is then applied to individual properties, taking into account the different characteristics of each property. 
 
Council needs to be mindful of the impacts of revaluations on the various property types in implementing the 
differential rating strategy outlined in the previous section to ensure that rises and falls in council rates 
remain affordable and that rating ‘shocks’ are mitigated to some degree.  
 
Date of valuation 

All properties are valued with an effective date of 1 January for use by Council in the upcoming rating year 
and are in force until 30 June the following year. Where something (other than market fluctuations) has 
changed the property value, supplementary valuations must be performed between general valuations and 
these may be performed at any time of year. 
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Supplementary Valuations  

Supplementary valuations are carried out for a variety of reasons including rezoning, subdivisions, 
amalgamations, renovations, new constructions, extensions, occupancy changes and corrections.  
 
Supplementary valuations bring the value of the affected property into line with the general valuation of other 
properties within the municipality. Objections to supplementary valuations can be lodged in accordance with 
Part 3 of the Valuation of Land Act 1960. Any objections must be lodged with Council within two months of 
the issue of the supplementary rate notice.  
 
Objections to property valuations  

Part 3 of the Valuation of Land Act 1960 provides that a property owner may lodge an objection against the 
valuation of a property or the Australian Valuation Property Classification Code (AVPCC) within two 
months of the issue of the original or amended (supplementary) Rates and Valuation Charges Notice (Rates 
Notice), or within four months if the notice was not originally issued to the occupier of the land.  
 
A property owner must lodge their objection to the valuation or the AVPCC in writing to the Mornington 
Peninsula Shire. Property owners also have the ability to object to the site valuations on receipt of their Land 
Tax Assessment. Property owners can appeal their land valuation within two months of receipt of their 
Council Rate Notice (via Council) or within two months of receipt of their Land Tax Assessment (via the State 
Revenue Office).  

1.4.4 RATING DIFFERENTIALS 

Council believes each differential rate will contribute to the equitable and efficient carrying out of council 
functions. Details of the objectives of each differential rate, the classes of land which are subject to each 
differential rate and the uses of each differential rate are set out below. 
  
General Rate  

Definition:  

General land is any rateable land which does not have the characteristics of lands eligible for the other 
differential rates (vacant residential, vacant commercial/industrial, agricultural, conservation or trust for 
nature).  
 
Objectives:  

To ensure that Council has adequate funding to undertake its strategic, statutory, service provision and 
community services obligations and to ensure that the differential rate in the dollar declared for defined 
general rate land properties is fair and equitable, having regard to the cost and the level of benefits derived 
from provision of Council services.  
 
Characteristics:  

The classification of the land will be determined by the occupation of that land for its best use and have 
reference to the planning scheme zoning.  
 
Types and Classes:  

Rateable land having the relevant characteristics described below:  
 

a) used primarily for residential purposes; or  
b) any land that is not defined by other differential rates (vacant residential, vacant 

commercial/industrial, agricultural, conservation or trust for nature).  
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Use of Rate:  

The differential rate will be used to fund items of expenditure described in the Budget adopted by Council. 
The level of the differential rate is the level which Council considers is necessary to achieve the objectives 
specified above. 
  
Level of Rate:  

100% of General Rate.  
 
Use of Land:  

Any use permitted under the Mornington Peninsula Shire Planning Scheme.  
 
Geographic Location:  

Wherever located within the municipal district.  
 
Planning Scheme Zoning:  

The zoning applicable to each rateable land within this category, as determined by consulting maps referred 
to in the relevant Mornington Peninsula Shire Planning Scheme.  
 
Types of Buildings:  

All buildings which are already constructed on the land or which are constructed prior to the end of the 
financial year.  
 
Boatsheds 

Boatsheds are rated at the general rate. 
 
Boatshed owners have exclusive occupancy but the land remains Crown Land.  
 
Boatshed rate payers are offered the same Council services offered to other rate payers supporting the 
equity taxation principle. 
 
Residential – Vacant Land Rate  

Definition:  

Residential Vacant Land is land: 
  
(a) On which there is no dwelling or like building designed or adapted for human habitation; and 
(b) Which is located within any of the following zones under the Mornington Peninsula Planning Scheme;  
 

ꞏ Residential Zone 1  
ꞏ Low Density Residential Zone  
ꞏ Comprehensive Development Zone 1 
ꞏ Green Wedge Zone 4 (property less than 4,000m2) 
ꞏ Special Use Zone 4. 

 
Objective:  

The objective of this differential rate is to ensure that owners of vacant residential land make an equitable 
financial contribution to the cost of carrying out the functions of Council, noting that Council incurs the cost of 
carrying out a range of functions irrespective of whether land is vacant or occupied. 
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Types and Classes:  

The types and classes of rateable land within this differential rate are those having the relevant characteristics 
describe above. 
 
Use and level of differential rate:  

 
The differential rate will be used to fund some of those items of expenditure describe in the budget adopted 
by Council including (but not limited to) the: 
 
ꞏ Construction and maintenance of infrastructure assets 
ꞏ Development and provision of health and community services 
ꞏ Provision of general support services 
 
The level of the differential rate is the level which Council considers is necessary to provide for an appropriate 
contribution to Council’s budget expenditure, having regard to the characteristics of the land. 
 
Geographic Location  

Wherever located within the municipal district without reference to ward boundaries.  
 
Use of Land  

Not applicable.  
 
Planning Scheme Zoning 

The zoning applicable to each rateable land within this category, as determined by consulting maps referred 
to in the relevant planning scheme 
 
Types of Buildings:  

None. 
 
Commercial – Vacant Land Rate  

Definition:  

Commercial Vacant Land is land:  
 
(a) On which there is no building designed or adapted for commercial or like use; and  
(b) Which is located within any of the following zones under the Mornington Peninsula Planning Scheme; 

 
ꞏ Business Use Zone 1  
ꞏ Business Use Zone 4  
ꞏ Business Use Zone 5 

 
Objective:  

To ensure that owners of vacant commercial land make an equitable financial contribution to the cost of 
carrying out the functions of Council, noting that Council incurs the cost of carrying out a range of functions 
irrespective of whether land is vacant or occupied. 
 
Types and Classes:  

The types and classes of rateable land within this differential rate are those having the relevant characteristics 
described above. 
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Use and level of differential rate:  

The differential rate will be used to fund some of those items of expenditure describe in the budget adopted 
by Council including (but not limited to) the: 
 
ꞏ Construction and maintenance of infrastructure assets 
ꞏ Development and provision of health and community services 
ꞏ Provision of general support services 
 
The level of the differential rate is the level which Council considers is necessary to provide for an appropriate 
contribution to Council’s budget expenditure, having regard to the characteristics of the land. 
 
Geographic Location  

Wherever located within the municipal district without reference to ward boundaries.  
 
Use of Land  

Not applicable.  
 
Planning Scheme Zoning 

The zoning applicable to each rateable land within this category, as determined by consulting maps referred 
to in the relevant planning scheme. 
 
Types of Buildings:  
None. 
 
Industrial – Vacant Land Rate  

Definition:  

Industrial Vacant Land is land: 
  
(a) On which there is no building designed or adapted for industrial or like use; and  
(b) Which is located within any of the following zones under the Mornington Peninsula Planning Scheme; 

ꞏ Industrial Zone 3  
ꞏ Special Use Zone 1  
ꞏ Special Use Zone 3 

 
Objective:  

To ensure that owners of vacant industrial land make an equitable financial contribution to the cost of 
carrying out the functions of Council, noting that Council incurs the cost of carrying out a range of functions 
irrespective of whether land is vacant or occupied. 
 
Types and Classes:  

The types and classes of rateable land within this differential rate are those having the relevant 
characteristics describe above. 
 
Use and level of differential rate:  

The differential rate will be used to fund some of those items of expenditure describe in the budget adopted 
by Council including (but not limited to) the: 
 
ꞏ Construction and maintenance of infrastructure assets 
ꞏ Development and provision of health and community services 
ꞏ Provision of general support services 
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The level of the differential rate is the level which Council considers is necessary to provide for an appropriate 
contribution to Council’s budget expenditure, having regard to the characteristics of the land. 
 
Geographic Location  

Wherever located within the municipal district without reference to ward boundaries.  
 
Use of Land  

Not applicable.  
 
Planning Scheme Zoning 

The zoning applicable to each rateable land within this category, as determined by consulting maps referred 
to in the relevant planning scheme. 
 
Types of Buildings:  

None. 
 
Mornington Peninsula Agricultural land (Farm land) Rate  

Mornington Peninsula Shire is unique in that only the farm land portion of a rural property is eligible for the 
differential farm rate; the ‘house and curtilage’ attracts the general rate. 
 
Definition:  

Mornington Peninsula Agricultural Land is land which is ‘farm land’ within the meaning of section 2(1) of the 
Valuation of Land Act 1960 but excluding any portion containing a residential, commercial or industrial 
building (or buildings) or an outbuilding or other similar form of improvement (including the curtilage to any 
principal residential or commercial building whether the curtilage is fenced off or not). 
 
For the purposes of this definition:  
 
(a) ‘curtilage’ means an area of land measuring 2,000 square metres around the principal residential building 

or commercial building or industrial building. If there is both a principal residential building and a principal 
commercial or industrial building on such land, the curtilage will be the area around the residential 
building alone; 

(b) 'residential building' means a building used or designed or adapted for residential purposes; 
(c) 'commercial building' means a building used or designed or adapted for commercial purposes; and 
(d) ‘industrial building’ means a building used or designed or adapted for industrial purposes. 
 

Objective:  

ꞏ To support the planning objectives of Melbourne 2030 as they relate to urban containment 
ꞏ To preserve the rural amenity of the Mornington Peninsula and ensure the wider community can continue 

to enjoy those benefits.  
ꞏ To preserve and protect agricultural land as a productive resource.  
ꞏ To ensure that eligible land is managed in a responsible way. 
 
Types and Classes:  

The types and classes of rateable land within this differential rate are those having the relevant 
characteristics describe above. 
 
Use and level of differential rate:  

The differential rate will be used to fund some of those items of expenditure describe in the budget adopted 
by Council including (but not limited to) the: 
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ꞏ Construction and maintenance of infrastructure assets 
ꞏ Development and provision of health and community services 
ꞏ Provision of general support services 
 
The level of the differential rate is the level which Council considers is necessary to provide for an 
appropriate contribution to Council’s budget expenditure, having regard to the characteristics of the land. 
 
Geographic Location  

Council currently uses its agricultural differential rate to protect areas which are suited to agriculture and to 
ensure that eligible land is managed in a responsible way. 
 
Use of Land  

Any use corresponding with the relevant characteristics described in the declaration. 
 
Planning Scheme Zoning 

The zoning applicable to each rateable land within this category, as determined by consulting maps referred 
to in the relevant planning scheme. 
 
Types of Buildings:  

Not applicable.  
 
Council currently uses its agricultural differential rate to protect areas which are suited to agriculture and to 
ensure that eligible land is managed in a responsible way.  
 
The differential operates as follows: 
  
ꞏ 35% of the general rate is applied to the farmland component of property only  
ꞏ Farmhouse (plus curtilage) currently bears the full general rate 
ꞏ Commercial or industrial components are separately rated 
 
Conservation Land Rate  

Definition:  

Conservation Land is land: 
 
(a) Which is 2 hectares or greater but excluding any portion containing a residential, commercial or industrial 

building or an outbuilding or other similar form of improvement (including the curtilage to any principal 
residential or commercial/industrial building) 

(b) Does not receive the Agricultural rate  
(c) Committed to, and managed for, the protection and enhancement of the natural environment  
(d) Committed to undertake sustainable land management actions outlined in the application  
(e) Allow relevant Shire Officers to inspect property to establish and maintain eligibility  
(f) Maintain records of works carried out as part of the agreement  
(g) Provide annual work and property management plans 
 
For the purposes of this definition, “curtilage” means an area of land measuring 2000 square metres around 
the principal residential or commercial/industrial building. 
 
Objective:  

ꞏ To encourage the protection and enhancement of the natural environment and biodiversity of the 
Peninsula. 

ꞏ To preserve the rural amenity of the Mornington Peninsula and ensure the wider community can continue 
to enjoy those benefits 
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ꞏ To ensure that eligible land is managed in a responsible way. 
 
Types and Classes:  

The types and classes of rateable land within this differential rate are those having the relevant 
characteristics describe above. 
 
Use and level of differential rate:  

The differential rate will be used to fund some of those items of expenditure describe in the budget adopted 
by Council including (but not limited to) the: 
 
ꞏ Construction and maintenance of infrastructure assets 
ꞏ Development and provision of health and community services 
ꞏ Provision of general support services 
 
The level of the differential rate is the level which Council considers is necessary to provide for an 
appropriate contribution to Council’s budget expenditure, having regard to the characteristics of the land. 
 
Geographic Location  

Wherever located within the municipal district without reference to ward boundaries. 
 
Use of Land  

Not applicable. 
 
Planning Scheme Zoning 

The zoning applicable to each rateable land within this category, as determined by consulting maps referred 
to in the relevant planning scheme. 
 
Types of Buildings:  

Not applicable.  
 
Trust for Nature Rate  

Definition:  

Trust for Nature Land is land that is under Trust for Nature conservation covenant. 
 
Objective:  

The objective of this differential rate is to recognise the commitment towards protection of biodiversity of 
Mornington Peninsula Shire and provide the highest level of recognition possible within the limits of 
differential rating. A conservation covenant is a voluntary agreement between Trust for Nature and the 
landowners. 
 
ꞏ To encourage the protection and enhancement of the natural environment and biodiversity of the 

Peninsula. 
ꞏ To preserve the rural amenity of the Mornington Peninsula and ensure the wider community can continue 

to enjoy those benefits 
ꞏ To ensure that eligible land is managed in a responsible way. 
 
Types and Classes:  

The types and classes of rateable land within this differential rate are those having the relevant 
characteristics describe above. 
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Use and level of differential rate:  

The differential rate will be used to fund some of those items of expenditure describe in the budget adopted 
by Council including (but not limited to) the: 
 
ꞏ Construction and maintenance of infrastructure assets 
ꞏ Development and provision of health and community services 
ꞏ Provision of general support services 
 
The level of the differential rate is the level which Council considers is necessary to provide for an 
appropriate contribution to Council’s budget expenditure, having regard to the characteristics of the land. 
 
Geographic Location  

Wherever located within the municipal district without reference to ward boundaries. 
 
Use of Land  

Not applicable. 
 
Planning Scheme Zoning 

The zoning applicable to each rateable land within this category, as determined by consulting maps referred 
to in the relevant planning scheme. 
 
Types of Buildings:  

Not applicable.  
 
Other 

Lysaght Steel Works 

The Steel Works is subject to the Western Port (Steel Works Rating) Act 1971. An annual rate payable as 
defined in the Act is payable by the Corporation for the use of Council’s services. 
 
HMAS Cerberus 

The naval base is a non-rateable property that makes a contribution to Council equal to 50% of the general 
rate to take in to account the use of Council services within the community by the occupants of the naval 
base.  
 
Culture and Recreation 

Various classes of sporting groups and clubs are levied an amount in lieu of rates determined under the 
provisions of the Cultural and Recreational Lands Act, not the Local Government Act 1989. 
 
Classes of sporting groups rated under the Cultural and Recreational Lands Act include: 
 

 Golf Clubs (not in private ownership) 
 Yacht and Sailing Clubs 
 (Mornington) Racing Club 
 Various other “passive recreation” groups 

 
The basis for levying their rates and charges is not the valuation, but rather “such amount (not exceeding the 
amount that would otherwise have been payable by way of rates) as the council of the municipality thinks 
reasonable having regard to the services provided by the municipality in relation to such lands and having 
regard to the benefit to the community derived from such recreational lands.” 
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Advantages of a differential rating system  

The advantages of utilising a differential rating system summarised below are:  
 
 There is greater flexibility to distribute the rate burden between all classes of property, and therefore link 

rates with the ability to pay.  
 Differential rating allows Council to better reflect the investment required by Council to establish 

infrastructure to meet the needs of other sectors.  
 Allows Council to reflect the unique circumstances of some rating categories where the application of a 

uniform rate may create an inequitable outcome (e.g. agricultural enterprises, conservation and Land for 
Nature eligible landowners).  

 Allows Council discretion in the imposition of rates to facilitate and encourage appropriate development 
of its municipal district in the best interest of the community. (i.e. conservation properties still attract the 
conservation differential rate)  
 

Disadvantages of a differential rating system  

The disadvantages in applying differential rating summarised below are:  
 
 The justification of the differential rate can at times be difficult for the various groups to accept giving rise 

to queries and complaints where the differentials may seem to be excessive.  
 Differential rates can be confusing to ratepayers, as they may have difficulty understanding the system. 

Some rating categories may feel they are unfavorably treated because they are paying a higher level of 
rates than other ratepayer groups.  

 Differential rating involves a degree of administrative complexity as properties continually shift from one 
type to another (e.g. residential to commercial,) requiring Council to update its records. Ensuring the 
accuracy/integrity of Council’s data base is critical to ensure that properties are correctly classified into 
their right category.  

 Council may not achieve the objectives it aims for through differential rating. For example, Council may 
set its differential rate objectives to levy a higher rate on land not developed, however it may be difficult 
to prove whether the rate achieves those objectives. 

1.4.5 MUNICIPAL CHARGE 

Another principle rating option available to Councils is the application of a municipal charge. Under Section 
159 of the Local Government Act 1989, Council may declare a municipal charge to cover some of the 
administrative costs of the Council. The legislation is not definitive on what comprises administrative costs 
and does not require Council to specify what is covered by the charge.  
 
Mornington Peninsula Shire does not charge ratepayers a municipal charge. 

1.4.6 SPECIAL CHARGE SCHEMES 

The Local Government Act 1989 recognises that councils need help to provide improved infrastructure for 
their local communities. Legislation allows councils to pass on the cost of capital infrastructure to the owner 
of a property that generally receives a unique benefit from the construction works. The technical explanation 
of a Special Charge comes from legislation (under the Local Government Act 1989) that allows councils to 
recover the cost of works from property owners who will gain special benefit from that work.  
  
The purposes for which special rates and special charges may be used include road construction, kerb and 
channelling, footpath provision, drainage, and other capital improvement projects.  
  
The special rate or special charges may be declared based on any criteria specified by the council in the rate 
(Section 163 (2)). In accordance with Section 163 (3), council must specify:  
 

a. the wards, groups, uses or areas for which the special rate or charge is declared; and  
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b. the land in relation to which the special rate or special charge is declared;  
c. the manner in which the special rate or special charge will be assessed and levied; and  
d. details of the period for which the special rate or special charge remains in force.  

  
The special rates and charges provisions are flexible and can be used to achieve a wide range of community 
objectives. The fundamental principle of special rates and charges is proof “special benefit” applies to those 
being levied. For example, they could be used to fund co-operative fire prevention schemes. This would 
ensure that there were no ‘free-riders’ reaping the benefits but not contributing to fire prevention.   
  
Landscaping and environmental improvement programs that benefit small or localised areas could also be 
funded using special rates or charges.   

1.4.7 SERVICE RATES AND CHARGES 

Section 162 of the Local Government Act 1989 provides council with the opportunity to raise service rates 
and charges for any of the following services:  
 

a. The provision of a water supply;  
b. The collection and disposal of refuse;  
c. The provision of sewage services;  
d. Any other prescribed service.  

  
Council currently applies a waste service charge for the collection and disposal of refuse on all rateable 
properties (compulsory) and providing waste services for the municipality (services including collection, 
disposal, street sweeping, footpath sweeping, beach cleaning, state government landfill levy, plus street and 
drain litter collection). The waste service charge is not a 'fee for service' levy based on services received or 
accessed. Council retains the objective of setting the service charge for waste at a level that fully recovers 
the cost of the waste services, including providing for the cost of rehabilitation of the council’s landfill once it 
reaches the end of its useful life.  
  
Whilst this same principle applies for rates in general, the mix of having a single fixed charge combined with 
valuation driven rates for the remainder of the rate invoice provides a balanced and equitable outcome.  

1.4.8 REBATES 

Heritage Rebate 

The purpose of the Heritage rebate program is to recognise the value of heritage places on the Mornington 
Peninsula and assist landowners to undertake preservation, restoration or maintenance work to conserve the 
heritage value of their properties. 
 
Under the Mornington Peninsula Shire’s Heritage Places Policy landowners of properties of properties 
covered by the Heritage Overlay (HO) in the Mornington Peninsula Planning Scheme (planning scheme) can 
apply to Council to receive a rebate pursuant to section 169 of the Local Government Act 1989 as follows: 
 

 up to 25% for individually listed heritage places based on the difference between the Capital 
Improved Value and the Site Value 

 up to 12.5% for contributory places in a heritage precinct based on the difference between the 
Capital Improved Value and the Site Value 

1.4.9 COLLECTION AND ADMINISTRATION OF RATES AND CHARGES  

The purpose of this section is to outline the rate payment options, processes, and the support  
provided to ratepayers facing financial hardship.  
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Payment options  

In accordance with section 167(1) of the Local Government Act 1989 ratepayers have the option of paying 
rates and charges by way of four instalments, nine monthly payments or one lump sum payment in full by 15 
February.  
 
All rate payers will receive their annual rates notice during August each year. 
 
If paying quarterly instalments, the first instalment must be paid by 30 September.  Payments received after 
30 September will be treated as part payments only and the balance must be paid in full by 15 February. 
 
If paying quarterly instalments, the second, third and fourth reminder instalment notices are issued 3 weeks 
before the payment due date.  
  
Payments are due on the prescribed dates below unless the date falls on a weekend or public holiday, in 
which case the due date will be the next business day:  
 
 1st Instalment: 30 September  
 2nd Instalment: 30 November  
 3rd Instalment: 28 February  
 4th Instalment: 31 May  
 
Monthly payments are payable on the 15th of each month from September to May the following calendar 
year. 
  
Council offers a range of payment options including:  
 
 in person at Council offices (cash, cheques, EFTPOS, Mastercard or Visa),   
 online by credit card via Council’s payments portal, 
 direct debit,   
 BPAY,   
 Payble ® new payment provider (self service online app with options to pay in regular instalments or 

make a one off payment) 
 Australia Post (over the counter, over the phone via credit card and on the internet via PostBillpay),  
 by mail (cheques only).  
  
Centrepay also enables Centrelink customers to pay their rate and debtor accounts as a direct debit 
deduction from their fortnightly income. An arrangement plan can be discussed by contacting the council 
offices Revenue team.  
 
Interest on arrears and overdue rates  

Interest may be charged on all overdue rates in accordance with Section 172 of the Local Government Act 
1989. The interest rate applied is fixed under Section 2 of the Penalty Interest Rates Act 1983, which is 
determined by the Minister and published by notice in the Government Gazette.  
 
Interest on late payments is currently charged at 10% p.a. 
 
Interest will continue to accrue until the overdue amount, including state government fire services property 
levy and accrued interest is paid in full. For full payment not received by the due date, interest will be 
calculated as if the property owner chose to pay via instalments. 
  
Pensioner rebates  

Holders of a Centrelink or Veteran Affairs Pension Concession card or a Veteran Affairs 
Gold card which stipulates TPI or War Widow may claim a rebate on their sole or principal place of 
residence. Upon initial application, ongoing eligibility is maintained, unless rejected by Centrelink 
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or the Department of Veteran Affairs during the annual verification procedure. Upon confirmation of an 
eligible pensioner concession status, the pensioner rebate is deducted from the rate account before payment 
is required by the ratepayer.   
  
With regards to new applicants, after being granted a Pensioner Concession Card (PCC), pensioners can 
then apply for the rebate at any time throughout the rating year. Retrospective claims up to a maximum of 
one previous financial year can be approved by Council on verification of eligibility criteria, for periods prior 
to these claims may be approved by the relevant government department.   
 
Rates Payment Assistance  

It is acknowledged at the outset that various ratepayers may experience financial hardship for a whole range 
of issues and that meeting rate obligations constitutes just one element of several difficulties that may 
be faced. The purpose of the Rates Payment Assistance is to provide options for ratepayers facing such 
situations to deal with the situation positively and reduce the strain imposed by financial hardship.  
 
Refer to the Council Financial Hardship policy to assist with available rate payment assistance options.  
 
Deferred payments  

Under Section 170 of the Local Government Act 1989, Council may defer the payment of any rate or charge 
for an eligible ratepayer whose property is their sole place of residency, allowing ratepayers an extended 
period of time to make payments or alternatively to forestall payments on an indefinite basis until the 
ratepayer ceases to own or occupy the land in respect of which rates and charges are to be levied.  
  
Deferral of rates and charges are available to all ratepayers who satisfy the eligibility criteria and have  
proven financial difficulties. Where Council approves an application for deferral of rates or charges, 
interest will continue to be levied on the outstanding balance of rates and charges after 15 February but at 
an interest rate fixed annually by Council.  
 
Ratepayers seeking to apply for such provision will be required to request in writing and supported by 
sufficient documentation to assess the request. This may include details of assets owned, income received 
and living expenses, as well as any other information considered relevant by the applicant.  
 

Deferment of rates may only be granted on an annual basis. Applicants requiring longer deferrals will be 
required to reapply each year. All requests for rate relief will be treated as confidential. 

Debt recovery  

Council makes every effort to contact ratepayers at their correct address but it is the ratepayers’ 
responsibility to properly advise Council of their contact details. The Local Government Act 1989 Section 230 
and 231 requires both the vendor and buyer of property, or their agents (e.g. solicitors and or conveyancers), 
to notify Council by way of notice of disposition or acquisition of an interest in land.  
  
If an account becomes overdue, Council will issue a reminder notice. If the account remains unpaid, 
Council will issue a final notice which will include accrued penalty interest.  Accounts with an overdue 
balance greater than $1,000 that remain unpaid may be subject to legal action without further notice to 
recover the overdue amount. All fees and court costs incurred will be recoverable from the ratepayer.  
  
If an amount payable by way of rates in respect to land has been in arrears for three years or more, Council 
may take action to sell the property in accordance with the Local Government Act 1989 Section 181.  
 
Fire Services Property Levy  

In 2016 the Victorian State Government passed legislation requiring the Fire Services Property Levy to be 
collected from ratepayers. Previously this was collected through building and property insurance premiums. 
The Fire Services Property Levy helps fund the services provided by the Metropolitan Fire Brigade (MFB) 
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and Country Fire Authority (CFA), and all levies collected by Council are passed through to the 
State Government.  
  
The Fire Services Property Levy is based on two components, a fixed charge, and a variable charge which is 
linked to the Capital Improved Value of the property. This levy is not included in the rate cap and increases 
in the levy are at the discretion of the State Government.  
 
It should be noted the Fire Services Property Levy will be replaced by the Emergency Services and 
Volunteers Fund effective 1 July 2025.  Emergency Services and Volunteers Fund | dtf.vic.gov.au 

1.5 OTHER REVENUE ITEMS 

1.5.1 USER FEES AND CHARGES 

User fees and charges are those that Council will charge for the delivery of services and use of community 
infrastructure.  
  
Examples of user fees and charges include:  
 
 Foreshore camping fees 
 Child, youth, and family care services 
 Leisure centre and recreation fees  
 Permits and licenses 
 Animal registrations 
 Tip fees  
 Opt-in green waste 
 
Council will explore further opportunities to expand user fee for service potential. Council will reflect as part 
of the revenue strategy and long-term financial planning. 
 
The provision of infrastructure and services form a key part of council’s role in supporting the local 
community.  In providing these, council must consider a range of ‘Best Value’ principles including service 
cost and quality standards, value-for-money, and community expectations and values.  Council must also 
balance the affordability and accessibility of infrastructure and services with its financial capacity and in the 
interests of long-term financial sustainability.  
 

Councils must also comply with the government’s Competitive Neutrality Policy for significant business 
activities they provide and adjust their service prices to neutralise any competitive advantages when 
competing with the private sector.  
  

In providing services to the community, council must determine the extent of cost recovery for particular 
services consistent with the level of both individual and collective benefit that the services provide and in line 
with the community’s expectations.  
  

Mornington Peninsula Shire services are provided based on one of the following pricing methods:  
 

a. Market Price  
b. Full Cost Recovery Price  
c. Subsidised Price  
 

Market pricing (a) is where council sets prices based on the benchmarked competitive prices of alternate 
suppliers.  In general market price represents full cost recovery plus an allowance for profit.  Market 
prices will be used when other providers exist in the given market, and council needs to meet its obligations 
under the government’s Competitive Neutrality Policy.  
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It should be noted that if a market price is lower than council’s full cost price, then the market price would 
represent council subsidising that service.  If this situation exists, and there are other suppliers existing in the 
market at the same price, this may mean that council is not the most efficient supplier in the marketplace.  In 
this situation, council will consider whether there is a community service obligation and whether council 
should be providing this service at all.  
  
Full cost recovery price (b) aims to recover all direct and indirect costs incurred by council. This pricing 
should be used where a service provided by council benefits individual customers specifically, rather than 
the community as a whole. In principle, fees and charges should be set at a level that recovers the full cost 
of providing the services unless there is an overriding policy or imperative in favour of subsidisation.  
 
Subsidised pricing (c) is where council subsidises a service by not passing the full cost of that service onto 
the customer. Subsidies may range from full subsidies (i.e. council provides the service free of charge) to 
partial subsidies, where council provides the service to the user with a discount. The subsidy can be 
funded from council’s rate revenue or other sources such as Commonwealth and state funding 
programs.  Full council subsidy pricing and partial cost pricing should always be based on knowledge of the 
full cost of providing a service.  
 
As per the Victorian Auditor General’s Office report “Fees and charges – cost recovery by local government” 
recommendations, council has developed a user fee pricing policy to help guide the fair and equitable setting 
of prices. The policy outlines the process for setting fee prices and includes such principles as: 
 
 Both direct and indirect costs to be taken into account when setting prices; 

 Accessibility, affordability and efficient delivery of services must be taken into account; and 

 Competitive neutrality with commercial providers. 

Council will develop a table of fees and charges as part of its annual budget each year. Proposed pricing 
changes will be included in this table and will be communicated to stakeholders before the budget is 
adopted, giving them the chance to review and provide valuable feedback before the fees are locked in.  

1.5.2 STATUTORY FEES AND CHARGES 

Statutory fees and fines are those which council collects under the direction of legislation or other 
government directives. The rates used for statutory fees and fines are generally advised by the state 
government department responsible for the corresponding services or legislation, and generally councils will 
have limited discretion in applying these fees.  
 
Examples of statutory fees and fines include:  
 
 Town planning fees 
 Permits 
 Infringements and fines  
 Land Information Certificate fees 
 Swimming pool and spa registrations 

 
Penalty and fee units are used in Victoria’s Acts and Regulations to describe the amount of a fine or a fee. 
 
Penalty units 

Penalty units are used to define the amount payable for fines for many offences. For example, the fine for 
not complying with written council notice requiring the owner to register a swimming pool or spa within a 
specified period is ten penalty units. 
 
One penalty unit is currently $197.59, from 1 July 2024 to 30 June 2025. 
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The rate for penalty units is indexed each financial year so that it is raised in line with inflation. Any change to 
the value of a penalty unit will happen on 1 July each year. 
 
Fee units 

Fee units are used to calculate the cost of a certificate, registration or licence that is set out in an Act or 
Regulation. For example, the cost of obtaining a land information certificate with the Council is 1.82 fee units 
each. 
 
The value of one fee unit is currently $16.33. This value may increase at the beginning of a financial year, at 
the same time as penalty units. 
 
The cost of fees and penalties is calculated by multiplying the number of units by the current value of the fee 
or unit. The exact cost may be rounded up or down. 

1.5.3 GRANTS 

Grant revenue represents income usually received from other levels of government. Some grants are 
singular and attached to the delivery of specific projects, whilst others can be of a recurrent nature and may 
or may not be linked to the delivery of projects. 
  
Council will pro-actively advocate to other levels of government for grant funding support to deliver important 
infrastructure and service outcomes for the community. Council may use its own funds to leverage higher 
grant funding and maximise external funding opportunities.  
 
When preparing its financial plan, council considers its project proposal pipeline and capacity to deliver 
services and meet infrastructure needs, advocacy priorities, upcoming grant program opportunities, and co-
funding options to determine what grants to apply for. Council will only apply for and accept external funding 
if it is consistent with the Community Vision and does not lead to the distortion of Council Plan priorities. 
 
Grant assumptions are then clearly detailed in council’s budget document. No project that is reliant on grant 
funding will proceed until a signed funding agreement is in place. 

1.5.4 CONTRIBUTIONS 

Contributions represent funds received by council, usually from non-government sources, and are usually 
linked to projects. 
   
Contributions can be made to council in the form of either cash payments or asset hand-overs. 
 
Examples of contributions include:  
 
 Monies collected from developers under planning and development agreements  
 Monies collected under Developer Contribution Plans or Parking Overlays  
 Contributions from user groups towards upgrade of facilities  
 Assets handed over to council from developers at the completion of a subdivision, such as roads, 

drainage, and streetlights. 
 

Contributions should always be linked to a planning or funding agreement. Council will not undertake any 
work on a contribution-funded project until a signed agreement outlining the contribution details is in place or 
the contribution has been received. The exception to this is infrastructure listed in a Development 
Contributions Plan or Parking Overlay. In this case, Council must provide the identified infrastructure by the 
date or criteria specified in the Development Contributions Plan or Overlay.  
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Contributions linked to developments can be received well before any council expenditure occurs. In this 
situation, the funds will be identified and held separately for the specific works identified in the agreements. 
The infrastructure must be delivered in a reasonable time period not exceeding 20-25 years. 

1.5.5 REVENUE FROM INVESTMENTS 

Council receives interest on funds and investment property rental income managed as part of its investment 
portfolio. The investment portfolio is managed per council’s investment policy, which seeks to earn the best 
return on funds, whilst minimising risk. 

1.5.6 BORROWINGS 

Whilst not a source of income, borrowings can be an important cash management tool in appropriate 
circumstances. Loans can only be approved by council resolution. The following financial sustainability 
principles must be adhered to with new borrowings:  
 
 Borrowings must only be applied for where it can be proven that repayments can be met in the Long-Term 

Financial Plan  
 Borrowings must not be used to fund ongoing operations  
 Borrowings are appropriate for funding large capital works where the benefits are provided to future 

generations.  
 Council will maintain its debt at levels which are sustainable, with:  

o indebtedness <60% of rate and charges revenue, and  
o debt servicing cost <5% of total revenue (excluding capital revenue). 

 





Contact Mornington Peninsula Shire
1300 850 600 (24 hours)

TIS: 133 677 then ask for 1300 850 600

NRS: connect to NRS on relayservice.com.au then ask for 1300 
850 600

customerservice@mornpen.vic.gov.au  
Private Bag 1000,  
Rosebud 3939

facebook.com/morningtonpeninsula  
@MornPenShire  
mornpen.vic.gov.au

Mornington Peninsula Shire Service Centres

ROSEBUD
90 Besgrove Street, 3939

MORNINGTON
2 Queen Street, 3931

HASTINGS
21 Marine Parade, 3915
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Application for Classification of 
Rateable Property as Farm Land 
(Confidential when completed) 

Mornington Peninsula Agricultural Land is land which is ‘Farm Land’ within the meaning of section 
2(1) of the Valuation of Land Act 1960 but excluding any portion containing a residential, 
commercial or industrial building (or buildings) or an outbuilding or other similar form of 
improvement (including the curtilage to any principal residential or commercial building whether the 
curtilage is fenced off or not). 
 
For the purposes of this definition:  

(a) ‘curtilage’ means an area of land measuring 2,000 square metres around the principal 

residential building or commercial building or industrial building. If there is both a principal 

residential building and a principal commercial or industrial building on such land, the 

curtilage will be the area around the residential building alone: 

(b) 'residential building' means a building used or designed or adapted for residential purposes; 

and  

(c) 'commercial building' means a building used or designed or adapted for commercial 

purposes; and 

(d)  ‘industrial building’ means a building used or designed or adapted for industrial purposes. 

 
Farm Land definition 
The definition of Farm Land as per Section 2(1) of the Valuation of Land Act 1960: 
“Farm Land’ means any rateable land- 

(a) that is not less than 2 hectares in area; and 
(b) that is used primarily for grazing (including agistment), dairying, pig‑farming, poultry-

farming, fish‑farming, tree-farming, bee‑keeping, viticulture, horticulture, fruit-growing or the 
growing of crops of any kind or for any combination of those activities; and 

(c) that is used by a business- 
(i) that has a significant and substantial commercial purpose or character; and  
(ii) that seeks to make a profit on a continuous or repetitive basis from its activities on 

the land; and  
(iii) that is making a profit from its activities on the land, or that has a reasonable 

prospect of making a profit from its activities on the land if it continues to operate in 
the way that it is operating. 
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Application for Classification of 
Rateable Property as Farm Land 
(Confidential when completed) 

Determination of eligibility 
1. “Used primarily” 

In determining whether a property is eligible for Farm Land classification, the primary use or 
activity on the property must be identified. 
 
The use of the term “used primarily” does not refer to area only. All the evidence relating to the 
use to which the land is put will be assessed, including the nature and intensity of each use, 
the physical areas over which they extend, and the time, labour and expenses involved in 
conducting them. 
 
The primary use or activity on the property is required to be one of the following primary 
production activities: 

• Grazing (and agistment) of farm animals; excludes recreational horses 

• Dairying & Pig farming – business must be registered under the Health Act  

• Poultry farming  

• Fish farming can include yabbies, fish for food or tropical fish for pet shops 

• Tree farming, viticulture and fruit growing – you must prove that trees or vines have 
been planted before submitting your application 

• Horticulture or crop growing – you must prove proof of expenditure or sound agricultural 
development of the land with your application 

• Beekeeping 
 
The primary production activity must be intensive enough and of a sufficient scale to outweigh 
any competing residential use.  
 

2. “Business” 
The primary production activity conducted on the property must be a business and that 
business must be the sole or primary use of the land. 
 
The essential characteristics of a primary production business have been held by the courts to 
be: 

• the activity has significant commercial purpose or character; 

• there is more than just an intention to engage in business; 

• the purpose of making a profit as well as a prospect of profit from the activity must be 
apparent; 

• the activity must be undertaken on a sustained and repetitive basis; 

• the activity is planned, organised and carried on in a businesslike manner such that it is 
directed at making a profit; 

• the size, scale and permanency of the activity 

• the keeping of books and records 
 

Hobby farms or recreational activity and rural retreats are not considered to be a true farming 
business within the legal definition of Farm Land.  
 
The effective development of the property for production, judged by significant expenditure 
clearly directed to this purpose are factors considered for the commencement of a business. It 
is the responsibility of the applicant to convince Council that a farming business is being 
conducted or your intentions regarding the establishment of a business. 
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Application for Classification of 
Rateable Property as Farm Land 
(Confidential when completed) 

Completion of Application Form 
The applicant can be the owner or the occupier the property but must be: 

• classified as a Primary Producer by the Australian Taxation Office; and 

• be responsible for the payment of the rates and charges of the property for which the 
application is being made. 

 
The application needs to provide sufficient evidence to confirm that the primary use of the property 
is within the above definition of ‘Farm Land’ and the existence of a ‘business’ and will therefore 
require proof of: 

• ATO classification as a Primary Producer; and 

• Elements of continuity, repetition, and independent viability; and  

• The activities are for the purpose of financial gain and not merely as hobby or recreation; 
and 

• Evidence of systematic keeping of books and records 
 
Completed application forms and supporting documentation should be submitted to: 

Mornington Peninsula Shire 
Coordinator – Revenue Collections 

by email: valuations@mornpen.vic.gov.au  
 
by post: Private Bag 1000 

ROSEBUD  VIC  3939 
 
It is the responsibility of the owner to make a Farm Land classification application to Council and it 
is the owner’s responsibility to ensure that this application is received by Council. 
 
Council will determine each application based on the details provided and will arrange for an 
inspection of your property. 
 
You will receive a letter acknowledging receipt of your application form and advising you of the 
outcome of your application. 
 
If the application is successful, the Farm Land classification will only be applied from the date the 
application is received. Should the application be made after 15 January, or the finalisation of 
Stage 2 in the valuation process (whichever comes first) the applied date will be 1 July of the 
following rating year. 
 
If your application is refused, you may apply to the Victorian Civil and Administrative Tribunal, 
pursuant to Section 183 of the Local Government Act 1989, for a review of the decision. An 
application for review must be made within 30 days of receiving your letter of refusal from us. For 
more information about lodging an appeal visit the VCAT website at www.vcat.vic.gov.au. 
 
When a property classified as Farm Land changes ownership, a fresh application for Farm Land 
classification must be made by the new owners. 
 
Council reserves the right to review properties classified as Farm Land at any time. 
  

mailto:valuations@mornpen.vic.gov.au
http://www.vcat.vic.gov.au/
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Application for Classification of 
Rateable Property as Farm Land 
(Confidential when completed) 

Applicant Details 

Ratepayer Name  
 
 
 

 
Owner: 

 
Occupier: 

 

Address 
 

 
 
 
 
 

 Suburb:  
 
 

State:  Postcode:  

Telephone  
(work hours) 

 
 
 

Email 
 

 
 
 

If applicant is not the owner, 
please state owner’s name  

 
 
 

If applicant is not the occupier, 
please state occupier’s name 

 
 
 
 

If property leased: 
 
 
 
 

Copy of lease to be provided 

Rental: $  Date commenced: Period:  
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Application for Classification of 
Rateable Property as Farm Land 
(Confidential when completed) 

 

Property Details 
Please include all lands in respect of which this application is made 

Property 
No. 
(per rate 
notice) 

Street Address Locality Area 
(hectares) 

Title description 
Lot no. Plan No. 
Vol. Fol. 

 
 

    

 
 

    

 
 

    

 
 

    

 
 

    

 
 

    

 
 
 

Details of Dwelling and/or other buildings 
Please include all lands in respect of which this application is made 

Type Size (m2) Construction, age & condition 
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Application for Classification of 
Rateable Property as Farm Land 
(Confidential when completed) 

 

Details of Farming Activities 

Business or industry 

Please specify the primary production business or industry, as listed in the definition of ‘Farm 
Land’, and the aera used for the activity. 
If more than one primary production activity, please list each separately 

Activity Area 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

Property Identification Code: 
(for Vineyards over 0.5 hectares) 

 

Please specify any other activity undertaken on the property 

Description of activity Area 

 
 
 
 
 
 
 

 

Are boundaries securely fenced? 
Please circle 

Yes / No 
 

Number of paddocks  
 

Fencing 
Describe types 

 
 
 

Description of water supply 
e.g. bores, dames, water-holes, 
drinking troughs 

 
 
 
 

Area & types of any pasture 
improvements or lucerne: 
(sate condition & whether fully 
established) 
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Application for Classification of 
Rateable Property as Farm Land 
(Confidential when completed) 

Stock Details 

Property Identification Code:  

Stock Type No. of each stock type on property as at: 

Application Date 1 July for last three (3) financial years 

Year 1 Year 2 Year 3 

 
 

    

 
 

    

 
 

    

 
 

    

 
 

    

 
 

    

 
 

    

Agistment Details 

Property Identification Code:  

Stock Type No. of each stock type agisted: 

As at 
Application Date 

For last three (3) financial years 

Year 1 Year 2 Year 3 

 
 

    

 
 

    

 
 

    

 
 

    

 
 

    

 
 

    

Amount received p.a.: $ 
 

   

Other information 

Give particulars of any abnormality in your normal farming program over the past three (3) 
financial years 
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Application for Classification of 
Rateable Property as Farm Land 
(Confidential when completed) 

Crop Details 

Crop Type Area under crop as at: 

Application Date 1 July for last 3 financial years 

Year 1 Year 2 Year 3 

 
 

    

 
 

    

 
 

    

 
 

    

 
 

    

 
 

    

 
 

    

Production Statistics 

Number of stock, kilos wool or hair, kilos honey, commercial eggs, fertile eggs, tonnes timber, 
trees, tonnes grapes/fruit/vegetables, bales of hay (large/small) sold during last three (3) 
financial years: 

Description of produce sold Volume sold 

Year 1 Year 2 Year 3 

 
 

   

 
 

   

 
 

   

 
 

   

 
 

   

 
 

   

Other information 

Give particulars of any abnormality in your normal farming program over the past three (3) 
financial years 
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Application for Classification of 
Rateable Property as Farm Land 
(Confidential when completed) 

Business Records 
Inspection of any books, documents and papers is granted under Valuation of Land Act 1960 Section 3A 

Do you carry on the primary production activity as a business? Yes No 

What is your Australia Business Number (ABN)? 

             

 

Do you keep business records for the primary production activity? 
If Yes, evidence will be required in the form of a statutory declaration 
from a registered accountant 

Yes No 

Is the business registered for GST? Yes No 

Does the property covered by this application represent your primary source 
of income? 

Yes No 

Do you include this primary production business in your tax return? Yes No 

Are you classified as a Primary Producer by the Australian Tax Office 
(ATO)? 

If Yes, evidence of ATO classification will be required in the form of 
either: 

• a Tax Assessment Notice from the ATO (not more than two 
years old); or  

• a statutory declaration from a registered tax agent or 
accountant 

Yes No 

Please provide your gross revenue and expenditure amounts for the past 
three (3) financial years 

  

 Year 1 Year 2 Year 3 

 Revenue    

 Expenditure    

If you are unable to provide all these amounts, please provide additional relevant information in 
support of your application. 

If the business is starting up, the additional information provided must include: 

• a comprehensive business plan, including start-up costs and a revenue forecast 

• the start-up costs should be presented in the format of Business Victoria’s Start-
up costs sheet, or an equivalent budget 

 

Has the primary production activity on the property produced a net profit in 
at least three of the past five years? 

If Yes, evidence in the form of Business Tax Returns will be required 
 
If No, please provide additional relevant information in support of 
your application 
 

 
 
 
 

 

Yes No 
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Application for Classification of 
Rateable Property as Farm Land 
(Confidential when completed) 

Applicant(s) Declaration: 
I/We hereby make application for the above property to be classified as Farm Land. 
 
I/We declare that the information provided within this application is true and correct at the time of in 
every detail and that no relevant information has been deliberately omitted and that this information 
and any relevant financial records are available for inspection if required*. 
 
I/We agree to notify council if the primary production activity ceases to be carried out business 
ceases to be carried out on the property as defined by the Act 
 
I/We acknowledge that: 

• Council reserves the right to review properties classified as Farm Land at any time.  

• Mornington Peninsula Agricultural Rate will be applied to the Farm Land and improvements 
used for the primary production activity only. Any dwellings and associated residential 
improvements on the property for which this application is made will be rated as the 
General Rate and, in accordance with section 13DC(8) of the Valuation of Land Act 1960, 
must be separately valued. The Farm Land and any dwelling will be treated as separate 
properties by the State Revenue Office for the purposes of land tax. 

 
 
Full Name: ……………………………………….. Full Name: ……………………………………….. 

Signature: 
 
…………………………………………………….. 

Signature: 
 
…………………………………………………….. 

Date: ……………………………………………. Date: ……………………………………………. 

 
 
*Inspection of any books, documents an papers is granted under Section 3A of the Valuation of 
Land Act 1960. 

 
INFORMATION PRIVACY COLLECTION STATEMENT 
Council is collecting personal information on this form in accordance with its legislative powers and functions 
and it will only be used and disclosed in accordance with these powers and functions. You may access the 
information by contacting Council. 
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