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Introduction 

The owners’corporation appreciates being able to make a late submission as 
agreed by the Secretary to the Committee. 

Background: 

I am making this submission as Chair of the Executive Committee of a block of 
strata title units in the suburb of Hawker. The complex comprises 18 units, with 
a mix of 2-bedroom/2 storey and 3 bedroom single storey units. All units have 
different sized parcels of land, which are individually owned under the Strata 
Tittles Act.  In comparison to single title houses in Hawker, the resale value of the 
units is modest.   

A significant portion of the unimproved land is not owned by any unit owner.  It 
is owned by the Owners Corporation/Body Corporate.  Significant additional fees 
must be paid under the Strata Titles Act in relation to that land. The ACT Labor 
Government provides NO services whatsoever in relation to that land. 

I feel that it is important to make these obvious points as they appear to have 
been ignored by the ACT Labor Government in applying the new calculation. 

New method of calculation 

Owners are shocked and dismayed by the way the ACT Labor Government has 
changed the methodology for calculating rates based on the unimproved land 
value for the entire complex. 

The consequence of this is that: 

1) the valuation based charged for each owner’s unit is based on the value of
parcels of land owned by other people;

2) the valuation based charge is also based on land owned by a separate
legal entity (the Body Corporate) and not individual unit owners

3) the majority of the total value of the land falls within the top rates tier 18
times over.

This is not only grossly unfair – it does not appear to be legally sound and is not 
consistent with the way in which single title home-owners are treated. 
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Inequity between single-title home owners and strata  title unit owners 
 
The financial advantage for single title home-owners over strata unit owners is 
staggering.  Single tittle home-owners can realise the valuation based rates costs 
when they sell their property.  Strata Unit owners cannot.  This is financially and 
morally wrong. 
 
Equally, when unit owners apply for a mortgage – their mortgage is not assessed 
on the entire value of the land at the complex – it is based only on the parcel of 
land and unit apportioned under the Strata Titles Act.   
 
A person who owns a house in Red Hill whose valuation based rates charge is 
based on a similar unimproved land value to this complex (say $3.5 million) can 
realise that value when they sell their property.  Owners of strata title units at 
this complex cannot. 
 
This demonstrates the flawed assumptions and lack of logic in the new 
rates and land tax calculation. 
 
Treat single title home-owners the same way 
 
If single title home-owners were treated the same way as strata unit owners, the 
consequence would be to base their rates on the unimproved land value for the 
entire street (including any land owned by the ACT government such as the road 
and play ground areas).  That value would then be used to calculate their rates as 
strata unit rates and would push the majority of the total land value into the 
highest tax tier. 
 
This would result in another massive financial windfall for the ACT Labor 
Government. However, it is not legally possible to do this because single title 
houses are owned by individual owners and common land is generally owned 
and maintained by the ACT Government.   
 
These principles are exactly the same for the owners of strata title units, who 
own a parcel of land under the Strata Titles Act and common land is owned by a 
separate legal entity - not individual unit owners.   
 
Unlike single title home owners, strata title unit owners have severe limitations 
on what they can do with their property and must seek permission for 
renovation, or changes, which can be denied.  This is not the case for single title 
home-owners. 
 
The ACT Labor Government has completely disregarded these facts in the new 
calculation. 
 



 
 
The effect of the new calculation  
 
The effect of spreading the valuation based charge across the entire value of the 
property, which includes parcels of land owned by other unit owners and 
common property, which is owned the Body Corporate and for which the ACT 
Labor Government provides NO services, has been to severely financially 
disadvantage strata unit owners as the bulk of their valuation based charge is 
pushed into the top rates tier – despite the fact they do not individually own or 
have quiet enjoyment of the bulk of that land. 
 
This has not only created massive inequity between single title home owners and 
strata unit owners, it has also created significant inequity between strata unit 
owners within the same complex. At this complex, owners of the smallest units 
have been hit with the highest valuation based increases, which is demonstrated 
below. 
 
The valuation based charges for this complex for 2016/17 and 2017/18 are as 
follows: 
 
2 bedroom/2storey: 
 
2016/17 – $550.31 
2017/18 -  $1,064.56  
This is an increase of 93.45%  
 
Total rates payable 2017/18: $2,032.11 
 
3-bedroom/single story; 
 
Property 1: 
 
2016/17 – $577.00 
2017/18 -  $1,103.98 
This is an increase of 91.33%  
 
Total rates payable  2017/18 : $2,092.98 
 
 
Property 2: 
 
2016/17 – $603.90 
2017/18 -  $1,143.41 
This is an increase of 89.33%  
 



Total rates payable 2017/18: $2,132.41 (estimated) 
 
How is it possible for a unit owner with one of the smallest parcels of land  (2 
bedroom unit) to be subject to the greatest increase in valuation-based charge?  
While one of the largest (3 bedroom) units is subject to the smallest valuation 
based increase?   
 
The 3-bedroom units have a much greater resale value than the 2 bedroom units 
(at least $30-$40,00 more), yet the valuation based increase on the smallest 
property is the highest.  And the difference between rates payable for 2017/18 
on the smallest and largest units is negligible at between $60 - $100 dollars  
more for the 3-bedroom properties, which have a much greater resale value. 
 
This is further evidence that the calculation is illogical, flawed, unsound and is 
manifestly unfair.  
 
Body corporate fees: 
 
All strata unit owners must pay body corporate fees. They must also pay sinking 
fund fees to ensure that common property is appropriately maintained. These 
fees are significant. 
 
This common land, which is not owned by individual unit owners now forms 
part of the valuation based rates charge, yet the ACT Labor Government 
provides no maintenance or services for that land.  This is paid for entirely by the 
owners’ corporation. Yet, the ACT Government is calculating and collecting 
revenue on land for which it does not maintain or provide services. 
 
This is unconscionable multiple-dipping and creates even greater inequity 
between single title homeowners and strata unit owners. 
 
Not only can homeowners realise the entire value of the property on which they 
pay rates when they sell their property, they do not have the added very 
significant burden of paying both body corporate and sinking fund fees every 
year. 
 
The impact of body corporate and sinking fund fees for this complex 
 
2 bedroom/2storey: $ 2,464.00 pa 
3 bedroom/single storey (property 1) - $2,464.00 pa 
3 bedroom/single storey (property 2) - $2,552.00 pa 
   
Per annum costs  - rates plus body corporate/sinking fund fees for units in 
this complex : 
 
2 bedroom/2storey:   rates + body corporate/sinking fund:  $4,496.11  
 
3 bedroom single storey: 



Property 1 - rates + body corporate/sinking fund:  $4,556.98 
Property 2 – rates + body corporate/sinking fund: $4,684.14 
 
I have no doubt that this situation is repeated across all strata units and is simply 
unsustainable for most people. – particularly where they have a large mortgage. 
 
The immediate consequences of the new calculation are: 
 

• violation of the ACT Labor Government’s values of  “we’ll put people 
first” and “standing up for middle class and working class people” (since 
most people in modest strata title units are casual workers, centrelink 
pensioners, self-funded retirees, nurses, teachers, blue collar workers, , 
first home buyers, families with children and vulnerable tenants with and 
without children) 
 

• significant rent  increases for all people renting strata title units (note 
recent news articles relating to rent increase cases before the rent 
tribunal, and the fact that the ACT has the second highest rents in 
Australia). This will get worse if this extortionate rate and land tax 
increase is not reversed 

 
• disincentive for anyone in large houses with high rates to downsize into 

a strata  title unit  
 

• increased  single title house prices and decreased strata unit prices as 
strata unit owners try to move into single title dwellings and off-load 
strata tittle units to avoid exhorbitant rates and body corporate fees  

 
• worsening of housing affordability and availability and increased 

homelessness 
 

• financial disadvantage for many average Canberrans who are already at 
the bottom end of the property ladder who Labor governments are 
supposed to protect 

 
• strata owners (particularly investors and retirees) selling up and leaving 

Canberra for regional centres where they can live more  financially 
comfortably and potentially have better health services (eg Wagga, 
Albury, Wodonga), which fits with the Federal Liberal Government’s 
intention to decentralize the Federal public service 

 
• ultimately, 50% of Canberra’s population being forced to live in what are 

generally, ugly, unappealing poorly built unit blocks, which are 
proliferating all over Canberra as part of the ACT Labor Government’s 
push for 50% of Canberra properties to be strata title units.  

 
 
 



Land tax: 
 
The proposed land tax increases will exacerbate all of the above issues and result 
in Canberra becoming an unappealing and unaffordable investment location. 

 
Summary: 
 
Through this reckless mathematical calculation, the ACT Labor Government 
appears to have lost sight of the people it is supposed to protect.   
 
It has created massive inequality and financial disadvantage for all strata unit 
owners, the majority of whom are average working people who are struggling to 
meet increased costs of all necessities (gas, electricity, water, health care, child 
care, food and other services) at a time when wages growth is at its lowest in 
Australia’s history.  
 
In this this street alone there are another 8 strata title complexes – none of 
which appear to be represented in the submissions made to the Committee. This 
indicates a lack of community consultation and the deliberately low-key way in 
which submissions were called for, This apparently deliberate stealth has 
resulted in relatively few submissions compared to the number of strata-title 
owners and renters affected by this reckless calculation. 
 
Many people I have spoken to are not aware of the way in which this calculation 
has been made.  They have been too busy trying to survive the onslaught of price 
increases across multiple services, finding and staying in employment, keeping a 
roof over their heads and putting food on the table. 
 
The architect of the ACT Government’s tax reform has publicly stated that  
the calculation is a ‘blunt axe’ and that the Government needs “to take it back to 
the drawing board and rework it from the ground up”. I have no doubt that every 
person affected by this change agrees with this. However, only a minute number 
of those affected are represented by way of a submission to the Committee. 

Had I known about the Inquiry earlier – I would have launched a social media 
campaign and personally door knocked every strata title complex in Belconnen 
(and beyond) to ensure that every person who has been affected by this reckless 
calculation had the opportunity of being heard by the Committee. 
 
Conclusion: 

Please reverse this unjust and unfair calculation, which has resulted in 
inequity and financial hardship for strata unit owners and vulnerable renters.   

If nothing is done to rectify this injustice, the social consequences will be even 
more disastrous when (not if) interest rates rise in the near future. 

Thank you for your time. 

 


