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1.Abstract

The present system of rating system isbased on unimproved value. TheMinistry of Local
Government is in process of reviewing the unimproved value system. There were
examined one hundred and forty properties. This study adopted the unimproved value
and theraterevenuereceived by municipal councils. Thisraterevenueiscompared with
rate received by adopting improved capital value based on sales information obtained
from Ministry of Lands. The decrease and increase in rate liability were observed. In
conclusion, itisrecommended in depth study of improved capital val ue bases of taxation
to supplement the present unimproved value system in developed municipal councils.
Key Words: Rating, Appraisal, Municipal Council, Rate payers, Unimproved

Value, Improved Capital Value and zone

2.Introduction

On 28" December 1999, | carried o ut areview of unimproved valuerating systemin Fiji
Islandsfor the Ministry of Local Government. Therewas organized ahalf day workshop
on 7" May 2001 with lord mayors, town clerks and officials of Local Government

Department in Suva City Council chambers. Therefore, today inthisconference, | wishto
present thefindings of the said review on comparison of rateliabilitiesunder unimproved



value and improved capital value systems, recommendations and conclusions. The
purpose of this paper isto shareideas, contribute to the existing body of knowledge and

property taxation.

Appraisal refersto an analysis, opinion, or conclusion to the nature, quality value or
utility of specified interestsin, or aspects of identified real estate, C.P.E.A.l. Inthis
usage, appraisal covers avariety of assignments, including valuation, consulting and
review: the act or process of estimating value; an estimate of value, USPAP, 1992

edition.

3.Background

3.1.Land Tenure: Fiji Islandsis an island nation consists of over 380 islands spread
across 650,000 sguare kilometers of ocean situated 2,200 km. North of New Zealand and
3,500 North East of Australia. Thetwo largest islands are Vitilevu and VVanualevu, both
make up 87% of total land area. Vitilevu isthe main land almost twice the size of
Vaudevu.

Table 1. Fiji Land Tenure Statistics

Type % Owner Area in hectares
Native Land | 83.29 Community owned land by Natives | 1507568
Extinct Matagali 16556
CrownLand | 8.41 Crown Freehold L and 67068
Crown Schedule A" Land 65501
Crown Schedule 'B" Land 26315
Freehold 8.06 General Public 147448
Rotuma 0.24 Rotuman People 4452
Total 100.00% 1829908




Source of Information: Ministry of Lands and Mineral Resources

3.2 Municipal Tenure

LevukaTown
Levuka9s | CrownLand Freehold Land Native Land
Number 44 211 1
Area (ha) 15.8640 50.1829 0.2529

With reference to 1996 Valuation Roll of Lami, the land tenure was as follows:

Lami 96 Crown Land Freehold Land Native Land
Number 129 340 666
Area 90.2997 189.6964 266.135

Hence, out of thetotal area, approximately 34% arefreeholdland, 18%iscrownland and
48% is native land. For rest of municipal councils, paragraph seven.

3.3.Population

Thetotal population of Fiji was 775,077 consist of 4939 Chinese, European 3103, Fijians

393,575, Indians 338,818, Part European 11,685, Rotumans 9727, Other Pacific Islanders
10,463 and all others 2767, Census 1996.

Table: 1 Population in urban centersisastabulated hereunder (CES December 1999).

Council Urban Peri-urban No. of Property | Tenure/Deviop’t
Suva City 77,366 90,609 10,124
NasnuTown |- - -
Nausori Town 5,744 15,873 1097
Lami Town 10,556 8,372 -
Lautoka City 36,083 7,191 7234
Nadi Town 9,170 21,714 1376
SigatokaTown | 1,597 6,265 -
BaTown 6,314 8,402 -
TavuaTown 1,283 1,136 -
LabasaTown 6,491 17,604 1341
Savu Savu 2,652 2,318 494
LevukaTown 1,096 2,650 -
Tota

Sources: Current Economic Statistics December 1999




4.Appraisal Institutions

Therearefive appraisal ingtitutionsthat deal with valuation of real and personal estatesin
Fiji, namely, theValuers Registration Act and Valuers Registration Board, the Office of
Chief Valuer in the Department of Lands and Surveys, the Institute of Valuation and
Estate Management of Fiji Islands, and Land Management Program at the University of
the South Pacific.

4.1.ValuersRegistration Act of Fiji Islands: This isan act‘to providefor theregistration
of valuesand regulate the practice of valuing; and for related purposeswith effect from
21/5/1986. Valuer isdefined in the Act means aperson who either asaprincipal or asan
employee or agents, holds himself out ready to engagein professional vauationsof land,
or of estatesor interest inland. The act providesfor Valuers Registration Board, which
consist of aChairman and three other memberswho shall bevaluers, all appointed by the
Minister of Lands. One of themembersisappointed from apenal of at |east three names
submitted to the Minister by the Institute of Valuation and Estate Management of Fiji
Islands. The guorum shall bethree members. Thisappointment isfor threeyears. Thisact
providesfor appointment of Registrar and Secretary. The minister appointsan officer of
Department of Government having responsibility for land valuation mattersto be the
registrar of valuers. Theregistrar isthe secretary of the board and heis also amember.

The dutiesof theBoard are: firstly, to determinethe suitability of personsfor registration
of valuers, to authorize the registration of approved persons as valuers, to regulate the
conduct of valuersand practice of valuing, and finally, to advisethe Minister inrelation
to the practice and activities of valuesin Fiji Islands.

Theregistrar keeps aregister of valuersin which isinserted the names, address and
qualificationsof all registered valuers. Thelegislation requiresany person wi shingtobe
registered asavaluer shall apply inwriting to the registrar submitting evidenceto support
hisapplication. The Board may require an applicant for registration to attend personally
before the board.

Asregardsto qualification at the dateof hisapplication, the applicant should bethe age
of 21 years, and satisfies the board that heis of good character and reputation; and has
acquired such qualification and experience, whether in Fiji or el sewhere, the Board may
consider to adequate for the efficient practice of the work of avaluer; or passed
examinations as may be set or approved by the Board; completed such period of practical
training in the work of the valuer as the board may consider satisfactory. At present
Bachelor of Artsdegreei n Land Management offered at Land Management Department
isadequate for the efficient practice of thework of avaluer. Vauersannual registration
feeis $55.00 with the exception values who are public officers.

The board has prepared twenty codes of professional conduct, whichis publishedinthe
Fiji Valuer July 1991, page 17-21. The board has prepared Valuation Fees By-Laws
1986. Thefees payableis minimum fees payabl eto Registered Valuer in respect of work



doneasaregistered valuer from 1/1/1987. Bas c charge meanscharge design to cover the
cost of investigation of records, the collection of val uation dataand the execution of all
matters regarding the land title and the valuation. The basic charge is exclusive of
transport and traveling charges and disbursements for accommaodation, preparation of
plans and copies of documents, search feesor similar expenses. Schedulea. and b. fees
provide formulafor assessment of fees for property and rental valuations. The fee
payable for rating valuation under local government act is $12.00 per assessment. For
valuation of partial interest, full feesplus 10%ispayable. Wherevaluation fee payableis
not equitable, such as, to attend court, act asarbitrator or referee, therate shall be $30.00
per hour of part thereof. Thetransport cost payableisat 20c per kilometer for distance
exceeding 20 kilometers. The traveling cost shall be $25.00 per hour or part thereof.

4.2.Land Management Program: This degree offers the academic preparation for
admission to corporate membership of the professional institutions dealing withtheland
and for registration under the Values Registration Act. The degree provides acourse of
study that examinesthe relationship of human societiesto the land and isconcernedin
particular, with the management, tenure, use, valuation, development of land and
building, and with the economic, legal and technical factorswhich affect the owner ships
of land (both urban and rural) and buildings.

The discipline combines the study of land lav and economics with certain basic
technologiesincluding agriculture, surveying and constructing. The degree specially
prepares the graduate to be equipped to deal with problems relating to the following
fields of activity.: land management, housing, val uation and taxation of land and
buildings, land devel opment and finance including total project management, land use,
control and planning, land tenure and land reform, and land policies.

4.3.Ingtitute: The Institute of V aluation and Estate Management isaprofessional body, the
object of which isto secure the advancement of and to facilitate the acquisition of that
knowledge which constitutes the profession the profession of valuation and estate
management in Fiji, namely, the planning, management of land , devel opment thereon,
and thevaluation of variousinterest therein. Secondly, to promote the general interests of
the profession and to maintain and extend its usefulness for the public and national
advantage. Thirdly, to establish good relationswith other professional bodiesin Fiji, to
establish links with similar societies in other countries and to join and support any
international bodies concerned with the work of the profession.

4.4.The Chief Valuer in the office of Director of Landsisresponsiblefor carrying out
valuation for the government and local authorities. The Lands Department has computer
based land information system. The Chief Valuer publishes salesinformation monthly
and it isavailable for $55.00 per month. The information contained is: assessment
number, address of property, description of property, names of vendor and purchaser,
consideration and' date of sale/search. The genuine sales provide market and capital
values. Thus, fulfilsthethird criteriathat accuracy in val uation reports can be achieved
through availability of comparable sales.




In brief, there are adequate appraisal institutionsin Fiji 1slands, which could meet the
criterianumber 2 that the valuation should be capable of being readily checked and
effectively challenged RICS,9/11/1964.

5.Methodol ogy

Theliterature survey was carried out at University of the South Pacific and viainternet
search. There were forwarded questionnairesto rate payers, municipal councils and
valuers. Also conducted were structured interviews with rate payers prominent citizens,
educators, researchersand practitioners. The property sal esinformation was purchased
from Lands Department, which obtainsthe same from Commissioner of Stamp Duties.
Necessary searches were carried out at the office of Registrar of Titles, Lands
Department, Native Land Trust Board, Town and Country Planning Office.

6. Literarure Survey

6.1.Karl Marx advocated expropriating land because rising land rent would then be
shared by the people through state, whereas, George advanced the ideato tax unearned
income on land, Dakaica.2001 page 2. In UK taxation based on rates started in the year
1601 and the main purpose of the Act wasto help poor, Poor Relief Act 1601,48 Eliz.
There are several types of rates, namely, council tax, general rates, special rates, loan
rates, local rates businessrates, agricultural rates, concession ratefor pensioners, rebate
rateto existing user, minimum rate, domestic ratesand nondomestic rates, LGA. Rateis
also known as* local taxation to mean an annual tax on the use of occupation of land and
or property usually levied at local level and the revenue of which contribute to the
provision of local services, Brown 2001 ppl3,

6.2.Criteria of Rating: They are: the cost of local services should be equitably shared
between all the rate payers in those classes; that the process of valuation should be
accurate and the valuation should be capable of being readily checked and effectively
challenged; accuracy in valuation reports can be achieved through availability of

comparable salesand clarity of definitions, freehold, if not based on different interest,
administration and collection of rate would be difficult and valuation is complicated;

collection and recovering of ratesshould beadministratively economical; and stableform
of income; and that all members of the community directly or indirectly benefit fromthe
services provided by the municipal councils RICS,9/11/1964:14.

6.3.Rating appraisal system: There are three land based systems, namely, unimproved
value, improved capital value and annual value all based on land. The property based tax
isrelatively ssmple and understandabl e; the property isvisibleand easily identifiableand
it can not be shifted geographically in responseto changein arate or tax; thetied of tax is
readily predictable and certain; evasionisextremely difficult; cost of maintaining rating



isnot highin proportion, rates are perceptible tax and the demand expressed asalump
sum at yearly i ntervalsto the notice of the rate payers; because deliberate decisions have

be taken to raise rates in the dollar to meet increased costs, RICS, 9/11/1964:14.

6.4.Unimproved Value is defined as capital sum which the land, if it were held for an
estate infeesimpleunencumbered by any mortgage, or charge thereon might be expected
torealize at the time of valuation or revaluation if offered for sale on such reasonable
termsand conditions as bonafide seller might be expected to require and assuming that
might be expected to require and assuming that improvements thereon or appertaining
thereto to had not been made, Sec. 63 LGA Fiji1976.

AG Taifalo Vs VG Darwin model

8.

(i)

(i)

(iif)

FH (Unimproved Value) = (A+B)+C
(A+B) isthe States Interest

A =Present Val ueof StatesAnnual rental for first period (to reassessment
date) at the appropriate rate of interest.

B = isthe present value of therental for the second period in perpetuity
differed for duration of the first period at the appropriate rate

C =the value of lessee’ simproved interest on land asreveal ed by sales.

Capitalisation Rate (CR)
The Capitalisation Rate shall be determined by dividing freehold sale
values by rental of vacant land.

Other Method

Freehold Interest and the premiumpaidtothelease (L essee sinterest) are
both known or to make judgement on the expected rate of return by
comparison with returns by comparison with return received in other
sectors of thereal estate market and related investment fields.

An exampleof Statistics Computer Adelaide Model of Unimproved Vaueis:

UV = Areax Area Factor x Standard Rate x Relative factor

Area Factor = 2 x Standard Area
Lot Area+ Standard Area

Rate/sq metre= _Sale Price
Areax Area Factor



Relativity Factor = Current UV x (Standard Area+ Lot Area)
2 x Standard Vaue x Standard Areax Lot Area

Standard Area = Bench Mark Value ($) for each L ocality
Bench Mark Area

6.5.Improved Capital Vaue: Improved Capital Value of the premisesif soldfreehold on
the open market given awilling buyer and awilling seller provided theimproved capital
value is equal to the net annual value capitalized at the relevant rate of interest, it will
provide a base for taxation equivalent to net annual value.

6.6.Annual Value: The valuers were required to assess annual value assuming the
property was vacant and to |l et, based on occupation which comprise of actual, exclusive,
beneficial and permanence of occupation, and that properties should bevaued rebussic
stantibus, Ryde.1976 and Brown 2001.

7.Municipa Councils

Therewere studied eleven municipal councilstabulated as hereunder following which are
the detailed review.

Tablel: 140 propertieswere picked from Sal es | nformation 1997-1999 are tabulated as
hereunder following which are the detailed reviews:

Municipal Res [Res [ Res [Res [ Com [ Com | Com [ Ind | Oth | Tot.
Councils A B C D A B C G ers
1.Levuka 4 4 1 9
2.Lami 5 6 1 4 16
3.Tavua 5 9 1 15
4.Ba 4 4 4 4 1 2 19
5.Sigatoka 5 8 1 14
6.Savusavu 7 4 8 3 22
7.Nadi 6 5 1 7 1 4 24
8.Labasa 5 5 5 11 1 5 32
9.Nausori 5 5 5 5 5 25
10.Suva 5 3 7 6 3 7 31
11.Lautoka 5 6 8 7 7 33
Total 14 58 26 13 8 61 20 39 240




7.1 LEVUKA TOWN COUNCIL

7.1.1 History

Levuka was initially founded as a whaling settlement in 1860 that |ater expanded to
become one of thelargest trading settlementsin the South Pacific. The system of rating
valuation was Annual Value. The subject was the first capital of Fiji but however, the
steep hills that surround the town made expansion for capital activities difficult. This
forced the capital to be relocated in Suva in 1881. In addition the Canning Industry
supportsbusiness activitiesin old capital. At present, thetownisdeclared herltagetown
and devel opments arerestricted to internal repairsand maintenance. On the 10" October
1874 the Deed of Cession was signed in Levukaand it was declared the capital of Fiji.

7.1.2 Zoning

The propertieswithin the declared Levuka Town Boundary are classified under different
zonings- residential, commercial and industrial. Properties zoned as civic, community
development, special use, public open space, education, and rural are designated under
other zones’. There are approximately 139 residential properties within the town

boundary with atotal UV of $1,291,600.00. From these 139 properties, 125 arefreehold
land, 13 arecrown land and 1 isnativeland. In accordance with the 1995 Valuation Roll
of Levukatown there are approximately 44 commercial propertiesout of which 42 are
freehold land and 2 are crown land properties. The UV of the commercial propertiesin
1995 was $606,400.00. The commercial centrefor Levukaismainly theline of shops,
offices, and restaurantsthat facesthe sea. A mgjority of these commercial propertiesare
morethan 50 yearsold. There are about 20 industrial propertiesinthe declared Levuka
Town boundary. Out of these 20 properties, 9 are freehold land and 11 are crown land
each covering an areaof 2.2139 haand 1.2750 harespectively. The PAFCO sitesonthe
southern end of the town are of importance under industrial zone.

Thetotal unimproved value for theindustrial propertieswas $629,700.00in 1995. The
remaining areas are mainly designated for civic, community development, special use,
public open space, education, and rural. The civic zone comprisesof 12 freehold and 15
crown land properties. Community development has 3 properties out of which 2 are
freehold and oneiscrown land. Seven freehold properties make up the public open space
zone while education comprises of 2 freehold and 1 crown land property. There are 8
rural propertiesand from these 7 are freehold and oneis crownland. Therevenueearned
fromratesin 1998 was $72,223.00. $43,171.00 was coll ected from user payersand hence
thetotal revenuewas $115,394.00in 1998. The percentageyield from property-related
rate revenue was about 65%.

7.1.3 Comparison of Rating Systems
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a)Unimproved Value (UV)

TheLevukaTown Council struck arate of $0.0171 per dollar for theyear 1998 on UV . It
was assumed asum of $1,727.00 to be collected asratesfrom each of therating systems

(refer to Table 1, Appendix 6).
Observation

+» Lotswithsimilar areapay similar rates, for example assessment nos. 62 and 19 have
areas 0.0244 ha and 0.0202 harespectively which can be treated as approximately
similar size and therefore rates paid are comparatively close. Assessment nos. 180
and 181 also support this.

«» Most residential properties normally single storied wooden iron structures have a
greater rate burden compared to industrial zoned properties which are big and/or
multi storied buildings, for examplerates payablefor assessment nos. 180,181,216
are $153.00, $153.00, $190.40 respectively. On the other hand assessment no. 19
which isan industrial property in the same area pays arate of $136.00.

b)Improved Capital Value (ICV)
Observation

« Similar sizeblockspay significantly different r atesaccording to the developmentson
the block. For example, assessment nos. 180 and 181 both were paying $153.00 as
rent on UV, but on ICV basis the rates payable will be $67.12 and $86.30
respectively. The percentage decrease is about 56% and 47% respectively.

The rate burden for low-density residential properties has been reduced.
Thereisanincrease in the rate burden for commercial and industrial properties.

X/ X/
L XA X4

c)Level Of Development
(Refer to Table 1, Appendix 7).

According to Levuka Town Valuation Roll (1995), out of the 256 properties, 206 were
developed and the remaining undevel oped. Thereare 191 single storied buildingsand 47
multi-storied buildings. Hence approximately 80% of the total number of propertiesis
developed.

d) Conclusion

It can be concluded that on UV basis, the residential propertiesin Levuka will have a
greater rate burden whileindustrial propertieswill have an advantage, astherate burden
will be lesser for them. Adopting the ICV method of rating, residential propertieswith
low development will be paying lower rates and hence the rate burden will be lesser for
thesetypes of properties. On ICV basis of rating, the rates payable will be proportionate
tothelevel of development, which revealsthat industrial and commercia propertieswill
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be paying more rates.Since Levuka is a heritage town, development is restricted to a
certain level which alterationsto only theinterior of the buildings. Therefore under these

circumstances, for Levuka, the present system, that is, therating system based on UV is
the most appropriate method.

7.2.Lami Town Council

7.2.1.Introduction: Lami was declared a town on the 17th of January in 1977. The
boundary of the town was amended in 1988 to exclude some areas of land opposite to
Suvavou village for village reserve purposes. Before its declaration asatown in 1977,
Lami was part of Suva Rural town planning area and was under the Suva Rural Local

Authority. According to legal notice number 74 of 1980, the town of Lami wasdivided
into threewards, namely Eastern, Central and Western. Eastern Ward - comprising of dl
that portion of thetown of Lami situated on thewestern side of TamavuaRiver uptothe
eastern side of Wailoku creek and Navesi River. Central ward - comprising of all that
portion of thetown of Lami situated between the western side of the Wailoku Creek and
Navesi River and the eastern side of DP 1496, 4430, and 2736. Western ward -

comprising of al that portion of thetown of Lami situated between the western side of
Nubulekeleka Bay and Lami River and includes the Vatuvia and Qeleya Roads

subdivisionson the southern side of Queens Road. Thewards established under thisorder
are more particularly delineated on plan P.P 209.

7.2.2.Zoning: The propertieswithin the declared Levuka Town Boundary are classified
under different zonings namely residential, commercial andindustrial. Propertieszoned
as civic, community development, special use, public and open space, education, and
rural are designated under "other znes'. Residential properties comprises of 708

residential B and 140residential A properties. Of theseresidential properties, 35% are
freehold, 6% are crown land, and 59% are native land properties. There are 36

commercial B propertiesof which 13 are freehold (1.2393 ha), 2 arecrown Land (0.1156
ha) and 21 are native land (1.4265) properties. About 58% of the commercial properties
are under native land compared to 36% freehold and 6% under crown land. Industrial

propertiesare split up into three specific zoningsnamely industrial G, H and N. Industrial
G comprises of 159 properties of which 5 are freehold, 53 are crown land and 101 are
native land. Industrial H comprises of only 1 property, that is crown land. Industrial N

consists of 2 properties: 1 crown and 1 nativeland. Theindustrial properties occupy a
total areaof 53.3728 ha. Theremaining zonesare pubos, civic, spec, recr, cdev andrural.

Pubos consists of 18 properties- 7 freehold 6 crown and 5 native land. Civic consists of
33 properties- 2 freehold, 9 crown and 22 native land, Spec consists of 7 properties- 2
crown and 5 native land. Recr consists of only one native land, C dev consist of one
freehold land, Rural consists of 29 properties; 19 freehold, 2 crown and 8 native land.

For the year 1996, $205,108.00 was derived from rates and $255,633.00 was derived
from other user payers. Therefore it can be noted that 44.5 % of the total revenue was
collected from general rates.

7.2.3 Comparison of Rating Systems
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a) Unimproved Value (UV)

For 1995 the general rate struck by the Lami Town Council was $0.0186 per dollar on
UV. It wasassumed asum of $10,040.00 to be collected asrates from each of therating
systems(refer to Table 2, Appendix 6). Theobservation are: Assessment numbers215
and 280 (both along V etaia St) occupy almost similar areasand their rates payable on UV
arereasonably close. Thisrevealsthat if therates payable are based on UV, then similar
size blocks within the same location will be paying similar rates and compared to the
industrial properties, residential blocks have a greater rate burden.

b) Improved Capital Value (ICV)

Observation: Generally, residential properties tend to be paying less rent when
compared to the rates payable on the UV basisand the rate burden for industrial blocks
increase with respect to the amount of improvements made. The arrears of rates are
largely due to rates unpaid on irralienated native land, estates and absentee owners.

c¢) Level Of Development

(Refer to Table 2, Appendix 7).
The Town clerk advised that thereis approximately 80% of devel oped propertiesand the
rest is vacant or alienated land.

d) Conclusion

Following the present system of rating will mean that residential B propertieswill havea
greater rate burden. Residential A properties having comparatively high unimproved

values, will benefit as they will have a lesser rate burden. Generally industrial and

commercial propertieswill have alesser rate burden on unimproved value basis. When
rates are calculated on the ICV basis, residential A properties tend to be paying more
when compared to therate payableon UV. Rates payablewill increasefor industrial and
commercial properties. For Lami town, the most appropriate system of rating would be
collecting rates based on ICV. This will reduce the rate burden for the owners of

residential B properties.

Since Lami town is about 80% developed, and contains quite a good number of

commercial and industrial properties, collecting rates onimproved value basiswill not
make a big difference to future developments. That is, an increasein the rates for well

established industrial and/or commercial propertieswill not cease the developmentsin
these areas.

7.3.TAVUA TOWN COUNCIL

7.3.1 History
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Tavuawas declared atown on the 27th of April in 1992 by the Minister for Housing and
Urban Development, Ratu Ovini Bokini. One of thefactorsthat determinetheviability of
the town is its proximity to Vatukoula Gold Mine. Due to the deteriorating status of
Vaukoulacommercial centers, the shoppers prefer to travel to Tavua Town to shop and
also because of the services and facilitiesit offers.

7.3.2 Land Tenure: All the propertiesin thetown of Tavuaare classified aseither crown

land or native land. About 74% of the total area are crown land and the remaining 26%
are native land.

7.3.3 Zoning: The properties within the declared town boundary are under different
zonings namely, residential, commercial, industrial, and civic.

Properties zoned as rural, special and public open spaces are classified under “other
zones’ .Thereareatotal of 112 residential propertieswithin the declared town boundary
with atotal UV of $1,213,020.00. However there are some| ots such as assessment nos.
216, 220, 235 that fall outside the town boundary and hence are excluded from data
analysis. Residential lots such as assessment nos. 218 and 219 are partially inside the
town and therefore are considered in determining the level of development.

From the 112 properties, 68 and 44 | ots are scheduled under crownland and nativeland
respectively, and the rest are designated under freehold land. There are a total of 88
commercial propertiesin Tavuawith atotal UV of $1,864,900.00 fromwhich 81 lotsare
designated as crown land and 7 lots as native land. Thereisonly one property industrially
zoned and this lies partially inside the town boundary. The lot is a Freehold land. The
other zone is Civic has atotal of 25 lots of which 23 are crown and 2 are native land.
Spec has atotal of 3 properties of which 2 lots are crown lands and 1 is native Land,
Pubos has 2 properties, both of which are crownland. Rural hasatotal of 11 propertiesof
which 5 are crown and 6 are native Land. Revenue from therates collected in 1997 was
$32,587.00 and $123,805.00 was collected from other user payers. The yield from
property related revenueis 26.32%.

7.3.4 Comparison of Rating Systems

a) Unimproved Value

The Tavua Town Council had struck ageneral rate at 1 cent and aspecial rateat 0.5 cent
per dollar on UV with effect from 1/01/97. It was assumed a sum of $2,693.00 to be
collected as rates from each of the rating systems (refer to Table 3, Appendix 6)

b)Observation

+«» Lotswith similar areas pay similar rates.
For example, assessment nos. 78 and 52 have an area of 0.0822 ha and 0.0829 ha
respectively and their rates payable are reasonably close.
Therateson UV for both lotsare $110.00 sincetheir areas are approximately same.
+» Farms, vacant land and residential properties with greater areawill pay more rates
proportionally.
s Commercial properties pay low rates when compared to farms.
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¢) Improved Capital Value (ICV)
Observations

% Similar sizeblockspay significantly different ratesaccording to the developmentson
the blocks.

For exampl e, assessment nos. 138 and 124 with r elatively sameareapay $75.51 and
$565.71 respectively as their rates on ICV basis.

% Thereisagreater breadth of house rate levels.

% Thereisgreater rate burden for low-density residential properties, vacant land and
farms. Assessment number 188 that isvacant and classified under “Agri” however
has lower rate burden.

+» Valuable commercial properties will pay the most rate.

d) Level Of Development

(Refer to Table 3, Appendix 7).

There are approximately 127 single storied buildings and 82 multi storied bui ldings
withinthe Tavua Town boundary. Generally, approximately 202 properties are devel oped
and 40 are undeveloped The percentage developed is 83%. The major commercial

businessareaisalong Kingsand VatukoulaRoad. Fromthe 112 residential properties, 95
are developed. The percentage development is about 85%. From the 86 commercial

properties, 80 are devel oped. The percentage development isabout 91%. Thereisonly
oneindustrial property and isundevel oped. The number of lands devel oped for the zones
classified under “other zones” amounts to 41. The percentage development comes to
about 66%.

¢) Conclusion

The present UV method of rating results in farms, vacant and residential properties
having agreater rate burden. Commercial C propertiespay similar ratesasresidential B
properties despite the unimproved values of each zone. Also similar sizelotspay similar
rates. According to theratings based on the ICV method, the rate burden for residential
properties, vacant land and agricultural land has been reduced. Most commercial
properties have a lesser rate burden with the exception of some valuable properties.
Thereisnofreeholdlandin Tavua. Therefore, thereare no freehold salesfor comparison.
The development is not intensified. The unimproved val ues with modification could be
introduced in order to levy additional rates for additional services provided to certain
categoriesof land. Thereisno change as unimproved val ues are assessed on zoning bases
and commercial sector already pay higher rates based on UV in commercial zone. To
overcome the problems of valuation of UV wherethere are no freehold land or sales, a
rider clause should be added to the definition of UV in the Act asfollows.
FH = Lessors Interest + Lessees Interest
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7.4.BA TOWN COUNCIL

7.4.1.Introduction Bain comparison to Suva City and Lautoka City isfairly small and
less developed. It is more comparable to Nadi and Nausori in terms of size. The main
source of revenue generated ismainly from Rarawai Sugar Mill. Apart fromthis, there
are a few industries within the town that also provides means of employment. The
commercial sector depends entirely on the two major sources, that is, sugar mill and
industries. Batown isdivided into five wards—Varadoli, Central, Rarawai and Namosau.
Proclamation numbersof 6 of 1939, 2 of 1941, 4 of 1960, 25 of 1963, Local Government
notices number 11 of 1968, 17 of 1973. According to the analysis on Level of

Development of Ba town prepared using the Ba Valuation Roll (1996), there were
altogether 1188 properties. With referenceto the Valuation Roll, thetotal UV wasfound
to be $37,768,150.00. From the 1188 properties, crown land owns about 413 and covers
an areaof approximately 167 ha. Native Land Trust Board has 103 nativeleases covering
atotal areaof about 22 hectares, and the remaining 613 arefreehold propertiesoccupying
an areaof about 164 hectares. Overall by property, there are approximately 52% freehold
lots, 40% crown land and 8% native land properties within the town boundary.

7.4.2. Thezoning of the propertieswithin thetown boundary are classified asresidential,
commercial, industrial, and “other zones” which constitutes zones such as civic, capk,
cdev, pubos, recr, rural, spec and educ. There are about 870 residential propertieswithin
the town boundary, which are zoned into residential A, B, and C. Most residential

properties are found at the Varadoli Ward which command large areas, good outlooks
and elevated sites. From these 870 properties, 390 arefreehold, 397 belongtocrownland
and 83 to nativeland. There are about 187 propertieswithin thetown area, which are sub-
zoned into commercial B and C. The bulk of thecommercial sitesarefoundinthemain
town areawith only afew scattered within the town boundary. From these 187 properties
153 are freehold, 16 belong to crown land and 18 belong to native land. Towards the
Tavuaend of BaTown, there areanumber of vacant premisesthat shows businessisnot
very much flourished. Industrial properties in Ba area fall into two categories that is
industrial G and H. A majority of the properties are confined to onelocation at Nabeka
street and Veitau street. These are mostly industrial G. There are about 60 properties
catergorised asindustrial G and only one asindustri a H whichisthe Rarawai Sugar Mill.
From the 61 properties, 42 are freehold and 19 belong to crown land. None of the
propertiesare scheduled under nativeland. Civic accountsfor 21 propertiesout of which
4 are freehold and 17 are crown land. Capk accounts for 5 properties of which all are
freehold land, Cdev accountsfor 13 propertiesout of which 7 arefreehold, 5 are crown
land and 1 isnative land. Pubos accountsfor 22 properties, out of which 8 arefreehold,
13arecrownland and 1isnative land, Recr accountsfor 3 propertiesout of which 2 are
freehold and 1 iscrown land. Rural accountsfor 3 propertiesout of which 2 arefreehold
and liscrown land, Spec accountsfor 5 properties of which all are crown land, Educ
accounts for only 1 property that is registered under crown land.

7.4.3 Level Of Development: (Refer to Table 4, Appendix 7). There are about 1188

properties of which 1055 are devel oped. Thisreflectsan overall percentage devel opment
of about 89%. From 870 residential properties, 789 properties are developed that
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Indicates adevel opment of approximately 91%. From 187 commercial properties160 are
developed. This reflects approximately 89% development. From the 61 industrial
properties, 39 are developed. This reflects 64% development. The number of lands
devel oped for zones classified under “ other zones” amountsto 60. Thereis about 86%
development.

7.4.4 Revenue
According to the 1996 accounts Statement, the revenue earned from general ratesin that
year was $151,771.00. Therate received from other user payerswas $569,813.00. Thus,

thetotal revenue collected was $721,584.00. The percentageyield from property-related
revenue was 21%.

7.4.5 Comparison of Rating Appraisal
a) Unimproved Value (UV)

The Ba Town Council struck a general rate of $0.0056 per every dollar on UV. It was
assumed asum of $3,358.00 to be collected asratesfrom each of therating systems (refer
to Table 4, Appendix 6).

b)Observation: Comparabl e size blocks within the same |l ocation pay comparabl e rates.
For example, assessment nos. 981, 950 and 856 each with an area of 0.0102 ha pay
$142.00, $142.00 $166.00 respectively. Assessment nos. 106, 95 and 592 also with
similar areas pay similar rates. Vacant land have a greater rate burden for example
assessment nos. 981, 906 and 702 pay rates up to $142.00, $91.00 and $371.00
respectively. Thisisquite high when compared to rates paid by devel oped propertiesin
their respective zones. With respect to the UV, industrial and commercial propertieshave
alesser rate burden.

¢) Improved Capital Value (ICV): Similar size |lots pay significantly different rates.

For exampl e, assessment no. 856 which has adouble storied concrete structure, paysa
rate on improved value basisthat is 19% less than the rate payable on UV basis. Onthe
other hand, assessment no. 981, which isvacant and is of same area as assessment no.
856, has arate payable on ICV basis, which is about 70% |ess than the rate payable on
UV basis. The rate burden on most residential properties decreases whereas the rate
burden on commercial propertiesincreaseswith respect to their level of development.

d) Conclusion : The present UV method of determining rates payable, despite the level
of development, allows differently zoned properties but of similar sizesto pay similar
rates. Vacant lands have a greater rate burden but industrial and commercial properties
have alesser rate burden. The adoption of ICV method to determinerates payableallows
an increase in the rate burden of commercial and a decrease in the rates payable for
residential properties. The level of development of both residential and commercial
propertiesisapproximately the same, that is90%. Therefore, imposing the |ICV method
of calculating rateswill enable agreater proportion of rate revenueto be collected from
commercial propertieswho can afford and which also correspondsto their greater use of
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council services, than the proportion of rate revenue to be collected from residential
properties.

7.5.SIGATOKA TOWN COUNCIL

7.5.1 Introduction: Sigatoka has a number of hotels and resort’ s which attracts
tourists. The main source of income for most of the people of Sigatokais sugar cane
farming. It is also the salad bow! of Fiji. The town of Sigatokais divided into 3 wards
namely: Laselase Ward - comprising all that portion of thetown of Sigatoka situated to
the east of the Sigatoka River. Vunisalu Ward - comprising all that portion of thetown of
Sigatokasituated to the west of the Sigatoka River between the northern boundary of the
town and Lawaga Creek. Lawaga Ward - comprising all that portion of the town of
Sigatokasituated to the west of the Sigatoka River between the southern boundary of the
town and Lawaga Creek. Proclamation numbers of 11 of 1959, 13 of 1966. Local
Government Noticesnumbers 1 of 1970, 22 of 1973. Legal Government Notices number
144 of 1980.

7.5.2 Location: Sigatokais situated at the west of General Post Office, Suva between
Navuaand Nadi towns hectares, and the remaining 124 are freehol d properties occupying
an areaof about 124 hectares. Overall by property, there are approximately 52% freehold
lots, 40% crown land and 8% native land properties within the town boundary.

7.5.3 Zoning: The properties within the town boundary are classified as residential,
commercial, industrial, and “other zones” which constitutes zones such as civic, capk,
cdev, pubos, recr, rural, spec and educ. There are about 132 residential propertieswithin
the town boundary which are sub-zoned intoresidential A, B and C. Thetotal UV of the
residential sitesis$2,430.00in1999. From these 132 properties, 46 arefreehold, 86 are
native land. There are 103 properties within the town area, which are sub-zoned into
commercial B and C and had atotal UV of $599,700.00. Of these 153 properties, 31 are
nativeland and 72 arefreehold sites. Thetotal areaoccupiedisapproximately 7 hectares.
Thereare 18 industrial propertieswith atotal UV of $601.201.00. All of the properties
are scheduled under nativeland. Others- Civic accountsfor 14 propertiesout of which 2
are freehold and 2 are crown land and 10 are native land, Capk accounts for only 1
freehold lot, Cdev accounts for 7 properties out of which 2 are crown land and 5 are
native land, Pubos accountsfor 3 properties, out of which 1isfreehold and 2 arenative
land, Recr accounts for only 1 freehold, Spec accounts for 2 properties of which 1is
freehold and 1 isnative Land, Presaccountsfor only 1 property that isregistered under
native land.

7.5.4 Level of Development: (Refer to Table 5, Appendix 7). There are atotal of 282
properties within the town boundary out of which 224 are developed. The percentage
development isabout 79%. From the 132 residential properties, 138 aredeveloped. The
percentage development is about 82%. From the 103 commercial properties, 96 are
devel oped. The percentage devel opment isabout 96%. Out of the 18 industrial properties,
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14 are developed. The percentage development is about 78%. The number of lands
developed for zones under “other zones” amounts to 29. This gives a percentage
development of about 62%. The revenue collected from general rates in 1997 was
$375,619.00. Therevenueraised from other user payerswas $108,677.00. Theyield of
property related revenue was about 76%.

7.5.5 Comparison of Rating Systems

a) Unimproved Value: The Sigatoka Town Council struck ageneral rate of $0.0108 per

dollar on UV. It was assumed asum of $4,975.00 to be collected asratesfrom each of the
rating systems (refer to Table 5, Appendix 6).

b)Observation: Similar size blocks within the same location pay similar rates. For
example, assessment nos. 46 and 44 with areas of 0.06852 haand 0.0615 harespectively
pay $124.20. However, most similar sizeresidential properties pay significantly higher
rates. Residential properties generally have alesser rate burden. With respect to the
unimproved values, industrial and commercial properties have agreater rate burden.

¢)Improved Capital Value Observation: Similar size lots pay significantly different
ratesonlCV according to their developments. For example, assessment number 106/8,
whichisvacant, pays$76.33 on ICV, which reflectsareduction of 47% of rates payable
on UV basis. The rate burden on most industrial and commercial properties decreases
while the rate burden on residential properties’ increases. Thereisagreater breadth of
house rate levels.

d)Conclusion

The present UV method of rating allows similar size blocks within the location and/or
different zonesto pay similar rates. Most industrial and commercia propertiespay higher
rates. Vacant properties also pay higher rates. Using the ICV method to determine the
rates payable allows similar size blocks to pay rates according to their level of

development. The rate burden for vacant land and commercial properties are reduced.
Commercial and residential propertiesthat haveanincreaseinratesaretheonesthat are
more developed. The industrial properties will have aslight increase in the rates. The
level of development inresidential, commercial and industrial propertiesis82%, 93%
and 78% respectively. The analysis shows that a lot of residential properties are
developed, and that there is potential for more development. The industrial and

commercial lotsarealso quitewell devel oped. Therefore, it can be concluded that using
thel.C.V method to calculateratesisan ideal method in Sigatoka Town asindustrial and
commercial properties will be paying less rates, thus encouraging development and
improvement of land. The only residential propertieshavingincreaseinratesonthel.C.V
method will be the ones that are more developed and therefore have the ability to
contribute more towards the rate revenue.
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7.6.SAVUSAVU TOWN COUNCIL

7.6.1.Introduction: Savusavu is a copra producing area. Itwas declared the port of entry
for Vanua Levu. The town is located southeast of Labasa town. Government Notice
numbers 26 of 1969, 16 of 1971 and 23 of 1973. From the 494 properties, crown land
owns 112 and covers an area of approximately 34 ha. Native Land Trust Board has 13
native leases covering atotal area of about 26 ha, and the remaining 369 are freehold
properties occupying an area of about 189 hectares. Overall by property, there are
approximately 76% freehold lots, 14% crown land and 10% native land propertieswithin
the town boundary.

7.6.2. Zoning: The properties within the town boundary are classified as residential,

commercial, industrial, and “ other zones” which constitutes zones such as civic, capk,
cdev, pubos, recr, rural, spec and educ. Thereare about 312 residential propertieswithin
thetown boundary with atotal UV of $4,178,700.00. From these 312 properties, 261 are
freehold and 51 are crown land. Thereare 79 commercial B properties within the town
area. Of these 179 properties, 4 arecrown land, 2 arenativeland and 7 arefreehold sites.
Thetotal UV of commercial zonewas $3,886,000.00. There are 48 industrial properties
with atotal UV of $1,667,500.00. Of these, 18 are freehold and 30 are crown land. Other:

Civicaccountsfor 21 propertiesout of which 6 arefreehold and 5 are crown land and 10
are native land, Capk accountsfor only 1 crown land lot, Pubos accountsfor 1 freehold
property, Recr accountsfor only 2 freehold, Spec accountsfor 8 propertiesof which3 are
freehold and 5 are crown land, Hotel accountsfor 3 properties of which 3 arefreehold
and 2 are crown land, Duse comprises of 2 freehold properties.

7.6.3. Level of Development:(Refer to Table 6, Appendix 7).There are altogether 494
properties. From these, 367 ar e devel oped. The percentage devel opment comesto about
74%. From the 312 residential properties, 243 are developed. The percentage

development isabout 78%. From the 92 commercial properties, 66 are developed. This
reflectsadevelopment of about 72%. From the48industrial properties, 27 aredevel oped.
The development isabout 56%. The number of propertiesfor special uses grouped under
“other zones” amountsto 42. From these, 31 properties are devel oped. The percentage
development comes to about 74%.

7.6.4. Revenue: According to the 1997 Accounts Statement, the revenue earned from
general ratesin that year was $32,257.00. Therate received from other user payerswas
$118,641.00. Thus, thetotal revenue collected was $155,895.00in 1997. The percentage
yield from property-related revenue was 21%.

7.6.5.Comparison of Rating Systems: There were variations in rates calculated using
the UV, ICV and the annual value (A.V.) method. It was noted that the variation in rates
calculated on UV and annual value was same as the variation between UV and ICV.
Thus, the ICV and AV rates were the same and therefore it was decided that rate
comparison should be done between UV and ICV for the rest of the towns.
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7.6.6. Unimproved Value: The Savusavu Town Council struck ageneral rate of $0.0145
per dollar on UV. It was assumed a sum of $8,231.00 to be collected asrates from each
of the rating systems (refer to Table 6, Appendix 6).

a)Observation: VVacant lands have a greater rate burden, for example assessment nos.
265, 43, 105 and 68. Most residential propertieshave agreater rate burden. For example,
assessment nos. 229/6, 224/42, 224123, 224/24 and 224/28. Similar size blockswithinthe
same location pay similar rates. For example, assessment nos. 105, 68, and 110 with
areasof 0.0617 ha, 0.0615 haand 0.0617 respectively pay similar rates. Assessment nos.
229/6, 210, 206, 224/3 and 224/28 also pay similar rates. With respect to the unimproved
values, industrial and commercial propertieshave agreater rate burden when compared
to residential properties.

7.6.7.Improved Capital Value Observation: Similar sizelots pay significantly different
rateson |CV basisaccording to their developments. For exampl e, assessment nos. 229/6,
210 and 206 pay $63.00 and $353.00 and $141.00 respectively on ICV basisdepending
on their level of development. The rate burden for most residential and vacant lots
decreases.

7.6.8.Conclusion: The present UV method of rating allows vacant land and residential
propertiesto pay higher rates. Similar size blockswithinthe same areapay similar rates.
Most commercia andindustrial propertieshavealesser rate burden. Theadoption of ICV
method to determinerates payabl e allows most residential and vacant land areductionin
therates payable.Well-developed residential, commercial and industrial propertieshave
agreater rate burden. Thelevel of development of residential, commercia and industrial
properties is 78%, 72% and 56% respectively and this analysis shows that not much
development has taken place. If ICV is used to calculate rate in this town, then most
probably this will discourage development and improvements of land/buildings and
investment/opportunities despitethelow ratesit offersto theresidential lots. A retired
banker and property devel oper stated that present system on UV issuitablefor Savusavu
because of level of development in the town and the valuers have six years to examine
the property market before UV sarefixed by them. Thereforeit can be concluded that the
unimproved values based method is more suitable to calcul ate rates in Savusavu Town.

7.7.NADI TOWN COUNCIL

7.7.1.Introduction: Nadi Town is situated northwest of Suva City and is the home for
Fiji’sonly International Airport. Nadi isconsidered to be thefastest developingtownin
Fiji going through a“boom” period, the main factorsaretherelocation of the Air Pacific
from Suvato Nadi and also the fact that Nadi is considered a*“tourist town”. Therefore
the growth and prosperity of the town depends on tourism. Thetotal land area of Nadi
Town is approximately 576.47 ha (1424 acres). The town of Nadi is divided into four
wards- Nadi, Namaka, Martintar and Narewa. Proclamation numbers 13 of 1946, 2 of
1959, 13 of 1962, 42 of 1966.L ocal Government Notice number 16 of 1973, Legd Natice
number 188 of 1979,Legal Notice number 45 of 1981.



21

7.7.2 Zonings: All the properties within the Nadi Town Boundary are zoned under

residential, commercial, industrial and “other zones”, which includescivic, public open
space and other zones for special uses. Residential zoned lands at Nadi are classified

under A, B, C and D. With reference to the analysis prepared using the 1995 valuation
roll, there are approximately 1376 residential properties. The Town Council’ svaluation
report (1995) stated that therewere 1391 residential properties. Thedifferenceisbecause
of the cancellation (subdivision) of some of the properties. From these 1376 properties,

about 79% are freehold, 5% are crown land and the remaining 16% are nativeland. The
main commercial zone areas are centered on the southern portion of thetown and totals
about 124 properties. Theseare areas mainly along Main Street, Clay Street, Sahu Khan
Street and market area. There are zero commercial A properties within the town

boundary; only commercial B and C properties. The commercial B areas are mainly

situated along the main Nadi Town and along Martintar and Namaka areas. There are
some properties scattered in the town area, which are commercial C. The main street
commercia areasare mainly of leasehold tenure, that is, native and state leases. Thetotal

commercial lotsin 1995 were 216, withaUV of about 30 million dollars. Theindustrial

propertiesareclassified as“G”. Themainindustrial areasarelocated around theNamaka
area. There were 126 properties with a UV of about 5 million dollars. From these
properties, 1isfreehold, 115 are crown land and 10 are native land. Other Zones: Inthis
category, thereare 115 propertiesthat are zoned either ascivic, recreation, community

development, public open space, car park, rural, hotel, education, religion or any other
special use. In 1995, the revenue derived from rates was $378,591.00 and this is

approximately 30% of the total revenue, which was $1,243,813.00.

7.7.3. Level of Development: (Refer to Table 7, Appendix 7). According to the Rates
Officer, Suresh Chandra, about 80% of the total properties within the Nadi Town
boundary are developed with single and multi storied buildings. About 599 lots are
vacant.

7.7.4. Comparison of Rating Systems

a) Unimproved Value: The Nadi Town Council struck a general rate of $0.0052 per
dollar to belevied for theyear 2000. It was assumed asum of $6,777.00 to be collected
asrates from each of the rating systems (refer to table 7, Appendix 6).

a) Observation: Comparabl e size blockswithin the samelocation pay comparablerates.
For example, commercial B propertiessuch asassessments 262, 259 and 271, all situated
along Narewa Street have areasthat are similar to aresidential B property (assessment
260), and all of thesefour properties pay similar rates. Vacant properties have agreater
rate burden. For example, assessments 461, 1276, 1293, 45/25 and 45/22 pay
approximately the same rates asthe other developed properties. Blocksof smilar UV pay
similar rates. For example, both assessment nos. 778 (residential B) and 446 (commercial
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B) havean UV of $30,000.00 and each pay arate of about $156.00 regardless of thelevel
of development in each property.

b)Improved Capital Value Observation: The rate burden for most residential properties
isreduced significantly on ICV basis. Residential zonesused for commercial purposes
for exampl e, assessment nos. 498,260 and 778 (hotel operation) will have higher rates. A

few commercial properties will experience an increase in the rate burden. Most

commercia and industrial zoned properties will have alesser rate burden, especially
when compared to rates payable on UV basis. Vacant properties will have asignificant
reductionin rateson ICV basis when compared to the rates payable on UV basis.

¢) Conclusion: From the observation of the analysis, it can be noted that residential

property ownerswill bein support of rates based onimproved valuessincefor them, the
rate burdenwill be significantly reduced. Sincetherearetwo residential (B) properties,
which operate as hotels, the contribution to the rate revenue for the residential B

properties on the ICV basis increases, as these are more developed properties. Most
commercial and industrial, and residential properties with lower level of development
will have reduced rates on ICV basis, which will encourage development and
improvement on land. The growth and prosperity of thetown heavily dependson tourism
and sugar industry. Therefore, it can be concluded that using the |ICV method to calculate
the rates payable would be more equitable than calculated by the present.

7.8. LABASA TOWN COUNCIL

7.8.1 Proclamation: Labasa was declared a town on the 29" of April, 1939 and its
boundaries were proclaimed on the same date (Proclamation no. 7 of 1939, Local

Government Notice no. 4 of 1971). The prosperity and growth of the town is dependent
on sugar. The town of Labasaisdivided into three wards— Qawa, Naseaand Naseakula.
All the propertiesin L abasa, with the exception of afew properties, arehheld asleasehold
while the unimproved values are based on the fee simple as required by the Local

Government Act. In view of this, al leasehold sales have to be converted to freehold
vaues beforethey are used in the valuation. According to the new Valuation Roll, there
are altogether 1,341 properties, which are valued at $56,457,900.00. Of the 1,341
properties, the state owns 544. Theremaining areleased to private ownersand Housing
Authority who in turn have sub-leased to their own tenants. There are only 8 freehold
propertiesin this town.

7.8.2.Zonings: Propertiesare classified under different zones- residential, commercial,
industrial and “other zones” which include properties for special uses. There are
altogether 920 residential propertieswithin the town. boundary, which have modern and
old designed buildings. The total UV was assessed as $18,963,400.00. Most of the
residential properties has rented flats to accommodate the working population of the
central area. Commercial zoned sites account for 232 properties. These are classified
either asB or C and have atotal UV of $25,664,800.00. Commercial sites are situated
along both sides of Naseakula Road mainly in the eastern side towards L abasa market
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end. Other sitesarelocated at busy centersof Namara, Bulovi and Vaturekuka. Thereare
altogether 102 industrial properties and the total UV assessed for these propertiesis
$7,871,200.00. Other Zones. Inthiszonethere are 187 p ropertieswhich are zoned either
as car park, civic, recreation, education or any other special use and are valued at
$3,958,500.00. Level of Development - Residential propertiesareabout 87% devel oped
while the development of the commercial propertiesisapproximately 95%. Industrial
propertiesal so reflect adevel opment level of approximately 90%. For thetotal properties
classified as* other zones,” the devel opment i s about 89%. Revenue- Therevenuederived
from ratesfor theyear 1997 was $242,502.00, which approximately is 28% of thetotal
revenue. The balance was collected from other user payers.

8.8.3. Comparison of Rating Systems
a) Unimproved Value (UV)

The general rate struck by Labasa Town Council for the year 1995 on UV was $0.0074
per dollar. It was assumed asum of $21,698.00 to be collected asratesfrom each of the
rating systems (refer to Table 8, Appendix 6).

b)Observation: Similar size blocks within the same location pay similar rates. For
example, residential properties of assessment numbers105/6 and 105/1 with areas of
0.0430 haand 0.0455 harespectively, pay about $160.00 each. Assessment numbers511
and 485, both industrial properties, also pay similar rates. Vacant properties have a
greater rate burden. For example, assessment numbers 412/45, 714 and 713. Commercid
and industrial properties, having high unimproved values, have a greater rate burden.
Most residential properties, due to similar unimproved values, pay similar rates.

¢) Improved Capital Value Observation: Similar size blocks pay significantly different
rates. For example, assessment numbers 511 and 485 pay rates approximately 6% and
59% lessthan therates payableon UV basis. Theratescharged on ICV basisisaccording
to the development each property has. Most residential “D” and afew residential “C”

properties have alesser rate burden. Theincrease and decreasein ratesis subject to the
level of development. The higher thelevel of development, the greater the rate burden.
The rate burden for vacant properties is reduced. For example, assessment numbers
412/45, 714 and 713 havetheir ratesreduced by 65.7%, 66% and 69% respectively on
ICV basis. Residential properties categorized as B have anincreasein therates payable
on ICV basis compared to the rates payable on the UV basis. For example, commercial
properties of assessment numbers 383 and 323, dueto their level of development, pay
rates approximately 52% less and 30% more respectively than the rates payable on UV

basis. Most industrial and commercial properties have alesser rate burden. Those that
register an increase in the rates on the IV basis are properties that are very well

devel oped. For exampl e assessment numbers 26 (abulk) 348/1 (asupermarket) and 370
(offices)



24

d) Conclusion: The present UV method of rating allows comparable size blocks within
the samelocation and/or of development of different zones pay comparablerates. Most
industrial and commercial propertiespay higher rates. Vacant land al so payshigher rates.
Using the IV method to determine the rates payable allows similar size blocks to pay
rates according to their level of development. The rate burden for vacant land, most
industrial and commercial properties are reduced. Significantly, commercial and

residential properties that have an increase in rates are the ones that are very well

devel oped. The percentage devel opment in each of the different zonesindicatesthat each
zoneis quite well developed and the ICV method of rating will be an effective one for
L abasaTown to determinetherates payable since amajority of properties, regardless of
zoning, will pay lesser rates. The properties that are very well developed will have a
greater but yet an affordable rate burden. The Town Clerk provided hand-outs on rating
systems in Knox City Victoriaand strongly recommended introduction of Improved
Capital system of rating in Labasa.

7.9.NAUSORI TOWN COUNCIL

7.9.1.Introduction: The history of Nausori town playsanimportant part in the history of
Fiji. Within and around the Town area are valuablesites of fortified villages dating back
to the Fijian wars of the early 19 century, buildings constructed by the first Methodist
Missionaries in Fiji and buildings built by the Colonial Sugar Refining Company

associated with thefirst sugar mill in Fiji. The monument of Siriashipiserected next to
the RewaBridge, Proclamation nos. 17 of 1954, 16 of 1961, L ocal Government Notice
no. 24 of 1973, Local Notice no. 143 of 1979. Nausori Town isdivided into two wards
namely: The Nausori Ward comprising all t hat portion of thetown of Nausori situated on
the northern-eastern side of the Rewa River. The Davuilevu Ward comprising al that
portion of thetown of Nausori situated on the southern-western side of the RewaRiver.
According to the Nausori Town Valuation Roll (1995) there are 1,097 properties.

Although a proportion of land is crown and native land, the greater part is held under
freeholdtitle. Fromthe 1,097 properties, 713 arefreehold, 233 are crown land while 151
are native land. Overall by area, about 66% are freehold, 26% are crown and 8% are
native land.

7.9.2. Zonings

Properties within the Nausori Town boundary are classified into four different zones-
residential, commercial, industrial and “ other zones” which include zoneswith properties
for special uses. Residential lotsare categorized asA, B, C and D. There are altogether
828residential propertiesfromwhich, 27 areclassifiedasA, 690 asB, 110asCand one
asD. About 75% of theresidential propertiesarefreehold, 13% are crown land and the
remaining 2% are native land. Commercial propertiesare categorized asB and C. There
areapproximately 114 commercial sitesof which 77 areclassified asB and 37 asC. The
main commercial areasin Nausori Town areaong N.G.Patel Street, Nausori market and
the premises opposite the Nausori Bus Stand. There are a total of 70 Industrial G

properties of which 3 are freehold and 67 are crown land. Most of the industrial



25

properties are situated at Manoca while afew are on N.G.Patel Street and Waila, off
Princess Road. Other Zones: In this zone there are 85 properties, which are zoned as
civic, car park, or other zones for special uses. Revenue -The revenue derived from
general rates for 1997 was $181,269.00, which was approximately 22% of the total
revenue. The balance $654,263.00 was collected from other rate user payers.

Level of Development - (Refer to Table 8, Appendix 7). From 1,097 properties, about 988
were developed and the remaining 109 were vacant. It was found that there were 808
single storied and 165 multi storied buildings. It can be said that about 90% of the
properties within the town boundary have at |east somelevel of development. From the
828 residential properties, 768 are developed. The devel opment isabout 93%. From the
114 commercial properties, 102 are devel oped. The development isabout 89%. Fromthe
70 industrial properties, 60 are devel oped. The devel opment comesto about 86%. The
number of lands devel oped for zones classified under “ other zones” amountsto 58. The
development comes to about 68%.

7.9.3 Comparison of Rating Systems

a) Unimproved Value: The Nausori Town Council struck a general rate of $0.0069 per
every dollar on UV. It wasassumed asum of $5,063.00 to be collected asratesfrom each
of therating systems (refer to Table 9, Appendix 6)

b) Observation: Similar size blockswithin the same areapay similar ratesfor example,
residential C property of assessment numbers 614 and 613 pay arate of about $13.00
each. Most residential B properties having ahigh UV have a greater rate burden. Most
industrial properties have alesser rate burden. Residential and commercial properties of
similar UV pay similar ratesfor example, assessment number 15 (commercial B) anda
residential B property (assessment number unknown), both having aUV of $35000.00,
pay the samerate, that is, $241.05.

¢) Improved Capital Value Observation: Most residential B and commercial C
properties have a lesser rate burden. Most industrial G properties have a greater rate
burden. Residential properties pay lesser rate on ICV basis when compared to
commercial propertiesof similar UV. For example, assessment 15 (commercial B) and a
residential B property (assessment number unknown). Therate payablefor theresidential
property isreduced by 25% on ICV basiswhereasthereisanincreaseintheratesfor the
commercial property by 38%. Most residential C properties will have a greater rate
burden. The probability for commercial B properties having an increase in the rates
payableis0.5.

d) Conclusion: The present UV method of rating, despite the level of development,

allowsdifferently zoned properties of similar sizesto pay similar rates. Most residential
properties have ahigh rate burden but most industrial lots pay lesser rates mainly because
of their lessUV. The adoption of ICV method to determinerating allowsadecreasein
rates for residential B and commercial properties. Residential C properties have an
increasein rates payable. Most industrial propertieshave anincreaseintheir rate burden.
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The level of development of residential, commercial and industrial properties is
approximately 93%, 89% and 86% respectively. The results suggests that a lot of
propertiesarewell developed and thereis potential for more developmentsto take place.
Although, by using the 1.C.V method the contribution towards the rate revenue by
industrial propertieswill be more, thelevel of development are sufficient enough to cater
for the rates payable on the|.C.V basis. Commercial B will not be very much affected
and commercial C propertieswill havealesser rateburdenon|.C.V basis. Residential C
properties seem to be quite val uabl e properties because of their level of devel opment and
so would be able to afford the rates when calculated on |.C.V basis.

7.10.SUVA CITY COUNCIL — SAMABULA WARD

7.10.1.Introduction: Suva City Boundary is divided into five wards — Central,
Muanikau, Samabula, Tamavua and the Extension wards. The Suva City is about 90%
developed. Altogether there are 10,124 properties from all the wards. The Samabula
Ward has 2,330 properties. The Central Ward is predominantly commercial and fairly
well developed. The Tamavua Ward is mostly residential and the Muanikau Ward is
predominantly industrial and residential. The Samabula Ward contains a fairly good
composition of thetypesof propertiesin all categories. Thereforeit was decided that for
ng thelevel of devel opment and comparing rating systems, SamabulaWard would
be the most appropriate. The land forming part of the township of Suva was purchased
from the people of Suvaby the early settlersin 1859 and was eventually acquired in the
1870 s by two M el bourne merchants— William Thomson and Samuel Renwick. Withthe
realisation that business activities would be enhanced if Suva were to be they capital,
they offered government atitleto every alternativelotsin the subdivision of thetown and
asitefor government offices. The early devel opment of Suvawas promoted by the keen
participation of both the Government and private individuals in land development
projectsto overcome physical constraints. The projectsinvolved reclamation of land with
the view of increasing area of flat land for development purposes. Plans for Suva
Township were drawn up which included designs of streets and building devel opment.
Proclamation number 28 of 1953. Suvagained its City statusin 1953 but wasdeclared a
township in 1881. According to the analysis on the level of development of Samabula
Ward prepared using the Samabula Vauation Roll (1999), there were about 2,330
properties. Approximately freehold owns 1541, crown owns 603 and the remaining 186
properties belong to the native land. Overall by property, there are approximately 56%
freehold, 41% crown land and 3% native land properties within the city boundaries.

7.10.2 Zonings: The propertieswithin the SamabulaWard are classified under different
zones—residential, commercial, industrial and “ other zones”, which includeszoneswith
properties for special uses. There are about 1,869 residential properties within the
Samabula Ward that are categorized into B, C and D. The residential properties

dominate the Samabula Ward and has modern and old design buildings. From 1,869
properties, 1,304 are freehold (70%), 389 are crown land (21%) and 176 are nativeland
(9%). Thereare about 175 commercial propertieswithin the SambulaWard. Theseare
classifiedinto B, Cand D. Commercial sitesinthisward are situated along both sides of
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the Ratu MaraRoad, Vatuwaga, Raiwagaand placeswhere the need exists. Fromthe 175
properties, 95 arefreehold (54%), 74 are crown land (42%), and 6 are native land (4%).
There are about 217 industrial propertiesand all are categorised as G. Most industrial
properties are situated at the Vatuwaga area, while afew along the Grantham Road in
Raiwagaand at Nabua3 miles. Fromthe 217 properties 115 arefreehold (53%) and 102
are crown land (47%). Other Zones: Thereisatotal of 69 properties, which are zoned
either as car park, recreation, education, civic or any other special use.

7.10.3 Level Of Development,(Refer to Table 9, Appendix 7),The demand for
residential, commercial and industrial propertiesisvery highin thisward. Asaresult
more subdivisions have come up to cater for the need for example, the Bhindi
Subdivision at Vatuwaga. The high demand in thisward is due to the fact that it adjoins
the central commercial area. Consequently, most of theresidential properties have rented
flatsto accommodate the working population of the central, commercial and industrial
areasin thisward. In general, according to the Town Clerk, Mr. Patrick Garguilo, there
are about 10,124 properties within the Suva City boundary, and about 90% of the
properties are developed. Revenue-According to the 1998 Account Statement, the
revenue earned from general rateswas $6,699,199.00. Therevenue collected from other
services was $4,924,557.00. The percentage yield from property-related revenue was
approximately 58%.

7.10.3 Comparison of Rating Systems

a) Unimproved Value: Suva City Council struck ageneral rate of $0.0095 per dollar on
UV. It wasassumed asum of $10,490.00 to be collected asratesfrom each of therating
systems (refer to Table 10, Appendix 6). Observation: Similar size blocks within the
samelocation pay similar rates. For example, assessment numbers 3657/38 and 3657/47,
having areas of 0.0134 and 0.0137 ha respectively pay a rate of about $ 34.00 each.
Similarly, residential propertiesof assessment numbers 2759, 2795, and 2777 also pay
samerates. Industrial propertiesof assessment numbers 3713/56 and 3713/51 al so pay
similar rates. Most industrial properties have alesser rate burden. On the other hand,
most commercial properties have agreater rate burden on UV basis. Differently zoned
properties with similar UV pay similar rates. For example, assessment numbers 3150
(residential) and 2875/19 (industrial) have UV of $50,000.00, and pay arate of $476.30
and $466.77 respectively. Similarly, assessment numbers 3227 (residential) and 2875/27
(industrial) pay about $619.00 and $626.00 respectively. Residential properties,

catergorized as B have agreater rate burden whereas most properties, catergorised asC
and D have alesser rate burden on UV basis.

b) Improved Capital Value Observation: Residential properties, catergori sed as B have
significant reduction in rates payable on ICV basis. Most residential properties,

catergorised as C and D pay higher rates. Similar size blocks within the same location
pay significantly different rates. For exampl e, assessment numbers 3657/38 and 3657/47,
despite paying same rates on UV basis, will pay about 143% more and 24% less
respectively onICV basis. Similarly, rates payable by most residential C propertieswill
also differ significantly, depending on their level of development. Most industrial
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properties will experience a greater rate burden on ICV basis. Differently zoned
properties will pay rates according to the level of development despite having similar
UV. For example, assessment numbers 3227 (residential) and 2875/27 (industrial ) on
ICV basispay rates approximately 49% less and 20% more respectively, when compared
to the rates payable on UV basis.

¢) Conclusion: The present UV method of determining the rates payable, despite the
level of development, allows similar size blocks within the same location and/or of
different zonesto pay similar rates. Most industrial, residential C and D propertieshavea
lesser rate burden. On the other hand, commercial propertiesand residential B properties
have agreat rate burden. The adoption of |CV method to determinerates payable allows
an increase in the rate burden for most industrial, residential C and D properties, and
decreaseintherates payablefor residential B properties. Thereisnot much differencein
the amount of rates paid by commercial properties on either rating system. The

exceptions are those propertiesthat have high level of developments and therefore pay
higher rates accordingly. Thus for Samabula Ward, the analysis has shown that ICV

method, which reflectsthe market value discouragesindustrial devel opment because of
their contribution towards the rate revenue but the level of development is sufficient
enough to cater for the rates payable on the ICV basis. Considering the yield from
property related rates of 58%, thelevel of development as being 80% according to the
Town Clerk, and the other wards being fully developed, it can be concluded that ICV

method of rating would be quite appropriatefor the City of Suva. Theformer Lord Mayor
and the Town Clerk expressed hisviewsthat ICV system is suitable to Suva City (The
Fiji Times 1998).

7.11.LAUTOKA CITY COUNCIL

7.11.1 Introduction: It was proposed to declare Lautoka a township in 1911 by a
committee appointed by the Governor of Fiji. However, it was not until 1924 that the
township boundarieswere proclaimed. In 1936, the boundarieswere extended to an area
of 256 acresand L autokawas proclaimed atown in 1943. Thetownsareawasincreased
in 1953 to 1500 acres and the sugar mill and the CSR (now FSC) being the prosperity and
growth were incorporated in the town boundary. In 1971 the town area was again
increased to 2494 acres. With recent extensions, thetotal areais 1607 hectares. On 25"
February 1977, Lautoka became Fiji“s second city. The City of Lautokaisdivided into
four wards—Veitari, Waiyavi, Simlaand Tavakubu. Proclamation L egal Notice number
30 of 1977. The land area allocated for the new city boundary comprises of
approximately 1,607 ha. Lautoka City comprises of approximately 7,234 properties. The
main forms of land ownership are freehold, crown land, FSC land, crown freehold and
native land.

7.11.1 Zoning: The properties within the town boundary are classified as residential,
commercial, industrial and “ other zones” siteswhich consists of zones suchaspres, prrd,
pubos, recr, spec, capk, cdev and civic. Residential There are about 6,252 residential
propertieswithin thecity area, which are categorised intoresidential A, B, CandD. The
total area occupied by the residential propertiesisabout 670 haand this reflects about
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42% of the total area of Lautoka Town boundary. Commercial There are about 314
commercial propertieswithin the city boundary, which are categorised ascommercial A,
B and C. Commercial propertiesoccupy about 25.7 haof theland area and thisreflects
about 2% of the total area. Industrial Industrial properties in Lautoka fall into three
categories, that is, industrial G, H and N. There are about 361 properties found as
industrial G, 19 asindustrial H, and 3asindustrial N. Industrial propertiesoccupy about
337 ha of the land area and this reflects about 21% of the city boundary area. Other

Zones: Altogether there are about 285 properties that fall under this category. The
properties occupy about 577 haof the land area and this reflects about 36% of the total

area
7.11.2. Level of Development

L autoka City hasbecomeamoreindustrialised town with the devel opment of Navatu and
Namoli for industrial purposes. The City of Lautoka has also grown into a major
commercial centre. Due to having quitelarge population growth, thereishigh demand for
residential propertiesand so extensions have been madefor residential zoning. Overall,
there seems to be a high level of development in each zone. Urban expansion and
development seems to be unavoidable and cane productive flat lands is expected to be
lost to such developments.

7.11.3. Revenue

According to the account statement for 1997, the revenue earned from general ratesin
that year was $1,255,778.00. The rate collected from other sourceswas $1,300,512.00.
The percentage yield from property related revenue was approximately 49%.

7.11.4. Comparison of Rating Systems
a) Unimproved Value (UV)

The Lautoka City Council struck ageneral rate of $0.00763 per dollar onthe UV. It was
assumed a sum of $19,325.00 to be collected as rates from each of the rating systems
(refer to Table 11, Appendix 6).

b) Observation: Similar size blocks within the same location pay similar rates. For
example, residential properties of assessment numbers528 and 531 both of thesamearea
pay similar rates. Commercial and industrial properties having higher unimproved values
seem to have a greater rate burden compared to the residential properties.

¢) Improved Capital Value Observation: Despite having the same area, properties pay
significantly different rates according to their level of development. For example,
assessment numbers 570 and 580 both of similar size pay about $630 and $418
respectively on ICV basis. For this City, therate burden for most of the commercia and
industrial propertiesreduceson ICV basis, whereasfor residential A and B propertiesthe
rate burden increases.
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d) Conclusion: From the analysis of Lautoka City Council comparing UV and ICV

rating method, it can be said that using ICV to calculate rates will benefit owners with
industrial, commercial and residential blocks. The ICV method shows significant
reduction inrate burden for most of the propertiesthus, giving an accurate measure of the
value of the assets of the ownersand the ability to pay. Someresidential A propertieswill
contribute more to the rate revenue but then looking at the significant improvements
done, the ability to pay is not questionable. In the meeting, the municipal strongly

favoured UV system in place of ICV. Thereason givenisthat if ICV wasintroduced in
municipal councils, than thereisnothing to stop the landlordsto use the same system for
assessing rent on agricultural land. In general, Chapter Four concluded that under UV

system comparable properties, within the same area and/or the same location, pay

comparablerates. Thereisagreater rate burden on vacant propertiesand low residential
properties. Under the ICV system, block owners pay significantly different rates
depending on thelevel of development and improvements made onthelevel of land. The
rate of vacant propertiestherefore, isreduced. Rate burden on highly density residential
and commercial properties had increase. Development of growth in all municipal

councils at present depends on its location for example, growth in Nadi Town is
“Booming” due to Tourism industry and Levuka Town with nil growth because of

heritage status. Under AV the manipulation datain Savusavu reveal ed that the variation
in rates (%) on UV and Annual Vaue was similar to variation between UV and ICV.

Therefore rate comparison study was done only between the UV and ICV. Asaresult,
Annual Value was not considered for the rest of the towns. With the exception of
Savusavu Municipal Council, the level of development in other municipal council,

approximately range from 75%-90%, with most of the municipalsfalling to theright of
the devel opment continuum.

There aretwo townswhere the extent of development islow and as such that they cannot
adopt the ICV system and therefore, remain with the UV system.

22.CONCLUSION

The basic problem isthe choice of method of assessment of different system of rating
withtheview of selecting asystem of assessment suitabl e to the requirements of Fiji, that
will be appropriateto meet the accepted principles and criteria of rating system.

Literaturereview in order to have understanding of criteriaof rating systemsand
study different systems of rating in Commonwealth countries.

The system of valuation does not determine total rates but determines the
distribution of the rate burden and valuation.

Review theland tenure system in municipal councils, and sales data on different
typesof land from 1995 to October 1999 for assessment of different systems of

rating valuation.
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The system of valuationisregarded morally and lawfully thefairest distribution
method, that is, it reflects the “ ability to pay” criteria of rating systems.

Comparison of rates based on different systems of valuation method.

The present system of raing and its merits and demerits compared to improved
Value and Annual Value, and their merits and demerits

The study recognizesthe absol ute and efficient local government system asthe catalyst
for sustainable growth and development as they are administrative part of the
Government. In the case study, the values of sample properties were analyzed by using
thethree systemsof rating, namely, Unimproved Value, Capital Vaueand Annual Value.

In Unimproved Value system, comparable size parcel of land within same area pay
comparable rates; the residential buildings, vacant land and farm properties generally
have a greater rate burden, and multi residential dwellings, flats, units, industrial and
commercial properties generally have alesser rate burden.

In Improved Capital Value, the comparable size parcel of |ots next door to each other can
pay significantly different rates. Thereisgreater spread of residential ratelevels, therate
burden for residential buildings, vacant land and farm properties will reduce; and rate
burden for flats, multi units, apartments, motel, hotels, commercial and industrial
properties will increase, which will be passed on to the consumers.

Thelmproved Capital Valueon feesimplefor first year could be used for Stamp Duties
purposes by the government.

Annual Valueisafunction of Improved Capital Value and has same characteristics to
Improved Capital Valueif itisfixed on percentagebasis, or elseit will be slightly better
asrental value is the best measure of value of aproperty worth. It would confuse and
affect private residential properties occupied by the owners.

22. Suggestions

22.1.That municipal councils adopt Unimproved Value system based on LGA NSW
model as follows:
(i) Unimproved Value, or
(i)  Fixed Charge up to 50% and ad valorem Charge, both based on
Unimproved Value; or
(iii) Both (i) and (ii)
The(ii) and (iii) above are new reform of the present system. Thesereformsshall allow
Municipal Councilsto strike oneratefor property-rel ated chargesand another based on
people. All the properties are categorised or sub-categorised in the following groups

a Residential,
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b. Business (Commercial/Industrial)
C. Rural/Agricultural
d. Others.

Therates payable onresidential properties (excluding multi unit strata, hotels, etc) shall
be determined in two parts.

(i) Fixed component X payable by residences derived by 60% of the
amount of rates to be collected by the council from residential
properties by the number of residencesand its benefitsfrom therates

(i) In addition, an ad valorem isfixed as follows:

X-Y xV
Z
where,

X isthe amount of rate to be raised by the council from residential
properties.
Y istheratesto be collected by fixed charge component in the
residential category.
Z isthe land value of all the residential properties
V isthe unimproved value of all the residential propertieson which
the residences are located.
X isthe amount of rate to be raised by the council from residential
properties.
Y istheratesto be collected by fixed charge component in the
residential category.
Z istheland value of all the residential properties
V isthe unimproved value of all the residential properties on which
the residences are located.

Business properties shall be assessed in accordanceto Improved Capital Vaue System.

Residenceson thefarmwill berated as (i) above and for therest of theresidential land,
the council shall decide the reduced amount payable.

For the other categories that do not fall ini, ii andiii above, public utilities, corporate
bodies etc, the council shall fix an annual sum.

22.2.Existing Legislation- it is recommended that Recommendation 2 and 3 above
dealing with options and different categories of land respectively should beincludedin
the present legislation. The definition of “Unimproved Vaue’ shall include a rider
similar to adopted in AG Taifalos v AG’ s case commonly known as Darwin’s case as
follows:

22.3 Anyincreasein ratesdue to implementation of new system should not increase
rate liability by not exceeding ten percent on the present system.
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22.4. That fivedeveloped municipal councils, namely, SuvaCity Council, Lautoka City
Council, Nadi Town Council, Lami Town Council and Labasa Town Council
should adapt Improved Capital Value (ICV) system of valuation. It is easier to
understand and value as there are sufficient comparable sales available. The
increased rate liability could be passed onto consumers.

22.5 Thegovernment shall implement the new system of rating vauation by amending
the existing legiglation by including the definition of Improved Capital Value

immediately after section 63 of Local Government.

22.6. Thelmproved Capital Vaue shall be defined as* Improved Capital Value of the
premisesif soldfreehold on the open market given awilling buyer and willing
seller provided the Improved Capital Value is equal to the net Annua Vaue
capitalized at the relevant rate of interest, it will provide a base for taxation
equivalent to net annual value".

22.7. Theamendment to the Act should require the municipal councilsto monitor and
advisethe Chief Vauer on developmentscarried out in their respective municipal
councils. This includes the costs, development plans and owners of all
developments, alteration, extensionsin municipal councils, and for the solicitors
to advise consideration and date on transfers.

22.8. New Legislation

At present, there are several | egid ations dealing with the system of valuation. The
office of Chief Valuer comesunder State L ands Act and Regulations made there
under, theregistration of Valuersisconducted under Valuer’ s Registration Act
and rating valuation comes under Local Government Act.

22.9. That the Government enact Land Valuation Act of Fiji Islands. The act shall
providefor valuation and rel ated matters, and incorporate Chief VValuer’ s Office
as an independent Department; Valuers Registration Act and relevant sections
dealing with systems of rating valuation, namely, unimproved value, improved
capital value and annual value, and their definitions.

Vidya Narayan, Date 21/1/2002

A Registered Valuer Fiji Islands

Email vidyanarayan@jis.com.fj
www.geocities.com/valuationoffice2000

Telephone No. 0011 679 315170; Facsimile 0011 679 315760
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