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INTRODUCTION
Raising of Separate Rate
Section 154 of the act permits Council to raise a separate rate on rateable properties, which will, or
which it is intended will, benefit from a project or undertaking. The main legislative features of a
separate rate are:
•
•
•

It can be applied to rateable properties that benefit from the purpose of raising the separate
rate;
Money raised by these means cannot be put to any other use; and
The separate rate must cease when the purpose has been completed and paid for.

In terms of the process, The Local Government Act, at Section 151(5)(c) provides that before the
Council changes the imposition of rates on land by declaring a (new) separate rate, it is required to
prepare a prescribed report on the proposed change and follow the steps set out in its public
consultation policy. The report, which forms the basis of the consultation, is prescribed at Section
151(6) of the Act and is required to address at least:
•
•
•
•

The reasons for the proposed separate rate;
The relationship of the proposal to the Councils overall rates structures and policies;
Insofar as is reasonably practicable, the likely impact on the ratepayers; and
Issues concerning community equity.

This consultation report is provided as information for the proposed specific part funding by Council
of the Point Turton Sea Wall project as requested by the Point Turton Shack Owners Group and the
subsequent declaration of a separate rate against specific properties within the area impacted as
agreed.
In effect this process involves the granting of a fixed rate, fixed term loan by Council to specific
shack owners who are unable to, or unwilling to, meet their portion of the costs of construction as
determined by the majority of the group with all principal, interest and associated costs to be
recovered via a separate rate declared on those same properties.
The separate rate will constitute the mechanism through which Council can recover the principal
loaned, interest and associated costs should Council agree to provide the requested funding.
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A public notice has been placed in the YP Country Times advising the proposed declaration of a
separate rate and inviting interested parties to:
•
•
•

Access and consider the content of this report;
Provide a written submission to Council; and/or
Provide feedback at a public meeting

The consultation period opens on Thursday 15th June 2017 at 8.30am with all submissions to be
received by Wednesday 5th July 2017 at 5.00pm.
The public meeting is to be held in the Minlaton Council Chamber at 6.00pm on Wednesday 21st June
2017.
Advice of the consultation will also be made available on Council’s web site and social media site as
well as letters sent to Progress Associations in the district and to each shack owner affected at Point
Turton.

BACKGROUND
A request has been received from the Point Turton Shack Owners group via their appointed
representative Mrs Caroline Roennfeldt in regard to the proposed sea wall construction project for
which plans have been submitted compliant with approved Development Application 544/1446/2016.
This seawall is seen by the vast majority of the shack owners as urgent and mandatory following
damage sustained to the foreshore at Point Turton during recent storm events in May and September
2016. The damage suffered to the cliff face is very severe and, in their opinion, threatens the existence
of a number of the local dwellings should preventative measures not be undertaken as a matter of
urgency. The group is certainly keen to reach a resolution on the matter as soon as possible.
The group engaged a professional engineer to design the required sea wall and have held several
meetings and discussions aimed at gaining agreement on both the sea wall construction and the
sharing of all costs. The sea wall is to be constructed on Crown Land and has the approval of the
Coastal Protection Board. A copy of the report prepared by the professional engineer is attached as
Appendix 1 along with the design document as Appendix 2.
The request from the Shack Owners group to Council is specifically for funding to be provided to
certain shack owners who have indicated they cannot, or will not, source their allocated share of the
total cost from their own resources at this time. This funding is requested in the form of a fixed
interest, fixed term loan over either a 10 or 15 year period to be secured by a separate rate declared
by Council on the properties that are unable to meet their agreed share of costs at this time.
From documentation supplied by the Shack Owners representative the total cost of the project is
$514,249 inclusive of GST of which the shack owners group have indicated they need to borrow a
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total amount of $181,643 incl. GST across 6 properties – costs for the remaining 8 shacks will be met
directly by the shack owners.
The total project cost has been sourced by the group through a tender process and formal quotes
have been received.
It should be noted that Council is not being requested to contribute to the project either financially or
in a project management, or any other, capacity. Council is not being asked to be responsible for the
upkeep of any part of the sea wall in to the future, nor is it requested that Council accept any liability
for risk or insurance relating to the sea wall. The request at this stage is simply for funding as
outlined.
Details of the funding required by the group and agreed by 13 of 14 members of the group, is
attached as Appendix 3 to this report with Lot numbers and names removed for privacy reasons.
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DISCUSSION
ACTIVITY
1. Should Council agree to provide funding as requested (to be decided at Council’s July
2017 meeting) a separate rate is proposed to be declared on those properties requiring
funding from Council. The purpose of the separate rate will be to recover all principal
advanced plus interest at a rate to be determined over a 10 year period, plus any agreed
associated costs. Should Council agree to provide funding as requested the funds will be
borrowed from the LGA Finance Authority at a fixed interest rate to be determined at the
time of borrowing over a fixed term of 10 years as requested by the group.

REASONS FOR THE PROPOSED SEPARATE RATE
2. The Point Turton Shack Owners group have approached Council in regard to providing
funding to specific shack owners for the purpose of construction of the approved sea
wall, which the majority of the group see as urgent and essential to ensure their
properties are adequately protected against damage from further storm events.
3. The separate rate on those properties who receive funding from Council will be declared
to recover all principal, interest and any associated costs over a period equal to the term
of the loan from which funding will be sourced.
4. While the sea wall is to be built on Crown land, Council are assessing how they can
assist members of the community by possibly providing funding for the project at no cost
to Council.
5. Given the sea wall is to be constructed on Crown land Council will not consider
undertaking any role in the construction of the sea wall. Council considers that the
existing rates base is inadequate to meet any costs for this project.
6. As such Council looks to the separate rate on affected properties to meet costs of the
borrowings in order to protect all existing ratepayers from any excessive rate increases
that may evolve should Council consider meeting any costs associated with this project.

RELATIONSHIP TO COUNCIL’S OVERALL RATES STRUCTURE AND POLICIES
7. Council’s existing rates structure cannot cater for the proposed build of this sea wall nor
costs associated with any borrowings to fund specific shack owner’s contributions to the
project.
8. Current rating structures have historically funded existing Council services in place
today.
9. Council will not accept any responsibility going forward for maintenance, upkeep,
rehabilitation, insurance, public liability for the sea wall as to do so would place pressure
on Councils financial sustainability and in turn on existing and future ratepayers.
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10. The proposed separate rate is independent from, and in addition to, the existing rating
structure and is being introduced for the single purpose of recovering all costs of any
funding provided for specific shack owners to cover a proportion of overall project costs.

LIKELY IMPACT ON RATEPAYERS
11. The separate rate will be declared only if funding is approved by Council as requested.
12. The separate rate will be declared to apply from the 2017/2018 financial year.
13. The separate rate will be declared for a period of 10 financial years based on the term
of the loan secured from the LGA Financing Authority.
14. The separate rate will be declared as an amount equal to the amount repayable on the
loan from the LGA Financing Authority plus any associated costs agreed with the
specific ratepayers requiring funding.
15. Only ratepayers specified in any funding agreement relative to the construction of the
Point Turton Sea Wall will be required to pay this separate rate.
16. Should ratepayers dispose of any property which is subject to the separate rate the
amount payable for the separate rate shall be apportioned between the seller and the
buyer in the normal manner at settlement date. The buyer will then assume liability for
the remaining period of the separate rate.

ISSUES CONCERNING COMMUNITY EQUITY
17. Reliance on the Benefits Received principle suggests that (all other things being equal) a
person who receives more benefits should pay a higher share of tax. The proposed
separate rate will be applicable only to ratepayers who accept funding from Council and
will be commensurate with the amount of funding provided to each ratepayer.
18. The proposed split of costs for the sea wall among the fourteen (14) properties situated
at Point Turton and receiving benefit from the project has been determined by the Point
Turton Shack Owners group.
19. The amount of funding required by specific ratepayers is determined by subtracting from
the determined share of costs for each ratepayer any amounts being met directly by
each ratepayer.

FUNDING PROPOSAL (if approved)
20. If Council agree to provide the requested funding following the consultation period all
advances would be funded via loan from the LGA Finance Authority at fixed interest over
a fixed ten (10) with the applicable interest rate determined by the LGA Finance
Authority. Council will not need to allocate any amounts from existing reserves or
revenue.
21. As is the usual process, interest rates applicable to the loan are to be determined at the
time of drawing down of funds however the following table is provided as indicative of
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repayments per $10,000 borrowed for 10 year loans at an indicative rate of 4.25% p.a.
(rate currently on offer)
22. Separate rates, when and if declared, will be calculated to recover 100% of these
amounts plus any agreed associated costs. Each separate rate will be declared against
each specific property for the determined period as per the final agreed allocation.
Per
$10,000
Borrowed
$10,000

10 year period
Per Annum
including Interest
$1,237.94 p.a.

AREA
23. The separate rate shall be declared only for ratepayers who agree to specific funding
agreements with Council or who decline to meet their designated share of costs for the
proposed project.

BASIS OF CHARGING
24. The separate rate will be declared on a per allotment basis.
25. The separate rate will be declared to recover repayments including interest and any
agreed associated costs in proportion with the amount of funding provided for each
allotment.
26. The current proposed split of costs for the sea wall among the ratepayers situated at
Point Turton is has been determined and agreed by the majority of the Point Turton
Shack Owners group.
27. The amount of funding required by specific ratepayers is determined by subtracting
from the determined share of costs for each ratepayer, any amounts being met directly
by each ratepayer.

PERIOD OF RATING
28. To be discussed during the consultation period however will be equal to the term of any
loan sourced from the LGA Finance Authority. This term has been requested by the
representative of the Point Turton Shack Owners group to be ten (10) years.
29. The separate rate can be declared for a specified period (e.g. the term applicable to any
relevant loan sourced for the purpose) and may be declared for a period exceeding one
year.
30. It is proposed that the separate rate will be declared for the duration of the loan sourced
to provide agreed funding as an equal charge each financial year.
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POSTPONEMENT OF PAYMENT
31. It is not proposed that the separate rate will be postponed. It will be due and payable
(annually or quarterly under normal conditions of payment of rates) immediately
following declaration.
32. In accordance with usual conveyancing practices, if an allotment over which a separate
rate has been declared is sold, the full year’s rate will be adjusted as between the
vendor and purchaser. The purchaser will then assume liability for any remaining
separate rate amount for the term of the separate rate under the same conditions.
33. Should any ratepayer liable for the separate rate, at any time, believe that the payment
of this rate causes undue hardship for them they can apply to Council for consideration
under Section 182 of the Local Government Act 1999. Section 183 details that if Council
is satisfied on the application of a ratepayer that payment of rates in accordance with the
Act would cause hardship, the Council may postpone payment on whole or in part for
such period as the Council thinks fit.
34. This application can only occur after the declaration of the separate rate.

REMISSION
35. No remissions shall apply to the separate rate once it is declared.

REBATES
36. A Council may grant a discretionary rebate of rates or service charges in specific
circumstances on such conditions as the Council sees fit. Council will give reasonable
consideration to the granting of rebates on merit. Council complies with the provisions in
relation to the Local Government Act 1999 in regard to rebates and has an existing
policy: PO 060 Rates Relief Policy.

CONSULTATION PLAN TIMETABLE
•
•
•
•
•
•

Council Meeting to endorse Community Consultation
Advertise consultation
Public Meeting as Information Forum and Debate
Additional Public Meeting
Cut-off date for written submissions (at 5.00pm)
Council Meeting to Consider Feedback & Separate Rate

14 June 2017
15 June 2017
21 June 2017
TBA if required
5 July 2017
12 July 2017

FEEDBACK ON PROPOSED FUNDING AND PROPOSED SEPARATE RATE(S)
Written submissions are being sought on the proposed declaration of separate rates on rateable
land situated at Point Turton identified as requiring funding from Council to assist in meeting of
costs as determined by the Point Turton Shack Owners group for the purpose of construction of
Yorke Peninsula Council
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a specified sea wall and associated infrastructure. Such separate rate will only be declared
if Council agrees to provide such funding – to be determined at Council’s July 2017 Council
Meeting.
All submissions should be submitted to:
Point Turton Sea Wall Funding Consultation
Yorke Peninsula Council
PO Box 57, Maitland SA 5573
or:
admin@yorke.sa.gov.au With “Attention Director CCS – Point Turton Separate Rate” in the
heading
By no later than 5.00pm on 5 July 2017
If you have any queries in relation to this Consultation Report please contact David Harding,
Director Corporate & Community Services on 08 8832 000 or
email: david.harding@yorke.sa.gov.au

ANDREW CAMERON
CHIEF EXECUTIVE OFFICER
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COASTAL EROSION ASSESSMENT

at

90-124 NORTH COAST ROAD
POINT TURTON

for

SHACK OWNERS

Project No: 16254
September, 2016

GENERAL
The properties at 90-124 North Coast Road are located at the top of a cliff,
facing north towards the sea. The beach is at the base of the cliff. The northern
boundaries are 10-15m from the bottom of the cliff. Property frontages vary from
16m to 33m. North Coast Road runs approximately east/west at the rear
(southern side) of the properties.
The houses are generally single storey of various constructions.
The majority of the properties have existing steps down the face of the beach.
The bottom sections of many of these steps have been damaged due to erosion
and wave action. There is significant erosion of the ground adjacent in a number
of cases.
Some property owners have installed rocks or concrete at the base of the cliff in
an effort to reduce erosion at the base of the cliff.
The entire cliff face and beach are located on crown land.

WATER LEVELS AT SITE
Water levels at site, as referenced from the Tide Tables for South Australian
Ports published by Flinders Ports are:
AHD
Mean Higher High Water
+ 0.44
Mean Sea Level
- 0.16
Lowest Astronomical Tide
- 0.96
The 1 in 100 year Average Return Interval (ARI) High Water level for the area is
approximately 2.0m AHD.
These levels have been adjusted relative to Australian Height Datum (AHD).
The 1 in 100 year ARI High Water Level is the average highest water level which
would occur once in a one hundred year period, or the level which has a
probability of exceedance of 1% in any one year. It is determined from water
level records by The National Tidal Facility of the Bureau of Facility.
These levels are in AHD, which is the same datum as the site levels shown on
the attached survey by Mosel Steed Surveyors.
In addition to this, sea level rise at the site is expected to be 0.3m to 2050 and up
to an additional 0.7m to 2100. These are additional to the figures above.

BEACH AND CLIFF FACE LEVELS
The top of the cliff face is at around 6 to 9m AHD. The base of the cliff at the
beach is at around 1.2 to 2.65m AHD.
Generally the base of the cliff has a layer of harder sandstone approximately
0.5m thick, outcropping at the top of beach. This harder layer is undercut in
some places.

ROCK/CLAY LAYER LEVELS
A geotechnical investigation was conducted to determine the depth to a solid
stratum that will resist erosion, to found the base of the rock wall on. A suitable
base is hard clay or rock. The level of this layer varied substantially along the
beach, from -0.65m AHD to 1.9m AHD. Refer to geotechnical investigation and
chainage sections on drawings 16254-7-8.

CURRENT EROSION OF CLIFF FACE
The following photos show the cliff face and the extent of the erosion damage in
front of each property starting from the eastern end (at time of geotechnical
investigation, 28th July 2016).

Figure 1- Severe erosion of lower half of cliff in front of the eastern carpark.

Figure 2- Severe erosion and undercutting adjacent the concrete steps in front of the eastern carpark.

Figure 3- Severe erosion in front of block 92 (Crown land).

Figure 4- Severe erosion in front of shack 94.

Figure 5- Severe erosion in front of block 96 (Crown land).

Figure 6- Temporary concrete protection in front of shack 98, some undercutting evident.

Figure 7- Rock/concrete retaining wall in front of shack 100, erosion adjacent.

Figure 8- Severe erosion of bottom half of cliff in front of shack 102.

Figure 9- Rock/concrete retaining wall in front of shack 104, slumping/erosion of cliff adjacent.

Figure 10- Severe slumping/erosion of bottom section of cliff in front of shack 106, lower
section of concrete steps broken off.

Figure 11- Severe slumping/erosion of bottom section of cliff in front of Crown land and shack 108.

Figure 12- Erosion of cliff in front of shack 110. Cliff face is clay as oppose to sand. Many
large rocks on beach around base of cliff.

Figure 13- Moderate erosion in lower section of cliff front of shack 112.

Figure 14- Moderate erosion in lower section of cliff front of shack 114.

Figure 15- Moderate erosion in lower section of cliff and undercut sandstone at base, in front of
shack 116.

Figure 16- Moderate erosion in lower section of cliff and undercut sandstone at base, in front of
shack 120 and in front of 118 (Crown Land) adjacent.

Figure 17- Severe erosion in lower half of cliff with rocks at base, in front of block 122 (Crown
Land).

Figure 18- Moderate erosion in lower section of cliff and undercut sandstone at base, in front of
shack 124.

Figure 19- Rock/concrete erosion protection at base of cliff in front of shack 126.

The cliff face generally is uncompacted dune sand. In these areas the lower half
of the cliff is substantially unvegetated and is loose and collapsing sand. The
upper half of the cliff face is either vegetated or covered in a loose rock scree.
The cliff face is generally 1:1 (horizontal:vertical) to 1:2 slope, but some local
areas are steeper than 1:1. The steeper areas are a result of erosion of the lower
half of the cliff, causing collapse of the cliff over. It is critical that these sections
are protected from further erosion of the cliff.
The beach in front of the cliff is generally flat and shows a slope of 1 in 20
generally. The beach is sand with gravel over. There are large areas of
sandstone outcropping that occurs on the beach as well as at the water line.
Although it appears hard, the geotechnical investigation proved the layer could
be broken through using hand drilling methods. This sandstone layer may not be
erosion resistant during heavy wave action in the longer timeframe.
There are many areas of rocky reef on the beach, as shown on the survey on
drawing 16254-2-5. This rocky reef is prominent at the eastern end in front of the
carpark and at the western end in front of shack 124. The beach should not
erode in these areas and provides a good place to tie in the seawall at the end.

DISCUSSION- CAUSE OF EROSION ON SITE
The erosion on the cliff face in front of 90-124 North Coast Road is of two
different types. The erosion at the base of the cliff is from wave action. This can
be seen in the undercutting of the outcropping sandstone.
The tide levels in the area reach to 0.44m AHD at Mean Higher High Water,
which is well below the bottom edge of the cliff face at the top of the beach.
Hence, wave action will only reach the cliff base in times of severe storm action,
when the water level is artificially raised and waves are superimposed onto this
higher water level.
It should also be noted that the site is north facing and generally subject to
locally generated wind waves from the northern quadrant. These will only occur
when the northerly winds tend to push the water south, and out of the gulf. This
will tend to lower the local water level. The site is well protected from approach
by swell waves entering from the south through the mouth of Spencer Gulf.
The majority of the beach itself is well protected from further erosion by the
outcropping of areas of sandstone and reef. This implies that the beach will not
lower. However, the geotechnical investigation shows a number of sections of
the beach to have fine grained sand in the top layer. This has the potential to
erode and may lower the beach level in some areas. We have allowed for this
when considering the maximum wave height at the base of the cliff.
The erosion further up the slope, generally from halfway down to the bottom of
the slope is from slumping sand, de-vegetation and wind effects. This is
generally destabilized sand dune, which is too steep to revegetate naturally. This
slumping can be seen around the concrete steps in front of the carpark at the
eastern end, and in front of shacks 92 to 96.
The erosion of the upper sections of the cliff face is exacerbated by the
stormwater runoff over the top edge of the cliff, as can be seen in front of the
carpark area.

RECOMMENDED WORKS
Due to the limited wave attack on the base of the cliff, the following is proposed:
1. Edge the base of the cliff in rock protection up to 3.0m AHD to prevent
wave erosion. This is undertaken by:
 Remove and dispose of existing steps and erosion protection
(rocks/concrete) at base of cliff, as required.
 installation of geofabric to prevent washout of sand under/behind the
wall
 installation of smaller secondary armour rock
 installation of larger primary armour rock to resist wave attack.
This rock armour has been designed to resist wave attack of waves up to 1.0m
high (above still water level) and a water level of 2m AHD. The waves in this
instance are depth limited. Details of the rock armour are shown on our drawing
16254-6.
If sea level rises to the levels predicted to 2100, it will be possible to place
additional geofabric, secondary armour and primary armour over the top of the
wall when necessary. This will include removal of all private stairway access from
the cliff top to the beach.
2. Stabilize the front cliff face generally as follows:
 Add new compacted fill where required, to achieve a cliff slope of 1:1
or flatter.
 add top soil to devegetated areas and on top of new fill.
 seed the areas which have been top soiled and/or devoid of
vegetation.
 install a double thickness layer of Geofabrics Jute Mesh over the
areas of slope which have had top soil added and/or are devoid of
vegetation. Install Jute Mesh with propriety metal pins 30mm x 300mm
x 4mm Ø, at the rate of 5 pins/m2 ensuring that all laps of Jute are
fully pinned
 water to promote germination and plant growth.
Refer to Magryn drawings and technical specification for further details on
landscaping/planting.
3. Upgrade the stormwater disposal from the eastern carpark (old swimming
centre) as follows:
- Add new compacted fill where required adjacent the western side of
the existing concrete steps, to achieve a cliff slope of 1:1 or flatter.
- Excavate trench for new concrete pipe, shotcrete bottom of trench to
provide base for pipe.

-

-

Install new 450x450mm concrete sump connected to a new 225mm
diameter concrete stormwater pipe, discharge to toe of rock armour at
the base of the cliff.
Re-grade carpark area to collect runoff water to new pit.
Provide a 3x3m rip rap apron on geotextile for scour protection at the
pipe outlet.

Refer to Magryn drawings and technical specification for further details on
stormwater.

For Magryn & Associates Pty Ltd

Will Souter
B.Eng
Attachments:

- Magryn drawing 16254-1-8 revision B, including base survey by
Mosel Steed Surveyors.
- Magryn technical specification
- Geofabrics Jute Mesh & Pinning installation sheets
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Appendix 3

Property
1
2
3
4
5
6
7
8
9
10
11
12
13
14

Loan amount
requested
0
$20 000
$35 000
0
$30 000
$30 000
0
$34 413
$32 230
0
0
0
0
0

We wish to apply to loan for a period of 10 years.

Thank you,
Caroline Roennfeldt
On behalf of Residents,
90 – 124 North Coast Road
Point Turton

