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 Thursday, 24th October 2019 
 
 
Dr Kathy Alexander 
Chair – Victorian Local Government Rating System Review 
C/- Department of Environment, Land, Water and Planning 
Level 35, 2 Lonsdale St 
Melbourne    VIC   3000 
 
 
Dear Dr Alexander, 
 
 
Re: Submission regarding the rates charged by Local Government to sporting 
organisations under the Cultural and Recreational Lands Act (1963) 
 
On behalf of the members and committee of Cheltenham Golf Club, I wish to lodge a 
submission regarding the application of the Cultural and Recreational Lands Act (1963) 
“the CRLA” on sporting organisations and in particular to golf clubs. 
 
To support our submission I have focussed on the impact of the Act on our golf club and 
on other sporting organisations in the City of Bayside. 
 
Over a period of time, the club has had many discussions with the council in regard to our 
situation as a community not-for-profit organisation which holds a lease to Crown Land 
(the Cheltenham Golf Course) and the amounts charged to the club for rates. 
 
These discussions have unfortunately not resulted in any favourable decisions for our club. 
 
We wish to submit a case seeking a recommendation from the Review Committee that the 
Local Government Act (1989) be amended to include rating exemption for all recreational 
lands (as defined in the CRLA). 
 
Yours Sincerely, 
 

 
 
Alex Lawson 
President 
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1. ABOUT CHELTENHAM GOLF CLUB 
Cheltenham Golf Club (the Club) is a small not-for-profit community organisation 
incorporated under the Association Incorporation Reform Act (2012) whose purposes 
include: 

 
(a) To provide, maintain and improve a golf course, clubhouse facilities and amenities 
for members and guests and all things incidental to the playing of golf.  
 
(b) To promote the game of golf and other sports and pastimes.  

 
(h) To promote and hold, either alone or jointly with any other associations, clubs or 
persons, golf meetings, competitions and matches, and to offer, give or contribute 
towards prizes, medals, and awards, and to promote, provide or support entertainment.  

 
(o) To apply the profits of the Club in promotion of the purposes of the Club.  
 
The Club is believed to have been initially established in October 1910 as the 
“Cheltenham Park Golf Club” then re-established as the Cheltenham Golf Club in 1929. 
 
The Club currently occupies three parcels of land, two parcels are owned by the Club 
and the major parcel is the nine hole course which the Club was granted Permissive 
Occupancy of by the Moorabbin Shire Council. 
 
Tenders were sought in 1939 for the construction of the clubhouse on the Club-owned 
land.  The clubhouse is now 80 years old. 
 
Permissive occupancy of the course continued until May 2009 when, under threat of 
losing the right to occupy and use the course, the Club signed a lease through the City 
of Bayside for the parcel of Crown land and the improvements made by the Club over 
the preceding 99 years. 
 
The Club and course are managed by a volunteer committee of management elected 
from the Club membership. 
 
Unlike the private golf clubs in the City of Bayside, the Club survives on the efforts of its 
volunteers who take part in all aspects of running the Club and managing the course.  
The original nine hole course was developed by volunteers and was carved out from 
swamp lands and dunes of night-soil. 
 
Cheltenham is not an “exclusive” golf club occupying private land fenced off from the 
general public.   
 
The golf course is open to the public for green fee golf and golf club membership is 
available to everyone.  The course is open to the community for recreation and open-
space activities including walking, running, cycling, orienteering, geo-caching, 
photography, bird-watching etc... 
 
The clubhouse is open to the public for meals and drinks and as a price-friendly venue 
for celebrations, wakes and the like.   
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The Club is used by the community as a meeting place for many organisations, 
including the Rickett’s Point and Beaumaris Bay Probus clubs and small groups who 
use the clubhouse as a venue for discussions and to play games like Mah Jong etc..   
 
The Club also houses a training room to enable Melbourne Polytechnic to deliver a 
TAFE education programme every semester for trainee greenkeepers and for them to 
have access to the course for practical skills. 
 
The Club employs a total of fifteen full and part time administrative, hospitality and 
course maintenance staff and the Club houses a catering business that employs 
another three permanent staff and several part time staff. 
 
The profits gained from the Club’s activities are entirely used for the objects of the 
Club.   
 
The course is the Club’s major asset, without which the Club could not exist and 
around 60% of the Club’s annual expenditure is used directly or indirectly in managing 
and maintaining the course. 
 
Under the course lease the Club is entirely responsible for the maintenance and 
improvements to the Crown land. Consequently, neither the council nor any other level 
of government makes any financial contribution to the land.  
 
Membership at the end of August 2019 stood with a core membership of 335 and 
around 130 associate members as follows: 
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2. THE CRLA DEFINITION OF RECREATIONAL LANDS 
 

 

3. BACKGROUND TO THE CRLA 
After extensively reading Hansard (1963) to gain an understanding of the background and 
reasons for the Cultural and Recreational Lands Act (1963) “the CRLA”, it may be 
understood that the CRLA was created because of the imminent implementation of the 
Valuation of Land Act in 1964, which would introduce and enforce a rating method based 
on uniform valuation of land throughout the State. 
 
The government noted that municipalities at that time charged sporting and recreational 
organisations very low rates by “determining a fair amount for such a body to pay and then 

adjusting the valuation to meet it” and noted that under uniform valuations some 
organisations would experience a tenfold increase in rates. (Hansard 31/10/1963 p 1719). 
 
The members of parliament feared that the Valuation of Land Act would have an adverse 
effect on open spaces by vastly increasing the rates on organisations and sports that 
occupied large tracts of land. “The threat to golf courses, bowling greens and agricultural 

showgrounds…of being squeezed out by economic pressures, particularly the pressures of paying 
rates and taxes on valuation of the properties as the city spreads around them… if truly valued 

would have astronomical and impossible rates levied on them” (Hansard 23/10/1963 p1380). 
 
It could be understood that intent of the CRLA was to remove the valuation rating 
methodology from these lands and instead, continue with the local municipality 
determining a fair amount for the sporting body to pay.  The members of parliament 
believed that the local municipality would be fair and reasonable, given the services 
provided by the municipality to such lands and the benefit to the community derived from 
such recreational land.  “The essential points are that the land must be used for the objects of a 

recreational lands means—  
(a)  lands which are—  
 (i)  vested in or occupied by any body corporate or unincorporate which exists for the 

purpose of providing or promoting cultural or sporting recreational or similar facilities 
or objectives and which applies its profits in promoting its objects and prohibits the 
payment of any dividend or amount to its members; and  

 (ii) used for out-door sporting recreational or cultural purposes or similar out-door 
activities; or  

 
(b) lands which are used primarily as agricultural showgrounds; or (c) the Melbourne Cricket 

Ground (which has the same meaning as Ground has in the Melbourne Cricket Ground Act 
2009); or  

 
(d) the Flemington Racecourse land within the meaning of the Victoria Racing Club Act 2006; 

or 
  
(e) the national tennis centre land within the meaning of section 4 of the Melbourne and 

Olympic Parks Act 1985; or  
 
(f) lands (whether or not otherwise rateable) which are declared by Order of the Governor in 

Council under section 2A to be recreational lands— but does not in the case of lands 
referred to in subparagraph (i) of paragraph (a) of this interpretation include lands which 
are not held for an estate in fee simple by any such body unless such lands are held under 
a lease or licence from the Crown or from a municipal council. 
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body which exists to provide or promote cultural, sporting, recreational or similar objectives, and 
that body must be a non-profit making body…. Generally the lands affected would be those 
occupied by tennis clubs, bowling and croquet clubs, golf clubs, agricultural showgrounds, 
racecourses and so forth. It is our desire that these lands should continue to be used for the benefit 
of their clubs or members of the public who have access to them. 
The other aspect with which the bill is concerned and which threatens the continued availability of 
these lands is the question of rating.  In the past, some of these lands have not been rated at all, 
some have paid a nominal rate, and scarcely any have paid a rate which was a serious burden to 

them.” (Hansard 4/12/1963 p2876). 
 
Parliament believed that municipalities would continue to determine a fair and reasonable 
amount. “Municipalities generally have never charged these organisations any more than a 

nominal or very reasonable rate” … “because Municipalities have rated these organisations 

reasonably in the past, it could be accepted that they would be reasonably rated in the future”. 
(Hansard 5/12/1963, p3071) 
 
Hence the CRLA was enacted on 1963 and gave the municipalities the power to establish 
a “reasonable amount” as rates, based on two criteria: 

 The services provided by the municipality to that land 

 The community benefit derived from the land 
 
It is clear from reading Hansard and the wording of the CRLA that the intent of the CRLA 
was to provide municipalities with a rating method (for lands occupied by sporting and 
other organisations) that was not based on land valuation. 
 
However, this left the municipalities with two problems.  How do you measure the value of 
the services provided by the council?  Ask the council and the answer will include 
intangibles like governance, planning, Infrastructure and environmental costs as well as 
tangible charges for services like waste removal etc., but how do you apportion these fairly 
and equitably to individual sporting organisations? 
 
Secondly, how do you calculate the benefit to the community of each sporting 
organisation?  Ask the sporting association or a representative body and you will get a list 
of intangibles including, health and wellbeing, social, economic and community 
development, as well as the tangible figures from employment and money spent on the 
facility itself. 
 
In 1963, the state parliament clearly saw the benefits of retaining open lands for the 
community, calling them “the lungs of the city”.  What they didn’t see was the challenge 
they placed on the municipalities of ascertaining a “fair and reasonable” rate for each 
organisation. 

4. ISSUES WITH CHARGING RATES ON RECREATIONAL LAND 
The local Government Act (1989) states that all lands are rateable. It then goes on to list 
lands that are exempt from rating: 

 Unoccupied Crown Land 

 Land used for public or municipal purposes 

 Charities 

 Religions 

 Mining 

 Returned Services 
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 Rail Freight 
 
This leaves cultural and recreational land as rateable land, but apparently only if the land 
is not used for public or municipal purposes – a matter that seems to be open to 
interpretation by each municipality. 
 
For example, Scout halls located in public parks and recreation reserves or on Crown land 
are not rated yet Tennis clubs and Bowls clubs are. 
 
Yacht clubs and sailing clubs on Crown land are rated, but the pavilions and buildings 
occupied by lifesaving clubs aren’t rated. 
 
Golf courses on council property are not rated but courses located on Crown land and 
leased to the club, are rated. 
 
Every member of a club or sporting organisation lives on a property which in turn is taxed 
by the local municipality.   
 
The municipality uses the taxes to provide and improve a range of community facilities, 
including open space and recreation. 
 
If the members of a sporting club have already paid tax to the local municipality for the 
provision of open space and recreation facilities, why is their club then taxed again? 
 

5. THE CRLA IN THE CITY OF BAYSIDE 
 
The City of Bayside is a municipality that covers the suburbs of Beaumaris, Black Rock, 
Brighton, Brighton East, Cheltenham, Hampton, Hampton East, Highett and Sandringham, 
with a population of 104,000 residents (2018 Annual Report). 
 
Like all other municipalities, it contains a range of sporting clubs but is also renowned for 
being the home of Melbourne’s famous “Sandbelt” golf clubs - Royal Melbourne, Victoria, 
Cheltenham and Sandringham.  Bayside also contains the Council owned Brighton Golf 
Course. 
 
In the 2019/20 financial year the council taxed the community $77m in general rates and 
charges, $7.1m in Municipal charges, $13.3m in Waste charges and $325,000 on revenue 
from CRLA lands. 
 
Bayside Council uses the valuation of land as a basis to calculate a “deemed” CRLA 
amount.  The outcome of this method in 2019 is the table of CRLA rates charged to 
sporting organisations in Bayside; shown on the next page. 
 
While perusing the list, it is important to note that of all the CRLA taxes charged, a total of 
$206,000 or sixty two percent is gathered from just three sporting organisations, Royal 
Melbourne, Victoria and Cheltenham golf clubs. 
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Ad-Valorem Rate 2019 

Royal Melbourne Golf Club $103,624.10 

Victoria Golf Club $54,467.55 

Royal Melbourne Golf Club $29,626.57 

Cheltenham Golf Club $14,537.69 

Cheltenham Golf Club $1,309.08 

Sandringham Yacht Club $12,208.90 

Royal Brighton Yacht Club $10,472.65 

West Brighton Club $8,130.08 

Dendy Park Tennis Club $7,106.93 

Sandringham Club $7,096.60 

Hampton Bowls Club $6,252.58 

Black Rock Bowling & Tennis Club $5,856.42 

Brighton Bowling & Sporting Clubs $5,635.94 

Beaumaris Lawn Tennis Club $4,595.56 

Beaumaris Motor Yacht Squadron $4,523.22 

Hurlingham Park Tennis Club $3,799.78 

Beaumaris Bowls Club $3,605.83 

Beaumaris Lawn Tennis Club $3,503.51 

Brighton Croquet Club $3,444.95 

Elsternwick Park Tennis Centre (Tiebreak Enterprises Pty 
Ltd) $3,444.95 

Sandringham Bowls Club $3,400.17 

Elsternwick Park Sports Club Inc $3,196.91 

Beaumaris Community Centre Tennis Club $3,131.46 

Highett Bowls Club $3,086.68 

Brighton Beach Bowls Club $2,566.49 

Stella Maris Tennis Club $2,342.57 

Hampton Tennis Club $2,273.67 

Sandringham Football Club Beach Oval $1,901.61 

Sandringham Croquet Club $1,880.94 

Basterfield Tennis Club $1,863.72 

Black Rock Yacht Club $1,550.23 

Hampton Sailing Club $1,343.53 

Victorian Amateur Football Association $1,216.07 

Gray Court Reserve Pty Ltd $964.59 

Sandringham Youth Club $902.58 

Highett Tennis Club $878.46 

Sandringham Athletic Club Inc. $723.44 

Sandringham Angling Club $564.97 

Beaumaris Yacht Club $502.96 

Brighton Central Angling Club $285.93 
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6. IMPACT OF THE CRLA REVENUES ON THE CITY OF BAYSIDE 
 
To put the revenue from CRLA into perspective, the overall tax revenue collected by the 
City of Bayside is shown in the following graph: 
 

 
 
The CRLA revenue is tiny compared to the total amount raised by the municipality. 
 
Given that 99.7% of the council’s rate revenue comes from sources other than the CRLA it 
could be argued that the cost of administering, valuing, sending rate notices etc., makes 
charging rates on recreational land a lot of effort for very little return. 
 

7. BAYSIDE’S CALCULATION OF THE CRLA 
 
In a document “2015/2016 Rating Strategy” the council revealed it’s methodology for 
determining a CRLA “reasonable amount” and stated –  
 
In accordance with the Cultural and Recreational Lands Act 1963 (CRLA), Council is required to declare 
properties that qualify as Cultural and Recreational Lands for the purpose of special consideration in regard 
to rates payable. Council is required to base the amount of rates payable upon the services provided by the 
municipality in relation to such lands and also having regard to the benefit to the community derived from 
such recreational lands.  
 
Pursuant to the legislation, rates for CRLA properties are required to be calculated on a different method 
than the method used for the calculation of general rates (other rateable properties). The rates calculation is 
required to consider the benefits that CRLA properties provide to the community. The calculation for Bayside 
is as follows:  
 
“In use” valuation multiplied by 60% of the rate in the dollar compared to the rates calculation for other 
rateable properties being: Capital Improved Value (CIV) multiplied by the rate in the dollar  
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On the basis of cost to Council, it has been calculated that for the purposes of determining a rate payable 
under the Cultural and Recreation Lands Act, (notionally 60% of the rate in the dollar) can be attributable to 
sporting clubs. Pursuant to the previous discussion, it is not appropriate to apply the capital improved 
valuation (CIV) to determine the level of rates payable. A more effective basis for rating is the ‘in use’ 
valuation that has regard for the ‘benefit to the community’.  
 
‘In use’ valuations were determined following discussions with Council’s legal representative, Maddocks, and 
Council’s contract valuers, Matheson Stephen Valuations. To provide a valid basis for the transitional period 
all CRLA properties have utilised the PPRZ valuation for consistency and fairness by our valuation 
contractors. The ‘in use’ valuation is preferred for the following reasons: 
 • A fairer and more equitable basis for determining valuation according to community benefit 
 • Reflects a valuation process that recognises the character of recreational land’s role within the community. 
•A methodology that enables minimal discrimination between public & residential zoning from a community 
benefit perspective.  
When the “in use” valuation as assessed by Council’s contract valuer is multiplied by the current CRLA rate 
in the dollar the resulting charge will become the “deemed” Cultural and Recreational Lands Rate. 

 

8. THE DIFFICULTY WITH THE VALUATION METHOD 
In the 1960’s it must have seemed to Parliament that it was an easy solution to implement 
a means of continuing a “common sense” calculation of a reasonable amount to tax a 
sporting organisation for the services provided by the local council. 
 
They could not have foreseen the impact of computers and databases with formulas and 
algorithms to implement pricing upgrades or the future reliance of municipalities on land 
valuation in decision making. 
 
To make the yearly calculation of CRLA amounts easier it seems that the familiarity of land 
valuation was too attractive.   Consequently our local government has used this as a basis 
of the calculation and chosen a complicated formula with an arbitrary “notional” discount 
amount of 60%. 
 
Where did the figure of 60% come from?  Does this discount really reflect the benefit of the 
organisation and land to the community? 
 
It could be argued that the discount is just a fantasy and bears no actual relationship to the 
benefit provided to the community. 
 
Why should the size of the land occupied by a sporting organisation have any bearing on 
the value that organisation (or the land it occupies) brings to the community? 
 
 

9. UNFAIRNESS OF A DISCOUNT ON VALUATION 
The core idea of a valuation system of rating is to ensure equity, so that the more highly 
valued land is taxed at a higher rate than lower valued land. 
 
This method is fine when all land sizes are the same, but the method fails when land sizes 
between sporting organisations are vastly different because of the nature of their sport. 
 
It could be reasonably argued that the City of Bayside has delivered an outcome to the 
community that is opposite to that intended by the Parliament, who enacted the CRLA. 
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The following table “Ad-Valorem Rate 2019” summarises the rates charged to Bayside’s 
golf clubs in comparison to the total of all of the other rated clubs.  
 

 
 
It is no surprise then that the valuation of land as a method of calculating a tax has 
delivered an outcome in the City of Bayside where only three organisations from the same 
sport are taxed the most, simply because of the size of the land they occupy. 
 
Another impact of using a valuation based system is that no consideration is given to the 
burden on any of the sporting organisations finances or on their ability to pay. 
 
The Crown land lease that Cheltenham Golf Club holds requires the Club to maintain and 
improve the land and the important aspect of this is that the Club does so at no cost to 
the Council, Government or the public.   
 
The Club in its capacity as tenant is required to incur costs and expenses in the upkeep of 
the land in accordance with the lease - as well as fully maintain and improve the land and 
buildings owned by the Club. 
 
Why is the council taxing the limited resources of sporting clubs when that revenue could 
be more equably spent on the objects of the organisation or the management of the land 
that they occupy? 
 

10. INEQUITY OF A VALUATION BASED AMOUNT 
 
Clearly, the local government rating system is a means of raising taxes from the 
community which the municipalities then use to improve the facilities and services used by 
the community.  These services and facilities include parks and gardens and sporting 
facilities such as football and cricket grounds, council owned golf clubs and the like. 
 
It should be noted that the football clubs and cricket clubs and council owned golf clubs do 
not pay rates to the council.  This makes sense because the council is using the rates 
raised from the community to provide open space and sporting facilities for the community. 
 
What doesn’t make any sense is where other sporting organisations are operating on 
leased Crown Land or on privately owned (Recreational) property and are charged rates 
by the municipality. 
 
The effect of this is raising revenue from some sporting organisations and using that 
revenue to deliver and maintain sporting facilities for other sporting organisations. 
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For many years Cheltenham Golf Club has operated with strong financial management, 
but every year it is difficult to balance the varying demands of labour costs, equipment and 
the costs of maintaining the course.  The club has always had debt and while we continue 
to try to drive down debt, the costs of the rates and a 5% increase of the annual lease cost 
for the course is a huge burden.  This year the club will pay fees of around $76,000 to the 
City of Bayside.  Fees which we see are being used for the improvement of the council 
sporting facilities around us. 
 
Nearby council owned sporting facilities receive many benefits from services provided by 
the council.  The construction of a new pavilion in Cheltenham park, re-surfacing of sports 
ovals, grass cutting, tree maintenance, rubbish removal, graffiti removal, the provision of 
lighting, reconstruction of the pavilion at the Cheltenham Football Club, watering 
infrastructure, water itself, the provision of rubbish bins and emptying them.  
 
All of these costs for the Club’s leased land are borne by the Club and the club is in effect, 
providing all the services to the community that the council provides to council-owned 
facilities.   
 
The council is raising funds from golf, boating, bowling, tennis, sailing and angling clubs 
and using that revenue to support cricket and football clubs.  Is this fair and reasonable? 
 
This also raises questions about the fairness and equity of charging one type of sport a 
much higher rate than other types of sports, which in turn affects the membership fees 
charged by that sport and in effect perpetuates the perceived myth that golf is a “rich 
person’s” sport. 
 
Why has the City of Bayside charged the boat and yacht clubs a total of only $29,000 and 
the golf clubs $206,000? 
 
Another inequity caused by the City of Bayside through the application of a “deemed rate” 
formula, is the disregard of the benefits to the community delivered by Cheltenham Golf 
Club, in a comparison of Cheltenham with other golf courses in the municipality. 
 
As mentioned earlier, Cheltenham golf course is on public open space, unlike Victoria and 
Royal Melbourne which are on private open space.  Cheltenham is not an exclusive club, 
but is open to everyone.  There are no joining fees.  People are welcome to walk through 
Cheltenham and can enjoy the open space.   
 
Applying a formula which applies a 60% discount of land value assumes an equal 
community benefit is provided by each golf club and we would reasonably argue that 
Cheltenham Golf Club provides a greater community benefit, so the valuation system is 
inequitable between the golf clubs. 
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11. RATING EXEMPTION – A BETTER SOLUTION 
 
There are many reasons for a recommendation from the Review Committee seeking a 
rating exemption for all Recreational Lands, as defined in the CRLA. 
 
While the representative bodies of sporting organisations can go to great lengths 
espousing the benefits of their particular sport to the community – the reality is that all 
sporting organisations provide benefits to the community: 

 Health and wellbeing 

 Social contact 

 Economic growth in many industries and localities 

 Charitable contributions and events 

 Personal and community development 
 
Consequently any outcomes of the rating review should be equably applied to all sporting 
organisations. 
 
The reasons for a rating exemption for all sporting organisations are: 
 

 The amount of CRLA revenue raised by each municipality is miniscule in 
comparison to the revenue raised from the all other categories. 

 Councils should not be financially supporting some sports by taxing other sports. 

 The administrative cost involved in managing CRLA rates is high. 

 Rating by land valuation is unfair and inequitable 

 Arbitrary notional rate discounts are unfair and inequitable 

 Measuring an organisations ability to pay would come with an additional 
administrative cost 

 There is no fair equitable way to calculate the value of services provided by a 
municipality to each sporting organisation 

 There is no fair equitable way to calculate the value of the benefit of each sporting 
organisation to the community 

 Sporting organisations should be using the funds that they raise for their own sports 
and not paying taxes which are then distributed to other sports. 

 Members of the community who already pay taxes to their local government should 
not have to pay more taxes for each sporting organisation that they belong to. 

 A rating exemption is the simplest outcome for all. 


