WORKSHOP ON
RESIDENTIAL PROPERTY
RATES

Providing Knowledge

and Assistance to Property

Owners in Ablekuma Central
Municipal Assembly (AbCMA)




INTRODUCTION

* LAWS
oThe 1992 Constitution
oLocal Governance Act, 2016 (Act 936)
olLocal Governance (Consultations) Regulations, 2020 (L.1 2406)
oRight to Information Act, 2019 (Act 989)

oLocal Government Bulletin No. 60 - Imposition of Rates and
Fee- Fixing Resolution 2024- Ablekuma Central Municipal
Assembly
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This workshop provides knowledge and assistance to

property owners in the Ablekuma Central Municipal
District (AbCMA)

By the end of today’s workshop, participants will
Have an enhanced understanding of what
Objectives property rates are
Know the rights and responsibilities as a
residential property ratepayer
Learn about the steps to take to exercise rights

and responsibilities

Be equipped to navigate the rate-paying process

in AbCMA
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AbCMA: Origins and responsibilities

* Ablekuma Central Municipal Assembly was created in February
2019 by LI 2376.

* It is one of the 29 districts in the Greater Accra Region

* The 1992 Constitution of Ghana provides that the country shall
have a decentralized system of governance — Chapter Twenty
(Article 240-256)

* The mandated functions of each local Assembly are outlined in
the Local Governance Act of 2016 (Act 936)

» Each Assembly exercises political and administrative authority in
the district to promote local development (Section 12) by:

* Promoting and supporting local productive activity and social
development

* Implementing basic infrastructure and improving human
settlements

* Maintaining security and public safety

* |t exercises deliberative, legislative and executive functions



a“date

Each Assembly has a mandate
to levy property rates

" To execute this mandate, each assembly
requires appropriate financing arrangements

" |n particular, the Local Governance Act vests in
each Assembly the authority to levy rates

= “A District Assembly shall be the only
authority to levy rates for a district despite
any customary law to the contrary” (Section
144)

= “A District Assembly shall levy sufficient

rates to provide for the total estimated
expenditure to be incurred by the District”
(Section 145)



Each Assembly
levies

multiple,
different rates

Each Assembly can levy multiple, distinct rates

* Basic rate: Basic amount payable by
individuals within a certain age range

* General rate: Rate payable by the owner of
premises within the district on the ratable
value of the premise

* The property rate is a general rate (not a basic
rate)

* The funds collected from the residential
property rate go to the Assembly’s Internally

Generated Funds (IGF)

* Together with other sources of funding, IGF
finance the yearly budget of the Assembly

* Information on the composite budget can be
found on AbCMA’s website
https://d.docs.live.net/966955fb5a6b81ff/Do
cuments/THE%201GC/ABCMA/Composite%2

B t%202022.pdf



https://d.docs.live.net/966955fb5a6b81ff/Documents/THE%20IGC/ABCMA/Composite%20Budget%202022.pdf
https://d.docs.live.net/966955fb5a6b81ff/Documents/THE%20IGC/ABCMA/Composite%20Budget%202022.pdf
https://d.docs.live.net/966955fb5a6b81ff/Documents/THE%20IGC/ABCMA/Composite%20Budget%202022.pdf
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* Whatis it?
* The residential property rate is levied on

the valuation of an immovable property
that is occupied or otherwise in use

* Who pays?

Residential * The property owner is legally required to
I‘ty A pay the full rate amount
prope
. * How often does it have to paid?
AbCMA: Basic - . "
* The property rate is levied annua
Facts iy 4

* Who collects the payment?

* The Assembly, through community service
officers (CSOs) [also referred to as rate
collectors]



The rate amount depends on the ratable value
and the rate imposed

* The property rate amount is determined by multiplying the
ratable value with the rate imposed

* The ratable value is an estimate of the value of the property by
the Lands Commission

* The value is based on the ‘replacement cost’ of the buildings,
structures and other structural developments on the premise

* Replacement cost: amount it will take to replace your
property
* The ratable value depends on several things, including
* The size of the property
* The type of building material used

* The quality and current condition of the property

This Phata by Unknown Author is licensed under CCRY-SA


https://en.wiktionary.org/wiki/%C2%A2
https://creativecommons.org/licenses/by-sa/3.0/
https://creativecommons.org/licenses/by-sa/3.0/
https://creativecommons.org/licenses/by-sa/3.0/

* The ratable value is not an assessment of the
value of the land

* Ifthe Lands Commission has not assessed
your property, the Assembly’s system
generates an estimated value

* Based on questionnaire that CSO completes
with you during registration

* Questionnaire includes characteristics such

Assessing the as number of stories and building material

ratab[e value * Eventually, the Lands Commission is
expected to confirm or adjust the estimated
value

* The CSO is not permitted to directly provide
an estimate of the ratable value or modify any
pre-existing estimated value



* The rate imposed is a percent charge on the ratable value

* The rate imposed is determined each year by the Assembly

* AbCMA has to publish the fee fixing resolution each year
* The rate imposed depends on the rating zone and the use

* The rating zone in the residential class: Class 1B, 2A, 2B, 3A, 3B
Determining * The rating zone varies across areas of the Assembly

the rate * The use can either be residential or mixed use

* Mixed use combines residentialand commercial uses

imposed

* The rate imposed

* Decreases with rating zone (for example, the rate is higher
for R1Athan R1B and R2A)

* |s higher for mixed use than for residential
https://d.docs.live.net/966955fb5a6b81ff/Documents/THE%2

0IGC/ABCMA/LAWS/Local%20Government%20Bulletin%20N
0%2060%208th%20July%202024%20Copy. pdf



https://d.docs.live.net/966955fb5a6b81ff/Documents/THE%20IGC/ABCMA/LAWS/Local%20Government%20Bulletin%20No%2060%208th%20July%202024%20Copy.pdf
https://d.docs.live.net/966955fb5a6b81ff/Documents/THE%20IGC/ABCMA/LAWS/Local%20Government%20Bulletin%20No%2060%208th%20July%202024%20Copy.pdf
https://d.docs.live.net/966955fb5a6b81ff/Documents/THE%20IGC/ABCMA/LAWS/Local%20Government%20Bulletin%20No%2060%208th%20July%202024%20Copy.pdf

What premises are exempt from
residential property rates?

* Some categories are exempt from residential property
rates

* Premises appropriated for public worship
* Cemeteries and burial grounds

* Charitable or public educational institutions
* Premises used as public hospitals and clinics

* Premises owned by diplomatic missions

* Some persons are exempt from the basic rate but these
exemptions do not apply to the general property rate

* Any agreement over property rates between a landlord
and a tenant does not remove or alter the obligation to

pay



* Two identical properties in different rating zones

* The property in the lower rating zone (e.g. R1A) will
have a higher rate amount than in the higher rating
zone (e.g. R2A)

* Two identical properties that differ in their use

* The property where the premises are used for both
commercial and residential purposes will have a
higher property rate amount

Illustrations to * Two properties (same rating zone, use) that differ in
determine property quality
rate amount * The property thatis in a better quality condition

will have a higher property rate amount

e Summary: Rate amountincreases in property
quality and mixed use, decreases in rating zone



Process of paying the residential property rate
* AbCMA uses a digital platform:
portal.myassemblyworld.com

* Each property owner has their own account
* To register, a rate collector will assist you at your
property
* The registration will link your identity to your property

* Once registered, you can view the property rate billin
your digital account

* There are several ways to pay the property rate bill
1. Payonyour own through the digital account

2. Paywhen a CSO visits you
3. Payatthe assembly office
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As a residential ratepayer, you have rights

These rights are enshrined in the Local Governance
Act 936

They are guaranteed in AbCMA (and

guaranteed rights as a #1: RIGHT TO INFORMATION

ratepayer
You have the right to request
information that the Assembly has

For example, you have the right to ask
for the legal credentials of the rate
collector who appears at your

property



 #2: Right to petition and participate

* You have the right to petition the
Assembly on any related matter
related either orally or in writing; the
Assembly is required to reply.-
section 43 of Act 936

* You have the right to participate in the
activities of the Assembly: for
example, deliberate during sessions
of the Assembly on draft by-law or the
fee-fixing resolution-section 41 of Act
936.

Legally guaranteed
rights (continued)



* #3: Right to appeal
* You have the right to apply to the
Assembly’s Rate Assessment

Committee to appeal your ratable
value or the rate imposed -Section

153 of Act 936
* You can apply if you believe there
Legally guaranteed were mistakes in how the ratable
rights (continued) value and rate imposed were initially

determined, or if your circumstances
have since changed. You can also
appeal arrears.



Legally
guaranteed
rights
(continued)

* #4: Right to apply for a reduction in
payment

* You have the right to apply for a
reduction payment to the Assembly

* You can apply if you are poor, cannot
pay the full amount —section 149(3)

* |f your property has been
demolished or removed, you can
also applyto receive a partial refund
of any amount paid- section 149 (4).

* NB. This is subject to the owner of the
premises giving written notice to the
: bly within f I f |
I liti



* #5: Right to set-off and refund

*You are entitled to set-off or
refund of any sum which has
been paid as rates above what

Legally guaranteed your rate liability arising either
rights (continued) from deductions by employer
from remuneration or payment

to an agent of a rating authority-
section 167 of Act 936




 #6: Right to complain

* You have the right to make a complaint
to the Assembly’s Public Relations and
Complaints Committee about any
Injustice, abuse or misuse of office by
the staff at the assembly and in the field
—section 27 of Act 936

* For example, you have the right to report

Legally guaranteed a revenue collector who knowingly

rights (continued) demands an amount in excess of what
you legally owe or presents you with
other false information. Revenue
collectors who perform these illegal
activities are subject to criminal charges
and potential convictions which may be
fines or imprisonment or both.



Summary of your rights

v#1: Right to information

v #2: Right to participation

v #3: Right to appeal ‘\

v #4: Right to apply for a reduction in payment

v #5: Right to set off and refund

v #6: Right to complain
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e DUTIES OF A CITIZEN -Article 41 of The Constitution

The exercise and enjoyment of rights and freedom is

Inseparable from the performance of duties and

obligations, and accordingly, it shall be the duty of every

citizen-

(a)...

(b)...

(J) to declare hisincome honestly to the appropriate and
lawful agencies and to satisfy all tax obligations; and

(k) ---

Consultation with Stakeholders -Local Governance
(Consultations) Regulations, 2020 (L.1 2406) Section 6



Responsibilities
as a ratepayer

As aresidential ratepayer, you have certain
responsibilities

* #1: Pay unless exempt

* You are legally required to pay the property rate to
the Assembly

* The Assembly’s claim for the rate payable has
priority over other claims against your premises
(except claims of the government) —section 151

* #2: Pay before due date

* You should pay within 42 days after the demand
notice has been served — section 154.

* |If you fail to do so, the Assembly has the right to
take appropriate actions. This includes securing a
court order to sell your property section 156.

* Arrears from past years may be added to the
current property rate amount that is due.



« #3: Provide information

*You are legally required to provide
the necessary information in an
honest manner to an authorized
collector for the purposes of

. assessment or collection of rates —
Responsibilities

as a ratepayer section 169 of Act 936
(continued)

*You are legally required to provide
your name and address, when
requested, to enable documentation
related to your property to be served
on your premises.



* #4: Facilitate process of assessment and
collection

* You must allow an authorized collector of
the Assembly to enter your premises at a
reasonable time for assessment or
collection —section 169 of Act 936.

* You are required to produce the
Responsibilities necessary documentation forinspection

as a ratepayer if requested by an authorized collector.

continued -
( ) * You are required to honestly answer any

questions asked by the authorized
collector during the assessment or
collection process.



#1: Pay unless exempt

#2:. Pay before due date

#3: Provide information

Summary of your

s - #4: Facilitate assessment and
responsibilities

collection
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*We will provide ample time at
the end of the workshop for

Frequently your questions. Right now, we
Asked would like to go through some
Questions of the most common

(FAQ) questions that ratepayers in

AbCMA have asked us during
our field work.



* Question: Can someone pay the property rate
on my behalf?

* Answer: A trusted person can make
payments on your behalf. They must
ensure to pay against the correct bill or

property ID #.
Frequently * Question: | don’t have an account yet on the
Asked digital portal. What should | do?
Questions * Answer: Just because you don’t have an
(FAQ) account on the digital portal does not

mean that there is not a bill for you. You
can contact the Assembly and/or a CSO to
set up your account



* Question: | do not have a smartphone.
How can | access the portal and see my
bill?
* Answer: You can use the smartphone of
someone you trust to access your
;;ekqet:jently account. Alternatively, the CSO s
equipped with a tablet and can help you
login to the portal for you. Finally, you

can request to receive a physical copy
of your bill.

Questions
(continued)



* Question: Are there stillassembly staff
going door to door to collect, or are they
from the Ghana Revenue Authority

(GRA)?
* Answer: There are rate collectors
Frequently going door to door to assist with
Asked registration and payment. They are
Questions not from GRA, but instead from
(continued) BlueDot - a company that has been

granted legal rights to assist with the
rate payment process on the
Assembly’s behalf.



* Question: Why has my billamount
increased by so much compared to
previous years?

* Answer: The use of more recent
assessments by Lands

Frequent[y Asked Commission has led to an increase
Questions In property rate amount for many
(continued) property owners. This is because

the recent assessments assign a
higher ratable value to most
properties than past assessments.



* Question: Why does my bill show arrears?

* Answer: The property rate is due every year that
the property is occupied or otherwise in use. If
payment is not made one year when it is legally
due, it may be added as arrears for the following
year.

Frequently * AbCMA has used the digital sy.stem in both 2023
and 2024. It may be that you did not pay
ASked. property rates in 2023. Alternatively, it may be
Qu estions that you paid property rates in 2023, but the
(continued) payment was made outside of the digital

system; you can request a correction of the
amount of arrears, by providing proof of
payment to the Assembly,.



Frequently
Asked
Questions
(continued)

* Question: 1 don’t know if | have an
account on the digital portal, or | forgot
the number that was used for
registration.

* Answer: The CSO staff can identify if
you have an account based on your
Ghana ID card. They can also
identify the number used. You can
also try to access the digital
account using your different
numbers.




* Question: How do | get the property rate

for a newly built house | bought/moved
into?

* Answer: You must contact the

Assembly to inform them of your
Frequently occupancy. You should provide your
Asked name and address, and a CSO staff
will help you with the registration
process. The CSO staff will assist you
to use the Assembly’s system that
provides an estimated ratable value.

Questions
(continued)



Applications

* We have covered a lot of relevant content
and principles for residential property
rates.

* We will now try to “apply” what we’ve
learned to specific scenarios that are
relevant in AbCMA

* These cases may be relevant to your
own situation. But they are also meant
to help you apply the lessons learned
today more generally.

* For each application, | will provide some
information and then ask you to take a few
minutes to try to answer: is the claim
correct or incorrect, and why?




* A person built their house 7 years ago on land
they purchased from a traditional authority
and does not have any documentation for his
house or land. The person just received a
Property Rate bill from his MMDA for 1,400
GHC. The person claims they are not legally
required to pay this bill because there is no
legal proof atthe Assembly or Lands
Commission that the person owns the

Application #1:

building.
Proof of : tion — Is this claim correct or incorrect?
owhnership . Answer

* The person’s claim is incorrect.

* As the effective owner and user of the
premise, the person is obliged to register their
name to the property with the Assembly. In
the meantime, as long as the owner is using

the premises, they are liable to pay the
nDronertyv rate



* A person received a Property Rate bill for
2,300 GHC. This amountis listed as an
estimate, meaning that itis not based on a
property valuation undertaken by the Lands
Commission but rather by the Assembly.
The person claims that they are not legally
required to pay this bill because their
property has not been assessed.

Application
#2- Estimated . tion —Is this claim correct or incorrect?
value * Answer

* The person’s claim is incorrect.

* [fthe Lands Commission has not yet
produced an estimate, the Assembly has
the right to pass a by-law which gives it the
right to estimate the ratable value and issue
a property rate bill based on this
assessment.



* [n 2023, a revenue collector delivered the bill
notice to a premise; because the owner was
not present, the collector slid the bill under
the entrance door. In July 2024, the individual
Is present when the revenue collector visits.
The revenue collector hands the individual
two bills: one for 2024 and one for 2023. The

] ] individual claims to not be liable for the 2023
Appllcatlon bill because the individual was not present
#3: Bill when the 2023 bill was delivered. The
delivery collector claims that the person is liable,

because the bill was delivered to the property
(even if not to the property owner).

Question —Is the collector’s claim correct

or incorrect?




Application
#3: Bill
delivery

* Answer
* The collector’s claim is correct.

* The bill is delivered so long as itis
‘affixed on a conspicuous part of the
premises’, even if the property owner
does not receive it in person.

* Since the bill was delivered, the
property owner is liable to pay. The
unpaid 2023 bill constitutes arrears
that are due to be paid in 2024. Section
154 of Act 936



* Aproperty ownerwho lives in a low-quality house is visited by a
CSO. The CSO says they can appreciate the owneris in an
impoverished state and may be unable to pay the full rate amount
on the spot. The CSO suggests that the property owner pays a
partialamount now, and then sets up payment plan over several
months (as long as 6 months) to pay the remaining amount due
without incurring late payment penalties. The CSO claims they are
allowed to negotiate and implement this payment plan directly
with the property owner, on the spot.

Application #4: | - |
. . * Question —Is this claim correct or incorrect?
NegOtlatlng a * Answer

L The collector’s claim is correct.

payme nt pla n U On the basis of impoverishment, the ratepayer has the right to

seek help towards fulfilling the required payment.

U /n this case, the ratepayerand CSO are allowed to directly
enter into agreement on a payment plan, that spreads the
payments over several installments without incurring late
payment fees.

U Note that this agreement is not about reducing the full amount
thatis due, but rather about how to spread out the fullamount
ininstallments.



* Arevenue collector visits a private school located
in @a mixed use residence and presents the
principal with a property rate bill. The principal
argues that schools are exempted from paying
property rates. The revenue collector explains to
the principal that exemptions are granted to only
public schools and not private. The revenue

] ] collector claims that the principalis legally
Appllcatlon obliged to pay the property rate bill.

#5:
Exemptions * Question —Is this claim correct or incorrect?

* Anhswer
e The collector’s claim is correct.

* Only public schools, but not private schools, are
exempted from residential property rates. These
public schools must be registered with the
Assembly. Section 149 (1)(c)



* A property owner has not paid the property rate
due in time and the Assembly has applied to a
court order for the sale of the premise. However,
the owner has since gathered the required funds
and contacts a rate collector to pay the
outstanding amount. The rate collector claims itis
too late to pay as the Assembly has already

Application applied for the court order.

#6: Payment

of overdue + Question - Is this claim correct or incorrect?
rates * Answer

e The collector’s claim is incorrect.

* Proceedings shall cease if the owner pays for the
rate due and other expenses incurred at any time
before the actual sale of the premise. Section 156

(6)



* A property owner receives a property rate bill that is
based on an estimated ratable value by the
Assembly’s system. The property owner suspects that
some of the information entered into the property
questionnaire to determine the estimated value were
incorrect. The property owner asks the rate collector
for information on how to appeal the ratable value.
The rate collector provides the information but claims

Application that this year’s bill is final and the property owner can

#7. Appeal Of only appeal for next year’s bill.

ratable value | 4 .
* Question —Is this claim correct or incorrect?

* Answer
The collector’s claim is incorrect.

The property owner has the right to appeal the current
year’s property rate bill by contacting the Rate
Assessment Committee at the Assembly- Section 153



Application #8:
Demands by a
rate collector

* A property owner who lives in a low-quality house is
visited by a CSO. The CSO says they can appreciate
the owner is in an impoverished state and proposes to
reduce the rate amount by half. The CSO claims they
are legally allowed to directly do this and asks the
owner to pay the new rate due immediately.

* Question —Is this claim correct or incorrect?

* Answer
W The collector’s claim is incorrect.

O/t is correct that the property owner has the right to
appeal to the rating authority for a reduction of rate
amount on the basis of impoverishment. However,
the rate collector does not have the legal authority
to determine the property rate due.

L This scenario is a case where the rate collector
presents false information on the rate bill to the
owner, which a criminal offense.
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Success
stories

e There are 2 different Success Stories in relation to
applications for review of assessment.

* Individual Residence

* In this case a University Don who was constructing his
residence but not fully completed was assessed for 3
years including the year he was served notice of
outstanding rates. He was worried and consulted a
Lawyer friend who advised that an application for review
be made to the Assembly.

The sole ground for appeal was that neither he nor
anyone was occupying the house and that he moved in
that current year.

Outcome

The application for review was considered and the
number of years assessed was reversed from 3 years to 1
year confirming that neither he nor any other person was
using the premises in the two years before the current
occupation



Success
stories

Commercial Accommodation

* [n this case the property was for commercial
purposes within the Maamobi area. A notice of
assessment was served on the owner which was
deemed excessive and an application for review
was made to the Assembly

* The ground for the review was that given the
location the assessment was excessive

* The outcome was that though the landlord agreed
with the Assembly on the ratable value of the
premises, the rate imposts was in error.

* The Assembly agree that a wrong rate has been
used and thus the need to apply the appropriate
rate on the ratable value. This reduced the
assessment in line with the review request of the
landlord.
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Q&A

* We have covered a lot of material
in today’s workshop!

* To finish, we want to provide you
with the opportunity to ask
questions - either to clarify some
content or to ask about content

related to property rates that we
did not cover

Do you have any questions?
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