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EXECUTIVE SUMMARY
This Development Servicing Plan (DSP) covers water supply and/or sewerage developer charges in
relation to the development areas within the Wellington Council Local Government Area (LGA).

This Development Servicing Plan has been prepared in accordance with the Developer Charges
Guidelines for Water Supply, Sewerage and Stormwater (2002) issued by the Minister for Land and
Water Conservation, pursuant to Section 306(3) of the Water Management Act

The area covered by this DSP is described in Section 2.2 and the existing and proposed works serving
the area shown in Section 4.

Timing and expenditures for works serving the area's covered by the DSP are also shown in Section 4.

Standards of service to be provided in the DSP area's are summarised in Section 5.

The water supply and sewerage developer charges for the area's covered by this DSP have been
calculated as follows:

DSP Description Developer Charge ($ per ET)

A Wellington Water Supply 3,735

B Supply 8,311

C Supply 1,541

D Wellington Sewerage 1,314

E Geurie Sewerage 3,467

F Mumbil Sewerage 3,035

Developer charges relating to this DSP will be reviewed after a of 5 to 6 years.

In the period between any reviews, developer charges will be adjusted annually on the basis of the
movements in the CPI for Sydney, excluding the impact of GST.

The developer shall be responsible for the full cost of the water supply and/or sewerage design and
construction of reticulation works to and within subdivisions.
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INTRODUCTION

Section 64 of the Local Government Act 1993 enables a local government council to levy developer
charges for water supply, sewerage and stormwater. This derives from a cross−reference in that Act to
Section 306 of the Water Management Act 2000.

A Development Servicing Plan (DSP) is a document that details the developer charges to be levied on
development areas utilising Wellington Shire Council's water and sewer infrastructure.

This DSP covers water supply and sewerage developer charges in regard to development areas served
by Wellington Shire Council (WSC).

This DSP has been prepared in accordance with the Developer Charges Guidelines for Water Supply,
Sewerage and Stormwater (December 2002) issued by the Minister for Land and Water Conservation,
pursuant to section 306 (3) of the Water Management Act 2000.

This DSP supersedes any other requirements related to water supply and/or sewerage developer
charges for the area covered by the DSP. This DSP takes precedence over any of Councils Codes or
Policies where there are any inconsistencies relating to water supply and/or sewerage developer
charges.
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2.1

ADMINISTRATION

Name of Development of Servicing Plan

This DSP is known as Wellington Council Development Servicing Plan

2.2 Land to Which This Plan Applies

This DSP applies to all land within the Wellington Council LGA that is within the existing and proposed
service areas of the urban areas of Wellington, Geurie and Mumbil as illustrated in Figure 1 Area)
and Figures (Wellington, Geurie & Mumbil water and sewer areas).

2.3 Date of Commencement of Plan

Council adopted this DSP on the 2006.

The DSP came into effect on the 2006.

This Plan will apply to all Development Applications determined on or after the date the Plan came into
effect.

This Plan will also apply to existing development approvals that have water supply and/or sewerage
developer charges outstanding.

2.4 How wil l the DSP be applied?

In determining a Development Application, Council may impose a condition of consent requiring payment
of a monetary in accordance with the provisions of this DSP, known as a developer charge.

The condition of development consent will outline the developer charge amount payable in monetary
terms at the time the consent is issued. However, conditions of consent shall advise that the Developer
Contributions will be at that rate which applies at the time of payment. Therefore the rate may increase
from time of issue of the development consent through indexation or through the replacement or review
of this DSP.

I
I
I
I

The developer charge payable for connection to the respective water and/or sewerage system is thus:

The developer charge is the cost per Equivalent Tenement (ET) within the relevant water and/or
sewerage infrastructure. An is the equivalent demand or loading from a standard residential dwelling.

Assessed Demand or Loading (ET) x Developer Charge

In order to assess the developer charge applicable to a specific development, it is necessary to assess
the demand/loading (in terms) that the proposed development will place on the relevant water and/or
sewerage

For the case of a development involving the creation of additional residential lots, this is a relatively
simple process. The additional demand or loading created by the development is the number of
additional lots. The process is illustrated in the following example.
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A

The developer charge for a water supply system is determined to be $2,000/ET, and for
sewerage $4,500/ET. Council receives an application to connect a proposed subdivision,
which will create an additional 15 residential lots.

The developer charge for water is: $30,000
The developer charge for sewerage is: 15 ET x $4,500/ET = $67,500

Total Section 64 developer charge is $97,500

The process of assessing the demand or loading of a potential development can be more complex if the
development contains non−residential elements. For this case it is necessary to estimate the number of
standard residential dwellings required to generate an equivalent demand or loading to the proposed
non−residential development.

In order to assist with the assessment of water and/or sewer demand, general guidelines can be
obtained from the Water Supply Investigation Manual (1986) and the Manual of Practice: Sewer Design
(1984). Both documents were originally prepared by the Public Works Department of NSW and are now
managed by Department of Energy, Utilities and Sustainability (DEUS) of NSW.

The process of determining a developer charge for a non−residential development, using these
guidelines is illustrated in the following example.

Example B

The developer charge for a water supply system is determined to be $2,000/ET, and for
sewerage $4,500/ET. Council receives an application to connect a proposed office
building to the water and sewerage systems.

The expected annual water demand for the proposed office building is 2,000 kL. The
average annual demand for a standard residential lot is 200 kL. Hence the assessed
water demand for the restaurant is 2,000/200 = 10 ET.

The proposed building will be a single floor building with a floor area of 500 (0.5
Ha). The assessed loading for a commercial development is 10 Ha. Hence

assessed sewerage loading for the office building is

The developer charge for water is: 10 x = $20,000
The developer charge for sewerage is: 5 ET x = $22,500

Total Section 64 developer charge is $44,500
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Wellington Shire Council recognises that the guidelines are general and cannot practically be applied to
all development applications. Some developments will a category in the guidelines. Also data
required to assess the demands/loadings will not always be available at the time of application (i.e. the
expected annual water consumption).

For this reason Council accepts that a proportion of applications will be assessed on individual merit.
Council will determine a demand/loading for the development using the best available data. The
Engineer retains discretion to assess an application on its merits and in situations requiring conflict
resolution; discretion also remains with the Director of Technical

With some industrial and commercial development there is an option of metering consumption and
discharge for a of time after calculating charges and later adjusting the charge once actual
consumption and discharge is known.

If a Developer disagrees with Council's assessment, it is the responsibility of the Developer to
demonstrate that there is an improved assessment.

2.5 Reviewing/Updating of Calculated Developer Charges
Developer charges relating to this DSP will be reviewed after a of 5 to 6 years.

In the period between any review, developer charges will be adjusted on 1 July each year on the basis of
movements in the CPI for Sydney, in the preceding 12 months to December, excluding the impact of
GST.

Developer charges will be those charges determined by Council from time to time and will be published
in Council's Annual Fees and Charges.

2.6 Reticulation Works
The developer shall be responsible for the full cost of the design and construction of water supply and/or
sewerage reticulation works from the existing reticulation pattern, to and within subdivisions.

2.7 Payment for Developer Charges
Payment of development charges must be finalised at the following stages

Development consents involving subdivisions prior to issue of the Subdivision Certificate;

Development consents involving building work prior to issue of the Construction Certificate; and

Development consents where no Construction Certificate is required at the time of consent, or
prior to the commencement of the approved development as a maybe determined by Council.

2.8 Refunds
Wellington Council does not anticipate that refunds of developer charges will be made unless the
developer charges have been paid in respect of a development consent that has lapsed and the funds
have not been allocated/expended on the projects identified in the DSP's work
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2.9 Works in Kind
"Works in kind" involves the construction or provision of infrastructure that has been identified in the
works schedule contained in the DSP in lieu of full or part payment of a contribution relating to that
section of the plan.

The decision to accept "works in kind" contributions will be at the discretion of Council. Factors that
Council will take into consideration include:

The extent to which the "works in kind" satisfies an item identified on the works program;

Whether the payment of contribution in accordance with the provisions of the DSP is
unreasonable or unnecessary in the of the case;

Whether the "works in kind" contribution will prejudice the timing or manner of the provision of
the services for which the contribution is required; and

The value of "works in kind."

2.10 Developments Outside the Development Servicing Areas
Development areas outside the identified DSP Areas, which are to be developed during the term of this
policy and have no detailed DSP (and require water supply and/or sewerage services), will be subjected
to a separate DSP. The developer shall be responsible for the preparation cost of this DSP.

I
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3. DEMOGRAPHIC AND LAND USE PLANNING
INFORMATION

3.1 Growth Projections
Growth projections for population and number of Equivalent Tenements (ET's) are shown Tables
below. These projections are from the present year to 2036, which is Council's current planning horizon.

TABLE − GROWTH PROJECTIONS FOR WELLINGTON COVERED BY DSP

Total Population at end Increase in Equivalent Total Number of at
of Tenements end period

2006−2011 5,000 150 2,500

2011−2016 5,402 228 2,728

2016−2021 5,672 137 2,865

2021−2026 5,956 174 3,039

2026−2031 6,253 151 3,190

2031−2036 6,566 160 3,350

TABLE GROWTH PROJECTIONS FOR GEURIE COVERED BY DSP

Total Population at end Increase Equivalent Total of ET's at
of period Tenements end period

2006−2011 850 38 338

2011−2016 936 42 380

2016−2021 963 48 428

2021−2026 1,012 54 482

2026−2031 1,058 60 542

2031−2036 1,105 69 611

DEVELOPMENT SERVICING PLAN 7
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TABLE PROJECTIONS FOR MUMBIL COVERED BY DSP

Period Total Population at end Increase in Total Number of at
period Tenements end of period

2006−2011 225 5 114

2011−2016 235 5 119

2016−2021 250 6 125

2021−2026 257 5 130

2026−2031 269 6 136

2031−2036 280 7 143

Projected growth for the areas covered by individual DSP's are provided in Appendix A and B as part
of the calculations of the capital charge.

3.2 Land Use Information

This Development Servicing Plan should be read in conjunction with Wellington Local Environment Plan
1995.
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4. WATER AND SEWERAGE
INFRASTRUCTURE

This Plan levies developer charges towards the cost of providing water supply and/or sewerage
infrastructure to service new development. This infrastructure includes the value of both existing and
future assets servicing the development areas.

Works covered by this DSP include but are not limited to:

Water

Distribution of Trunk Mains;

Water Pumping Stations;

Water Reservoirs; and

P Water Treatment.

Sewerage

Distribution of Trunk Mains;

P Sewerage Pumping Stations

Sewerage Treatment Work; and

Wastewater Disposal including reclaimed water disposal.

The existing and proposed water supply infrastructure serving the areas by this DSP is shown in
Figures

The existing and proposed sewerage infrastructure serving the areas covered by this DSP is shown in
Figures

4.1 Estimates of Capital Costs
The estimated cost of works serving the area covered by this DSP is shown in Appendix A (Water
Supply) and Appendix B (Sewerage).

4.2 Timing of Works & Expenditure
The timing and expenditure for work serving the areas covered by this DSP is shown in Appendix A
(Water Supply) and Appendix B (Sewerage).
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WELLINGTON

9

I



I
I
I
I
I
I
I
I
I
I
I
I
I
I
I
I
I
I
I

5. STANDARDS OF SERVICE

System design and operation are based on providing the following standards of service.

5.1 WATER SUPPLY

Treated water to 1996 Australian Drinking Water Guidelines 98% of the

Minimum water pressure of 12 metres at the property boundary for at least 90% of properties.

Water quality complaints less than 10 per connected properties per annum.
Nil unplanned interruptions greater than 6 hours.

Nil programmed interruptions greater than 12 hours.

Water restrictions applying for not greater than 10% of the time on average.

5.2 SEWERAGE

Sewerage effluent meeting Department of Environment and Conservation (formerly the EPA) 90
Percentile License Limits SS Total N, NH3N, Oil and Grease, Total Faecal Coliforms).

All sewer chokes removed and service restored within 8 hours.

Sewer to the environment less than 5 per of mains per year.

Odour complaints less than 1 per 1000 properties per year.
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6. DESIGN PARAMETERS

6.1 Water Supply

Investigation and design of water supply system components is based on the Water Supply Investigation
Manual (1986). This Manual was prepared by NSW Public Works and is now managed by DEUS.

6.2 Sewerage

Investigation and design of sewerage system components is based on the Manual of Practice: Sewer
Design (1994) and the Manual of Practice: Sewage Pumping Station Design (1986). These manuals
were prepared by NSW Public Works and now managed by the DEUS.
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CALCULATED DEVELOPER CHARGES

Background

The developer charges calculation is based on the net present value (NPV) approach adopted by
for the four major water The fundamental principle of the net present value approach is that the
investment in assets for serving a development area is fully recovered from the development. The
investment is recovered through up−front charges (i.e. developer charges) and the present value (PV) of
that part of annual bills received from the development in excess of operation, maintenance and
administration (OWA) costs.

The basic developer charge calculation formula is thus:
IDEVELOPER CHARGE = CAPITAL CHARGE − REDUCTION

The calculation of the capital charge and the reduction amount are further discussed in Sections 7.4 and
7.5.

7.2 Service Areas

Developer charges were initially calculated for a number of different services within the Wellington Shire
Council. As a guideline to determine different services separate small towns and villages should be
considered a separate service area.

The results in the adoption of these service areas are detailed in the Table 4 below.

TABLE 4. SERVICE AREA

DSP Service Area Figure

A Wellington Water Supply 2

B Geurie Water Supply 3

C Mumbil Water Supply 4

D Wellington Sewerage 5

E Geurie Sewerage 6

F Mumbil Sewerage 7

DEVELOPMENT SERVICING PLAN
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7.3 Summary

The developer charges for the area covered by this DSP are summarised in Table 5:

TABLE 5 DEVELOPER CHARGES

DSP Capital Charge Reduction Calculated Adopted

($ per Amount Developer Developer

($ ET) Charge Charge

($ per ET) ($ per

A Wellington Water 8,647 1,176 7,470 3,735
Supply

B Supply 12,764 −3,858 16,622 8,311

C Mumbil Water 443 3,082 1,541
Supply

D Wellington Sewerage 953 2,628 1,314

E Geurie Sewerage 3,552 −3,382 6,934 3,467

F Mumbil Sewerage 7,340 1,270 6,069 3,035

These amounts (rounded to the nearest dollar) have been calculated on the basis of the capital charges
and reduction amounts as shown in Section 7.3 less a 50% reduction as directed by WSC.

7.4 Capital Charge

The capital charge is calculated in a spreadsheet model comprising a number of separate but linked
worksheets.

The initial pro−rata of asset costs occurs in the 'Existing Asset' and 'Future Asset' worksheets, where the
assets constructed in each year, and their costs, are tabulated prior to being referred to the 'Asset
Schedule' spreadsheet. The 'Asset Schedule' spreadsheet separates the total asset costs for each year
into pre−1996 assets and post−1996 assets. The separated total costs are then referred to the 'Capital
Charge' spreadsheet. The following formula is then applied to the pre 1996−assets and post−1996 assets
to calculate the net present value charge:

INPV(CAPITAL CHARGE) = OF ASSET COSTS) NPV(SUM OF

The developer charges have been calculated with a proposed capital works cut−off year of 2011 and real
discount rates of 3%, 7% and 7% for pre 1996 assets, post 1996 assets (including future works) and the
reduction amount respectively. The capital charge calculations are contained in Appendix A
Supply) and Appendix B (Sewerage).
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7.5 Reduction Amount

Council has adopted the NPV of Annual Charges method to calculate the Reduction Amount. The
reduction amount (or operating surplus) is determined as the difference between the operating revenue
arising from a DSP area and the operating, maintenance and administration costs for that area per
Current total revenues and costs for each system were used to project values for the 30−year forecast
horizon (i.e. until 2036). The reduction amount calculations are contained in Appendix A (Water Supply)
and Appendix B (Sewerage).

7.6 of Calculated Developer Charges

Developer charges relating to this DSP will be reviewed a period of 5 to 6 years.

In the period between any review, developer charges will be adjusted on 1 July each year on the basis of
movements in the CPI for Sydney, in the preceding 12 months to December, excluding the impact of
GST.

7.7 Reticulation Works

The developer shall be responsible for the full of the design and construction of water supply
sewerage works to and within subdivisions.

7.8 Cross−subsidy

The cross subsidy will be determined following the adoption of the developer charge for each DSP area.
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8. REFERENCE DOCUMENTS

Background information and calculations relating to this DSP are contained in the following documents:

Department of Land Water Conservation, 2002, Developer Charges Guidelines for Water
Sewerage and

Wellington Council, 2005, Wellington Section 94 Contributions Plan 2005;

Department of Energy, Utilities and Sustainability, 2004, Best−Practice Management of Water Supply
and Sewerage.

These documents contain detailed calculations for the capital charge and reduction amount, including
asset commissioning dates, size/length of assets, MEERA valuation of assets, and financial for
calculation of reduction amounts. These documents can be reviewed in Councils offices by appointment.

To review the documents, please contact Council's Technical Services Department on

21/14497/2114 DEVELOPMENT SERVICING PLAN 15
WELLINGTON



9. OTHER DSPs AND RELATED PLANS

9.1 Development Servicing Plans
DSP No. 1 − Wellington Shire Council

9.2 Section 94 Plans
Wellington Shire Council − Section 94 Contributions Plans 2005
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Appendix A

Developer Charge Model

Water Supply System
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Appendix B

Developer Charge Model

Sewerage System
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