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OBJECTIVES 
 
The objectives of this policy are: 
 
• To enable Council to require a contribution towards the provision of water supply and 

sewerage facilities before development which will create a demand for those facilities 
can occur. 

 
• To enable Council to recoup funds that it has spent in the provision of public facilities 

in anticipation of development. 
 
• To ensure that adequate public facilities are provided for and as part of any new 

development. 
 
• To ensure that the existing community is not burdened by the provision of public 

facilities required as a result of future development. 
 
• To Provide a comprehensive strategy for the assessment, collection, expenditure, 

accounting and review of contributions on an equitable basis. 
 
• To provide developers with clear guidance as to the contributions payable for water 

supply and sewerage Developer Charges. 
 
OVERVIEW 
 
This policy has been developed under Section 64 of the Local Government Act 1993 by 
means of a cross-reference in that Act to sections 305 to 307 of the Water Management Act 
2000. 
 
It conforms to guidelines expressed in Developer Charges Guidelines for Water Supply, 
Sewerage and Stormwater issued by the NSW Department of Land and Water Conservation 
in December 2002. These Guidelines were prepared to conform with the Independent Pricing 
and Regulatory Tribunal of NSW Determination No. 9, 2000 on Developer Charges. 
 
It deals with  calculation of a fair and equitable Developer Charge, the Developer Charge 
adopted by Council, assessment of equivalent tenements, preferred areas of development and 
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servicing requirements, the implementation and administration of the water supply and 
sewerage Developer Charges, and when Developer Charges are payable. 
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FOREWORD 
 
This first edition document was developed pursuant to Section 306 (3) of the Water 
Management Act 2000 and the NSW State Government requirement for demonstration of 
"Best Management Practice", "Long Term Sustainability", and "International 
Competitiveness" at all levels of Local Government and in all activity. 
 
The development of this first Development Servicing Plan is an important step forward in the 
management of the water and sewerage businesses as it strengthens previous and current 
actions. It also facilitates further initiatives in pursuit of "Best Management Practice". 
 
The Plan generally follows the "Model Development Servicing Plan" published by the NSW 
Department of Land and Water Conservation (now the NSW Department of Energy Utilities 
and Sustainability) in December 2002 as part of its "Developer Charges Guidelines for Water 
Supply, Sewerage and Stormwater (2002)". 
 
The Plan is a dynamic management aid. To remain relevant it requires periodic review and 
refocus. This review is expected to take place at 5 to 6 year intervals but may be updated to 
accommodate unexpected development. 
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DEVELOPMENT SERVICING PLAN 
FOR THE CITY OF ARMIDALE AND ADJOINING 

AREAS 
1. SUMMARY 
 
 
This DSP covers water supply and sewerage developer charges related to development areas 
serviced by Armidale Dumaresq Council. 
 
It has been prepared in accordance with the Developer Charges Guidelines for Water Supply, 
Sewerage and Stormwater (2002) issued by the NSW Minister for Land and Water 
Conservation pursuant to Section 306 (3) of the Water Management Act 2000. 
 
The areas covered by this DSP, and the existing and proposed works servicing the area are 
shown on the plans in section 14 commencing on page 19. 
 
The demand for and the timing of construction of new infrastructure is essentially developer 
driven. To facilitate preparation of this Plan and in association with the new Armidale 
Dumaresq Local Environmental Plan, a possible program of works over the next 5 years has 
been estimated for and included in the calculations to determine the developer charges.  
In practice, the actual program could vary somewhat depending on developer demand, 
however the overall quantum of work will be the same. 
 
Standards of service to be provided in the DSP areas are summarised in section 7.1 - Water 
Supply and section 7.2 – Sewerage at pages 7-8. 
 
The water supply and sewerage developer charges for the areas covered by this DSP have 
been calculated and adopted by Council as follows: 
 

 Full Developer Charge 
($ per ET) 

Adopted 
Developer Charge 

($ per ET) 

Water Supply $4,520 / ET 

Sewerage $4,060 / ET 

60% of Full Developer Charge from 1 January 
2007 to 30 June 2007. 

80% of Full Developer Charge from 1 July 2007 
to 30 June 2008. 

100% of Full Developer Charge from 1 July 2008. 
 
If the Developer chooses to provide all necessary system amplification works to extend the 
water supply or sewerage system to their development at their cost the Developer Charge will 
be discounted by the cost of the amplification works carried out up to a maximum equal to the 
Developer Charges as calculated using the figures above. Reticulation works associated with 
and internal to the development will not be considered for determination of the discount 
value. 
 
Developer charges relating to this DSP will be reviewed after a period of 5 to 6 years. 
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In the period between 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 design and construction of water 
supply and sewerage reticulation works within subdivisions. 
 
Developments in areas not covered by this DSP would need to provide all necessary system 
amplification works at the developer's cost in addition to paying the general Developer 
Charge. 
 
Reference documents containing background information and calculations relating to this 
DSP can be reviewed in Council's offices by appointment. To review the documents please 
contact Council’s the Utilities Manager or Utilities Senior Engineer. 
 
2. 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 which details the water supply and 
sewerage developer charges to be levied on development areas utilising a water utility's water 
supply and sewerage infrastructure. 
 
This DSP covers water supply and sewerage developer charges in regard to the development 
areas served by Armidale Dumaresq Council.  
 
This DSP has been prepared in accordance with the Developer Charges Guidelines for Water 
Supply, Sewerage and Stormwater (2002) issued by the NSW 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 previous water supply and sewerage 
headworks or contribution plan charges for the area covered by this DSP. This DSP takes 
precedence over any of Council's codes or policies where there are any inconsistencies 
relating to water supply and sewerage developer charges. 
 
3. AIMS AND OBJECTIVES 
 
 
The aims and objectives of this DSP are: 
 
a) Enable Council to require a contribution towards the provision of water supply and 

sewerage facilities before development which will create a demand for those facilities 
can occur. 

b) Enable Council to recoup funds that it has spent in the provision of public facilities in 
anticipation of development. 

c) Ensure that adequate public facilities are provided for and as part of any new 
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development. 

d) Ensure that the existing community is not burdened by the provision of public facilities 
required as a result of future development. 

e) Provide a comprehensive strategy for the assessment, collection, expenditure, 
accounting and review of contributions on an equitable basis. 

f) Provide developers with clear guidance as to the contributions payable for water supply 
and sewerage Developer Charges. 

 
4. ADMINISTRATION 
 
 

DSP Name Water Supply DSP No. 1 

DSP Area The area covered by this DSP is shown on Plan 1 at page 22. 

DSP Boundaries 

The basis for defining the DSP area boundaries is as follows: 

The boundaries include the current developed areas supplied with 
treated town water and have been extended to include the adjacent 
development areas that are able to be serviced without 
amplification of existing major infrastructure. 

Payment of Developer 
Charges 

Developer Charges can be associated with development proposals 
such as subdivision or change of use that increases demand on the 
system, or where development approval is not required such as the 
provision of water supply and/or sewerage to existing properties or 
parcels of land. 
 
Associated with development in which additional infrastructure 
will be created and taken over by Council on completion of and 
acceptance by Council, the relevant charges will be specified in the 
development approval process and the value of the charge will be 
the charge listed in the Fees and Charges section of Council’s 
Management Plan at the date of application for a certificate of 
compliance pursuant to Section 305 of the Water Management Act 
2000 and payable before the issue of the Certificate. It should be 
noted that the value of the charge may differ from the advised 
charge in the Development Consent, current at the date of the 
Consent, due to the annual CPI adjustment or due to a review of 
the DSP and the calculation of the Developer Charges. The value 
of the Charges will be published each year in the Fees and Charges 
section of Council’s Management Plan. 
 
Associated with development that increases demand on the system 
but for which additional infrastructure will not be created, the 
relevant charges due will be specified in the development approval 
process and the value of the charge will be the charge listed in the 
Fees and Charges section of Council’s Management Plan at the 
date of issue of a Construction Certificate or Occupation 
Certificate or on completion of work but prior to Commencement 
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of Use as the case may be. 
 
Associated with the connection of water supply and/or sewerage to 
existing property or land, the charge is applied through the water 
and/or sewer service application process and the amount payable is 
the charge applicable in the Fees and Charges section of Council’s 
Management Plan at the date of settlement of the account. 

 
DSP Name Sewerage DSP No. 1 

DSP Area The area covered by this DSP is shown on Plan 2 at page 25. 

DSP Boundaries 

The basis for defining the DSP area boundaries is as follows: 

The boundaries include the current developed areas serviced by the 
existing sewerage system and have been extended to include the 
adjacent development areas that are readily able to be serviced 
without amplification of existing major infrastructure. 

Payment of Developer 
Charges As for Water Supply DSP No. 1 

 
A Developer Charge is made up of separate Existing Works and New Works components. 
 
The Developer Charge has been calculated on the basis of the cost of constructing existing 
headworks and distribution infrastructure and Council constructing the necessary new 
headworks and distribution infrastructure in sequence from the end of existing infrastructure 
to service anticipated new development within medium to long term financial and asset 
management constraints. Construction of new infrastructure to service new development can 
be either in sequence or out of sequence and this is addressed later in this section. 
 
4.1 Assessment of Equivalent Tenements (ET's) 
 
Details for assessment of the number of ET's that incur Developer Charges are contained in 
Appendix B on page 42. They are based upon Standard ET's as defined using the Suggested 
Values in "Section 64 Determinations of Equivalent Tenements Guidelines" prepared by 
NSW Water Directorate in January 2005 on behalf of member councils and periodically 
updated. 
 
One ET credit will be given to an existing block of land that has been paying into the Water 
Fund and/or Sewer Fund via water supply and/or sewerage charges for at least 10 years. 
 
In addition, for commercial or industrial development, a development incentive subsidy for 
developer charges may be available to special or worthy development through Council’s 
Developer Incentive Fund.  
 
4.2 Developments where the required distribution infrastructure has already been 

constructed 
 
In this case the Developer will be required to pay the full Developer Charge for each ET as 
assessed under "Section 64 Determinations of Equivalent Tenements Guidelines" as issued by 
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NSW Water Directorate in January 2005 (see Appendix B at page 42).  
 
4.3 Developments where the required distribution infrastructure has to be constructed 

and is in sequence with existing infrastructure. 
 
In sequence means that the development land is relatively close to the end of existing 
infrastructure and the total developer charges applicable to the development will cover the 
cost of the work as assessed by Council. 
 
In this case Council will construct the necessary additional infrastructure to service the 
development and the Developer will be required to pay the full Developer Charge for each ET 
as assessed under "Section 64 Determinations of Equivalent Tenements Guidelines" as issued 
by NSW Water Directorate in January 2005 (see Appendix B at page 42). 
 
4.4 Developments where the required distribution infrastructure has to be constructed 

and it is not in sequence with existing infrastructure. 
 
In this case the development land is a significant distance from the end of existing 
infrastructure and construction costs, as assessed by Council, are in excess of the total 
developer charges applicable to the development. 
 
The Developer will be required to provide all necessary infrastructure to service the 
development but sized to service additional future or nearby development as specified by 
Council in accordance with Council's long-term planning.  
 
The cost of the amplification works provided by the developer will be discounted up to the 
maximum value of the developer charges for the development. In other words, developer 
charges will not have to be paid if the cost of the works as assessed by Council exceeds the 
total of the developer charges. 
 
4.5 Developments outside the development area covered by this DSP 
 
For developments in areas not covered by this DSP, the Developer will be required to provide 
all necessary system amplification works at the developer's cost in addition to paying the 
developer charge. 
 
4.6 Waiver of All or Part of Developer Charges 
 
Council may agree with the applicant or developer to the waiver of all or part of Developer 
Charges covered by this Plan in accordance with Council’s Economic Development and 
Incentives Policy POL001*-Corporate. 
 
Any subsidy under this clause would normally be funded by financial transfer from Council’s 
Economic Incentives Fund to its Water Fund and/or Sewer Fund. 
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5. DEMOGRAPHIC AND LAND USE PLANNING INFORMATION 
 
 
5.1 Growth Projections 
 
Growth projections for population and number of ET's are shown in the tables below. These 
projections are for the years from 2003/04 to 2015/16 (a census year). The base populations 
for 2003/04 are as calculated for Council's annual statistical report to the NSW Government. 
The anticipated rates of residential growth are assumed to remain steady at 1% per annum. 
The ET's in this case are in terms of revenue from annual rates and charges, not water usage. 
 
Table 1 – Growth Projections for the area covered by Water Supply DSP No. 1. 
 

Year Population 
Number of 
Equivalent 
Tenements 

Cumulative 
Number of ET's 

2003/04 20,271 10,067 10,067 
2004/05 20,474 69 10,136 
2005/06 20,678 70 10,206 
2006/07 20,885 70 10,276 
2007/08 21,094 70 10,346 
2008/09 21,305 72 10,418 
2009/10 21,518 72 10,490 
2010/11 21,733 72 10,562 
2011/12 21,951 74 10,636 
2012/13 22,170 73 10,709 
2013/14 22,392 74 10,783 
2014/15 22,616 76 10,859 
2015/16 22,842 76 10,935 

 
Table 2 – Growth Projections for the area covered by Sewerage DSP No. 1. 
 

Year Population 
Number of 
Equivalent 
Tenements 

Cumulative 
Number of ET's 

2003/04 19,301 8,395 8,395 
2004/05 19,494 68 8,463 
2005/06 19,689 68 8,531 
2006/07 19,886 70 8,601 
2007/08 20,085 70 8,671 
2008/09 20,286 70 8,741 
2009/10 20,488 72 8,813 
2010/11 20,693 72 8,885 
2011/12 20,900 73 8,958 
2012/13 21,109 73 9,031 
2013/14 21,320 75 9,106 
2014/15 21,534 74 9,180 
2015/16 21,749 75 9,255 
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5.2 Land Use Information 
 
This DSP should be read in conjunction with Armidale Dumaresq Local Environmental Plan. 
 
6. WATER SUPPLY AND SEWERAGE INFRASTRUCTURE 
 
 
The existing water supply headworks serving the area covered by this DSP include Malpas 
Dam, Malpas Pumping Station, Malpas Raw Water Pipeline, Puddledock Dam, Puddledock 
Pumping Station, Puddledock Raw Water Pipeline, Gara Dam, Gara Pumping Station, Gara 
Raw Water Pipeline, Armidale Water Treatment Plant, and Armidale Clear Water Reservoirs.  
 
The existing water supply headworks and distribution works serving the area covered by this 
DSP are shown on Plan 1a at page 23 and 1b at page 24. 
 
The proposed water supply distribution works serving the area covered by this DSP are shown 
on Plans 3a, 4a, 5a, 6a, and 7a at pages 26-30. 
 
The existing and proposed sewerage major works serving the area covered by this DSP 
include the Armidale Wastewater Treatment Plant, the Armidale Trunk Main (WWTP to 
UNE), a number of Collector Mains consisting of all pipes 225 mm diameter and greater and 
Acacia Park Sewer Pumping Station and Rising Main. 
 
The proposed sewerage non-reticulation works serving the area covered by this DSP are 
shown on Plans 3b, 4b, 5b, 6b, and 7b at pages 26-30. 
 
6.1 Estimates of Capital Costs 
 
The estimated capital cost of existing pre-1996 works serving the area covered by this DSP 
has been calculated in current day 2005/06 $ using MEERA replacement valuations from 
NSW Reference Rates Manual published by the NSW Ministry of Energy and Utilities. The 
capital costs of post-1996 works shown on Plans 3a, 4a, 5a, 6a, and 7a at pages 26-30 for 
water supply and 3b, 4b, 5b, 6b, and 7b at pages 26-30 for sewerage as required to service the 
identified development areas have been calculated as shown in the listed reference documents 
in section 11 at page 17 in current day 2005/06 $ using reference rates from NSW Reference 
Rates Manual with adjustment for local conditions. 
 
6.2 Timing of Works and Expenditure 
 
The demand for and the timing of construction of new infrastructure is essentially developer 
driven To facilitate preparation of this Plan and in association with the new Armidale 
Dumaresq Local Environmental Plan, a possible program of works over the next 5 years has 
been estimated for and included in the calculations to determine the developer charges. 
However, in practice, the actual program could vary somewhat depending on developer 
demand.  
 
Council’s estimated timing and expenditures for works serving the areas covered by this DSP 
used in the calculation of charges are shown in section 10.2 at pages 11-13. As the charges are 
averaged over the DSP area and the 5 year life of the Plan and costs to service individual 
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areas are similar, the actual sequence of construction and the timing of the works is not of 
concern and will not affect the determined charges. 
 
7. STANDARDS OF SERVICE 
 
 
System design and operation are based on providing the following standards of service. 
 
7.1 Water Supply 
 
• Treated water to 1996 NHMRC/ARMCANZ Australian Drinking Water Guidelines 

98% of the time. 

• Minimum water pressure of 28 metres at the property boundary while providing a fire 
fighting flow of 11, 15, or 22 L/s for different classes of buildings as specified in 
Council's Engineering Code, and while maintaining a simultaneous residential peak 
supply of 0.1 L/s/tenement.  

The peak residential allowance may be increased in accordance with Appendix 4 of 
Affordable Water Supply & Sewerage for Small Communities by Water Services 
Association of Australia for subdivisions serving less than 300 ET's. 

• Water quality complaints less than 10 per 1,000 connected properties per annum. 

• Unplanned interruptions to supply kept to a minimum (usually 1 - 4 hours) through 
incident management control. Nil unplanned interruptions greater than 6 hours. 

• Domestic customers receive a minimum of 48 hours written notice for planned 
interruptions to supply. The timing and duration of planned interruptions to commercial 
or industrial supplies will be at least as for domestic premises and will be negotiated 
with business owners. Nil programmed interruptions greater than 12 hours. 

• Water usage restrictions will be in accordance with Council’s Drought Management 
Plan. Restrictions have not been required since the construction of Malpas Dam in 1968. 
Restrictions are currently considered to be necessary only in very rare emergency 
breakdown situations. 

• Council does not permit new connections to raw water pipelines. 
 
7.2 Sewerage 
 
• Sewage effluent meeting Environment Protection Authority 90 Percentile Licence 

Limits (BOD, Oil and Grease, Total SS, Total N, Total P). Actual licence limits and 
other details are available on the EPA POEA Public Register. 

• Odour complaints less than 1 per 1,000 connected properties per annum. 

• All blockage and surcharge notifications are investigated and evaluated for level of 
response under Council's incident management control protocols. Unless immediate 
action is not warranted, repairs are initiated within 1 hour of receipt of notification. 

• Sewer overflows to the environment less than 5 per 100 km of mains per year. 

• Sewer connections are completed within 10 days of customer instruction to install 
(payment) for routine jobs and within 30 days for more complex work. 
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8. DESIGN PARAMETERS 
 
 
8.1 Water Supply 
 
Investigation and design of water supply system components are based upon the Water Supply 
Investigation Manual (1986) prepared by NSW Public Works and now managed by the 
Department of Energy, Utilities and Sustainability and Council's Engineering Code (1994). 
 
In 1994 Montgomery Watson in association with University of New England were appointed 
by Council to undertake a development strategy study in relation to Armidale's water supply 
and sewerage systems. Their report Water Supply and Sewerage Development Strategy Study 
Final Report November 1995 provides significant direction for the development of the studied 
systems and thus this Development Servicing Plan. 
 
Care is exercised in the application of the provisions in the Montgomery Watson report as 
there have been some significant recent alterations to the underlying premises used in the 
study. 
 
Other engineering documents that impact upon and give direction to this Development 
Servicing Plan and the system components within it include: 
 
• Armidale Dumaresq Council Water Supply Strategic Business Plan. 

• The current LEP titled Armidale Dumaresq Plan. 

• Armidale Dumaresq Council Policy No. POL039-Utilities Water Supply. 

• Armidale Dumaresq Council Policy No. POL047-Utilities Policy for the Financing of 
Water Supply and Sewerage Infrastructure. 

• Armidale Dumaresq Council Policy No. POL136-Utilities Backflow and Cross 
Connection Prevention Guidelines. 

 
8.2 Sewerage 
 
Investigation and design of sewerage system components are based upon the Manual of 
Practice: Sewer Design (1984) and Manual of Practice: Sewage Pumping Station Design 
(1986) prepared by NSW Public Works and now managed by the Department of Energy, 
Utilities and Sustainability and Council's Engineering Code (1994). 
 
In 1994 Montgomery Watson in association with University of New England were appointed 
by Council to undertake a development strategy study in relation to Armidale's water supply 
and sewerage systems. Their report Water Supply and Sewerage Development Strategy Study 
Final Report November 1995 provides significant direction for the development of the studied 
systems and thus this Development Servicing Plan. 
 
Care is exercised in the application of the provisions in the Montgomery Watson report as 
there have been some significant recent alterations to the underlying premises used in the 
study.  
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Other engineering documents that impact upon and give direction to this Development 
Servicing Plan and the system components within it include: 
 
• Armidale Dumaresq Council Sewerage Strategic Business Plan. 

• The current LEP titled Armidale Dumaresq Plan. 

• Armidale Dumaresq Council Policy No. POL045-Utilities Liquid Trade Waste Policy.  

• Armidale Dumaresq Council Policy No. POL046-Utilities Liquid Trade Waste Pricing 
Policy. 

• Armidale Dumaresq Council Policy No. POL047-Utilities Policy for the Financing of 
Water Supply and Sewerage Infrastructure. 

 
9. DEVELOPER CHARGES 
 
 
The Developer Charges are charges levied on developers to recover part of the capital cost 
incurred in providing headworks and distribution infrastructure to new development. 
 
The Developer Charge consists of two separate components within the single calculated 
charge. These two separate components are identifiable as follows: 
 
• Existing Works Component which includes a weighted average charge per ET for the 

portion of existing excess capacity (or future excess capacity if based upon works 
already scheduled for future construction by Council) within the distribution system that 
is being used to supply the new development. 

• New Works Component which includes a weighted average charge per ET for the new 
works identified in the DSP as being required to service new development within the 
specified Development Area. 

 
10. CALCULATED DEVELOPER CHARGES 
 
 
10.1 Summary 
 
The developer charges for the area covered by this DSP are as follows: 
 

 
Capital 
Charge 

($ per ET) 

Reduction 
Amount 

($ per ET) 

Calculated 
Developer 
Charge ($ 
per ET) 

Adopted 
Developer 

Charge 
($ per ET) 

Water 
Supply $6,268 $1,751 $4,520 

Sewerage $6,722 $2,661 $4,060 

60% of Full Developer Charge from 
1 January 2007 to 30 June 2007. 

80% of Full Developer Charge from 
1 July 2007 to 30 June 2008. 

100% of Full Developer Charge 
from 1 July 2008. 
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These amounts have been calculated based on the following capital charges and reduction 
amounts. 
 
10.2 Capital Charge 
 
The capital charges for the area covered by this DSP have been calculated as shown below. 
The ET's for the system components are related to the component design capacity based upon 
ability to supply water usage, not revenue from annual rates and charges as used with NPV 
calculations. There are several non-interchangeable ET equivalences used in water supply and 
sewerage that vary dependent upon the parameter being considered. 
 
The Post-1996 Works included in the tabulation and the assumed construction timing are 
indicative of the works that might be undertaken to service new developments. A few items 
have already been constructed and include actual costs. The details of the other works have 
been obtained from preliminary investigation undertaken in conjunction with enquiries from 
prospective developers. The list will be updated with actual historic construction data in 
future reviews of the DSP. 
 
Although the Water Treatment Plant Ozone BAC plant upgrade has been included at the end 
of the tabulation below it was excluded from the calculations of the Developer Charge. 
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Water Supply 
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Sewerage 

 
 
10.3 Reduction Amount 
 
Council has adopted the NPV of Annual Charges method to calculate the Reduction Amount 
which is similar to IPART's method for the regulated utilities and which will be required by 
the Department of Energy, Utilities and Sustainability to be used before the second round of 
DSP's in 2007-09 period. 
 
The Reduction Amount has been calculated for the whole of the Armidale Development Area. 
Operation and maintenance costs for Armidale cannot be dissected to cover separate sub-
areas. It is assumed that operation and maintenance costs are similar for all areas and hence 
there will be no adjustment to the reduction amount. 
 
The method used involves calculation of the PV of the difference between annual rates and 
charges revenue, and annual operating costs projected for new development over the next 30 
years. This is divided by the PV of the new ET's over the planning horizon to give the 
reduction amount. 
 
The method involves 30-year forecasting of income and expenditures relating to new 
development. 
 
The reduction amounts have been calculated as follows: 
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Water Supply 

 
 
Note: Full copies of the calculation sheets from the NPV Annual Charges Calculation Software 

are included in Appendix A at page 36-37 for water supply and page 39-40 for sewerage. 
 
Sewerage 

 
 
10.4 Reviewing / Updating of Calculated Developer Charges 
 
Developer charges relating to this DSP will be reviewed after a period of 5 to 6 years. 
 
In the period between any reviews, developer charges will be adjusted on 1 July each year 
based on movements in the CPI for Sydney in the preceding 12 months to December, 
excluding the impact of GST. 
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10.5 Reticulation Works 
 
The developer shall be responsible for the full cost of the design and construction of water 
supply and sewerage reticulation works within subdivisions. This is termed dedicated 
infrastructure (dedicated to the servicing of the development). 
 
10.6 Cross-subsidy 
 
Council may decide to subsidise the developer charges by imposing lower charges than those 
which has been calculated as the real cost to the water supply and sewerage utilities of 
providing services to the proposed development to encourage development. Reduction of the 
developer charges will thus result in insufficient funding being obtained from the developer to 
cover the real cost of providing the services to the development. The funding shortfall would 
have to be covered by increased access and/or usage charges. This would automatically 
establish a cross-subsidy of the development by existing ratepayers.  
 
The Council of Australian Governments, NSW Government, and the NSW Independent 
Pricing and Regulatory Tribunal require that such cross-subsidy be disclosed and declared in 
the Development Servicing Plan, Council Annual Report, Special Schedules No. 3 and 5 of 
Council's Annual Financial Statements, and in communication materials for consultation with 
stakeholders. 
 
The following tabulations set out the consequent cross-subsidy associated with different levels 
of reduced Developer Charges assuming the development rate remains constant at 1% per 
annum and the cross-subsidy continues over 30 years (the utilities planning horizon). If the 
development rate increases due to the subsidy then the values in columns 5, 6, 7, and 8 will 
increase significantly. The consequences of this effect have not been assessed. 
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The following graphs illustrate the effect of different degrees of cross-subsidisation on the 
typical residential water supply and sewerage bills over the 30-year planning period in terms 
of current 2005/06 $ assuming the development rate remains constant at 1% per annum and 
the cross-subsidy continues over 30 years (the utilities planning horizon). 
 

Comparison of Developer Charges Options - Water
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Typical Resident ial Bill - Developer Charge $4,520 - No Cross-Subsidy
Typical Resident ial Bill - Developer Charge $2,260 - 50% Cross-Subsidy
Typical Resident ial Bill - Developer Charge $0 - 100% Cross-Subsidy

 
 
Notes: 
1. Option 1 involves a Developer Charge of $4,520/ET with no cross-subsidy. 

2. Option 2 involves a Developer Charge of $2,260/ET. This involves an average cross-
subsidy of $2,260/ET requiring an increase of $19/assessment (4.5%) in each year's 
typical residential bill. The present worth of this cross-subsidy over 30 years is $5.7M. 
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3. Option 3 involves a Developer Charge of $0/ET. This involves an average cross-subsidy 
of $4,520/ET requiring an increase of $38/assessment (9.0%) in each year's typical 
residential bill. The present worth of this cross-subsidy over 30 years is $11.3M. 

 

Comparison of Developer Charges Options - Sewer
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Typical Resident ial Bill - Developer Charge $2,030 - 50% Cross-Subsidy
Typical Resident ial Bill - Developer Charge $0 - 100% Cross-Subsidy

 
 

Notes: 
4. Option 1 involves a Developer Charge of $4,060/ET with no cross-subsidy. 

5. Option 2 involves a Developer Charge of $2,030/ET. This involves an average cross-
subsidy of $2,030/ET requiring an increase of $15/assessment (4.6%) in each year's 
typical residential bill. The present worth of this cross-subsidy over 30 years is $4.9M. 

6. Option 3 involves a Developer Charge of $0/ET. This involves an average cross-subsidy 
of $4,060/ET requiring an increase of $29/assessment (8.8%) in each year's typical 
residential bill. The present worth of this cross-subsidy over 30 years is $9.7M. 

 
11. REFERENCE DOCUMENTS 
 
 
Background information and calculations relating to this DSP are contained in the following 
documents: 
 
1. Developer Charges Guidelines for Water Supply, Sewerage and Stormwater (December 

2002) published by NSW Department of Land and Water Conservation. 

2. Independent Pricing and Regulatory Tribunal of NSW Determination – Developer 
Charges - Determination No.9 (2000). This is Attachment 2 to the above Guidelines. 

3. Armidale City Council Water Supply and Sewerage Development Strategy Study Final 
Report, November 1995, Montgomery Watson Australia in association with the 
University of New England. 

4. Armidale Dumaresq Council Water Supply Strategic Business Plan (2003). 

5. Armidale Dumaresq Council Sewerage Strategic Business Plan (2003). 
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6. Population Projections and Demographic Characteristics by Kathy Martin. 

7. Armidale Maximum Day Raw Water Production graph, 10 February 2004, Armidale 
Dumaresq Council. (3rd chart in Raw Water Production 1993-2002.xls on worksheet 
titled Yearly Trend Raw Water Production.) 

8. Headworks Capacity Assessment, 10 October 2003, Armidale Dumaresq Council. 

9. Reservoir Capacity Assessment, 18 September 2003, Armidale Dumaresq Council. 

10. Status of Current Infrastructure, 10 October 2003, Armidale Dumaresq Council. 

11. Industrial Development at the Airport, 11 August 2003, Armidale Dumaresq Council. 

12. Acacia Park Industrial Area Water Supply Investigation, 17 April 2003, Armidale 
Dumaresq Council. 

13. Proposed 92 Lot (Min) Subdivision off Cookes Road, 29 May 2003, Armidale Dumaresq 
Council. 

14. Possible Future Development Areas, 21 January 2004, Armidale Dumaresq Council 
which includes: 

• Future Development Areas.doc 

• North Residential - Water.wmf 

• Northeast Residential - Water.wmf 

• East Residential - Water.wmf 

• Acacia Pk Industrial - Water.wmf 

• Airport Industrial - Water.wmf 

• North Residential - Sewer.wmf 

• Northeast Residential - Sewer.wmf 

• East Residential - Sewer.wmf 

• Acacia Pk Industrial - Sewer.wmf 

• Airport Industrial - Water.wmf 

15. Reservoir Excess Capacity Available for New Development, 25 February 2004, 
Armidale Dumaresq Council. (Development Areas.xls on worksheet titled Excess 
Capacity – 80% Max Day.) 

16. Development Area Preferred Order of Development, 25 February 2004, Armidale 
Dumaresq Council. (Development Areas.xls on worksheet titled Development Area 
Requirements.) 

These documents contain guidelines and examples, background information including asset 
commissioning dates, size/length of assets, MEERA valuation of assets, system assessments 
and planning, business financial modelling, and detailed calculations for the capital charge 
and reduction amount. These documents can be reviewed in Council's offices by appointment. 
To review the documents please contact Council’s Utilities Manager or Utilities Senior 
Engineer. 
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12. OTHER DSPS AND RELATED PLANS 
 
 
There are no other DSPs and Related Plans applicable to developments within the Armidale 
city growth area. Developer Charges relating to proposed developments outside the area 
covered by this DSP will be separately considered at the time of application. 
 
13. GLOSSARY 
 
 
The definitions of some common terms associated with this Development Servicing Plan are 
provided below. 
 
ADWF Average Dry Weather Flow 

Annual Demand Total annual water consumption 

AWWF Average Wet Weather Flow 

BOD Biochemical oxygen demand. Used as a measure of the "strength" 
of sewage. 

Capital Charge Capital cost of assets per ET x Return on Investment (ROI) Factor. 

Capital Cost The Present Value (MEERA basis) of assets used to service the 
development. 

CPI Consumer Price Index 

DCP Development Control Plan 

Developer Charge (DC) A charge levied on developers to recover part of the capital cost 
incurred in providing infrastructure to new development. 

Discount Rate The rate used to calculate the present value of money arising in the 
future. 

DLWC Department of Land and Water Conservation – now known in part 
as the Department of Energy, Utilities and Sustainability (DEUS). 

DSP Development Servicing Plan 

EP Equivalent Person 

ET Equivalent Tenement 

IPART Independent Pricing and Regulatory Tribunal 

kL/d Kilolitres per day 

LEP Local Environmental Plan 

MEERA Modern Equivalent Engineering Replacement Asset 

ML/d Megalitres per day 

NHMRC National Health and Medical Research Council 

NPV Net Present Value 

OMA Operation, maintenance and administration (costs) 

Peak Day Demand Highest water consumption on one day in a year 
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Pre-1996 Asset An Asset that was commissioned by a water utility before 1 
January 1996. 

Post 1996 Asset An Asset that was commissioned by a water utility on or after 1 
January 1996 or that is yet to be commissioned. 

PS Pumping Station 

PV Present value. The value now of money, or ET's, in the future. 

PWWF Peak Wet Weather Flow 

Real Terms The value of a variable adjusted for inflation by a CPI adjustment. 

Reduction Amount The amount by which the capital charge is reduced to arrive at the 
developer charge. This amount reflects the present value of the 
capital contribution that will be paid by the occupier of a 
development as part of future annual charges. 

ROI Return on investment. Represents the income that is, or could be, 
generated by investing money. 

Service Area An area served by a separate water supply system, an area served 
by a separate sewage treatment works, a separate small town or 
village, or a new development of over 500 lots. 

SR Service Reservoir 

SS Suspended solids, or the concentration of particles in sewage. Used 
as a measure of the "strength" of sewage. 

STW Sewage Treatment Works 

TRB Typical residential bill 

WTW Water Treatment Works 
 
14. PLANS 
 
 
Plan 1  Area covered by this Water Supply DSP No. 1 

Plan 1a  Water Supply Headworks System supplying Armidale City 

Plan 1b Water Supply Distribution System within Armidale City Area 

Plan 2   Area covered by this Sewerage DSP No. 1 

Plan 3a  Assumed northern development areas and their required water supply 
infrastructure 

Plan 3b  Assumed northern development areas and their required sewerage 
infrastructure 

Plan 4a  Assumed northeastern development areas and their required water supply 
infrastructure 

Plan 4b  Assumed northeastern development areas and their required sewerage 
infrastructure 

Plan 5a  Assumed eastern development areas and their required water supply 
infrastructure 
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Plan 5b  Assumed eastern development areas and their required sewerage infrastructure 

Plan 6a  Assumed Acacia Park development areas and their required water supply 
infrastructure 

Plan 6b  Assumed Acacia Park development areas and their required sewerage 
infrastructure 

Plan 7a  Assumed Airport development areas and their required water supply 
infrastructure 

Plan 7b  Assumed Airport development areas and their required sewerage infrastructure 
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Plan 1 – Area covered by this Water Supply DSP No. 1 
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Plan 1(a) – Water Supply Headworks System supplying Armidale City 
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Plan 1(b) – Water Supply Distribution System within Armidale City Area 
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Plan 2 – Area covered by this Sewerage DSP No. 1 
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Plan 4a – Assumed northeastern development areas and their required water supply 
infrastructure
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Plan 5a – Assumed eastern development areas and their required water supply 
infrastructure 

 

Plan 5b – Assumed eastern development areas and their required sewerage 
infrastructure
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APPENDIX A – CALCULATIONS 
 
 
Attachment 5 (of Developer Charges Guidelines) Calculations 
 

Calculation of Equivalent Tenements – Water 
 
Calculation of Equivalent Tenements - Sewerage 

 
Tables 
 
Table 1 – Developer Charges for the Water Supply Preferred Case using NPV of Annual 

Charges Method assuming Council Provided Growth Assets. 
 
Table 2 - FINMOD Projected 30-Year Operating Statement for the Water Supply Preferred 

Case assuming Council Provided Growth Assets. 
 
Table 3 – Developer Charges for the Sewerage Preferred Case using NPV of Annual 

Charges Method assuming Council Provided Growth Assets. 
 
Table 4 - FINMOD Projected 30-Year Operating Statement for the Sewerage Preferred 

Case assuming Council Provided Growth Assets. 
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APPENDIX B – STANDARD ET FIGURES FOR VARIOUS DEVELOPMENT CATEGORIES 
 
 
The “Per Tenement” rates for Developer Charges adopted by Armidale Dumaresq Council are 
the current Standard ET Figures in “Section 64 Determinations of Equivalent Tenements 
Guidelines” published by the NSW Water Directorate and periodically updated. The version 
current at 1 July 2007 was published in January 2005.  
 
The relevant Standard Tables in this document for determination of ET’s in Armidale at 1 
July 2007 are the unrounded Tables 5, 6, and 7 in Appendix C and Table 4 within the body of 
the Guidelines. Copies of these tables have been attached to the Development Servicing Plan 
and will be periodically updated with changes to the Guidelines. 
 
As suggested by the Guidelines, for industry categories that have process water a non-typical 
development ET will be determined based on the methodology in Section 6.3 of the 
Guidelines using the current ET water usage equivalence for Armidale. 
 
Although these tables assume a town water usage of 230 kL/a and a sewer loading of 140 
kL/a based upon an assumed residential standard discharge factor of 60%, the actual 5-year 
average annual detached residential water usage (the basis of a standard ET) for Armidale was 
268.2 kL/a in 2005. 
 
Calculation of the Charge 
 
The calculation of the charge is based upon the number of “equivalent tenements (ETs)” 
obtained by applying the suggested values per standard unit in the tables in Attachment 1 to 
the DSP to the proposed development. The Water Directorate “suggested values” are 
considered by Council to be appropriate factors for development in Armidale. 
 
A credit of 1.0 ET per assessment shall apply for any vacant land where prior to 30 June 2005 
a payment of a water or sewer charge was required due to proximity of the water supply or 
sewerage service. 
 
A credit shall apply for any existing approved development on the site. The credit shall be the 
greater of: 
 
• 1.0 ET, or 

• The previously-existing number of ETs on the development site (calculated using the 
following tables). 

 
Where buildings are relocated from sites unlikely to be redeveloped (e.g. in floodways, land 
rezonings) an equivalent credit may be transferred with the buildings to the new site. 
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WORKED EXAMPLES FOR CALCULATION OF WATER SUPPLY AND 

SEWERAGE DEVELOPER CHARGES 
 
Note: These calculations are included as examples only. For details of the current 

contribution rates refer to the main text of the Development Servicing Plan. 
 
The calculation of the Developer Charge is based upon the adopted Developer 
Charge per ET (page 1), the development category, the assessed number of ETs 
(using Tables 1 to 4 – Pages 41-46), and any credit ETs applicable to the 
development. 
 

EXAMPLE 1 – RESIDENTIAL SUBDIVISION 
 
It is proposed to carry out a 15 lot residential subdivision over 2 existing lots which have been 
paying “Vacant Land” water supply and sewerage rates for 15 years. 
 
Calculation: 
 
The water supply developer charge per ET is $4,520 per ET. 
The sewerage developer charge per ET is $4,060 per ET. 
 
The 2 existing lots have been paying water supply and sewerage charges on the vacant land 
for greater than 10 years and thus attract 2 ET credits for water supply and 2 ET credits for 
sewerage. 
 
Hence the number of ETs for which a developer charge is required  

= Proposed ETs – ET credits 
= 15 – 2 
= 13 ETs. 
 

Therefore the water supply Developer Charge due 
= value of ET x number of ETs 
= $4,520 x 13 
= $58,760. 
 

The sewerage Developer Charge due 
= value of ET x number of ETs 
= $4,060 x 13 
= $52,780. 

 
EXAMPLE 2 – MEDIUM DENSITY DEVELOPMENT 
 
It is proposed to build 24 by 2-bedroom town houses over 3 existing lots of which they have 
been paying “Vacant Land” water supply rates for 13 years but no sewerage rates. 
 
Calculation: 
 
The water supply developer charge per ET is $4,520 per ET. 
The sewerage developer charge per ET is $4,060 per ET. 
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The 3 existing lots have been paying water supply charges on the vacant land for greater than 
10 years and thus attract 3 ET credits for water supply but attract no ET credits for sewerage 
as no lots have been paying sewerage charges. 
 
From Table 1 the factors applying are those for “Units – 2 bedrooms” which are 0.60 ET per 
dwelling (town house) for water supply and 0.75 ET per dwelling (town house) for sewerage. 
 
Hence the number of ETs for which a water supply developer charge is required  

= Proposed ETs – ET credits 
= (24 x 0.60) – 3 
= 11.4 ETs. 
 

Therefore the water supply Developer Charge due 
= value of ET x number of ETs 
= $4,520 x 11.4 
= $51,528. 
 

The number of ETs for which a sewerage developer charge is required  
= Proposed ETs – ET credits 
= (24 x 0.75) – 0 
= 18 ETs. 
 

The sewerage Developer Charge due 
= value of ET x number of ETs 
= $4,060 x 18 
= $73,080. 

 
EXAMPLE 3 – COMMERCIAL DEVELOPMENT 
 
It is proposed to establish a two lane car wash on a commercial lot currently occupied by a 
fast food outlet (with amenities) floor area of 300 m2 and which has been paying water and 
sewerage rates for more than 10 years but has not previously paid a developer charge. 
 
Calculation: 
 
The water supply developer charge per ET is $4,520 per ET. 
The sewerage developer charge per ET is $4,060 per ET. 
 
The existing commercial lot has been paying water supply and sewerage charges for greater 
than 10 years and thus attracts at least 1 ET credit for water supply and at least 1 ET credit for 
sewerage. 
 
From Table 2 the factors applying to the new development are those for “Business– Specific – 
Car Wash” which are 5.70 ET per lane for water supply and 9.03 ET per lane for sewerage. 
 
As there are two lanes in the new car wash, the number of ETs applying to the new 
development for water supply is 2 x 5.70 = 11.4ET and for sewerage is 2 x 9.03 = 18.06ET. 
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Also, from Table 2 the factors applying to the previous development are those for “Food 
Preparation – General – Take Away / Fast Food (including amenities)” which are 0.03 ET per 
m2 floor area for water supply and 0.05 ET per m2 floor area for sewerage. 
 
As the floor area of the Take Away shop is 300 m2, the number of ETs deemed to apply to the 
previous development for water supply is 0.03 x 300 = 9.0 ET and for sewerage is 0.05 x 300 
= 15.0 ET. 
 
The credit for water supply is the greater of 1.0 ET, or 9.0 ET for previous development. Thus 
the applicable credit for water supply is 9.0 ET. 
 
Hence the number of ETs for which a water supply developer charge is required  

= Proposed ETs – ET credits for existing use 
= (2 x 5.70) – 9 
= 2.40 ETs. 
 

Therefore the water supply Developer Charge due 
= value of ET x number of ETs 
= $4,520 x 2.4 
= $10,848. 
 

The credit for sewerage is the greater of 1.0 ET, or 15.0 ET for previous development. Thus 
the applicable credit for sewerage is 15.0 ET. 
 
The number of ETs for which a sewerage developer charge is required  

= Proposed ETs – ET credits 
= (2 x 9.03) – 15.0 
= 3.06 ETs. 
 

Therefore the sewerage Developer Charge due 
= value of ET x number of ETs 
= $4,060 x 3.06 
= $12,424. 
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ATTACHMENT 1 – STANDARD ET FIGURES FOR VARIOUS DEVELOPMENT 
CATEGORIES 
 

 
The “Per Tenement” rates for Developer Charges adopted by Armidale Dumaresq Council are 
the current Standard ET Figures in “Section 64 Determinations of Equivalent Tenements 
Guidelines” published by the NSW Water Directorate and periodically updated. The version 
current at 1 July 2007 was published in January 2005. 
 
Definitions: 
 
Gross Hectare Total area of the allotment being developed. 
Built-up Hectare Floor area of the proposed development. 
1 Hectare 10,000 m2. 
 
Tables: 
 
Table 5 – Standard ET Figures – Residential User Categories. 

Table 6 – Standard ET Figures – Commercial User Categories. 

Table 7 – Standard ET Figures – Industrial User Categories (General). 

Table 4 –  Standard ET Figures for Sewer – Industrial User Categories (Detailed).  
 
Addendum to Water Directorate Section 64 Determination of Equivalent Tenements 
Guidelines, May 2009: 
 
On 28 May 2009 the Water Directorate issued an Addendum to Water Directorate Section 64 
Determination of Equivalent Tenements Guidelines which presented the results of further 
investigation of ET equivalence for 15 different development categories. It recommends 
slightly adjusted ET equivalence values for 10 of these categories. 
 
A copy of this addendum is appended at the end of Attachment 1. The revised values in the 
Addendum should be used in place of the corresponding values in Tables 4, 5, 6, and 7. 
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Addendum to Water Directorate Section 64 Determination of Equivalent 
Tenements Guidelines, May 2009 
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