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1 Introduction
This Infrastructure Contribution Planning Scheme Policy (PSP) for the Australia TradeCoast
(ATC) South contains information and data relating to the expected rate of development and
infrastructure required to service the area. This PSP is to be read in conjunction with:
(a) IPA Section 6.1.20 (Planning Scheme Policies for Infrastructure).
(b) IPA Section 6.1.31 (Conditions about infrastructure for applications).
(c) Brisbane City Plan 2000.
(d) All adopted Infill and High Growth PSPs.
Infrastructure networks for which contributions have been determined are Waterways,
Transport, and Community Purposes (parks and improvements). A schedule of works is
provided for each infrastructure network along with the methodology used to determine the
infrastructure contribution.
This PSP does not contain any contributions for water supply and sewerage infrastructure.
Contributions for water supply and sewerage infrastructure will be levied through the Water
Supply Infrastructure Contributions Planning Scheme Policy and the Sewerage Infrastructure
Contributions Planning Scheme Policy.

1.1

Purpose

The Integrated Planning Act 1997 requires integration of land use and infrastructure planning
that allows infrastructure to be supplied in a coordinated, efficient and orderly manner.
Infrastructure coordination encourages development in areas where infrastructure already
exists or can be efficiently provided and has a major influence on achieving sustainable
development.

1.2

Authorising Legislation

This PSP is made pursuant to IPA Section 6.1.20.
IPA allows for the imposition of conditions on development approvals requiring contribution of
land, works or money towards the cost of supplying infrastructure in accordance with
planning scheme policies, until 30 June 2008 or a later date determined by the Minister. Infill
and High Growth Infrastructure Contributions Planning Scheme Policies 1 to 14 identify the
infrastructure contribution mechanisms for transport, community purposes, water supply,
sewerage and waterways for High Growth and Infill Areas throughout the City.
Pursuant to Section 6.1.20 (2) this policy states each of the following –

18/06/2007

4

Table 1.1: Compliance to Section 6.1.20 of the Integrated Planning Act
Requirement
Reference
A
contribution
for
each
development
Section 10
infrastructure network identified in the policy
The estimated proportion of the establishment
Section 4
Section 7.5
cost of each network to be funded by the
contribution
Section 8.6
Section 9.5
When it is estimated the infrastructure forming
Section 7.4
Section 8.5
part of the network will be provided
Section 9.4
The estimated establishment cost of the
Section 7.4
Section 8.5
infrastructure
Section 9.4
Each area in which the contribution applies
Map 3
Each type of lot or use for which the contribution
Section 10
applies
How the contribution must be calculated for
Section 10
each area and each type of lot

1.3

Definition of Trunk Infrastructure

IPA differentiates between trunk and non trunk infrastructure. Trunk infrastructure is the
infrastructure for which Council will levy infrastructure contributions under the PSPs.

1.3.1 The Definition of Non Trunk Infrastructure
Non trunk infrastructure is development infrastructure that is not trunk infrastructure.

1.3.2 The Definition of Trunk Infrastructure
Trunk infrastructure is higher order development infrastructure supplied by the local
government or State infrastructure provider and primarily intended to provide network
distribution and collection functions or provide services shared by a number of
developments.
Infrastructure is required as a result of increased development. The networks that are funded
through High Growth PSPs are identified in the table below. Examples of infrastructure items
that comprise these networks, and for which contributions have been set, are provided for
illustrative purposes.
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Table 1-2 Trunk Infrastructure Networks, Systems and Items
Infrastructure Network
Waterways Network

Transport Network
Road System
Pedestrian and Bicycle Path
System
Public Transport System

Community Purposes Network
Public Recreation Land System
Improvements to the Public
Recreation Land System
Land for Other Community
Purposes System
Plan Preparation and
Maintenance

Typical Range of Items
drainage, road culverts, structural stormwater quality improvement
devices, detention basins, sedimentation ponds, wetlands, natural
channels and revegetation
council owned roads, district access level and above, including
intersections, interchanges, bridges and culverts
off road commuter and strategic recreational paths
ferry terminals and associated facilities, public transport interchanges
(BCC provided), bus stops and shelters, public transport information
facilities and bus only lanes
land and basic works to bring land to a standard appropriate to its
desired use
earthworks and irrigation, lighting, picnic shelters, seating, shade
shelters, playground and sports equipment, tree planting, access ways
and toilets
land and basic works to bring land to developable standard
preparation of plans for infrastructure and the preparation,
implementation and maintenance of Infrastructure Planning Scheme
Policies

1.3.3 Items Excluded from Infrastructure Planning Scheme Policies
In addition to paying an infrastructure contribution, developers must also demonstrate that all
infrastructure requirements have been satisfied.
In general, there will be elements of local infrastructure required to connect a site or
development area to the trunk infrastructure networks. This work is attributable to the
development and is over and above the infrastructure contribution defined through a PSP. It
is also the responsibility of the developer to provide services to the property boundary of land
for community purposes near any planned buildings or facilities.
In certain circumstances, a development may need special types of infrastructure, which
were not considered in the PSP. For example, industrial development may require grease
traps to prevent pollutants from escaping into local waterways.
A development may also require temporary work if the regional infrastructure has not yet
been constructed. This is most likely to occur when the proposed development is outside the
assumed sequence of development. Many of these items can be removed once the regional
infrastructure has been provided. For example, a local detention pond may be required
where a regional corridor has not yet been acquired. The site of the local detention basin
could be developed for other purposes once the corridor has been acquired and associated
work undertaken.
The cost of these types of infrastructure will not be offset against the contributions set in the
PSP.

1.3.4 Plan Density and Cost Impact Assessment
Assumptions have been made about the likely sequence of development and the staging of
infrastructure. Contributions are based upon these assumptions. Development that is
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inconsistent with the type, scale, location and timing of development as set out in the City
Plan is considered to be inconsistent with the planning assumptions underlying the
infrastructure contributions and will be subject to cost impact assessments. If development
does not achieve the planned densities as set out in the City Plan, the infrastructure
contributions will still be assessed in accordance with planned densities.

1.4

Infrastructure Contribution Triggers

Infrastructure contributions for trunk infrastructure arising from:
• Reconfiguring a Lot,
• A Material Change of Use,
• A combined reconfiguring and material change of use,
• A building application,
• Any other assessable development that increases the demand for trunk infrastructure.
• Preliminary approval to which IPA Section 3.1.6 (Preliminary Approval may Override
Local Planning Instrument) applies; where the development which is the subject of the
preliminary approval is stated to be self assessable development.

1.5

Overview of Calculating Infrastructure Contributions

Infrastructure contributions for each infrastructure network are expressed in infrastructure
contribution units (ICUs). To calculate the contributions for the individual infrastructure
networks refer to Section 7 Waterways, Section 8 Transport, and Section 9 Community
Facilities. A summary contribution table and calculation formulae are contained in Section 10.

1.5.1 Measures of Development and Demand for Network Capacity
Land use is defined in terms of development units. In established areas, these units are
dwellings in the case of residential development and gross floor area in the case of nonresidential development. In greenfield areas development units are developable hectares for
both residential and non-residential development. Development units are converted into units
of demand for specific infrastructure networks by using a land use and network specific
conversion rate.
By expressing demand in relative terms across land uses, a range of different uses can have
their demand defined through a single index, the Unit of Demand. In established areas, this
relative unit of demand is the Equivalent Tenement or ET, and is the consumption of capacity
of a network by one low-density dwelling. In greenfield areas Equivalent Hectare or EH, and
is the consumption of the capacity of a network by one developable hectare of low-density
residential development. The relationship is expressed in the following equation:
Units of Demand (ETs or EHs) = (conversion rate) x No. of Development Units.
The demand measure relevant for this PSP is stipulated in relevant parts of the document.

1.5.2 Infrastructure Credits
An infrastructure credit represents the value of infrastructure contributions or payments
imputed to have previously been made over the site by:
•
Any existing lawful use(s) that exists or existed on the land which is the subject of an
infrastructure contribution assessment, at the time the assessment (or the application
being lodged with Council) is made, where a contribution has been made which
accords with the requirement for the relevant network.
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•

A self assessable residential use on that land permitted at the time of the assessment.

Existing lawful development will be credited at infrastructure credit rates specified and
expressed as ICUs. In some High Growth Contribution Areas, it is explicitly stated that no
credits are included in the PSP and no credit will be calculated.

1.5.3 Infrastructure Offsets
An offset may be allowed where a developer will undertake trunk infrastructure works that
are part of the PSP. The amount of this offset is to be determined by Council, deducted from
the calculated infrastructure contributions and expressed as ICUs.
A development may be conditioned or agreement reached (via an Infrastructure Agreement)
to supply certain items of trunk infrastructure as part of a development. In such instances, the
value of that infrastructure identified in the relevant PSP, less the amount of any
contingencies, will be offset against the contribution for the relevant network. For example,
where Council has approved the construction of works or dedication of land in fee simple, the
value of these works or land will be offset against the assessed infrastructure contribution
where an agreement is reached with Council to do this.

1.6

Conditioning of Infrastructure Contributions

IPA allows for the imposition of conditions on development approvals requiring contribution of
land, works or money towards the cost of supplying infrastructure in accordance with IPA
Section 6.1.31(c).
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1.7

Payment of Infrastructure Contributions

1.7.1 Timing of Payment
The infrastructure contributions must be paid as follows:
a.
b.
c.

Reconfiguration of a lot – before Council approves the plan of subdivision.
Building application – before the certification of classification for the building work is
issued.
Material change of use – before the change happens.

If a), b) and c) do not apply – as stated in the development approval.

1.7.2 Methods of Payment
Monetary payment can by paid by cash, credit card, EFTPOS or cheque at Council
Customer Service Centres.

1.7.3 Infrastructure Agreements
An Infrastructure Agreement (IA) is an agreement about payment for, or supply of,
infrastructure. Council may consider entering into an IA in certain situations, for example to:
a)
b)

Vary the amount, the timing or the form of payment of an infrastructure contribution (e.g.
to allow the applicant to supply works or land in lieu of part or all of the contribution).
Provide the terms on which a refund would be provided.

IAs may be used in High Growth or Infill Areas when future growth is associated with a single
or limited number of developers and the planning for infrastructure, costing and cost
apportionment can be clearly associated with the development in question.
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2 Study Area
2.1

Description of Study Area

Australia TradeCoast (ATC) South comprises approximately 2 500 hectares of land south of
the Brisbane River (refer to Map 1). Over 1 800 hectares of this land is committed or
available for industrial development. The area contains the Port of Brisbane and the
industrial land from the mouth of the Brisbane River to the Forgacs Dockyard at Bulimba.
The area also includes approximately 7 hectares of established residential development
north of the rail line at Hemmant and is bounded by the residential communities of Wynnum
North, Hemmant, Murarrie, Cannon Hill, Morningside and Bulimba.
The majority of ATC South is included within three City Plan area classifications, namely
Industry, Special Purpose Centre (Ports) and Green Space. Together these three
classifications account for 97% of all land within the locality. The breakup of City Plan Area
Classifications is shown in table 2.1 below.
Table 2.1: City Plan Area Classifications
Area Classification
Individual Area (Ha)
Residential
7.08
Green Space
590.99
Industry
1195.85
Special Purpose Centre (Port)
679.48
Community
Use
(WWTPs,
74.64
Railway)
Total
2548.04

2.2

Proportion of Total Area (%)
0.27
23.18
46.95
26.67
2.93
100

Australia TradeCoast Partnership

The ATC area (both north and south) has historically had the largest reserves of land
available for industrial development within the City but has had relatively low land take-up
rates when compared with similar metropolitan areas. These low take-up rates can be
largely attributed to the lack of appropriate infrastructure and institutional land ownership.
However, in recent years this trend has been reversed due to the formation of the ATC
Partnership.
The ATC Partnership was launched in May 1999, and is driven by a strategic alliance of four
partners: the Queensland Department of State Development (DSD), the Port of Brisbane
Corporation (PBC), the Brisbane Airport Corporation (BAC) and the City of Brisbane (BCC).
The partnership covers both ATC North and South. The ATC Task Force (within the
Queensland Department of State Development) actively markets ATC on a national and
global level as well as providing secretariat support for the partners.
Since its inception a number of significant infrastructure items have been committed or
planned for ATC South including:
• Stage 1 of the Port of Brisbane Motorway from the Gateway Motorway to Lindum Road
• Lytton Road Upgrade
• Port of Brisbane Expansion of Fisherman Islands.
These items sit outside the PSP as they involve funding that has been negotiated between
State and Commonwealth governments.

18/06/2007

10

3 Forecast Development
Development forecasts form the basis of infrastructure planning and cost apportionment.
This section explains how much industrial development will occur in the plan area over the
next thirty years.

3.1

Method

The forecasts outlined in this section take into account the following factors:
• City Plan provisions
• Brisbane Gateway Ports Benchmark Sequencing Study (BCC, July 1999)
• Development trends, both in terms of the amount and characteristics of development
• Industrial land take up rates
• Recent sales and pre commitments
The relative advantages and constraints of alternative development areas were also
considered.
It is important to note two caveats on this work:
• The ATC Task Force, has been actively marketing the area as a major global trade and
industry hub on the East Coast of Australia. This co-operative approach to marketing the
area has resulted in land take-up boosted from 64 hectares in 1998/1999 to 95 hectares
in 1999/2000. However, in a metropolitan context, these take up rates are unsustainable
over the longer term and will level out as other industrial areas in the City become
serviced with the appropriate infrastructure (ie. Parkinson, Wacol).
• These forecasts have been developed in consultation with the major institutional
landowners in the area and largely reflect their marketing programs.
Unforeseen changes in these factors could quickly alter the timing or nature of particular
projects or the amount of development as a whole. The forecasts must therefore be
reviewed at regular intervals once the PSP has been adopted.

3.2

City Plan Provisions

The ATC South Planning Scheme Policy area is covered by the ATC Local Plan, which forms
part of City Plan. This document reflects the economic, social and environmental importance
of the area to the economy of Brisbane and South East Queensland.
In broad terms, the ATC Local Plan aims to:
• Guide industrial development in the area. The Plan identifies the type of industry (ie
Light, General and Heavy) that is acceptable in Future Industry Areas. This assessment
is based on strategic industry requirements, separation distances from Residential Areas,
potential impacts on the Green Space System and the availability of appropriate
infrastructure.
• The Local Plan preserves areas close to the River mouth (Fisherman Islands, Luggage
Point and Myrtletown precincts) for heavy industry. Industrial areas close to the Gateway
Motorway are to be developed for high quality, well presented general industry activities.
• Stage industrial development to ensure the cost efficient provision of Council utilities,
sewerage, water supply, storm water and roads. The Local Plan includes a Staging Plan
which reflects Council’s investment priorities based on ‘just in time” infrastructure
provision.
• Establish a significant Green Space System in the area. The Plan protects over 1300
18/06/2007
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•

3.3

hectares of land in both private and public ownership from development by including it in
an appropriate Green Space Area (ie Conservation, Parkland and Sport and Recreation).
The Green Space System has been created in consultation with, and support of, all
affected landowners.
Includes Structure Plans for precincts where specific planning and development
requirements are needed to address environmental constraints and/or planning intent.

Future Development

Assumptions about the likely character of development are used in network design and cost
apportionment. These assumptions are outline below:
• Six trade waste point source industries will locate in the area in the period 2000/2015.
These industries will discharge approximately 4000 EP.
• The City will accommodate 652 000 jobs by 2011. It is estimated that ATC South will
account for approximately 31 300 jobs in 2011 (BCC 1996).
• The following assumptions have been made in calculating infrastructure contributions:
- The developable area of a site is equal to 70% of its Gross Area
- Plot Ratio is equal to 50% of net developable area
- One general industry employee per 75m2 of industrial floorspace
- Land classified ‘Green Space Area’ in City Plan are excluded from calculations of
developable area.

3.3.1 Industrial Development
Analysis of demand for industrial land within ATC indicates that there has been a substantial
increase in take up rates in recent years. This is particularly evident in a number of
successful private sector developments (ie Metroplex on Gateway) and the demand for land
on the Port of Brisbane Corporation sites at Fisherman Islands.
This increase in demand for industrial land is fuelled by market dynamics, which include:
• Brisbane’s major industrial cluster, Acacia Ridge/Archerfield is expected to be fully
developed in the next few years which will lead to increasing demand for the ATC South
area, especially for industries requiring strategic transport linkages;
• The Southern ATC area has the advantage of large site availability and strategic
transport links with the Port, Airport, South East Queensland and Southern States;
• The provision of the standard gauge rail link to the Port of Brisbane is stimulating
transport and logistics firms to consider the Southern ATC as a viable alternative to
Acacia Ridge;
• The area has seen the emergence of several catalytic industry development (ie
Queensland Newspapers, Berri Limited, Australia Country Choice, Metroplex on Gateway
and Island Packing & Storage); and
• The area is one of the few locations in Brisbane that can accommodate heavy industry in
the short term.
The ATC South has approximately 1150 hectares of land available for future industrial
development of which approximately 197 hectares is serviced and developed to meet
immediate demands for industrial land.

3.3.2 Sequence of Development
The Development Sequence outlined in the Brisbane Gateway Ports Benchmark Sequencing
Study (BCC, July 1999) forms the basis for the Staging Plan in the Local Plan and the
forecast take-up rates. The Local Plan breaks ATC South into a number of precincts. These
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contain areas of developable land. Areas not included within a precinct are either already
developed or constrained in some way. Refer Map 2.
The staging is based on infrastructure costs, demand and supply of land and establishes the
most efficient basis for coordinated planning and the provision of public utilities such as
sewerage, water supply, stormwater drainage and transport.
The Staging Plan includes future industry precincts in one of three “Staging Districts”:
• Staging District 1 (2000-2005) – low cost land that is serviced and ripe for
development. These areas will be the focus for development in the short term.
Precincts in District 1 area clustered around the Gateway Motorway and is located
adjacent to well established industrial areas. Precincts in this District include
Colmslie, Queensport, Murarrie and part of Fisherman Islands.
• Staging District 2 (2005-2010) – moderate cost land to develop and the focus for
medium term industrial development. Land in this District is under Government /
institutional control and development timeframes reflect their land release or
infrastructure provision programs. Precincts in this district include Lytton and part of
Fisherman Islands.
• Staging District 3 (2010+) – high cost land that requires considerable investment in
infrastructure. Land not anticipated being required for development prior to 2010.
Development in high cost precincts will be required to contribute towards full cost
delivery of infrastructure. Staging District 3 Precincts include Hemmant. This
precinct requires significant investment in trunk drainage infrastructure.
The cost of land development in each District, and hence its ‘staging sequence’ will change
over time as infrastructure in adjacent areas is provided or upgraded.

3.3.3 Forecast Industrial Land Take Up
Development will not occur across the area at a consistent rate.
forecast take-up rates for each precinct.
Table 3.1: Australia TradeCoast South Land Take Up
Precinct
Total
Land Take Up (Ha)
Area Ha.
2001/05
2006/10
2011/15
Murarrie
152.9
0
20
30
Queensport
99
64
9
5
Fisherman
326.1
40
70
70
Islands
Lytton
346.8
20
50
70
Hemmant
189
12
4
4
Colmslie
38
15
10
5
Total
1151.8
151
163
184
Average/annum
30.2
32.6
36.8

Table 3.1 shows the

Post 2015
102.9
21
146.1
206.8
169
8
653.8

Source: BCC 1999

It should be noted that these estimates may take into account developments that have been
approved. Contributions will not be retrospectively applied to these developments unless
specifically identified in the PSP.
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4 Overview of Cost Apportionment
This section explains the basis of cost apportionment, including the scope and valuation of
items, the way in which demand from different types of development has been assessed and
the methods of cost apportionment. Sections 5 to 10 contain more detailed information about
how these principles have been applied.

4.1

Plans for Infrastructure

Key elements of the plans for infrastructure are outlined below.

4.1.1 Scope
Table 4.1 lists the items that are contained in the Australia TradeCoast South PSP.
Table 4.1: Scope of Infrastructure
Network
Waterways
Transport

Community Purposes

Items
•
•
•
•
•
•

Relief drainage
Major roads
Minor roads
Off-road pedestrian and cyclist paths
Acquisition of new public recreation land
Improvements to existing public recreation
land

The costs of preparing the PSP and financing the provision of infrastructure have also been
included as recoverable items. Accounting standards and the draft version of the State
Government guidelines on infrastructure contributions (QDLGP 1998) support the inclusion
of these items (KPMG Consulting 2001).

4.1.2 Timing
Plans for infrastructure specify the time at which planned items are likely to be provided.
These times have been estimated using the best available knowledge and may require
updating from time to time as further information on the rate and location of development
becomes apparent.

4.1.3 Valuation
Existing and planned infrastructure was valued in the following ways:
•

Planned infrastructure was valued at the likely cost, based on preliminary designs and
standard construction rates. Standard construction rates have been inflated for indirect
costs, including contingencies and project and construction management.

•

Infrastructure that was provided with the expectation that part of the funding would be
sourced from infrastructure contributions was valued at actual cost. To maintain
contributions at the same rate over the life of the plan, present value is used for cost
apportionment.

•

Infrastructure that was provided without the expectation of funding from infrastructure
contributions was valued at depreciated replacement cost.
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The costs of infrastructure stated in this PSP are real values.

4.2

Unit of Demand

As outlined in Section 3, industrial development will be the sole type of development or
redevelopment within ATC South. This is unlike other PSP areas (i.e. Wakerley and Inner
North-Eastern Suburbs) where a mix of development types is expected.
Consequently, a standard development unit is 1 hectare of developable land. It is assumed
for the purposes of the PSP that this land will be developed for an industrial purpose.

4.3

Method of Cost Apportionment

Cost apportionment is undertaken in three steps, namely:
•
•
•

Determination of the proportion of the cost of an infrastructure item that should be paid
for by future development within the plan
Calculation of the contribution, based on the Net Present Value of the cost of the item
and the Net Present Value of future development
Calculation of infrastructure contribution units.

This section explains each stage of this process.

4.3.1 Assessment of Apportioned Costs
Costs have been apportioned using the marginal cost method where the cost of future
infrastructure is apportioned across future development.
Where infrastructure is to be used by items outside of ATC South, only the demand
attributable to ATC South is payable through the PSP.

4.3.2 Assessment of Contribution
Contributions have been calculated for each planned item by inputting the result from stage 1
into the following formula:
Infrastructure Contribution ($/Ha) = PV apportioned infrastructure
NPV forecast development
Use of this formula effectively ensures that the Net Present Value of forecast infrastructure
contributions over the timeframe of the plan equates to the Net Present Value of the planned
costs (KPMG Consulting 2001). The State Government has produced draft guidelines on
infrastructure contributions (QDLGP 1998) that illustrate how the formula should be applied.
In New South Wales, the Independent Pricing and Regulatory Tribunal (1995) has
recommended the use of a similar formula.
A 6% real discount rate that has been used for this calculation. A process defined by
Christensen (2001) was used to determine this rate. Factors that were taken into account
include risk and the Weighted Average Cost of Capital.
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4.3.3 Calculation of Infrastructure Contribution Units
The purpose behind relating an infrastructure contribution (as expressed in current dollars) to
an Infrastructure Contribution Unit (ICU) is to enable dollar values of future contributions to
take account of inflationary factors affecting the future cost of trunk infrastructure. Calculation
of contributions and ICUs for the individual infrastructure networks are contained in Section 7
Waterways, Section 8 Transport, and Section 9 Community Facilities. A summary
contribution table and calculation formulae are contained in Section 10.

4.4

Contribution Areas

The PSP contains 6 areas of like contribution (refer Map 3).
contributions between these areas reflect differences in:
•
•
•
•

Variations in the level of

Costs of providing waterways infrastructure
Use of the transport network
Access to the sewerage network
Distribution of public recreation land
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Contribution Areas

CONTRIBUTION AREAS

5 Water Supply
The ATC South PSP does not include water supply contributions.
Infrastructure contributions for water supply infrastructure will be levied through the Water
Supply Infrastructure Contributions Planning Scheme Policy.

18/06/2007

20

6 Sewerage
The ATC South PSP does not include sewerage contributions.
Infrastructure contributions for sewerage infrastructure will be levied through the Sewerage
Infrastructure Contributions Planning Scheme Policy.
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7 Waterways
The ATC South area is generally low lying and most development sites need to be filled to
provide acceptable flood immunity. All development is required to manage stormwater onsite in accordance with Council’s Stormwater Management Code prior to discharge into local
waterways or stormwater channels.
Much of the drainage infrastructure is considered ‘local infrastructure’ and will be required as
a condition of development. These works are not included in this PSP.

7.1

Desired Standard of Service

The Desired Standard of Service (DSS) for pipe drainage and overland flow in Brisbane City
Council is based on the Queensland Urban Drainage Manual (QUDM) Supplement which
came into effect in 1994. The QUDM supplement requires the pipe and overland flow to cater
for a Q50 Average Recurrence Interval (ARI) flood event. From 1974 to 1994 the drainage
standard was referred to as the “Blue Book” standard and is generally equivalent to QUDM’s
Q10 ARI flood immunity level. Drainage constructed prior to 1974 was known as “Pre-Blue
Book”.

7.2

Background Studies

A number of studies have been undertaken to investigate waterway and flooding issues in
ATC South. The Australia TradeCoast South Hemmant Waterway Study (BCC, 2001)
reviewed work undertaken by these previous studies along with new data to determine the
infrastructure requirements for the PSP area.

7.3

Existing Infrastructure

The ATC South area is adjacent to the Brisbane River and a number of waterway corridors.
Most precincts drain directly to the Brisbane River, Bulimba Creek or access those
waterways via private drainage channels.
The exception to this network is in the Hemmant Precinct where many properties rely on a
public trunk drainage system to convey stormwater to the River.
Three public stormwater channels provide drainage relief in the Hemmant Precinct:
 Main Drain (Hemmant Creek)
 Mayne-Nickless Drain (Lindum Creek)
 Iona Drain
These drains are identified in Map 5.
The structure and capacity of these drains varies. Between the railway line and Lytton Road
the drains are substantially concrete lined. Between Lytton Rd and Aquarium Passage the
channels have been excavated on an incremental basis and local erosion and choke points
are present. The drains between the railway and Aquarium Passage are capable of
conveying existing Q100 flood flows.
The Main and Mayne-Nickless Drains provide drainage relief not only to the Hemmant
precinct of the ATC South area but also part of the large Hemmant – Wynnum West
Catchment area south of the railway line (1112ha). This catchment includes residential
areas in Wynnum West and rural areas in Hemmant. The catchment is identified in Map 6.
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7.4

Future Waterways Infrastructure

Hydraulic investigations have identified parts of the existing Hemmant drainage system
cannot accommodate additional stormwater flows from new development within the
catchment.

7.4.1 Main Drain and Mayne-Nickless Drain
The Australia TradeCoast South, Hemmant Waterway Study (2001) estimates flows in the
Main Drain and Mayne-Nickless Drain will increase by 14% and 3% respectively as a result
of new development in the catchment. Given many properties in the Hemmant-Wynnum
West catchment are already flood prone, upgrading of stormwater channels and associated
infrastructure to improve conveyance capacity will be required to provide appropriate
stormwater relief.
Between the railway and Gosport Street, channel excavation and formalisation works have
been incrementally undertaken as part of adjacent development. As a result, both drains
have sufficient capacity to carry forecast flow increases. However between Gosport Street
and Aquarium Passage, works to increase conveyance capacity will be required. Culverts at
the railway line, Lytton Road and Gosport Road will also require upgrading.

7.4.2 Iona Drain
Upgrading works to increase capacity conveyance will also be required along the length of
the Iona Drain (between Lytton Industrial Estate and Mayne-Nickless Drain). A summary of
required stormwater infrastructure items, estimated cost and timing is presented below:
Table 7.1: Schedule of Works for Stormwater
ITEM
Culverts
Main Drain
Lytton Rd culvert
Mayne-Nickless Drain
Lytton Rd culverts
Open channel works
Main Drain channel excavation downstream
Gosport St
Mayne-Nickless Drain channel excavation
downstream Gosport St
Iona Drain
Channel excavation
Easement acquisition
Main Drain easement acquisition downstream
Gosport St
Mayne-Nickless Drain easement acquisition
downstream Gosport St
Iona Drain easement acquisition to Lytton
Industrial Estate
Strategy & Design
Hemmant / Wynnum West Master Drainage Plan
PSP Waterways study
Detailed design & permits
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COST

YEAR

$451,000

2010

$752,000

2010

$173,160

2015

$452,880

2015

$360,750

2015

$26,000

2013

$68,000

2013

$195,500

2013

$30,000
$14,000
$277,656

1997
2001
2010

25

7.5

Waterways Cost Apportionment

The cost of channel upgrading works has been apportioned across Hemmant Catchment
(Contribution Area 6) on the basis of land use contribution to stormwater flows. The land in
Contribution Area 6 is included in the Future Industry Area in City Plan and is expected to be
developed for industrial purposes in the future. The balance of the Hemmant-Wynnum West
Catchment is included in the Rural Area in City Plan. It is not anticipated that there will be a
substantial increase in development in the Rural Area. Accordingly, ATC South Waterways
Contributions can only be attributed to development within Contribution Area 6.
Table 7.2 gives the assumed development rates for the Hemmant Catchment within ATC
South. These have been used as a basis for cost apportionment.
Table 7.2: Land take-up for Hemmant Catchment (ATC South)
Hemmant
Total Area
Land Take Up (Ha) / Year
Catchment
(Ha)
2000/05
2006/10
2011/15
166
12
4
4
Total take up (ha)
Annual take up
2.4
0.8
0.8
(ha)

2016/2030
146
9.7

Hydraulic investigations (BCC, 2001) based on future land uses, development intensity and
associated infiltration rates in the Hemmant Wynnum-West Catchment has established 100%
of culvert improvements and 100% of channel excavation works to the Main Drain and
Mayne-Nickless Drain are attributable to development within ATC South.
One hundred per cent of conveyance capacity improvements to the Iona Drain are
attributable to development within the ATC South area. 100 per cent of drainage easement
acquisition costs are attributable to development within ATC South.
The cost apportionment methodology for the Hemmant Wynnum-West catchment is detailed
in the ATC South Hemmant Waterway Study (March 2001) along with Appendix B.

7.6

Waterways Infrastructure Contribution

The ATC South Hemmant Catchment includes 166 hectares of developable land.
All new development in this catchment will be required to contribute to the trunk stormwater
drainage system at the rate of $ 25, 844 per hectare (2000/2001 financial year).
The total Waterways Infrastructure Contributions for 1 hectare of developable land is shown
in Table 7.3 below.
Table 7.3: Waterways Infrastructure Contribution for 1 Hectare (ICUs/Ha)
Contribution Contribution Contribution Contribution Contribution
Area 1
Area 2
Area 3
Area 4
Area 5
Total
-
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Contribution
Area 6
25 844
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8 Transport
Three transport infrastructure systems have been considered in preparing the PSP, namely: •
•
•

8.1

The road system
The public transport system
Cycle and footpath system

Desired Standard of Service

The DSS for transport infrastructure is in accordance with Council’s policies and are defined
in terms of Planning Criteria, User Benefits and Environmental Effects in the Infill Transport
Infrastructure Contributions PSP.

8.2

Transport Network Characteristics

Transport planning is undertaken on the basis of a road hierarchy, which is a classification of
road types that is agreed to by planners, politicians and the public. The road hierarchy
specifies how the road system is intended to function, and takes into account the movement
of people and goods, property access and alternative modes of transport such as bikes and
public transport.
Figure 8.1 illustrates the relationship between the levels of the hierarchy. The purpose of
these types of roads are outlined below:
Figure 8.1: Road hierarchy concept plan

•
•
•
•

Motorways provide inter and intra-regional connections for high volumes of people
and goods. They direct longer distance traffic away from heavily developed areas.
Arterial Routes cater for the movement of high volumes of people and goods between
major activity centres and residential areas of the City.
Suburban Routes provide connections between arterial routes for moderate to high
volumes of people and goods.
District Access Routes provide for the movement of people and goods between
higher order roads and the local system. These roads are often ideal bus routes and
usually contain pedestrian and bicycle facilities.
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Neighbourhood, Local and Industrial Access Roads are intended to provide access to
properties and ensure a safe environment for pedestrians and cyclists.
The common capacity of these roads is specified in Table 8.1. Road performance declines
when traffic volumes exceed 85% of this capacity. At these levels, traffic speed drops to
about one third of the free flow speed and traffic flow tends to break down easily, due
primarily to increased traffic and local interruptions. For adequate economic performance,
adequate traffic capacity needs to be provided for the peak demand periods, usually in the
morning and afternoon.
Table 8.1: Road volume thresholds
Road classification
Volume threshold (vpd)
Arterial
>20 000
Suburban Route
10 000 to 20 000
District Access
3 000 to 10 000
Neighborhood Access
<3 000
Local Access
<1 000
For the purposes of this PSP, the various levels of the road hierarchy have been categorised
into two groups, namely:
•
•

Major Roads, which include Motorways and Arterial, Suburban or District Access
Routes.
Minor Roads, which include any public road not classified as a major road.

Transport planning must also provide for pedestrians and bicycles. These facilities are
provided within the corridor of most major roads. Minor roads are suitable for on-road cycle
use.

8.3

Existing Infrastructure

8.3.1 Road System
The existing road system in the study area is shown in Map 7. These roads are under the
jurisdiction of two authorities:
Queensland Transport (QT) – responsible for Gateway Motorway and Lytton Road (East of
Gateway Motorway)
Brisbane City Council
– responsible for all other roads
The Gateway Motorway is a major north-south arterial linking the Bruce Highway in the north
and the South-East Freeway (SEF) in the south. It is a limited access roadway and is
constructed to a freeway standard. The Gateway Motorway is the primary access route to
Australia TradeCoast South.
Lytton Road is a major east-west arterial, currently the primary internal route, linking the
Gateway Motorway to Australia TradeCoast South. It is a four-lane undivided facility in some
sections with the other sections being two-lane undivided. Queensland Transport controls
the portion of Lytton Road on the eastern side of the Gateway Motorway with the remainder
(west of Motorway) controlled by Brisbane City Council.
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All other roads within the study area are two-lane undivided facilities controlled by Brisbane
City Council.
Estimated average weekday traffic flows are shown in Map 8. These traffic volumes are
based on the Maunsell Study (1996) with a 2% per annum growth factor applied. This
growth rate is consistent with past ATC South take up rates for industrial land.
Truck and other heavy vehicle movements are also shown in Map 8 as a percentage of total
movements. Truck movements generally represent between 20% and 50% of all vehicle
movements.

8.3.2 Public Transport System
There are currently no Brisbane City Council bus or City Cat services within Australia
TradeCoast South. Brisbane Transport (BT) is not licensed by Queensland Transport to
service the Australia TradeCoast South area.
There is no other privately operated bus service within Australia TradeCoast.
Queensland Rail provides metropolitan rail services on its Cleveland-City line. Lindum and
Hemmant Stations are located on periphery of Australia TradeCoast South. These services
are funded through State revenue.

8.3.3 Pedestrian and Cyclist Facilities System
There are no dedicated cycle paths within Australia TradeCoast South.
known to be a popular weekend recreational cyclist route.

Lytton Road is

Pedestrian facilities include constructed and unformed paths situated within road reserves.

8.4

Future Needs

8.4.1 Future Traffic Generation
Between 30 and 37 hectares of industrial land will be developed per annum until 2015.
Existing vacant land and currently under-utilised land will be progressively developed for
industrial activities. No expansion of residential areas will be permitted within Australia
TradeCoast. Consequently, traffic growth can be attributed to emerging industrial activity.
Commuter traffic is expected to generate 40% of vehicle movements with the remaining 60%
being generated from freight and industry movements.
For transport analysis, Australia TradeCoast South was split into the 8 transport zones (Map
9). The distribution of vehicular traffic across the major road system was analysed using the
EMME/2 Strategic Transport Model for the years 2000, 2011 and 2015 to determine the
generation and distribution of vehicle trips throughout Australia TradeCoast South. The
model estimates demand for travel by analysing demographic and land use data on key
activity nodes. Travel is then allocated to the shortest route, based on a combination of time,
distance and the impact of congestion on travel speed. This analysis is undertaken at
transport zone level. The proportion of trips from a given transport zones that use each road
link can then be calculated.
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The population figures used in the transport contributions calculations were based on the
figures derived from the Queensland Small Area Model (QSAM) and published in the
Brisbane 2011 Plan.

8.4.2 Future Road System Options
The need for the Port of Brisbane Motorway has been identified in reports dating back to
1992, including the Port Road Corridor Study Report (Maunsell) and SEQ2001. A
subsequent traffic study and Impact Assessment Study (IAS), using revised traffic forecasts,
was completed by Maunsell in 1996 to determine a preferred route. Connell Wagner
undertook detailed planning and preliminary design for the preferred route in March 2000.
The Port of Brisbane, the Queensland and Commonwealth Governments will jointly fund the
road and associated works. These works are likely to commence in 2001/2002.
A future road linking the Port of Brisbane Motorway to Old Cleveland Road is identified in
City Plan (Kianawah/Tilley Road connection). This route links ATC South with emerging
residential and commercial areas in Redland Shire as well as improving access to Brisbane’s
south eastern suburbs. Although detailed planning and design is yet to be undertaken for
this link, the future road will require grade separation over the Cleveland-City rail line.

8.4.3 Public Transport
Brisbane Transport has no plan to service the study area. However, Brisbane Transport will
continue to monitor the feasibility of providing public transport services within ATC South and
liase with Queensland Transport.

8.4.4 Footpath and Cycle Paths
The draft Brisbane Bicycle Plan (2000) identifies a number of bicycle routes within ATC
South. These are shown in Map 10 and include:
• Hemmant-Tingalpa Road, Lytton Road, Pritchard Street and Port Drive
• Lytton Road, Metroplex Avenue and Tingalpa Creek
• Pritchard Street
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8.5

Future Transport Network

8.5.1 Roads
A high standard road connection between Old Cleveland Road and Lytton Road will be
required beyond 2015. The connection is commonly referred to as Kianawah/Tilley
Connection Road and the preferred route is identified in City Plan. As referred to in section
8.4 this connection will benefit users outside of ATC South and Brisbane City. Its cost must
be shared accordingly amongst users.
Other sections of the road system within ATC South that require upgrade are detailed in
Table 8.2 below. Detailed planning is yet to be undertaken for these items.
Table 8.2: Future Road Infrastructure Items
Item

Timing

Cost

Major Road Improvements
Construct
Kianawah/Tilley
Connection
Road
Construct grade separated crossing
Kianawah/Tilley Connection Road and
Cleveland Rail
Upgrade intersection of Lytton and Creek
Roads
Upgrade intersection of Lytton and Junction
Roads

Post 2015

$14,000,000

Post 2015

$1,000,000

Post 2015

$100,000

Post 2015

$200,000

Post 2015
Post 2015

$50,000
$50,000
$15,400,000

Minor Road Improvements
Upgrade Gosport Street
Upgrade Aquarium Avenue
ALL ITEMS

8.5.2 Public Transport
No capital works or infrastructure is proposed to accommodate these services.

8.5.3 Pedestrian and Cycle Paths
The draft Brisbane Bicycle Plan identifies a number of future bicycle routes within ATC
South. These are identified in Table 8.2 below. These items are not programmed to be
constructed until post 2015.
Table 8.2 Future Pedestrian and Cycle Path Items
Item
Hemmant-Tingalpa Road, Lytton Road,
Pritchard Street and Port Drive
Lytton Road, Metroplex Avenue and
Tingalpa Creek
Pritchard Street
ALL ITEMS
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Timing
Post 2015

Cost
$2,800,000

Post 2015

$1,500,000

Post 2015

$200,000
$4,500,000
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8.6

Transport Cost Apportionment

8.6.1 Transport Development Unit
As industry will be the exclusive form of development within ATC South, it is not necessary to
apportion future demand across different development types. Accordingly, 1 hectare of
developable industrial land is the assumed standard development unit within ATC South.

8.6.2 Road System
The existing road system meets the capacity needs of existing development. New
development in ATC South will create additional demand and use existing system capacity.
Consequently, the cost of this system consumption and these external road works within the
system will be apportioned across proposed new development in ATC South.
Using the EMME/2 Model it is possible to determine the amount of future transport demand
generated from the development forecasts contained in Section 3. Table 8.4 identifies the
number of external trips generated in 2015 for each transport zone.
Table 8.4 External Trip Generation (2015)
Transport Model
External Total Generation % External Trips
Zone
trips
651
1180
1186
99%
652
2264
2300
98%
653
15816
16696
95%
142
17946
19994
90%
650
484
486
100%
658
2998
3046
98%
659
6938
7200
96%
691
25492
29974
85%
(BCC, 2001 EMME/2 Model)

Appendix C details how the cost of a ‘daily trip end’ has been used to determine the system
contribution for road system usage by future development. Traffic zones 651, 652 and 653
have been grouped together as areas of similar cost. Similarly traffic zones 142, 650, 658,
659 and 691 have been grouped into the same cost group.
The infrastructure contribution for road system usage for each contribution area is shown
below in Table 8.5.
Table 8.5 Road System Infrastructure Contributions per 1 hectare (ICUs/Ha)
Road
System

Contribution
Area 1

Contribution
Area 2

Contribution
Area 3

Contribution
Area 4

Contribution
Area 5

Contribution
Area 6

42 618

42 618

36 133

36 133

42 618

42 618
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8.6.3 Public Transport Contributions
No contribution is applicable.

8.6.4 Pedestrian and Cycle Path Contributions
As the pedestrian and cycle footpath system provides many combinations of facilities on
which these trips are made by a mixture of existing and future development, a cost
apportionment approach has been adopted that examines the cost of providing the pavement
capacity for making a composite walk/cycle trip.
The approach recognises that walk trips are, on average, 2 kilometres long and that cycle
trips are, on average, 5 kilometres long. Walk trips are twice as frequent as cycle trips.
Because pedestrian and cycle facilities are not generally fully utilised, it is important for the
practical capacity provided by the capital cost to be incorporated into the cost apportionment
process. In this case the practical capacity of a 2.5 metre path has been taken to be 2000
pedestrian or cycle movements per day.
The cost of constructing a path has been taken to be $250 per linear metre of pavement.
Based on the above characteristics of cycle and walk travel, the length of a non-vehicle
(composite walk and cycle) trip generated in ATC South is 2.5 kilometres. Because the cost
of the total trip should be apportioned to the use at both ends, the cost associated with a
cycle trip made from ATC South is $312.
For an industrial use there are 2.5 person trips/100m2 GFA with 5% made by pedestrians
and cyclists. The contribution for a cycle/walk trip is therefore $0.39 per m² of industrial
floorspace. This is equivalent to $1 365 per hectare of developable area. The infrastructure
contribution units for the various contribution areas is given in Table 8.6 below.
Table 8.6: Path System Infrastructure Contributions per hectare (ICUs/Ha)
Path
System

8.7

Contribution
Area 1

Contribution
Area 2

Contribution
Area 3

Contribution
Area 4

Contribution
Area 5

Contribution
Area 6

1 365

1 365

1 365

1 365

1 365

1 365

Transport Infrastructure Contribution

The total Transport Infrastructure Contributions Units for 1 hectare of developable land is
shown in Table 8.7 below.
Table 8.7: Transport Infrastructure Contributions for 1 hectare (ICUs/Ha)
Road
System
Path
System
Total

Contribution
Area 1

Contribution
Area 2

Contribution
Area 3

Contribution
Area 4

Contribution
Area 5

Contribution
Area 6

42 618

42 618

36 133

36 133

42 618

42 618

1 365

1 365

1 365

1 365

1 365

1 365

43983

43983

37 498

37 498

43983

43983
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9 Community Facilities (PRL & Improvements)
In industrial areas, public recreation land (PRL) generally enhances the amenity of the estate
and serves the needs of workers using the local area during working hours. In industrial
precincts, PRL can play a positive role by:
• providing for the informal recreation needs of workers, including pleasant lunch-time
picnic spots;
• creating an attractive and distinct identity, which in turn attracts investment;
• helping to orientate visitors;
• providing a break in the overall built form thereby providing visual relief; and
• improving the micro climate and reducing pollution.
In the ATC South, parks primarily service the needs of workers. However, due to the area’s
proximity to the Brisbane River – an important landscape element that defines the identity of
the city to the broader Brisbane community - it is important to recognise the significance of
park requirements from this broader perspective. This includes recognising:
• the needs of the boating and fishing community in Aquarium Passage and Bulimba
Creek
• the needs of the Hemmant residential community; and
• the spiritual significance of the Brisbane River to indigenous people.
However, PRL will only be funded through the PSP where there is a direct nexus with the
industrial development in ATC South.

9.1

Desired Standard of Service

The DSS for Public Recreation Land and Improvements is in accordance with Council’s
policies and are defined in terms of Planning Criteria, User Benefit and Environmental Effects
in the Infill Community Purposes Infrastructure Contributions PSP.

9.2

Existing Public Recreation Land Provision

9.2.1 Existing Parks
ATC South contains nine existing parks with a total area of 42.03 hectares. Refer to Table
9.1. Existing parks include 2 district parks; a small National Historic Park at Fort Lytton; and
7 local parks.
Table 9.1: Existing Parks
Park

Park
Area of
Size (ha) PRL (ha)
corner
1.00
1.00
Road,

Park
on
Thynne/Lytton
Morningside
Colmslie
Recreation
Reserve
Colmslie Beach Reserve

Metroplex Business Park
Metroplex Business Park
Doughboy
Parade,
Hemmant

Type

Predominant values

Local

Recreation

6.00

District

9.008

9.008

District

2.1
0.79
0.4

2.1
0.79
0.4

Local
Local
Local

Sport/Recreation/
Boat access
Recreation/
Play
Recreation
Recreation
Recreation

18.7
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Park

Park
Area of
Size (ha) PRL (ha)
Clare Avenue, Wynnum
0.1
0.1
West
Constellation
Way,
3.7
2.7
Wynnum
Fuschia Street, Hemmant
1.16
0.0
Wynnum
North
8.37
0.0
Conservation Site

Type

Predominant values

Local

Recreation

Local

Recreation

Local
Approx 6 ha
outside plan
area
Metropolitan
District

Creek access
Conservation

Fort Lytton National Park
7.0#
0.0
Wynnum
Quarry,
11.0
11.00
Prtichard St
TOTAL – Conservation
8.37
TOTAL – Recreation
54.958 33.098
TOTAL
63.328
#
Not included in assessment as a fee is recovered for access

Historic
Recreation

Approximately 21.86 hectares of parkland does not meet Council’s standards. Of this, 13 ha
at Colmslie Recreation Reserve is leased exclusively to the State Hockey Centre and is not
publicly accessible. A further 8.9 hectares floods regularly, for example, most of the park to
the west of Hemmant Recreation Reserve and Bulimba Creek is subject to regular flooding.
Approximately 33 hectares of Council parkland satisfies the DSS.
Existing parks are not equitably distributed throughout ATC South; in particular the middle
and eastern sections are deficient. Improving the amenity of the proposed local parks to
cater for increased demand and usage could offset the need for district facilities in the plan
area. Council generally seeks to ensure that local parks are provided within 500 metres safe
walking distance of most residents. Similar provisions apply to pocket parks in industrial
areas to ensure that these parks are accessible within a 400 metre walking distance and
provide for the informal recreation needs of the industrial workforce, including lunch-time
picnic spots.

9.2.2 Existing Council Recreation Facilities
Few parks in the study area have been developed to meet existing or future community
needs. Developed parks are set out below.
•

Colmslie Beach Reserve which has avenues of large shady trees, car parking,
recreational picnic facilities, a regional playground and a riverfront beach.

•

Colmslie Recreation Reserve has a picnic setting, toilet facilities and a boat ramp and
associated facilities.

•

Leased parkland at Colmslie Recreation reserve is the only Council land used for
organised sport in the study area. The State Hockey Centre has international standard
artificial grass hockey fields.

•

No indoor recreation facilities are provided on Council land within, or near, the study
area.
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9.3

Future Demand

Employment forecasts for ATC South predict 31,300 employees by the year 2011.
Application of the DSS for parks indicates that a quantum of 31.3 hectares of parks will be
required. However, the standards also specify accessibility criteria thereby seeking an
equitable distribution of parks across the plan area.
This PSP proposes 37.298 hectares of Council park in total be available to meet the existing
and future needs of workers. In addition, the Port of Brisbane Corporation (PBC) has
contributed significantly to the provision of land for park purposes. Therefore the total of
parkland in the ATC South area will significantly exceed the 37.298 hectares proposed in the
PSP.

9.3.1 Nexus between Infrastructure Provision and User Groups
The purpose of providing pocket parks within industrial precincts is to service the needs of
the workers. In this respect, there is a direct nexus between the use of parks and the
number of workers in the area. Planning for the open space system of pocket parks in
industrial areas is difficult due to the lack of detailed information regarding:
• location and interrelationship between the buildings on individual development sites;
• internal and external road systems; and
• modifications to existing ground levels to accommodate industrial developments.

9.4

Required Infrastructure

Increased demand for parks will be catered for in four ways. These strategies are outlined
below.

9.4.1 Land Acquisition
This section identifies where additional parkland is required to meet the needs of the existing
and future ATC South working community. Several sites have been identified for future park
purposes. These are noted on Map 11 and detailed below.
Table 9.2: Land Acquisition and Preparation Costs
Item no.
Location
Area
Cost
Land
Preparation
(ha)
Taylor Street, Bulimba
Riverfront
land
–
Colmslie
Beach
to
Metroplex Ave, Murarrie
Poinciana Park, Paringa
St, Murarrie
QEC site, Lytton Road,
Hemmant
Land at Fuschia / Lytton
Rd, Hemmant
Fuschia
Street,
Hemmant
Morris Marina Site,
Aquarium
Ave,
Hemmant

Timing

Acquisition
by

($)

2.00
1.00

PBC

$68 000
$34 000

2004
2003

3.00

PBC

$102 000

2004

1.00

$34 000

2005

1.0

$34 000#

2003

1.20

$34000#

2002

1.00

$34 000

2006
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Item no.

Location

Land adjacent to Fort
Lytton National Park
Sandy Camp Road
Sports Site, Wynnum
West
Wynnum
Quarry,
Pritchard St
2
Pocket
Parks
(locations
to
be
determined)

Area
(ha)

Cost

Timing

Land
Acquisition
by

Preparation
($)

5.00

PBC

$190 000

2008

2.00

DSD

$411 000

2003

DSD

$68 000

2002

PBC/DSD/Q
T

$68 000#

2004

11.0
2.00

TOTAL
32.00
$1 077 000
PSP
4.2
$136 000
TOTAL
#
Denotes parkland to be recovered through PSP. All other works to be undertaken via
agreements with land owners or through City wide allocation of funds.
Riverfront Parks
Council has a policy of maximising public access to, and enjoyment of, Brisbane’s major
waterways. Some land along the Brisbane River and Bulimba Creek within the plan area is
already in public ownership. Acquisition of land should be focussed on strategic locations or
increase the length of continuous public open space along these corridors. Such corridors
provide opportunities for exercise along circuits, areas for relaxation and easy access
between major parkland areas and areas of intense industrial use. They also provide
potential for commuter bikeway routes.
Colmslie
There is a deficiency of riverfront parks between Colmslie Reserve and the Bulimba Barracks
site. The Brisbane River Parks Strategy recommends additional public access to the River in
this area, linking to the Bulimba Barrack site.
To this end, it is recommended a park (minimum size of 1ha) at the end of Taylor Street,
Bulimba adjacent to the River. This would provide for the recreational needs of the local
workforce. It is recommended that negotiations with the PBC be undertaken to ensure this
land is retained for park purposes.

Colmslie – Murarrie Precinct
The following park areas are to be secured:
• the narrow parcel of land (approx 3 ha) at Paringa Street. This land is approximately 500
metres in length with a mature stand of poincianas and serves as a superb entry
statement to Gibson Island. Negotiations should continue with the Department of State
Development and PBC to secure this land; and
•

the 1 ha parcel land (presently Queensland Electricity Commission land) adjacent to
Bulimba Creek, west of the Doboy Bridge on Lytton Road. This area was recommended
in the Brisbane River Parks Strategy to provide public access and canoe launching
facilities to Bulimba Creek. This local park would also serve as a major gateway to the
Australia Trade Coast area. The land comprises grassed areas with mature eucalypt
woodland bordering the Creek. A Vegetation Protection Order protects these values.
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Informal park facilities and activity spaces
Many of the parks in the study area have a low level of facility development. To meet future
community needs, additional facilities will be needed in most parks.
Costs for
embellishments have been calculated using average costs for typical park facilities in the
various park types (refer Table 9.3). Actual improvements to parks will be designed to meet
the funds available. Where practical, all facilities will be designed for use by people with a
disability. Table 9.3 identifies park facilities required in ACT South. Not all embellishments
will be funded through the PSP.
Table 9.3: Embellishments to Parks
Item
Park
Embellishments
no
Park at Taylor • Promenade
St, Bulimba
• Picnic setting
• Shade structures
Colmslie
• Toilet
block
relocation
and
Recreation
rebuilding
Reserve
• Refurbishment of picnic setting
• Tree planting
• Landscaping
Colmslie Beach • Installation of shade shelters,
Reserve
BBQ’s and car parking
River
park • Development of river promenade
(Colmslie
– • Picnic facilities
Metroplex)
Poinciana park, • Shade structures and picnics
Murarrie
settings
• Electric BBQ’s
• Lighting
• Promenade
• Car park and entry
Park at QEC site • Canoe access ramp
• Picnic facilities
• Landscaped entry statement
• Car park
Park at Fuschia • Entry and car parking
St, Hemmant
• Pathway
• Picnic facilities
Morris
Marina • Picnic facilities
site, Hemmant
• Promenade/Lookout/jetty
• Car park
• Lighting
Park adjacent to • Picnic facilities
Fort Lytton
• Playground facilities
• Promenade
• Lighting
Sandy
Camp • Picnic facilities
Wetland
• Walking Track
• Interpretation signage
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Cost

Timing

$80 000 2004

$120 000 2002

$220 000 2002
$80 000 2003

$250 000 2007

$110 000 2006

$60 000# 2004

$180 000 2007

$400 000 2009

$35 000 2004
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Item
no

#

9.5

Park

Embellishments

Wynnum Quarry • Recreational facilities
Park
• Picnic settings
• Pathways
• Playground facilities
• Landscaping
Whyte
Island • Picnic facilities
Recreation area • Walking track
• Site preparation / landscaping
2 pocket parks
• Picnic facilities
• Shelters
• Landscaping (shade trees)
TOTAL
PSP TOTAL
Denotes items to be recovered through PSP

Cost

Timing

$350 000 2005

$80 000 2005

$100 000# 2008

$ 2 065 000
$160 000

Community Facilities Infrastructure Contribution

Appendix D documents the calculation of the ATC South public recreation land contribution
using the schedule of works detailed above. The total contribution is $5 409 (2000/2001
financial year). The following assumptions have been made in the cost apportionment:
• A nexus between industrial development in Contribution Areas 4, 5 and 6 and demand for
public recreation land can be proven. Table 9.4 below gives the assumed land take-up
rate for these areas.
• Other contribution areas either have sufficient PRL or land will be acquired by other
methods.
• Demand for parks is generated by commercial, retail and industrial uses, though at a
lower rate than residences. In newly developing industrial estates Council seeks to
ensure that a hectare of parkland is provided for every 1 000 employees, this represents
a quarter of the rate applied in residential area. A similar relationship exists under current
policies, where 3% of the site area of industrial areas was required as parkland compared
with 10% of residential areas.
Table 9.4: Land Take-up for Parks Catchments
Precinct
Total
Land Take Up (Ha)
Take Up/Year
Area Ha.
00/05
06/10
11/15
2016/2030
Murarrie
152.9
0
20
30
6.9
Hemmant
189.0
12
4
4
11.3
Total
12
24
34
18.2
Average/annum
2.4
4.8
6.8
18.2
The total Public Recreation Land Infrastructure Contribution Units for 1 hectare of
developable land is shown in Table 9.5 below.
Table 9.5: Public Recreation Land Infrastructure Contribution for 1 hectare (ICUs/Ha)

Total

Contribution
Area 1

Contribution
Area 2

-

-

Contribution Area
Contribution Contribution
Area 3
Area 4

-
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5 409

Contribution
Area 5

Contribution
Area 6

5 409

5 409
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The acquisition of this land does not have a direct nexus with the ATC South industrial
development and funding should be sought through alternative sources.
Hemmant Precinct
The 500 Hemmant residents in the plan area have a designated 2 hectare open space,
constituting parkland in the City Plan. However, some of this land is inaccessible to the
public and subject to frequent flooding.
•

a parcel comprising 0.5 - 1 ha of land currently occupied by the Morris Marina Caravan
Park. This park would ideally be adjacent to the existing boat ramp at the end of
Aquarium Avenue and create the recreational environment for community access to
Bulimba Creek. The function of the Marina and pontoons should be retained. The
acquisition of this land does not have a direct nexus with the ATC South industrial
development and funding should be sought through alternative sources.

Lytton – Whyte Island Precinct
Park land in the Lytton industrial precinct will serve a range of functions, providing for the
recreational needs of workers and serving the broader residential communities of Wynnum –
Manly with riverfront and sporting parks.
The following park areas are to be secured:
• 5 ha of land south of Fort Lytton National Park be negotiated with the PBC to augment
the recreational facilities at Fort Lytton and providing year-round access. Negotiations
with State Government regarding use of the existing access road will also be required;
•

a recreation area within the conservation area on the northern side of Sandy Camp Road.
The existing area of turfed land that is well-buffered from the residential community
should be considered as a sporting park. This may only be feasible if the existing
conservation corridor is extended to include the wetland area to the north of the site and
relevant environmental constraints be placed on the site’s use to ensure there is no
significant impact on the environmental integrity of the wetlands.

•

two small pocket parks (approx 1 ha each) will be required to service the industrial
community in the Whyte Island precinct and the area south-west of Fort Lytton. As exact,
suitable locations are difficult to determine at this stage, it is recommended that locations
be determined through more detailed precinct or structure planning processes.

9.4.2 Land Preparation Costs
The cost of preparing land for use as park is estimated to be $34,800 per hectare for local
parkland and $38,000 per hectare for sporting fields. Local parkland development includes:
• rehabilitation of land;
• earthworks if required;
• resurfacing top dressing;
• removal of rubbish;
• removal of environmental weeds;
• provision of Services electricity and water; and
• provision of an appropriate grade and surface for recreation areas.

9.4.3 Park Improvements
This section identifies additional recreation facilities or spaces for specific activities required
to meet the needs of the existing and future Australia TradeCoast community.
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10 Summary of Infrastructure Contributions
10.1 Summary of Infrastructure Contributions for Each Infrastructure Network
Table 10.1 provides a summary of the infrastructure contribution units (ICUs) for each
infrastructure network. As outlined in Section 3, industrial development will be the sole type
of development or redevelopment within ATC South.
Table 10.1: Infrastructure Contributions per 1 hectare (ICUs/Ha)
Contribution Area
Area 1
Area 2
Area 3
Area 4
Area 5
Waterways
Transport
43 983
43 983
37 498
37 498
43 983
Community
5 409
5 409
Facilities
Total
43 983
43 983
37 498
42 907
49 392

Area 6
25 844
43 983
5 409
75 236

10.2 Calculation of the Value of an ICU
The value of an ICU will be indexed on an annual basis applying increase for the prior
calendar year to the Australian Bureau of Statistics 6427.0 Producer Price Indexes, Australia,
Index Number 4121, Road & Bridge Construction Queensland. The value of an ICU for the
2007/2008 financial year is $1.55.

10.3 Calculation of Infrastructure Contributions
To calculate the infrastructure contribution for Waterways, the following formula applies:
Waterways
Infrastructure
Contribution
($)

=

No. o f
Developable
Hectares

X

No of ICUs for Relevant
Waterways Contribution Area

X

Value of an
ICU

To calculate the infrastructure contribution for Transport, the following formula applies:
Transport
Infrastructure
Contribution
($)

=

No. o f
Developable
Hectares

X

No of ICUs for Relevant
Transport Contribution Area
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X

Value of an
ICU
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To calculate the infrastructure contribution for Community Facilities, the following formula
applies:
Community
Purposes
Infrastructure
Contribution
($)

=

No. o f
Developable
Hectares

No of ICUs for Relevant
Community Facilities
Contribution Area

X

Value of an
ICU

X

To calculate the infrastructure contributions for water supply and sewerage refer to the Water
Supply Infrastructure Contributions Planning Scheme Policy and the Sewerage Infrastructure
Contributions Planning Scheme Policy.
To calculate the total infrastructure contribution, the following formula applies:
Total
Infrastructure
Contribution
($)

=

Transport
Contribution
($)

+

Waterways
Contribution
($)

+

Community
Facilities
Contribution
($)

+

Water
Supply
Contribution
($)

+

Sewerage
Contribution
($)

Calculation of infrastructure contributions are to be calculated with applicable credits and
offsets.
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