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1

Introduction

This Infrastructure Contribution Planning Scheme Policy (PSP) for the Richlands Area
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.
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Pursuant to Section 6.1.20 (2) this policy states each of the following –
Table 1.1: Compliance to Section 6.1.20 of the Integrated Planning Act

Requirement

Reference

A contribution for each development infrastructure
network identified in the policy
The estimated proportion of the establishment
cost of each network to be funded by the
contribution
When it is estimated the infrastructure
forming part of the network will be provided

The estimated
infrastructure

establishment

cost

of

the

Each area in which the contribution applies
Each type of lot or use for which the contribution
applies
How the contribution must be calculated for each
area in which the contribution applies and each
type of lot or use for which the contribution
applies

1.3

Section 8
Section 5.8
Section 6.6
Section 7.6
Section 6.5, Table 6.3
Section 6.5, Table 6.5
Section 6.5, Table 6.6
Section 7.5, Table 7.3
Section 7.5, Table 7.4
Section 6.5, Table 6.3
Section 6.5, Table 6.5
Section 6.5, Table 6.6
Section 7.5, Table 7.3
Section 7.5, Table 7.4
Section 2, Figure 2.2
Section 8

Section 8

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 this PSP.
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

Typical range of Items
drainage, road culverts, structural stormwater quality improvement
devices, detention basins, sedimentation ponds, wetlands, natural
channels and revegetation

Transport Network
Road System
Pedestrian and Bicycle
System
Public Transport System

Path

ferry terminals and associated facilities, public transport interchanges
(BCC provided), bus stops and shelters, public transport information
facilities and bus only lanes

Community Purposes Network
Public Recreation Land System
Improvements to the
Recreation Land System

council owned roads, district access level and above, including
intersections, interchanges, bridges and culverts
off road commuter and strategic recreational paths

Public

Land for Other Community
Purposes System
Plan
Preparation
and
Maintenance

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 Planing 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
inconsistent with the type, scale, location and timing of development as set out in the City
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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

The 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 5 Waterways, Section 6 Transport, and Section 7
Community Purposes. A summary contribution table and calculation formulae are contained
in Section 8.
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.
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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.
•
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).

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.
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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 Plan Area
The Planning Scheme Policy (PSP) area is made up of parts of a number of suburbs, namely
Carole Park, Darra, Ellen Grove, Richlands and Wacol. The study area has been named the
Richlands Area.
In total, the plan area encompasses 1,686 hectares and is located approximately 15
kilometres south-west of the centre of Brisbane (refer Figure 2.1). It is bounded by the Logan
Motorway to the south and the Ipswich Motorway to the west and north. The current extent of
residential development in Inala and Forest Lake forms the eastern boundary. The recently
constructed Centenary Highway extension from the Ipswich Motorway south to the Logan
Motorway passes through the PSP area.

2.1

General Description

The Richlands PSP contains established residential and industrial areas, some minor
centres, and a large number of undeveloped land parcels in both private and public
ownership. Key land uses include:
• Wacol Army Barracks;
• Wacol and Richlands Industrial Precincts that contain activities including manufacturing,
transport and distribution functions and, light and service industries;
• Residential development including the established suburbs of Carole Park, which was
developed by the Housing Commission between the 1940s and the 1960s; and
• Rural/residential development in Ellen Grove, Richlands and Wacol.
An aerial photograph of the plan area is included as Figure 2.2. Figure 2.3 maps the existing
land uses.
A number of sites of ecological significance are contained within the plan area. Of these
sites, the corridor along Bullockhead Creek is most significant (BCC 1998). These areas
support habitats that contain a range of flora and fauna and provide important links with other
habitat areas to the south.
Significant industrial development has clustered in a linear pattern along the southern side of
the Ipswich Motorway. Development is progressively spreading further east, away from
Ipswich Road, towards the Centenary Highway. The excellent accessibility offered by the
major transport corridors (both road and rail) gives the area a continuing high profile role as
the gateway to Brisbane City from Ipswich and beyond.
The population of the area has remained relatively stable over the last 10 to 15 years;
however, substantial growth continues to occur in adjoining areas, including Forest Lake, the
Centenary suburbs and Springfield in Ipswich City. The existing communities have varying
levels of self-sufficiency in terms of local support services.
Part of Forest Lake is included in the plan area. Infrastructure will be provided to this area in
accordance with the Forest Lake Local Plan. For some networks, existing and future
development within this part of the plan area has therefore been excluded from cost
apportionment.
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3 Forecast Development
Forecasts about the character and amount of development provide the basis for Plans for
Infrastructure and cost apportionment. This section explains and presents these forecasts.

3.1

Method of Forecasting

The future development has been based on an assessment of existing development in the
area and estimated growth.
The assessment of existing development has been based on:
•
•
•
•

Census data (ABS 1998a) and other estimates by the Australian Bureau of Statistics
(2000);
Journey to Work data (ABS 1998b);
Industrial land use survey (BCC 2001d); and
1999 Aerial photography analysis.

Future growth is based upon the area available for development within the City Plan area
classifications, with adjustments made to exclude land that is not suitable for development
(e.g. waterway corridors, major roads and parkland). These areas are shown on Figure 3.3.
It should be noted that the Wacol Army Barracks site will be redeveloped for industrial
purposes, and therefore has been included in the future industrial area calculations.
Upon the basis of assumptions about the character of development, estimates were made
about the likely number of dwellings and residents and also about the likely gross floor area
of industrial, commercial and retail uses in the area. An examination of the character of
development in adjoining areas provided the basis for these assessments.
Forecasts about the rate of development were sourced from Brisbane Western Gateway
Plan (1998). These estimates were adjusted to take into account recent changes in the rate
of industrial development in the Australia TradeCoast and trends in residential development
in surrounding areas.
Two types of forecasts have been compiled, namely:
a) Future development, which is the amount of forecast development including existing
uses; and
b) New growth development, which is the forecast development excluding existing uses.
These two categories of forecast development have been used for cost apportionment. The
timeframe for the forecast development is 30 years.
It should be noted that changes in the factors affecting growth could alter the timing or nature
of particular projects or the amount of development as a whole.
The areas for development stated in Section 3.4 exclude land that is already publicly owned
(with the exception of the Wacol Army Barracks) or that will be acquired under the PSP. In
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order to apply the development characteristics contained in Section 3.4, developable area
must also take account of land for local roads and other types of minor infrastructure. For this
PSP, these items represent about 10% of the residential developable area and 5% of other
types of developable area.
For the purposes of estimating demands for infrastructure, 33 Planning Units have been
defined (refer Figure 3.1). Appendix A contains development forecasts for each of these
units. The planning units fall within different catchments, which are in turn used to define
different contribution areas.

3.2

City Plan Provisions

The intent for the development of this area was established in the Brisbane Western
Gateway Plan (BCC 1998). This strategy is intended to achieve a balance between
promoting industrial development and ensuring that the environment, cultural and residential
attributes of the area are protected and enhanced. This strategy is reflected by the City Plan
classifications and also the Western Gateway Local Plan.
Under the City Plan, most of the area west of the Centenary Highway is included in industrial
area classifications (refer Figure 3.2). Much of the land that is classified ‘Future Industry’ has
been developed as very low density residential development. This development is not
expected to prevent the eventual development of these sites for industrial purposes. A
feature of the Western Gateway Local Plan is the designation of the Wacol Army Barracks
site as future industry. Although it is not shown on Figure 3.2, the Wacol Army Barracks site
was included as a future industrial area (likely to be developed over the next 5 years) when
calculating the forecast development.
The remaining areas of rural residential development are located in the ‘Emerging
Community’ classification, to the east of the Centenary Highway. It is expected these sites
will be developed as low density residential housing.
Section 3.4 contains information about provisions of the City Plan (BCC 2000a) that affect
the character of the major types of development in the plan area.

3.3

Future Development Potential

The forecast development provides for an estimated growth in population of about 7,000
persons or 2,300 dwellings. Residential growth will generally occur to the east of the
Centenary Highway in the suburbs of Richlands and Ellen Grove. Industrial development to
the west of the Centenary Highway will continue, and is expected to accommodate about
13,200 new employees in this area.
Public recreation land is well provided in a number of both specified and unspecified
locations, with the latter responding to the needs of future development. A major feature is
the designation of the Bullockhead Creek corridor as a green space area.
Proposed land uses in the project area are shown on Table 3.1.
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Table 3.1: Richlands Planned Land Uses
Proposed Land Use
Residential
Industrial
Commercial and retail
Open Space
Other
Total

Individual Area (Ha)*
462
752
3.9
203
80.6
1502

Proportion
30.8%
50.1%
0.3%
13.5%
5.4%
100%

* Represents areas exclusive of roads.

3.4

Development Characteristics

To simplify the application of contributions, the PSP specifies a number of broadly specified
types of development, namely:
•
Very low density residential;
•
Low density residential;
•
Small lot/attached residential;
•
Commercial and retail; and
•
Industrial.
Estimates have been made about the characteristics of each of these uses as a means of
generating the future planning data. This section specifies what these assumptions are.
3.4.1 Residential Development
The plan area contains two predominant types of existing residential development, namely
very low density and low density. As the area develops, an increasing amount of small lot
dwellings and attached houses are likely to be constructed.
Very low density residential development is generally contained within the ‘Emerging
Community’ and ‘Future Industry’ classifications. The size of these lots varies between 500
and 40,000 square metres. The size of the average lot is 10,000 square metres.
The size of the average existing low density residential site in the plan area is typically 700
m2. Within Forest Lake, the size of low density residential sites varies between 450 m2 and
800 m2 with an average of 750 m2. This trend is expected to transfer to the plan area.
Therefore, 750 m2 is taken to be the average size of low density residential lots. At this rate,
a hectare of developable land contains about 12 low density dwellings.
City Plan states that the minimum lot size for small lot residential is 400m2. For this PSP
however, the average small lot size was assumed to be 360 m2, based on the average area
of small lots in Forest Lake and allowing for the development of attached housing. This
results in a yield of 25 small lot/attached houses per developable hectare.
The impervious area of the average low density house site has been calculated at 50%,
including driveways and other paved areas. This estimate is within the range contained in the
Queensland Urban Drainage Manual (Water Resources Commission 1992) and is consistent
with estimates by AIUS (1999a, 1999b) for similar areas. Based on the estimates by the
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Water Resources Commission (1995) the impervious area of very low density and small
lot/attached house sites is 10% and 60% respectively.
Table 3.2 lists by Statistical Local Area historical information about the size of households for
a sample of suburbs in and around the plan area. The size of the average household within
the plan area is approximately 3 people per dwelling with the occupancy rate expected to
remain constant over the life of the plan. The estimated occupancy rate of small lot/attached
houses is 2.3.
Table 3.2: Household Occupancy

1986 census
1991 census
1996 census
Forecast

Carole
Park
3.4
3.3
2.9
2.9

Darra
2.8
3.1
2.7
2.8

Forest
Lake
3.1
2.8
2.7
2.7

Richlands

Inala

2.8
2.8
2.8
3.2

3.2
3.0
2.7
2.7

Plan area
average
3.1
3.0
2.8
2.9

3.4.2 Non-Residential Development
Council has recently reviewed the characteristics of about 100 recent approvals for industrial
structures (BCC 2001a). Upon the basis of this review it has been determined that the typical
industrial building in this area has a plot ratio of 0.5 and an impervious area of 90%. Future
development is expected to follow this trend.
The plot ratio for commercial and retail development within the plan area is lower, primarily
due to the amount of car parking required. For the PSP, a plot ratio of 0.4 has been adopted.
The impervious area of commercial and retail development is consistently about 90%.
The ratio of employees to Gross Floor Area (GFA) for the types of industrial activities that are
contained in the plan area industry is taken at 1 per 100 square metres. For commercial and
retail uses, this ratio is closer to 1 per 40 square metres.

3.5

Forecast Development

Appendix A contains detailed forecasts of the growth in development, and the combined
amount of existing and growth development (future development) for planning units, and
infrastructure sub-catchments.
In determining the likely development sequence in the study area, consideration has been
given to the costs of supplying infrastructure, together with local market trends.
3.5.1 Residential Development
The plan area contains 1,786 dwellings, giving an estimated residential population of 5,358.
The bulk of these people reside in single detached houses.
City Plan has designated a substantial amount of land for additional residential development.
About 10% of this land will be developed as small lot/attached houses. The remainder will be
very low and low density residential.
The future population of the plan area is estimated to be 12,272.
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3.5.2 Other Development
The plan area contains 349 hectares of land that has been developed for industrial uses. The
gross floor area (GFA) of this development is estimated to be about 1,745,000 m2. Based on
the characteristics contained in Section 3.4, the number of people employed in the plan area
is estimated to be approximately 14,000. This is supported by journey to work data.
Another 403 hectares of land is available for further industrial development over the next 20
years. This is equivalent to 2,015,000 m2 of GFA and provides approximately 13,200
additional jobs, taking the future employment to 27,200.
The area is also planned to contain 14,400 m2 of commercial and retail floor space. Much of
this development will be contained within an industry service area that could contain industry
headquarters and other corporate functions, as well as other facilities such as a post office
and stationary stores. This centre is expected to be located in the area contained by the
Ipswich Motorway, the Centenary Highway and the Boundary Road extension. Details of the
centre will be determined by landowners in consultation with Council.
3.5.3 Sequence of Future Development
Industrial and residential land may be taken up at any time, but developing a particular area
too early can increase costs by requiring the provision of certain infrastructure items sooner
than planned. This represents a waste of resources and leads to isolated communities and
inappropriate road systems.
Figure 3.4 outlines the sequence of development for the plan area. This sequence is based
on the coordinated planning and provision of public utilities, such as sewerage, water supply
and waterways infrastructure.
Sewerage is the most critical utility influencing development in this sector of the City (BCC
1998). Treatment plant capacity is not a significant constraint to development, but over half of
the total area is without reticulated sewerage. The cost of providing these services is
substantial. For instance, the cost of constructing trunk drainage along Bullockhead Creek is
estimated at $6.5 million. The initial cost of this item can be minimised by progressively
constructing it from the Ipswich Motorway south. Other networks should be provided in a
similar sequence, notably water supply and waterways infrastructure.
Industrial development will dictate the provision of these items, for which the plan area has a
number of advantages, including:
•
•
•

proximity to the fast growing areas of south and south-western Brisbane;
good internal and external transport links, both rail and road; and
one of the few locations in the City where industries requiring significant separation from
other land uses or large sites can be accommodated.

The take-up rate for industrial development in Brisbane from 1981 to 2001 has been about
56.4 hectares a year. The precinct with the highest growth rate over this period has been
Archerfield/Acacia Ridge, which averaged about 26 hectares a year. Take-up in the plan
area has averaged about 10% of the total (refer to Table 3.3).
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Table 3.3: Take-Up of Industrial Land in Brisbane City, 1981 to 1996
Industrial precinct
Australia TradeCoast North
Australia TradeCoast South
Archerfield/Acacia Ridge
Wacol/Darra
Virginia/Geebung/Northgate
Other areas of Brisbane
Total

Average annual takeup
4.3
11.6
21.3
6.3
5.2
7.7
56.4

Total take-up
65
741
320
126
78
116
1446

Proportion
take-up
7%
18%
33%
10%
8%
12%
88%

of

Archerfield and Acacia Ridge are now effectively built out. This demand has now shifted to
alternative locations, especially Australia TradeCoast, Wacol and Darra (BCC 2001a).
Assuming a continuation of the established rate of take-up across the City, it is reasonable to
assume that the rate of development in the plan area could increase to about 20 hectares
per year. This forecast is based on:
•

•
•

An expectation that successful promotion and the provision of infrastructure is likely to
attract a greater proportion of take-up, which is supported by comments from industry
and demonstrated by the short ‘built-out’ periods being experienced in the area’s
industrial estates;
Potential for established industries to relocate from the inner city renewal areas, creating
additional take-up; and
A recognition that development synergies may attract specific industries from the other
industrial locations in the region and further afield.

The rate of take-up in Brisbane City has increased significantly over the past 5 years. This
growth has been especially pronounced in the Australia TradeCoast.
Upon this basis, it is predicted that industrial land in the plan area will take about 20 years to
develop. Redevelopment of the Wacol Army Barracks site will provide impetus for this
growth. This site will accommodate about 5 years of growth. Development is then expected
to proceed south along Bullockhead Creek.
The industry service centre is most likely to be accommodated within the Wacol Army
Barracks site, which will be developed within 5 years. The remainder of the commercial and
retail floor space will be distributed across the other industrial areas.
Until Forest Lake nears build out, substantial residential development in the plan area is
unlikely, and beyond 5 years. After this time further development will occur in the Richlands
and Inala areas. Further development in Ellen Grove is unlikely until after the sewer has
been constructed along Bullockhead Creek. This is not likely to occur for 20 years.
The forecast rates of new residential, commercial and retail, and industrial development are
contained in Table 3.4. Table 3.5 identifies the total amount of future development at the end
of each development period. Figure 3.4 illustrates the sequence of development.
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total

Table 3.4: New Growth Development (Hectares)
Period
Existing
2001 to 2005
2006 to 2010
2011 to 2015
2016 to 2020
2020 onwards

Residential*
138.1
14
46.9
69
24.4
157

Industrial
349
100.6
103.3
96.1
103
0

Commercial and Retail
3.4
0.1
0.1
0.3
0
0

* Includes low density and small lot/attached residential.
Table 3.5: Future Development (Hectares)
Period
Existing
2001 to 2005
2006 to 2010
2011 to 2015
2016 to 2020
2020 onwards

Residential*
138.1
152.1
199
268
292.4
449.4

Industrial
349
449.6
552.9
649
752
752

Commercial and Retail
3.4
3.5
3.6
3.9
3.9
3.9

* Includes low density and small lot/attached residential.
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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 0 contain more detail about how these
principles have been applied.

4.1

Plans for Infrastructure

Plans for Infrastructure are an essential element of identifying future infrastructure needs,
timing, and costs. Key elements of the plans for infrastructure are outlined below.
4.1.1 Scope
Table 4.1 identifies the general items that are contained in the Richlands Area PSP. Other
types of infrastructure may be required on individual sites, such as Water Sensitive Urban
Design.
Table 4.1: Scope of Infrastructure
Network
Waterways

Transport

Community purposes

•
•
•
•
•
•
•
•
•

Items
Waterway corridor acquisition and rehabilitation
Upgrades to existing stormwater drainage
New stormwater drainage
Culverts
Major roads
Minor roads
Off-road paths
Acquisition and improvement 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 of Infrastructure

Plans for infrastructure specify the time at which planned items are likely to be provided. For
most items, the PSP identifies the 5 year period within which an item is most likely to be
provided. For the purposes of discounting and cost apportionment, it has been assumed that
these items will be provided in the middle year of the specified period. More accurate
estimates have been used where they are available.
4.1.3 Costing Infrastructure
Existing and planned infrastructure has been valued in the following ways:
• Planned infrastructure is costed on preliminary designs and standard construction rates.
Standard construction rates have been inflated for indirect costs, including contingencies
and the cost of project and construction management.
• Infrastructure that was provided with the expectation that part of the funding would be
sourced from infrastructure contributions has been valued at the actual cost. To maintain
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•
•

contributions at the same rate over the life of the plan, the present value of infrastructure
is used.
Infrastructure that was provided without the expectation of funding from infrastructure
contributions was valued at depreciated replacement cost.
Planned land acquisitions have been valued at current cost by Johnson (2001).

The costs of infrastructure stated in this document are real values. Real discount rates will be
used where required in the cost apportionment process.

4.2

Measures of Development and Demand for Network Capacity

4.2.1 General Provisions
Development creates a demand for infrastructure capacity which differs by land use type and
infrastructure network being considered. It is important therefore to be able to describe how
land use generates these different demands and to express this demand in generally
understood and accepted units. The structure of infrastructure contributions will also
generally be expressed in terms of these same units.
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, or GFA in the case of
non-residential development. In green field areas, development units are ‘developable
hectares’ for both residential and non-residential development. The developable hectare
excludes land in public ownership or required in an PSP or a plan for infrastructure, or areas
of land removed through the development assessment process.
Development units are converted into units of demand for specific infrastructure networks by
using a land use and network specific conversion rate. The conversion rate defines the
usage made of a network by different types of development. The conversion rate adopts
generally accepted measures of demand within its calculation and these are shown in Table
4.2.
Table 4.2: Measures of Demand for Creating Conversion Rates
Infrastructure Network
Water
Sewerage
Waterways
Transport
Community purposes

Measures of Demand
Peak period litres per second
Peak period litres per second
Impervious area in square metres
Daily trip ends
Square metres of parkland

Table 4.2 identifies that waterways are treated differently to other networks, in that the
impervious developed area is used as a surrogate for stormwater run-off.
By expressing this 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 green field areas the measure is the
Equivalent Hectare or EH, and is the consumption of the capacity of a network by one
developable hectare of low density residential development.
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The relationship is expressed in the following equation:
Units of demand (ETs or EHs) = (conversion rate) * No. of development units
4.2.2 Specific Provisions of this PSP
For the purpose of this PSP, the development unit is the developable hectare. This is the
area of development, excluding land in public ownership, or that required for PSP
infrastructure or identified within a plan for infrastructure, or removed through the
development assessment process; against which measures of demand are assessed for
each infrastructure network being considered.
The measures used to create the conversion rates in this PSP are shown in Table 4.2. The
actual conversion rates are defined within each infrastructure section of this report.

4.3

Methods 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 area,
•
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 Step 1 - Assessment of Apportioned Costs
A variety of methods have been used to determine the proportion of the cost of an item that
should be paid by future development within the plan area. The approaches used may
include:
• Average cost apportionment, where the total cost of existing and planned infrastructure is
apportioned across the combined amount of existing and forecast development. This
approach is generally used in circumstances where the planned infrastructure will
increase the existing standard of service, or where patterns of use change as
development or investment occurs.
•

Marginal cost apportionment, where the total cost of planned infrastructure is apportioned
across the amount of new development. This approach is appropriate when the
combination of additional development and new development will not increase the
standard of service.

•

The cost of preparing the PSP has been apportioned across the amount of new
development.

•

Fair apportionment based upon the cost of financing for the generic unit of demand.

Regardless of which approach is used, part of the cost of an existing or planned item could
be apportioned to users from outside the plan area. New development will not pay the
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proportion of the cost of an item that is apportioned to existing development or to
development outside the plan area.
4.3.2

Step 2 - Assessment of Contribution

Contributions have been calculated for each planned item by inputting the result from step 1
into the following formula:
Infrastructure Contribution =

Present value of the capital cost of apportioned infrastructure
Present value of forecast development

Use of this formula effectively ensures that the Net Present Value of forecast infrastructure
revenue 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 charging (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 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.
The total contribution rate for a unit of development for a network is the sum of contributions
for items of that type. The contribution rate for each of the specified types of development is
then calculated by multiplying the contribution rate for a unit of development by the relevant
conversion rate. The total Infrastructure Contribution Rate for each type of development is
the sum of the contributions for each network.
4.3.3

Step 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 5
Waterways, Section 6 Transport, and Section 7 Community Purposes. A summary
contribution table and calculation formulae are contained in Section 8.

4.4

Contribution Areas

The PSP contains 3 areas of like contribution (refer Figure 2.2). Variations in the level of
contributions between these areas essentially reflects differences in:
•
Costs of providing waterways infrastructure
•
Use of minor roads within the plan area
Sections 5 and 6 provide detailed information about these variations.
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5 Waterways
5.1

Background

The plan area contains three catchments; namely Bullockhead Creek, Sandy Creek and
Blunder Creek.
Sandy Creek flows from residential land to the west in Ipswich City Council and then through
industrial land before joining Wolston Creek. It drains an area of 19.7 km2 and is nearly 50%
urbanised. Sandy Creek has been significantly modified (i.e. degraded and/or converted to
an open channel) along its middle reaches through the Carole Park and Wacol industrial
estates. The connectivity of the creek corridor has been severed at several locations by
industrial development along its middle reaches (such as the PSP area).
Bullockhead Creek is currently rural in nature; however, much of this land is flagged for
industrial development. It drains an area of 18.4 km2 and is approximately 20% urbanised. It
has been targeted for increased industry over the next five to ten years in Council’s City Plan
(2000a).
City Plan (2000a) identifies Bullockhead Creek as a green space corridor that provides links
of regional significance. More specifically, it provides a valuable ecological link between the
significant bushland area to the south (Greenbank Military Camp) and the core bushland
areas within Wacol.
Blunder Creek services only a small part, (15%), of the PSP area. Blunder Creek catchment
contains a mixture of industrial and residential land use.

5.2

Desired Standards of Service

The desired standards 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 QDUM supplement requires the pipe and overland flow to cater
for a Q50 Average Recurrence Interval (ARI) flood event. From 1974 and 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.”

5.3

Units of Demand

For Waterways infrastructure, the conversion rates relate to the impervious area associated
with each type of development. Within the plan area, a hectare of low density residential
development has a total impervious developable area of 4500 square metres. Table 5.1
contains the calculations of conversion rates for other types of development.
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Table 5.1: Calculation of Waterways ET Conversion Rates
Type of development
Very low density residential
Low density residential
Small lot /attached residential
Commercial and retail
Industrial

Gross area

Developable
area
10,000m2
9,000m2
9,000m2
9,500 m2
9,500 m2

10,000m2
10,000m2
10,000m2
10,000m2
10,000m2

%
impervious
10%
50%
60%
90%
90%

Impervious
area
1,000m²
4,500m²
5,400m²
8,550m²
8,550m²

Conversion
rate

0.2222
1.0000
1.2000
1.9000
1.9000

Appendix B contains detailed information about the amount of total impervious area
generated by forecast development.

5.4

Previous Studies and Reports

The following reports have been used to identify the future waterway requirements in the
PSP area:
• Wolston Creek Catchment – Waterways Management Plan (November 2000c)
• Bullockhead Creek Master Drainage Plan (1997b)
• Wolston Creek Flood Study (1996)

5.5

Existing Infrastructure

5.5.1 Sandy Creek
Sandy Creek is comprised of an open channel for the majority of the reach that flows through
the PSP area. Existing pipe drainage in the catchment has adequate capacity for the Q2
minor storm event, with the exception of the trunk drainage line situated on the western
tributary of Sandy Creek (Wilruna).
Campbell Avenue crossing of Sandy Creek should desirably be to Q10 flood immunity. It
currently exhibits Q2 immunity, and the only way to achieve Q10 is to lift the road level. This
has substantial cost and physical design implications which, coupled with its traffic function,
suggests that such work is not warranted.
5.5.2 Bullockhead Creek
Due to its semi-rural nature, the Bullockhead Creek catchment contains only a limited
amount of existing trunk drainage. The Bullockhead Creek Master Drainage Plan analysed
the existing trunk drainage for both the existing and future catchment conditions. Many
existing pipes have a capacity of less than a Q2 capacity and upgrades will be required for
the future.
Culverts and bridges crossing Bullockhead Creek and its tributaries have been investigated,
and a total of 24 crossings will require upgrading in the future.
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5.6

Future Demand

Urban redevelopment can increase demand for stormwater infrastructure in three ways,
namely:
•
Increasing stormwater run-off;
•
Compromising existing drainage systems, often by blocking overland flow paths; and
•
Increasing pollutants and reducing the quality of stormwater.
In total, development in the PSP area is expected to result in an increase in the amount of
impervious area. This will increase flood levels, especially at the local level. In addition to
this, a substantial amount of relief drainage will be required to increase the level of flood
immunity. Existing development also contributes to the need for this work.

5.7

Planned Infrastructure

For the location of the planned infrastructure items refer to Figures 5.1 – 5.3. Waterways
infrastructure has been planned at the catchment level in a series of plans including:
Bullockhead Creek Master Drainage Plan (1997b); Wolston Creek Flood Study (1996); and
Wolston Creek Waterway Management Plan (2000c).
Relief drainage will be improved by providing additional inlet capacity and by constructing
new pipes parallel to existing lines. In total, relief drainage worth about $3.6 million will be
constructed in the plan area by the year 2015.
Currently, no stormwater quality devices have been planned for the PSP area. Because of
this, Council will require that redevelopment must not result in the deterioration in the quality
of stormwater discharge from the site. An improvement in the water quality discharging from
the site is desirable. The use of water sensitive urban design principles are required to
achieve this.
Permission will need to be negotiated to enter private properties to construct the relief
drainage.
In addition, development applications will need to demonstrate that the following issues have
been adequately addressed:
•
Compliance with minimum habitable floor levels;
•
Maintenance of overland flow paths; and
•
Application of water sensitive urban design principles to maintain on-site detention by
retaining existing areas or by providing alternatives.
5.7.1 Future Works in Sandy Creek
Rehabilitation of the Campbell Avenue Reach will be undertaken to increase shading of the
waterway and provide a small amount of ecological benefit. The reach has previously been
constructed as an open channel.
Upgrading of drainage systems has been based on providing relief drainage to Q10 capacity.
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No bridge or culvert upgrades have been recommended but an upgrade of the Industrial 3
drainage pipeline has been identified. The pipeline will be upgraded at a cost of $1.2 million,
part of the cost of which is needed to support future development.
No regional water quality infrastructure has been proposed but development should use
water sensitive urban design principles to achieve desired water quality objectives.
5.7.2 Future Works in Bullockhead Creek
The majority of the proposed infrastructure is found within the Bullockhead Creek section of
the PSP area. Upgrades of pipe drainage totalling $1 million have been proposed. The
acquisition of the waterway corridor at a cost of $11.4 million is a major infrastructure cost.
The corridor will be resumed for hydraulic, ecological and environmental reasons. It is
planned that the corridor will eventually be used for recreational purposes (i.e. as a
secondary use). Works for rehabilitation of the waterway corridor (to enable it to be a viable
ecosystem), have been costed at $1 million.
Twenty-four culvert or bridge crossings require upgrades at a total cost of $3.4 million. New
pipe drainage is required for the majority of the catchment with total costs exceeding $9
million.
No regional water quality infrastructure has been proposed but development should use
water sensitive urban design principles to mitigate the effects of development.
5.7.3 Future Works in Blunder Creek
New pipe drainage has been proposed for this catchment. No rehabilitation, culvert or pipe
upgrades or land acquisition has been proposed for the section of the PSP area.
No regional water quality infrastructure has been proposed but development should use
water sensitive urban design principles to mitigate the effects of development.
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PSP

PSP

5.8

Waterways Cost Apportionment

The following assumptions have been made in the cost apportionment:
•

Cost apportionment has been undertaken separately for Sandy Creek and the remainder
of the plan area. A large proportion of the use of infrastructure in Sandy Creek
(Contribution Area 1) is attributed to development outside the plan area or existing
development. Forecast development will use a much higher proportion of the planned
infrastructure in the remainder of the plan area.

•

Use of planned items by existing development or by development from outside the plan
area has been considered on a case by case basis.

Appendix B contains more detailed information about the calculation of these contributions.
5.8.1 Contribution Area 1
The contribution for waterways infrastructure in the Sandy Creek catchment was calculated
in the following way:
•

Sandy Creek will cost about $319,000 to rehabilitate. Rather than contributing towards
the cost of acquiring the corridor (Council already owns it), forecast development will
pay the full cost of this rehabilitation work. Upon this basis, a contribution of $4,710 per
EH has been calculated by dividing the present value of the work by the present value
of new growth development in the catchment.

•

New development will use a small proportion of the upgrades to stormwater drainage in
the Sandy Creek catchment.
About 90% of the Wilruna Street trunk upgrade will be used by development from
outside the plan area. Another 5% will be used by existing development within the plan
area. To recover the remaining 5% of the cost of this item, new development will be
recovered $978 per EH. The contribution has been calculated by dividing the present
value of 5% of the cost of the upgrade ($55,630) by the present value of new growth
development (57 EHs).
About 78% of the industrial area upgrade will be used by existing development. The
contribution for new development for this item has been calculated by dividing 22% of
the present value of this item ($237,719), by the present value of new growth. The
resulting contribution is $4,181 per EH.

•

The cost of the new stormwater drainage has been apportioned in the same way as the
industrial area upgrade. The resulting contribution was $362 per EH.

•

The cost of PSP preparation has been apportioned across the present value of new
growth development to derive a contribution of $108 per EH.

It should be noted that existing lawful uses may be credited for waterways infrastructure
components (except for PSP preparation) where it is the subject of redevelopment proposals;
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however, very low density residential areas will not receive any credit as it has not previously
contributed to existing regional infrastructure.
Table 5.2 contains a summary of the components of the contribution for waterways
infrastructure as well as credits.
Table 5.2 Components of Waterways Contribution Rate (Contribution Area 1)
Component
Waterways rehabilitation
Stormwater drainage upgrades
Stormwater drainage
PSP preparation
Total

Infrastructure
Contribution ($/EH)
$4,710
$5,159
$362
$108
$10,340

Infrastructure Contribution
Credit ($/EH)
$4,710
$5,159
$362
$0
$10,232

5.8.2 Contribution Areas 2 and 3
The following assumptions have been made in calculating the contribution for waterway
infrastructure in Contribution Areas 2 and 3:
•

Since it will largely be retained in a natural state, the portion of the catchment that is
outside Brisbane City is assumed not to contribute towards the need to acquire or
rehabilitate Bullockhead Creek.

•

The proportion of stormwater drainage and culverts that should be paid by existing
development was calculated on a case by case basis.

The same contribution rate has been applied in Blunder Creek as Bullockhead Creek, as
both catchments have similar characteristics. The money that is recovered through this
contribution will be used to pay for this work, as well as for the items identified within the plan
area. The contribution will also recover part of the infrastructure that Council has previously
provided.
The contribution for waterways infrastructure in Bullockhead Creek catchment has been
calculated in the following way:
•

Existing development will contribute about 39% of the impervious area of the
catchment discharging into Bullockhead Creek. New development will therefore pay
61% of the cost of acquiring this land, which has a present value of about $7,007,997.
A contribution of $18,071 per EH has been determined for these items by dividing the
apportioned cost by the present value of new development. (388 EHs).

•

The cost of rehabilitation has been apportioned in the same way as the cost of
acquisition. The resulting contribution is $933 per EH.

•

The cost of stormwater drainage upgrades, stormwater drainage, and culverts has
been apportioned between existing and new growth development on a case by case
basis. The total contribution for this work is $17,286 per EH.
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•

The cost of preparing the Stormwater Management Plan and the PSP was $173,852,
including $150,000 for consultants. This cost has been apportioned across the present
value of new growth development to calculate a contribution of $448 per EH.

It should be noted that existing lawful uses may be credited for waterways infrastructure
components (except for PSP preparation) where it is the subject of redevelopment proposals;
however, very low density residential areas will not receive any credit as it has not previously
contributed to existing regional infrastructure.
Table 5.3 contains a summary of the components of the contribution for waterways
infrastructure as well as credits.
Table 5.3: Components of Waterways Contribution Rate (Contribution Area 2 and 3)
Component
Acquisition of waterway
Waterways rehabilitation
Trunk drainage
Stormwater drainage
Culverts
PSP preparation
Total

5.9

Infrastructure
Contribution ($/EH)

Infrastructure Contribution Credit
($/EH)

$18,071
$933
$899
$11,757
$4,630
$448
$36,739

$18,071
$933
$899
$11,757
$4,630
$0
$36,291

Waterways Infrastructure Contribution

The total waterways infrastructure contribution units and infrastructure credits are specified in
Table 5.4 and Table 5.5.
Table 5.4: Waterways Infrastructure Contributions and Credits per Developable
Hectare (Contribution Area 1)
Type of development (Ha)
Very Low Density Residential
Low Density Residential
Small Lot/Attached Residential
Commercial and retail
Industrial

Infrastructure
Contribution (ICUs/HA)

Infrastructure Contribution
Credit (ICUs/Ha)

2,298
10,340
12,408
19,646
19,646

0
10,232
12,278
19,441
19,441

Table 5.5: Waterways Infrastructure Contributions and Credits per Developable
Hectare (Contribution Areas 2 and 3)
Type of development
Very Low Density Residential
Low Density Residential
Small Lot/Attached Residential
Commercial and retail
Industrial

Infrastructure
Contribution (ICUs/Ha)

Infrastructure Contribution
Credit (ICUs/Ha)

8,164
36,739
44,086
69,804
69,804

0
36,290
43,549
68,952
68,952
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6 Transport
Future development in the plan area will result in significant additional demand for travel to
destinations within and outside the plan area. The PSP sets contributions for the
augmentation of three types of transport infrastructure, namely:
•
•
•

Major roads, such as Progress Road and Boundary Road, and including the cost of land
acquisition as well as construction;
Minor roads, such as Tile Street and Orchard Road Street, and including work required to
support objectives; and
Pedestrian and cycle paths.

This section explains how contributions were calculated for this infrastructure.
The transport plan for infrastructure to year 2015 is presented in Figure 6.2.

6.1

Desired Standards of Service

The DSS for transport infrastructure is defined in terms of planning criteria, design criteria,
user benefit and environmental effect in the Infill Transport Infrastructure Contributions PSP.

6.2

Units of Demand

For transport infrastructure, the conversion rates are based on the number of daily trips that
each type of development generates. Within the plan area, one developable hectare of low
density residential development generates 99 trips per day. Table 6.1 contains the
calculations of conversion rates for other types of development.
Table 6.1: Calculation of Transport Conversion Rates
Type of development
Very low density residential
Low density residential
Small lot/attached residential
Commercial and retail
Industrial

Daily trips/Ha
7
99
192
340
180
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Calculation
7/99
99/99
192/99
340/99
180/99

Conversion rate
0.0727
1.0000
1.9394
3.4343
1.8182
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6.3

Existing Infrastructure

6.3.1 Roads
The plan area is bounded by a number of transport corridors of strategic importance for the
movement of freight and general traffic within Brisbane and to other areas, namely:
•
•
•

Ipswich Motorway, which forms the western and northern boundary of the plan area
Logan Motorway, which adjoins the southern boundary of the plan area
Western Arterial, which passes through the plan area and connects Springfield to the
Centenary Highway.

These motorways provide excellent bypass opportunities and give the plan area some
comparative advantages over others in terms of traffic accessibility. The Queensland
Department of Main Roads is responsible for planning and maintaining these roads.
The internal road system provides reasonable connectivity to the surrounding motorway
system. Most of the existing roads are in the form of a 20-metre wide reserve with a two lane
pavement with shoulders. Local improvements have been undertaken as a consequence of
development. An exception is Forest Lake Boulevard, which is being developed as a four
lane divided carriageway. Figure 6.1 identifies the road hierarchy for the area.
The higher order functions of the system are provided through:
•

•

•
•

•

Kelliher Road, Garden Road and the Western Arterial, which pass through the plan area
in the north-south direction. These roads connect the Ipswich Motorway to the Logan
Motorway and provide access to the major east-west routes;
Progress Road, which serves as an east-west connection between the Ipswich Motorway
and the Western Arterial and onwards towards Inala and Durack through Poinsettia
Street and Inala Avenue. This road also services Wacol industrial precinct, attracting a
relatively large quantity of heavy vehicle movements. Within the plan area, it is a two lane
undivided road;
Forest Lake Boulevard, which provides the major access point to Forest Lake. This road
is linked to Kelliher Road and Garden Road by off and on ramps;
Formation Street and the overpass above Logan Motorway, which connect the plan area
to the neighbouring suburbs of Gailes, Carol Park and Camira, and provide access to the
Logan Motorway from the west; and
Boundary Road, which includes an underpass towards Cobalt Road and access to the
east from the Logan Motorway. At present, this road ends at a signalised intersection with
Progress Road. On the other side of the Wacol army barracks, the road proceeds east
through Kelliher Road to the edge of the plan area at Archerfield Road.

Other roads provide access to small development areas. These roads fall into the categories
of District, Neighbourhood and Local Access in the hierarchy.
The performance of the existing system has been assessed using volume to capacity ratios
as the performance measure. As a consequence, it has been determined that most of the
major traffic routes identified above are approaching, or are at capacity.
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Progress Road currently exhibits a rural residential road design; however, the fact that it
currently carries approximately 20,000 vehicles per day means that the road is at capacity.
Upgrading will therefore be required along the eastern section of Progress Road as part of
the remedial works associated with the Centenary Highway extension.
Boundary Road has been widened at various locations, but the capacity of the critical
intersections with Progress Road and Formation Street is currently constrained.
Tile Street, Clendon Street and Waterford Road combine to provide a connection between
Wacol and Ellen Grove. Waterford Road has been upgraded at the Western Arterial
overpass, but these roads are generally of a rural nature. These links are important because
they help remove through traffic from the Carole Park residential area.
6.3.2 Public Transport
Two bus routes operate through the Richlands area linking Inala and Forest Lake with the
Centenary Highway and the City. Limited stops are available on Garden Road which is
reflective of the relative low level existing bus demand.
6.3.3 Cycle Paths
The plan area contains a limited number of pedestrian or bicycle paths, although a number of
short sections of path have been constructed as part of recent developments.

6.4

Future Demand

Using a mathematical model, an analysis has been undertaken of the pattern of travel across
the road system. The model estimates demand for travel by analysing future planning data in
the area, predicting the pattern of travel and apportioning this pattern to available alternative
routes. The analysis is undertaken for zones that approximate the planning units (Figure 3.1).
The impact of new development has been assessed on the minor roads (Connell Wagner
2001). Using information from the model, system deficiencies were considered in terms of
the capacity of both roads and intersections. The adequacy of links was assessed by
comparing the forecast daily volumes with the thresholds specified in the road hierarchy
classification. The capacity of unsignalised intersections and roundabouts was assessed
against the Roadway Capacity (AUSTROADS 1988) standards.

6.5

Planned Infrastructure

6.5.1 Future Major Roads
Progressive upgrading of the road system capacity will be required as a result of future
development. Figure 6.2 identifies the location of the planned road improvements.
Certain safety aspects of the Ipswich Motorway require upgrading. In addition, parallel
arterial capacity is required to remove shorter distance local trips from the motorway. This will
be provided through the connection of Boundary Road, which will be completed when the
Wacol Army Barracks is redeveloped.
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Progress Road is the other major link to and through the area. Further development in
Richlands will result in increased traffic on this road that, in combination with frontage access
and intersections, will cause further congestion. Major improvements are required to address
these issues.
Other road upgrades are required to provide safe and efficient access to the developing
industrial area (refer to Figure 6.2). Generally, traffic capacity is not the main consideration.
Table 6.2 lists the function, corridor width and cross-section of major roads.
Table 6.2: Major Road Cross-Sections Requirements
Road

Function

Corridor
width

Cross Section

Progress Road

Arterial
Route
(limited access)
Suburban
Route
(limited access)
Suburban
Route
(limited access)
Suburban
Route
(limited access)
District
access
(property access)
District
access
(property access)
District
access
(limited access)
District
access
(controlled access)
Industrial
access
(property access)

34 m

20 m

Four lanes,
divided
Four lanes,
divided
Four lanes,
divided
Four lanes,
divided
Two lanes

25 m

Two lanes

Priority controlled

20 m

Two lanes

Priority controlled

24 m

Two lanes

Priority controlled

22.5 m

Two-lane

Priority controlled

Boundary Road
Freeman Road
Archerfield Road
Pine Street
Tile Street
Clendon
Street
(south)
Waterford Road
Orchard Road

34 m
34 m
34 m

median
median
median
median

Typical
intersection
treatment
Major intersections
signalised
Major intersections
signalised
Major intersections
signalised
Major intersections
signalised
Priority controlled

Table 6.3 identifies the cost of the planned improvements and necessary land acquisition.
Table 6.3: Planned Major Road Improvements
Road
Progress
Boundary
Freeman
Archerfield
Pine
Tile
Clendon
Waterford
Orchard
Total

Cost
Land acquisition
$221,663
$280,650
$156,325
$118,800
$27,000
$62,500
$28,750
$45,000
$35,000

Capital
$12,987,139
$12,616,159
$5,048,121
$3,925,766
$1,484,190
$959,560
$1,613,498
$3,013,225
1,659,910

Total
$13,208,802
$12,896,809
$5,204,446
4,044,566
$1,511,190
$1,022,060
$1,642,248
$3,058,225
$1,694,910

Year planned

$975,688

$43,307,568

$44,283,256

2008
2012
2016
2016
2016
2016
2016
2016
2011

Due to the structure of the current traffic model, contributions have not been set for the
improvements required outside the plan area or for the use of spare capacity of existing
items.
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6.5.2 Future Minor Roads
Minor roads identified in Table 6.4 are constrained by carriageway width. All roads with an
industrial access function will require upgrading to allow for the movement and turning of
heavy commercial vehicles.
Table 6.4: Minor Road Cross-section Requirements
Road

Function

Corridor
width

Cross
Section

Bukulla Street

Industrial
access
(property access)
Industrial
access
(property access)
Industrial
access
(property access)
Industrial
access
(property access)
Industrial
access
(property access)
Industrial
access
(property access)

24 m

Two-lane

Typical
intersection
treatment
Priority controlled

24 m

Two-lane

Priority controlled

24 m

Two-lane

Priority controlled

22.5 m

Two-lane

Priority controlled

22.5 m

Two-lane

Priority controlled

22.5 m

Two-lane

Priority controlled

Bandara Street
Teraba Street
Coulson Street
Clendon Street north
McRoyle Street

The cost of improving these roads is specified in Table 6.5.
Table 6.5: Planned Minor Road Improvements
Road
McRoyal
Bukulla
Bandara
Tereba
Woogaroo
Coulson
Total

Cost
Land acquisition
$22,500
$25,500
$17,250
$10,000
$90,000
$27,250

Capital
$1,067,086
$1,209,500
$818,099
$474,260
$1,746,149
$1,542,750

Total
$1,089,586
$1,235,000
$835,349
$484,260
$1,836,149
$1,570,000

Year provided

$192,500

$6,857,844

$7,050,344

2016
2016
2016
2016
2016
2016

6.5.3 Future Paths
The PSP includes a specific contribution for off road paths. On road facilities are included in
the contribution for roads. Off road paths provide for commuter, social and recreational, and
educational travel where these are not provided by the road system. These paths are usually
located in public recreation land and waterway corridors. They tend to have a significant
recreational function compared to other transport infrastructure, but also provide access from
public transport stops and terminals to homes, work places and schools. They also provide
an opportunity for travel by those without access to a motor car. The proposed pedestrian
and cycle paths are shown on Figure 6.3. Table 6.6 identifies the likely timing and expected
cost of these improvements.
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Table 6.6: Planned Paths
Item

Cost

Bullockhead Creek (Ipswich Motorway to Boundary Road)
Connections to Wacol and Gailes Stations
Bullockhead Creek (Boundary Road to Progress Road)
Bullockhead Creek (Progress Road to Forest Lake)
Bullockhead Creek (Forest Lake to Roxwell Street)
Total

$151,000
$80,000
$171,000
$504,000
$723,000
$1,629,000

6.6

Year
provided
2001 to 2005
2006 to 2010
2011 to 2015
2016 to 2020
2021 onwards

Transport Cost Apportionment

This section explains how the cost of planned infrastructure is apportioned. Appendix C
contains tables that list the components of the transport contribution for each Contribution
Area.
•

Development has been recovered for planned improvements within the plan area in
accordance with its proportion of use. The resulting contribution for major roads is $7,425
per EH in Contribution Area 1 and $6,435 per EH in Contribution Areas 2 and 3.

•

Minor roads are intended to provide access to development in Contribution Area 2. The
cost of these items has been apportioned using the marginal cost method. The present
value of the planned improvements is $7,050,344. This cost has been apportioned across
the present value of new growth development. It should be noted that only industrial
development will be recovered for minor roads. The calculated contribution is $32,341
for each hectare.

•

The marginal cost method was used to apportion the cost of the planned paths. The
present value of the planned work up to the end of year 2020 is $591,000. Forecast
development in the plan area represents 56% of the catchment for these items. The
present value of this development is 436 EHs, and this results in a contribution of $760
per EH.

•

The total cost of preparing the transport component of the PSP was $21,591.
Apportioning across the present value of the future development produces a contribution
of $50 per EH.

Table 6.7 contains a summary of the components of the contribution for transport
infrastructure.
Table 6.7: Components of Transport Infrastructure Contribution ($/EH)
Component
Paths
Major roads
Minor roads
PSP preparation
Total

Contribution Area 1

Contribution Area 2

Contribution Area 3

$760
$7,425
$0
$50
$8,235

$760
$6,435
$17,787
$50
$25,032

$760
$6,435
$0
$50
$7,245
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6.7

Transport Infrastructure Contributions

The transport infrastructure contribution units for different land uses across the three
contribution areas are specified in Table 6.8.
Table

6.8:

Transport Infrastructure Contributions
(Contribution Areas 1, 2 and 3)

Type of development
Very low density residential
Low density residential
Small lot/attached residential
Commercial and retail
Industrial

per

Developable

Hectare

Contribution Area
1
(ICUs/Ha)

Contribution Area
2
(ICUs/Ha)

Contribution Area
3
(ICUs/Ha)

599
8,235
15,971
28,281
14,972

1,820
25,032
48,547
85,968
45,512

527
7,245
14,051
24,881
13,172
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7 Community Purposes
Population growth will increase demand for community facilities. This section explains how
the contribution for other community facilities has been determined. For this PSP,
community purposes includes public recreation land and improvements to public recreation
land.
Contributions for infrastructure for community purposes are based on a review of the demand
likely to be generated by the forecast changes in the size and composition of the population
of the plan area. This review includes an analysis of:

•
•
•
•
•
•

Existing demographic characteristics
Demographic characteristics of the future community
Existing community and social issues
Established community facilities
Benchmarks for the provision of community facilities
Requirements for additional community facilities

The contributions under this PSP have been fixed for the parks and the cost of park
improvement. This approach has been adopted because park improvements are seen as
the most cost effective way of providing the desired standard of service in the Richlands
area.

7.1

Desired Standards of Service

The “Desired Standards of Service (DSS) for Public Recreation Land” are consistent with
Council policy and are defined in terms of “Planning Criteria, User Benefit and Environmental
Effect” in the Infill Community Purposes Infrastructure Contributions PSP. Council’s “Park
Network and Planning Guidelines and Public Recreation Land in Planning Scheme Policies,
November 2001” (the Guidelines) complement the DSS and indicate, in greater detail, what
Council believes to be desirable Public Recreation Land.”

7.2

Units of Demand

Section 4.2 identifies the unit of development for this PSP as the developable hectare and
the measure of park demand as square metres of parkland. Section 7.1 specifies the DSS
and Table 7.1 shows how the standard units of demand are derived for parkland
contributions.
Table 7.1: Calculation of Community Purposes Conversion Rates
Type of development
Very low density residential
Low density residential
Small lot residential
Commercial and retail
Industrial

People/unit of
development

3
36
58
95
48
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Demand for
parkland

120
1440
2300
950
475

Calculation

120/1440
1440/1440
2300/1440
950/1440
475/1440

Conversion
rate

0.0833
1.0000
1.5972
0.6597
0.3299
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7.3

Previous Studies and Reports

Information contained within the Brisbane City Council (1998) Western Gateway Local Area
Outline Plan has been used to help plan the provision of parkland within the plan area.

7.4

Existing Infrastructure

The plan area contains 14 Council parks with a total area of 42.1 hectares (refer Table 7.2).
Figure 7.2 identifies the location of these parks. A large number of these facilities are local
parks. District parks include the C J Greenfield Complex, the Darra Recreation Reserve and
the Warren Ritchie Memorial Complex.
Table 7.2: Existing Public Recreation Land
Park
Darra Recreation Reserve, Darra
C J Greenfield Complex, Inala
Park on Fienta Place, Darra
Park on Eugenia Street, Inala
Park on Tollana Place, Inala
Park on Rory Street, Inala
Park on Boundary Road, Wacol
Warren Ritchie Memorial Park, Carole Park
Park on Sheringa Street, Carole Park
Park on Southampton Road, Carole Park
Blacksell Park, Carole Park
Mulley Park, Carole Park
Ospya Park, Carole Park
Park on Julie Road, Carole Park
Total

Area
(hectares)
2.3
26.5
2.7
0.2
0.2
0.2
0.7
6.8
0.2
1.3
0.1
0.2
0.3
0.4
42.1

Type

Predominant values

District
District/ Local
Local
Local
Local
Local
Local
District
Local
Local
Local
Local
Local
Local

Sporting/ Recreation
Sporting/ recreation
Recreation
Recreation
Recreation
Recreation
Recreation
Sport/ recreation
Recreation
Community purpose
Recreation
Recreation
Recreation
Recreation

About 5.4 hectares of land within these parks does not meet the DSS for PRL. Of this total,
two very small parks in Carole Park are proposed for disposal in preference to better sited
and designed parkland. In addition, the premises of Elorac House, a community centre in
parkland on Southampton Road, have been excluded from PRL as it constitutes community
land. Another 4.7 hectares of land within the C J Greenfield Complex has been excluded due
to electricity easements and drainage issues.
Whilst Forest Lake is located within the plan area, this area is subject to an existing
Infrastructure Agreement between Council and the developer. For the purposes of the PSP,
Forest Lake is assumed to be self-sufficient in parkland, and has not been included in
determinations of future PRL to be funded through this PSP.
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7.5

Future Infrastructure

The plan area is forecast to contain an ultimate population of 12,272 people and employ
about 27188 people. Application of the DSS for PRL indicates that an additional 46 hectares
of land will be required to serve these people. In total, approximately 88 hectares of PRL is
needed to meet the existing and future needs of residents and workers. An equitable
distribution of this land is sought across the plan area.
Increased demand for PRL will be catered for through land acquisition and improvements to
existing and future parks, as outlined below.
A series of precincts were defined to assist in the preparation of the Plan for Infrastructure.
Figure 7.1 identifies the extent of these areas. Planned parks have been allocated indicators,
which relate to these precincts. Both proposed and existing parks are shown in Figure 7.2.
7.5.1 Land Acquisition
This section identifies where additional PRL is required. Several specific sites have been
identified for future park purposes. In other cases, the general location of the required PRL
has been identified.
Council will not purchase or accept trusteeship unless any contaminated land has been
properly remediated and ‘released’ under the Contaminated Land Act as suitable for park
and recreation purposes by the Environmental Protection Agency.
7.5.1.1 Ellen Grove Residential Precinct
Land is to be sought for park purposes in the Ellen Grove area as follows:
•

A 5.48 hectare parcel of land on the northern corner of Waterford and Woogaroo Roads.
This site will be developed as a district sporting park, including playing fields, hard court
areas, night lighting, change facilities and car parking spaces. The site is well located,
having good access from a suburban road and a district access route.

•

A 4.8 hectare parcel of land on the southern corner of Waterford and Woogaroo Roads,
which will be developed as district parkland, including shelters, barbeque facilities, play
equipment for most age groups, youth recreation facilities, lighting, custom designed art
work, car parking areas, bikeways and pedestrian paths. This site, together with the
district sporting park on the opposite corner, has good road access and reinforces the
clustering of community facilities around the site of the Forest Lake College.

•

2 parcels of land adjacent to the Bullockhead Creek waterway corridor, between
Considine and Bagnall Streets that will be developed as local parks. The larger park
should be developed as a community meeting place. These parcels are well vegetated
with Melaleuca woodlands and dry rainforest species, which may be indicative of the
historical vegetation mosaic and form an integral part of the Bullockhead Creek corridor.
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•

An additional local park, approximately 1 hectare in size, will be required to service the
residential precinct between Waterford Road in the north and Roxwell Street in the south.
This site is notionally shown to the west of Lovat Street, however, the most suitable
location is difficult to determine at this stage. The final location of the park will be
identified through more detailed precinct or structure planning processes.

•

Open space links between the local parks in this precinct will be developed as linear
parks with bikeway and pedestrian routes.

7.5.1.2 South Richlands Residential Precinct
In the south Richlands precinct, the following land has been identified for PRL:
•

A 5.42 hectare parcel of land on the north-west corner of Progress and Garden Roads
that will be developed as a district sporting park, including playing fields, hard court
areas, night lighting, change facilities and car parking spaces. The site is well located,
having good access from two arterial roads.

•

Land adjacent to the convenience centre on the eastern side of Garden Road is to be
developed as a community meeting place, with youth facilities. This site, together with the
district sporting park opposite on Garden Road, reinforces the clustering of community
uses around the convenience centre and Brisbane Lions Soccer Club.

•

A local park, approximately 1 hectare in size, will be sought adjacent to Richlands
Primary School. This site will be developed as a community meeting place.

•

Additional local parks will be required on land to the north of Government Road and west
of Garden Road and in the precinct bounded by Government, Garden, Progress and
Orchard Roads. The exact location of these parks should be identified through structure
planning or other detailed planning processes.

•

Open space links between the local parks in this precinct will be developed as linear
parks with bikeway and pedestrian routes.

7.5.1.3 North Richlands Residential Precinct
PRL will be acquired in the north Richlands precinct as follows:
•

A 1 hectare parcel of land adjacent to the park on Tollana Place will be developed for
local park purposes.

•

A 1.5 hectare parcel to the north of the park on Eugenia Street will be developed as a
community meeting place. The additional land will be provided in a suitable configuration
to provide greater road frontage to the existing park, thus enhancing access and visibility.
The site is well located, having good access from a district access route.

•

Open space links between the local parks in this precinct will be developed as linear
parks with bikeway and pedestrian routes.
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7.5.1.4 Richlands Industrial Precinct
The following parks will be acquired in the Richlands industrial precinct:
•
•

Approximately 1 hectare of land for local industrial park purposes on the eastern side of
Orchard Road.
A smaller local industrial park in the vicinity of Boundary Road.

Workers from the industrial precinct will use these two parks. Ideally, they should be colocated with facilities that service the daily needs of workers, such as a snack bar, cafe or
convenience centre. The exact suitable location for these parks is difficult to determine at this
stage. As such, it is recommended that locations be determined through more detailed
precinct or structure planning processes. Given the size of some of the industrial
developments in this precinct, larger areas of public recreation land are considered more
appropriate than smaller pocket-type parks.
7.5.1.5 Carole Park Residential Precinct
The planned PRL in Carole Park includes:
•

A 1.619 hectare parcel of land adjacent to the Carole Park Primary School. It is
recommended that negotiations be held with the Primary School and Education
Queensland with a view to achieving a park that comprises part of the undeveloped land
at the Primary School and adjacent land to the east. These negotiations should seek a
land swap such that the future park has frontage to Waterford Road, with the northern
portion of the site being available for future school expansion. Negotiations should also
provide for greater utilisation of community facilities. The park should be developed as a
neighbourhood hub, with a local youth space and dog off lease area. The site is well
located, having good access from a district access route. The planned park
improvements will reinforce the clustering of community facilities around the primary
school and neighbourhood shopping centre.

•

A 2.1 hectare parcel of land between Waterford Road and Ronald Street is to be
negotiated with Queensland Housing. The cost of this land acquisition could be offset by
the possible disposal of other Council land holdings in this area, comprising Blacksell
Park on Pauline Avenue and parkland on Sheringa Street. This local park should be
developed as a community meeting place with youth recreation facilities. Open space
links will be sought between Waterford Road, Ronald Street, Sinclair Street and this local
park.

7.5.1.6 Wacol Industrial Precinct
The planned PRL in Wacol industrial precinct includes:
•

A 2.5 hectare parcel of land will be acquired as a town park in the eastern section of the
proposed Industry Service Centre. This facility will be acquired at the time of the
redevelopment of the Wacol Army Barracks. The exact location of the PRL will be
determined through more detailed precinct or structure planning processes. It is should
be a highly visible focal point.
It is intended that this park will be developed as a more formal type of park to those
usually developed in industrial precincts. It will be designed to provide a meeting place
and lunch-time recreation spot for workers and visitors to the Wacol Industrial Service
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Centre. To this end, cafes, snack bars and facilities serving the daily needs of workers
will be encouraged in and around the park. As well as providing a pleasant picnic spot,
the park is also intended to accommodate other informal recreation opportunities, such
as hard play areas. The park also offers opportunities for art works or other park features
to be incorporated into the more formal design of the park. These could relate to the
historic use of the site as Army Barracks.
•

An elevated parcel of land, approximately 3.3 hectares in size, will be acquired on Tile
Street. This site provides views north to the distant D’Aguilar Ranges and Mt Coot-tha. It
is intended to maximise the topographic opportunities offered by the site by developing
look-out facilities on the crest. These facilities will be linked to the recreational bikeway
along Bullockhead Creek. In addition, the park should be developed as a community
meeting place and, as such, will provide recreational opportunities for residents of the
plan area, as well as local park facilities for workers in the surrounding industrial area.

•

A 1.5 hectare parcel of land adjacent to or linked to the existing park on Boundary Road
is to be developed as a local industrial park. This additional land is intended to enhance
the utility of the existing park on Boundary Road, which is constrained by the poor
configuration of the block.

•

A waterway corridor is being acquired along Bullockhead Creek for stormwater
management purposes. Small parcels of land adjacent to this corridor will provide nodes
of PRL, and hence opportunities for park facilities along the creek corridor to serve local
workers needs.

•

A larger local industrial park, approximately 1 hectare in size, is required on the corner of
Progress Road and Boundary Road. This site will be developed to provide facilities for
transport workers visiting the industrial precinct, as well as local workers. The site is well
located for this purpose, having good access from an arterial road and a suburban route.

•

A small parcel of land will be acquired opposite the snack bar on the corner of Industrial
Avenue and Formation Street. This site will provide a lunch-time picnic spot for workers in
the precinct.

•

Two additional local industrial parks will be required to service workers in the precinct.
Ideally, these parks should be co-located with facilities serving the daily needs of
workers, such as a snack bar, cafe or convenience centre. The exact suitable location for
these parks is difficult to determine at this stage. The exact locations will be determined
through more detailed precinct or structure planning processes.

Table 7.3 contains a summary of the planned park acquisitions. Figure 7.2 identifies the
location of these parks. The costs of acquisition include basic site works, such as:
• Rehabilitation of land;
• Earthworks, where required;
• Resurfacing top dressing;
• Removal of rubbish;
• Removal of environmental weeds;
• Provision of services, including electricity and water; and
• Provision of an appropriate grade and surface for recreation areas.
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Table 7.3: Planned Park Acquisitions
Item
Location
Area
no.
(ha)
Precinct A – Ellen Grove Residential Precinct
S1
Land at NW corner of 5.48
Waterford / Woogaroo Rds,
Ellen Grove
A1
Land at SW corner of 4.8
Waterford / Woogaroo Rds,
Ellen Grove
A2
Land to west of Bagnall St, 1.6
Ellen Grove adjacent to
Bullockhead Creek
A3
Land to north of Roxwell St, 0.5
Ellen Grove adjacent to
Bullockhead Creek
A4
Land in vicinity of Lovat St, 1.0
Ellen Grove
Linear Park linkages
0.9
Precinct B – South Richlands Residential Precinct
S2
Land at NW corner of Progress 5.42
/ Garden Rds, Richlands
B1
Land off Van Gogh St, Ellen 0.2
Grove
B2
Land to west of Garden Rd, 0.5
Richlands
B3
Land adjacent to convenience 0.855
centre
on
Garden
Rd,
Richlands
B4
Land adjacent to Richlands 1.0
Primary School, Progress Rd
B5
Land north of Government Rd, 1.0
Richlands
Linear Park linkages
0.6
Precinct C – North Richlands Residential Precinct
C1
Land adjacent to park on 1.5
Eugenia St, Inala
C2
Land adjacent to park on 0.5
Tollana Pl, Inala
Linear Park linkages
0.5
Precinct D – Richlands Industrial Precinct
D1
Land to south of Boundary Rd, 0.5
Richlands
D2
Land on eastern side of 1.0
Orchard Rd, Richlands
Precinct E – Carole Park Residential Precinct
E1
Queensland Housing land 2.1
south of Waterford Rd
E2
Land adjacent to Carole Park 1.619
Primary School
Linear Park linkages
0.66

Cost
Land Acquisition Preparation
$829,000

$208 000

Timing

2015

or

earlier

$727,500

$167 000

2015

or

earlier

$165,000

$56 000

2022
2026

-

$55,000

$17 500

2022
2026

–

$105,000

$35 000

–

$95,000

$31 500

2022
2026
2022
2026

$1,094,000

$206 000

2005

or

-

earlier

$30,000

$7 000

$66,000

$17 500

$108,600

$30 000

$126,000

$35 000

$126,000

$34 800

$78,000

$21 000

$232,000

$52 000

$82,000

$17 500

$82,500

$17 500

$137,000

$17 500

$157,500

$35 000

$215,000

$73 000

$333,800

$56 500

$71,000

$23 000

2012
2016
2012
2016
2012
2016

–
–

2012
2016
2012
2016
2012
2016

–

2007
2011
2007
2011
2007
2011

-

–
-

–
-

2002
2006
2002
2006

-

2022
2026
2022
2026
2022
2026

-

-

–
-

Precinct F – Wacol Industrial Precinct
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Item
no.
F1
F2
F3
F4
F5
F6
F7
F8
F9
F10
F11
Total

Location

Area
(ha)
Land in Wacol Army Barracks 1.5
adjacent to park on Boundary
Rd
Land in eastern section of 2.5
Wacol Army Barracks
Land adjacent to Bullockhead 1.96
Creek north of Bukulla St
Land on NE corner of Pine Rd / 0.5
Teraba St, Richlands
Land adjacent to Bullockhead 1.48
Creek north of Progress Rd,
Wacol
Land adjacent to Bullockhead 0.0
Creek north of McRoyle St, (not PRL)
Wacol
Land adjacent to Bullockhead 0.43
Creek north of Coulson St,
Wacol
Land on northern side of Tile 3.31
St,
Wacol
linking
to
Bullockhead Creek
Land on the NE corner of 0.2
Industrial Ave / Formation St,
Wacol
Land on western side of 1.5
Industrial Ave, Wacol
Land on NE corner of Progress 1.0
/ Boundary Rds, Wacol
46.614

Cost
Land Acquisition Preparation
$387,500
$52 000

Timing
2002
2006

-

2002
2006
2001
2002
2001
2002
2001
2002

–

$637,500

$87 000

$502,500

$68 000

$137,500

$17 500

$12,500

$51 500

-

-

2001
2002

–

$7,500

$15 000

2001
2002

-

$415,500

$115 000

2002
2006

–

$75,000

$7 000

2002
2006

–

$387,500

$52 500

–

$525,000

$35 000

2002
2006
2002
2006

$8,005,900

$1 658 800

–
–

-

7.5.2 Future Park Improvements
Many of the local parks in the plan area have few facilities, and some parks have no facilities
at all. To meet future community needs, additional improvements (facilities) will be needed in
most future parks. This section identifies where these improvements or areas for specific
activities are required.
Costs for improvements in parks have been calculated upon the basis of the average cost of
providing typical park facilities in that type of park. The actual improvements to parks will be
determined in the future, in consultation with the newly developing community within the park
catchment, utilising the funds secured for that purpose. Where practical, all parks and park
facilities will be designed to allow for use by people with disabilities.
•

Table 7.4 contains details about the types of improvements that will be provided in each
park, and also the likely cost.

The timing for improvements is indicative only and may vary depending on the rate at which
residential and industrial development proceeds in each precinct.
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Table 7.4: Park Improvements
Item
Park location
Type of improvements
Cost
number
Ellen Grove residential precinct (A)
S1
Land at the north-west corner • Sporting fields
$1,000,000
of Waterford and Woogaroo • Outdoor courts
Roads, Ellen Grove
• Irrigation
• Car parking and access
• Landscaping
A1
Land at the south-west corner • Shade shelters
$900,000
of Waterford and Woogaroo • Picnic facilities
Roads, Ellen Grove
• Electric BBQs
• Toilets
• Play equipment
• Youth recreation facilities
• Lighting
• Car parking and access
• Landscaping
A2
Land to the west of Bagnall • Picnic shelters
$120,000
Street, Ellen Grove adjacent • Electric BBQs
to Bullockhead Creek
• Play equipment
• Small car park
• Toilet facilities
• Landscaping
A3
Land to the north of Roxwell • Play equipment
$45,000
Street, Ellen Grove adjacent • Picnic tables & seating
to Bullockhead Creek
• Landscaping
A4
Land in the vicinity of Lovat • Play equipment
$45,000
Street, Ellen Grove
• Picnic tables & seating
• Landscaping
Linear Park linkages
$200,000
• Bikeway / walkway
• Landscaping
South Richlands residential precinct (B)
S2
Land at the north-west corner • Sporting fields
$1,000,000
of Progress and Garden • Outdoor courts
Roads, Richlands
• Irrigation
• Car parking and access
• Landscaping
B1
Land off Van Gogh Street, • Bikeway and walkway
$12,500
Ellen Grove
• Landscaping
B2
Land to the west of Garden • Play equipment
$45,000
Road, Richlands
• Picnic tables and seating
• Landscaping
B3
Land
adjacent
to • Picnic shelters and seating
$120,000
convenience
centre
on • Youth recreation facility
Progress Road, Richlands
• Small car park
• Toilet facilities
• Landscaping
B4
Land adjacent to Richlands • Picnic shelters
$120,000
Primary School, Progress • Electric BBQs
Road
• Play equipment
• Small car park
• Toilet facilities
• Landscaping

18/06/2007

Year
planned
2017

or

earlier

2017

or

earlier

2024
2028

to

2024
2028

to

2024
2028

to

2024
2028

to

2007

or

earlier

2014
2018
2014
2018

to

2014
2018

to

2014
2018

to

to
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Item
number
B5

Park location

Type of improvements

Land north of Government •
Rd, Richlands
•
•
Linear Park linkages
•
•
North Richlands residential precinct (C)
C1
Land adjacent to park on •
Eugenia Street, Inala
•
•
•
•
•
C2
Land adjacent to park on •
Tollana Place, Inala
•
•
Linear Park linkages
•
•
Richlands industrial precinct (D)
Darra Recreation Reserve
•
•
•
D1
Land to south of Boundary •
Road, Richlands
•
D2
Land on eastern side of •
Orchard Road, Richlands
•
•
Carole Park residential precinct (E)
E1
Queensland Housing land •
south of Waterford Rd
•
•
•
•
•
•
E2
Land adjacent to Carole Park •
Primary School
•
•
•
•
•
Linear Park linkages
•
•
Wacol industrial precinct (F)
F1
Land in the Wacol Army •
Barracks adjacent to park on •
Boundary Road
F2
Land in eastern section of the •
Wacol Army Barracks
•
•
•
•
•
•

Cost

Year
planned
2014
to
2018

Play equipment
Picnic tables & seating
Landscaping
Bikeway / walkway
Landscaping

$45,000

$187,500

2014
2018

to

Picnic shelters
Electric BBQs
Play equipment
Small car park
Toilet facilities
Landscaping
Play equipment
Picnic tables & seating
Landscaping
Bikeway / walkway
Landscaping

$120,000

2009
2013

to

$45,000

2009
2013

to

$100,000

2009
2013

to

Car parking
Picnic tables & seating
Landscaping
Picnic tables & seating
Landscaping
Picnic shelters & seating
Landscaping
Toilets

$64,750

2004
2008

to

$30,000

2004
2008
2004
2008

to

Picnic shelters
Electric BBQs
BMX track
Play equipment
Small car park
Toilet facilities
Landscaping
Youth recreation facility
Shelter & seating
Landscaping
Lighting
Small car park
Dog off leash area
Bikeway / walkway
Landscaping

$150,000

2024
2028

to

$175,000

2024
2028

to

$81,250

2024
2028

to

Picnic shelters & seating
Landscaping

$50,000

2004
2008

to

Picnic shelters & seating
Hard play area
Art works / park feature
Car parking
Lighting
Toilets
Landscaping

$482,000

2004
2008

to
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Item
number
F3
F4
F5
F6
F7
F8

F9
F10
F11

Park location
Land adjacent to Bullockhead
Creek north of Bukulla Street
Land on the north-east corner
of Pine Road and Teraba
Street, Richlands
Land adjacent to Bullockhead
Creek north of Progress
Road, Wacol
Land adjacent to Bullockhead
Creek north of McRoyle
Street, Wacol
Land adjacent to Bullockhead
Creek north of Coulson
Street, Wacol
Land on the northern side of
Tile Street, Wacol linking to
Bullockhead Creek

Type of improvements

Cost

•
•
•
•

Picnic facilities
Landscaping
Picnic facilities
Landscaping

$30,000

•
•

Picnic facilities
Landscaping

$30,000

2003
2004

to

•

No facilities

•
•

Picnic facilities
Landscaping

$30,000

2003
2004

to

•
•
•
•
•

Picnic shelters
Electric BBQs
Play equipment
Small car park
Lookout structure &
retaining wall
Interpretative signage
Toilet facilities
Landscaping
Picnic facilities
Landscaping

$230,000

2004
2008

to

$30,000

2004
2008

to

Picnic facilities
Landscaping
Picnic shelters & seating
Landscaping
Toilets
Truck parking

$30,000

2004
2008
2004
2008

to

•
•
•
Land on the north-east corner •
of Industrial Avenue and •
Formation Street, Wacol
Land on western side of •
Industrial Avenue, Wacol
•
Land on north-east corner of •
Progress
and
Boundary •
Roads, Wacol
•
•

Total

7.6

Year
planned
2003
to
2004
2003
to
2004

$30,000

$155,000

to

$5,610,120

Community Purposes Cost Apportionment

The following principles have formed the basis of cost apportionment:
•

The DSS for community purposes infrastructure are currently achieved in Carole Park.
The Forest Lake Local Plan will ensure that Forest Lake is also adequately serviced.
Very low density residential developments do not generate a significant demand for
community purposes infrastructure and have generally not previously contributed
towards PRL. For these reasons, these areas have not been considered in cost
apportionment, nor will it be credited for prior contributions.

•

One contribution rate will be applied across the plan area. The reason for this is that
the proposed work will benefit and be used by the whole plan area.

•

Parkland improvements and the cost of preparing this PSP have been treated
separately for cost apportionment purposes.
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•

CJ Greenfield Park is the only existing (district) park which is used by both residents
within and outside the PSP area. The park serves a catchment that extends beyond
the plan area to include much of Inala, and this represents 51% of the total use. 49%
of the park will be apportioned to development within the PSP area. Other existing
local parks will be apportioned to local residents only.

•

New parks and improvements will be apportioned to all development because of
increasing the DSS in the area through the new park provision. Where existing
approved uses are absorbed into redevelopment proposals, they will attract a parks
credit.

The planned work has been apportioned in the following ways:
•

The C J Greenfield Park has been valued at $5,970,000. 14% of the park will be used
by existing development from the plan area, including use by residences from Forest
Lake and Carole Park. New growth development in the plan area will make up the
remaining 35% of the use of the park.
The contribution for this item was calculated by dividing the present value of 35% of the
present value of this park by the present value of new growth development. The
resulting contribution is $10,221 per EH.
The forecast cost of acquiring and improving the remaining parks is about $9,561,873.
Excluding the communities of Carole Park and Forest Lake, the forecast amount of
development in the plan area in the year 2030 is 595 community purposes EHs.
Existing development represents approximately 29% of this total (173 EHs). Upon this
basis, forecast development will be required to pay 71% of the cost of the planned
acquisition and improvements.

•

The contribution was calculated by dividing the present value of 71% of the cost of the
planned items by the present value of new growth development (202 EHs). The
resulting contribution is $33,543 per EH.
The total cost of preparing the community purposes component of the PSP was
$15,000. Apportioned across the present value of the total number of forecast
community purposes EHs, this equates to a contribution of $70 for each EH.

Appendix D and Table 7.5 contains a summary of the components of the contribution for
community purposes.
Table 7.5: Components of the Community Purposes Contribution (Contribution Areas
1-3)
Component
Acquisition and improvement of district parks
Acquisition and improvement of local parks
PSP preparation
Total

18/06/2007

Infrastructure
Contribution
($/EH)

Infrastructure
Contribution
Credit ($/EH)

$23,470
$20,294
$70
$43,834

$23,470
$20,294
$0
$43,764
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7.7

Community Purposes Infrastructure Contributions

Table 7.6 contains the infrastructure contribution units and infrastructure credit units for
community purposes infrastructure.
Table 7.6: Community Purposes ICUs per developable hectare (Contribution Areas 1-3)
Type of development

Very low density residential
Low density residential
Small lot/attached residential
Commercial and retail
Industrial

Infrastructure
Contribution
(ICUs/Ha)

Infrastructure
Contribution
Credit
(ICUs/Ha)

3,653
43,834
70,013
28,918
14,459

0
43,764
69,901
28,872
14,436
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8 Summary of Infrastructure Contributions
8.1

Summary of Infrastructure Contributions for Each Infrastructure Network

The infrastructure contributions for each type of development in each of the contribution
areas are specified in Tables 8.1.
Table 8.1: Waterways Infrastructure Contribution per Developable Hectare
Type of Development
Very Low Density Residential
Low Density Residential
Small Lot/Attached Residential
Commercial and Retail
Industrial

Contribution
Area 1
2,298
10,340
12,408
19,646
19,646

Contribution
Area 2
8,164
36,739
44,086
69,804
69,804

Contribution
Area 3
8,164
36,739
44,086
69,804
69,804

Table 8.2: Transport Infrastructure Contribution per Developable Hectare
Type of Development
Very Low Density Residential
Low Density Residential
Small Lot/Attached Residential
Commercial and Retail
Industrial

Contribution
Area 1
599
8,235
15,971
28,281
14,972

Contribution
Area 2
1,820
25,032
48,547
85,968
45,512

Contribution
Area 3
527
7,245
14,051
24,881
13,172

Table 8.3: Community Purposes Infrastructure Contribution per Developable Hectare
Type of Development
Very Low Density Residential
Low Density Residential
Small Lot/Attached Residential
Commercial and Retail
Industrial

8.2

Contribution
Area 1
3,653
48,834
70,013
28,918
14,459

Contribution
Area 2
3,653
43,834
70,013
28,918
14,459

Contribution
Area 3
3,653
43,834
70,013
28,918
14,459

Calculation of the Value of an ICU

The value of an ICU will be indexed on an annual basis applying increases 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.
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8.3

Calculation of Infrastructure Contributions

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

=

No. o f
Developable
Hectares

No of ICUs for Relevant
Waterways Contribution
Area

X

Value of
an ICU

X

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

Value of
an ICU

X

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

=

No. o f
Developable
Hectares

X

No of ICUs for Relevant
Community Purposes
Contribution Area

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
Purposes
Contribution
($)

+

Water
Supply
Contribution
($)

+

Sewerage
Contribution
($)

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