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1

INTRODUCTION

This Infrastructure Contribution Planning Scheme Policy (PSP) for Wakerley 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.
(e) Wakerley Local Plan
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 9
Section 6.5
Section 7.7
Section 8.7-8.10
Section 6.4, Table 6.2
Section 6.4, Table 6.3
Section 7.5, Table 7.2
Section 8.5
Section 6.4, Table 6.2
Section 6.4, Table 6.3
Section 7.5, Table 7.2
Section 8, Table 8.3-8.7
Section 3, Figure 3.1
Section 9

Section 9

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

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

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

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

1.3.3 Items Excluded from Infrastructure 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
Plan is considered to be inconsistent with the planning assumptions underlying the
infrastructure contributions and will be subject to cost impact assessments. If development
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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 6 Waterways, Section 7 Transport, and Section 8
Community Purposes. A summary contribution table and calculation formulae are contained
in Section 9.
1.5.1 Measures of Development and Demand for Network Capacity
Land use is defined in terms of development units. In established areas, these units are
dwellings in the case of residential development and gross floor area in the case of nonresidential development. In greenfield areas development units are developable hectares for
both residential and non-residential development. Development units are converted into units
of demand for specific infrastructure networks by using a land use and network specific
conversion rate.
By expressing demand in relative terms across land uses, a range of different uses can have
their demand defined through a single index, the Unit of Demand. In established areas, this
relative unit of demand is the Equivalent Tenement or ET, and is the consumption of capacity
of a network by one low-density dwelling. In greenfield areas Equivalent Hectare or EH, and
is the consumption of the capacity of a network by one developable hectare of low-density
residential development. The relationship is expressed in the following equation:
Units of Demand (ETs or EHs) = (conversion rate) x No. of Development Units.
The demand measure relevant for this PSP is stipulated in relevant parts of the document.
1.5.2 Infrastructure Credits
An infrastructure credit represents the value of infrastructure contributions or payments
imputed to have previously been made over the site by:
•
Any existing lawful use(s) that exists or existed on the land which is the subject of an
infrastructure contribution assessment, at the time the assessment (or the application
being lodged with Council) is made, where a contribution has been made which
accords with the requirement for the relevant network.
•
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.
18/06/2007
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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.
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

THE PLAN AREA

2.1

DESCRIPTION OF STUDY AREA

The Wakerley area is located approximately 12km east of the Brisbane City Centre (Figure
2.1). The area is bounded by Manly Road to the north, Green Camp Road to the east, New
Cleveland and Ermelo Roads to the south, and New Cleveland and Dairyswamp
(unconstructed) Roads to the west.
The Wakerley area adjoins the established and establishing suburbs of Manly West and
Tingalpa. It is close to major employment areas (Australia Trade Coast), retail centres
(Wynnum Plaza, Capalaba and Cannon Hill) as well as recreational facilities such as
Moreton Bay.
The Wakerley area, in particular the eastern part, has relatively high biodiversity values with
the nearby downstream wetlands and associated fauna along Lota Creek, Waterloo Bay and
Moreton Bay listed under international treaties. Wakerley is also within the “Conservation of
Koalas in the Koala Coast” State Policy area.
The majority of the area is gently sloping and large areas are relatively flat. The area drains
into four significant catchments. The eastern part is within the Lota Creek catchment, which
flows to Moreton Bay, the western part is located within the Bulimba Creek catchment. The
area also contains significant habitats and stands of vegetation both in public and private
ownership.
Area Designation under the City Plan is shown in Figure 2.2.
The majority of the area is included in the “Emerging Community” Area classification. Some
urban development has been approved in recent years in the vicinity of Caladium and
Dianthus Streets near New Cleveland Road. This contrasts with the majority of the area that
generally has an open semi-rural landscaped character. Some of the land holdings are large
although ownership is typically fragmented. Table 2.1 and Figure 2.3 summarise existing
land uses:
Table 2.1: Existing Land Uses
Existing Land Use
Individual Area (Ha)
Residential
Detached Housing
18
Low Density
307
Residential
Industry
Open space
Other (Church,
Nursery)
Total
*Represents gross hectares inclusive of roads

18/06/2007

Total Area* (Ha)
325

Proportion
73.4%

40
33
45

9.0%
7.4%
10.2%

443

100%
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2.2

WAKERLEY LOCAL PLAN

In May 1998, Brisbane City Council received letters and submissions questioning the
suitability of the Future Urban Zone (under the 1987 Town Plan) within the Wakerley area. In
response to community concerns about the form of recent developments, the preparation of
a Local Plan was undertaken to provide detailed guidance for development in the Wakerley
area. The draft Local Plan forms the basis of this planning policy and the associated
Infrastructure Contributions.
The draft Local Plan provides for an estimated population of about 8,500 persons, within
some 3,700 dwellings and encourages a range of housing types. In addition the Plan:
•
Is sensitive to the existing and intended character of surrounding areas;
•
Addresses water quality and quantity issues;
•
Sets aside regional and local environmental corridors;
•
Focuses on facilitating movement of fauna across the area;
•
Ensures community access to parkland, transport and neighbourhood centres.
Proposed land uses in the project area are shown on Figure 2.4 and comprise:
Table 2.2: Wakerley Plan Land Use
Proposed Land Use
Residential
Very Low Density
Residential
Low Density Residential
Mixed Housing
Mixed & Attached
Industry
General Industry
Light Industry
Convenience Centre
Green Space
Nature Conservation
Parks
Waterways

Individual Area (Ha)

Total Area (Ha)
290

Proportion
65.4%

42

9.6%

1
110

0.2%
24.8%

443

100%

42.5
125.7
95.3
26.5
38.4
4
1
23.6
32.9
53.4

Total
* Represents gross hectares inclusive of roads.

The Local Plan responds to local circumstances by locating the more intense urban uses –
industry and mixed and attached housing, in the northwest and northern parts of Wakerley.
This location is adjacent to established urban development and major access routes. Uses
generally decrease in density towards the southwest and southeast parts, acknowledging
significant habitats and waterways.
Proposed land uses for each contribution area is shown in Table 2.3.
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Table 2.3: Proposed Land Use by Infrastructure Contribution Area
Land Use

Very Low Residential
Low Density
Residential
Mixed Housing
Mixed & Attached
Housing
Sub Total
General Industry
Light Industry
Convenience Centre
Sub Total
Grand Total

Infrastructure Infrastructure Infrastructure Infrastructure
Contribution Contribution Contribution Contribution
Area 1
Area 2
Area 3
Area 4
Area (Ha)
Area (Ha)
Area (Ha)
Area (Ha)
6.0
16
0.0
20.3
27.9
10.7
1.6
85.5
47.2

2.2

7.7

0.5

0

14.0

81.6

28.9

23.3

27.3

11.1

0

4

0

0

27.3

15.1

108.9

44.0

0
0
0
0
23.3

18/06/2007

Total
Area (Ha)

42.5
125.7

38.1
12.1

95.3
26.5

156
0
0
1
1
157

289.9
38.4
4
1
43.4
333.3
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2.3

RATE OF DEVELOPMENT

The Wakerley area predominantly consists of broad-hectare land, therefore using historical
development rates to forecast demand is not appropriate. Accordingly, forecast demand has
been based on development rates in the surrounding suburbs of Belmont-McKenzie, Manly
West and Tingalpa. These rates have been calibrated against preliminary dwelling forecasts
produced by the Queensland Small Area Model 1 and through consultation with the
development industry.
Forecasting residential and non-residential demand has been undertaken for the ultimate
development of the study area (est. 2012). To ensure consistency and simplicity in
calculating Infrastructure Contributions, existing and future demand has been expressed in
hectares.
In determining the likely development pathway in the study area, consideration has been
given to costs of supplying infrastructure and current local market trends.
Based on the draft Wakerley Plan and the above assumptions, an estimate of number of
hectares to be developed annually for the major catchment areas has been calculated as
shown in Tables 2.4 and 2.5.
Table 2.4: Projected Residential Development (Hectares) per year
Year
1999
2000 (Base
Year)
2001
2002
2003
2004
2005
2006
2007
2008
2009
2010
2011
2012
Total

Infrastructure
Contribution
Area 1
(Ha)

Infrastructure
Contribution
Area 2
(Ha)

Infrastructure
Contribution
Area 3
(Ha)

Infrastructure
Contribution
Area 4
(Ha)

Total
(Ha)

20.0

0.0

0.0

4.0

24.0

5.3

0.0

0.0

0.0

5.3

6.2

0.0

0.0

5.3

11.5

6.5

0.0

0.0

14.3

20.8

7.7

0.0

0.0

13.2

20.9

14.8

0.0

1.2

14.5

30.5

6.7

4.3

2.0

12.0

25.0

5.3

11.0

2.0

15.0

33.3

6.0

11.0

2.0

10.9

29.9

3.1

2.6

3.3

16.6

25.6

0.0

0.0

4.3

10.2

14.5

0.0

0.0

3.9

10.3

14.2

0.0

0.0

3.8

18.7

22.5

0.0

0.0

0.8

11.1

11.9

81.6

28.9

23.3

156.2

289.9

1

QSAM uses information such as vacant land, subdivison sealings, dwelling commencements, demolitions, estimated resident
populations, and known major developments to determine both population and dwelling growth and distribution.

18/06/2007

16

Table 2.5: Projected Non-Residential Development (Hectares) per year
Year

Infrastructure
Contribution
Area 1
(Ha)

Infrastructure
Contribution
Area 2
(Ha)

Infrastructure
Contribution
Area 3
(Ha)

Infrastructure
Contribution
Area 4
(Ha)

Total
(Ha)

27.3

11.1

0.0

0.0

38.4

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

1.0

1.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

2.0

0.0

0.0

2.0

0.0

2.0

0.0

0.0

2.0

0.0

0.0

0.0

0.0

0.0

27.3

15.1

0.0

1.0

43.4

1999
2000 (Base
Year)
2001
2002
2003
2004
2005
2006
2007
2008
2009
2010
2011
2012
Total

Table 2.6 summarises the total hectares by Contribution Area for the Wakerley PSP area.
Table 2.6: Total Development (Hectares) by Contribution Area
Land Use

Infrastructure Infrastructure
Contribution Contribution
Area 1
Area 2
(Ha)
(Ha)

Existing (1999)
Residential
Industry
Total
Future (2000 -2012)
Residential
Industry
Total
Ultimate (1999-2012)
Residential
Industry
Total

Infrastructure Infrastructure
Contribution Contribution
Area 3
Area 4
(Ha)
(Ha)

Total
(Ha)

20.0

0.0

0.0

4.0

24.0

27.3

11.1

0.0

0.0

38.4

47.3

11.1

0.0

4.0

62.4

61.6

28.9

23.3

152.2

265.9

0.0

4.0

0.0

1.0

61.6

32.9

23.3

153.2

270.9

81.6

28.9

23.3

156.2

289.9

27.3

15.1

0.0

1.0

43.4

108.9

44.0

23.3

157.2

333.3
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3

OVERVIEW OF COST APPORTIONMENT

This section defines a number of terms used throughout the planning scheme policy and
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 4 to 8 contain more detailed about how these principles have
been applied while Appendices A to E show the calculations used.

3.1

PLANS FOR INFRASTRUCTURE

Plans for infrastructure have been prepared for each of the infrastructure networks identified
in Table 3.1. It should be noted that other types of infrastructure will be required on site, for
example Water Sensitive Urban Design.
Table 3.1: Scope of Infrastructure
Network
Waterways

Transport

Public recreation land

Items
• Major relief drainage
• Minor relief drainage
• Overland flow paths
• Major roads
• Minor roads
• Off-road pedestrian paths and bikeways
• Acquisition of new public recreation land
• Remediation and Parkland Facilities (Improvements)

3.1.1 Timing
Plans for infrastructure specify the time at which planned items are likely to be provided. For
Wakerley, this has been based on the least cost pathway of development and current local
market trends.
If a developer chooses to advance the timing for a particular parcel of land, that developer
must meet the costs associated with developing out of sequence. A developer will most likely
be required to construct the required infrastructure but may in some cases be required to pay
an additional contribution to cover costs associated with servicing the early development of
the land. Accordingly the infrastructure costs identified in this report are those for in
sequence development.
3.1.2 Valuation
Planned infrastructure has been valued in the following ways:
•
Planned infrastructure was valued at the likely cost, based on preliminary designs and
standard construction rates. Standard construction rates have been inflated for indirect
costs, including contingences and project and construction management.
•
Planned land acquisitions have been based on valuations undertaken by Council
officers and FPD Savilles (2001). An average valuation figure has been used in setting
infrastructure contributions. Accordingly, valuations will be undertaken for individual
properties or part there of, at time of acquisition based on fair market value.

3.2

MEASURES OF DEVELOPMENT AND DEMAND

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
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understood and accepted units. The structure of infrastructure contributions will also
generally be expressed in terms of these units.
For the purpose of this PSP, the Development Unit is the developable hectare (DH). This is
the extent of land available for urban development, excluding land in public ownership, land
removed as part of the development assessment process, and land required in a PSP or PFI.
The unit of demand used for cost apportionment for each infrastructure network is defined in
Table 3.2.
Table 3.2: Units of Demand
Infrastructure Network
Water supply
Sewerage
Waterways
Transport
Public recreation land

3.3

Unit of Demand
Equivalent Tenement/Hectare
Equivalent Tenement/Hectare
Impervious Hectare
Daily Trip Ends/Hectare
Equivalent Tenement/Hectare

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.
•
Calculation of the contribution, based on the Net Present Value of the cost of the item
and the Net Present Value of future development 2.
•
Calculation of infrastructure contribution units.
This section explains each stage of this process.
3.3.1 Assessment of Apportioned Costs
The method of cost apportionment varies between the different infrastructure networks.
The marginal cost method, where the cost of future infrastructure is apportioned across
future development has been applied to Public Recreation Land infrastructure.
The average cost method, were the cost of future infrastructure is apportioned across all
development within the Wakerley PSP has been applied to Waterways and Transport
infrastructure.
Where infrastructure is to be used by those external to the Wakerley PSP then the use and
associated costs have been removed from the infrastructure contribution in accordance with
the principle of fair apportionment.

2

Exceptions to this applies in the acquisition of land for Waterways and land and Improvements for Parkland where discounting
has not been applied. It is expected that land and infrastructure will be acquired/constructed as land develops.
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3.3.2 Assessment of Infrastructure Contribution
Contributions have been calculated for each planned item by inputting the result from stage 1
into the following formula:
Infrastructure Contribution ($/Ha) = PV apportioned infrastructure
NPV forecast development
Use of this formula effectively ensures that the Net Present Value of forecast infrastructure
contributions over the timeframe of the plan equates to the Net Present Value of the planned
costs (KPMG Consulting 2001). The State Government has produced draft guidelines on
infrastructure 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 that has been used for this calculation. A process defined by
Christensen (2001) was used to determine this rate. Factors that were taken into account
include risk and the Weighted Average Cost of Capital.
The total contribution rate for a hectare 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 by the relevant number of
demand units on a per hectare basis. The total Infrastructure Contribution Rate for each type
of development is the sum of the contributions for each network.
3.3.3 Calculation of Infrastructure Contribution Units
The purpose behind relating an infrastructure contribution (as expressed in current dollars) to
an Infrastructure Contributions Unit (ICU) is to enable dollar values of future contributions to
take account of inflationary factors affecting the future cost of trunk infrastructure.
Calculations of contributions and ICUs for the individual infrastructure networks are
contained in Section 6 Waterways, Section 7 Transport and Section 8 Community Purposes.
A summary contribution table and calculation formulae are contained in Section 9.

3.4

INFRASTRUCTURE CONTRIBUTION AREAS

Four Infrastructure Contribution Areas have been identified in the Wakerley PSP. These
have been based on the different sub-catchment infrastructure networks and differential
servicing costs particularly relating to the Sewerage and Waterway infrastructure networks
(Figure 3.1).

3.5

DEVELOPABLE AREA

Developable Area equates to the amount of land available for urban development, excluding
land that is already in public ownership or land intended to be acquired for a community
infrastructure item.

3.6 EXISTING INFRASTRUCTURE
The Integrated Planning Act allows a local authority to contribution for spare capacity of
existing infrastructure if the cost of that infrastructure has not already been recovered.
However, in this document, no contribution has been included for spare capacity of existing
infrastructure.
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4

WATER SUPPLY

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

SEWERAGE

The Wakerley PSP does not include sewerage infrastructure contributions.
Infrastructure Contributions for sewerage infrastructure will be levied through the Sewerage
Infrastructure Contributions Planning Scheme Policy.
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6

WATERWAYS

6.1

DESIRED STANDARDS OF SERVICE

The Desired Standard of Service (DSS) for pipe drainage and overland flow in Brisbane City
Council is based on the Queensland Urban Drainage Manual (QUDM) Supplement which
came into effect in 1994. The QUDM supplement requires the pipe and overland flow to cater
for a Q50 Average Recurrence Interval (ARI) flood event. From 1974 to 1994 the drainage
standard was referred to as the “Blue Book” standard and is generally equivalent to QUDM’s
Q10 ARI flood immunity level. Drainage constructed prior to 1974 was known as “Pre-Blue
Book”.
A number of structural controls have been recommended in the PSP to assist Council and
developers in meeting the stormwater management quality and quantity objectives to ensure
the ecological sustainability, flood management and waterway management. Although it has
been demonstrated that the structural controls can achieve significant reductions in
pollutants, it is impractical to rely on those structural controls alone to meet the water quality
and quantity objectives. Therefore it is necessary to incorporate best management practices
such as Water Sensitive Urban Design and Natural Channel Design principles along with
structural controls in all developments to close the performance gap between that provided
by practical structural controls and the water quality and quantity objectives.

6.2

UNIT OF DEMAND

Table 6.1 defines the percentage impervious area rates on a per hectare basis for each
development type.
Table 6.1: Impervious Hectare Rates for Waterways
Development Type
Very Low Density Residential
Low Density Residential
Mixed Housing
Mixed & Attached Housing
General Industry
Light Industry
Convenience Centre

6.3

Impervious Area (Ha)
20%
50%
70%
75%
90%
90%
90%

PREVIOUS STUDIES AND REPORTS

A number of waterway related studies have already been carried out/undertaken in Lota
Creek and Bulimba Creek catchments which includes the Wakerley study area. These
include:
•
Lota Creek Flood Study (Draft – 1999)
•
Lota Creek Stormwater Management Plan (Draft – 1999)
•
Lota Creek Catchment Management Plan (1998)
•
Gumdale to Tingalpa Stormwater Management Plan (1998)
Within the above studies, the two Stormwater Management Plans are most relevant to the
Wakerley PSP. The areas covered by those plans are shown on Figure 6.1.
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Tingalpa to Gumdale Stormwater Management Plan (Contribution Areas 1 & 2)
The Gumdale to Tingalpa Stormwater Management Plan was commissioned by Council in
1997 to evaluate flooding, drainage, water quality and environmental conditions within the
area. This study was finalised in February 1998 (SKM (1998), Gumdale to Tingalpa
Stormwater Management Plan). The primary outcome of the study was to provide sufficient
information so that the community and development industry may gain an overall
appreciation of how the waterways is to be managed within the catchment.
The secondary outcomes include:
•
Provision of technically based peak flood flows and levels of the waterways for the
purpose of setting up development conditions.
•
Investigation of existing flooding and drainage problems and provide options to
alleviate these problems.
•
Assessment of the capital, maintenance costs associated with waterways and
waterways management facilities.
Lota Creek Stormwater Management Plan (Contribution Area 4)
This Stormwater Management Plan (SMP) study was commissioned in July 1998 and the
report is being finalised. This plan aims to ensure the stormwater run-off in the Lota Creek
catchment area is managed in a way that protected and enhances established social and
environmental values.
The report includes:
•
Understanding the current state of catchment’s waterways and stormwater drainage
system with regard to flooding, water quality, ecological health, bank erosion and
development pressures.
•
Identifying the values that community and other stakeholders consider important for the
waterways within the catchment.
•
Identifying the actions necessary to protect or enhance management infrastructure to
service existing and future urban areas.
The part of the catchment within the Wakerley study area has poorly defined natural
drainage channels and the topography varies from gently undulating to relatively flat.
Because of these areas are predominantly rural residential and bushland, there is no existing
infrastructures available other than road culverts within the area.
A number of undersized culverts exist within the study area, of which, some major culverts
have been recommended in the study for upgrading or replacement, based on safety and
public inconvenience during flooding.

6.4

FUTURE NETWORK

6.4.1 Augmentation Works
Work identified in the above studies to allow the development of the catchments is shown in
Figure 6.2.
Tables 6.2 and 6.3 below set out:
•
the value of these works
•
construction date
•
the relative impervious area in Wakerley compared to the entire catchment serviced by
the works and thus the portion of the works attributable to the Wakerley area.
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6.4.2 Land and Dwelling Acquisition Costs
Analysis of the estimated cost of land and dwelling acquisition presented in Table 6.4
demonstrates a total cost of $4M for waterways management. This cost has been distributed
evenly across the total Wakerley impervious area (193ha).
Table 6.4: Estimated Land and Dwelling Acquisition Costs
Infrastructure Item
Dwelling Acquisition*
Land Acquisition
Total

Cost
$150,000
$150,000 Ha

No. of Units
1
25.7 Ha

Total
$150,000
$3,855,000
$4,005,000

*Estimates only, land and dwelling valuations will be undertaken at time of acquisition based on fair market value.

6.5

FUTURE DEMAND AND COST APPORTIONMENT

For waterways infrastructure, the requirements for the works are related to a number of
different factors depending on the nature of the works. For example, the requirement for the
works may be related to:
•
Peak waterway flow. This is particularly relevant in relation to waterway structures and
the waterway corridor. Apportionment of infrastructure contributions would relate to the
total catchment area and the impervious catchment area.
•
Increase in peak waterway flow. This is particularly important for apportioning costs of
detention basins. This parameter can most easily be related to impervious catchment
area.
•
Increase in pollutant load. This parameter is particularly important in apportioning the
costs associated with wetland construction. This parameter is closely related to
impervious area as well as intensity of landscaping.
No single measure will provide a perfect reflection of the user pays requirement if it is used
as the basis of cost apportionment. However, after consideration of the options, it was
considered that the fairest basis for cost apportionment was the measure of impervious
area.Table 6.5 provides a summary of the total impervious area by each Infrastructure
Contribution Area.
Table 6.5: Total Impervious Area (hectares) in Wakerley Area

Land Use

Very Low
Residential
Low Density
Residential
Mixed Housing

Infrastructure Infrastructure
Contribution Contribution
Area 1
Area 2
%
Area
Imp
Area
Imp
Impervious (ha)
(Ha) (Ha)
(Ha)
Hectare
20%
6.2
1.2
16
3.2
50%

27.9

70%

Infrastructure
Contribution
Area 3
Area
Imp
(Ha)
(Ha)

Infrastructure
Contribution
Area 4
Area
Imp
(ha)
(Ha)

Total Area

Area
(Ha)

Imp
(Ha)

0

0

20.3

4.1

42.5

8.5

0.8

85.5

42.8

125.7

63

14

10.7

5.4

1.6

47.2

33

2.2

1.5

7.8

5.5

38.1

23.7

95.3

63.7

Mixed &
Attached
Housing
General Industry

75%

0.4

0.3

0

0

14

10.5

12.1

6.1

26.5

18.4

90%

27.3

24.6

11.1

10

0

0

0

0

38.4

34.6

Light Industry

90%

0

0

4

3.6

0

0

0

0

4

3.6

Convenience
Centre
Total

90%

0

0

0

0

0

0

1

0.9

1

0.9

109

73.1

44

23.7

23.4

16.8

157

77.1

333.4

192.7

Disc
Impervious
Area

65.1

18.4
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Based on the above analysis, the apportionment of the cost of the required waterways
infrastructure (as a rate per impervious hectare) in each Contribution Area is shown below:
Table 6.6: Waterways Management Infrastructure Costs Per Impervious Hectare
Component

Infrastructure Infrastructure Infrastructure Infrastructure
Contribution
Contribution
Contribution
Contribution
Area 1
Area 2
Area 3*
Area 4
Augmentation works
$16,479
$16,479
$16,479
$56,431
Land & Dwelling acquisition
$20,794
$20,794
$20,794
$20,794
Total (1999)
$37,273
$37,273
$37,273
$77,225
* The Hemmant catchment (Contribution Area 3) has not been analysed so the Gumdale-Tingalpa
(Contribution Area 1-2) catchment contribution has been adopted representing the minimum likely
contribution.

Appendix A provides a detailed breakdown of the Waterways cost apportionment
methodology.

6.6 WATERWAYS INFRASTRUCTURE CONTRIBUTION
The total number of water infrastructure contribution units for each development type on a
per hectare basis is defined in Table 6.7.
Table 6.7: Waterways Infrastructure Contribution Per Developable Hectare (ICUs/Ha)
Development
Type
Very Low
Residential
Low Density
Residential
Mixed Housing
Mixed & Attached
Housing
General Industry
Light Industry
Convenience
Centre

Contribution Area Contribution Area Contribution Area Contribution Area
1
2
3
4
7,584/Ha

7,584/Ha

N/a

15,445/Ha

18,959/Ha

18,959/Ha

18,959/Ha

38,613/Ha

26,542/Ha

26,542/Ha

26,542/Ha

54,058/Ha

28,438/Ha

N/a

28,438/Ha

57,919/Ha

34,126/Ha
N/a

34,126/Ha
34,126/Ha

N/a
N/a

N/a
N/a

N/a

N/a

N/a

69,503/Ha
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7

TRANSPORT INFRASTRUCTURE

7.1

DESIRED STANDARDS OF SERVICE

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

7.2

DEMAND UNIT

Table 7.1 defines the daily trip end rate per hectare for each development type.
Table 7.1: Daily Trip End Rate for Transport Infrastructure
Development Type
Very Low Residential
Low Density Residential
Mixed Housing
Mixed & Attached Housing
General Industry
Light Industry
Convenience Centre

7.3

Daily Trip End/Ha
16
90
90
145
200
200
225

PREVIOUS STUDIES AND REPORTS

The analysis presented here refers to various studies undertaken previously by BCC, refer to
Bibliography.

7.4

EXISTING NETWORK

The functional characteristics of the existing road system are generally defined by the Road
Hierarchy Plan.
This Plan is central to the establishment of policy decisions regarding the planning,
management, and maintenance of the road system and facilitates the development of a safe
and efficient transport network. The classification of roads within the Road Hierarchy Plan
have been developed based on analysis of existing and likely future land uses and the
existing functions of and traffic volumes on the transport infrastructure.
The Road Hierarchy Plan for the Wakerley study area is included in Figure 7.1.
The majority of the existing roads throughout the study area are operating at LOS A & B (due
mainly to the large land areas still undeveloped and the relatively small traffic volumes) with
some of the arterials such as Greencamp Road, Manly Road and Rickertt Road operating at
LOS C (and occasionally LOS D during peak periods).
When the current vacant lands develop and increased traffic volumes result, the level of
service experienced by road users will decrease if augmentation works are not undertaken.
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7.5

FUTURE NETWORK

It is intended to progressively upgrade all major roads adjacent to and within the Wakerley
Study area. Development on land abutting these roads will be required to provide land to
facilitate road widening to accommodate a typical ultimate right-of-way cross section of
33.0m with the exception being the Tilley Road extension which is to have a typical right-ofway cross section of 40.0m.
The suburban routes through the area comprise:
•
New Cleveland Road
•
Tilley Road (between the Tilley Road extension and Greencamp Road)
•
Ermelo Road
•
Wondall Road
The district access routes immediately surrounding the area comprise:
•
Arenga Street
•
Basella Street
•
Caladium Street
•
Dianthus Street
Each of these roads has a rural environment except for the southern end of Caladium Street
where residential development has started to occur. Each of these District Access Routes
will be upgraded. Development on land abutting these roads will be required to provide land
to facilitate road widening to accommodate a typical ultimate right-of-way cross section of
23.0m.
Construction or upgrades on Neighbourhood Access and Local Access roads internal to the
Wakerley LPA will be the responsibility of individual developers and are not considered in the
PSP. The cost of these works will not reduce the Infrastructure Contribution payable.
The transport infrastructure works in and around the Wakerley Study area are listed in Table
7.2 and shown on Figure 7.2.
Table 7.2 includes estimated costs for the works which include costs for resumption for road
purposes.
The augmentation works were based on selected road planning schemes that through a
transport modelling process were identified as being used by from traffic generated within the
Wakerley PSP area.
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7.6

CALCULATION OF TRANSPORT FLOWS

For purposes of transport analysis, the Wakerley Study Area was further split up into 5 traffic
zones, shown in Figure 7.3 and described as follows:
Transport analysis zone W1
Transport analysis zone W2
Transport analysis zone W3
Transport analysis zone W4
Transport analysis zone W5

-

Wakerley Central
Wakerley North
Wakerley South
Wakerley West
Wakerley Industrial

The population figures used in the transport contributions calculations were based on the
figures derived from the Queensland Small Area Model (QSAM) and from the recently
completed Wakerley Local Plan. The QSAM figures were used as a base population for the
area which were then projected forward to future design horizons following the outcomes of
the Local Plan and the estimated “build out” timeframes.
This demographic data was then used as input into an EMME/2 Strategic Transport Model
for the years 1999, 2011 and 2020 to determine the generation and distribution of vehicle
trips. The use of the EMME/2 transport model allows the traffic generated by development
within Wakerley to be extracted from all other traffic on the surrounding road system.
Figure 7.4 shows the existing daily traffic volumes on the surrounding road system. Figures
7.5 to 7.7 show the distribution of traffic generated from Wakerley onto the surrounding road
system in the years 1999, 2011 and 2020.

7.7

FUTURE DEMAND AND COST APPORTIONMENT

The method of apportionment takes into account the proportion of Wakerley traffic compared
to total traffic utilising the new / upgraded piece of infrastructure.
Table 7.3 shows for each item the amount and proportion of traffic generated by Wakerley
and the cost to be apportioned to Wakerley. The total cost of road/pathway/cycleway
infrastructure attributable to Wakerley is $9 M.
There are a number of arterial and suburban routes, which surround the Wakerley study
area, that carry a significant proportion of through moving traffic. That is, traffic that does not
have either an origin or destination within Wakerley. A significant proportion of the traffic
using these routes has been generated from areas outside of Council’s control (i.e. Redland
Shire). Therefore, there is a proportion of the cost involved in constructing the augmentation
works that will not be recovered from Planning Scheme Policies within Brisbane.
The requirement for transport infrastructure is dependent on the number of vehicles using
that infrastructure. Daily trip end generation rates have therefore been used to apportion the
cost of transport infrastructure to the various land users within the Wakerley LPA. The total
daily trip generation for the Wakerley PSP is shown in Table 7.3.
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Table 7.4: Daily Trip End Generation
Land Use

Trip Generation
(trips/ha)
16
90
90

Area (Ha)

Trips

Very Low Residential
42.5
680
Low Density Residential
125.7
11,313
Mixed Housing
95.3
8,577
Mixed & Attached
26.5
145
3,843
Housing
General Industry
38.4
200
7,680
Light Industry
4
200
800
Convenience Centre
1
225*
225
Total
333.4
33,123
* The daily trip rate has been modified to take into account primary trip making (50%) only. The
number of trips has been further reduced to 15% to take into account the local nature of primary trip
making (1.5km) compared to the general trip making for Wakerley (12km) on which the
usage/contributions have been based.

The cost attributable to Wakerley based on a per daily trip end is $343.
Appendix B provides a detailed breakdown of the Transport cost apportionment
methodology.

7.8 TRANSPORT INFRASTRUCTURE CONTRIBUTION
The total number of transport infrastructure contribution units for each development type on a
per hectare basis is defined in Table 7.5.
Table 7.5: Transport Infrastructure Contribution Per Developable Hectare (ICUs/Ha)
Development
Type
Very Low
Residential
Low Density
Residential
Mixed Housing
Mixed & Attached
Housing
General Industry
Light Industry
Convenience
Centre

Infrastructure
Infrastructure
Infrastructure
Infrastructure
Contribution Area Contribution Area Contribution Area Contribution Area
1
2
3
4
5,483/ha

5,483/ha

N/a

5,483/ha

30,844/ha

30,844/ha

30,844/ha

30,844/ha

30,844/ha

30,844/ha

30,844/ha

30,844/ha

49,693/ha

N/a

49,693/ha

49,693/ha

68,542/ha
N/a

68,542/ha
68,542/ha

N/a
N/a

N/a
N/a

N/a

N/a

N/a

77,110/ha

18/06/2007

38

8

COMMUNITY PURPOSES (PRL & IMPROVEMENTS)

8.1

DESIRED STANDARDS OF SERVICE

The DSS for Public Recreation Land (PRL) and Improvements is generally in accordance
with Council’s policies and are defined in terms of Planning Criteria, User Benefit and
Environmental Effect in the Infill Community Purpose Infrastructure Contributions PSP.
Variation to the DSS pertains to the size of parkland areas (design criteria). The actual area
of parkland has been based on detailed investigation undertaken as part of the Wakerley
Local Plan process.

8.2

UNIT OF DEMAND

Table 8.1 defines the conversion rate that is to be used in determining the number of
equivalent tenements for each development type.
Table 8.1: Equivalent Tenement Rate for PRL & Improvements
Development Type
Very Low Density Residential
Low Density Residential
Mixed Housing
Mixed & Attached Housing
General Industry
Light Industry
Convenience Centre

ETs/Ha
2
10
15
25
2.5
2.5
2.5

8.3 PREVIOUS STUDIES AND REPORTS
The analysis presented here refers to various studies undertaken previously by BCC, refer to
Bibliography.

8.4 EXISTING NETWORK
Within the Wakerley Local Plan Area there are four local parks covering a total area of 5.9
hectares and one district park of 4.08 hectares in size. This provides a total area of 10
hectares of parkland. Based on the current population (1,188 people) for the area this
equates to 8.5 hectares of parkland for every 1,000 people. This existing standard of service
more than adequately serves the needs of the local community.

8.5 FUTURE NETWORK AND DEMAND
It is expected that the population for the area will reach approximately 8,500 people by the
year 2012. Based on Council’s standard of service for park provision (4 hectares of parkland
per 1,000 people), an additional 24 hectares of parkland will be required.
Within the Wakerley LPA, there are opportunities to provide an additional 24.2 hectares of
public recreation land (20.2 hectares of local parkland and 4 hectares of district parkland)
bringing the total parkland area to 34 hectares. This is in accordance with the desired
standard of provision.
The recreational needs of workers from within the LPA also require consideration. The main
employment areas are in the central west. These include approximately 38 hectares of
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developed land for general Industry purposes, and to the south of this, approximately 4
hectares of undeveloped Light Industrial designated land.
Unless further industrial development occurs in the "General Industry" area designation no
park infrastructure or contributions will be required. Provision of recreation land would have
been determined under the relevant Town Planning provisions at the time that the original
development was submitted to Council for approval.
As mentioned previously, there are 4 hectares of undeveloped Light Industrial zoned land
within the LPA. Based on figures provided by the Department of Employment, Education and
Training, there are generally 25 employees per hectare of light industrial land. This means
that there is likely to be 100 new employees within the LPA. It is considered that the amount
of parkland required to service these employees (0.1 hectare) will be accommodated in the
existing and proposed park areas. Accordingly the ETs generated from the development of
Light Industry land have been included in the cost apportionment process.
Table 8.2 defines the total number of ETs for which the cost of Public Recreational Land and
Improvements will be distributed over.
Table 8.2: Projected ETs by Infrastructure Contribution Area (Base Year 2000)

Land Use
Very Low Residential
Low Density
Residential
Mixed Housing

Infrastructure
Contribution
Area 1
ETs/Ha Area
ETs
(Ha)
2
6.2
12

Infrastructure
Contribution
Area 2
Area
ETs
(Ha)
16
22

Infrastructure
Contribution
Area 3
Area
ETs
(Ha)
0
0

Infrastructure
Contribution
Area 4
Area
ETs
(Ha)
20.3
41

Total

Area
(Ha)
42.5

ETs
75

10

27.9

279

10.7

107

1.6

16

81.5

815

121.7 1217

15

27.2

408

2.2

33

7.8

117

38.1

498

75.3

1054

Mixed & Attached
Housing
Sub Total

25

0.4

10

0

0

14

350

12.1

215

26.5

527

61.7

709

28.9

162

23.4

483

152

1569

266

2923

General Industry

2.5

0

0

0

0

0

0

0

0

0

0

Light Industry

2.5

0

0

4

10

0

0

0

0

4

10

Convenience Centre

2.5

0

0

0

0

0

0

1

3

1

3

0

0

4

10

0

0

1

3

5

14

61.7

709

32.9

172

23.4

483

153

1572

271

2936

Sub Total
Total

8.6 LOCATION OF FUTURE PARKS
The desired location and size of future parks for Wakerley are illustrated in Figure 8.1.
Details on the requirements for each park type are described in detail as follows:
8.6.1 Local Parks
To meet future community needs, an additional 20 local parks covering an area of 20.2
hectares should be provided within the Wakerley LPA. These have been relatively evenly
distributed across the study area to ensure that all residential areas are within 500m walking
distance of a local park. In some cases, these parks have been positioned so that they form
a buffer to or link between areas with ecological significance such as bushland areas or
waterway corridors.
In the Wakerley LPA, there is no need to apportion costs for the provision of local parks to
developers outside the area for the following reasons:
•
Major roads (including Manly Road, New Cleveland Road and Green Camp Road)
surround the LPA. Given that local parks are generally “walk to” parks, these roads
may act as a barrier between adjoining residential areas, thereby confining use of local
parks to within the LPA.
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•

The generally even distribution of local parks should act as a disincentive for local
residents to use local parks outside the LPA. Furthermore, residents living outside, but
adjacent to the LPA should find that the provision of local parks outside the LPA should
adequately serve their needs. The only exception to this is the area to the south of the
LPA. However, this land is within an Environmental Protection Area and residential
densities are likely to remain low.

8.6.2 District Parks
An additional four hectare district park is identified in the south-eastern section of the study
area to serve the formal recreational needs of incoming residents. It is intended that this park
will complement the existing district park on Dianthus Street (which is to be developed for
sporting purposes) and other district sporting facilities beyond the LPA.
In the Wakerley LPA, there is no need to apportion costs for the provision of the proposed
district park to developers either within or outside the area because the proposed park is in a
central and accessible location to residents within the LPA. Although its catchment
(approximately 1.5km) extends partly beyond the south and east boundaries of the study
area, population densities in these areas are low.
8.6.3 Regional Parks
There are no proposed regional parks within the area. This region of the City is already well
serviced with regional parks offering a wide spectrum of informal and formal recreation
opportunities.
In calculating Infrastructure Contributions in this document, the philosophy supply has been
adopted to not include existing facilities. Therefore, no contribution towards Regional Parks
has been included.
8.6.4 Metropolitan Parks
Metropolitan parks are intended to serve the higher order needs of the community over the
entire metropolitan area and are not considered to be for “local community purposes” and so
have not been included.

8.7

PARK REMEDIAL WORKS

Standard of Public Recreation Land
There are a number of remedial works that are permitted to be undertaken to bring land
designated for public recreation purposes to a satisfactory standard. These are described in
the Infrastructure Charging Guidelines prepared by the Department of Local Government and
Planning (1998). Within the Wakerley LPA, remedial works range from:
•
Provision of electricity and water to park boundaries;
•
Removal of car bodies and other rubbish;
•
Removal of environmental weeds;
•
Providing an appropriate grade and surface for recreation areas; and
•
Provision of fire breaks and fire tracks.
Officers from the Local Assets Services Section of the Council have assessed the proposed
parkland areas within the Wakerley area. These officers have more than 10 years experience
in the field of costing and coordinating remedial works to land provided by developers for
parkland purposes. The officers have assessed more than 75% 3 of the parks in the LPA area

3

Not all parks could be assessed due to access constraints, (ie some of these parks were on private property and located well
away from constructed roads). Furthermore, it was considered more time and cost effective to provide an average cost for
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and have determined that it will cost an average of $38,500 per hectare to bring these parks
to an adequate standard of service (refer to Table 8.3).
Table 8.3: Costs to Undertake Remedial Works to Parks
Item
A: LOCAL SPORTS PARK AS DESIGNATED IN THE LAOP
Demolition and rubbish removal: fence removal, debris and
rubbish removal (Building removal separate item).
Earthworks: remove vegetation and 150mm of top soil, stockpile
and respread. Cut and fill. Grade.
Resurface: Cultivate to 150mm, spread 50mm topsoil. Fertilise
and seed.
Drainage: Provide stormwater pipes or agricultural drains.
Provide connections to storm water pits.
Service connections: Provide water and electricity connections
to park boundary.
Vehicle Barriers: Provide fencing to prevent vehicular access.

Quantity

Amount ($)
1,500

10,000sq metres

15,000
1,500
6,000
6,000

Average of 200
metres per park
Sub Total

Site Management Plan 4 (10% of work)

5,000
35,000
3,500

5

Contingency 10%

3,500
Total

42,000

Total

34,800

Total

From $3.25 per sq.
metre for 10,000 sq.
metres to $4.00 for
5,000 square metre

Total

24,000

B: LOCAL PARK ( greater than 1 hectare in size)
Items and costs are the same as above, with the exception of
Drainage ($6,000 per hectare) which has been excluded. This is
not an essential item as the use of these parks will be generally
for informal rather than formal purposes.

C: LOCAL PARK (between 0.5 and 1 hectare)
The cost of remedial works are based on a sliding scale where
the economies of scale mean that smaller parks are more costly
to develop.

D: LOCAL PARK 5,000 square metres or below standard rate
E: NATURE PARK
Demolition and rubbish removal: Rubbish and car body removal.
Fencing: Provide fencing to prevent vehicular access (4wheel
drives and trail bikes in particular).
Firebreaks: Provide firebreaks around site boundary.
Reinstatement works: Control erosion and revegetate. Provide
signage and fencing for revegetated areas.
Clearing: Clear understorey and make accessible and safe to
public.
Services: Provide service connections for water and electricity.

2,000
12,000
800
5,000
5,000
8,000
Subtotal

Site Management Plan (10% of works)

32,800
3,280

remedial works for parks, rather than a detailed assessment, as the exact location of individual parks may change at the time of
subdivision.
4
A site management plan is required to ensure that resources are properly planned for and allocated prior to remedial works
being undertaken. It will also ensure that works are undertaken in a cost-effective and integrated manner.
5
Whilst every care has been taken to accurately determine the average costs to remediate parks, some costs will be more
easily determined when the work is in progress. Factors that may impact on the costs of remedial works may include ease of
access for machinery, topography and the ease to which buildings and other structures can be demolished. A contingency
contribution is required to cover any additional work that may arise as a result of these unknown factors.
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Contingency (10% of works)

3,280
Total

8.8

39,360

PARK IMPROVEMENT COSTS

Officers from the Local Assets Services Section of the Council have assessed the need for
park facilitates associated with parkland areas within the Wakerley area. The improvement
costs for the four categories of park are present in Table 8.4 with total estimated costs shown
is Table 8.5.
Table 8.4: Park Improvement Costs
Item

Cost $

LOCAL SPORTS PARKS ($/1.2 Hectares)
Landscape Development Plan

5,000

Car Parking

28,000

Laser levelling top dressing 1.2 hectare oval

15,000

Lighting

30,000

Irrigation

10,000

Seating/ Shade Shelters

15,000

Shade trees 20 x 45litre

2,000

Total (Per 1.2 Hectares)

105,000

Total (Per 1 Hectare)

87,500

LOCAL PARK/DISTRICT PARK OVER 1 HECTARE (4 Hectare Std)
Play Equipment with 4 Mature trees

22,000

Picnic shelter

20,000

Picnic setting (Seating, Bins, BBQ, Drinking Fountain, Litter bins)

15,000

Lighting x 3

9,000

Tree planting 100 x 300mm pots per hectare 20 x 45 litre

4,500

Landscape Plan

5,000

Car park 10 bays

28,000

Access pathways 50 metres

3,000

Toilet

60,000

Total (Per 4 Hectares)

166,500

LOCAL PARK UNDER 1 HECTARE
Play equipment toddlers and age 3-5

10,000

Wood BBQ

1,000

Shade shelter seating bubbler bins

15,000

Mature trees x 4 and 20 x 300mm trees

2,500

Lighting x 1

3,000

Access pathway

1,000

Total (Per 1 Hectare)

32,500

NATURAL PARK
Picnic Setting, BBQ, Seating Tables Water Bubbler etc

16,000

Access boardwalk 50 metres $120 per linear metre

6,000

Access pathways

1,000

Interpretive signage

20,000

Bush Tracks

15,000

Total (Per 1 Hectare)

58,000
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Table 8.5: Park's Improvement Costs
Park Use
Sports Park
Local Park (> 1 ha)
Local Park (0.5-1 ha)
Local Park
Natural
Total

8.9

Cost/ha*
$87,500
$41,625
$32,500
$32,500
$58,000
-

Area (Ha)
5
4.1
6.1
2.5
6.5
24.2

Cost
$437,500
$170,663
$198,250
$81,250
$377,000
$1,264,663

PARK ACQUISITION COSTS

The value of land in the Wakerley area has been estimated on an 'englobo' basis for land.
Estimated land values have been applied to the Wakerley park areas as shown in Table 8.6.
Actual land acquisitions will be based on fair market value at time of acquisition.
Table 8.6: Estimated Parks Acquisition Costs
Infrastructure Item
Cost*
Hectares
Total
Land Acquisition
$250,000
24.2
$6,050,000
($250,000)
Total
$6,050,000
*Estimate only, land and dwelling valuations will be based on fair market value at time of acquisition.

8.10 COMMUNITY PURPOSES COST APPORTIONMENT
The total cost of open space acquisitions is summarised in Table 8.7.
Table 8.7: Parks Cost
Type
Local Sports
Park
Local
Park/District
>1 Ha
Local Park
(0.5 - 1 ha)
Local Park
(<0.5)
Natural Park
(Active)
Dwelling
Acquisition
Total

Remedial
Parks
Acquisition
Sub Total Sub Total Sub Total
Total Ha
Works
Facilities
(per Ha)
RW
PF
Acquisition
(per Ha)
(per Ha)

Total

$42,000

$87,500

$250,000

5

$210,000

$437,500

$1,897,500 $1,897,500

$34,800

$41,625

$250,000

4.1

$142,680

$170,663

$1,338,343 $1,338,343

$35,260

$32,500

$250,000

6.1

$215,086

$198,250

$1,938,336 $1,938,336

$48,000

$32,500

$250,000

2.5

$120,000

$81,250

$39,360

$58,000

$250,000

6.5

$255,840

$377,000

$826,250

$826,250

$2,257,840 $2,084,160
$150,000

24.2

$943,606

$1,264,66
$6,050,000 $8,408,269
3

This cost must be distributed over future development in the area that will use the parkland.
From Table 8.7, this can be seen to be 2,936 ET. The infrastructure contribution is thus
$2,864/ET for parkland and embellishments. For the case of calculation of infrastructure
contribution for open space, neither the cost of acquiring parkland nor the demand has been
discounted to present values. It is likely that most of parks will be acquired by BCC will occur
at the time of development so that discounting cost and demand will have little effect on the
total infrastructure contribution. Appendix C provides a detailed breakdown of the parkland
and improvements cost apportionment methodology.
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8.11 COMMUNITY PURPOSES INFRASTRUCTURE CONTRIBUTION
The total number of community purposes infrastructure contribution units for each
development type on a per hectare basis is defined in Table 8.8.
Table 8.8: Community Purposes Infrastructure Contributions Per Developable Hectare
(ICUs/Ha)
Development
Type
Very Low
Residential
Low Density
Residential
Mixed Housing
Mixed & Attached
Housing
General Industry
Light Industry
Convenience
Centre

Infrastructure
Infrastructure
Infrastructure
Infrastructure
Contribution Area Contribution Area Contribution Area Contribution Area
1
2
3
4
5,729/Ha

5,729/Ha

N/a

5,729/Ha

28,643/Ha

28,643/Ha

28,643/Ha

28,643/Ha

42,965/Ha

42,965/Ha

42,965/Ha

42,965/Ha

71,608/Ha

N/a

71,608/Ha

71,608/Ha

7,161/Ha
N/a

7,161/Ha
7,161/Ha

N/a
N/a

N/a
N/a

N/a

N/a

N/a

7,161/Ha
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9

INFRASTRUCTURE CONTRIBUTIONS

9.1

SUMMARY
OF
INFRASTRUCTURE
CONTRIBUTIONS
FOR
EACH
INFRASTRUCTURE NETWORK
Tables 9.1-9.3 provide a summary of infrastructure contributions for each infrastructure
network.
Table 9.1: Waterways Infrastructure Contributions Per Developable Hectare (ICUs/Ha)
Development
Type

Infrastructure
Infrastructure
Infrastructure
Infrastructure
Contribution Area Contribution Area Contribution Area Contribution Area
1
2
3
4

Very Low
Residential
Low Density
Residential
Mixed Housing
Mixed & Attached
Housing
General Industry
Light Industry
Convenience
Centre

7,584/Ha

7,584/Ha

N/a

15,445/Ha

18,959/Ha

18,959/Ha

18,959/Ha

38,613/Ha

26,542/Ha

26,542/Ha

26,542/Ha

54,058/Ha

28,438/Ha

N/a

28,438/Ha

57,919/Ha

34,126/Ha
N/a

34,126/Ha
34,126/Ha

N/a
N/a

N/a
N/a

N/a

N/a

N/a

69,503/Ha

Table 9.2: Transport Infrastructure Contributions Per Developable Hectare (ICUs/Ha)
Development
Type

Infrastructure
Infrastructure
Infrastructure
Infrastructure
Contribution Area Contribution Area Contribution Area Contribution Area
1
2
3
4

Very Low
Residential
Low Density
Residential
Mixed Housing
Mixed & Attached
Housing
General Industry
Light Industry
Convenience
Centre

5,483/Ha

5,483/Ha

N/a

5,483/Ha

30,844/Ha

30,844/Ha

30,844/Ha

30,844/Ha

30,844/Ha

30,844/Ha

30,844/Ha

30,844/Ha

49,693/Ha

N/a

49,693/Ha

49,693/Ha

68,542/Ha
N/a

68,542/Ha
68,542/Ha

N/a
N/a

N/a
N/a

N/a

N/a

N/a

77,110/Ha

Table 9.3: Community Purposes Infrastructure Contributions Per Developable Hectare
(ICUs/Ha)
Development Type
Very Low Residential
Low Density
Residential
Mixed Housing
Mixed & Attached
Housing
General Industry
Light Industry
Convenience Centre

Infrastructure
Contribution
Area 1
5,729/Ha

Infrastructure
Contribution
Area 2
5,729/Ha

Infrastructure
Contribution
Area 3
N/a

28,643/Ha

28,643/Ha

28,643/Ha

28,643/Ha

42,965/Ha

42,965/Ha

42,965/Ha

42,965/Ha

71,608/Ha

N/a

71,608/Ha

71,608/Ha

7,161/Ha
N/a
N/a

7,161/Ha
7,161/Ha
N/a

N/a
N/a
N/a

N/a
N/a
7,161/Ha
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9.2

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.

9.3

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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