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1. Background 
 
The Bowen Hills Priority Development Area (PDA) was declared on 28 March 2008 under the 
Urban Land Development Act 2007 (since repealed and replaced with the Economic Development 
Act 2012).  The PDA is approximately 108 hectares bound by Bowen Bridge Road and Enoggera 
Creek to the west, the Mayne Rail Yards and Breakfast Creek to the north, Water Street and St 
Pauls Terrace to the south and Breakfast Creek, Cintra Road and Markwell Street to the east 
(Appendix A).  
 
The Bowen Hills PDA Development Scheme (the development scheme) is applicable to all land 
within the boundaries of the PDA and PDA-associated land. The development scheme became 
effective on 3 July 2009. An amendment to the development scheme was approved on 1 April 
2010. A further amendment to the development scheme was approved on 21 June 2019 .  
 
The Development Charges and Offsets Plan (DCOP) addresses the delivery of trunk infrastructure 
to service the growth provided for in the development scheme for the water supply, sewerage, 
stormwater, transport, parks and community facilities networks. The DCOP includes infrastructure 
charges, schedule of works of trunk infrastructure and mapping which identifies trunk infrastructure 
upgrades or new trunk infrastructure required to be delivered in the PDA to 2031.    
 

 Purpose of Infrastructure Planning Background 
Report (IPBR) 

This IPBR documents information relevant to infrastructure planning and development charging for 
the Bowen Hills PDA. The report will assist users of the infrastructure plan within the development 
scheme and the DCOP to understand how infrastructure planning was undertaken and how 
development charges were determined.   

Additionally, Section 4 of this report outlines the Desired Standard of Service (DSS) for the Bowen 
Hills PDA. The DSS is a summary of the trunk and non-trunk design standards used to inform the 
planning of the infrastructure networks in Bowen Hills. These standards also provide guidance to 
applicants of the form, type and arrangement of infrastructure that is likely to be acceptable to EDQ 
in the Bowen Hills PDA.  
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2. Growth projections 
 Introduction 

The projections of future residential and non-residential growth in the Bowen Hills PDA provide a 
consistent basis for the planning of infrastructure to service the PDA. The following section is a 
summary of the growth projections prepared for the PDA.  

 Growth projection years 
The Bowen Hills growth projections were prepared for:  

• the base date 2016 and the following projection years: 

o 2021 

o 2026 

o 2031 

o ultimate development 

 Potential development capacity 
The ultimate potential development capacity that may be achieved on premises within the PDA was 
calculated based on the type and density of development allowable under the development scheme 
(the planned density), taking into account factors such as heritage listings, existing development and 
plot size to determine a likely development outcome.  Following calculation of the potential 
development yield (in Gross Floor Area (GFA) per m²), these areas were then distributed between 
various land uses (commercial, retail, industrial and residential), in accordance with the GFA 
distribution table (Appendix B).  Residential floor space was further distributed to small, medium and 
large dwellings on the basis of assumptions in relation to average dwelling size (Appendix B). 

The plot ratios and dwelling size assumptions are averages and they recognise that development 
may occur in individual circumstances at higher or lower densities. Appendix B states the plot ratios 
and GFA distribution assumptions applied to land within each zone and precinct within the PDA 
unless otherwise overridden. 

 Development constraints 
The projected growth for the PDA has been calculated taking into consideration known development 
constraints which may limit the potential yield of land.  Absolute constraints (such as flooding, height, 
etc.) were addressed as part of the PDA development scheme.  Further constraints, such as heritage 
buildings, and current approvals / recent developments were also taken into account to ensure the 
potential development yield of these sites was not over-estimated. 

 Growth rates 
The assumed rate of growth for residential and non-residential development was determined based 
on the medium series growth scenario within the Property Market Research – Bowen Hills and 
Northshore Hamilton PDAs report prepared by Foresight Partners Pty Ltd and further refined in terms 
of location in the Bowen Hills Yield Analysis Report, prepared by Urbis in July 2016.  
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Existing population and non-residential GFA has since been refined through assessment of BCC’s 
Land Use Activity Dataset (LUAD), BCC’s register of existing land uses.  Further detail on the 
methodology used to determine and allocate growth projections is provided in the Bowen Hills Yield 
Analysis Technical Note 2018 prepared by Integran (Appendix C).  

 Growth projections summary 
The growth projections for the PDA are summarised in Table 2 and Table 3. 

Table 2 — Residential dwellings and non-residential floor space projections 
Column 1 
Description 

Column 2 
Projections by year 
2016 2021 2026 2031 Ultimate 

development 

Residential 
dwellings 2,064 4,760 5,515 6,270 22,646 

Non-residential 
floor space (m2 
GFA) 

315,700 343,792 356,499 369,503 1,094,259 

 

Table 3 — Population and employment projections  
Column 1 
Description 

Column 2 
Projections by year 
2016 2021 2026 2031 Ultimate 

development 

Population 3,612 8,330 9,651 10,973 39,630 

Employment 11,326 12,784 13,323 13,861 46,323 
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3. Demand projections 

Growth projections are converted into demand projections to enable infrastructure planning to be 
undertaken.  

Networks express demand using different demand units. The demand units used by each local 
network in the PDA are as follows: 

• for the water supply network, equivalent persons (EP) 

• for the sewerage network, equivalent persons (EP) 

• for the stormwater quantity network, dwellings 

• for the transport network, trips per day (trips) 

• for the parks and community facilities network, persons 

The demand generation rates used by each network to convert growth projections into demand are 
stated in Appendix D. 

The demand projections for each network are stated in Appendix E. 
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4. Desired standard of service 
 

 Water supply 
The Desired Standard of Service (DSS) for the water supply network is as per Queensland Urban 
Utilities’ (QUU) DSS contained in the QUU Water Netserv Plan, as may be amended from time to 
time. The latest Standards can be accessed on the QUU website. 

 Sewerage  
The DSS for the sewer supply network is as per QUU’s DSS contained in the QUU Water Netserv 
Plan, as may be amended from time to time. The latest Standards can be accessed on the QUU 
website. 

 Stormwater  
The DSS for the stormwater network is as per BCC’s Local Government Infrastructure Plan, as may 
be amended from time to time.  Refer to the Brisbane City Plan 2014, Part 4, section 4.5.4 for 
additional detail. 

 Transport 
EDQ have adopted BCC’s DSS, as per the Local Government Infrastructure Plan, for all transport 
networks, as may be amended from time to time. However, where BCC’s DSS is in conflict with the 
following standards, the standards listed below prevail:  

• the road hierarchy (Appendix F) 

• the cross sections (Appendix F)  

• the verge standards (Appendix F) (the verge standards also prevails over the cross 
sections where they are inconsistent)   

• the Department of Transport and Main Roads Technical Note 128 Selection and Design of 
Cycle Tracks.  

 Parks and community facilities 
EDQ have adopted BCC’s DSS for the parks and land for community facilities network contained in 
the Brisbane City Plan 2014, as may be amended from time to time.  The latest Standards can be 
accessed on the BCC website. 

http://eplan.brisbane.qld.gov.au/
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5. Infrastructure planning 
 

 Planning horizon  
The infrastructure plans for the Bowen Hills PDA have a planning horizon of 2031. This horizon 
was chosen to align with the planning horizon in QUUs’ Netserve Plan and BCC’s Priority 
Infrastructure Plan. The objective of aligning the planning horizon with surrounding areas was to 
provide a coordinated approach to infrastructure delivery and to capitalise on infrastructure delivery 
efficiencies where possible.  

In June 2018, BCC adopted a Local Government Infrastructure Plan which includes a 10 year 
planning horizon for financial modelling purposes. However, much of BCC’s 2031 planning is still 
available and where possible integration between BCC and EDQ planning has occurred.     

 Water supply 
Planning of water supply infrastructure to service development within the PDA is documented in the 
following report: 

• Water and Wastewater Network Analysis Report, Cardno, October 2018 (Appendix G) 

The key criteria which are the basis for the water network planning are outlined in the SEQ Water 
Supply and Sewerage Code (SEQ W&S D&C Code) and are summarised in Table 7. 

Table 6—Water supply network key DSS 

Parameter Standard 

Average Day Demand (AD) per EP, 
excluding NRW (Note: EP/ET conversion 
rate provided in separate tables from 
Water Service Provider) 

230 L/EP/d 

Estimated Non-Revenue Water (NRW) 30 L/EP/d 

Peaking factors: Low/med 
density res 

High 
density res 

CommercialiIndustrial 

MDMM/AD 1.5 1.5 1.5 

PD/AD 2 2 2 

PH/PD 2 1.75 1.4 

PH/AD 4 3.5 2.8 
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Parameter Standard 

Model parameters Per QUU advice modelling was undertaken on a static 
model using the following peaking factors: 

Residential: Residential-Sunday pattern Peak 1.89 
Non-residential: Non-residential pattern 1.49 

Unit demands: 

HDR Green Hill (residential): 205L/EP/d 
MNR Green Hill (non-residential): 185L/EP/d 

Pressure 

Normal operating conditions 

22 m at the property boundary 

Maximum allowable headloss (PH) 
(m/km) 

5m/km for DN ≤ 150 

3m/km for DN ≥ 200 

Emergency fire operating conditions 
(minimum residual mains pressures) 

12 m min in the main at the flowing hydrant 

6 m elsewhere in mains that have customer connections 

Positive pressure throughout 

Fire fighting 

(definitions as per glossary) 

Medium density urban (4-6 storeys): 

Greenfield 45 L/s for 4 hrs 
Brownfield 30 L/s for 4 hrs 

High density urban (>6 storeys):  

60 L/s for 4 hrs 

Commercial/industrial: 

Greenfield 45 L/s for 4 hrs 
Brownfield 30 L/s for 4 hrs 

Background demand 2/3 x residential peak hour demands 

plus 1 x non-residential peak hour demands. 

Population density Residential: 

Attached dwellings (townhouses, unit apartments 
etc.) = 1.79EP per unit 

Non-Residential: 

Major centre = 1.5EP per 100m² 
Future industry area = 0.3EP per 100m² 

 

 Sewerage 
Planning of sewerage infrastructure to service development within the PDA is documented in the: 

• Water and Wastewater Network Analysis Report, Cardno, October 2018 (Appendix G) 

The key criteria which are the basis for the sewerage network planning are outlined the SEQ Water 
Supply and Sewerage Code (SEQ W&S D&C Code) and are summarised in Table 7. 
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Table 7—Sewerage network key DSS 

Parameter Standard 

Average Dry Weather Flow 

(ADWF) 

For existing sewers : 210L/EP/d 

Proposed sewers: NuSewer 180 L/EP/d 

Peak Dry Weather Flow 
(PDWF) 

NuSewer - d x SF + GWI Where: 

SF = Sanitary Flow of 150L/EP/d 
GWI = Groundwater Infiltration of 30L/EP/d 

EP 30 300 600 1.2k 3k 12k 20k 50k 100k 500k 

d” 7.8 4.2 3.7 3.2 2.7 2.2 2.0 1.9 1.8 1.7 

Peak Wet Weather Flow 
(PWWF) 

Existing sewers: 5 x ADWF 

NuSewers: 

PWWF = PDWF + Rainfall Dependent Inflow(RDF) 
RDF = 360L/EP/d 

Gravity sewer requirements 
(conventional) 

- Roughness equation 

- Pipe friction coefficient 

Manning’s 

All smart sewers (Nu Sewer and RIGS) - n = 0.0128 

Gravity sewer requirements 

- Minimum pipe grades 

(subject to minimum 
velocity stated below) 

NuSewer (PE) Nominal Bore (mm) Slope 

110 100 House connection branch, one 
allotment only at 1:60 

160 150 

House connection branch and/or 
sewers for first 10 allotments: 

1:100 

Sewer after first 10 allotments 
1:180 (see note 1) 

250 225 1:300 

315 300 1:400 

400 375 1:550 

500 450 1:700 

 525 1:750 

630 600 1:900 

 675 1:1050 

800 750 1:1200 

Maximum depth of flow 75% d (at PWWF) 
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Parameter Standard 

Minimum velocity 
0.7m/s at PDWF 

Maximum: 3.0m/s (refer Cl 4.5.9.1 of the 2002 Sewer Code) 

Population density 

Residential: 

Attached dwellings (townhouses, unit apartments etc.) = 1.79EP 
per unit 

Non-residential: 

Major centre = 1.5EP per 100m² 
Future Industry Area = 0.3EP per 100m² 

 

 Stormwater 
It has been determined, through a stormwater modelling process, that there are no opportunities to 
provide trunk stormwater augmentations in the PDA that would yield a proportion benefit to the cost 
expended. As such, no stormwater trunk infrastructure has been planned to be delivered in the PDA 
up to 2031. 

 

 Transport 
Planning of transport infrastructure to service development within the PDA is documented in the 
Transport Master Plan, Point8, November 2018 (Appendix H) 

 

 Parks and community facilities 
Planning of parks and community facilities infrastructure to service development within the PDA 
was informed by the following reports: 

• Open Space Analysis, Ross Planning, April 2018 (Appendix I); 

• Community Infrastructure Needs Assessment, Ethos urban, May 2018 (Appendix J); and 

• Brisbane City Plan 2014 Priority Infrastructure Plan Extrinsic Material Community Purposes 
Network, June 2014. 

The reports concluded that given the existing urban development within the area, achievement of 
standardised provision or accessibility requirements of the DSS is not practicable within the spatial 
limitations of the PDA.  Therefore, EDQ have adopted a needs-based approach to determine 
requirements for parks and land for community facilities in the PDA.    

Table 8 outlines the key recommendations for meeting the open space and community facility needs 
of the projected Bowen Hills community.  
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Table 8—Parks network – open space requirement 

Experience Recommendation  Space/outcome required  

Open Space  

Play There is a need for additional play spaces for young people within the 
PDA to meet the needs of the future Bowen Hills community. 

New local recreation park to be developed on Mayne Road. Park to be focussed on the 
development of a major play space catering for toddlers, small children and older children. 
Park to be between 0.2ha-0.5ha 

Nature Due to the scale, density and highly urban nature of the proposed 
developments, there is a need to promote nature within the PDA. 
Elements of nature can be achieved through street tree plantings, 
edible street trees, planted nature strips, installation of green walls and 
entry statements to both residential and commercial buildings and 
precincts. 

Natural elements should be included within the public realm as well as the open space 
network wherever possible .  

Incorporate natural elements within residual lands (1b) and streetscaping treatments 
throughout the PDA 

Escape, break-out 
and relaxation 

Existing provision within Bowen Park is to be maintained. Additional 
open space (park) area with relaxation and break-out elements is 
required. Opportunity exists to encourage the inclusion of private and 
communal open space for escapism within developments. 

Develop Tufton Street urban plaza with elements of sensory escapism, relaxation and 
break-out. Also consider opportunities for public art . Embellish Hurworth Street Park 
with landscaping, seating and path . Develop new local recreation park on Mayne Road 
and include elements of escape, break-out and relaxation . Encourage the inclusion of 
private and communal open space for escapism within developments 

Exercise Perry Park, along with the numerous active spaces outside of the PDA, 
will provide for the formal, club-based sporting needs of the community. 
There is a need to improve conditions within the PDA for individuals to 
participate in personal or group training. The installation of an outdoor 
fitness station, provision of space for personal or group training is 
considered desirable. 

Develop an outdoor fitness station, connected to a path network in the Perry Park 
recreation node 

Socialisation Incorporate elements that support socialisation within all open spaces 
as well as the public realm. Public plaza areas should include open 
areas providing both shade and sunlit spaces. 

The appropriate development of urban plazas within residential precincts will provide 
suitable areas for socialisation 

Activity and hobby Continue to maintain Jeay’s Street Park as an open area with 
community garden. Promote existing community buildings such as the 
YMCA at Perry Park or the Brisbane Showgrounds for the community to 
undertake regular activity group meetings and events. Consider the 
need for a part-time dog off-leash area (not fenced) within the PDA. 

. Designate Mayne Road Park as an unfenced dog off-leash area 
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Experience Recommendation  Space/outcome required  

Connectivity  Plan and deliver local pathways and cycle links within the PDA to 
provide better connections to the existing network external to the PDA, 
namely the Riverwalk at Newstead, Enogerra Creek bikeway, and 
Gregory Terrace/ICB bikeway. Develop pathways and cycle links to 
connect to open space parcels. Utilise plantings within transport 
corridors to create green links. Encourage developments to provide 
connectivity through their sites 

Enhance the connectivity of Hurworth Street Park by developing a path. Create a green 
corridor by establishing a link (plaza) (0.1ha-0.2ha) linking Jeay’s Street with Brookes 
Street . Develop green ‘streets’ within the PDA to promote walking and cycling and to 
provide amenity and sense of place e.g. O’Connell Terrace, Mayne Road and Tufton 
Street 

Amenity and views  Investigate opportunities to soften the edges of key transport 
infrastructure (e.g. rail yards and Bowen Bridge road interchange). 

Undertake landscaping to buffer unattractive infrastructure 

Events, programs 
and community 
building 

Markets and events will be well catered for in the public realm (e.g. civic 
plazas). 

Ensure plazas are developed with open areas suitable for hosting markets and 
community events 

Community Facilities  

 Library, community meeting space and arts space (recommended to be 
delivered as multi-purpose hub) 

Branch library  

- At least 1,000 sqm GFA (however could be smaller if delivered as a hub). 

- Delivery after 2031 (subject to population growth). 
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6. Infrastructure costs 

The cost of infrastructure has been determined as follows.  

 Cost of land 
The cost of future infrastructure (land) was determined for each network as follows: 

• Water supply - no land component is applicable within the asset costings for water supply 
infrastructure proposed for the Bowen Hills PDA.  

• Sewerage - a land cost allowance of 13 per cent of construction costs has been included in 
the sewerage works infrastructure costings. 

• Transport, park and land for community facilities – The Valuer-General’s 2018/19 annual 
valuations (in accordance with the Land Valuation Act 2010) have been applied to determine 
the land values outlined in the schedule of works. It has been assumed that land contributions 
are vacant land, land under redevelopment or that the land contribution will not affect any 
existing structures. As such, the land values shown in the schedule of works are for 
unimproved land value only and do not account for impacts on existing buildings.    

Land values are subject to annual indexation using a three year rolling average of the 
Consumer Price Index (CPI).The land values included in the schedule or works (Appendix K) 
have been deescalated from FY2018/19 dollars to FY2016/17 dollars in accordance with the 
three year rolling average of the CPI.   

The cost of land for verge widening to meet the standard (as outlined in Appendix F) are 
excluded from the schedule of works as verge widenings to meet minimum standards are not 
considered trunk infrastructure works.  

 Cost of works 
The cost of future infrastructure (works) was determined for each network as follows: 

Water supply – Cost estimates were prepared by Cardno in the Water Supply Analysis report by 
utilising a unit rates methodology for costing.  These rates are detailed in Table 9. 

Table 9—Water supply network unit rates 

Asset description Unit rate  
cost (2016 dollars) / 
length(m)  

Adjustment factor applied to 
unit rates to account for 
construction in existing 
urban environments 

250mm Water Main $285 2.0 

300mm Water Main $368 2.0 

400mm Water Main $491 2.0 

Due to the terrain within the Bowen Hills PDA, a cost factor of 2.0 was applied to all assets, with 
costs provided in base year dollars. 

Sewerage – Cost estimates were calculated using both project costs and unit rates methodologies.   
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Asset S1 – was costed on a project cost basis to a total cost of $19,520,000. The costs allocated to 
the Bowen Hills PDA for the funding of the Major Sewer Bypass are 46.664 per cent of the total cost 
(Table 10).    

Table 10—S1 Major Sewer bypass cost allocation 

Cost allocation authority Cost 
apportionment 
share 

Share of S1 – RNA 
bypass sewer costs 
(2016 dollars) 

Alternative source  53.34% $10,411,226 

EDQ – Bowen Hills PDA 46.66% $9,108,774 

All other assets were costed by Cardno in the Wastewater Analysis report by utilising a unit rates 
methodology and adjustment factor methodology for costing.  These rates and factors are detailed 
in Table 11. 

Table 11—Sewerage network unit rates 

Asset description Unit rate  
cost (2016 dollars) / 
length(m)  

Adjustment factor applied 
to unit rates to account for 
construction in existing 
urban environments 

Asset S2 - 315mm Gravity Main $3,856 2.0 

Asset S3 - 315mm Gravity Main $4,530 2.0 

Asset S4 - 315mm Gravity Main $4,502 2.0 

Asset S5 - 315mm Gravity Main $3,372 2.0 

Asset S6 - 250mm Gravity Main $3,782 2.0 

Asset S7 - 500mm Gravity Main $3,893 2.0 

Asset S8 - 630mm Gravity Main $4,327 2.0 

Asset S9 - 315mm Gravity Main $3,432 2.0 

All costs are provided in base year dollars. 

Stormwater – No infrastructure has been identified. 

Transport – Project cost estimates prepared by Point8.  Costs provided in base year dollars. 

Parks and land for community facilities – Project cost estimates were provided by Ross Planning 
and Buckley Vann in the Open Space Analysis and Community Infrastructure Needs Assessment, 
respectively, with costs provided in base year dollars and exclusive of any other project owners costs 
or contingencies. 

 On-costs allowance 
On-costs represent the owner’s project costs and may include: 

• survey for the work 

• geotechnical investigations for the work 
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• strategic planning 

• detailed design for the work 

• project management, procurement and contract administration 

• environmental investigations for the work, and 

• portable long service leave payment for a construction contract for the work.  

The on-costs allowances that have been applied to infrastructure costs in the PDA are stated in 
Table 12. 

Table 12 - On-cost allowance 

Network On-costs allowance 

Water supply 15% 

Sewerage 15% 

Stormwater None applicable 

Transport 

On-cost allowances for the transport network were calculated for each 
infrastructure item, with costs ranging from 13.5% to 20%, in 
accordance with the Transport Master Plan, prepared by Point8.  
Exceptions to this exist where the Infrastructure Items costs have been 
further progressed through an agreement. 

Parks and community 
facilities 

On-costs for the parks and land for community facilities network are 
generally 10%. 

 

 Contingency allowance 
A contingency allowance is included in the cost of future infrastructure works to deal with known 
risks. The contingency allowance typically reduces in accordance with the level of planning 
undertaken for the infrastructure item. The level of contingency allowance applied for infrastructure 
works in each network are stated in Table 13.  

Table 13 - Contingency allowance 

Network Contingency allowance 

Water supply and 
sewerage 

Contingency allowances for the parks and community facilities network 
vary based on the modelled year of provision for each asset, as follows: 

• 0-5 years: 7.5% 
• 5-10 years: 15% 
• 10-15 years: 20% 
• Beyond 15 years: 25% 

Stormwater None applicable 

Transport 

All transport network items have been allocated a 20% contingency 
rate, in accordance with the Transport Master Plan, prepared by Point8.  
Exceptions to this exist where the Infrastructure Items costs have been 
further progressed through an Agreement. 

Parks and land for 
community facilities 

Contingency allowances for the parks and community facilities network 
vary based on the modelled year of provision for each asset, as follows: 
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• 0-5 years: 7.5% 
• 5-10 years: 15% 
• 10-15 years: 20% 
• Beyond 15 years: 25% 

Exceptions to this exist where the Infrastructure Items costs have been 
further progressed through an agreement. 

  



 

Bowen Hills PDA IPBR – June 2019  

7. Development charges  

Development charges are imposed on development in the PDA to fund trunk infrastructure and other 
services which have been provided or are planned to be provided to service the PDA. The following 
charges types make up a development charge and apply to development in the PDA. 

• Infrastructure charges; and 

• Value uplift charge. 

  

 Infrastructure charges 
The infrastructure charges fund the provision of trunk water supply, sewerage, stormwater, 
transport, parks and community facilities infrastructure. These charges have been calculated using 
a Schedule of Works Model to estimate future infrastructure expenditure.  The model utilises a 
discounted cash flow (DCF) methodology to reliably model expenditure against projected revenue 
from infrastructure charges.   

 Value uplift charge  
The value uplift charge assists in funding the provision of local infrastructure required to meet the 
increased impact on networks as well as programs and works which add value to the Bowen Hills 
community in areas such as affordable housing, community development, ecologically sustainable 
development, employment and innovation. This charge has been calculated using the following 
methodology: 

Value uplift charges apply only to development yield exceeding that which would be allowable under 
the Brisbane City Plan 2000 determined in accordance with Map 2 of the DCOP.  Value uplift charges 
are applied in addition to development charges. 

The steps required to determine the value uplift charge for a development proposal is as follows: 
 
Step 1 - Determining the amount of GFA allowable (allowable GFA) by multiplying the plot ratio in 
Map 2) by the site area1.  
 
Step 2 -  Determining the amount of the GFA which value uplift charges are to be applied to (uplift 
GFA) by taking the allowable GFA away from the total GFA proposed in the development approval 
(total GFA). 
 
Step 3 - Determining what percentage of the total GFA is to be allocated to each use type 
(percentage use) by dividing the GFA proposed for each land use type by the total GFA and 
multiplying the answer by 100.  
 
Step 4 – Multiply the percentage use (calculated in step 3) by the  uplift GFA to determine the GFA 
for each land use which will be subject to value uplift charges (value uplift GFA).  
 

                                                
 
1  Where a building does not take up the full development area of a site, value uplift charges will be 
calculated according to the development area that the building occupies  
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Step 5 – Multiplying the value uplift GFA for each land use by the relevant value uplift charge rate.  
Add the resulting value uplift charges together. 
. 
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8. Infrastructure schedules of works 

Appendix K provides a schedule of future infrastructure for each network servicing the PDA. 
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Appendix A – Bowen Hills PDA 
boundary map  
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Appendix B – Plot ratios and GFA 

distribution assumptions 
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Plot ratios applied to land based on zone and lot size 
 

Zone Average plot 
ratio 

Probable 
plot ratio 

Ultimate plot 
ratio 

Community Facilities 0.0 0.0 0.0 
High Density Residential 2.5 2.5 2.5 
Industry 1.0 2.0 2.0 
Medium Density Residential 1.0 1.0 1.0 
Mixed Industry Business Area 2.0 4.0 4.0 
Mixed Use 6.0 2.0 9.0 
Open Space 0.0 0.0 0.0 
Special Purpose (Transport) 0.0 0.0 0.0 
Specialised Centre (entertainment) 0.0 0.0 0.0 

 
GFA Distribution assumptions by zone and precinct 

Zone Precinct1 
Non-residential Residential 

Comm Retail Industrial Small Medium Large 
Community Facilities all 100%      

High Density Residential all  1%  44.55% 49.5% 4.95% 
Industry all 18% 1% 80% 1%   

Medium Density Residential all    40% 50% 10% 
Mixed Industry Business Area all 80% 1% 18% 1%   

Mixed Use 1 20% 10%  31.5% 35% 3.5% 
Mixed Use 2       

Mixed Use 3 50% 1%  22.05% 24.5% 2.45% 
Mixed Use 4 4% 1%  42.75% 47.5% 4.75% 
Mixed Use 5 59% 1%  18% 20% 2% 
Mixed Use 8 29% 1%  31.5% 35% 3.5% 
Open Space all       

Special Purpose (Transport) all       

Specialised Centre 
(entertainment) all 100%      

1 Precincts based on 2010 Bowen Hills Development Scheme.   

Dwelling Size Assumptions 

Dwelling type Area (m²) 
Small (1 Bedroom Equivalent) 55 

Medium (2 Bedroom Equivalent) 72 

Large (3 Bedroom Equivalent) 95 
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Appendix C – Bowen Hills yield analysis 

technical note 2018  
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Appendix D – Demand generation rates 
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Demand generation rates  

Column 1 

Development scheme zone / 
area 

Column 2 

Demand generation rate for an infrastructure network 

Water supply 
network (EP) 

Sewerage network 
(EP) 

Stormwater quantity 
network (EDU) 

Transport network 
(trips) 

Parks and 
community facilities 
network (EP) 

Multi-Unit Residential 
(per dwelling) 1.79 1.79 1 5.76381 1.75 

Commercial (Office) 
(per m² GFA) 0.015 0.015 0 0.21958 0 

Commercial (Retail)  
(per m² GFA) 0.015 0.015 0 0.54894 0 

Industrial 
(per m² GFA) 0.003 0.003 0 0.06861 0 

Source 
Cardno - Bowen Hills PDA 
- Water Analysis - Table 
4.1 - Population Density 

Cardno - Bowen Hills PDA 
- Wastewater Analysis - 
Table 4.1 - Population 

Density 

Assumed residential 
demand only 

BCC Draft LGIP - 
Transport Extrinsic 

Material - Tables 4.3.1.1 to 
4.3.1.3 

BCC Draft LGIP - Parks 
Extrinsic Material - Tables 

4.3.1.1 to 4.3.1.2 - 
assumes 1 EP per person 
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Appendix E – Demand projections 
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Existing and projected demand for the water supply network 
Column 1 
Service catchment1 

Column 2 
Existing and projected demand (EP) 
 2016   
(base date) 

2021 2026 2031 Ultimate 
development 

Bowen Hills PDA 7,056 12,346 13,858 15,371 55,001 
Notes: 
1 – Refer to Appendix G Service Catchment Map – Catchment Boundaries 
 
Existing and projected demand for the sewerage network 

Column 1 
Service catchment1 

Column 2 
Existing and projected demand (EP) 
 2016   
(base date) 

2021 2026 2031 Ultimate 
development 

Bowen Hills PDA 7,056 12,346 13,858 15,371 55,001 
Notes: 
1 – Refer to Appendix G Service Catchment Map – Catchment Boundaries 
 
Existing and projected demand for the transport network 

Column 1 
Service catchment1 

Column 2 
Existing and projected demand (trips) 
 2016   
(base date) 

2021 2026 2031 Ultimate 
development 

Bowen Hills PDA 70,273 93,180 100,076 107,041 375,696 
Notes: 
1 – Refer to Appendix G Service Catchment Map – Catchment Boundaries 
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Existing and projected demand for the parks and community facilities network 

Column 1 
Service catchment1 

Column 2 
Existing and projected demand (Persons) 
 2016   
(base date) 

2021 2026 2031 Ultimate 
development 

Bowen Hills PDA 3,612 8,330 9,651 10,973 39,630 
Notes: 
1 – Refer to Appendix G Service Catchment Map – Catchment Boundaries 
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Appendix F – Transport standard of 

service  
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Bowen Hills PDA road hierarchy 

Roads in the Bowen Hills PDA have been classified into the following road hierarchy categories:  

• Motorway 

• Arterial road 

• Suburban road 

• District road  

• Neighbourhood road, and 

• Local road.  

The road hierarchy map below identifies the applicable category for each road in the Bowen Hills 
PDA. BCC’s DSS is the basis for the roads DSS in the PDA and is to be applied in accordance with 
the road categories shown on the road hierarchy map.  

The cross sections and verge standards included in this Appendix provide detail on roads which 
depart from Council’s standards and where a specific standard is outlined in this Appendix, it prevails 
over BCC’s DSS.   
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Road Hierarchy Map  
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Cross sections 
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Verge width  
 

Road name 
Verge 
side 
(N/S/E/W)  

Street type # Verge width 

       

Abbotsford Road 
E Arterial 3.75m 

W Arterial 3.75m 

        

Allison Street 

E Local 3.75m 

W Local 4.2m 

N District  3.75m 

S District  3.75m 

        

Alexandria Street 
N 

Local  
4.25m  

S 5.75m 

    

Anderson Street 
N 

Local 
2.5m 

S 2.4m 

    

Best Street  
N 

Local  
1.8m 

S 1.8m 

    

Brewers Street 
E 

Local  
2.0m  

W 3.0m 

        

Brookes Street 
E 

Suburban   
3.75m 

W 3.75m 

        

Burrows Street 
E 

Suburban  
3.75m 

W 2.2m 

        

Campbell Street (West of ICB) 

N 

Suburban 

3.75m or greater if 

existing verge is 

greater 

S 
3.75m or greater if 

existing verge is 

greater 

        

Campbell Street (Southside of ICB) S Local 2.7m 
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Campbell Street (East of ICB) 

N 

Suburban 

3.75m or greater if 

existing verge is 

greater 

S 
3.75m or greater if 

existing verge is 

greater  

    

Carriage Street 
E 

Local  
3.0m 

W 3.0m  

    

Cintra Road 
E 

Neighbourhood  
3.75m 

W 3.75m 

    

Costin Street 
N 

Neighbourhood  
3.75m 

S 3.75m 

        

Constance Street 
N 

Neighbourhood  
3.75m 

S 3.75m 

        

Diggles Close 
N 

Local 
3.75m 

S 3.75m 

        

Edgar Street 

N 

Local  

3.75m east of 

Hazelmount St 

N 

Shared 

traffic/pedestrian 

laneway between 

Hazelmount and 

Mayne Rd 

S 3.75m east of 

Hazelmount St 

S 

Shared 

traffic/pedestrian 

laneway between 

Hazelmount and 

Mayne Rd 

        

Edmondstone Road 
N District  3.75m 

S District  3.75m 
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Exhibition Street 
E 

Local  
2.5m  

W 0m  

        

Folkestone Street 

N 

Neighbourhood  

 

3.75m 

S 3.75m 

        

Gebbie Street 
E 

Local  
3.75m 

W 3.75m 

        

Gregory Terrace 
N 

Main Street  
3.75m 

S 3.75m  

        

Hadwen Lane 
N 

Local  
3.75m 

S 3.75m  

       

Hazelmount Street 
E 

Local  
3.75m 

W 3.75m 

        

Hudd Street 
N 

Suburban  
3.75m 

S 3.75m  

        

Hurworth Street 
E 

Local 
3.75m 

W 3.75m 

    

Jaeys Street 
E 

Local 
3.75m 

W 3.75m 

       

Jamieson Street 
E 

Suburban  
3.75m 

W 3.75m 

        

King Street 
N 

Main Street  
4.0m 

S 6.0m 

        

Lanham Street 
E 

Local 
3.75m 

W 3.75m 
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Machinery Street 
E 

Local  
5.0m 

W 3.0m 

        

Mallon Street 
N 

Local 
3.7m 

S 3.7m` 

    

Mayne Road 
E 

Main Street  
4.0m 

W 5.0m 

        

Montpelier Road 
N 

Suburban  
3.75m 

S 3.75m 

        

Murray Street 
N 

Local  
3.75m 

S 3.75m 

        

O'Connell Terrace 

N 

Suburban  

8.5-9m to provide 

for separated 

cycleway on verge 

S 
8.5-9m to provide 

for separated 

cycleway on verge 

        

St Pauls Terrace 
E 

Arterial 
3.75m 

W 3.75m 

        

Symes Street 
N 

Local  
2.0m 

S 2.2m  

    

Sneyd Street 
E 

Suburban 
1.8m 

W 3.75m 

    

Taylor Street 
N 

Local  
3.75m 

S 3.75m  

    

Thompson Street 
E 

Neighbourhood  
3.75m 

W 3.75m 

    

Trinity Street 
N 

Local 
3.75m 

S 3.75m 

    

Tufton Street E Suburban 3.75m 
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W 3.75m 

    

Walden Lane 

E 

Local  

2m 

W 2m 

N 2.5m 

S 2.5m  

    

Water Street 
N 

Neighbourhood 
3.75m  

S 3.75m 

        

Wren Street 
E 

Local 
3.75m 

W 3.75m 
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Verge standards  
 
Streetscaping standards are to comply with Brisbane City Council standards for all roads expect for 
the streets included in the below table. The BCC standard as outlined in the below table (as 
amended from time to time) applies to the corresponding street. Refer to BCC City Plan 2014 for 
further detail on the standards.  
 
Streetscape Specifications  
 
Street  Standard  

Abbotsford road (between 
Campbell St and 
Edmonstone Rd  

Subtropical Boulevard – in centre 

Campbell St (between 
Mayne Rd and Abbotsford 
Rd) 

Subtropical Boulevard – in centre 

Mayne Rd (north of Tufton 
St/Hudd St)  

Eastern verge – City Street Minor – CS2 
Western verge – neighbourhood St Major – NS1 

Mayne Rd (between 
Hudd/Tufton St and 
Campbell St) 

City Street Major – CS1 

Hamilton Pl City Street Minor – CS2 
Brookes St  City Street Minor – CS2 
Hudd Street City Street Major – CS1 
Tufton St (Campbell St to 
O’Connell Tce)  

City Street Minor – CS2 

O’Connell Tce Subtropical Boulevard – in centre  
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Appendix G – Water and Wastewater 

Network Analysis Report 
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Appendix H – Transport Master Plan 
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Appendix I – Open Space Analysis  
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Appendix J – Community Infrastructure 

Needs Assessment  
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Appendix K – Schedules of works 

(detailed) 
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Schedule of future trunk infrastructure works – Water supply  
 

DCOP 
ID 

Map 
ref 

Infrastructure 
Type 

Infrastructure 
Description 

Pipe 
diameter 

(mm)  

Pipe 
length 

(m) 

Estimated 
timing 

Land 
Cost 

Works Base 
Cost 

Works On-
Costs 

Works 
Contingency 

Total Works 
Cost1 

Estimated  
Cost2 

W1 3 Water Main Campbell Street 
Augmentation 250 286 2018 - 2021 $ 0 $163,020 $24,453 $14,060 $201,533 $201,533 

W2 3 Water Main 
Skyring Terrace / 
Montpellier Road 

Augmentation 
250 390 2026 - 2031 $ 0 $222,300 $33,345 $51,129 $306,774 $306,774 

W3 3 Water Main Jordan Terrace 
Augmentation 250 280 2026 - 2031 $ 0 $159,600 $23,940 $36,708 $220,248 $220,248 

Notes: 
1 – The total works cost is the sum of the following: construction cost, construction on costs and construction contingency. 
2 – The estimated cost is the sum of the following: land cost and total works cost. This is expressed in current cost terms as at the base date (FY 2016/17). 
 

Schedule of future trunk infrastructure works – Sewerage 
 

DCOP 
ID 

Map 
ref 

Infrastructure 
Type 

Infrastructure 
Description 

Pipe 
diameter 

(mm)  

Pipe 
length 

(m) 

Estimated 
timing 

Land 
Cost 

Works Base 
Cost 

Works On-
Costs 

Works 
Contingency 

Total Works 
Cost1 

Estimated 
Cost2 

S1 4 Gravity Main Major Sewer By-
Pass 1350 727 2018 - 2021 $ 0 $9,108,774 $0 $0 $9,108,774 $9,108,774 

S2 4 Gravity Main Brookes Street 315 120 2018 - 2021 $ 0 $925,366 $138,805 $79,813 $1,143,983 $1,143,983 

S3 4 Gravity Main St. Pauls Terrace 315 93 2018 - 2021 $ 0 $842,549 $126,382 $72,670 $1,041,601 $1,041,601 

S4 4 Gravity Main Markwell Street (a) 315 96 2018 - 2021 $ 0 $864,339 $129,651 $74,549 $1,068,539 $1,068,539 

Notes: 
1 – The total works cost is the sum of the following: construction cost, construction on costs and construction contingency. 
2 – The estimated cost is the sum of the following: land cost and total works cost. This is expressed in current cost terms as at the base date (FY 2016/17). 
3 – Project S1 – Major Sewer Bypass –  The total works cost above is only that proportion to be levied on the Bowen Hills PDA through the DCOP. 
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Schedule of future trunk infrastructure works - Transport  
 

DCOP 
ID 

Map 
ref 

Infrastructure Type Infrastructure 
Description 

Estimate
d timing 

Land Cost1 Works 
Base Cost 

Works On-
Costs 

Works 
Contingen

cy 

Total 
Works 
Cost2 

Estimated 
Cost3 

RD01 5 

Arterial – widening, active 
transport improvements and 
street improvements and 
including  
- upgrades to Abbotsford 

Rd/Edmondstone Rd 
intersection (I01) 

Abbotsford 
Road (North) 

2018 - 
2021 $946,297 $645,726 $125,917 $154,329 $925,972 $1,872,269 

RD02 5 

Suburban - street improvements 
including: 
- upgrades to Mayne 

Road/Hamilton 
Place/Campbell Street 
intersection (I02) 

- alterations to Campbell 
Street/Abbotsford Road 
intersection (I03) 

Campbell 
Street (East) 

2018 - 
2021 $943,497 $2,248,679 $348,545 $519,445 $3,116,669 $4,064,729 

RD03 5 

District - active transport 
improvements and street 
improvements including: 
- upgrades to the Thompson 

Street/Edmonstone Road 
intersection (I04) 

Edmonstone 
Road 

2018 - 
2021 $236,223 $732,186 $98,845 $166,206 $997,237 $1,233,460 

RD04 5 Arterial – widening for new 
intersection 

King St/St 
Pauls Tce  & St 
Pauls/Constanc
e St 

2018 - 
2021 $0 $11,103,36

4 $0 $0 $11,103,364 $11,103,364 

RD05 5 Arterial – new intersection  King Street/St 
Pauls Terrace 

2018 - 
2021 $0 $657,503 $0 $0 $657,503 $657,503 

RD06 5 Suburban – street improvements Gregory 
Terrace  

2018 - 
2021 $0 $826,012 $123,902 $189,983 $1,139,896 $1,139,896 

RD07 5 Arterial – street improvements St Pauls 
Terrace  

2018 - 
2021 $0 $114,407 $17,161 $26,314 $157,882 $157,882 
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cy 
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Cost3 

RD08 5 Suburban - active transport 
improvements 

O’Connell 
Terrace (West) 

2026 - 
2031 $0 $262,500 $52,500 $63,000 $378,000 $378,000 

RD09 5 

Arterial - widening and street 
improvements including: 
- a new intersection at Hudd 

Street/Abbotsford Road (I05) 

Abbotsford 
Road (South) 

2026 - 
2031 $1,220,674 $2,143,152 $289,325 $486,495 $2,918,972 $4,139,646 

RD10 5 

Suburban – widening, active 
transport improvements and 
street improvements including: 
- alterations to Gregory 

Terrace/Brookes Street 
intersection (I06) 

Brookes Street 2026 - 
2031 $411,823 $511,335 $98,432 $121,953 $731,720 $1,143,543 

RD11 5 Suburban - street improvements Brookes Street 2026 - 
2031 $0 $471,851 $0 $94,370 $566,221 $566,221 

RD12 5 
Suburban – active transport 
improvements and street 
improvements 

Hamilton Place 2026 - 
2031 $48,957 $513,492 $79,591 $118,617 $711,700 $760,657 

RD13 5 

Suburban -  widening, active 
transport improvements and 
street improvements including: 
- a vehicle and pedestrian 

bridge spanning the railway 
corridor; 

- intersection upgrade at 
Mayne Road/Hudd Street 
and Tufton Street. (I07) 

Hudd Street 2026 - 
2031 $2,109,499 $6,916,150 $1,037,423 $3,181,429 $11,135,002 $13,244,501 

RD14 5 
Suburban – widening, active 
transport improvements and 
street improvements 

Mayne Road 2026 - 
2031 $346,930 $1,014,447 $157,239 $234,337 $1,406,023 $1,752,953 

RD15 5 
Suburban – extension of street, 
active transport improvements 
and street improvements 

Tufton Street 2026 - 
2031 $7,668,790 $2,190,633 $427,174 $523,561 $3,141,368 $10,810,158 

RD16 5 
Suburban – widening, active 
transport improvements and 
street improvements including: 

O’Connell 
Terrace 

2026 - 
2031 $782,426 $2,616,992 $523,398 $628,078 $3,768,468 $4,550,894 
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- upgrades to O’Connell 
Street/Brookes 
Street/Hamilton Place 
intersection (I08); 

- Upgrades to Tufton 
Street/O’Connell Terrace 
intersection (I09); 

- Signal alterations at Lanham 
Street/O’Connell Terrace 
(I10); 

- New bridge over rail for 
active transport connection 
on the southern side of the 
road.   

Notes: 
1 – Land for verge widenings has been excluded as verge widenings to meet minimum standards are not trunk infrastructure works. The total works cost is 
the sum of the following: construction cost, construction on costs and construction contingency.  
2 – The estimated cost is the sum of the following: land cost and total works cost. This is expressed in current cost terms as at the base date (FY 2016/17). 
 
Schedule of future trunk infrastructure works – Parks and Community Facilities 
 

DCOP 
ID 

Map 
ref 

Infrastructure Type Infrastructure 
Description 

Estimated 
timing 

Land Cost Works Base 
Cost 

Works On- 
Costs 

Works 
Contingency 

Total Works 
Cost1 

Estimated 
Cost2 

P1 6 Park (Local) - embellishments  Alexandria Park 2018 - 2021 $0 $2,469,143 $246,914 $271,606 $2,987,663 $2,987,663 

P2 6 
Park (Local) – embellishments – 
playground  Jeays Street Park  2021 - 2026 $0 $85,000 $8,500 $14,025 $107,525 $107,525 

P3 6 
Park (Local) – embellishment - 
Outdoor fitness node 

Perry Park 2021 - 2026 $0 $94,000 $9,400 $15,510 $118,910 $118,910 

P4 6 
Park (Local) – embellishment - 
Landscaping, seating and path 
connection 

Hurworth Street Park  2021 - 2026 $0 $410,000 $41,000 $67,650 $518,650 $518,650 

P5 6 
Park (Local) - new park and 
embellishments  Mayne Road Park  2026 - 2031 $2,660,000 $585,000 $87,750 $67,275 $740,025 $3,400,025 
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C1 N/A Community Facility - library 
200m from Bowen Hills 
rail station - Branch 
Library (1000m2 of GFA) 

2026 - 2031 $0 $2,675,000 $267,500 $441,375 $3,383,875 $3,383,875 

Notes: 
1 – The total works cost is the sum of the following: construction cost, construction on costs and construction contingency. 
2 – The estimated cost is the sum of the following: land cost and total works cost. This is expressed in current cost terms as at the base date (FY 2016/17). 
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