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1 Preliminary 

1.1 Economic Development Act 

The Fitzgibbon Priority Development Area (PDA) was declared on 25 July 2008 under the Urban 
Land Development Act 2007 (since repealed and replaced with the Economic Development Act 
2012). The PDA comprises approximately 295 hectares of land in the northern suburbs of 
Fitzgibbon, Carseldine, Bald Hills, Taigum and Deagon. The Fitzgibbon PDA is bounded by 
Cabbage Tree Creek to the south, Telegraph Road to the north, and the Gateway Motorway to the 
east. A map of the PDA is located in Appendix A. 

The Fitzgibbon PDA Development Scheme (development scheme) is applicable to all land within 
the boundaries of the PDA and PDA-associated land. The development scheme became effective 
in 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 Offset Plan (DCOP) provides guidance on infrastructure matters by 
stating the development charges applicable to development within the PDA, identifying any trunk 
infrastructure within the water supply, sewerage, stormwater, transport, parks and community 
facilities networks made necessary by development of the PDA as well as matters relevant to 
calculating a credit, offset or refund for the provision of trunk infrastructure.  

 

1.2 Purpose of Infrastructure Planning Background Report 
(IPBR) 

This IPBR will assist users of the development scheme and the DCOP by documenting information 
relevant to: 

 the infrastructure planning undertaken for the Fitzgibbon PDA 

 the determination of development charges for the Fitzgibbon PDA.  
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2 Growth projections 

2.1 Introduction 

The projections of future residential and non-residential growth in the Fitzgibbon 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.  

2.2 Growth projection years  

The Fitzgibbon growth projections were prepared for:  

 the base date 2019 and the following projection years: 

o 2021 

o 2026 

o 2031 

2.3 Potential development capacity 

The potential development capacity that may be achieved on premises within the PDA was 
calculated based on the type and density of development allowed within the various zones of the 
development scheme, after taking into account constraints such as flooding and heritage listings, 
existing development and lot sizes.  

Density is expressed within the development scheme as follows: 

 For those parts of the PDA zoned for residential development - number of dwellings per 
hectare 

 For those parts of the PDA zoned for non-residential development - plot ratio.  

The total number of dwellings calculated for the PDA was distributed between attached and 
detached dwellings based on the requirements of the development scheme as well as an analysis 
of current market trends.  

The amount of non-residential gross floor area (m² GFA) calculated for the PDA was distributed 
between office and retail land uses based on the requirements of the development scheme and an 
analysis of current market trends.  

Assumptions about the density, type and timing of growth were initially prepared by the Continuum 
Group and documented in a report titled Fitzgibbon Urban Development Area – Yield Analysis, 
dated 12 June 2018. These assumptions were subsequently reviewed by the RPS Group and are 
documented in a report titled Fitzgibbon PDA Yield Analysis Review, dated 13 May 2019 
(Appendix B).  

2.4 Development constraints 

The potential development capacity of the PDA has been calculated for the developable land within 
the PDA. A key constraint is flooding, which primarily impacts a portion of the PDA closest to 
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Cabbage Tree Creek. Flooding across this portion of the PDA is characterised by shallow (typically 
less than 250mm) conveyance dominated flows. This area has been excluded from the 
developable area of the site and will remain in a natural state or be used for sports and recreation 
purposes. 

Other constraints, such as existing developments and noise affection from the adjoining railway 
line are capable of being mitigated and did not impact the potential development yield of the PDA. 

2.5 Growth rates 

The rate of growth for residential and non-residential development in the PDA was determined by 
the RPS Group having regard to local market trends. No further growth is projected to occur 
between 2026 and 2031. As such, the below table show all growth to 2031 which is expected to 
occur by 2026.  

2.6 Growth projection summary 

The growth projections for the PDA are summarised in Table 1 and 2Error! Reference source not 
found.. 

Table 1 - Residential dwellings and non-residential floor space projections 

Column 1 

Description 

Column 2 

Projections by year 

2019 (base date) 2021 2026 

Detached dwellings  715 812 909 

Attached/semi-
detached dwellings 

363 363 696 

Retirement facility 0 0 70 

Residential care 
facility (GFA) 

0 0 8000 

Office (GFA) 27,001 27,001 28,501 

Retail (GFA) 1671 1671 4977 

Educational facility 
(GFA) 

0 600 800 

Community (GFA) 927 927 927 

 

Table 2 - Population and employment projections  
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Column 1 

Description 

Column 2 

Projections by year 

2019 (base date) 2021 2026 

Population 2545 2802 3780 

Employment 350  356  580 
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3 Demand projections 
Growth projections are converted into demand projections to enable infrastructure planning to be 
undertaken. No further growth is projected to occur between 2026 and 2031. 

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, impervious area expressed in hectares (Imp Ha) 

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

 for the parks and community facilities network, equivalent persons (EP). 

The demand generation rates used by each network to convert growth projections into demand are 
stated in Table 3. 

The demand projections for each network are stated in Table 4. 
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Table 3 - 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 
(Imp Ha / Ha 
dev area) 

Transport 
network 
(trips) 

Parks and 
community 
facilities network 
(EP) 

Detached 
dwellings 

2.65 2.65 50% 6.5 2.65 

Attached 
dwellings 

1.79 1.79 60% 4.2 1.79 

Retirement facility 1.79 1.79 60% 2 1.79 

Residential care 
facility  

(m² GFA) 

0.006 0.006 90% 0.03 0 

Office (m² GFA) 0.0117 0.0117 90% 0.11 0 

Retail (m² GFA) 0.018 0.018 90% 1.0 0 

Educational 
facility (m² GFA) 

0.0113 0.0113 90% 0.2 0 

Community (m² 
GFA) 

0.0039 0.0039 90% 0.1 0 

Source 

South East 
Queensland 
Water Supply 
and Sewerage 
Design and 
Construction 
Code (SEQ 
Code) 

South East 
Queensland 
Water Supply 
and Sewerage 
Design and 
Construction 
Code (SEQ 
Code) 

QUDM (2007) 
Rates reflect 
typical industry 
averages 

Rates calculated using 
an occupancy rate of 
2.65 and 1.79 persons 
per dwelling 

 

Table 4 - Demand projection rates 

Existing and projected demand for the water supply network 

Column 1 

Service catchment 

Column 2 

Existing and projected demand (EP) 

2019 (base 
date) 

2021 2026 

Fitzgibbon PDA  2894   3158   4264 
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Existing and projected demand for the sewerage network 

Column 1 

Service catchment 

Column 2 

Existing and projected demand (EP) 

2019 (base 
date) 

2021 2026 

Fitzgibbon PDA  2894   3158   4264 

 

Existing and projected demand for the transport network 

Column 1 

Service catchment 

Column 2 

Existing and projected demand (trips) 

2019 (base 
date) 

2021 2026 

Fitzgibbon PDA  10,906   11,656   17,577  

 

Existing and projected demand for the parks and community facilities network 

Column 1 

Service catchment 

Column 2 

Existing and projected demand (EP) 

2019 (base 
date) 

2021 2026 

Fitzgibbon PDA 2545 2802 3780 

 

Existing and projected demand for the stormwater network 

Column 1 

Service catchment 

Column 2 

Existing and projected demand (Imp Ha) 

2019 (base 
date) 

2021 2026 

Fitzgibbon PDA 29 34 44 
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4 Desired standard of service 

4.1 Water supply 

Planning for the water supply network has been undertaken in accordance with the design 
standards for the water supply network stated in the South East Queensland Design and 
Construction Code. 

4.2 Sewerage  

Planning for the sewerage network has been undertaken in accordance with the design standards 
for the sewer supply network stated in the South East Queensland Design and Construction Code. 

4.3 Stormwater  

The desired standards of service for the stormwater network are adopted to align with those within 
the Brisbane City Council’s Local Government Infrastructure Plan, as maybe amended from time to 
time. Refer to the Brisbane City Plan, Part 4 for additional detail.  

4.4 Transport 

EDQ have adopted Brisbane City Council’s desired standard of service, as per the Local 
Government Infrastructure Plan, for all transport networks, as may be amended from time to time. 

4.5 Parks and community facilities 

EDQ have adopted Brisbane City Council’s desired standard of service for the parks and land for 
community facilities network contained in the Local Government Infrastructure Plan, as may be 
amended from time to time. 
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5 Infrastructure planning 

5.1 Planning horizon  

Infrastructure planning for the Fitzgibbon PDA was undertaken using a planning horizon of 2031. 
This horizon was chosen to align with the planning horizon of areas surrounding the PDA who are 
administered by Brisbane City Council and Unity Water.  

5.2 Water supply 

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

 Fitzgibbon Priority Development Area – Trunk Water and Wastewater Assessment 
Technical Memo, Calibre, 12 August 2019 (Appendix C) 

It has been determined that: 

 the existing trunk network has capacity to service the Fitzgibbon PDA and that no 
augmentations are required to existing infrastructure.  

 internal water supply reticulation mains that connect the development to the trunk network 
will be required. 

A determination of whether the identified infrastructure is trunk or non-trunk infrastructure is 
provided in Table 5. 

5.3 Sewerage 

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

 Fitzgibbon Priority Development Area – Trunk Water and Wastewater Assessment 
Technical Memo, Calibre, 12 August 2019 (Appendix C) 

It has been determined that: 

 the existing trunk network has capacity to service the Fitzgibbon PDA and that no 
augmentations are required to existing infrastructure.  

 internal sewerage reticulation mains that connect the development to the trunk network will 
be required. 

A determination of whether the identified infrastructure is trunk or non-trunk infrastructure is 
provided in Table 5. 

5.4 Stormwater 

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

 Carseldine Urban Village Updated Stormwater Management Plan, DesignFlow, October 
2019 (Appendix E).  
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It has been determined that: 

 two bioretention basins and two swales are required to treat stormwater runoff prior to 
discharge to Cabbage Tree Creek. 

 new pipe infrastructure within the site to convey stormwater runoff to the lawful point of 
discharge will be required.  

These infrastructure items have been delivered.  

A determination of whether the identified infrastructure is trunk or non-trunk infrastructure is 
provided in Table 5. 

5.5 Transport 

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

 Carseldine Urban Village DCOP Traffic Impact Assessment, Cardno, August 2020 
(Appendix D) 

It has been determined that: 

 a number of intersections require/d upgrading to service future development within the 
PDA. These intersections are: 

o Dorville Road/Zillmere Road 

o Beams Road/Dorville Road 

o Beams Road/Balcara Avenue 

 a new non-signalised intersection providing secondary left in-out access to Beams Road 
will be required;  

 a new internal main access road is required; 

 new internal local access roads are required; and 

 a separated cycleway is required. 

All of these infrastructure items except for the Beams Road/Dorville Road intersection upgrade 
have been delivered. It is anticipated that the Beams Road/Dorville Road intersection upgrade will 
be delivered in 2022.  

A determination of whether the identified infrastructure is trunk or non-trunk infrastructure is 
provided in Table 5. 

5.6 Parks and community facilities 

The PDA development scheme proposes the development of a number of formal and informal 
recreation areas including a Sports and Recreation Park within precinct 1. 

The PDA development scheme also proposes pedestrian movement through the Fitzgibbon 
Bushland Trail and Cabbage Tree Creek crossing.  
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The Sports and recreational Park and improvements to the Cabbage Tree Creek Bushland trail 
and crossing have been delivered.  

A determination of whether the identified infrastructure is trunk or non-trunk infrastructure is 
provided in Table 5. 
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Table 5 - Infrastructure funding determination 

Infrastructure 
network 

Infrastructure details 
Trunk/non-
trunk 

Funding source 

Transport (roads, 
intersections, 
pedestrian and cycle 
paths) 

Dorville Road/Zillmere Road intersection upgrade – signalised intersection 
works/channelised right turn lane. 

Trunk Development charges  

Beams Road/Dorville Road intersection upgrade – roundabout upgrade/channelised left 
turn lane. 

Trunk Development charges 

Beams Road/Balcara Avenue/Carseldine Urban Village access intersection upgrade – 
signalised intersection works/channelised right turn lanes/channelised left turn 
lanes/Carseldine train station access widening. 

Trunk Development charges 

Carseldine Urban Village main access road Trunk Development charges 

Carseldine Urban Village main access road cycleway – marked cycle lanes. Trunk Development charges 

Beams Road/Left in Left Out secondary access to Carseldine urban village Non-trunk Developer 

Internal local access roads (other than main access road). Non-trunk Developer 

Stormwater (quantity 
and quality) 

Bioretention basin (550 m²) to treat western half of development (precinct 1) Non-trunk Developer 

Bioretention basin (250 m²) to treat southern half of development (precinct 1) Non-trunk Developer 

Swale – treats northern half of eastern development (precinct 1) Non-trunk Developer 

Swale – conveys eastern development discharges to Cabbage Tree Creek Non-trunk Developer 

Parks and open 
space 

Sports and recreation park (precinct 1)  Trunk Development charges 

Cabbage Tree Creek pedestrian path and crossing Non-trunk Developer 

Other pedestrian paths and bushland/recreation areas Non-trunk Developer 

Water supply Internal water reticulation network.  Non-trunk Developer 

Sewerage Internal sewerage reticulation network Non-trunk Developer 

Electricity and gas  Other Developer 

Telecommunications  Other Developer 
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6 Infrastructure costs 

6.1 Cost of land 

No future infrastructure (land) is proposed to be acquired for the Fitzgibbon PDA. 

6.2 Cost of works 

The cost of future infrastructure (works) for each network is stated in Table 6 - Cost of future trunk 
infrastructure (works). 

Table 6 - Cost of future trunk infrastructure (works) 

Column 1 

Network 

Column 2 

Report 

Water supply No future trunk infrastructure has been identified. 

Sewerage No future trunk infrastructure has been identified. 

Stormwater No future trunk infrastructure has been identified. 

Transport 
Future trunk infrastructure has been costed by Cardno using unit rates 
based on previous construction projects. 

Parks and land for 
community facilities 

Future trunk infrastructure has been costed by Economic Development 
Queensland using unit rates based on previous construction projects. 

 

6.3 On-cost allowance 

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

 survey for the work 

 geotechnical investigations for the work 

 strategic planning 

 detailed design for the work 

 project management, procurement and contract administration 

 environmental investigations for the work 

 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 7. 

Table 7 - On-cost allowance 

Network On-costs allowance 

Water supply No future trunk infrastructure has been identified. 

Sewerage No future trunk infrastructure has been identified. 

Stormwater No future trunk infrastructure has been identified. 
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Transport 13% 

Parks and community 
facilities 

13%. 

 

6.4 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 8.  

Table 8 - Contingency allowance 

Network Contingency allowance 

Water supply No future trunk infrastructure has been identified. 

Sewerage No future trunk infrastructure has been identified. 

Stormwater No future trunk infrastructure has been identified. 

Transport 20% 

Parks and land for 
community facilities 

10% 
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7 Development charges 
Development charges are imposed on development in the PDA to fund trunk infrastructure and 
other services that 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 

7.1 Funding trunk infrastructure 

Infrastructure charges imposed on development within the Fitzgibbon PDA will fund the provision of 
trunk infrastructure made necessary by development of the Fitzgibbon PDA. Trunk infrastructure is 
identified in  

Table 9 - Schedule of works. 

7.2 Funding non-trunk infrastructure and other infrastructure 

Non-trunk infrastructure and other infrastructure that is made necessary by development of the 
Fitzgibbon PDA will be delivered and/or funded by parties undertaking development. Non-trunk 
infrastructure and other infrastructure is identified in Table 5 - Infrastructure funding determination.
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Table 9 - Schedule of works 

Schedule of future trunk infrastructure works - Transport  

DCOP 
ID 

Map 
number 

Infrastructure 
type 

Infrastructure description 
Estimated 
timing 

Land 
cost 

Works 
base cost 

Works on- 
costs 

Works 
contingency 

Total 
works 
cost1 

Estimated 
cost2 

RD01 2 
Signalised 
intersection. 

Dorville Road/Zillmere Road 
intersection upgrade – signalised 
intersection works/channelised right 
turn lane. 

Completed N/A $286,799 $37,284 $64,817 $388,899 Completed 

RD02 2 Intersection. 
Beams Road/Dorville Road 
intersection upgrade – roundabout 
upgrade/channelised left turn lane. 

2023 N/A $282,422 $36,715 $63,827 $382,964 2023 

RD03 2 
Signalised 
intersection. 

Beams Road/Balcara Avenue/CUV 
Access intersection upgrade – 
signalised intersection 
works/channelised right turn 
lanes/channelised left turn 
lanes/Carseldine train station access 
widening. 

Completed  N/A $635,984 $82,678 $143,732 $862,394 Completed  

RD04 2 Access road 
Carseldine Urban Village access 
road 

Completed N/A $1,515,857 $197,061 $342,584 $2,055,502 Completed 

RD05 2 Cycleway 
Carseldine Urban Village main 
access road cycleway – marked 
cycle lanes. 

Completed N/A $89,896 $11,686 $20,316 $121,899 Completed 

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 2022/23). 
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Table 10 - Schedule of works 

Schedule of future trunk infrastructure works – Parks and community facilities  

DCOP 
ID 

Map 
number 

Infrastructure 
type 

Infrastructure description 
Estimated 
timing 

Land 
cost 

Works 
base cost 

Works on- 
costs 

Works 
contingency 

Total 
works 
cost1 

Estimated 
cost2 

P01 2 
Sport and 
Recreation Park 
(43,950m2) 

Sport and Recreation park - 
embellishment including; 
- Outdoor fitness node, playground, 
public amenities, changerooms, 
landscaping, seating and path 
connection. 

Completed N/A $9,391,593 $1,220,907 $1,061,250 $11,673,750 $11,673,750 

 
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 2022/23). 

 
 
 
 



 

Fitzgibbon PDA IPBR – July 2022     Page 22  

Appendix A – Fitzgibbon PDA boundary 
map  
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Appendix B – Fitzgibbon PDA yield 
analysis review  
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Appendix C – Trunk water and wastewater 
infrastructure assessment technical 
memorandum   
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Appendix D – Traffic impact assessment 
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Appendix E – Stormwater management 
plan 
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More information 
 
Contact Economic Development Queensland by: 
Email:   edq@dsdilgp.qld.gov.au 
Phone:   (07) 3452 7880 
Post:   Economic Development Queensland 

Department of State Development, 
Infrastructure, Local Government and Planning 
GPO Box 2202 
Brisbane Queensland 4001 Australia 

 
The information contained herein does not represent 
Commonwealth, State or Local Government policy. 
Economic Development Queensland does not guarantee 
or make any representations as to its accuracy or 
completeness, nor will they accept any responsibility for 
any loss or damage arising from its use. 

www.dsdilgp.qld.gov.au 

 


