
5 April 2022
Chief Executive O�cer
Cross River Rail Delivery Authority
Via email: info@crossriverrail.qld.gov.au

Boggo Road Cross River Rail Station Proposed development scheme and draft development
charges and o�sets plan submission

Thank you for the opportunity to provide feedback on the Boggo Road Cross River Rail Station
draft development scheme and draft development charges and o�sets plan submission. This is a
joint submission from Amy MacMahon, State Member of Parliament for South Brisbane, and
Jonathan Sri, Councillor for the Gabba Ward of Brisbane City Council.

As a result of the short submission deadline and recent disruptions such as cleanup from  the
February 2022 floods, we have not had enough time or notice to produce a detailed and
comprehensive submission, and so we reserve the right to provide further commentary or to
change our position as new information becomes available. We are extremely critical of the
feedback process, which allows only a few weeks to provide feedback on hundreds of pages of
detailed documentation that evidently took months or even years to produce.

As it stands in this form, we do not support the Boggo Road Cross River Rail Station Proposed
Development Scheme or the draft Development Charges and O�sets plan.  The site has huge
potential, which the current plans do not realise. The following submission incorporates feedback
from many residents who have been in touch with our o�ces with their concerns on the Boggo
Road PDA, including their feedback on the draft development scheme, and their feedback on PDAs
in general.
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Opposition to Priority Development Areas (PDAs)
Initially, we would like to address our disagreement with the entire priority development area
framework. The purpose of the PDA process is to fast-track development in an area, rather than
considering the real and lasting impacts. There are also many facets of PDAs which prioritise built
environment and profits, rather than the neighbourhood and community. Neither a PDA
designation nor development application require a social impact assessment, and so the draft
development scheme reflects a fairly limited understanding of the needs of the surrounding
community. In addition, PDAs involve limited community consultation, beyond the initial feedback
on development schemes, or at the discretion of the delegate. This is anti-democratic and a
pathway for poor planning outcomes.

Lack of clarity on the inclusion of Residential Developments

We believe the Boggo Road PDA would be a suitable location for the development of
government-owned public housing, but not for private apartment developments, and not for
‘social and a�ordable’ housing models where profits flow to the private sector.

There is a lack of clarity around the inclusion of residential developments within the PDA. The draft
development scheme notes a range of ‘preferred uses’ which include “non-residential centre and
mixed-use activities” such as shops, research facilities, medium-impact industry, education and
healthcare. The draft also states “To preserve the precinct’s knowledge and innovation focus, new
residential development is limited to the southern side of Peter Doherty Street”.

However, the draft development scheme notes no prohibited uses, leaving the door open to future
developers to propose for-profit residential developments. Under the current draft development
scheme, while discouraged, there would be nothing to stop this happening.

In general, public housing would be well situated close to public transport, local schools and health
facilities. Assuming that the Development Scheme locks in an overall net increase in public parkland
elsewhere within the PDA, either RO1 or RO2 could be suitable potential locations for public
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housing, noting the challenges of co-locating residential dwellings in close proximity to train lines
(see below our comments regarding the impacts of developments at RO1 and RO2 on the e�cacy
of the Kent St Movement Corridor). If the PDA does allow for residential development, this should
be for public housing only, with no consideration of private residential development.

We recommend that the development scheme should be specifically amended so that public
housing development is supported, but that private housing development is more clearly ruled out.

Inadequate Infrastructure Charges

While we don’t have the time to expand upon this issue in detail, it is very clear that the
infrastructure charge rates proposed under this scheme will not cover the true cost of delivering
the infrastructure which is necessary to support the scale of development permitted. Infrastructure
charge rates should not be based on the rates charged by BCC, as the BCC rates are in fact capped
by the State Government, and do not reflect the full cost of infrastructure delivery considering the
current and anticipated future economic environment.

BCC collects infrastructure charges to pay for parkland, land for community facilities, stormwater
drainage, public transport terminals, bikeways and road network upgrades (such as tra�c lights),
while Queensland Urban Utilities collects infrastructure charges for mains water and sewerage
system infrastructure. But under the State Government’s current caps, the money BCC and QUU
collect from private development falls well short of what’s needed, creating a funding shortfall that
has to be made up through other revenue streams.

Infrastructure charge rates and calculations for the Boggo Road PDA need to cover the true cost of
delivering all of the above-mentioned kinds of infrastructure that will have to be delivered in the
surrounding suburbs in order to meet BCC’s Desired Standards of Service, and must also cover the
full cost of infrastructure which the government suggests is required within the PDA (such as new
bridges, bikeways etc).
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The ridiculously low infrastructure charge calculation rates proposed as part of this Development
Scheme need to be re-evaluated entirely. There is no sound justification for the proposed rates
beyond the claim that “This is what the council uses,” but the council Infrastructure Charges are
themselves based on the State Government-imposed caps.

While we do not support private for-profit development anywhere on the Boggo Road PDA site,
we insist that any kind of development should be based on significantly higher infrastructure
charges to avoid creating a shortfall in infrastructure funding.

Ensuring public ownership

The whole site is currently public owned, and must stay as such. With limited public land in the
inner city, maintaining public ownership will ensure public benefits for years to come, while o�ering
opportunities for alternative community uses down the track. Any moves towards private
ownership and control of the site, or sections of the site, or the selling of future development
rights, is privatisation.

Concerningly, the Precincts Delivery Strategy1 seems to revolve around the development of the
various station sites through private investment. This is part of a broader approach by this
government whereby big, wealthy companies operating in Queensland pay relatively little in
state-based charges or levies, in exchange for private companies being invited to privatise
Queensland assets. Along with the Queens Wharf Casino, the government seems intent on using
the Cross River Rail sites as a vehicle for private companies to take control of public land.

All land and development within the Boggo Road Precinct should stay in public hands, and
preserved for ongoing public benefit.

1

https://s3-ap-southeast-2.amazonaws.com/cross-river-rail/wp-content/uploads/2019/12/14102642/Cross-River-Rail-Precincts-Delivery-Str
ategy.pdf
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A genuine expansion of parkland and public green space

Dutton Park is a fast-growing neighbourhood, and the provision of usable greenspace has not kept
pace. The Draft Infrastructure Plan Background Report notes the low rates of public parkland in the
neighbourhood:

The local catchment is experiencing relatively high population growth and associated social
change….In the district catchment, there are very low rates of provision of local recreation
parks particularly to the north of the PDA.

Crucially, under Brisbane City Council’s City Plan 2014, larger properties to the north of the PDA site
in the vicinity of Burke St, Reis St and Morrisey St have been zoned for Mixed Use Development
(which can include residential housing) of 12 storeys (with scope for developers to negotiate higher
and denser developments). To the east of the PDA site, along Ipswich Rd, all sites are zoned for
District Centre development of 15 storeys (again, with negotiable height limits). Such a huge scale
of future residential and commercial development will require a significant increase in the provision
of both public green space and community facilities to cater for local needs.

While the Development Scheme’s parks analysis assumes limited residential development
associated with the PDA, this overlooks two key factors, 1) Residential development, while
discouraged, could still be permitted as part of the PDA, and 2) Rapid population growth in the
surrounding neighbourhood.

Disappointingly, the plan proposes no additional public greenspace for the neighbourhood. The
plans to improve the Boggo Rd Gaol Park, and to create a replacement Outlook Park, o�er no
additional greenspace to a neighbourhood that is rapidly growing. There are no plans for new
parkland or community facilities within Brisbane City Council’s Local Government Infrastructure
Plan or Long-Term Infrastructure Plan. Provision of local recreation parks under the current plan also
still falls well short of the Desired Standards of Service.2

2 Noted in Boggo Road CRR PDA Community Infrastructure Technical Analysis – IPBR Report
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In fact, the recent approval of the Stockwell development on State Government-owned land
between the Gaol and the Ecosciences Precinct represents a net loss of roughly 5500m2 of public
green space and public plaza space, as well as the removal of dozens of established trees. While
the PDA proposes a replacement Outlook Park of similar size to the park that was removed to make
way for the station, this should not be mischaracterised as ‘new’ parkland as it simply replaces what
was recently removed. The cumulative e�ect of the PDA and the recently-approved Stockwell
development means that local residents and workers will be losing access to approximately half a
hectare of open public space. The PDA’s proposed inclusions of small new plazas near the station
entrance and within the hospital grounds in no way o�sets this loss.

We note that the current location of the temporary Outlook Park was a proposed location for
BSSSC. In 2017, the community were told that if this land did not become the final location for
the school, it would be parkland.3 The Government should uphold this commitment, with
parkland at both proposed locations.

We also note with concern that the Infrastructure Plan Background Report appears to assume that
the entirety of both sites identified as possible locations for the replacement Outlook Park will be
developed as highrise buildings by a ‘Cross River Rail Development Partner.’ The calculations of
revenue flowing from future development of the PDA seem to assume that no land will be set
aside for the new park, and that every block which can be built on will be built on. This is very
troubling. At a bare minimum, the PDA should clearly identify exactly where the replacement
Outlook Park is proposed to be delivered to ensure it doesn’t drop o� the agenda down the track.

As such, the PDA provides an opportunity for the community to expand the amount of
greenspace available to local residents. Both spaces indicated as possible locations for Outlook
Park should be converted to parkland. The section closest to the school should be designed to
accommodate kids and families before and after school. The ‘outlook’ aspect of Outlook Park
should also be incorporated into the broader PDA design.

3

https://www.couriermail.com.au/questnews/first-innersouth-high-school-in-50-years-edges-closer/news-story/48900463082df7f173ab5d
35758cb318?fbclid=IwAR1VAUpd6yjjiT5U8g_YuXNi0u0I_6k9TKZN001ogcj_Pc7aCqypTMu1Qko
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We believe the PDA should deliver at least three hectares of new public parkland (in addition to
replacing Outlook Park) to help address the ongoing shortfall of public green space in the 4102
postcode and o�set the losses arising from the recently approved Stockwell developments.

All future building developments within the PDA should also include a mandatory condition to
deliver rooftop gardens which are publicly accessible 24 hours/day. This should not be considered
an alternative or substitute to the delivery of more public parkland at ground level, but an
additional opportunity to help o�set the urban heat island e�ect and ensure that any buildings
which are delivered within the PDA o�er local residents, precinct workers and occasional visitors
the opportunity to enjoy rooftop picnics and events in a green, well-vegetated setting.

A collection of free-to-use, publicly-accessible ‘sky gardens’ which are not dominated by
commercial activities or other structures could become a major tourist attraction and defining
aspect of the entire precinct.

Building height and bulk

The bulk and height of buildings envisaged in the development scheme is excessive considering the
heritage status of the site and the surrounding built form.

We note that the height limits are “taken from the midpoint of the site.” This is confusing
terminology which most residents would not necessarily understand. To ensure clarity and
consistency of expectations, all building heights in the scheme should also be measured and
defined from ‘natural ground’ at the specific part of the site where the building is located, so that
building skylines can be contoured in the same way as the ridges and valleys they are built on.

The ambiguity around where building heights are measured from, coupled with the sloping nature
of the various precincts, could mean that, for example, a building on the police station site
(northwest corner of the PDA) would actually look more like a 10-storey or 11-storey building at the
lower Annerley Rd end of the block. We do not support the scheme’s approach of defining height
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limits, and would recommend that height limits (in both metres and storeys) are measured from the
lowest point of each precinct.

The definitions in Schedule 3 of the Development Scheme state that “Building height does not
include a storey where that storey is dedicated as communal open space.” We do not support this
approach, and there is no justification for this from a planning perspective. Community facilities and
communal open spaces should definitely be required as part of any redevelopment that occurs
within the PDA, but such spaces should be incorporated into the planning of building heights and
should count towards height limits in terms of both metres and storeys. It would not be acceptable
to allow a situation where a 15-storey building is treated as compliant with the 14-storey height
limit because the ground level is ‘communal open space.’ If the planners’ desire is to encourage and
facilitate communal open space at ground level, this should be made a specific requirement of the
plan, and the Development Scheme should assume that a 14-storey building would include one
level of ‘communal open space’ and only 13 actual storeys above.

We are also concerned that building height limits in the Development Scheme are not binding. The
CRRDA has acknowledged that under the current scheme, future developers could argue and lobby
for approval to build higher than the scheme appears to recommend. Not only does this make a
mockery of public consultation processes and the very notion of forward planning to ensure
infrastructure meets need, but it also creates fertile ground for corruption, where individual
developers could pressure CRRDA or indeed senior government politicians to allow exemptions to
the non-binding height limits (thus securing significant financial windfalls at the public’s expense).
The details set out in the draft development scheme, including height limits, should be binding.

In terms of the specific height limits in di�erent parts of the PDA, we do not support a building of
up to 8 storeys in height on the police station site (northeast corner of the Boggo Rd and Annerley
Rd intersection), particularly when there is no guarantee that such a building would be used for
public housing and much-needed community facilities like a public library or community hall. While
we support demolition of the police station and more e�cient use of this site, we believe that any
buildings on the police site should be no taller than the brick walls of the gaol.
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As shown in the accompanying Figure 1, when viewed from the south, the gaol walls, guard tower
and cell block buildings are silhouetted against the sky and the more distant city skyline, providing
a clear profile of the heritage-listed gaol that remains faithful to its historical appearance in the
context of the surrounding built environment. If a building of up to 8 storeys was allowed at the
corner of Boggo Rd and Annerley Rd, this would tower over and overshadow the gaol, blocking
sunlight from the north, interrupting the skyline and detracting from the existing views of the gaol
(particularly when viewed from Peter Doherty Street). It would also cast shadow over the school
grounds.

The current police station building presents as a 3-storey building to the Annerley Road frontage
and 2 storeys on the Boggo Rd frontage. This existing building height better respects the heritage
of the gaol, and matches the surrounding context of Dutton Park State School and the
medium-density apartments on the western side of Annerley Rd. We strongly recommend that any
buildings at this lower northwestern end of the police station site should be strictly limited to a
height of 4 storeys, and any buildings at the higher end of the police station site (closer to the
Dutton Park State School drop-o� zone) should be limited to a height of 3 storeys.

Figure 1: Google Streetview photo of Boggo Rd Gaol from the south

The Development Scheme also proposes a height limit of 8 storeys for the part of the PDA
immediately to the east of the gaol, currently occupied by the Ecosciences building. We are mindful
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that on other development sites, we have seen very creative interpretations of height limits. To
remove any doubt, we request that the Development Scheme should include a specific
requirement in the assessment tables that no future buildings on this site can be taller than the
existing Ecosciences building and that height limits will be ‘binding’ rather than negotiable.

We do not support building heights of 14 storeys on the sites to the north and east of the
Ecosciences building (adjacent to the main train station entrances). These are significantly elevated
sites, and 14 storey buildings will look more like 20 storey buildings when viewed from Annerley Rd
or the Dutton Park State School site.

While we are generally supportive in principle of denser, more intense land use close to major
public transport hubs, we must balance this against the very tall and dense buildings which will be
permitted on privately owned sites surrounding the PDA. Significant density of both residential and
commercial/medical research land uses can and will be delivered around the edges of the PDA,
which means di�erent needs must be prioritised for the public land within the PDA. As mentioned
further above in this submission, both of the sites to the north and east of the Ecosciences building
should be preserved for public parkland to meet the area’s growing needs (both from local
residents and from workers visiting the precinct).

In order not to further detract from the amenity and heritage values of the historic Boggo Road
Gaol buildings, no buildings within the PDA to the west of the train line (in ‘Precinct 1 - Boggo Road
knowledge and innovation precinct’) should be taller than the existing Ecosciences building.

The scheme proposes building heights of 15 and 20 storeys in ‘Precinct 3 - Princess Alexandra
Hospital precinct,’ and the supporting documentation identifies several existing older buildings on
the PA site which are anticipated to be demolished and replaced with highrises in the near future.
This represents a significant intensification of land use in a context where the hospital precinct is
already plagued by tra�c congestion issues and a chronic shortage of public green space.

Amy MacMahon MP
www.amymacmahon.com

1/90 Vulture Street
West End Qld, 4101

Cr Jonathan Sri
www.jonathansri.com

2/63 Annerley Rd, Woolloongabba QLD
4102

10

http://www.amymacmahon.com
http://www.jonathansri.com


We acknowledge the need for expanded public hospital facilities, and the need to urgently expand
public hospital beds. If done well, this is an opportunity to expand public health facilities in a way
that also enhances the local area, with greenspace, gardens, walkways, and rainwater harvesting.

However, considering the context of the rest of the PDA, with its failure to provide any new public
parkland or guaranteed public housing, and lack of detail around site cover limits, building setbacks
and open space minimums, we are reluctant to support building heights of 15 to 20 storeys on the
PA Hospital site.

Our position on this would perhaps di�er if there were clearer binding rules regarding separation
between current and future buildings, another new park delivered somewhere within the PA
Hospital site, as well as a guarantee that these new developments will be solely for the purpose of
public health facilities. However the significant building heights combined with a lack of supporting
green space and other facilities will lead to an excessive degree of land use intensification, and will
exacerbate existing infrastructure shortfalls in the Woolloongabba area. Workers, visitors and
hospital patients need access to public parks too. Ideally, such parks should be accessible to people
at the hospital without needing to cross busy roads.

While it may not be the government’s current intention, this scheme would e�ectively allow
dozens of 15 to 20-storey buildings across the PA Hospital site without any meaningful increase in
public green space apart from a small and poorly defined concrete plaza. An inclusive and widely
promoted public vote should be held to determine what height limits the public supports on the
PA Hospital site.

Tra�c and parking

With the exception of some loading zones, disability parking and service vehicle parking for the PA
Hospital, all new development within the Boggo Road PDA should be conceptualised as ‘car-free’
developments. Boggo Road will ultimately have some of the best public transport accessibility and
connectivity in the entire state of Queensland, if not Australia. The explicit goal should be that the
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vast majority of people travelling to and from the site should do so by public or active transport.
But the more parking which is provided on site, the more people will be encouraged to drive.
Providing carparking on public land in the inner-city is contrary to the goal of supporting a modal
shift towards public transport.

There should be no minimum parking requirements for any developments within Precincts 1, 2 or 3,
and a strict maximum number of carparks should be imposed across the whole site to ensure that
this Development Scheme doesn’t attract significantly more motor vehicle tra�c into
Woolloongabba and Dutton Park.

While Schedule 2 of the proposed Development Scheme defines certain ‘Maximum Parking Rates’
relative to the number of bedrooms, gross floor area, hospital beds and the number of hospital
sta�, this is not a su�ciently strict cap. The scale of additional development permitted by the
scheme is such that even while adhering to the Maximum Parking Rates, it’s foreseeable that
hundreds - if not thousands - of additional carparks could still be added to the PDA in future. Even
just within Precinct 1 around Boggo Rd, the maximum development footprint is in the range of 2
hectares. When considering that much of this precinct is proposed to have a height limit of 14
storeys, a ratio of 1 car space per 100m2 of gross floor area could very easily lead to over 1000 extra
carparks being proposed and approved within that part of the PDA alone. This is unacceptable.

In addition to the draft scheme’s proposed Maximum Parking Rates, the development scheme
should include a tight cap of 20 additional parking spaces for the entirety of Precinct 1 (including
disability parking and service vehicle parking), and a total cap of 400 additional parking spaces
across the entirety of Precincts 2 and 3 of the PDA. All hospital parking should be free to sta� and
patients. PA Hospital sta� should be given access to free public transport as part of their job.
Hospital patients and visitors who require transport to the hospital but can’t use public transport
should be picked up and taken to the hospital by free door-to-ward patient transport services.

Amy MacMahon MP
www.amymacmahon.com

1/90 Vulture Street
West End Qld, 4101

Cr Jonathan Sri
www.jonathansri.com

2/63 Annerley Rd, Woolloongabba QLD
4102

12

http://www.amymacmahon.com
http://www.jonathansri.com


Community consultation, and notification for all new developments and parks

The draft Development Scheme was published with little warning, and the submission and
consultation period has been limited and too short. We understand that the CRRDA have engaged
in one online consultation session, just two short in-person sessions in Outlook Park, limited flyering
of surrounding streets, and attending a community meeting at Cr Sri’s o�ce, and a meeting with
representatives of the Dutton Park State School P&C. Particularly given the disruptions of the
floods, and the complexity of the documents, the community should have been given a longer
consultation period, and further opportunities for face-to-face consultation. Engagement teams
need to go to where people are, such as door-knocking individual households, soliciting feedback
along key active transport corridors, and proactively approaching community groups to o�er
briefings, in order to engage with a larger number of residents.

Beyond this initial, limited, narrow consultation involved with the Development Scheme, the
community has no say in ongoing development on the site. The Draft Development Scheme notes
that public notification is only required for 1) a new Outlook Park, and 2) developments that may
impact on adjoining land or for “a use or of a size or nature that warrants public notice”.

We insist that all developments within the PDA should be required to undertake public
notification and consultation. All developments have impacts on adjoining land, and warrant
public notice. This is particularly the case given this is publicly-owned land, over which the public
should have a democratic say in its use. In addition, the proximity to two schools makes this a site
of particular community interest.

With regards to Outlook Park, the draft Development Scheme notes “The CRRDA in collaboration
with BCC and other government stakeholders work collaboratively to establish the design and
functional requirements of the new permanent Outlook Park '' and a permanent Outlook Park will
trigger the need for public notice. It is essential that the community - not just “BCC and other
government stakeholders'' - are involved in the design and development of new parkland across
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the site. The development scheme should specifically state that a well-resourced participatory
design process will be open to all local residents who are interested in helping design the park.

The proposed Boggo Road Collaboration Group (Collaboration Group) makes no reference to
including stakeholders beyond government bodies. Community members should be invited to take
part in the collaboration group, to ensure genuine community participation.

Community uses in the Boggo Rd Gaol

The Boggo Road Gaol is a site of great historical and cultural significance to the local community,
and broader Brisbane. As both a council and state heritage site, and a site that is publicly owned, its
protection, restoration and ongoing community use is crucial. There is also an undersupply of arts
and culture facilities in the area, as noted in the Boggo Road CRR PDA Community Infrastructure
Technical Analysis.4

The gaol has been open to tours and events for a number of years now, run by a local small
business called Boggo Road Gaol.5 Boggo Road Gaol o�ers tours and experiences for school groups,
tours led by ex-prisoners and guards, ghost and history tours, and has maintained a collection of
historic artefacts at the gaol.

We are pleased to see the Boggo Road CRR PDA Community Infrastructure Technical Analysis6

note:

Based on a review of previously proposed plans for the facility, it could provide an overall
addition of 4,000m2 of community space for a variety of purposes including community

6 Boggo Road CRR PDA Community Infrastructure Technical Analysis, p. 39:
https://cross-river-rail.s3.ap-southeast-2.amazonaws.com/wp-content/uploads/2022/02/21161655/Boggo-Road-CRR-PDA-Infrastructure-P
lan-Background-Report-Part-4.pdf

5 https://boggoroadgaol.com/

4 Boggo Road CRR PDA Community Infrastructure Technical Analysis, p. 23:
https://cross-river-rail.s3.ap-southeast-2.amazonaws.com/wp-content/uploads/2022/02/21161655/Boggo-Road-CRR-PDA-Infrastructure-P
lan-Background-Report-Part-4.pdf
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meeting space, flexible indoor/ outdoor recreational space and an art and events venue for
live music, theatre and entertainment.

However we wish to stress that the 4000m2 of community space referred to in this note is
technically already available as community space, subject to excessively strict and onerous
restrictions currently imposed by the State Government on how it can be used. It would be
disingenuous to describe the PDA as delivering 4000m2 of ‘new’ community space given that the
Gaol is already publicly owned, and is already used for a range of activities including music
concerts, movie nights, film shoots and other community events.

We have been gathering feedback about the future of the Gaol itself. We have spoken with
residents, community groups, Boggo Road Gaol sta�, communities associated with Dutton Park
State School and Brisbane South State Secondary College, and people with an interest in history
since 2019. This historic site should not be sold o� to developers, but should be restored as a
publicly funded music, arts and historical hub. Boggo Road could become the south-side sister of
the New Farm Powerhouse, celebrating history while providing a�ordable spaces for artists and
innovators. A heritage museum component and a strong emphasis on history tours and storytelling
would allow this precinct to serve as a hub for local history groups and knowledge-keeping.

From our hundreds of conversations, there has been broad support for adaptation of the Gaol to
include:

● A heritage museum
● Spaces for art and music development and performance
● Film screenings
● Historical tours
● Art exhibitions
● Function spaces
● Workshop spaces and studios

I note that the Gaol has a number of limitations in terms of accessibility, some of which could be
overcome, others of which will be di�cult given the heritage nature of the building. Working
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towards ensuring that the Gaol is as accessible as possible, for people with physical or sensory
disabilities, or neurodivergence, will help create a hub for the wider community.

In addition, the dark and violent history of the gaol needs to be acknowledged and incorporated
into any plans for the gaol, to be respectful to past prisoners and their families.

The draft Development Scheme makes reference to a ‘Boggo Road Gaol advisory group’, to
“investigate opportunities to adaptively reuse the Gaol in the short and long term”. This advisory
group should include: people who were incarcerated at Boggo Rd; First Nations representatives;
prisoner advocacy groups; historical groups; local community members; school P&C
representatives; and small businesses currently connected to the gaol site.

Incorporating community visions for the precinct

The local community have put together a number of visions for the site that emphasise the need
for expanded greenpace and community facilities.

The vision in Figure 2 was created by Boggo Road Futures7. Boggo Road Futures is a group of local
residents, who write, “We aim for a kid-friendly, safe & green Boggo Road neighbourhood. With
development that meets the needs of local residents & visitors. Let’s put people and communities
before developers”. Their vision8 involved expanding greenspace by building over the train lines,
and incorporating an urban forest, pedestrian and cycle access, and community garden and
activation of the Annerley Rd street frontage.

8 Large size image here: https://www.facebook.com/boggoroadfutures/photos/a.103535411536030/111810134041891/

7 Boggo Road Futures: https://www.facebook.com/boggoroadfutures
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Figure 2: Boggo Road Futures

The vision in Figure 3 was prepared by a group of local architecture students and graduates, in
consultation with the Gabba Ward O�ce and other stakeholders.. Their focus has been on creating
a pedestrian-friendly precinct that incorporates greenspace, a public swimming pool, activation of
Annerley Road, playgrounds, space for markets and shops, and space for Dutton Park State School
to expand if it needs to.
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Figure 3: Arts and Community Vision

Permeability, activation and active transport links to Annerley Rd

A key limitation of the Boggo Rd site and the current PDA is the lack of activation and permeability
from Annerley Rd into the precinct. The significant grade di�erence from Annerley Rd up to the
gaol (particularly near the Boggo Rd intersection), the location of the gaol’s main entrance, and the
orientation of the recently approved Stockwell commercial development to the west of the gaol,
all contribute to the Boggo Rd Gaol and Ecosciences Precinct turning its back on Annerley Rd and
the wider Dutton Park community.

This is a significant weakness of the entire development scheme. It is an introverted vision that has
good connections between the Ecosciences Precinct and the PA Hospital, but poor connections to
the residential and commercial areas along Annerley Rd to the north-west of the PDA.

Amy MacMahon MP
www.amymacmahon.com

1/90 Vulture Street
West End Qld, 4101

Cr Jonathan Sri
www.jonathansri.com

2/63 Annerley Rd, Woolloongabba QLD
4102

18

http://www.amymacmahon.com
http://www.jonathansri.com


From a heritage perspective, it would not be appropriate to construct large buildings in the space
between the edge of Annerley Rd and the western wall of the gaol, however we suggest that
small-footprint, low-rise single-storey recessed buildings could be nestled into the slope below the
western wall, fronting onto Annerley Road. Delivering small shop fronts along Annerley Rd would
help activate this frontage and draw visitors into the site. Such facilities could remain
government-owned as a source of rental revenue, or could be subleased via non-profit entities that
manage other aspects of Boggo Rd Gaol.

Small shopfront or workshop spaces could be leased out to artists, artisans, social enterprises and
other community groups to provide a�ordable spaces that support and synergise with other
artistic and creative projects around the gaol precinct.

It would even be possible to create a new cut-and-cover tunnel entrance sloping up from the
corner of Annerley Rd and Boggo Rd gaol up to the level of the gaol itself, improving pedestrian
connectivity into the site from the northwest.

Connectivity isn’t just about whether or not there are footpaths and crossing points. Planning
schemes should also consider how other design elements can enhance a public realm so that
walking into and out of a precinct is a pleasurable and enticing activity. The failure to deliver any
significant activation of the Annerley Rd frontage of the PDA is a disappointing missed opportunity
which will reinforce the insular nature of the site and fails to connect the precinct to the wider
Dutton Park community.

If geological constraints prevent cutting into the slope below the Gaol to deliver shopfront and
workshop spaces along Annerley Road, the Development Scheme should instead specify that this
sloped lawn area below the gaol wall will be planted up and revegetated so that this pedestrian
corridor along Annerley Road becomes greener and more inviting for pedestrians, rather than a hot,
exposed area of vacant lawn. The addition of low vegetation can create more habitat for native
fauna and provide further ecosystem services. For example, rather than a bare lawn, the Gaol could
be surrounded by native flower gardens that add more colour and visual amenity while also
supporting pollinating insects and birds.
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Upgrades to the Merton Rd walkway/overpass

It is important to note that the current pedestrian walkway o� Merton Road is used by cyclists to
avoid the bike lanes on busy Annerley Road, and to access the northbound V1 veloway bikeway to
the east.  This pedestrian bridge needs to be upgraded and reconfigured to allow pedestrians -
especially school students - and cyclists to safely share this space, and avoid high-speed cyclists
exiting beside Dutton Park State School gates.  It is also important that all road crossings
throughout the precinct prioritise child safety over vehicular access.

Rethink existing Stockwell development

We also note that with the BCC approval of the Stockwell commercial development, the precinct is
losing what is currently public space and a safe pedestrian and cycle access route. Some members
of the community have said that the area would benefit from local shops, but the Stockwell
development is a poor design that makes bad use of the space.

The State Government should reevaluate the recently approved Stockwell development and
consider intervening to prevent it proceeding so that this aspect of the precinct can be planned
holistically.

Other Active Transport Issues

We welcome the provisions for an elevated walkway across Kent St, to be delivered by 2027-2031.
The plans should include separated bike/scooter lanes along all roads in the precinct.

The Kent Street Movement Corridor Guideline should be updated to include the elevated walkway
across Kent St (BGO-AT-07b), noted in the ‘Draft Development Charges and O�set Plan’.
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We are concerned that proposals for high-density developments along Kent Street risk excessively
constraining this transport corridor, which will remain a crucial access road for service vehicles but
will also be an increasingly important route for cyclists accessing the Veloway from the south. The
proposal for a ‘shared cycle street’ for Kent Street will not meet current or future needs. A fully
separated bikeway running all the way along Kent Street from Cornwall Street to the bridge over
the train line and onwards around to Ipswich Road is required to ensure cyclists can safely access
the Veloway and the bridge.

The proposal that street parking or ‘kiss and ride’ drop-o� bays should be maintained along Kent
Street is manifestly ridiculous and should be discarded. Kent Street should be an active transport
corridor that is closed to general tra�c.

We are deeply concerned that the Development Scheme does not appear to deliver any significant
improvements to the intersection of Annerley Rd-Cornwall St-Noble St. The relocation of the
Dutton Park train station to the southwest of Annerley Rd will likely result in more pedestrians and
cyclists moving through this intersection to get to and from the station. The Development Scheme
should ensure that upgrades to this intersection - including closure of the dangerous unsignalised
slip lanes - occurs at an early stage of the PDA project alongside the train station relocation, as
opposed to being dependent upon later stages of development.

Conclusion

Overall, the draft Development Scheme represents a disappointing failure to plan for the
community’s long-term needs and to realise the full potential of the Boggo Road PDA site. Even if
the government is intent on selling o� private development rights to cross-subsidise delivery of
public infrastructure, there are better ways to do this while yielding higher quality design
outcomes.
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While the goal of delivering additional facilities to support a knowledge and research precinct is
commendable, it is possible to achieve that outcome while also delivering more public green space
and public housing around Boggo Rd Gaol and the PA Hospital.

Ideally, the entire site should be developed by the state government in partnership with non-profit
community groups, rather than private developers. We recommend a wholesale reevaluation of the
scheme, and a more inclusive participatory design process where residents and other community
stakeholders are invited in to collaborate on a shared masterplan for the site, building upon the
commendable community visions that have already been published.

We do not support the Boggo Road CRR PDA Proposed Development Scheme, or its ancillary
documents such as the Draft Kent Street Movement Corridor Guideline and the Draft Development
Charges and O�set Plan, in their current forms.

Regards,

Amy MacMahon
MP for South Brisbane

Jonathan Sri
Councillor for the Gabba Ward
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