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1. Introduction 

1.1 Previous resolutions 

The City Plan Program, presented to the Planning and Environment Committee on 15 July 2021, provided a 
detailed schedule of work for the 2021 calendar year with indications of tasks extending to 2022 and 2023. The 
Program included work commencing for the Gaven North (Glade Drive) Investigation area. 
 
On 14 September 2021, Council resolved (G21.0914.031 / PE21.0909.002) as follows: 

1 That Council notes the content of this report, provided as an update on the Gaven North and Highland 
Park / Nerang Investigation area projects. 

2 That Council inform property owners within the Gaven North and Highland Park / Nerang Investigation 
areas that work has commenced.  

3 That the City’s website includes a dedicated page to provide information and updates on the Investigation 
area programme. 

4 That a future agenda item be brought to Council in February 2022 with recommendations on Gaven North 
and Highland Park / Nerang Investigation area projects.  
 

1.2  Project overview 

In planning for long-term sustainable growth, the Council of the City of Gold Coast (the City) is looking for 
opportunities to better utilise land with consideration given to existing services and employment opportunities. 
The Gold Coast City Plan (City Plan) identifies 17 Investigation areas across the Gold Coast, each with different 
opportunities to support growth. Opportunities include a range of elements such as access to transportation, 
open space for future public parks and amenities, proximity to employment and existing trunk infrastructure.  
 
Investigation areas seek to support the realisation of the dwelling supply and employment benchmarks set by 
the South East Queensland Regional Plan 2017 (ShapingSEQ). Investigation areas can also assist in providing 
a greater number and broader range of dwellings closer to jobs and services to support more affordable living 
options while involving the community in the process. 
 
There are four stages to each Investigation area project: Planning, Technical investigation, Concept planning 
and Statutory planning. This Preliminary Planning Investigation report has been undertaken as part of the 
Planning stage (Stage 1) to inform if further growth opportunities can be pursued and what technical studies 
shall be required during the Technical investigation stage (Stage 2). 

1.3 Objectives 

The Gaven North Investigation area project seeks to deliver an integrated land use plan that shall guide future 
development through a coordinated and sustainable approach. Once the results of the Investigation are 
incorporated into the City Plan, it shall ensure urban development can occur in accordance with a 
comprehensive approach which: 
 

 improves how we support and manage growth 

 involves residents and property owners in the planning process 

 creates opportunities for residents to live in a diverse mix of housing types 

 effectively plans for upgrades of services (including stormwater, wastewater and roads) in the most  
cost- effective manner 
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 plans for new and/or improved community amenities where we are planning for growth (for example, 
landscaping, parks, sporting facilities and pathways) 

 accurately forecasts and plans for Council expenditure to support future growth 

 shares potential future plans to give residents improved visibility of the planning process and enable 
community feedback to be considered. 

1.4 Purpose 

This Preliminary Planning Investigation report: 
 
1. Undertakes a preliminary analysis of the context, opportunities, and constraints for the Highland Park 

Investigation area. 

2. Shall inform and guide more detailed investigations and analysis of the site during Stage 2 of the project. 

1.5 Methodology 

Data research and mapping of physical, environmental, and social information relevant to the Investigation area 
was used to understand: 
 

 existing opportunities and constraints 

 the physical and legislative context 

 where further technical investigations are required due to data limitations. 
 

Data sources include Queensland government mapping, City Plan mapping, and ABS 2016 Census data. 

1.6 Report outline 

This report is structured as follows:  
 

 Section 2 discusses the site and project methodology 

 Section 3 outlines the applicable statutory planning framework 

 Section 4 undertakes a preliminary analysis of the issues for a sustainable urban framework for future 
land use and development in Gaven North 

 Section 5 provides a brief overview of feedback received following landowner notification 

 Section 6 uses the results of the preliminary analysis to inform and guide more detailed investigations.  

2. Site description 

2.1  Location  

The Investigation area is located within an urban area of the Southern sub-region of ShapingSEQ (Appendix 1).  
The Gold Coast CBD (Southport) is located 12km east of the Investigation area. Brisbane CBD is located 63.8 
km north (refer to Figure 1). The Pacific Motorway is located directly adjacent to the east of the Investigation 
area and is the main transport route between Brisbane and Gold Coast. The Helensvale Train Station and 
Helensvale Centre is located 1 km to the east. The Gold Coast Airport is 42 km south of the Investigation area. 
The Gold Coast Health and Knowledge Precinct including Griffith University and the Gold Coast University 
Hospital are located 11 km to the south-east. The Gold Coast Carrara Sports and Recreation Precinct is located 
12 km to the south.   
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Figure 1: Investigation area location 

The Investigation area consists of 583 lots and covers an area of approximately 126 hectares. 132 Rural 
residential zoned lots are being investigated for future growth opportunities, which is 42% of the total area.  

2.2  Defining the Investigation area boundary 

The Investigation area is located within a mapped Investigation area under the Strategic framework Map 1 
(Appendix 1) of City Plan. The Investigation area is predominately Rural residential zoned land (Appendix 2), 
however also includes adjacent Medium density residential and Open space zoned sites. Whilst the Strategic 
framework outlines that Investigation areas are generally comprised of Rural residential zoned land, this 
Investigation area was expanded (as per the previous report to Council) to include some Medium density 
residential and Open space zoned sites for the following reasons: 
 

 To gain a wider appreciation for the local community and surrounding context throughout the planning 
and investigation phases.  

 To follow natural “boundaries” e.g. major roads and streets or open space corridors which provide a 
natural and distinctive boundary between the Investigation area and adjoining land.  

 To allow for an opportunity for an effective transition between the Investigation area and adjoining land. 
 
The analysis undertaken throughout this Preliminary Planning Investigation report discusses all land within the 
Investigation area. The exception is for the analysis on social infrastructure and transport which also includes 
the surrounding locality. 



 

 

   

Preliminary planning investigation Gaven North  Page 7 of 31 

 

 

2.3  Local context 

 North of the Investigation area is primarily Low density residential and Medium density residential zoned 
land. The Pacific Motorway entrance and exit are located immediately north of the Investigation area. 
Further north is Major tourism zoned land where Movie World and Wet’n’Wild Theme Parks are located. 

 East of the Investigation area is the Pacific Motorway. East of the Pacific Motorway is the Helensvale 
Centre, the Helensvale Train and Light Rail Stations and Mixed use, Fringe business precinct and Low 
impact industry zoned land. This area has employment opportunities, key services as well as access to 
public transport including high frequency bus routes. 

 South of the Investigation area is Rural and Rural, Rural landscape and environment precinct zoned land. 
Further south is more Rural residential zoned land as well as Conservation zoned land. 

 West of the Investigation area is Medium density residential zoned land within the suburb of Pacific Pines. 
Pacific Pines is comprised primarily of Medium density residential zoning and it also has corridors and 
parcels of Open space zoned land.   

3. Planning framework  

This section outlines the legislative background and the key drivers, influences, and considerations in the Gaven 
North Investigation area project. As a basis for the investigation, it is important to recognise and build upon 
applicable state, regional, and local strategic plans, and policies in addition to the statutory planning framework. 

3.1 Planning Act 2016 

The Planning Act 2016 is the key legislative tool for implementing the planning and development process in 
Queensland. The Planning Act 2016 has informed the ShapingSEQ and City Plan. The goals, elements, and 
strategies in ShapingSEQ assist with establishing the regional planning context and therefore have been 
considered at this stage of the project. The statutory planning scheme amendment process set out by the 
Planning Act 2016 and the Minister’s Guidelines and Rules will be followed for any subsequent City Plan 
amendment.   

3.2 South East Queensland Regional Plan  

ShapingSEQ anticipates that the city will see a population increase of 351,100 people between 2016-2041 
(refer to Figure 2). This forecast informs a dwelling supply benchmark of 158,900 additional dwellings by 2041. 

 
 

Figure 2: 2016-2041 dwelling supply benchmark for the Gold Coast as identified by ShapingSEQ 2017 
 
ShapingSEQ establishes goals, elements and strategies which are required to be implemented through both 
local planning instruments and local planning projects. City Plan must advance ShapingSEQ (2017, p.152) by 
demonstrating compliance with:  
 

 Chapter 3, Part A: Goals, Elements, Strategies  

 Chapter 3, Part B: Regional growth pattern 

 Chapter 3, Part C: Sub-regional directions 
 Chapter 6, Resource activity, where applicable 

 SEQ regulatory provisions in the Planning Regulation 2017.  
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ShapingSEQ establishes five goals, aligned with the five themes: Grow, Prosper, Connect, Sustain and Live. 
These goals are supported by elements which establish desirable outcomes for achieving the goal.  
 
ShapingSEQ’s Theme Grow, is outlined in Figure 3. 
 

 

Figure 3: ShapingSEQ 2017: Grow goal 
 
ShapingSEQ sets out several policies contained in sub-regional narratives. The Southern sub-region applies for 
Gold Coast and the sub-regional narrative outlines the following sub-regional outcome:  
 
Goal 1: Grow - Strategic outcomes 
 
Growth by consolidation  

 
1. The intent to use land and infrastructure efficiently will be supported by focusing density in and around 

appropriate locations along urban corridors, and in areas with superior access to public transport, 
employment and services.  

  
The above ShapingSEQ’s Goal on Grow, and the Growth by consolidation strategic outcome demonstrates the 
need to sustainably manage growth and provides the ShapingSEQ’s context for undertaking the Investigation 
area project.  

3.3 Gold Coast City Plan 

Strategic framework 

Under City Plan (Version 8), Investigation areas are identified in the Strategic framework map 1 – Designated 
urban area. The Strategic framework (City Plan section 3.3.7) states: 
 
Some rural residential areas (conceptually shown on Strategic framework map 1) will be investigated for land 
use opportunities and constraints. Until these investigations are undertaken, and any amendments to the City 
Plan are completed, these areas are to maintain their rural residential character and intent.  

Overlays  

The following Overlays (mapping and codes) apply to the Gaven North Investigation area and shall guide the 
development consideration for future concept planning for the Investigation area.  
 
 Acid sulfate soils - applies to the land along the eastern and southern boundary as being below 20m 

AHD. The Acid sulfate soils overlay shall be considered through the development assessment process in 
line with the overlay code if subdivision or development occurs and proposes excavation identified as 
being assessable under the Acid sulfate soils overlay code. 
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 Building height overlay - applies to the Medium density residential zoned land within the Investigation 
area. The building height overlay permits a height of 2 storeys (9 metres) to maintain low rise 
development. This building height limit reduces the contrast between the Medium density residential zone 
and the adjacent Rural residential zone.  

 Bushfire hazard - potential bushfire impact buffer applies to a small part of land in the south of the 
Investigation area. This is most likely due to its proximity to the vegetation located in the Open space 
zone and adjacent Rural, Rural landscape and environment precinct zoned areas. This buffer shall be 
considered further throughout the Technical investigation and Concept planning stages. 

 Dwelling house - applies to land within the Investigation area (Rural residential and Medium density 
residential). The implications of this overlay will be considered in Concept planning stage.  

 Environmental significance - biodiversity area – Matters of local environmental significance (Hinterland to 
coast critical corridor) vegetation is mapped to the south of the Investigation area and is in close proximity 
to adjoining Open space and Rural, Rural landscape and environment precinct zoned land. This corridor 
shall be investigated further through ecological studies in Stage 2. 

 Environmental significance - priority species – Matters of state significant species (State significant 
species and Koala habitat areas) applies to Open space zoned land on the southern boundary of the 
Investigation area and a small part of Rural residential zoned land on the north-east boundary of the 
Investigation area. Further ecological studies shall be undertaken in Stage 2 to inform the Concept 
planning and Statutory planning stages.  

 Environmental significance - priority species – Matters of local significant species (Local significant 
species) applies to areas in the north-east of the Investigation area. Further ecological studies shall be 
undertaken in Stage 2 to inform the Concept planning and Statutory planning stages. 

 Environmental significance - vegetation management - Matters of local environmental significance 
(Vegetation management) primarily applies to the Open space zoned land on the southern boundary of 
the Investigation area. Small parcels of mapped vegetation also apply to areas of Rural residential zoned 
lots and Open space zoning across the Investigation area which shall be investigated further through 
ecological studies in Stage 2. 

 Environmental significance - wetlands and waterways - Matters of local environmental significance – 
(Local significant wetlands and Buffer area) is mapped on land across the Investigation area. There is 
also a mapped State significant waterway to the south of the Investigation area (not within study 
Investigation boundary). These areas are likely to be further investigated as part of Stage 2 and through 
the Stormwater and Ecological assessments undertaken for the Investigation area. 

 Landslide hazard – Landslide hazard moderate applies to parts of land across the Investigation area.  
The implications of this shall be determined through technical studies during Stage 2 of the project. 

 Regional infrastructure - Water supply pipeline and Water supply pipeline 20m buffer runs from north to 
south along the western boundary of the Investigation area which includes Medium density residential 
and Open space zoned land. Implications of this buffer should be able to be explored throughout the 
concept planning process.  

 Regional infrastructure – Major electricity infrastructure (Energex) runs through a portion of the Rural 
residential zoned properties on the southern boundary of the Investigation area. Implications of this 
should be able to be explored throughout the concept planning process. 

 Residential density overlay - applies to one lot in the south west corner of the Investigation area. This site 
is already zoned Medium density residential and afforded a residential density of 1 dwelling per 300m2. 

 Transport noise corridor - State controlled road - applies to the land along the eastern side of the 
Investigation area. Implications of these shall be considered through an urban design and land use 
assessment and shall inform concept planning.  
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4. Planning issues 

4.1  Land use issues 

Land use pattern 

A desktop land use analysis has been undertaken to reveal the existing land use pattern. The key findings of the 
analysis are: 
 
 The Investigation area consists of primarily detached dwelling houses. 
 Dwellings in the Rural residential zone are low in intensity, with detached dwellings (including Secondary 

dwellings) on large lots. 

 Medium density zoned land located along the southern, western, and northern boundaries are 
characterised as highly developed suburban residential environments. 

 The Investigation area contains four parks including High Ridge Park, Gaven Park, William Duckett White 
Park and Galapagos Park.   

Allotment size and ownership 

The size of the properties ranges from 800m2 to 6500m2. Property size and ownership could inform the process 
by which development might occur.  For example, some lots in a single ownership may be large enough to 
achieve a development outcome without the need for lot amalgamation once a new zoning allows this to occur. 
However, some smaller lots, under separate ownerships, may need to be amalgamated in order for a 
development to be achieved. This shall be considered throughout the concept planning process undertaken in 
Stage 3 of the project.  

4.2 Environmental issues 

Flora and remnant vegetation 

Small pockets of vegetation within the Gaven North Investigation area are mapped on the Development 
Assessment Mapping System as Essential habitat and are categorised as Category C on the Vegetation 
management overlay. An Ecological assessment will need to be undertaken in Stage 2 to gain an understanding 
of ecological values within the Investigation area. 

Fauna 

The Queensland Government’s Wildnet Data base was utilised to identify the amount of terrestrial and aquatic 
vertebrate species that may potentially utilise habitat in the Investigation area. It found 239 animal species may 
inhabit an area within a 1km radius within the Investigation area. However, a more accurate understanding of 
the number of species within the Investigation area boundary shall need to be gained through ecological studies 
in Stage 2 of the project. 

Wildlife corridors 

Section 3.7 of City Plan, Living with Nature seeks to enhance remaining core ecological areas through the 
introduction of environmental planning principles and practices that focus on buffering and linking intact habitats 
and rehabilitating degraded areas. An Ecological assessment shall need to be undertaken in Stage 2 to gain an 
understanding of these issues. 

Koala habitat  

The Gaven North Investigation area contains some Core habitat under the Queensland government mapping 
system. Opportunities for Koala restoration will be investigated (Appendix 3).  
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Stormwater, waterways and flood 

The Investigation area is in the Coombabah Creek catchment. The creek is located approximately 150m south 
of the Investigation area as shown in Appendix 4. 
 
A Stormwater and overland flow assessment shall be required to understand existing stormwater infrastructure 
assets and management requirements. The findings of the Stormwater management assessment may generate 
some findings or recommendations in relation to runoff into the Coombabah Creek. An Ecological/Hydrological 
assessment of the Coombabah Creek is not likely to be required. 

Topography 

The Investigation area has elevations extending from 5m AHD along the southern boundary to almost 100m 
AHD in the most elevated area on High Ridge Road. The sloping areas provide visual interest and attraction, 
and these features could be accommodated in various ways in a concept plan. 
 
Moderate landslide hazard applies to some parts of land across the Investigation area. The implications of this 
shall be determined through technical studies during Stage 2 of the project.  

Views and visual character 

Landscape values will continue to be a key consideration throughout the Investigation area project. Existing 
landscape features define the existing communities and their surrounds. These landscape values could 
therefore play a key role in defining the communities that could emerge within this area in the future. Community 
engagement held at the end of Stage 2 will inform what key landscape values are important to residents. 

4.3 Social issues 

Demographic analysis findings  

Rural residential zoned land is the focus of and forms a significant part (but not all) of the Investigation area.  
The majority of the demographic analysis is comprised of five SA1’s (Appendix 5). Specific insights for 
SA1:3124903, which reflects the majority of the Rural residential zoned properties of the Investigation area, 
have been included were relevant. 
 
Key findings of the demographic analysis from the ABS 2016 SA1s show that the Investigation area: 

 Had a greater percentage in various younger age groups than the rest of the Gold Coast. The SA1s also 
had a greater percentage in the younger age groups of 5-25. 

 Had a similar percentage in various older age groups than the rest of the Gold Coast. The Investigation 
area had a greater percentage in the age groups of 50-54.   

 Had a median age of 37 compared with the rest of the Gold Coast with a median age of 38 years. 

 Had a lower proportion of single person households (SA1:3124903 at 8.2%) compared to the rest of the 
Gold Coast with 23.1%. 

 Had a slightly higher percentage of households represented by couples with children (SA1:3124903 at 
44.7%), compared to the rest of the Gold Coast (41.9%). 

 SA1:3124903 generally had a higher proportion (16.1%) “higher” income earners (households earning 
over $3000 per week) compared to the Gold Coast at 13.6%. 

 SA1:3124903 generally had a lower proportion (10.3%) of low-income earners (households earning less 
than $650 per week), compared to the rest of the Gold Coast with 18.9%. 

 The primary mode of journey to work was by private motor vehicle (SA1:3124903 at 76.8%). Only 3.6% of 
Investigation area residents used public transport compared to the rest of the Gold Coast (4.2%). 
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The above findings will assist in understanding factors like transport and social infrastructure requirements. 
However, it is likely that renewed data received over the course of the project will inform these factors. 
 
Predicted residential population  

SA1: 3124903 covers part but not all of Gaven North Investigation area. SA2: Pacific Pines-Gaven area is a 
larger area covering the majority of the Gaven North Investigation area. The predicted residential population 
for SA1: 3124903 and SA2: Pacific Pines-Gaven are compared with the City’s in Table 1.  
 
Predicted residential populations in Table 1 are based on the current zonings of City Plan. SA1: 3124903 
covers land with a Rural residential zoning, and in that current zoning, residential growth is currently not 
envisaged. Table 1 shows that there is no predicted residential population growth in SA1:3124903.  
 
This analysis demonstrates that due to low predicted residential populations in SA1: 3124903, there could be 
opportunity to examine land use change to use land and infrastructure more efficiently. By way of comparison 
the city is predicted to increase by 43% until 2041. Furthermore, if all assumptions in the current City Plan 
were developed to capacity by 2041 (ultimate development) the city is predicted to increase by 89% from 2021 
to 2041.  
 
Table 1: Predicted residential population 

Predicted Residential Population  

Area 2021 2026 2031 2036 2041 
Ultimate 

Development 

SA1: 3124903 400 400 399 399 399 399 

SA2: Pacific Pines – 
Gaven 

20,356 20,830 20,779 20,779 20,779 20,779 

Gold Coast 654,556 718,798 792,062 868,870 938,920 1,239,375 

        (Source: City of Gold Coast and ShapingSEQ) 

Housing affordability 

Households are considered to be in housing stress if they are in a low to moderate household income bracket 
and spending more than 30% of their gross weekly income on housing costs. A total of 6.9% of households in 
the SA1s spend more than 30% of their income on rent compared to Gold Coast’s 16.8%. 
 
Households are considered to be in mortgage stress when their mortgage repayments exceed 30% of their 
household income. A total of 7.9% households in the rest of the Gold Coast spend more than 30% of their 
income on mortgages compared to 13.8% in the SA1s.  
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Diversity 

SA1s comprise of 31.7% of people born overseas compared to the rest of the Gold Coast at 36.0%. A total of 
12.5% of people in the SA1s speak other languages at home compared with 15.1% for the rest of the Gold 
Coast. The SA1s also have 2.3% of people identifying as Aboriginal or Torres Strait Islander compared with 
1.7% for the Gold Coast.   

4.4 Infrastructure issues 

Existing infrastructure 

Transport and traffic  

The Gaven North Investigation area is situated 12 km west of the Gold Coast CBD (Southport) and 63.8km 
south from the Brisbane CBD. The Helensvale Town Centre is located 1km to the east and features a transport 
hub of heavy rail, light rail, and bus connections to the Gold Coast CBD (Southport) and Brisbane CBD. 
 
The Investigation area is directly adjacent to the west of the Pacific Motorway (refer to Appendix 6). Pacific 
Pines Boulevard provides extensive property frontages to the western boundary of the site. The northern area 
has frontage to Binstead Way, which provides access to the Pacific Motorway. Heslop Road is situated between 
the Pacific Motorway and the Investigation area and provides a secondary lower-order street connection into the 
existing urban areas of Gaven to the south and Oxenford to the north.  
 
The existing internal road of Glade Drive provides access from Pacific Pines Boulevard and stretches up 
through the spine of the Investigation area connecting all roads within the Rural residential zone. There is an 
existing cycle path along Pacific Pines Boulevard which has connections to the Gold Coast CBD (Southport). 
There are two bus stops located within the Investigation area which are served by Route 715.  
 
The statistics in Appendix 5 show travel is heavily car dependent, with 81.6% of travel to work by car. Of these, 
75.4% of persons drive, with only 6.2% travelling as a passenger. A total of 3.6% of people travel to work by 
public transport. Bus Route 715 operates at one-hour intervals with services operating seven days a week. 
Other forms of travel to work include walking (1.3%) and 1.4% of people work from home.  

Water supply infrastructure 

The Gaven North Investigation area is mapped as being within an existing potable water connection area. An 
Engineering infrastructure assessment shall be required in Stage 2 for the Investigation area in order to provide 
an overview of the infrastructure considerations. The existing infrastructure map is shown in Appendix 7. 

Sewerage infrastructure 

Rural residential properties in Gaven North are not currently serviced by sewer mains and instead rely on 
private septic tanks. The provision of sewerage infrastructure is a matter that will remain a key consideration as 
the project evolves. 

Stormwater infrastructure 

The Investigation area is serviced by stormwater infrastructure including stormwater surface drains, kerb 
channel and end structures. A Hydraulic engineering assessment would be required to understand stormwater 
infrastructure capacity and enhance runoff/stormwater management and quality. The existing infrastructure map 
is shown in Appendix 7. 
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Community infrastructure 

The majority of households in the SA1s are couple families with children (50.8%), couple families without 
children (32.5%), or one parent families (16.7%), compared to (8.9%) single person households.  
 
The following paragraphs provide an ‘inventory’ of social infrastructure surrounding the Gaven North 
Investigation area and are divided into ‘City community infrastructure’ and ‘Non-City community infrastructure’. 
Existing facilities have been mapped to show the location and distribution of existing infrastructure nearby and 
within an approximate 800m walking distance to the boundary of the Investigation area. This inventory is 
primarily informed by the City’s existing mapped data sets as well as an online desktop analysis (Refer to Social 
Infrastructure map located in Appendix 8).  
 
City community infrastructure 
 
There is no community infrastructure within the Investigation area boundary. The Investigation area has 
community support facilities within proximity, including the Pacific Pines Community Centre located on Pacific 
Pines Boulevard and the Helensvale Library and Cultural Centre located on Sir John Overall Drive.  
 
Non-City community infrastructure 
 
There are various social infrastructure facilities in proximity to the Investigation area. There are two primary 
schools and one high school within 800m of the Investigation area boundary. There is also a total of six early 
learning centres within proximity, as well as an additional primary school to the north just, outside of the 800m 
walking catchment r to the north. There are three employment agencies and three aged care or retirement 
villages within close proximity as well as Helensvale Senior Citizens Club and Helensvale Scout Hall. 
 
There are seven medical centres within an 800m walking distance of the Investigation area. The nearest 
hospital, Gold Coast University Hospital, is 11 km to the south east. 

Open space 

Within the Investigation area there are four parks, being Gaven Park and High Ridge Parklands in the north and 
William Duckett White Park and Galapagos Park along the southern boundary. These areas are high in 
ecological features and values and contain standard park embellishments such as seats, play equipment and 
shelters. 

Future infrastructure designations 

The Investigation is entirely within the City’s Priority Infrastructure Area1. City Plan’s Local Government 
Infrastructure Plan (LGIP) Plan for trunk transport infrastructure identifies a Future trunk intersection project 
(2031) for the intersection of Pacific Pines Boulevarde and Galapagos Way (INT_0196). This is situated in the 
south- west corner of the Investigation area and shall be considered when undertaking transport assessments in 
Stage 2 of the project. There are no other projects identified in Schedule of Works as part of LGIP 1.  

 

1 The priority infrastructure area identifies the area prioritised for the provision of trunk infrastructure to service the existing 
and assumed future urban development up to 2031. 



 

 

   

Preliminary planning investigation Gaven North  Page 15 of 31 

 

 

5. Landowner notification 

In Stage 1, landowners within the Investigation area boundary were identified and notified of the project’s 
commencement through a mail out.  As of January 2022, City officers had been contacted by 22 landowners 
seeking clarification on the project. The provision of sewerage infrastructure was raised and highlights a matter 
that will remain a key consideration as the project evolves. 

 

Figure 4: Landowner notification summary 

6 Conclusion 

The following section summarises findings from this “Preliminary Planning Investigation – Gaven North 
Investigation area”.  
 

6.1 Preliminary findings from site constraints analysis 

This section responds to the report’s purpose outlined in section 1.4 to “Undertake a preliminary analysis of the 
context, opportunities and constraints for the Gaven North Investigation area”. 
 
Table 2 below, documents the various issues and assigns a hierarchy of significance with the highest level of 
constraint likely to have the most effect on the Gaven North investigation and the lowest level likely to have the 
least amount of influence. This combined analysis is essential to reach a conclusion and understanding of the 
issues and opportunities that need to be considered in investigating future sustainable land use development 
opportunities for the Gaven North Investigation area. It also sets a clear framework to evolve and direct the 
detail Technical Investigations as part of Stage 2 (Refer to 6.2).  
 
Table 2: Constraints analysis 

 High level 
constraints 

Moderate level 
constraints 

Low level 
constraints 

Land use issues 

Land use pattern  x  
Allotment size and fragmentation   x  
Ownership  x  
Environmental issues 

Flora and remnant vegetation x   
Fauna x   
Wildlife corridors  x  
Koala habitat x   
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 High level 
constraints 

Moderate level 
constraints 

Low level 
constraints 

Stormwater, waterways and flood  x  
Topography  x  
Views and visual character  x  
Social issues 

Demographic analysis findings    x 
Population projections    x 
Housing affordability  x  
Diversity  x  
Infrastructure issues 

Transport and traffic  x   
Water supply infrastructure x   
Sewerage infrastructure  x   
Stormwater infrastructure x   
Community infrastructure  x  
Recreation and open space  x  

 

6.2 Preliminary findings on need for more detailed investigations 

This section responds to the report’s purpose outlined in section 1.4 to “Inform and guide more detailed 
investigations and analysis of the site during Stage 2 of the project.” 
 
The following is the basis for the potential detailed investigations to be undertaken in Stage 2 of the 
Investigation area process. 
 
The preliminary desktop analysis of the Gaven North Investigation area has identified that there are sufficient 
grounds to continue the project with further investigations to gain a better appreciation for the key matters 
identified. As shown in Table 3, a technical investigation can potentially be undertaken to address each of the 
key issues raised throughout this report. 
 
Table 3: Potential technical Investigations required to address key matters 

Issue Potential detailed 
investigation 

Responds to 

  High level 
constraints 

Moderate level 
constraints 

Low level 
constraints 

Land use issues 

Land use pattern Land use strategy and 
urban design report 

 x  

Allotment size and 
fragmentation  

Land use strategy and 
urban design report 

 x  

Ownership Land use strategy and 
urban design report 

 x  

Environmental issues 

Flora and remnant vegetation Ecological study 
(biodiversity and koala 
habitat) 

X   

Fauna Ecological study 
(biodiversity and koala 
habitat) 

X   
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Issue Potential detailed 
investigation 

Responds to 

  High level 
constraints 

Moderate level 
constraints 

Low level 
constraints 

Wildlife corridors Ecological study 
(biodiversity and koala 
habitat) 

 x  

Koala habitat Ecological study 
(biodiversity and koala 
habitat) 

X   

Flood No technical investigation 
required (no mapped flood 
constraints) 

   

Topography Engineering infrastructure 
assessment (hydraulic 
engineer) 

 x  

Views and visual character Land use strategy and 
urban design report 

 x  

Social issues 

Demographic analysis 
findings  

Initial market 
feasibility and 
infrastructure costings 

  x 

Population projections  Initial market feasibility and 
infrastructure costings 

  x 

Housing affordability Initial market 
feasibility and 
infrastructure costings 

 x  

Diversity Initial market 
feasibility and 
infrastructure costings 

 x  

Infrastructure issues 

Transport and traffic  Transportation assessment X   
Water supply infrastructure Engineering Infrastructure 

assessment 
X   

Sewerage infrastructure  Engineering Infrastructure 
assessment 

X   

Stormwater infrastructure Stormwater and overland 
flow assessment 

X   

Community infrastructure Land use strategy and 
urban design report 

 x  

Recreation and open space Land use strategy and urban 
design report 

 x  

 
It is recommended that this project proceed onto Stage 2; “Technical investigation” as further information and 
technical understanding needs to be gained on the key matters as identified. The potential technical studies are: 
 

 Engineering infrastructure assessment 
 Ecological study (biodiversity and koala habitat) 

 Transportation and traffic impact assessment 

 Land use strategy report 

 Initial market feasibility and infrastructure costings. 
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Additional technical studies may be required if determined to be necessary. It is proposed that external 
consultants will be engaged to undertake the most of these studies. Officers from City Planning shall project 
manage this work and coordinate with stakeholders. 
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