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Via crmait: chnguiriestadouglos. gl pgov.an

Daar Sir,

Subimission against Developnien Application for Muterio Chenge of Hse thapaet Assessineni} for
an Educational Cstallishiment with on-site occonunodaiion fwiily the continited use of Dwelling
House, Animal Hushandry ond Cropping)

Deingree River, Uppor Daittree

Couacil Ref: MCUL 2024 569871

Frefer to the above and provide the following properly made submission against the proposed developmaent,
I hereby make a submission pirsuant to Seetion 53 (6) of the Planning Act 2016,

there are concerns regarding the direct impacts of the cdevelopment on the scenic amenity, characler,
conununity safety, and Lourism of the Daintren Village. The development Is of a nature and impact that cuts
across outcomes sought by the Planning Scheme,

The proposed developmient should not be approved at this tocation, The following expands on why the site
is tinsuilable for the proposed development,

Inappropriate Site

The Planning Scheme establishes a batance of Zones, The balance of Zones sceks to ensure that the scalo
and form ol development is appropriate to a location, and that areas throughout the region are able to davelop
in order to fullit and maintain a role.

The subject land remains zoned as Rural under the Douglas Shire Planning Scheme 20118, The Rurat Zone
Table of Assessment (Table 5.6.5). The proposed development is calegorised as Impact Assessable
development.

The proposed development introduces new use of the land that is inconsistent with the existing character
and amenity of the zone and more particularly, intensifying the land use will ultimately impact on the
established desirable and attractive character and lifestyte of the Daintree Viltage.

Daintree Village does not have appropriate level of infrastructure or sevices 1o support the proposed
development. Emergency services, fire, ambulance and police are located in Mossman, which is hatf an hour
to Daintree Village, Furthermore, emergency services are not manned 24/7 in Mossman delaying responso
times to the site.

Amenity iImpacts

The developmet conflicts with outcomes sought within the Communily Facilities Cade, Environmentat
Performance Code Landscape Values Ovarlay Code, Environmental and Landscape Values, and Strong
Communities And ldentity themes of the Strategic Framework,




On the adjacent slde of the Daintree River is the Daintroe Public Boat Ramp and Daintree Rivarview Lodgos
and Van Park, approximatety 600m from subjeat site. The subject site is within view from both facililies.
As this Is the main activity hub for the Village, there are concoms thal the proposed development willimpact
on the existing amuonitly to locals and visitors by way of chiaracter, scenle amonity, and lght disturbance.

A Visualmpact Assessment bas not baen included with the application and therefore offors no avidonce
that the proposed development will not impact on the amoenity of tho neatby accommodation and
commaerical business within the hub of the Daintree Villago,

The proposed development is not onty inconsitent with sunouding properties but muoreso the entire Dalntreo
Viltago locality,

Sile Access and Safoty

Community wellbeing and safoty are core underlying vatues throughout the Planning Scheme, The proposed
development conflicts with several outcomes specilically within the Access, Parking ond Servicing Caode,
Flood and Storm Tide Hazard Code, and Mitigation of Hazards alement of tha Strategic Framework.

The only access to the sile is via the unservayed barye, where operationis restricted by tidal conditions. There
is significant risk to safety at this location given the susceptibility to flooding which further imits access to
and fram an already restricted site, While the site itself is situated above the 100 year ARl flood tevel, the
application seeks to establish accommodation use within an area that is vulnerable to isolation, intherently
piacing more lives at risk in the event of a flood.

Reliance cannot be placed on the safety and operation af tha barge in its curront state, Not only does this
places residents at risk of harm during disaster ovents, it also places unnecessary burden on the emargiency
services and their disaster managernent response capacity and capabilities.

The proposed car park sited in a location that is prone 1o frequent flooding and leaves parked vehicles
susceptibie to inundation.

There is concern that the safety and access has not been fully described or addressed in the application
material. While the applicant has suggested there is a need for this development, there are no substantive
grounds or other retevant matters to support the development at this location despite the safety conflicts.
Approving this development would set a precedent for future development in areas that are vulnerable to
natural hazards placing unnessary risks to residents emergancy resources.

Extent of Conflict

Considering the above discussion, the fotlowing sections identify specific areas that the development
conflicts with the Planning Scheme and relevant legistation.

Conflict with the FNQ Regionol Plan

The FNQ Regional Plan states that areas ‘ncluding significant areas north of the Daintree River are not
intended to grow or increase in density. These communities generally have very low levels of infrastructure
provision and significant coastal and environmental constraints.” (pg. 23}, in addition to protecting the scenic
and environmental values of the area.

The proposed devetopment conflicts this statement by increasing density on the northern side of the Daintree
River. Althotigh the proposed subject site is levelled above the flood ling, the land immadiately surrounding
itis subject to frequent flooding, resulting in the subject site becoming isolated during these events, Dalntree
village does not have appropriate level of infrastruciure or services to support the proposed development,

Tourism is a key economic driver for the Daintree Village locality. The proposed development will detract
from established businesses and not in keeping with the indentify of the area and ecology.




Conflict with Douglas Shire Plouning Scheme - $trategic fFramework

THEME 1: SETTLEMENT PATTERN

341 Strategic ontcomes:
7} Natral hazards and the impacts of climate change will determine the location, seale mid
intensity of tand use activities, Developmient witl achieve an accoptable or tolerable tevel of sk
hased on o fit for pinpose risk assessment,

There s signiticant risk Lo safaty at this location given the susceptibitity Lo flooding which fusther linits aceess
to and from an abready restricted site. While the site itsell s situsted above the 100 yoar AR lood toval, the
application seeks Lo astablish accommodation use within an area that is walnorable o isolation, inharantly
placing mora lives atrisk in the event of a floorl.

3.4.2  Element - Urban Settlament: Strategic Outcornes
2} Urhan devetopment oceurs within the urban aren as shown on the Strategic Framework Map
contained in Schedule 2. Expansion beyond this hounelaty is not facilitated as it does not support
the afficient and orcerly delivery of urban infrastrocture.

The proposed developiment is for an urban purpose locatod outside of an urban area. Daintree Village does
not have appropriate tevel of infrastiucture or services to supporl the proposed development.

347 Element - Mitigation of Hazards: Strateglc Outcomes
2) Some established urban areas are already located in parts of the Shire which are periodicaily
vitnerable to a variety of hazards. A reasonable risk-tolerant approach to development will be taken
in existing areas taking into account individual hazard impacts, However as a first principle, further
expansion of development inlo areas suliject ta hazards should he avoidled,

Specific Outcomes

1) Development avoids naturat hazerd areas or mitigates risks to an acceptable or tolerahle level,
4} Development does not unduly burden disaster management response oF recovery capacity and
capabifities. ‘

Thereis significant risk to safety at this location given the susceptibility to flooding which further timits access
to and from an atready restricted sile. While the site itself is situated above the 100 year ARI flood levet, the
application seeks to establish accommodation use within an area that is vulnerable to isolation, inherently
placing more lives at risk in the event of a flood.

Reliance cannot he placed on the safety and operation of the barge in its cuirent state. Not only does this
places rasidents at risk of harm during disaster events, it also places unnecessary burden on the emergency
services and their disaster management response capacity and capabilities.

THEME 2: ENVIRONMENTAL AND LANDSCAPE VALUES

3.5.1  Strategic Outcomes:
7) Development north of the Daintree River Is restricted to achiave low key, sustainable and self
sufficient outcomaes and js.carefutly planned ta conserve the scenic and ecological World Haritage
values of the area.

The proposed development intreduces uiban development within rurat zoned land. The establishment of tho
proposed/{uture structures is not low key 1aking into consideratoin the eslablished landuses within tha
locatity. The establishment of the proposed development will dotraclt from the amanity to the Daintres Viltage
locatity.




355 Elomaent - Scenic Amenity:
1) Douglas Shire is located on a narrow coastal plain butween the Groat Dividing Range anel the
Coral Sea, The ush green backdrop provides a dramatic green frane to the Shire's diverse tourist
araas, townships, rural lands and rarad communitios. This graen frome adds sippnificartly (o the
Shire's much adimired high quality scendc amenity. I addition, the sugar cano fields contiibuto
sigrificontly to the Shire’s scenic amenity and sense of place on the plains befow the green frame.
Groat cae fsraquired o protect the Shire’s natual and raral settings given the vital contrifbution thoy
make to the Shire's iderntity and to the overyday exporfonces of residents and visitors alfke.

Specific utcomes
1) Davelopment jrotects, maintains and enhances the region’s Landscape values as shown on the
Landscape values overlay maps contained in Schedule 2,
3} Rural and inter-usba breaks are protested from negative visual intrusion.

The proposed development introduces urban developnent within rural zoned and, The establishment of the
proposced/fulire structures is not low Key taking inte consideratoin the swrounding landuses, The
establishiment of the proposed structure will dotract fram the amenily to the Daintres Village locality.

THEME 4: STRONG COMMUMITIES AND IDENTITY

3.7.1  Strategic Outcomes
2) The distinctive choracter and unigue sense of place of the Shire’s towns, villages and ather
settlement areas are maintained, promoting community pride and well-being and community safety
and prospetity,
8} Residents have access to appropriate social infrastructure, communily services and adeqguate
housing, including a greatar variety of housing choice.

The only access to the site is via the unserveyed barge, where operation is restricted by tidal conditions, There
is significant risk to safety at this location given the susceptibility to flooding which further imits access to
and from an already restricted sile. Reliance cannot be placed on the safety and operation of the barge in its
current state. Not only does this places residents at risk of harm during disaster events, it also places
unnecessafy burden on the emesgency services and thelr disaster management response capacity and
capabilities.

Furthermore emergency services, fire, ambulance and police are located in Mossman, which is half an hour
to Daintree Village. Note that our emergency services are not manned 24/7 in Mossman,

Return to Country Local Plan

White the proposal makes reference 1o the Return {o Country Local Plan, the subject slte is not contained
within the boundaries of Precinet 8 - ‘Daintree’ within the Return to Country Local Plan code, suggesting the
proposed {ocation may not be the most suitable for the development,

Conflict with Zone Cocde

Rural Zone Code
PO5: Uses and ather development include those that:
{a) promote rural activities such as agriculture, rural enterprises and small scale industries that serve
rural activities; or
(b} promote low impact tourist activities based on the appreciation of the rural character, landscape
and rural activities; or
fc) are compatible with rural activities.

The subject land remains zoned as Rural under the Douglas Shire Planning Scheme 2018. The Rural Zone
Table of Assessment {Table 5.6.j). The "Daintree River Station” Educational Establishment is categorised as
an Impact Assessable devetopment.



Thi proposed development introducos new nse of the land that is inconsistent with the existing charmctor
and amenity of the zone and moe particutarly, intensitying the tand use will ultinimtoly impaet on the
desirable and sttractivo charastor mid lestyle: of the Daintroe Villago,

Conflict with Assessmoni Codes

Community faclitios codes

PO2: Developiment is designed to protect frenihy sonsitive land uses from adversa impacts on e oxisting
lovels of amenity, ietudingg by way of lipght, noise, odour or olhar nuisance,

POG: Developmoent dous not impoase adverse visual amenity impacts on any land associoted with
Aceonymodation aclivity group.

A Visuat Impact Assessmens has not been included with the application and thoreforo offers no evidence
that the proposed developmant will net impact oh the amenity of the surrounding tocatity,

Access, parking and servickg code;
PO Sutiicient on-site cor parking is provided (o cater for the amount and ¢ e of vehicle ratfic expecled to
be generated by the use or tses of the site, having particilar regard to:

{a) the desired character of the area; .

(b} the nature of the particutar use and fty specitic clrracteristics and scate;

(¢) the munber of omployees and the likely number of visitors (0 the site;

(d} the tavel of local nccessibility;

(e) the nature and frequency of any public transport serving the area;

{f}  whether or not the use involves the rotention of an existing building and the previous requirements

far car parking for the building
() whether or not the use involves & heritage building or place of local significance;
{h) whether or not the proposed use involves the relention of significant vegetation,

PO3: Aceess points are designed and constructed:

(a} tooperate sately and efficiently;

(b) to pecormmodate the anticipaied type and volume of vehicles

{c) to provide for shared vehicle fincluding cyclists) and pedestrian use, where appropiate;

(d) so that they do not Impede traffic or pedastrian movement on the adjacent road area,

fe) so that they do not adversely impact upon existing intersections or future road of intersection
improvements;

(f) so that they do not adversely impact current and futtire on-streot parking arrangemernts;

g} solhat theydonot adversely impact on existing services within the road reserve adjacent to the site;

{h) sothal they do notinvolve ramping, cutting of the adjoining road reserve or any bullt struclures {other
than what may be necessary to cross over a stormwater channel).

The only access to the sie |s via the unserveyed barge, whore operation is restricted by tidal conditions, Thero
Is signiticant risk to safety at this location given the susceptibility to flooding which further limits access to
and from an already restricted sie.

Rellance cannot be placed an the saiety and operption of the barge in its current state. Mot only doos this
places residents at risk of harm during disaster events, it also places unnacessary burden on the emergency
setvices and thelr disaster managerent response capacity and capabilities. Transport by unsurveyad
vessaels and unqualified operators is not it for emorgency services, gavernment

employaes and contraclors,

The proposed car park sited in a location that is prore to frequent flooding and leaves parked vohiclos
susceptibie to inundation. There is concern that lhe salety and access has not baen fully described or
addressed in the application material,




Environmental performance cotle:

PO Lighting incorporated within development does not cause an acvurse impact on tho gmenity of adfacent
tses and nearby sensitive land usas.

Lighting at night at night will be visible frorn o Lot of the Village and surrounding proporties. The
outlook from the Caravan Park and the RV Park is directly ncross st tho devetopient, not fitting with
an eco-towrism destination.

A Visual Impact Assessment has not been included with the application and therefore offers ne evidenco
that the propased development will nolimpact on the amenity of surrounding landuses.

Flood and stormn tide hazard overlay code:

PO1: Davefopment s located and designed to;
a} enstire the safely of all persons;
b} minimise damage (o the development and contents of buitdings;
¢} provide suitable amenity;
d}y  minimise disruption to residents, recovery time, and rebuilding or restoration costs after inundation
events.
AO1.3: New buildings are.
(a) natlvcated witfin the overlay area;
fb) located on the highest part of the site to minimise entrance of fload waters,
fc) provided with clear and direct pedestrian and vehicle evacuation routes off the site.

PO3: Development siting and layout responds to flooding potential and maintains personal safety

PO7: The development supports, and does not unduly burden, disaster management response or recovery
capacity and capabilities,

AQ7: Development does not;

{a} increose the number of people calculated to be at risk of flooding;

{h} increase the number of people likely Lo need avacuation;

{c) shorten flood waining times; and

{d} impact on the ability of traffic to use evacuation routes, or unreasonably increase traffic volumes

an evacuation roues.

The only access to tha siteis via the unserveyed barge, where operation s restricied by tidal conditions. There
is significant risk to satety at this location given the susceptibitity to flooding which further limits access to
and from an already restricted site, Whila the site itself is situated above the 100 year ARI flood level, the
application seeks to establish accommodation use within an arca that s vulnerable to Isolation, inherently
placing more lives at viskin the event of a flood.

Reliance cannot be placed on the safely and operation of the barge in its current state, Not only does this
places residents at risk of harm during disaster events, it also places unnecessary burden on the emergency
services and their disaster management response capacity and capahilities.

Landscape values overlay code:
PO1 Development within High landscape value areas identified on the Landscape values overlay maps
contained in Schedule 2:
a} avoids detrimental impacts on the landscape values of forested skylines, visible hillstopes,
ridgetines, the coastal foreshore or the shoreline of other water bodies through the loss of
vegetation,




b} s offectively screenod fronview from a roued, fookout or othar public place by ag existing noltral
tandform or native vagetation, or will be effectivoly sercened by native vegototion within 3 yeors
of construction;

¢} retaing existng vogelation and incorporates new andscapiog 1o enhiance existing vegetation
and visually softon bl formn elements;

df incorporates development of a scale, design, hoight, position on site, constiection raterials
aned externat finishes that are compatible with the tndscape values of the locality:

6} avoids delrimentad impacts on landscape valies and excessive changies to tha natuat landform
15 a rastdl of e location, position on site, scale, desipn, extent and atigniment of carthworks,
roods, driveways, relaining walls and other on-ground or in-ground infrostruciure,

) avoids detrimental impacts on landscape valires and views as a result of the (ocation, position
ot site, seole, desipn and slignment of telecommunications facilities, tlectiicily towers, poles
and tines and other tll irfrastructure;

g} extractive industry operations aro avoided.,

A Visual Impact Assessment bas not beon included with the application and 1herelors offers no evidence
at the proposed development will nodimpact on the amenity of surrosnding landuses.

Conclusion

The proposed land use is incompatible with the subject site due to access, safety, and amenity impacts,
White the concept of the development is sppreciated, and there is 2 need for such facilities, the proposed
location introduces uses and impacts hat are inconsistent with the character and amenity of the Dointres
Village. Vaiues of community safely and wellbeing are direetly conflicted due to the restricted and vulnerable
nature of the site.

As identified above, the propased development is in considerable conflict with Scheme and undermines
deliberate strategies set by it and relied upan by the comnmunity in making investment and tifestyle decisions

at this tocatity.

Based on ihe above grounds, | hereby make o submission apainst the Daintree River Fducational
Establishment,

Yours [aithfuil




