210024025
Couneil Reft MCUL 2024569811

Chiel Exceufive Otficer
Douglas Shire Couneil
O Box 723
MOSSMAN QLD 4873

Via email: enquiries@itdouglas.gld. goviau
Dear Sir,

Sushwstisyient agreinst Developrent Application for Maoteriod Cliange of Use (Dnpace Assessmueai) for
wie Pelpeationed Exeablislonenr witlh onsite accasnenodaiion (withe the contivieed vse of Buwedling
lomse, Nemal usbasidry and Cropping)

Paisttree liver, pper Dainfive

Connetl Reft MOUF H00E 569871

i refer to the above and provide the foitowing properly made submission against the proposed development,

1 hereby make a submission pursuant {o Section 53 (5) of the Planning Act 2016.

There are concerns regarding the direel impacts of the developiient on the scenic amenity, charaeter, community
safety, and tourism of the Daintree Village. The development is of a nature and impact that cuts across aulconies
sought by the Planning Scheme,

The proposed development should net be approved at this location. ‘Fhe following expands on why the site is
unsuitable for the proposed development.

Inappropriate Site

The Planning Scheme establishes a balance of Zonex, The halunce of Zones seeks fo enswre that the scale and
form of development is apprepriate to n location, and that areas throughowt the region are able to develop in
order 1o fulfil and maiatain « role.

The subject land remains zoned as Kwial under the Douglas Shire Planning Scheme 2018, The Rural Zone Tuble
ol Assessiment (Table 5.6.5). The proposed development is vategorised as hmpact 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 particufarly, intensitying the land use will ultimately fmpact on the established
desirable and atiractive character and fifexiyle of the Daintree Village.

Daintree Village does nol have appropriate level of infrastructure or serviess to support the proposed
development. Emergency services, fire, ambulancs and police are focated in Mossman, which is hall an hour to
Daintree Village. Furthermore, emergency servicas are not manned 24/7 i Mossman delaying response times
to the site.

Amenity Impnets

The developmel conflicts with ouiconies souglt within the Communily Facililics Code, Environmental
Performance Code Landscape Values Owerlay Code, Envirenmental and Landscape Values, and Strong
Communities And Identity themes of the Sirategiv Framework.

On the adjacent side of the Daintree River i the Daintree Public Boaf Ramp and Dainiree Riverview Lodges
and Van Park. approximately 600m from subject sile. The subject stle is within view from both
[acilities. As this is the main activity hub for the Village, there are concems that the proposed dovelopment wilt
impact on the exisling amenity to locals and visitors by way of character, scenic amenity, and light disturbance.

A Visual impact Assessment has not been inciuded with the application and thereibre offers no evidence that the
proposed development will nef impact on the amenity of the nearby accommodation and commerical business
within the hub of the Daintres Village.

The proposed development is not only inconsitent with surouding properties bul moreso the entire Daintree
Viliage locatily.

Site Aceess and Salvty
Community weltbeing and salety ore core underlying values throughout the Planning Seheme. The proposed




development conflicts with several outcomes specitically within the Access, Parking and Servicing Code, Tlood
and Storm Tide Hazard Code, and Mitigation of Haznrds element of the Strategic Framework.

The only access To he sife is via the unserveyed barge, where operation is restricted by tidal conditions. There is
significant risk to safely at this location given the susceptibility to flooding which further limiis access to and
from an already restricted site. While the site itself is situated abeove the 100 year ARI flood level, the
application seeks to establish accommodation use within an area that is vulnerable to isolation, inherently
placing wore lves at risk in (he event of & Rood.

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 han: during disaster evenits, il also places annecessary burden on the emergency services and
their disaster management response cupacity and capabilities,

The proposed car park sited in a location that is prone to frequent flooding aund leaves parked vehicles
sugceptible to inundation.

There is concerty 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
relevant matters 1o support the development at this localion despite the safety conllicts. Approving this
development would set # precedent for future development in areas thai are wulnerable to natural hazards
placing wnnessary risks to residents emergency resources,

Loxtend of Conflict
Considering the above discussion, the follewing sections identify specitic areas that the development conflicts
with ths Planning Schene and velevant legislation.

Conrplict with the FNC Regional Pl

The FNQ Regional Plan states that arcas ‘including significamt weas north of the Daintree River are nor
infended to grow or increase in density. These communities generally have very low levels of infrastructure
provision and significant coastal and envirorumentol constraings.' (pg. 23), in addition to prolecting the scenic
and environmental values of the area.

The proposed development conflicts this statement by increasing density on the northem side of the Daintree
River. Although the proposed stbject site is kevelled above the flood lite, the land immediately surrcunding it is
subject 1o frequent Hooding, resulting n the subject site becoming isolated during these events. Daintree Village
does not have appropriate level of infrastructers or services to support the proposed development,

Tourism is a key cconemic 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.

Conflicowitl Dowglos Stiee Clanaing Sefieme - Strofegic Framework

THEME L SETTLEMENT PATTHRN
3.4.1 Strategic outcomes:
7) Nofural hazards and the bnpacts of elimate chenge will defermine the location. scale and inlensity of

fand yse aetivities, Develomment will achieve an gecentable or tolerable level of risk based on a fit for

RUTTIONE risk asyessment,

There is significant visk io safety at this focntion given the susceptibilily 1o flooding which further limits access
to and from an afready restricted site. While the site ilself is situated above the 100 year ARI fload level, the
applicadion seeks 10 establish accommedation use within an area that is vulnerable to isolation, inherestly
placing more lives at risk in the event of a flood.

3.4.2 Element - Urban Settfement: Strategic Ontcomes
2) Urban deyelonme LA Dty pres ay yho Stratgeie fFramework Mg contalied
{n Schedule 2, Expansion bevond this bounday is not factlitaied ts i does not support the efficieit oud
ordeyty defivery o yrban inflastrcture,

The proposed development is for an urbas purpose located outside of an urban avea. Daintree Village does not
have appropriate leve! of infrastruclure or services o suppost the proposed development.

3.4.7 Hlentent - Mitigation of Hazards: Strategic Outcomes

2} Some established wrban areas are already located in parts of the Shire which are periodicaily
vitlnerable to o variety of hazards, dreqsonable risk-tolerant approuch to development will be taken in
existing_qreas taking_into_accomnt individual hazard impacts, Flowever as o first principle, further
expansion of development into areas siubjgct to hazards should be avoided.

Specific Outcomes

1) Developrent avotds natural hacard areas or mitigatas risks to an accepiable or tolerable Jeyvel,

4) Development does not wmduly burden disasior nmianagemen! respopse or recovery capacity and
gcopubilities.,

There is signifieant risk to safety at this focation given the susceptibility to fluoding which further Himits access
fo and from an alveady restricted site. While {he sile itself is sitialed above the 100 year ARI flond level, the




application seeks 1o establish acconumodation use within an area that is vulnerable to isulation, inherently
placing more fives at risk in the event of a ficed,

Reliamee cannot be placed on the safety and aperation of the burge in Hs current state, Not only does this places
residents at risk of hanm during disaster evenls, it afso places wimecessary burden on the emergency services snd
their disuster management response capacity and capabilities,

THEME 2: ENVIRONMENTAL AND LANDSCAPE VALUES
3.5.1 Strategic Outcomes;
W) Development north of the Daintreg River is restricted to achieve low key, sustainable and self swificient
onfeomes und is carefillly planyed (o conserve the scenic and geological World Heritove values o the
area.

The proposed development introduces wrban development within rueal zoned luxl, The establishment of the
proposed/future strustures is not low key taking into consideratoin the established landuses within the locality,
‘The establislment of the proposed development will detract from the amenity to tlre Daintree Village locality:

355 Element - Seenfe Amenity:
1} Douglas Shire 1s located on a narvow coastal plain between the Greal Dividing Range and the Coral
Sea. The lush green backdrop provides a dramatic green firame to the Shires diverse tourist areqs,
townships. rural lands and rural conmunities. This green frame wdds significantly 1o the Shire s much
chniired high guality scenic amenity, I addition. the sugar cane fieldy contribute significantly 1o the
Shires scente amenity and seinse of place ont the plains below the green frame. Ureat eare is required 1o
protect fhe Shires natrgl ond rurel_settiney given the vital conlribniion_they muke tu the Shire's
identity and to the gverydoy experiences of residents and visitors aiike,
Specific Outeomes
1)} Development protects_ maintains_and_enhances the vegiony Landscape values as shown on the
Landscape values overlay maps contained in Schadule 2.
3) Rurul and imer-trbun breaks are protected fiom negalive visual infrusion.

The proposed development introduces urban development within tiral zoned land. The establistunent of the
proposed:future strootures is not fow key taking into consideratoin the surrounding fanduses, The establishment
uf the proposed structure will detract from the amenity to the Daintree Village foeatity,

THEME 4: STRONG CONMMENITIES AND IDENFITY

371 Strategic Outeomes
2) The distinctive character uned nnigne sense of place of the Shire’s towns,_vitlages and other setilemert
grgas are maintained, promoting_conwmunity pride apud well-being _ond _conmnnnine safety and
prosperily,
8) Residents finve access to appropriate sociel inflastruciire,_copynunify servicey amnd adequale rousing,
fncluding a greater variely of housing choice.

The only aveess lo the site is via the unserveyed barge, where operation is restricted by tidai conditions. There is
significant risk to safety at (his location given the susceptibility to flooding which furiher limits access lo and
from an already restricted site. Reliance connot be placed on the safety and operation of the barge in its carrent
stite, Not onfy does this places residents at risk of harm during disaster events, it also places unnecessary burden
on the energency services and their disaster anagement response capacity and capabilities.

Furfhermore 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.

Rewtrte b Couniry Local Plan

While the proposal makes reference to the Return fo Couniry Loeaf Plan, the subject ¢ils is nol contained within
the boundaries of Precinct & - “Daintree’ within the Retum to Country Loval Plan code, suggesting the proposed
location may not be the most suitable for the development.

Cunfficr with Zone Code
Rural Zone Code
POS: Uses and other developmen! incliude those that:
(a) promete riral activifies siich as agricudture, tural enterprises and small scale industries that serve rural
activities; or
() prowmote low bapact towrist activities based on the appreciation of the rural charecter laidscape and
rired aetivities; or
(c) are compatibie with roral activiries,

The subject land remains zoned ns Aurad under the Douglas Shire Planning Scheme 2018, The Rural Zonre Table
of Assessiment (Fable 5.6.j). The “Daintree River Station™ Edueationn] Establislment is categorised ns an
Linpact 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 witl ultimately impact on the desirable and




attractive character and litestyle of the Daintree Village.

Conflice with Asyessnrent Cades

Community facilities code:

POZ: Development iy designed to protect nearby sensitive land nses from adverse impacts on the existing levels
ot amenity_including by way of fight, riofse, odon); g other nuisace.

PO6: Development does, nol {mpose gdverse visual amenity impacts on any lpnd gssociated with
Accompiodation activity grouy).

A Visual Inspact Assessment has not been included with the application and therefore offers no evidence ihat the
proposed development will not impact on the amenity of the surrosnding locality.

Access, parking and servicing code:
POI: Sufficient on-site car porking is provided 1o cater for the amaunt and Qpe of vehicls fraffic expecied to be
generated by the 1se or nses of the site, having partictio regard to;

() the desired character of the area;

(1) the nature of the particular use and its specific characteristics and scale;

(¢) the monber of emplovees and the likely munber of visitors to the site;

(4} the level of local necessibilify:

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

(F) whether or not the use involves the refention of an evisting building and the previons requirements for

car perking for the huilding
(g) whether or not the use invelves a heritage butlding or piace of local signiffcance;
(h) whether or not the propesed use involves the retention of significant vegetation.

PO3: dccess points are designed aid constructed:

(a} L operafe safeh qnd efficientiy;

(&) fo accommedate the anticipated fyne and volunle of vehicles

() to provide for shared vehicle (tncluding cyclists) and pedestrian nse, where appropriate;

(&) s0 that they do net impede traffic or pedestrian movemen! on the adfecent road area;

(2) so that ihey do not adversely impact upon existing intersections or fiture road or intersection
impravemenis;

() so that they do not adversely impact current and firlire on-streel parking arrangements;

(8) so that they do not adversely impact on existing services within the road reserve adjacent to the site:

() 5o that they do not fnvolve ramping, cutiing of the adioining road reserve ar any built structnres {other
than what may be necessary to cross aver a storimwater channell,

The only access to the site is via the vnserveyed barge. where operation is restricted by tidal conditions. There is
significant risk to satety af this location given the susceptibility 1o flocding which further limits access 1o and
framn an already restricted site.

Rolinnce cannot be placed on the safety aud operation of the barge in its current state. Not onty does this places
vesidents at gisk of harm during disaster events, it also places unnecessary hurden on the emergency services and
their disaster management response vapacity and capuhilities. Transporl by unsurveyed vessels and unqualified
operalors is not fit for emergency services, government

employees and contractors,

The proposed car park sited in a focation fhal is prone to frequent flooding and leaves parked vehicles
susceptible to inundation. There is concern that the safely and access hus not been fully described or addressed
in the application material.

Egvirenmental performance code:

PO Lighting incorporated within development does not cause an adverse inpact on the amenity of adiacent
uses and nearby sensitive land yses,

. Lighting at night at night will be visibie from 2 lot of the Village and surrounding propesties. The
outtook from the Caravan Park and the RV Park is directly across at the development, nol fitting with
an ecoourism destination.

A Visual Impact Assessment has not been included with the application mud therefore offers no evidence that the
proposed development will not impact on the amenity of surrounding tanduses,

Flood and storm tide haznrd overlay code:
POI: Development is located and designed to:
a) gnsure the safety of all persons;
b) neininise dantage to the developaent and contents of buildings;
c) provide suitable amenityy
&) mininiise disruption to vesidents, recovery tme, and jebnilding or_restoration costs afler inundation

gvenis,
AOL3: New buildings are:

()} wot Tocated within the overlay area;
(b located on the highest part of the site to minimise entrance of flood waters;

(©) provided with clear and direct pedestiion and vehicle evacuation rowtes off the silg

PO3: Development siting and lavout respoiids to foeding potential ond matntains personal sofefy

POT:_The development supports_and does pot_andely birden,_disaster management response or recovery




capacity and capabilities.

AGT7: Development does not:

(a} increase the number of people calenlated to be al risk of flooding:

{b) incredase the mumber of people likely to need evacration;

(o) shorten flood warning times; and

(d) impact on the ability of trafiic fo use evaciation rowles, or unreasenably increase trafile volumey o
gvacuation roites.

The only secess Lo the site is via the unserveyed barge, where operation is restricted by tidal vonditions, There is
significant risk o safety at this location given the susceptibility to flooding which further Hmits access to and
frem an already restricted site. While the site #sell is situated above the 100 yeur ARI flood level. the
application seeks to establish accommedation vse within an area that is sulnerable to isclation, inherently
placing more lives al risk in the event of a flood.

Relignee cannot be placed on the safety and operation of the harge in ils current state. Not only does this places
residents ul risk of harm during disaster events, il nlso places minecessury burden on the emergency services and
thair disaster management response capacily and ecapabilities.

Landseape values overlay code:
POI Development within High landscape valwe areas identified on the Landseape velues overlay
niaps contained in Schedule 2:

a) avoids detrimental impacts on the landscape values of forested skylines, visible hillsiopes,
ridgelines, the coastal foreshore or the shoreline of other water bodies through the loss of
vegefaiion;

by js_eflectively screoped from yiew fiom o road_lookour or other public place by an existing
natural landform or native_vegetafion, or will be cffectively screened by native vegeiafion
within 3 vears of consiriction;

2) retains existing vegelation und incorporates new landscaping lo enhance exising vegetation
and visitally sofien built form elemenis:

d) fncorporntes developnient of g scale. desiun, hejeli,_position on site_constriction meterials
and extesyial finishes that gre conpatible wit the landscape values of the localiny;

e) avoids detrimental impacts on laudseape values and excessive changes te the natural landform
ax a result of the location, position on site, scale, design, extent ond alignment of earilrvorks,
roads, driveways, relaining walls and other on-ground or in-ground infrasnuchire;

1) avoids detrimental impacts on landseape valies and views as a resull of the location, position
on site, scale, design and alignment of teleconmunications fucilities, electricity 1owers, pales
and lines and other 1all infrastructure;

g) extractive industry operations are avoided.

A Visual Impaet Assessinent has not been included with the application and therefors offers ne evidence that the
proposed development will not impact on the amenity of sturounding landuses.

Concinsian

The proposed land use is incompatibie with the subjecl site due o ncvess, salety, and amenity impacts, While
the concept of the development is appresiated, and there is a need for such facifities. the proposed Jucation
introduces uses and impacts that are inconsistent with the character and amenity of the Dainlree Village. Values
of community safety and welllwing are directly vanflicled due 1o the restricted and vulnerable nature of the site.

Ag identified above, the proposed development is in considerable contlict with Scheme and undenmines
deliberate stratopies st by it and relied upon by the community in making mvestament and lifestyle decisions a
this locality.

Based on the above grounds, T herchy make a submission against the Daintree River Educational Establishment,

Yours [aithfully




