21.01.2028

Councit Ref: MCUI 2024_5698/1
Ghief Exacutive Officer T
Douglas Shire Councfl
PO Box 723
MOSSMAN QLD 4873

Via amall: enquirles@douglas.qld.gov.au
Dear SIr,

Submission agalnst Development Application for Material Change of Use {impact Assessment) for
an Educatlonal Establishment with on-site accommodation {with the continued use of Dwelling
House, Aniinal Hushandry and Cropping)

Daintree River, Upper Dalntree

Councll Ref: MCUI 2024_5698/1

| refer to the above and provide the following properly made submission against the proposed development,
I hereby make a submisslon pursuant to Section 53 {6) of the Planning Act 2016,

There are cohcerns regarding the direct impacts of the development on the scenle amanity, character,
community safety, and tourisin of the Daintree Village. The development is of a nature and impact that ¢uits
across outcomes sought by the Planning Schems,

The propesad development should not be approved at this location. The following expands on why the site
fs unsuitable for the proposad deyelopment,

Inappropriate Site

The Planning Scheme establishes a balance of Zones. The halance of Zones sesks to ensure that the scale
and form of davelopment fs appropriate to a location, and that areas throughout the reglon are able to develop
in order to fulfil and rmaintain a role,

The subject land remalns zoned as Rursl under the Douglas Shire Planning Scheme 2018, The Rural Zone
Table of Assessment (Table 5.8.)). The proposed development Is categorised as Impact Assessable
development.

The proposed davelopment Introduces new use of the land that Is inconststent with the existing character
and amenity of the zone and more particularly, intensifying the land use will ultimately impact on the
astablishad desirable and attractive character and lifestyle of tha Dalntres Village.

Daintree Village doses not have approprlate level of Infrastructure or services to support the proposed
development., Emergency services, fire, ambulance and pollce are iocated In Mossiman, whichis balf an hour
to Daintree Village. Furthermore, emergency services are not manned 24/7 In Mossman delaying response
timas to the site.

Amenlty Impacts

The developmet confficts with outcomes sought within the Community Facilities Code, Environmental
Petformance Code Landscape Values Overlay Code, Environmental and Landscape Values, and Strong
Communities And ldentity thamaes of the Strategic Framework.



On the adjacent side of the Dalntrea River s the Dalntree Public Boat Ramp and Daintree Riverview Lodges
and Van Park, approximately 600m from subject site, The subject site is within view from both facilities.
As this|s the maln activity hub for the Village, thera are concerns that the proposed development will impact
on the existing amenity to lacals and visitors by way of charagter, scenlc amenity, and Ught disturbance.

A Visual Impact Assessment has not baen included with the application and therefors offars no evidence
that the proposed developmeant will not lmpact on the amenity of the nearby accommodation and
commerical business within the hub of the Daintree Village.

The proposed development Is not onty Inconsitent with surrouding propetties but moreso the entlre Daintree
Villaga tocality,

Site Access and Safety

Community wellbelng and safety are core underlylng values throughout the Ptanning Scheme. The proposed
development conflicts with several autcomes specifically within the Access, Parking and Sarvicing Code,
Flood and Storm Tide Hazard Code, and Mitigation of Hazards element of the Strateglc Framework,

The only access to theslte fsvia the unserveyed barge, where operation|s restricted by tidal canditions. There
Is significant risk to safety at this location givan the susceptibllity to flooding which further Himits access to
and from an already restricted site. While the site ltself is sltuated above the 100 year ARl flood tevel, the
application sesks to establish accommodation use within an area that is vulnerable to isolation, Inherently
placing more lives at rsk in the event of a flood.

Reliance cannot be placed on the safety and oparation of the barge In its current state. Not only does this
places resldents at tisk of harm during disaster events, It also places unnecessary hurden on the emergency
services and thelr disaster management response capacity and capablilties,

The proposed car park sited in a location that Is prone to frequent floading and leaves parked vehlcles
susceptibte to Inundatlon.

There Is concern that the safety and access has not bean fully described or addressed in the application
matarlal. White the applicant has suggested there is a need for this development, there are no substantive
grounds or other relevant matters to support the development at this tocation dosplte the safety conflicts.
Approving thls devetopment would set a precedent far future development in areas that are vulnerable to
natural hazards placing Unhessary fisks to residents emargency reseurces,

Extent of Conflict
Considering the above discussion, the following sections Identify specific areas that the devetopment
conflicts with the Planning Scheme and relevant legistation,

Confllet with the FNG Reglonal Plan

The FNQ Regional Plan states that areas ‘Including significant areas north of the Dalntree River are not
Intended to grow or increase in density. Thase communities generatly have very low levels of infrastructure
provision and significant coastat and environmental constraints.’ {pg, 23}, In addition to protecting the scenlc
and environrental values of the area,

The proposed development conflicts this statement by Increasing dansity on the northera sida of the Dalntrae
River. Although the proposed subject site Is levelled above the flood lne, the tand Immediately surrounding
itis subject to frequent flooding, resulling In the subject site becomingisolated during these events. Dalntres
Villaga does not have appropriate level of infrastructure ar services to support the proposed development,

Tourism is a kay economic driver for the Dalntres 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 Planning Scheine - Strategic Frameworlc

THEME 1; SETTLEMENT PATTERN
3.4 Strategic outcomaes:
¢ 7) Natural hazards apd the jmpacts of climate_change will defarmine the focation, soale.and
Intensity of land use activitias. Davelopment will achieve an scceptable or toleraple level of risk

hased on a fit for purpose tfsk assessment.

Thers s signiflcant risk to safety at this locatlon given the suscaptibllity to flooding which further limits access
to and from an already restricted site, While the slte itselfis sltuated above the 100 year ARI flood tevel, the
application seeks to establish accommeodation use within an area that Is vutnerable to Isolation, Inherantly
placing mors lives at rlsk in the avant of a flood.

3.4,2 Element -~ Urhan Settlamant: Strategic Outcomes

2} Urban_devalopment occurs within the urban ares as shown on the Strategic Framework Map
containad In Schedule 2. Expansfon beyond this houndary Is not faciiitated as it does not support

tha afficlent and orderly delfvery of urban Infrastructure.

Tha proposed davelopment s for an urban purpose located outside of an urban area, Dalntree Vitlage does
not have appropriate lavel of infrastructure or services to support the proposed developmant,

3.4.7 Element - Mitigation of Hazards: Strategic Outcomes

o 2) Some estabilshed urban areas are already located in parts of the Shire which are perlodicatly
vulnerable to avarlety of hazards. A reasonable risk-toterant approach to development will e taken
in exlsting areas taking Into.account individual hazard Impacts. However as a first principle, further
expanslon of development into areas sitbject to hazerds should he avoided,

Specific Qutcomes

« 1) Davelopment avoids natural hazard areas or mitlgates risks to an acceptable or tolsrablo level.

«  4) Development does not unduly burden disaster management response or recovety capacity and
capabillies.

Thare Is significant risk to safaty at this location given the susceptibllity to flooding which further imits access
to and from an already restricted site. While the site ltself is situated above the 100 year AR! flood tevel, the
application seeks to establish accormmodation use within an area that s vulnerable to Isolation, Inherently
placing more lives at risk in the event of a flood,

Reliance cannot ha placed on the safety and operation of the barge In its current state. Not only doas this
placas residents at risk of harm during disaster svents, It also places unnecessary burden on the emergency
services and thelr disaster management responsa capacity and capabRitles,

THEME 2: ENVIRONMENTAL AND LANDSCAPE VALUES
3,51 Strateglc Outcomes:
o 7) Development north of the Daintree River is restricted fo achleve low key, sustainable and self
sufficlent outcomes and s carefully planned to consarve the scenic and acological World
values of the dred.

The proposed developmant introduces urban developrmentwithin rural zoned land. The establishmant of the
proposed/future structures Is not tow key taking into consideratoln the established landuses within the
loeallty. The establishment of the proposed development will detract from the amenity to the Dalntree Village
locallty.



3.5,6 Element - Scenle Amenity!

« 1) Douglas Shire is located on a narrow coastal plaln between the Great Dividing Range and the
Coral Sea, The lush green backdrop provides a dramatic green frame to the Shire's diverse tourist
areas, townships, rural lands and rural communities. This green frame adds significantly to the
Shire’s much admired high quality scenic amenity. In addition, the sugar cane felds coniribute
significantly to the Shire’s scenic amenity and sense of place on the plains below the green frame.
Great carels required to protect the Shire’s natural and rural settings given the vital contribution they
maka to the Shire’s identfty and to the everyday experiences of reslidents and visitars afike.

Specific Outcomes
1) Davelopment protects, mafntains and nces the region’ scape values as s n the
Landscape vatues overlay maps contained in Schedule 2.
o 3) Rural and inter-urban breaks are protectaed from negatlve visusl intrusion.

The proposad development Introduces Urban developmentwithin rural zoned land, The establishment ofthe
proposed/futire structures s not low key taking into considerstoln the surrounding landuses. The
astablishment of the proposad structure wili detract from the amenity to the Daintrae Villags tocality.

THEME 4; STRONG COMMUNITIES AND IDENTITY
3.7.1 Strategic Outcomes
=~ 2) The distinctive character and unlque sense of place of the Shire’s towns, villages and othel

settlement araas ara maintained, promating coromunity pride and well-helng and communlty safety
and prosperity,

8) Residents have access ta appropriate social infrastructure, community services and adequate

frousing, including a greater varlety of hausing cholfee,

The only accass to tha site is via tha unsearveyed barge, where operation is restricted by tidal conditions. There
is signlficant risk to safety at this location glven the susceptibility to flooding which further imits access to
and from an already restrictad site. Relianca cannot be placed on the safety and operation of the bargein its
current stata, Not only does this piaces residents at risk of harm during disaster events, it also places
unnecessary burden on the emergency services and thelr disaster management response capacity and
capabilities,

Furthermore smergency semvices, fire, ambulance and police are tocated in Mossman, which Is half an hour
to Daintreé Village. Note that our emergency services are not manned 24/7 In Mossman,

Return to Country Local Pidn

While the pmposal makes reference to the Retun to Country Local Plan, the subject slte is not contalned
within the boundarles of Precinct 8 - *Daintreg’ within the Return to Countiy Local Plan code, suggesting the
proposed locatlon may not be the most suitable for the development,

Confiict with Zone Code
Rural Zone Code
PQ5: Uses and other development include those that:
(8) promote rural activities such as agricullure, rural enterprises and small scale industrles that serve
rural activitles; or
(b} promote low Impact tourist activities based on the appreciation of the rural character, landscape
and rural activities; or
{c) are compatible with rural activities,

The subject land remalns zoned as Rural under the Douglas Shire Planning Schema 2018. The Rural Zone
Table of Assessment (Table 5.6.}). The “Daintres River Statien” Educationat Establishment Is categorlsed as
an Impact Assessable devetopment,



The proposed development Introduces new use of the land that Is inconsistent with the existing character
and amsnlty of the zone and more particularly, Intensifying the land use wilt ultimately impact on the
dasirable and attractive character and lifastyie of the Daintres Village,

Conflick with Assessiment Codes
Community facilities code:

PO2: Development is designed to protect nearby sensitive land uses from advarse impacts on.the existing
levels of amently, Including by way of light, holse, adolit or other nilsance.

PO6: Desvelopment does not fmpose adverse visual amenity itppacts on any land associated with
Accommodation activity group,

A Visual Impact Assessment has not bean included with the application and therefore offers no evldencs
that the proposed development wiil not Impact on the amenity of the surrounding tocallty.

Access, parking and servicing code:

PO1: Sufficlent on-site car parking Is provided to cater for the amount and type of vehicle (raffic expected to
be genarated by the use or uses of the site, having particular regard to:

{a) the desired character of the area;

(b} the nature of the partictar use and its specific characteristics and scals;

{c) the number of employaas and the likely number of visitors to the site;

{d} thelsvel oflocsl sccessibility;

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

{1} whether or not the use Involves the retentlon of an existing bullding and the previous requlrements

for car parking for the bullding
{(g) whether or not ihe use invelves a heritage huilding or place of local significancs;
{h) whethar or not the proposed use Involves the ratentfon of significant vegetation.

PO3: Accoess polnts are designed and constructed:

{a) tocoparafe safaly and efficlently;

(b) toaccommodate the anticipataed type and volume of vehicles

{c) toprovide for shared vehicle (including cyclists) and pedestrlan use, where appropriate;

{d) so that they do not impede traffic or pedestrian movement on the adjacent road area;

(e} so that they do not adversely impact upon existing intersections or future road or intersection
improvements;

{(f! 50 that they do notadversely impact current and future on-street parking atrrangements;

{g) sothat they do not adversely Impact on existing services within the road reserve adjacent to the sHe;

(1) sothat they do notinvolve ramping, cutting of the adioining road reserve orany built structures {other
than what may be necessary to cross over a stormwater channel},

The only accass to the site Is via the unserveyed barge, where operation Is restrioted by tidal conditlens, There
s slgnificant risk to safety at this location given the susceptibility to flooding which further iimits access to
and from ah already restticted sits.

Reltance cannot be placad on the safety and operation of the barge In Its current state. Not only doas this
places residents atrlsk of harm during disaster events, it also places unnecessary burden on the emergency
senvices and their disaster management response capacity and capabllitles. Transport by unsurveyed
vassels and ungualified operators is not fit for emergency services, govarnment

amploysas and contractors.

The proposed car park slted In a location that Is prone to frequent flooding and leaves parked vehicles
susceptlble to inundation. There is concermn that the safety and access has not been fully describad or
addressed In the applicatlon material.




Environmental performance code;

PO1: Lighting Incorporated within developmant does not cause an adverse impact on the amentty of adfacent
uses and nearby sensitive land uses,

Lighting at night at night wilt be visible from alot of the Village and surrounding propertles. The
outiook from the Caravan Park and the RV Park Is directly across at the develepment, not fitting with
an eco-tourism destination.

A Visual impact Assessmant has not been included with the application and therefore offers no svidence
that the prapoesed devalopment will not iImpact on the amenity of surrounding landuses.

Flood and storm tide hazard overlay code;

PO1: Development is focated and designed to:
a) ensure the safety of all peraons;
b} minimfse damage to the development and contents of buildings;
¢} provide suitable amenity;
d} minimise distuption to residents, recovery time, and rebullding of restoration costs after inundation
svenls.,
A01.3: New builldings are:
{(8) notlocated within tha overlay area;
{b) located on the highest part of the site to minimise entrancs of flood wators;
(c) provided with clear and direct pedestiian and vehicle evacuation routes off the sife,

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

PO7:_The developmant supports, and doeg not unduly burden, disaster management response or racovery
capacity and capabilities.

AO7: Davalopment dogs nol:
(a) increase the number of people calculated to be at risk of flooding:

(b} Increase the number of paople likely to need evacuation;
{c) shorten flood warning times; and

(e} Impacton the ahility of traffic to itse evacuation routes, orunraasonably increase traffic vo luma
pn avacuation routes.

The only access to the site is via the unserveyed barge, where operation s restricted by tidal conditlons. There
is slgnificant sk to safety at this location given the susceptibility to fleoding which furthar Umits access to
and from an already restricted site, While the site ltself is situated above the 100 year ARI flood lavel, the
application seaks to establish accommadation use within an area that s vulnerable to isolation, inherantly
ptacing more lives atrisk In the event of a flood.

Rellance cannot be placed an the safety and operation of the barge In its current state. Not only does this
places residents at risk of harm during disaster avents, It also places unnecessary burden on the emergency
services and thelr disaster management response capacity and capabllities.

Landscape values overlay code:
POT Davelopment within High landscape value areas ldentiffed on the Landscape vatues overlay maps
contalned In Schedule 2¢ .
a) avoids detrimental impacts on the landscape values of forestad skytings, visible hillslopes,
ridgelines, the coastal foreshore or the shoreling of other water bodies through the loss of
vegetation;



b) iseffoctively scresned fromview from a road, logkout or othar public place by an existing natural
landform or native vegatation, or will be effectively screened hy native vegatation within 3 yaars
of construction;

¢) retains existing vogetation and Incorporates new landscaping to anhance oxisting vegetation
andg visually soften built form elements;

d) incorporates development of a scals, design, height, position on site, construction materfals
and external finishes that are compatible with the landscape vaiues of the locality;

8} avoids detrimentalimpacts on landscape values and excessive changes to the natural landform
as a result of thé focation, position on site, scale, design, extent and alignment of earthworks,
roads, driveways, retaining walls and other on-ground or n-ground infrastrusture;

) avoids detrimental impacts oh landscapo values and views as a result of the location, position
on site, scale, design and alignment of telecommunications facilities, electricily towaers, poles
and lines and other tall infrastructure;

g} oextractive industry operations are avolded,

A Visual Impact Assessment has not been Included with the application and thersfors offers no avidence
that the proposed development will not impact on the amenity of surrounding landuses.

Conclusioh

The proposad land use is incompatible with the subjact site dus to access, safety, and amenity impacts.
While the concept of the developmant Is appreciated, and thera is a need for such facilltlas, the praposed
location Introduces uses and impacts that are inconsistant with the character and amenlty of the Daintres
Viltage, Values of community safety and wellbelng are directly confticted dus to the restrlcted and vulherable
natura of the site,

As Identified above, the proposed development Is in considerabte conflict with Scheme and undsrmines
deliberate strategles set by it and retied upan by the compunity In maldng investmeant and lifestyle decisions
at this tocality,

Based on the above grounds, | hersby make a submisslon against the Dalntres River Educatlonal
Establishment,

Yours falthfully

Daintres Qld 4873




