DOUGLAS SHIRE COUNCIL 1
’1 012005 Foldew ... .. ... - TR
Council Rel: MCUI 2024 560871 Receved ) 4 JAN 2025
Chief Execulive Officer —
Douglas Shire Couneil Attention
PO Box 723 Information R —

MOSSMAN QLD 4873

Via email: enquiries@dougias.qld.gov.au
Dear Sir,

- Submission against Development Application for Material Change-of Use (dinpact Assessment)-for
ait Educational Establisiment with ou-site accommodaiion (with the confinied use of Dwelling
House, Animal Husbandry and Cropping}

Dainfree River, Upper Daintree

Conneil Ref: MCUF 2024_5698/1

I refer to the above and prd\'ide the following propérly inado submission against the propoé;cd dcvefopmehf

1 hereby make a submission pursnant to Section 53 {6) of the Planning Act 2016.

There are concerns regarding the direot impacls of the development on the scenic anenily, charncter, community
safety, nnd tousism of the Dainiree Village. The development is of n nature amt impacl thal ouwls ieross outeoimes
solight by the Planning Scheimne. oo oo '

The proposed development shoutd not be approved at this location, The foliowing expands on wly the site is
unsuitnble for the proposed development.

Innpproprisfe Site

The Planning Scheme establishes a balance of Zones. The balance of Zones seeks to ensure that the scale and
form of development is appropriate to a loeation, and that areas throughout the region are able 10 develop in
order to fulfil and maintain a role.

The subject fand remains zoned as Riral under the Douglas Shire Flanping Scheme 2018, The Rural Zone Table
of Assessment (Table 5.6.j). The proposed development is categorised as Impact Assessable development.

Tlie proposed development introduces new use of the land that is inconsistent with the existing character and
wmenity of the zone and more particularly, intensifying the land use will uitimately impact on the established
desirable and sttractive characler and lifestyle of the Daintree Village.

Duintree Village does not have approprinte level of infrastucture or services fo support the proposed
development. Emerpeney services, fire, ambulance and police are loented in Mossiman, which is half an hour to
Daintree Village, Furthermore, emergency services are nof manned 24/7 in Mossman delaying response times
to the sita.

Aumentty Impacts

The developme! conflicts wilh ovtcomes sought within the Commanity Facilities Code, Environmental
Perforimnnce Code Landscape Values Overlay Code, Environmental and Landscape Values, and Strong
Communities And Identity themes of the Stratepic Framewoik.

On the adjacent side of the Daintree River is the Daintree Public Boat Ramp and Paintree Riverview Lodpes
and Ven Pack, approximately 600m from subject site. The subject site is within view from boih
facilities. As this is the main selivity hub for the Village, lhere are concerns that the proposed development will
impact on the existing amenity to locats and visitors by way of eharacter, scenie amonily, and Jight disturbance,

A Visunl Impact Assessment has nof been included with the applicalion and therefore offers no evidence that the
propased development will not impact on the amenity of the nenrby accommodation and commerical business
within {he hub of the Daintree Village.

The proposed development is not ealy inconsitent with swrouding properties but moreso the entire Daintree
Village tocality,

Slte Aecess and Safety




Thete is significant risk to safety at this location given the susceptibility to flooding whicl further fimits access
to and from an sirendy resiricled site. While the site itseff is situated above the 100 yenr AR fload level, the
application seeks to establish zcconunodation use within an aren that is vulnerable to isolation, inherently
placing more fives at tisk in the event of a Bood,

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

THEME 2: ENVIRONMENTAL AND LANDSCAYE VALUES
3.5.1 Strategle Oufeomes:
-7} Development riorth of the Dalniree River Is restricted fo aclieve low key, sustainable and self sufficient

outcomes and s carefilly plannted to conserve the scenic and ecological World Heritage values of the
area.

The proposed development introduces neban development within rorat zoned land. The establishment of the
proposed/future struclures Is not low key taking into consideratoin the established landuses within the locality.
The establishment of the proposed development will detract from the amenity to the Daintree Village locality.

3.5.5 Element - Scenic Anienity:
- 1) Douglas Shire is located en a narvow coastal plain between the Great Dividing Ranige and the Coral
Sea, The fush green backdrop provides a dramatic green frame to ihe Shire's diverse fourist areas,
tovnships; vural lands and rural connnunities. This green frante adds significantiy to the Shire’s nntgh
admived high quality scenle amenily. In addition, the sugar cane felds contribnle significantly to the
Shire's scenic amenity and sense of place on the platns below the green frame. Jreat care is requived 1o
protect the Shive’s nawral qud rural setiings given the vital contribution they make (o the Shirel
Identity and to the eveyyday experiences of residents and visitors alike.
Speeific Quicomes
- 1) Developmeni profects. mainiains and enhonces the regions Lanescape valtes qs shown on the
Landseape values overiay maps contained in Selipdule 2. - - -
¢ 3) Rural and inter-urban breaks ave protegied from negative visial fufrisiot,

The proposed develapment introduces urban development within rural zoned land. The establishment of the
proposed/future structures is not low key taking into consideratoin the surrounding landuses, The establishiment
of the proposed structure will deteact from the nmenity to the Dainiree Village locality.

THEME +4: STRONG COMMUNITIES AND IDENTITY

371 Strategic OGufcomes
- 2) The distinctive character and npique sense of place of the Shira s tonens, villages_and other setilement
areos _ave nalntoined, promoting commumnlty pride aud well-hefug_and community_safety gud
npresperity:
- 8) Residants have access to appropriate social hnfiastructure, communily sarvices and adequate housing,
including a greater variety of housing choice.

The auky aceess fo the site Is via the unserveyed barge, where operation is restricted by tidal conditions. There js
significant risk to safely at this location given the susceptibilily to flooding which further limils access o and
from an already restricted site. Reliance cannot be placed on the safety and operation of the barge in its current
state. Mot only does this places residents at risk of harm during disaster events, it also places usnecessary burden
on the emergency services and their disnster management response capaeity and capabilities.

I

Fudhemiore emergency services, fire, ambulance and police are locuted in Mossman, which is hudf an hour tg -

Dhinlree Villnge. Note that our emergency services are not manned 24/7 in Mossman.

i

Returu to Country Local Plau

While the proposal makes reference to the Retura to Country Local Plan, the subject site is not contained within
the boundaries of Preeinct § — ‘Daintree’ within the Return to Country Lacal Plan code, suggesting the proposed
location may not be the most suitable for ile developinent. .

Conflict with Zone Code
Rural Zone Code
POS: Uses and other development include those thaot:
() pramote rural activities such as agrivufiure, rival enterprises and small seale industrles that serve rural
activities; or
(b) promote low impact lowrist activitles based on the appreciation of the rural chavacter, landscape and
rural activities; or
(0) are compatible witlt vural activities.

The subject iand remains zoaed as Real under the Douglas Shire Planning Scheme 2018. The Rural Zone Table
of Assessment {Table 5.6.j). The “Dainiree River Station” Educational Establishment is cntegorised as an
Impact Assessable development.



The proposed development introduces new use of the land that is inconsistent with the existing character mud
amenify of the zone nnd more pardicnlarly, intensifying the land use will vltimately impact on the desirable and
attraclive character and lifestyle of the Daintree Village.

Coaflict with Assessient Codes

Community facilitics code:

PO Developuttent is designed to protect nearby sensitive Jand wses fiom adverse mpacts on the existing leyels
of amenity eluding by way of light, noise, odonr or othey nuisquce,

POG: Deyelopment does nol Inpose adverse visual amenify impacts _on _ony land _associated with
Aceommodation activity group,

A Visual Impact Assessment has not been incfuded Tvith the appHeation and therefore offers no evidance sl the
proposed development will not impact on the ansenity of the surrounding locality.

Access, parking and sexvicing code:
POL; Syfficlent on-site ear parking is provided to cater for the amount and type of vehicle iraffic expected to be
generated by the nse or uses of the site, having pariicular regard to;
(a) the desived character of the area;
(b) the nature af the particular use and s specifie characteristics and scale;
U (e the didiiber of eniployees and ihe Tikely numiber of visitors o the sife;
(dy the level of local accessibilipy,
(&) the nafure and fiequency of any public transport serving the area;
(£} whether or not the use involves the retention of an existing building and tha previous requirements for
car parking for the buiiding
() whether ar not the use involves a heritage building or place of local significance;
(0) whether or nof the proposed-use lnvolves the retention of significant vegelation,

PO3: decess points are desigued and constricted:

(8) fo operale safely and efficieptly,

(b) to_accommadate the anticipated fype and valune of vehicles

(c) fo provide for shared vehicle (including cyclists) and pedestrias use, where appropriate;

(d) so that they do not impede traffic or pedestrion movement an the adiacent road areay ... ..

(e} 5o that they do not adversely Impact upon existing intersections or futtve rowd or infersection
improvemenls;

(&) so that ihey do not adversely impact currest and future on-street parking arrengements;

(&) so that they do not adversely impact on exisiing services within the road reserve adjacent to the site;

th) so thal they do not lirvolve ramping, cntting of the adioining read reserve or any bufit strictuves (other
them what wiay be necessary fa cross over a stormwalter chamel),”

The only aceess 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 susceplibility to flooding which further limits access to and
from an already restricted site,

Reliance canuot be placed on the safety and operation of llie barge in its cuerent state. Not only does this places
residents at risk of hanm during disaster events, it also places utnecessary burden on the emergency services nnd
their disastes manngement response cnpacity and copubilities, Transport by unsurveyed vessels and unqualified
operators is 1ot fit for emergency services, povemment

employces ad conleactors.

The proposed car park sifed in a location thal js prone to frequent flooding and feaves parked velicles
susceplible to inundation. There is concern that the safety and access has not been filly deseribed or addressed
in the application material,

Eavirenmental performanee code:

PO Lighting incorporated within development does pot canse an adverse impact gp the amenify of adjucent
uses and nearby sensitive land nses.

Lighting ot night at night will be visible from a [ot of the Village and surrounding properties. The
outlook from the Coravan Pack and the RV Prrk is directly across at fhe development, not filling with
an eco-tourisn destinadion.

A Visual Irnpacl Assessment has not been included with the application and therafose offers no evidence that the
proposed development witf not impnet on the amenily of surovnding Janduses,

IMlood and storm tide hazard ovorlay eode:
POL: Development is lacaled and designed to:
%) gnsure the safepy of all persons.,
b) minimise damage to the development and contents of buildings;
¢} provide suifable amentty;
&} winimise disruption to residepts_recovery tine, and rebuilding_or restoration cosls after hmpdation
events,
ACGL3: New buildings are:
(1) not lecated within the overlay area;
(L) focated on the highest part of the site to niinimiss cntrance of flood waters;
() provided with clear and direct pedesirion aird veticle evacnation reutes off the site,




Communily wellbeing and safety are core underlying values Huoughout the Planning Scheme, The proposed
development conflicts with several outcomes specifieally within the Access, Parking and Servicing Code, Flood
and Storm Tide Hazard Code, and Mitigation of Hazards elemer of the Strategic Framowork.

The only access to the site is via the unserveyed barge, where operation is resiricted by tidal conditions. There is
significant risk to safety ot this location given the susceptibility to flooding which further limits access lo and
from an alrcady resteiced site. While the site itself is situated zbove the 100 year ARZ flaod {evel, the
apphication seeks to establish accommodation wse within an area that is vulnerable fo isolation, inherently
placing more lives at risk in the event of a flood.

Reliance cannot be piaced on the safely and operation of the barge ins its current state. Not only does this places
residenis at risk of harm during disastor events, it also places unnecessary burden on the emerganey services and
their disaster management response capacily and capubilities.

The proposed car park sited in a location that is prone lo frequent flooding and leaves parked vehicles
suscentible to inundation,

"There is concem that the safety and access has 1ot been fully described or addressed in the application material.
While the applicant has suggested there fs a need for this development, there are no substantive grounds or other
relevant matters to support the development at this location despile the safety conflicts. Approving this
dévelopment would set a precedent for futire developimient in arens that are Voliierable fo atliral hiazdrds
placing unnessary risks to residents emergency resources,

Extent af Confiict
Considering the above discussion, the foliowing sections identify specific areas that the development conflicts
with the Planaing Scheme and relevant legislation, - - L e e

Confiict with the FNQ Regional Plan

The FNGQ Regional Plan states that areas ‘including significent areas novth of the Dainiree River are nof
imended to grow or icrease in densily. These conmmmities generally have very low levels of infrastritcitre
provision and significant coastal and environmental consirains.” (pg. 23), in addition to protectiag the scenic
and environmental values of the area.

The proposed development conflicts tiiis statement by increasing density on the northern sitle of the Daintree
River. Although the proposed subject site is lovelled above the flood Hue, the land inunediately surroundiag it is
subject to frequent flooding, resulting in the subject site becoming isolated during these events, Daintree Village
does not have appropriate level of infrastructure 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 it keeping with the indentify of the area and ecology.

Confitet with Dovglas Shire Planning Schemne - Strategic Framework

THEME 1: SETTLEMENT PATTERN
3.4.f Strategle outcomes:
- 7) Natwral hozards and the impacis of clingie, change will delermine the location, scale mind Intensity of
land use activifles. Development will achieve an acceptable or tolerable level of risk based ou a fit for.
purpose risk assessment,

There is significant risk to safety at this location given the susceptibility to flooding whieh fiiher limils necess
to and from an alreudy restricted site. While the sile itself is situated above the 100 year ARI flood level, the
application seeks to establish accommodation vss within an area that is vulnersble to isolation, inherently
placiug more lives at risk in the event of a flood.

2.4.2 Element - Urban Settlement: Strategic Ouieontes

» 2) Urban development occurs within tite wrban areq as shown on the Strategic Frantework Map contained

iti Schedule 2, Eypansion heyond this boundary is not facilitated as it does not suppord the efficlent and
order(y delivery of urban Rifiasiructive.

The proposed development is for an wiban purpose located outside of an urban acea. Daintree Vitlage does not
have appropriate level of infrastructure or services to support the proposed development.

3.4.7 Elemnent - Mitigation of Hozards: Strategle Outcomes
- 3) Some established urban areas are already located in parts of the Shire which are periodically
vulnerable to a variely of hazards. A reasonable yisk-folerant approacl to development will be taken in
existing areas fakipg_fitlo account_individual hazard impacts. Hewever as g first prineiple, firther
expansion of development into areas subject fo hazards should he avoided.
Speeifiec Qulcomes
- 1) Developmant avoids natural hazard areas or niligates risks to an acceptable or iolerable level

- 4} Davelopment_does_nol undufy:_burden disaster management_response or recovery. copacify and
capabiljties




PQ3: Development siting and layout wasponds to floeding potential end maintains personal safely

POT:_The development syupparis. and does not unduly burden, disaster_management response o1 recovepy
canaci{y aind capabilities,

A07: Development does not:

(R) increase the number of people caleidaied to be at risk of flooding;
(b) fnerease the mumber of people ltkely to need evacuation:

(c} shorten flood warning times; and

{d) hpact on the ability of traffic fo sse evacration routes, or wweasonably inorease fraffic volnmes on

evacitation roues,

The only access to the site is via the imserveyed barge, where operation is restricted by tidai conditions, There is
significant risk to safety at this location given the susceptibility to floading whieh further limits access to and
from an already restricted site. While the site itself is sitiated nbove the 100 year AR flood level, the
application seeks to establish accommodation wse within an area that is vuluerable to isolation, inherently
placing more lives at risk in the event of a flood.

Relinnce cannot be placed on the safety and opsration of the barge In its current state. Net only doas this places
-residents al risk-olharm during-disaster events, it nlso plnces wnnecessary burden on the emergency-services and
their disaster management response capacity and capabilities.

Landseape values overlay eode:
POI Development within High landscape value areas identified on the Landscape values averlay
utaps comfained in Schedule 2;. o

a} aveids detrimental impacts on the f'm:dscape values of fm ested skylme.s visible lrf!isiopes,
ridgelines, the coastal foveshore or the shoreline of other water bodies through the foss qf
vegelation;

by fx effectively screeved from view from g read, logkoul or other public place by an existing
patural landform or native vegetation, or will be effectively screened by native vegetation
within 3 years ol construction,

¢y retains existing vegetation and incorporates new iandscapr’ng to enhance exisling vegetation
and viswally saften built form elemenis;

dy fncorporates development of a scale, design,_height, position on site,_construction materials
and external finishes that are compatible with the landscape values of the locality:

o) avoids delrimental impacts on landscape values and excessive changes fo the natural landform
as a resull of the location, position on site, scale, design, extent and alignment of earthworks,
roads, driveways, retaining wails and other en-ground or in-ground infrastructire;

D) avoids deirinental impacis on landscape values and views as a result of the location, position
on site, scale, design and alignment of telecommunications facilitles, electricity towers, poles
and lines and other tall infrastructure;

) extractive industy operations are avoided.

A Visual linpact Assessment has not been included with the application and therefore offers no evidence that the
proposed development wilt not iinpact on the amenity of surrounding landuses,

Cornclusion

The proposed land use #s incompatible with the sebjeet site due 1o access, safely, and amenity impacts. While
the coneept of the development is appreciated, and there is a need for such facilities, the praposed location
introduces vses and hmpacts that are inconsistent wilh the character and amenity of the Dainlree Village. Values
of communily safety and wellbeing are directly conflicted due to the restricled and vulnerabie natuse of the site.

As identified above, the proposed development is in considerable conflict with Scheme and undermines
deliberate sirategies set by it and relied upon by the community in making investment and fifestyle decisions at
this locatity.

Based on the above grounds, I hereby muake » submission against the Dainlree River Educational Establislment.

Youss faithfully
MName (Delete muk Add Name)

Adddress (Delete and add nddress)

i
1
i
1
i



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

b} s effectively screened from view from a read, lookout or other public place by an existing
natural landform or native vegetation, or will be effectively screened by native vegetation
within 3 vears of construction,

¢) retains existing vegetation and incorporates new landscaping to enhance existing vegetation
and visually soften built form elements;

d} incorporates development of a scale, design, height, position on site, construction materials
and external finishes that are compatible with the landscape values of the focality;

e) avoids detrimental impacts on landscape values and excessive changes to the natural landform
as a result of the location, position on site, scale, design, extent and afignment of earthworks,
rodds, drivewiays, retaining walls dand other on-ground or In=ground infrastructure; S

f}  avoids detrimental impacts on landscape values and views as a result of the location, position
on site, scale, design and alignment of telecommunications facilitles, electricity towers, poles
and lines and other taif infrastructure;

g) extractive industry operations are avoided.

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

Conclusion B .
The proposed land use is incompatible with the subject site due to access, safety, and amenity impacts,
While the concept of the development Is appreciated, and there Is a need for such facilities, the proposed
location intraduces uses and impacts that are inconsistent with the character and amenity of the Daintree
Village. Values of community safety and wellbeing are directly conflicted due to the restricted and

vunerable nature of the site.
As identified ahove, the proposed development is in considerable conflict with Scheme and undermines
dellberate strategies set by It and relied upon by the community in maling investment and lifestyle

decisions at this locality.

Based on the above grounds, | hereby make a submission against the Daintree River Educational
Establishment,

Yours falthfully,

Daintree

aLb 4873.



