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Dear Sir,

Submlssion against Development Application for Materlal Change of Use (Impact
Assessment) for an Educatlonal Establishment with on-site accommodation (with the
continued use of Dwelling House, Animal Hushandry and Cropping)

Dainfree Rivey, Upper Daintree

Council Ref: MGCUS 2024_5698/1

| refer to the above and provide the following properly made submission against the proposed
development,

| hereby make a submlssion pursuant to Section 53 (6) of the Planning Act 20186,

There are concerns regarding the direct Impacis of the development on the scenlc amenity,
character, community safely, and tourism of the Daintree Viliage. The development is of a nature
and impaet that culs across outcomes sought by the Planning Schema.

The proposed development should not be approved al this location. The followlng expands on
why the site is unsuitable for the proposed development,

Inappropriate Site

The Plannlng Scheme establishes a balance of Zones, The halance of Zones seaks to ensure
that the scale and form of development Is appropriate o & locatlon, and that areas throughout the
reglon are able to devalop in order o fullil and malntaln a rofe.

The subject land remains.zoned as Rural under the Dauglas Shire Planning Scheme 2018, The
Rural Zone Table of Assessmant {Table 5.4)). The propesed development is calagorised as
Impact Assessable developmaent.

The propesed devalopment introduces new use of the land that is inconsistent with the existing
character and amenily of the zone and more pariicutarly, intensifying the fand use will ultimately
impac! on the established deslrable and aitraclive character and Hestyle of the Dalnires Village,
Daintree Viliage does nol have appropriate fevel of infrastructure or services o support the
proposed cevelopment. Emergency services, fire, ambulance and police are located In
Mossman, which Is half an hour to Daintres Village. Furthermore, emergency services are not
manned 24/7 in Mossman delaying response times fo the sile.

Amenlty Impacts

The developmet conficts with oulcomes sought within the Communily Facililes Code,
Environmental Performance Code Landscape Values Overlay Code, Environmenlal and,
Landscape Values, and Strong Communitles And ldeniily themes of the Stralegle Framework,

On the adjacent side of lhe Dalnirea River Is the Daintree Public Boat Ramp and Dalntiee
Riverview Lodges and Van Park, approximately 800m from subject site. The subject sile is
within view from both facliifles. As this Is the main activity hub for the Village, there are



concerns that the proposed development will impact on the exisling amenily to locals and visitors
by way of character, scenle amenily, and light disturbance.

A Visual Impact Assessment has not beet included with the application and therefore offers no
evidence that the proposed development Wil not impacl on the amenity of the nearby
accommodation and cormmerlcal business wilthin the hub of the Dalntree Village.

The proposed development is nol only Inconsitent with surrouding properiés but moreso the
enlire Dalntree Village locallty.

Slte Access and Safoty

Communily wellbeing and safety are core underlylng values throughout the Planning Scheme,
The proposed development conflicls with several culcomes specifically within the Access,
Parking and Servicing Code, Flood and Storm Tide Hazard Code, and Mitigation of Hazards
glement of the Strategle Framework,

The only access to the sile is via the unserveyed barge, where operatlon is restricted by tidal
conditions. There Is significant risk to safety af this focation given the susceplibllity lo Nuoding
which further limits access to and from an already restricted slte. While the site ilself is sltuated
above the 100 year ARI flood level, the application seeks to establish accommodation use within
an area that Is vulnerable {o Isolation, inherently placing more llves at risk in the event of a flood,

Rellance cannat 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 fhelr disaster management response capacily and
capabilitles,

.
The propesad car park siled in a location that Is prane fo frequent flooding and [eaves parked
vehicles susceplible to Inundation,

There Is concern thai the safety and access has not been fully describad or addressed in the
application material. While the applicant has suggested there Is a need for this development,
there are no substantive grounds or olher relevant matters to support the development at this
Incation despite the safety conflicts. Approving this development waould set a precedent for future
development in araas that are vulnerable i¢ natural hazards placing unnessary tisks to residants
ematgency resources.

Extent of Gonflict
Considering the above discussion, the following sections Idenlify specific areas that the
development conflicts with the Planning Scheme and relavant legislafon.

Conflict with the FNQ Reglonal Plan

The ENQ Reglonal Plan stales that areas Including significant areas north of the Daintree River
are not intended {o grow or Increase in densily. These communilies generally have very low
tavals of Infrastruciure provision and significant coastal and envirommental consfrainis.' {pg. 23),
in addilion to protecting the scenic and enviranmental values of the area,

The proposed development conflicts this statemenl by Increasing density on the northern side of
the Dalntree River. Although the proposed subject site Is levelled sbove the fiood line, the land
immediately surroundlng Il is subject to frequent flooding, resulting in the subject slte becoming
isolated during these svents. Dainlree Village does not have appropriate lavel of infrastructure ar
services to support the proposed developmennt.

Tourlsm is a key sconomic driver for the Dalntree Village locality, The proposed development will
delract from established businesses and not in keeping with the Indentify of the area and
acology.



Tha proposed development infroduces new use of the land that is Inconsistent with the existing
character and amenily of the zone and more particularly, Intensifying the land use will ultimately
lmpacl on the desirable and attraclive characler and lifestyle of the Dainlree Village,

Confifet with Assessment Codes
Communily facilities code: -
PO2; Davelopment is designed lo prolect nearby sensitive land uses from adverse Impacls o

the existing (evels of amenily, including by way of light, noise, odour or other nulsance.
PO&: Davelopment does not impose adverse visual amenily impacts on any land assoclated with

Accommodallon aclivily group.

A Visual Impact Assessment has nol been included with the application and therefore offers no
avidence that the proposed development will not impact on the amenity of the surounding
locality.

Access, parling and servicing code:

PO1: Sufficlent on-sile car parking s provided to caler for the amount and fype of vehicle traffic
expecled to be generaled by the use or uses of the sie, having partfcular regard lo:

{a) the desired character of the area; _

(b) the nature of the particular use and lis specific characleristics and scale;

(c) the number of employees and the likely number of visitors to the site;

{d) the level of local aocessibliily;

{e) the nalure and frequency of any public fransport serving the area;

() whether or not the use involves the retention of an existing buliding and the previous

requirements for car parking for the building s
(g) whether or not the use involves a heritage bullding or place of local signiffcance;
{h} whether or not the proposed use Involves the retentlon of signiffcant vegetation.

PQ3: Access points are designed and conslricted:
(a) o operate safely and efficlenily;

{h) to accommodate the anticipated type and volume of yehiclas

(c} to provide for shared vehicle (Including cycllsts) and pedestrian use, where appropriate;

{d) so that they do not impede traffic or pedesirian movemenl on the adfacent road ares;

(e) so that they do nol adversely Impact uponh existing Intersections or future road or
infersection improvements;

(f) so thal they do not adversely impact current and fulure on-sireef parking arrangements;

() so that they do nat adversely Impact on existing services within the road reserve adfacent
{o the site;

(h) so thal they do not Involve ramping, culling of the adfoining road reserve or any bullt
structures (other than what may be necessary lo cross over a stormwater channel).

The only access to the sile Is via the unserveyed barge, where oparalion is restricled by lldat
conditlons. There s significant risk lo safety at this location given the susceplibility to flooding
which further iimits acoess 1o and from an already restricted site.

Rellance cannot be placed on the safely and operation of the barge in Its current state. Not only
does this places residenis at risk of harm during disasler events, It also places unnecessary
burden on the emergency services and thelr disaster management response capaclly and
capabililles. Transport by unsurveyed vessels and unqualifled operators is not fit for emergency
services, government

employeas and conlractors.

Tha proposad car park sited In a location that Is prone lo fraquent fionding and leaves parked
vehicles susceptible to Inundalion, There is cancer that the safely and access has not been fully
described or addressed in the application material.



Enviropnmental performance code:
PO1: Lighling incorporaled within development does nof cause an adverse impact on the

amenfly of adiacent yses and nearby sensilive land uses.

Lighting at night at night will be visible from a lot of the Vlllage and surrounding properties. The
oullook from the Caravan Park and the RV Park is directly across at the development, not fitiing
with ) .

an eco-tourism desltination.

A Visual Impact Assessment has not been Included with the application and therefore offers no
svidence fhat the proposed development will not Impact on the amenity of surrounding landuses.

Flood and storm tide hazard overlay cods:

PO1: Development Is focaled and designed fo;
a} ensure the safely of all persons;
B} minimise damage to the development and confents of bulldings;
G} provide suitable amenily;
d) minimise_disruption to residents, recovery fime, and rebullding or resforation costs affer
Inundatlon events,
AO01.3; New bulldings are:
{a) not located within the overiay area; '
{b} located on the highest part of the site to minimise enfrance of flood walers;
(¢} provided with clear and direct pedastrian and vehlele avacuation roules off the
site,

PO3: Development siting and favout responds to flooding potentlal and maintains personal safely

POT: _The development suppotts, and does nof unduly burden, disaster management response
or recovery capacily and capahliities,
AOT: Devejopment doaes nok:

(a}) Increase the number of people calculated o be af Hsk of flooding;

(b} Increase the number of paople likely o need evacuation;

{c} shorten flood warning times; and )

{d) impact on the abifity of fraffic_{o_use evacuaflion roules, or unreasonably Increase
Irafflc volumes on evacualion roufes, '

The only access to lhe sile is via the unserveyed barge, where operation is restricted by fidal
conditions, There Is significant risk to safely at this location glven the susceptibllity io flooding
which further fimiis access to and from an already restricted sils. While the slie liself Is situated
above the 100 year ARJ flood level, the application seaks io eslablish accommadation use within
an area that Is vulnerable lo Isolation, inherently placing more lives at risk n the event of a flood.

Reliance gannot be placed on the safety and operation of the barge in its current state. Not only
does this places residenls at rlsk of harm during disaster evenis, it also places unnecessary
burden on the emergency services and thelr dlsaster managemsnt response capacily and
capabllitles, .

Landscape valties overlay code:
PO1 Development within High landscape value areas Ildentified on the Landscape values
ovatlay maps contained in Schedule 2:
aj avolds delrimenlal Impacls on the landscape values of forested skylines, visible.
hillslopses, rdgelines, the coastal forashore or the shoreline of other water bodias
through the loss of vegetation;
B} is effeclively screenad from view from a road, Jookout or other publlc place by an
existing natural landform or native vegetation, or wili_be effeclively sereensd by

natlve vegelalion within 3 vears of consiruction;




Conflict with Douglas Shive Planning Schieme - Strategle Framework

THEME 1: SETTLEMENT PATTERN
3.4.1 Strategle cutcomes:

7) Nalural hazards and the impacts of ciimate change wil] delermine the locatlon, scale

and fntensity of land use acilvilies. Development will achiove an accentable or lolerablo
level of risk based on a fit for purpose risk assessment,

There is significant risk to safety at this location glven the susceptibilily to flooding which further
limits access to and from an already restricted site. While the site ltself Is siluated above the 100
vear AR flood lavel, the appllcation seeks o eslablish accommodalion use within an area (hat is
vulnerable to Isolatlon, Inherenlly placing more lives at risk in the event of a flood,

3.4.2 Element - Urban Seitlement; Birategic Outcomes
«  2) Urban_development occurs within the wrban area as shown on lhe Slralogic

Framewark Map contained In Schedule 2. Expansion bevond this boundary s Hal
facilitated as It does nol supporl the efficlent and orderly delivery of urban infrastructure,

The proposed development is for an urban purposs localed oulside of an urban area. Daintres
Village does not have appropriate level of Infrastructure or services to support the proposed
development,

3.4.7 Element - Mitigation of Hazards: Strateglc Outcomes

= 2} Some established urban areas are already located in parts of the Shire which are
petiodically vulnerable fo a variety of hazards, A reasonable risk-lolerant approach to
development will be taken in existing areas taking into account Individual hazard impacts,
However as a first princlpfe, further expansion of development Info_areas subject io
hazards should be avoided,

Specific Qutcomes
1) Development avoids naitural hazard areas or mitfyales risks o an acceplable or
folerable level, '
4) Developrnent does not unduly burden_disaster management response or recovery
capacity and capabilifies. .

Thers Is significant risk to safety at this focatlon glven the susceptiblilty to flooding which further
limits access to and from an alroady reslidcled site. While the sile liself |s situaled above the 100
year AR flood leval, the applicalion seeks to establish accommodation use within an area Ihat s
vulnerable o isotatlon, Inherently placing more livas at risk in the event of a ficod.

Rellance cannot be placed on the safety and operation of the barge in its cutrent state. Not only
does this places residents at risk of harm during disaster events, it also places unnecessary
burden on the emergency services and {helr disaster management response capacity and
capabllities. )

THEME 2: ENVIRONMENTAL AND LANDSCAPE VALUES
3.51 Strategic Outcomes:
« 7) Development north of the Daintree River is resfricled to achieve fow key, sustainable
and seff sufficlent outcomes and fs carefully planned fo_conserve the scenic and

ecological World Heritage values of the area,

Tha proposed development Introduces urban development within rural zoned land. The
esltablishment of the proposedfiuture struclures Is not low key taking into consideratoln the
established landuses within the locallly, The eslablishment of the proposed devalopment will
detract from the amenity to the Dainiree Village locality, :




3.5.5 Element - Sqenic Amanity:
1) Douglas Shire is localed on a narrow coastal plain befween the Greal Dividing Range
and the Goral Sea. The lush green backdrop provides a dramatic green frame {o the
Shire's diverse tourlst areas, townships, turel lands and rural communities, This gfeen
frame add's significantly to the Shire’s much admired high qually scenic amenily. In
addilion, the sugar cane flelds contribufe significantly to the Shire’s scenlc anmenily and
sense of place on the plains below the green frame. Great care {s requfied fo protect the

Shire’s natural and rural sellings given the vital contribution they make to the Shire’s

Identily and fto the everyday experiences of rasidents and visltors alike,
Spacific Outcomes
1) Development protects, maintains and enhances the reqfons Lapndscape valtgs as

shown on the Landscape values overfay maps contained in Schedule 2,
3) Rural and Inter-urban breaks are protected from negative visual Infrusion.

The proposed development Infroduces whban development within rural zoned land.  The
astablishment of the proposedffuture structures is not low key taking inte consideratoin the
strrounding landuses. The establishment of the proposed structure will detract from the amaenily
to the Daintree Village locallty,

THEME 4: STRONG COMMUNITIES AND IDENTITY
3.7.1 Sfrategic Outcomes
2} The distinctive character and unfque sense of place of the Sfiire’s fowns, villages and

olher selilement areas are maintained, promoting cormmunity pride and wel-being and

communily safety and prospetily.
8} Residents have acress {v appropriale social infrastructure, community sarvices and

adequate housing, including a grealer variely of housing cholce.

The only access to the site Is vla the unserveyed barge, where operatlon is restricted by {idal
conditions. Thera ls signiflcant risk to safety at this location given the susceplibility to flooding
which furiher limits access to and from an already restristed site. Rellance cannol be placed on
{he safely and operation of the barge in Hs current stale, 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 capacily and capabiiilles,

Eurlhermore emergency services, fire, ambulance and police are located In Mossman, which fs
half an hour lo Damtree Village. Note that our emergency services are nol manned 24/7 In
Mossman.

Return to Couniry Local Plan

While the proposal makes reference to the Return to Country Local Plan, the sublest site s nol
contalned within the boundaries of Pracinct 8 — 'Dalnires’ within the Return to Coundry Local Plan
code, suggesting the praposed locaticn may not be the mest stitable for the development.

Canflict with Zone Code
Rural Zone Cotie
POS5; Uses and other development incude those that:!
(a) promote rural aclivitfes such as agricufture, rural enterprises and small scale Induslries
that serve rural aclivifles; or
(b} promote fow Impact tourist activitios based on the appreciation of the rural chatacter,
fandscape and ruraf activities; or
{c) are compatible with rural activilies.

The subject Jand remains zoned as Ruraf under the Douglas Shire Pianning Scheme 2018, The
Rural Zone Table of Assessment (Table 5.6} The "Dahniree River Station” Educational
Establishment is categorised as an Impact Assessable dovelopment,




¢) retains oxisting vegetation and incorporates hew landscaping fo enhance existing
- vegelation and visually soften buiff form elements;
d) Incorporates development of a scale, design, halght, position on sife, construction

materlals and external finlshes that aro compatible with the landscape values of the
focallty;

8} avolds delrimental Impacts on landseape values and excessive changes to the
nalural fandform as a restilt of the location, position on sile, scale, design, extent and
alignmoent of earthworks, roads, driveways, retaining wails and other en-ground or in-
ground infrastruciure;

f) avolds detrimental Impacts on fandscape values and views as a result of the location,
posltion on sifs, scale, deslgn and allgnment of lelecommunications  faciitles,
electriclly towers, poles and lines and other tall Infrastructure,

g} exiractive indusiry operations are avoldad.

A Visual Impact Assessment has hot been included with the appllcation and therefore offers no
evidence that the proposad development will not impact on the amenity of surrounding landuses,

Conclusion :

The proposed land use Is Incompalible with the subject site due lo access, safety, and amenity
impacts. While the concept of the development is appreciated, and there is a need for such
facliiies, the proposed localieh introduces uses and Impacls that are Inconsistent wilth fhe
character and amentily of the Dalntree Village. Values of communily safely and wellbelng are
directly conflicled due to the restricted and vulnerable nature of the site,

As identifled above, the proposad development is In considerable conflict with Scheme and
undermines deliberate stralegies sel by it and relled upon by the communily in meking
invesiment and [Hfestyle decislons at this localily,

Basad on ihe above grounds, | hereby make a submisslon agalnst the Daintree River
Educational Establishment,

Yours faithfully
Names {Delato ane Add Name)
Addiass (Delete and add addross)




