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Councll Ref: MCUI 2024_5696/1 Received 7 4 JAN 2025
Chief Exscutive Officar —
[ouglas Shire Councl ) Alfention
PO Box 723 iformation e
MOSSMAN QLD 4873 - —

Via emall: enguiries@dougias.qld.gov.au
Dear Sk,

Submission against Development Application for Maferlal Change of Use (lmpact
. Assessment} for an Educafional Establishmeni with on-site accommeodation (with the
confinued use of Dwelling House, Animal Hushandry and Cropping)

Daintree River, Upper Dainfree

Council Ref: MCUY 2024_5698/1

i refer to the above and provide the following properly made submission against the proposed
deveiopraent. .

| hareby make 4 submission pursuant to Sectlon 53 (6) of the Planning Act 2016.

There are concerns regarding the direct Impacts of the development on the scenlc amenity,
sharacter, communily safely, and tourism of the Dalntree Village, The development is of a nature
and Impacl! that ciils across outcomes sought by the Planning Schema.

The proposed development should not be approved at this location. The following expands on
why the slle s unsuitable for the proposed development.

inappropriate Site

The Planning Scheme eslablishes a bhalance of Zones, The balance of Zones saslts to ensure
that the scale and form of develocpment Is appropriafe to a locatlon, and that areas throughout the
roglon are able to develop in order 1o fulfil and maintain a role.

Tha sublest land remelins.zoned as Rurafl under the Douglas Shire Planning Schems 2018, The
Rural Zone Table of Assessment (Table 5.6)). The proposad davelopment is categorised as
impact Assessabls davelopment,

The proposed development introduces new use of the land that Is Inconsistent with the existing
character and amenity of the zone and more parfleularly, itensifying the land use will ulimately
Impact o the established desirable and altraclive character and lifestyle of lhe Daintree Village.

Daintree Village does not have appropriate level of infrastruclure or seivices to support the
proposed development. Emergency services, fire, ambulance and police are localed in
Massman, which Is half an hour fo Dainfres Village. Furthermore, emargency sarvices are not
manned 24/7 In Mossman delaying response lines {o the site,

Amenity Impacis
The developmet conflicis with outcomes sought wilhin the Community Faciiities Code,

Environmental Performance Code Landscape Values Overlay Code, Environmental and

Landscape Values, and Strong Communities And Identity themes of the Strategic Framework.

On the adjacent slde of the Dalnirea River Is the Daintree Pubilc Boal Ramp and Dalntree
Riverview Lodges and Van Park, approximately 600m from subjact slte, The subject site is
within vlew from both facilitles. As thls is the maln aclivity hub for the Villags, thete are



cohcerns that the proposed development will impact on the exlsting amenily to locals and visitors
by way of character, scenic amently, and light disturbance.

A Visual Impact Assessment has not been Inchudad with the application and therefore offers no
avidance that the proposed development will not impact on the amenity of the nearby
accommodation and commerlcal business within the hub of the Daintree Village.

The proposed development [s not only inconsitent with surrouding propertiés but moreso the
entlre Dalnires Village locatity.

Slte Actess and Safety

Communlty wellbeing and safely are core underlying values throughout the FPlanning Scheme,
The proposed development conflicts with several outcomes speciiically within the Access,
Parking and Servicing Code, Flood and Storm Tide Hazard Code, and Mitigatlon of Hazards
element of the Strateglc Framework,

The only access to the sile Is via the unserveyed barge, where operation Is resliicted by lldal
conditlons. There is slgnificant risk fo safety at this locatlon given the suscaplibility to flooding
which further Hinits access to and from an already restricted sile. While the sile ltself s sliuated
above the 100 year AR flond lavel, the application seeks lo establish accommodalion use within
an area that Is vulnerable to isclation, inherently placing more lives at risk in the event of a flood.

Reliance cannot be placed on the safety and operation of the barge In lts current state. Not only
does {his places residents at risk of harm during disaster events, it also places unnecessary
burden on the smergency services and their disaster management response capacily and
capabliiilies.

The proposed car park sited in a {ocation thal Is prone o frequent flooding and leaves paried
vehicles susceptible fo inundalion.

There Is concern that the saefely and ageess has net been fully described or addressed In the
applicalion material. While the applicant has suggested there is a nead for this devetopment,
lhere are no substaniive grounds or other relevant matters to support the development at this
location desplte the safely conflicts. Approving this development would set a precadent for future
development In areas that are vuinerable lo natural hazards placing unnessary risks o residents
emergency rosources,

Extont of Conflict
Considering the above discussion, the following sections ideniify specific areas that the
development conflicts with the Planning Scheme and relevant leglsiation,

Contlict with the FNGQ Regional Plan

The FNGQ Reglonal Plan states that areas ncluding slgnificant areas north of the Daintres River
are not intended to grow or increase In densily. These communitiss generally have very low
levels of infrastructure provision and significant caastal and environmental consfraints.’ {pg. 23),
in addition to protecting the scenic and snvironmantal valuss of the area.

The proposed development conflicts this statement by Increasing density on the horthern slde of
the Dalntree River. Although the proposed subject slle is levelled above the flood iine, the land
fmmediately surrounding it is subjact to frequent flooding, resulting in the subject site becoming
isolated during these events, Daintree Village doas not have appropriate level of infrastructure or
services to support the proposed development,

Tourism is a key economic driver for the Daintree Vlllage toceilty. The proposed development whl
delract from established businesses and not in keeping with the indenlify of the area and
acology.



The proposed development introduces new use of {he land lhat Is inconslslent with the existing
character and amenily of the zone and more particularly, Intensifying the land use will uitimately
impact on the desirable and atlractive character and lifestyle of the Daintres Village.

Confllct with Assessment Codes
Community facilitles code:
PO2: Developmen! Is designed o prolec! nearby sensiiive land uses from adverse impacls on

the existing fevels of amenily, ncluding by way of lfght, nolse, odour or other nuisatice,

PO86: Development does nof fmpose adverse visual amenily impacis on any land associated with
Accommodalion agiivily group.

A Visual Impact Assessment has not been Included with the application and therefore offers no
evidence thet the proposed development will not impact on the amenily of lhe surrounding
tocality,

Access, parking and servicing code:

PO1: Sufficient on-site car parking Is provided lo cater for the amount and lype of vehicle iraffic
gxpecied to be generated by the use or uses of the site, having parflcular regard (o

(a) the desfred characler of the ares;

{b) the pature of the particular use and lls specific characteristics and scale;

{¢) the ntimbsr of employees and the ilkely number of vislors fo the sfte;

() the level of local accessibillly;

{8) the nature and frequency of any publlc transport serving the area;

{f} whether or hot the use Involves the relention of an existing bullding and the previous

regulrernents for car parking for the building 4
(g) whether or nof the use Involves a heritage bidlding or place of loval signifieance;
{h) whether or not the proposed use Invelves the relention of significant vegetation.

P0O3: Access poinls are deslgned and constructed:

{a) fo operale safely and efficiently;

{b) lo accommodate the anficipated {ype and volume of vehicles

{c} to provide for shared vehicle (Including cyclists) and pedesirlan use, where appropriate;

(d) 50 that they do not impede traffic or pedestilan movement on the adjacent road area;

{8} so that they do not adversely Impact upon exising Interseclions or future rosd or
intersection Improvements;

{(f} sothat they do nof adversely impact current and future on-slreet parking arrangements;

(g} so that they do nol adversely Impact on existing services within the road reserve adjacent
to the sife;

{(h) so thal they do not Jnvolve ramplig, ouliing of the adfoinlng road reserve or any bulll
structiures (othet than what may be necessary lo cross over a stormwater channel),

The only. access lo the site Is via the unser\/eyéd barge, whare operallon is reslrictad by tidal
conditiens, There is significant risk to safely at this location given the susceptibiiity to flooding
whish further fimits access to and from an elready resideted site,

Rellance cannot be placed on the safely and operallon of the harge In its curent state, Not only
does this places residents at risit of harm during disasler evants, it also places unnecessary
burden on the emergency services and thelr disaster management response capacily and
capablilles. Transport by unsurveyed vessels and unquallfied operators Is not fit for emergency
services, government

amployees and conlractors,

The proposed car park slled In a location that is prone lo frequent flooding and leaves parked
vehicles susceptible to Inundallon, There Is concern that the safety and access has not been fully
described or addressed In the applicailon materlal.



Environmental performance code:

PO1: Lighting [ncorporated within development does not cause an adverse fmpacl on the
amenfly of adlacent uses and nearby sensitive fand uses.

Lighling at night at night will be visible from a lot of the Village and surrounding properlies. The
outlook from the Caravan Park anhd the RV Park Is directly across at the devetopment not filting
with .

anh eco-fourism destination.

A Visual impact Assessment has not been includad with the applicallon and therefore offers no
evidence that the proposed development will not impact on the amenity of surrounding landuses,

Flood and storm tide hazard overlay code:

PO1: Development Is located and deslgned fo:
al ensure the safely of aff persons;
b) minimise damage lo the development and confents of bulldings;
¢} provide sultable amenify;
d) minimise disruption fo residents, racovery lime, and rebullding or restoratlon cosis affer
inundation events,
A01.3: New bulldings are:
(a) not located within the overiay area;
(b} located on the highast part of the sile to minfmise entrance of flood waters;
{c) provided with clear and direct pedssirlan and vehicle evacuatlon routes off the
site,

PO3: Dovelopment sitfng and layvout responds to flooding polential and maintains personsl safely

PQ7: The development supnors, and does not unduly burden, disaster management response

or recovery capacily end capabiiiiles.
A07: Dovefonment does hot:

(a) frerease the number of peaple calculaied to be at risk of flcoding;
{b} Increase the number of people fikely to need svacualion;
{c) shorten flood warning times; and

{d) fmpact on the ability of lraffic fo uss evacuation mutes, or unreasonably increase
{rafflc volumes on aevacusailon roufes.

The only access to the site Is via the unserveyaed barge, where operatlon Is restrlcted by tidal
condltlons. There s signifloant risk fo safely at this location given the susceptibility to floeding
which further limlts access to and from an already restricted site. While the site itself is situated
above the 100 year ARI flood level, tha applicalioh seeks to establish accommodation use within
an ares that |s vulnerable to isolation, inherently placing more lives at risk in the event of a flood.

Rellance sannot be placed on the safety and operation of the barge in its current state, Not only
does his places residents at risk of harm durlng disaster evente, it also places unneceseary
burden on lhe emergency services and thelr disaster management response capaclly and
capablifles,

Landscape values overlay code:
PO1T Dovelopment within High landscape value areas ldentifled on the Landscaps values
overlay maps contalned in Schedule 2:
a}l avolds detrimental Impaclts on the landscape values of forested skylines, visible,
hillslopes, ridgelines, the coastal foreshore or the shoreline of other waler bodles
through the loss of vegetation;

b} lg effectively screened from view from a road, lookout or othor public place by an
existing natural landformn or native vogefation, or will be effectively screened by

native vegefallon within 3 vears of construction;




Conflict with Douglas Shire Planning Scheme - Strateglc Framework

THEME 1; SETTLEMENT PATTERN
341 Strategic oulcomes:

» 7) Natural hazards and the impacls of climate change will delermine the focafion, scale
- and intensity of land use getivitles, Development will achieve an acceplable or tolerable

{evel of risk based on a [if for purpose tsk assessment,

There Is significant risk to safety at this focation glven the susceptibitily to flooding which further
limils access lo and from an already reslricted slle. While the slte iself Is situaled above the 100
year ARl flood lavel, 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.

3.4.2 Element - Urban Settlement: Strategic Outcomes
o 2) Urban development occurs within the wrban area as_shown_on_the Sirateglc
Framewotlc Map conlained In Schadule 2. Expansion beyond this boundary is nol
facliitaled as If does nof suppor the efficient and ordetly delivery of urban infrasiruciure,

The proposed development is for an urban purpose localed outside of an urban area, Daintres
Viitage does not have appropriale level of Infrastructure or setvices to support the proposed
development,

3.4.7 Element - Mitigation of Hazards: Sirategic Qutcomes

= 2) Some established urban areas are already localed in parls of the Shire which are
parfodically vulnerable to a variely of hazards. A reasonable risiclolerant approach fo
development will he taken in existing areas laking Inlo account Individual hazard Impacts.
However as a first_prineiple, further espansion of development info areas subject lo
hazards should be avolded.

Specific Outcotnes

o 1) Development avoids nafural hezard areas or mifigates risks to an acceplable or
folerable lovel, ’
4} Development doses not unduly burden disaster management response or recovery
capacily and capabilitiss,

There is signiflcant risk to safety at thls location given the susceplibility to flooding which further
limiis access 1o and from an already restricted sile. While the sile itself is siuated above the 100
year ARI flood lavel, the application seeks o establish accommodation use within an area that is
vulnerable to Isolation, inherently placing mors lives at risk In the event of a flood.

Rellance cannol be placed on the safoty and operation of the barge In its current slate, Not only
does {his places residents at risk of harm during disaster evenls, it also places unnecessary
burden an the emergency services and their disaster management response capacily and
capabililles, .

THENE 2: ENVIRONMENTAL AND LANDSCAPE VALUES
3.8, Sfrategic Outcomaes;
» T) Development norih of the Dainlree River Is resiricted lo achieve low key, sustainable
and self sulficient oulcomes and ls_carefully planned fo conserve the scemnlc and
ecologlcal World Herllage values of the area,

The proposed development Introduces urban developmant within rural zoned land, The
eslablishment of the proposedifuiure siruclures is not fow key taking into conslderatoln the
established landuses within the locality, The establishment of the proposed development will
detraat fror the amenity {o the Dainlres Village locailty.




3.5.5 Element - Scenic Amenity;
1) Douglas Shire is located on a narrow coastal plain between the Great Dividing Range
and the Coral Sea. The lush green backdrop provides a dramatle green frame to the
Shire's diverse tourist areas, townships, rural lends and rural communiifes, This green
frame adds significantly to the Shire's much admired high qualily scenlc amenlly. In
addition, the sugar cane fields contribute significantly to the Shire's scenfe amenily and
sense of place on the plains below the green frame. Greal care Is required lo protect the
Shire's natural and rural seltings given the vilal confribution they make fo the Shire’s

identify and to the everyday experiences of residents and vislfors alfie.
Specific Outcomes
1} Development protects, maintains and enhances the region's Landscape values as

shown on the Landscape values overlay mans confained In Schedule 2,
3) Rural and inter-urban breaks are protected from negalive Visual infrusion,

The proposed development introduces urben development within rural zoned land.  The
astablishment of the proposad/future structures Is not Jow key laking info conslderaloin the
surrounding landuses. The establishment of the proposed structure will detract from the amenity
io the Daintree Village locality,

THEME 4: STRONG COMMLINITIES AND IDENTITY

3.7.1  Strateglc Outcomes
2} The distinclive_characler and unlgue sense of place of the Shire’s towns, villages and
other selflement arsas ara malnlalned, promoting communily pride end well-being and
colmmunily safety and prosperity,
8) Resitents have access to appropriate soclal infrastructure, communily services and
adequale housing, including a grealer varlely of housing choice,

The only access to the sile is via the unserveyed harge, where operatlen is restricted by tidal
conditions. There is significant risk o safety at this localion given the susceptibillly to Hooding
which further limits access to and from ai already restricled site. Rellance cannot be placed on
{he 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 Lhelr disaster management response capacity and capabllifies,

Furthermore emergency setvices, fire, ambutance and police are located In Mossman, which s
kalf an hour to Daintree Village. Nole that our emergency services are not manned 24/7 in
Mossman, ’

Return to Country Local Plah

While the proposal maltes reference to the Return to Country Local Plan, the sublect slte Is not
contained within the boundaries of Precincl 8 ~ ‘Daintree’ wilhin the Return to Country Local Plan
cods, suggesting the proposed lacalion may net be the most sultabie for the development,

Confflct with Zone Code
Rural Zone Code
POS: Usas and other development Include those that.
(a) promote rural aclivilles such as agriculture, rural enterprises and small scale industries
that serve rural aclivities; or
(b} promote low impact lourist activitles based on the appreciatfon of the rural character,
landscape and rural activities; or
{¢) are compatible with rural activitfes.

The subject land remains zoned as Rural under the Douglas Shire Planning Scheme 2018, The
Rural Zone Table of Assessment (Table 5.6}, The "Daintree River Station" Educational
Establishment is categorlsed as an Impact Assessable development.



¢) retains exisling vegetation and Incorporates new landscaping to enhance ‘existing
vegelation and visually soflen bullt form elements;
d) [ncorporates development of a scale, desiqn, height, posilion on site, construction

materlals and external finfshes that are compallble with the landscape values of fhe

. focality;

) avoids detiimental impacts on landscape values and excessive changes fo the
natural landform as a result of the focation, position on slte, scale, design, extent and
allgrithent of earthworks, roads, driveways, retalping walls and other on-ground ot in-
ground Infrasiructure;

f) avolds defrimental Impacts on landscape values and views as a resuft of the location,
position oh site, scale, design and eflgnment of telecommunications faciilties,
electriclly towers, poles and fines and other tall Infrastructure;

g) extractlve induslry operations are avolded.

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

Conclusion

The proposed land use ls Incompatible with the subject site due fo access, safely, and amenily
impacts. While the concept of the development Is appreciated, and there {s a need for such
facilities, the proposed locaflon introduces uses and Impacts thal are Inconsistent with the
character and amenlly of the Dalntree Village, Values of communily safely and wellheing are
directly conflictad due to the restrloted and vulnerable nature of the site.

As tdentifled above, the proposed development is In considerable conflict with Scheme and
undermines deliberale stralegies set by it and relfled upon by the community in making
Invesiment and lifeslyle declstons al this locality.

Based on the above grounds, | hereby make a submission against the Daintree Rlver
Educational Establishment. '

Yours faithfully
Name (Dolete and Addd Namea)
Addiess (Dalete and add addvess)




