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Chief Exacutive Officer Ao e
Dougias Shire Councit . m:f‘ Hon e
PO Box 723 Informalion T T e
MOSSMAN QLD 4873 e e

Via emali; enquirles@douglas.gld.gov.au
Dear Sir,

Submission against Development Application for Materfal Change of Use (lmpact
Assessment) for an Educational Fstablishment with on-site accommodation (with the
continued use of Dwelling House, Animal Hushandry and Cropping)

Daintree¢ River, Upper Daintroe

Council Ref: MCU! 2024_5698/1

| refer to the above and provide the following properly made submisslon agalnst the proposed
davelopment,

1 hereby make a submlaslon pursuant to Section 53 (6) of the Planning Act 2018,

There are concerns ragarding the direct lmpacts of the development on the scenic amenity,
character, communily safely, and tourism of the Daintree Village. The development is of a nalure
and Impact that cuts across outcomes sought by the Planning Scheme.

The propesed development should not be approved at this location. The following expands on
why the sile is unsullabie for the proposad development,

inappropriate Site

The Planning Scheme establishes a balance of Zones, The balance of Zones seeks to enstre
that the scale and form of development Is appropriate to a location, and that areas throughout the
reglon are able to develop in arder to fulfil and maintaln a role,

The sublect land remains zoned as Ruraf under the Douglas Shive Planning Scheme 2018, The
Rural Zone Table of Assessment (Table 5.6)). The proposed development is categorlsed as
impact 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 will ultimately
impact on the established desirable and altractive character and lifesiyle of the Daintree Viltage.

Dainiree Village does not have appropriate [evel of infrastructure or services to support the
proposed development. Emergency services, fire, ambulance and police are located In
Mossman, which Is half an hour to Dalniree Viltage. Furthermore, emergency services are not
manned 24/7 in Mossman delaying response fimes fo the site,

Amenity Impacts

The developmet conflicts with outcomes sought wilhin the Community Facililes Code,
Environmental Performance Code Landscape Values Overay Code, Environmental and
Landscape Values, and Sirong Communities And Identity themes of the Sirateglo Framework,

Cn the adlacent side of the Dainlree River Is 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 (his is the main activily hub for the Village, there are




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

A Visual Impact Assessment has not been Included with the application and therefare offers no
evidence that the proposed development will not [mpact on lhe amenlly of the nearby
accommodation and commerlcal business within the hub of the Dalntres Village.

The proposed davelopment is not only inconsitent with surrouding properliés but moreso the
anttre Daintres Village locallty.

Site Access and Safety

Communily wellbeing and safely are core undetlying values throughout the Planning Scheme.
The proposed development conflicls with several oulcomes spacifically within the Access,
Parking and Servicing Code, Flood and Storm Tlde Hazard Code, and Miligation of Hazards
slament of the Strategle Framework.

The only access to the site s via the unserveyed bargs, where operation Is restricted by Hdal
canditions. There Is significant rlsk to safety at this location given the suscaptibliity fo flaoding
which further limils access to and from an already resificted site. While the site ilself Is sltualed
ahove the 100 year ARI flood level, the application seeks to eslablish accommedation use within
an area that Is vulnerable to isolation, inherently placing more lives at risk In the event of a fload,

Rellance cannol be placed on the safety and operation of the barge In ils current state. Not anly
doas this places residents at risk of harm during disaster events, it also places unnecessary
burden on the emergency services and thelr disaster management responss capacity and
capabllities,

-
The propossd car park siled in a localion that is prone to frequent flooding and leaves parked
vehicles susceptible to Inundation.

There is concern that the safety and access has not besn fully descrlbad or addressed In the
application materfat. While the appllvant has suggested lhere Is a heed for this development,
there are no substantive grotinds or other relevant malters to support the development at this
location desplte the safety conflicis. Approving this development would set a precedent for-fulure
development In areas that are vulnerable to nalural hazards placing unnessary risks o residents
amergency resotrces,

Extent of Conflict
Caonsidering the above discussion, the following sections identify speciflc areas thal lhe
development confiicts with the Planning Scheme and relev‘ant legisiation,

Conflict with the FNQ Regional Plan

The FNQ Reglonal Plan states that areas ‘ncluding significant araas north of the Dajinirae River
are not Infendad lo grow or Increase In densfly. These communilies generally have very fow
levals of Infrasiructure provision and significant coastal and envirommental constraints.’ (pg. 23),
in addition to protecting the scenlc and environmental valies of the atea.

The proposed developroent conflicts this statament by increasing density on the northemn side of
the Daintres River. Although the proposed subject site is levelled above the flood line, the land
immediately surrounding it is subjest o fraquent flooding, resuiling in the subject site becoming
Isolalad during these events. Dalniree Villags does not have appropriate level of Infrastruciure or
services to support the proposad development.

Tourism Is a key economic driver for the Daintree Village locallty. The proposed development will
detract from established businesses andl not in keeplng with the Indentify of the area and
acology.



The proposed development Introduces 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 uitimately
Impact on the desirable and atiractive character and lifeslyls of the Dalniree Village.

Conflict with Assessment Codes
Community facilities code:
PO2: Development Is destaned to protect nearby sansifive land uses from adverse Impacts on

the existing levels of amenlfly, including by way of ligh!, nolse, odour o other nujsance.
POS&: Davelopment does nol Impose adverse visual amenity impaots oh any fand assoclated with

Ascommadalion activily group,

A Visual Impact Assessment has not been included with the application and thersfore offers no
avidence lhat the proposed development will not impact on the amenlty of the surrounding
locallly.

Acoess, parking and servicing code:

PO1: Sufficient op-site car parking is provided to caler for the amount and {ype of vehicle fraffic
expacted lo be generated by the use or uses of the sife, having particular regard fo:

{a) the desired character of the area;

(h) the nature of the particular use and its specific characleristics and soale;

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

(d) the level of local accessibility,

(e} the nature and frequency of any public fransport serving the area;

(f whether ar not the use Involves the refenlion of an exlsling bullding and the previous

requirements for car parking for the bullding 4
{g) whether or not the use involves a heritage bullding or place of focal significance,
{h) whelher or not the proposed use lnvolves the refention of significant vegetation.

PO3: Acgess poiits are designed and constructed:

{2} o operate safely and efficlantly;

{h) 1o accommoadata the anlicipated type and volume of vehicles

{c) to provide for shared vehicle (Inciuding cyclists) and pedesirian use, where appropriate;

{d) so thal they do nol Impede Irafflc or pedesirian movement on the adfacent road ares;

{e) so that they do nof adversely impact upon existing Intersecilons or future road or
intersectfor Improvements;

(0 so thal they do nol adversely Impact current and fulure on-streef parking arrangements;

(g} so that they do not adversely impact on existing services within the road reserve adfacent
fo the site;

{h} so that thay do not involve ramplng, culfing of the adjolning road reserve or any builf
structures {other than what may be necessary to cross over a stormwaler chanhel}.

The only. access to the slte Is via the unserveyed barge, whera operalion is restricled by fidal
condltions, There Is significant risk to safsty at this jocatlon given the suscsplibliity {o flooding
which further limlts access to and from an already resiricled slte,

Reliance cannot be piaced on the safely and operation of the bargs In ils current siate. Not only
does this places residents at risk of harm during disaster evants, it also places unhecessary
burden on the emergency services and thelr disaster managemeni response capacily and
capahifilies. Transporl by unsurveyed vessels and unqualified operalors Is not fit for emergency
services, government

employess and conlractors,

The proposed car park slled In a logallon that Is prone to frequent flooding and leaves parked
vehlcles susceptible to inundation. There Is concern that the safely and access has not been fuily
descilbed or addressed In lhe apploation materlal,



Environmantal performance code:
FO1: Lighling Incorporated wilhin development does nol cause an adverse impaci on the

amenily of adiacent uses and nearby sehsitive land uses.

Lighting at night at night will be visible from a lot of the Village and surrounding properiles, The
oullook from the Caravan Parl¢ and the RV Park ls directly across at the development, not filtihg
with .

an eco-tourlsm destination.

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 amenily of surrounding landuses,

Flood and storm tide hazard overlay code:
PO1: Davelopmeni Is localed and designed (o;
aj ansure the safely of all persohs:
b} minimise damage lo the development and contents of bulldings;
¢} provide suilable amenily;
d) minimise disruption to residents, recovery time, and rebuliding or reslorallon costs after

inundelion events,
AO01.3: New bulidings are:
{a) nol localed within the overlay ares; '
{b) located on the highest parl of the site to minlmise enirance of flood waters;
{c} provided with clear and direct pedestrian and vehicle evacuation routes off the

site.

PO3: Davelopment sfting and lavout responds to flooding potentlal and mainlains personal safety

PO7: The development suppotts, and does not unduly burden, disaster mahagetnent response

or racovery capacily and capabliitfes,
AO7: Development does not:
(a) Increase the number of people calculated (o be at risk of flooding;
{b) Incroase the number of people likely fo need evacuation;
{c} shorten flood warning times; and
{d) impact on the abllily of traffic fo use svacualion roules,_or unreasonably increase

fraffic volumes on evacualion routes.

The only access to the site is vla the unserveyed barge, where operation is restricted by fidal
conditions. There Is significant risk to safety at this location glven the suscaptibliity 1o flooding
which further limits access to and from an already resiricted site. While the site itself Is sltuated
above the 100 year ARI flood tevel, the application seelts to establish accommeodation use within
an area that is vulnerable lo jsolation, Inherently placing more lives at sk in the event of a flood.

Rellance cannot be placed on the safely and operalion of the barge In its current state, Not only
does this places residents at risk of harm during disasler events, It also places unnecessary
burden on the emergency services and their disaster management response capacily and
capahliities, .

Landscape values overlay code:
POT Development within High landscape value areas Identified on the Landscape values
overlay maps containad in Schedule 2:

a) avoids deliimenfal Impacls on lhe landscape values of forested shylines, vislble,
hillslopes, ridgefines, the ceastal foreshore or the shoreline of other water bodles
through the loss of vegetation;

b) Is effeclively sereoned from view from a road, lookout or other publle place by an

exisfing natural landform or hatlve vegetalfon, or will be effectively screened by

natlve vegetation within 3 vears of construstion;




Gonfllct with Douglas Shire Planning Scheme - Strategic Frarmework

THEME 1: SETTLEMENT PATTERN
3.4.1 Strateglc outcomes:;
« 7} Nalural hazards and the impacts of climale change will determine the location, scale

and {ntensily of land use activilies, Development will achleve an accaptable or lolerable

level of risk based on a fit for purpose risk assessment.

There is significant risk to safety at this focatlon given the susceplibility to fiooding which further
limits access o and from an already restricied sile. While the site lself is sllualed above the 100
year AR! flood level, the appllcation seeks to establish accommoedation use within an area that is
vulnerable to Isolation, inherently placing more lives at risk in the evenl of a flood.

3.4.2 Element ~ Urban Settiement: Strateglc Qutcomes
v 2) Urban _development ocours_within the wrban area as shown on the Sirategic

Frameworle Map_conlained in Schedule 2. Expansion beyond this boundary I8 not

facliftated as it doas not supped the efffclent and erdarly delivery of urban Infrastructure.

The propesed development is for an urban purpose located outside of an urban area. Daintree
Village doss not have appropriate level of infrastruciure or services fo support the proposed
development.

3.4.7 Element - Miligation of Hazards: Strategic Outcomes

«  2) Some established urban areas are already lvcaled in parls of the Shire which are
perlodically vulnerable to a varlely of hazards. A reasonable risk-tolerant approach o
development wili he taken In existing areas taking Into aceount individual hazard impacts,
However as a first principle, further expansion of development info_areas subject lo
hazards should be avolded,

Spacific Outcomes
1) Development avoids naiursi hazard areas or millgates plsks lo an accepfeble or
{olerable fovel.

« 4) Development does not unduly hurden disaster management response or recovery
capacity and capabifilles, .

There is significant rlsk to safely at this location given the susceptibliity to flocding which further
Umits aceess to and from an already restricled site, White the site itsell Is sliuated above the 100
yoar AR} flood level, lhe application sesks to establish accommodation use within an area that Is
vilnerable to isolation, inherently ptacing mote lives at risk In the avent of a flood.

Rellance cannot be placed on the safety and aperation of the bargs In Its current slate. Not only
does this places residents at risk of harm during disaster events, It also places unnecessary
burden on the emergency services and thsir disaster management response capacily and
capablities. i

THEME 2: ENVIRONMENTAL AND LANDSCAPE VALUES
3.51 Strategic Cutcomes:
« T) Development north of the Dainlree River Is resliicted lo achleve fow key, suslainable
and self sufficient oulcomes and s _carefully planned to conserve the scenic and

gcological World Heritage values of the area.

The proposed development Introduces urban development within rural zoned land, The
astablishment of the proposedffulure struclures is not low key taking info conslderaloln the
astablished landuses within the locallly. The eslablishment cf the proposed development wili
detract from the amenily {o the Daintrae Viliage locality.



3.5.8 Element - Scenic Amenity:
1) Douglas Shive is lucated on a narcow coastal plain hefween the Greal Dividing Range
and the Coral Sea. The lush green backdrop provides a dramalic green frame (o the
Shire’s diverse tourlst areas, townships, rural lands and rural communiifes, This green
frame adds slgnificantly to the Shiré’s much admired high quallly scenic amenify. In
additidn, the sugar cane flelds coniribuie significantly to the Shire's scenic amenily and
sense of place on the plains below the green frame. Gresl care Is required fo profect the

Shire’s natural and rural seltings given the vilal coniribution they make lo the Shire's

identity and to the everyday experiences of residents and visitors alike.
Spacific Outcomes
1) Development profecls, maintains and enhances the region's Landscape valuss as

shown on fhe Lahdscape values overlay maps contained In Schedule 2.
3) Rural and inter-urban breaks are protected from negalive visual infrusion,

The propossd development introduces urban development within rural zoned land, The
establishment of the proposediiuture siructures is not low key taking Into consideratoin the
surrounding landuses. The establishment of the proposed structure will detract from the amsnity
to the Dalntree Village localily.

THEME 4: STRONG COMMUNITIES AND IDENTITY
3,71 Strategic Outcomes
2) The distinclive character and unique sense of place of the Shire's towns, villages and

ofher seiflement areas are mainfalned, promoting communily ptide and well-being and

commuynity safely and prosperily.
8) Residents have access to appropripte social infrastrycture, communily services and
adequale housing, including a greafer variely of housing choice,

The only access to fhe site Is via the unserveyaed barge, whers operatlon Is resticted by tidal
condltions. There s stgnillcant rsk to safely at this locatlon given the susceptibliity to flooding
which furher fimits access fo and from anr already restricted site. Reliance canniol be placed on
the safety 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 emsargency
ssrvices and their disaster management response capacily and capabilities,

Furthermore emergency services, fire, ambulance and pollce are {ocated In Mossman, wich Is
half an hour to Daintres Village, Note that our emergency services are not manned 24/7 in
Mossman, '

Return to Gounlry Local Plan

While the proposal makes reference to the Relurn to Country Local Plan, the subject site is not
contained within the boundaries of Precinct 8 — ‘Daintree’ within the Return to Country Local Plan
cods, suggaesting the proposed location may not be the most suitable for the development,

Confiict with Zone Code
Rural Zone Code
PO§: Usas and other development Incluide those thal,
(a) promote rural activities stuch as agriculture, rural enterprises and small scale induslries
that serve rural activities; or
{b) promote low impact towrist activities based on the appreciation of the rural character,
landscape and rural aclivilties; or
{c) are compatible with rural aclivitles.

The sublect land remains zoned as Rural under the Douglas Shire Planning Schems 2018, The
Rural Zone Table of Assessment (Table 5.6). The "Dainiree River Station” Educational
Establishment is categorised as an lmpact Assessable development,



-¢) refains exisling vegetailon and Incorporates new landscaping {o enhance -existing
vegelation ard visuaily soffert bull form elements;
d) Incorporates development of g scale, desfan, height, posifion on sfte, construction

maferlals and external finlshes that are compalible with the landscape values of the

locallly;
e} avolds detrimenlal Impacts on landscape values and excessive changes to the

natural fandform as a result of the localfon, position on site, scale, deslgn, extent and
allgnment of earthworks, roads, driveways, relaining walls and other on-ground or In-
ground Infrastruciure;

f) avolds detrimental Impacts on landscape values and views as a result of lhe location,
position on sile, scale, deslgn and aflgnment of lelecommunicatlons facliities,
electricity lowers; poles and lines and other tall infrastructure;

g) extraclive Industry operatlons are avolded,

A Visual Impact Assessment has not been Included with the application and therefore offers no
evidence thal the proposad development will not impact on the amenily of surrounding fanduses,

Cornclusion

The proposed land use is Incompatible with the subject site due lo access, safely, and amenily
impacts, While the concepl of the deveiopment is appreclated, and there Is a need for such
facillttes, the proposed localion Introduces uses and Impacts that are inconslstent with the
character and amenily of the Dalnlree Village. Values of communlly safely and wellhelng are
diractly conflicted due {o the restricted and vulnerable nature of the sile,

As identlfied above, the proposed development Is in considerable confifct with Scheme and
undermines deliberate slralogies set by it and relled upon by the community In making
invesiment and lifestyls dacislons at this localily,

Based on the above grounds, { hereby male a submlssion against the Dainlres Rlver
Educational Establishment,

Yours faithiully
Namo (Deloto and Asdd Nane)
Addvess (Daloie and add adilvess




