[ BUUGLAS SHIE COoult ]

21.01.2026

Councll Ref: MCUI 2024 _5698/1

Chief Executive Officer
Douglas Shire Councll
PO Box 723
MOSSMAN QLD 4873

Via amall: enquiries@douglas.gid.gov.au

Daar Slr,

Submission against Development Appilcation for Material Change of Use (Impuact Assessment) for
an Educational Establishment with on-site gccommodation (with the continued use of Dwelling
House, Animal Husbandry and Cropping)

Daintree River, Upper Dalntree

Council Ref: MCU! 2024_5698/1

I refer to the above and provide the following properly imade subimission against the proposed development.
I herehy make & submlssion pursuant to Sectlon 53 (8) of the Planning Act 2016,

There are concerns regarding the direct impacts of the devalopment on the scenic amenity, character,
community safety, and tourlsm of the Daintres Village. The develapment ts of a nature and impact that cuts
across outcomes sought by the Planning Scheme,

The proposed development should not be approved at this location, The fellowing expands on why the slte
is unsuitable for the proposed development,

Inappropriate Site

The Planning Scheme establishes a balance of Zones. The balance of Zones seeks to snsure that the scale
and form of development is appropriate to g location, and that areas throughout the reglon are able to develop
In order to fulfil and maintain a role.

The subject land remains zoned as Rural under the Douglas Shire Planning Scheme 2018, The Bural Zone
Tabla of Assessment ({Table 5.6.J}. The proposed development Is categorised as Impact Assessable
development.

The proposed development intraduces new use of the land that Is Inconsistent with the existing charactey
and amenity of the zons and more particularly, Intensifying the land use will ultimately impact on the
astablished deslirable and attractive character and lifestyls of the Dalintree Village,

Daintrese Village doas not have appropriate level of Infrastructure or services to support the proposed
development. Emergency servicas, flre, ambulance and police are located In Mossman, which s half an hour
to Daintree Village. Furthermore, emergency services are not manned 24/7 In Mossman delaying response
times to the site,

Amenity lmpacts

The devslopmet conflicts with outcomes sought within the Community Facilities Code, Environmental
Performance Code Landscaps Values Cverlay Code, Environmental and Landscape Values, and Strong
Communities And ldentity themes of the Strategic Framework.




On the adjacent side of the Dalntree River is the Daintree Public Boat Ramp and Dalnhtree Riverview Lodges
and Van Park, approximately 600m from subject site, The subject site is within view from both facilities.
As this Is the main actlvity hub for the Villags, there are concerns that the proposed davelopment will impact
on the existing amenity to locals and visitors by way of character, scenic amenity, and light disturbance,

A Visual Impact Assessment has not been Included with the application and therefore offers no evidence
that the proposed development will hot Impact on the amenlty of the nearby accommodailon and
cemmerical business withln the hub of the Daintrse Village,

The proposed development is not only Inconsitent with surrouding propertias but moreso the entire Daintree
Village tocallty,

Site Acoess and Safety

Community wsllbeing and safety are core undertying valuss throughout the Planning Schere. The proposed
development conflicts with several outcomes specificalty within the Access, Parking and Servicing Code,
Flood and Storm Tide Hazard Code, and Mitigation of Hazards element of the Strategic Framework,

Ths only sccess to the site is via the unserveyed barge, where operation is restricted by tidal conditlons. There
s significant risk to safety at this location given the susceptibility to flooding which further Umits acoess to
and from an already restricted site. While the slte [tself 1s situated above the 100 year AR flood level, the
application seeks to establish accormmodation use within an area that is vulnerable to isotation, Inherently
placing mors lves at risk In the event of a flood,

Retiance cannot be nlaced on the safety and operation of the barge in its current state. Not only does this
places residents at risk of harm durlng disaster events, it also places unnecessary burden on the emergency
savices and thelr disaster managament response capacity and capabilities,

The proposed car park sited In a tocation that is prone to frequent flooding and leaves parked vehicles
susceptible to inundatlon,

There is concsrn that the safety and access has not been fully described or addressesd n the application
materlal. While the applicant has suggested there Is a need for this development, there ars no substantlve
grounds or other relevant matters to suppoit the development at this location despite the safety conflicts,
Approving this development would set a precedent for future development in areas that are vulnerable to
natural hazards placing unnessary rlsks to residents emergency resources,

Extent of Conflict
Consideting the above discussion, the followlng sections identify specific areas that the development
conflicts with the Planning Scheme and relevant iegislation.

Conflict with the ENQ Regional Plan

The FNQ Reglonat Plan states that areas fncluding significant areas north of the Dalntres River are not
intended to grow or Increase in denslty. These communities ganerally have very low levels of infrastructure
provision and significant coastal and environmsntal constraints.’ {pg. 28}, in addition to protecting the scenlc
and environmental values of the area.

The proposed development conflicts this statement by increasing density on the northetn slde of the Daintree
River. Although the proposed subject site Is levelled above the flood line, the land Immediately surrounding
it is subjact to frequent flooding, resutting in the subject slte becoming Isolated durlng these events. Dalntres
Village doas not have appropriate lavel of infrastructure or services to support the proposed development,

Tourlsm Is a kay ecenoric drver for the Daintrse Village locality. The proposed devalopment will detract
from established businesses and not In keeping with the Indentify of the ares and ecology.



Conflict with Douglas Shire Planning Scheme - Strategic Framework

THEME 1: SETTLEMENT PATTERN
3.4.1  Strategic outcomes:
w 7] Natural hazards and the impacts of olimate change will determing the locatlon, scale and
intensity of land use activitles. Davelopment will achleve an acceptable or tolerable level of risk
based on a fit for purpose Hsk assessment,

There s significant risk to safety at this location given the susceptibility to flooding which further Umits access
to and from an already rostiicted site. While the site itself Is situated above the 100 year AR fload level, the
application seeks to establlsh accommodation use within an area that Is vulnerable to Isolatlon, Inherently
placing more lives at risitIn the event of a flood, ‘

3.4.2 Element -~ Urban Settlement: Styategic Outcomes

o 2} Urban develcpment oceurs within the urban area as shown on the Strategic Framework Map
contained In Schedule 2. Fxpansion bavond this boundary Is not facliftated as jt does not support
the efficlent and orderly dellvery of urban infrastructure,

The proposed davelopment is for an urban purpose located outside of an urban area, Dalntree Village does
not have appropilate lavel of Infrastiucture or services to support the proposed development,

3.4,7 Element - Mitigation of Hazards: Strategic Outcomes
»  2) Some established urban areas are already located In parts of the Shire which are periodically
vulnerable to a varfety of hazards, A roasonable risk-tolerant approach to development wiil be takan
in existing areas taking into account Individual hazard fmpacts. However as a first principls, further

expansion of devalopment into areas sublect to hazards shoutd be avolde
Specific Qutcornes

» 1) Development avoids natural hazard areas ormitigates risks to an acceptable or tolerabls level,
e 4) Developmont does not.unduly burden disaster manegement response ot recovety capacity and

Thera is significant risk to safety at this location given the susceptibility to flooding which further limits access
to and from an already restricted site. While the site itself is situated above the 100 year AR! flood level, the
appticatlon seeks to establish accommodation use within an area that is vulnsrable to isolation, 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 its current state. Not only does this
places resldents at risk of harm during disaster events, It also places unnecessary burden oh the emergency
services and their disaster management response capacity and capabliitles.

THEME 2: ENVIRONMENTAL AND LANDSCAPE VALUES
3.5 Strategic Outcomes:
o 7} Development north of the Daintrea River is restricted to achisve low key, sustainable and self

sufficient outcomes and ls carefully planned to consetve the scenic and ecologlcal World Herltage
valugs of the area.

The proposed development Introducas urban developmentwithin rural zoned land, The estabiishment of the
proposed/future structures Is hot low key taking into consideratoin the established landuses within the
locality, The establishment of the proposed development will detract fram the amenity to the Dalntree Village
locallty,



3.5,6 Etement - Scenic Amanity:
¢ 1) Douglas Shire is tocated on a harrow coastal plain between the Great Dividing Rango and the
Coral Sea. The lush green backdrop provides a dramatic green frame ta the Shire’s diverse tourlst
areas, lownships, rural lands and rural communities, This green framse adds slgniffcantly to the
Shire’s much admired high quallty scenlc amenity. In additfon, the sugar cane fields contribute
significantly to the Shire’s scenlc amenity and sense of place on the plalns below the green frams.
Gre, s require ct the Shire’s natural and rural settings given the vital contrlbution they
make to the Shire’s identity and to the everydsy experiencas of residents and visitors allke,
Spacific Qutcomes
o 1} Development protects, maintains a eg
Landscape values overlay maps Qomgmagi in SCthQ{Q 2.
» 3} Rural and inter-urban broaks are protected from hegatlve vistal Intrusion,

The proposed development intreduces urban development within rural zonad land, The establishment of the
proposed/future structures s not low key taking into consideratoin the swirounding landuses, The
astablishment of the proposed structure will detract from the amenity to the Daintree Village locality.

THEME 4: STRONG COMMUNITIES AND IDENTITY
3.7.1  Strateglc Outcomes

= 2) The distinctive character and unlque sense of piace of the Shire’s towns, viflages and other
settloment areas are maintalned, promoting community pride and well-helng and community safety
and prosperity,

s 8} Residents have access to appropriate social infrastructure, community services and adequate

housing, including a greater vatlety of housing choice.

The only access tothe site is vla the unservayaed harge, where operationis restrictad by tidal conditions, There
Is slgnificant risk to safety at this location given the susceptibllity to flooding which further limits access to
and from an already restricted site. Reliance cannot he placad on the safety and operation of the barge Inits
current state, Not only doas thls places residents at risk of harm during disaster events, It also places
unnecassary hurden on the emergency services and thelr disaster management response capacity and
capabillties,

Furthermore emergency setvicas, fire, ambulance and police are located In Mosgsman, which Is hatf an hour
to Daintree Village. Note that our emergency servicaes are not manhed 24/7 In Mossiman,

Return to Country Local Plan

White the proposal makas raferance to the Return to Country Local Plan, the subject slte is not contalned
withln the boundaties of Preclhct 8 - ‘Daintres’ within the Return to Country Local Plan code, suggesting the
proposed location may not be the most sultable for the development,

Conflict with Zone Code
Rural Zohe Code

PO5; Uses and other development include those that:
{a) promote rural activities such as agriculture, riral enterprises and small scale Industiles that serve
rural activities, 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 actlvities,

The subject tand remains zoned as Rural undar the Douglas Shire Planning Scheme 2018. The Rural Zone
Table of Assassment (Table 5.6.]). The “Daintree River Statlon” Educational Establlshment Is categorised as
an 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
desirable and attractlva character and Ufastyle of ths Daintree Village,

Conflict with Assessment Cades
Community facliitles code;

PO2: Ravalopment is dasigned to protact nearby sensitive land uses from advarse impacts on the existing
{evels of amenity, Including by way of light, holse, odour or other nuisance.

POG6: Development does not imposa adverse visual amenity Impacts on any land_associated with

Accommeodation activity group,

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

Access, parldng and servicing code:

PO1: Sufficlent en-site car parking is provided to cater for the amount and type of vehicle traffic expected to
be generated by the use or uses of the site, having particular regard to:

{a) the deslred characterof the area;

(b} the nature of the particular use and its speclfic characteristics and scale;

{c} the number of employees and the likely number of visitors to the site;

() the level of local accassibility:

fe} the nature and frequency of any public transport serving the area;

{f) whether or not the use involves the ratention of an existing bullding and the pravious requirements

for car parking for the building
{g) whaether or not the use involves a heritage building or place of local significance;
{h) whether or not the proposed use Involvas the retention of significant vagetation.

PO3: Access points are designed and constructad:

(a) tooparate safely and efficiently;

(b) toaccommodate the anticipated type and volume of vehicles

{c} to provide for shared vehlcle (Including cyclists) and pedestrian use, where appropiiate;

(d) sathat they do notimpede traffic or pedestrian movement on the adjacent road areg;

{a) s0 that they do not adversely Impact upon existing intersections or future road or intersection
Improvements;

(f} so that they do not adversely Impact current and future on-street parking arrangemeonts;

(8} sothattheydonotadverselyimpact on exlsting services within the road reserve adlacent to the sfte;

(h} so that they do not involve ramping, cutting of the adjoining road reserve or any built structures (other
than what may be necessary to cross over g stormwater chanhed).

Ths only access to the site Is via the unasrveyed barge, where operation Isrestricted by tidal conditions. There
is significant risk to safety at this location given the susceptibility to flooding which further imits access to
and from an already restricted sito,

Rellance cannot be placed on the safety and operatlon of the barge In its current state, Not only does thls
places residents at risk of harm during <lsaster events, it also places unnecessary burden on the emergency
services and their disaster management rasponse capacity and capabilities, Transport by unsurveyed
vassels and ungualified operators s not fit for smergency services, government

smployees and ¢contractors,

The proposed car park sited In a location that Is prone to frequent flooding and leaves parked vehlcles
susceptible to inundatioh. Thero Is concetn that the safety and access has not been fully descrlbed or
addressed in the application materlal,



Environmental performance code;

PO1; Lighting incorporated withi 6lo t t arse lmpact on the amenity of adiacent
uses ahd nearby sensitive land uses,

Lighting at night at night will be visible from a lot of the Village and sunrounding properties. The
putlook from the Caravan Park and the RV Park Is directly across at the development, not fitting with
an eco-tourisim 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 amenity of surrounding landuses.

Flood and storm tide hazard overlay code;

PO1T: Davelopment Is located and designed to:
a) enstira the safety of all persons;
b} minimise damage to the devefopment and contents of bufldings;
¢) provide suitable amenity,

d) minimise disruption to residents, recovery tine, and rebullding or restoration costs after inundatfon
avents,

AO1.3: New buifldings are:
(a} notlocated within the overlay area;
(h} located on the highest part of the site to minimise entrance of flood waters;
{c} provided with clear and direct pedestrian and vehiclo evacuation routes off the site.

PO3: Development siting and {ayout responds to flooding potemnt, aintains

PO7: The development supports, and doaes not unduly burde [sastar managems [IONSE_Or racoyery
capacity and capabiiities.

AQ7: Development does notr

(a) Increase the number of people calculated to be at tisk of flooding,

(b) Increase the number of people likely to need evacuation;

{c} shorten flood warning times, and

(d) Impacton the ability of traffic to Use evacuation routes, orunreasonably increase traffic volumes

on evacuation routes,

The only access to the site Is via the unserveyed barge, where operation is restilcted by tidal conditions. There
Is slgnificant risk to safety at this location given the susceptibility to flooding which further limits access to
and from an already restricted slte. While the site itssif Is situated above the 100 year ARI flood level, the
application seeks to establish accommadation use within an area that is vulnerable to isolatlon, inherently
placing more lives at risk in the event of a flood,

Reliance cannot be placed on the safety and operatlon of the barge In lts current state. Not only does this
places residents at risk of harm durlng disaster events, it also places unnecessary burden on the smergency
sarvices and their disaster management response capaclty and capabillities,

Landscape values overiay code!
PO1 Development within High landscape value areas ldentifled on the Landscape values overlay maps
contained in Schedute 2:
a) avolds 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 4 road, lookout or other public place by an existing ngturat

landform or native vegatation, or will be effactively screened by native vegetation within 3 vears
of construction;

¢} retains existing vegetation and Incorporates new landscaping to enhance existing vegetation
and visually soften buitt form elements;

d) Ihcorporates development of a scale, design, hejght, position on site, construstion materials
and extornal finfshes that are compatible with the landscape values of the locality:

8} avolds detrimentallmpacts on landscape values and excessive changes to the natural landform
as a rosult of the location, position an slte, scale, design, extent and allgnment of earthworks,
roads, driveways, retalning walls and other on-ground or in-ground Infrastructure;

f} avoids dettimental impacts on landscape values and views as a result of the location, position
on site, scale, design and alignment of telecommunlcations facilities, electriclty towers, poles
and ines and other tall Infrastructure;

g extractive industiy operations are avoided.

A Visual Impact Assessmant has not been Inctuded with the application and therefore offars no evidence
that the proposed development will not iimpact on the amenity of surrounding landuses,

Conclusion

The proposed land use is Incompatible with the subject site dus to access, safety, and amenity impacts,
While the concept of the development is appreciated, and thers Is a need for such facllitles, the proposed
locatlon introduces 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 vulnarable
nature of the site,

As tdentlfled above, the proposed development is in considerable conflict with Scheme and undermines
deliberate strategles set by it and relled upon by the community In making investment and lifestyle decistons
at this locallty.

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

Yours falthfully.

Daintrese 4873




