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Via emnif: enguiries@douglas.qld.gov.au
Dear Sir,

Swdmission against Development Application for Material Change of Use (Impact Assessment) for
an Educational Establislnent with on-site aceonniodation (with the contined use of Dwelliug
House, Anintal Husbasdry wnd Cropping)

Duaintree River, Upper Dainfree

Conneil Refi MCUI 2024_5698/1

I refer (o the above and provide the following properly ninde submission agalnst the proposed development,

1 hereby make a subnmission pursun to Section 53 {6) ol the Planning Act 2016.

There are concerns regarding the direct impucts of the devefopment on the scenie nmenily, charneter, convmunity
safety, and tourism of {he Daintree Viilape. The development is of a nuitre and impac! that ouls ncross oulcomes
sought by the Plauslng Sclisme,

The proposed dovefopment should not be spproved at this Joeatlon, The following expands on why the site is
misuitablo for the proposed development.

Ineppropriste Slte

The Planing Scheme establishos a bolance of Zones, The balanee of Zones seeks {0 ensure that o scale and
form of developmtent is ppproprinfe (o a location, and that aress throughoul {he region are able to develop in
arder o fulfi{ and mninlain arole.

The sulject band remains zaned ns Rural vnder the Douglas Shire Planning Scheme 2018, The Rural Zone Table
of Assossment (Toble 5.6.j). The proposed development is categorised ax Impaot Assessable develophent.

The propesed devolopment iniroduces new uso of the fand that is lnconsistert with the existing clinracter and
wnenity of the zone and more paricutarty, intensifyiag the Innd use will uliimalely impact on (o established
desirablo nad atteactive chirseler aid lifestyle of the Dainteee Village.

Dainfree Villnge does nof have approprinfe level of infrastructure or services lo support the proposed
developmend. Emergency services, fire, mnbulance and police are located in Mossman, which is hall s hour lo
Dalntree Villoge. Turthermore, emergeticy services are itol manied 24/7 in Mossmab delaying response times
to the slie.

Aaunentty Impucis

The dovelopmet conflicts with outcontos sought within the Commumily Frellifes Code, Euvicemmentnt
Performmice Code Londsenpe Valuss Overlay Codo, Environmental and Landscape Values, aud Sirong
Conununities And Identity themes of the Stralegic Pramnewark.

On the adjncont side of the Daintres River is the Dainiree Publio Bost Ramp and Dainireo Riverviow Lodges
rad Van Park, approximalely 600m from subject site. The subject site is witldn view from both
facllitles, As this is the main setivity lwb for tie Village, there nre conceras that tho proposed developrient will
impact on the existing amenity to locals and visitors by way of churpoter, scenio amenity, and light disturbance,

A Visunl Impacl Assessment hins sol been included with the appiications and therelore offers no evidenco (hat the
proposed devolapment will vol impact on the rmenity of the nenrby neconunodation and commerien! busingss
within the hub of the Dainlree Village, :

The proposed development s not only inconsjlenl will surouding properties but moreso the entire Daintree
Villngo locality.

Slie Access nnd Sofefy



' ‘There is significant risk 1o snfely at this location given lhe susceptibility to Booding which further Hmifs qccess
to ansk fromy an already restrieted site. While the site itself Is situated sbove the 100 year ARF flaad level, the
applicalion secks to establish nccommodmtion use within an area that is vulnerable to isolation, inheremly
plucing more fives at risk in tho event of a flood,

Relinnee cannot be placed on the safety nud operntion of the barge In ils current state, Not only does this places
resitlents ot risk of tnrme during disaster ovents, it also places miecessory burden on the emergency services nnd
theic disaster management response capueity snd capabilities.

THEIME 2: ENYIRONMENTAL AND LANDSCAPE VALULS
3.5.1 Strategle Oulcomes:
= 7) Developntent niorih of the Datiniree River Is restricied fo achieve fow ke, sustalnable and self siffictent

otitcontes and [s carefidly plapned to conserve flie scenia and ecological World Heritgpe vellies of the

ayed,

The proposed development introduces urban development within rural zoned land, The establishment of the
proposed/future striobvres is nol low key taking into consideratoin Ihe establishad landuses wilhin the locatity.
“Tie establislment of the proposed dovelopment will detract [rom the muenity to the Daintree Vitlage tocality.

385 Element - Scenfe Amenity:
+ 1) Douglas Stiire is located en a norrow coastal plain between e Great Dividing Range and the Coral
Sea, The lush green backdrop provides o dramatic preen frome fa the Shires diversa toivist areds,
tospnships, rural lands and rural connmimities. This green fiwne adds stghificantly to the Sivre § much
admived high quality scenle anenity. In addition, the sugar cane flelds comribute significanly to the
Shire s scenio amenity and sense of place ot the plalis below the green frame, Greaf care fsrgqttfizd to
profect the Shive s natural ond rnral seflings given the vital comteibution they moake to the Shiras
Identily and to the evervday expartences of residents and visitors alike,
Speetfic Outcomes
= 1} Development protects, malniaing and epliances the regien’s Landscape valigs as siowi o the
Landscape values overlay maps confained it Schedule 2,
« 3} Rural and Inter-yrbmy breaks are profecied from negative visial iufruston.

The proposed deveiopment introduces usban development within roral zoned land, The establishment of the
proposed/fulure structures is 1ot low key toking listo consideratoin the sucrounding landuses. The establishment
of tiie proposed structure wilt dotract from the amenity to the Daintree Villnge loeality.

THEME 4: STRONG COMMUNITIES AND IDENTITY

3.1 Strategle Outtconrey

" 2} The distinctive eharaetor and ntique sense of place of the Shive s tovens, villages and other setflament
areas are waiialned, pronioling eompnnity prids qud well-belng_aied_commnuify_sofety aid

Rrosperiiy
+ 8 Residauts hiove access to appropriate soclal infrastvuciure, colnliy services and adeqiale housing,

inclding a greaier variely of housing choice,

The ondy aecess to the site is via the unserveyed barge, where operation is restricted by tidaf conditions. Tlieze is
sighificant risk to safely at this focation given the susceptibility to fooding which furiher limils access to aind
from an alrendy restricled stte. Relinncs cunot be placed on the safety and operation of the barge in ifs current
stale. Nof only does this plscees residents at risk of harm during disnster events, It also pinces wimecessnry burden
on Lhe emergency services and their disaster monagement response enpaeity and capabilitios.

Purihemiore emergeney services, fire, ambulance and polico nee focnted in Mossman, whiclt is hiat{ an hour to
Daittree Villnge. Note thal ouc emergency services are not manned 2477 in Mossminn,

Return to Conntry Local Plan

While the proposal makes reference to the Return fo Conniey Loenl Plan, the subjoct sifo is not cantuined within
1he boundarics of Precingt 8 — *Daiittres? within the Return to Countey Loeal Plan eode, suggesting fhe proposed
{ocation may nat be the most sultable for (he development.

Conflict with Zone Code
Rural Zone Cods
POS: Uses and other development Inclide those that!
{0} promiote raral activities sioh as agrtcitiineg, rural snterprises and small scale indusiriss that surve rural
aclivities; or
(b) provitoie fowe impeagt tourist aelivities based ou the appreciation of the raval character; landscape and
riral activities; or
() are compalible with riral activiies.

Tie subject Innd remaing zoned as Rral wnder the Dowgins Shire Planulag Seheme 2018, The Rueal Zone Table
of Assossment (Tuble 5.6.0). The “Daintrec River Slalion” Hiweational Establishment is catogorised as an
ipact Assessobie dovelopment,




The proposed dovelopment intraduces new use of the land that is inconsistent with the existing characler and
amenity of tho zone nud more par(icularty, intensifying the land wse will ultimately impact on the desirable and
attractive charncler and lifestyle of the Daintree Villnge.

Counftict with Assessment Codes

Commnunity facllifies code:

P02 Development (s desigyed to protect neqrby sensiive fand nses fiont advorse hnpaels on the existing fevals
ol antenity, meluding by seay of lehl,_nalse, odoyr o other nilsance.

POG Devglopuont dees not lmpoese adverse visnal ameniiy Impacts on _any favd asseciated with

Aecopynodation activify group,

A Visunl Inipact Assessment Iias not been inchuded with the application and therefore ollers no evidence that (he
proposed development will not impact on the amenity of the surreunding focality,

Aceess, parking and servieing codos
POL: Sufficlont on-site car parking Is provided to cater for the anonni and iype of vehicle fraffic expecied o be
generated by the use or uses of the site, having partienlar regovd to:

{n) the destred characier of the area;

(b the natire of the particular use and its specific characteristios and seale;

(6) the ammber of employess and the fkely mnibar of visitors fo the site;

(d) the fevel of local aecessibitify,

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

(£) whether or not the nse involves the retention of an extsting bullding mid the provious requtivenients for

cay parking for the bullding
(g) whether or not the use involves a erftage brutlding or place of local significance;
() swhether or not the proposed wse lnvolves the retentton of signfficant vegetation,

PO3: Aecess poinds are deslgned and eonsiriicled:

(=) fo onerate safefy and efficlent/s;,

{b) fo acconmodate the antlcipated fipe and volume of velileles

(¢} fo pravide for shared vehicle (ineluding cyelists) and pedestrian wse, where appropriote;

() so that they do not fmpeds traffic or pedestiian movemen! on the adjecent road areq;

(e) so that they do not adversely impaci upon existhig infersections or fulire road or Intersection
fprovemients;

() so that they de not adversoly fmpact enrrent and fistiive on-streel porking arvangements;

() 50 that they do not adversely inpeact on existing services within the road reserve adiaceni fo the site;

(h) se that tey do ol itvolve ramping, eufting of the adjoining road reserve or any built siructures (other
than what may be necessary to cross over q stormwater chanied),

The only siccess fo the sile is vin the unseryeyed barge, where operation is restricied by tldnl conditlons. There is
significand risk to safoly af this location piven the susceplibility 4o Nooding which fucther limits access to and
feom ax wlrendy rosteicied sife,

[telinnce cannot be placed on the snfety and operation of the basge in its current state. Not only doos this places
resldents at risk of burm during disnster events, il olso places unnecessery burden on the emorgency services and
their disaster management response cipaoity and eapabHities. Transport by unsurveyed vessels and unqualified
operalors is not fit for emergency services, government

employees and contractoess.

The proposed car pack sited in n location that is prong to frequent flocding ond leaves parked vehicles
suisceptible to invudntion, Flere is cancern that the safety sid access hizs not been fully deseribed or nddressedd
in the application maferlal.

Lnvironmental performance code!

POL: Lightiye incorporated within development daes ot canse an adverse fipact_ost the wmeni(y of adfacost
nses and nearby sepsitive land tses.

Ligliting st night at night will be visible from a lof of the Viltags and surreunding propertics. The
owdlaokc from the Caravan Purk and e RY Pack s dircolly across af the development, not Gitting with
M eco-{ourisin destination,

A Visual Impuot Assessment has not beon included with the applicutlon and therefore offers no evidancs tluy the
proposed devolopment will nol impact on the amenily of swrounding Isndnses.

Ylaod angd stovin tide hazard overiay codet
PO1: Developmant is localed and desigied to;
W) eustre e sofefy of all pesons;
L) minimise damage to the development and contents of buildings;
¢) provide sultable mhenity;
dy winimiise disruption fo yesidents,_recovery fime, and jebutiding or pesiopation costs affer Inndation
Yo,
A01.3: New bulldings aro:
(@) not lacated within the overfap aveu;
(b} focated on the fighost part of the site te mbnimise enfrance of flood waters;

(o) provided with efear and direot pedestrian aied yehicle evacnation ronfes off the site




¢ Community wellbeing nnd safety are core underfying valies thronghout the Planning Scheme. The proposed
development conflicts with soveral euicomes specifically within the Access, Parking and Servieing Code, Flood
and Storm Tide Hnzard Cade, and Miligation of Hazerds element of the Strategle Pramework.

The onty access o the site is vin the unserveyed barge, where operation is restricted by fidnl conditions. There is
significont risk fo safety ol this focation given the suseeptibility (o flooding which furiher limits necess to and
from an already restricled site, While lhe sile itself is siluated above the 100 yenr ARI flood leved, the
application seeks {o oslablish nccommodation use within an area thal is vulherable (o isolufion, inherently
placing more fives al risk inn the eveal of a floed.

Rehanee eonaot bo piaced on the safety snd operation of the barge in is conment stato. Not ouly doos this places
residents st risk of haem during disnsier evenis, it also places unstecessary burden on the emergency services and
their disnster nuuagement response eapacily and capabitities.

The proposed car patk sited in a focation that is prone te frequent fioeding and leaves parked veldeles
suseeptible to inundation,

"There is concem that the sufely ond aceess has not been [ully doseribed or addressed in ihe applicntion materinl,
While the npplicant has suggested thera is a need for this dovelopnion, there nre no substintive groundds or other
relevant matters {o supporl the dovelopinenl at this loonation despite the sefoty conflicts. Approving this
development would sel a precedent for fulure doveloptient in areas that ace vilnerable to nntural hazards
placing wnnessary risks 1o residents entergeney resources,

Extent of Conflict

Considering the nbove diseussion, the following seclions Idemtify specific arens that the development confliols
wilh the Planning Scheme und relovant fogisiation,

Confliet with the FNQ Reglonal Plan

The FNQ Reglonal Plan states that aeeas ‘including significani areas north of the Daintree River are nof
tntended to grow or lorease in density. These connmunilies generally have very low levels of infrasiruchire
provision and significant coastal and snvironnsental constraints.” (pg. 23), In addition 1o protecting the seenic
and environmental values of the aren.

The preposed development conflicts this statement by incrensing density on the northern side of the Dalatree
River. Although the proposed subject sito is levelied above the foed {ine, the land inumedintely surrounding i iy
subjeet fo frequent flooding, resulting in the subject site becaming isotated during these evenls, Daintrec Villnge
does srot have npproprinle level of infrasiructure or services Lo support the propesed developuent,

Touristn Is n key economic driver for the Daintree Village locality. The proposed dovelopment will detract from
established businesses aindd not in keeping with the indentify of the aren nnd ecology.

Conflictwith Douglas Shire Planning Sclheme - Strategic Framework

THEME 1: SETTLEMENT PATTERN
3.4.1 Strategie onteomest
= 7) Natwral hazards and the fpacts of climate change witl defepmiie the Iocation, scale and infensify of
Jand use getivities, Development will achieve an aeceptable or tolorable lovel of risk based on a fif for

prpose risk assessirent,

"Thero is significont risk to snfoty at (his loentien given tho suscoptibility 1o flooding wiich further limits access
to and from an ulready restricled site, While the site itsel! is situated above the 100 year ARI flood lovel, the
applicition seeks to estublish necommodation use within an ares that Js vuluerable o isolstion, inliercally
placing more lives o risk i the event of & flood.

3.4.2 Elentent - Byhan Sefllentent: Stratepie Oufcomes
* 3) Yrhan development acenrs within the urban areq s sholen on the Stratggle Framewark Map contaiued
jit Seitedule 2, Expansion bavond this boundary i not fucilitated as i deoes not syppart the ¢fffclent and
ovdderly defivery of urban nffastruciire,

The proposed development is for an wrban purpose located oulside of an wrban area. Dnintees Village does not
have appropriste kevel of Inlrastructure or services to support the propesed dovelopment,

3.4.7 Element - Miilgntion of Hazards: Steategle Ouleomes
« 2) Some established urbon areas are already located In parts of the Shive whioh are pertodieally
vitnerable to o varlely of hazards. 4 reasoyable risk-tolzranl oppreach to development will be taken in
exisfing_cieas taking_tnfe acconnd individual kazard fmpacis. Hewever as _a fivst. priicinle. firther,

eypansion of development inte areas sitbfee(to fazapds should be avofded,
Speeifte Outcames

= 1) Developsent avoids nafural finzard qreas or mitieales visks to an qeceptable or tolerabie level,
* £) Development does nol undily burdon disaster manggement jespojise_or rgeover)) eapacif): and
capabilities,




P03 Development siting aud lavout responds. {e fooding netential apd meaimaing personal sqfefy

P07 The developmant sipports, and_dees nof wnduly burden, disaster niquggenient response of 1ecoyery
capaeliy and capabifities,

AO7: Dovelopniaif doos not.,
(a) Increase the number of peaple caletiated lo be ot Hisk of flooding:

(b lnerease the mander of people likely (o Hoed evacuation,
(o) shorien flocd warniug thnes; ane

(k) fnaet on the ability ol feallle to use evaanafion routes, or inregsonably inorease fraffie volwnes on
gi'ﬂﬁuﬂ“gﬂ Jolfes,

The ondy access o the sile Is vin the unserveyed burge, where operation is restricted by tidal conditions, There is
signifiennt risk to safety at this location givon the susceptibility to flooding which further Himits geeess fo and
from an alrendy resfricted slte. While the site itsell is stusted above the 100 year ARY flood level, the
appheation seeks fo establish accommodation wise within an aren that is velnerable lo isolation, inherently
pincing more tves nl risk in the event of & Nood,

Relinhes cannot be pluced on the salely and operntion of the barge in its curront state. Not ondy does this places
residents #f risk ol linem during disaster events, it also plices unnecessary burden on tie emergenoy services and
their disaster manngement response capueity and capabilities,

Landseape viluey overlay code:
POI Development withtn High landseape value areas Identified on the Landseape values overlay
niaps contalned in Schedule 2:

n) avolds delrimental impacts on the landscape values of forested skylines, visible hilislopes,
ridgelines, the coastal foreshore or the whoreline of other waler bodies through the loss of
vegelalion;

by s eflectively scregned from view from a road lookout or other jpublic place by an existing
pattral lapdforn or sallve vegetation_or witl be effectively soreened by native vegelation

within 3 vears of constrnetion;
¢) relains existing vegetation and lncorporates new landscaping lo enliance existing vegeiation

and visually soflen buill form elements;

d) jucorporates development of a scale, des(gn, heiglt, position en site. consiruction wmaterials

dernal Anishes that are compatible with the landscape values of the locallfy.,

) avolds detrimental fmpacts on fandscape values and excessive changes to the natural landform
as a resuli of the locatfon, position on site, scale, design, extent and alignment of eartinvorks,
roads, drivesays, retalning walls ard other on-ground er in-ground infrasiructure;

D avolds detrimental impaets on landscape values and views as a result of the locatlon, position
ol slte, seale, design and alignment of telecommunications facilitles, efectrictly towers, poles
and lines and other tall infrastruciure;

) extractive fndustry operations are avolded.

A Visual Impnet Assessitent hns not been Inoluded with the appliction and (herefore offers no evidence that the
proposed development will not impact on the amenity of suerounding lunduses,

Conchision

Tho proposed land viso is incompatiblo with the snbject site due to accoss, safety, and amenity Impacis, While
{he concepl of the developmenl is apprecinied, and there is a need for such facililies, the proposed location
introduces uses nnd impaets thatl are inconsistent willk the chisracter and amenily of the Dainlree Villnge, Values
af commusity safely and wellbeing are direcily conilioted due {o the restricled and valnerable nrture of the site,

As identificd above, {he proposed dovelopment is In considerable conflicl with Scheme aud undemmines
dofiberato strategios set by i and relied upon by the community in making investment and lifestyle decisions at
this focality.

Based on the above grounds, I hereby muke n submission agninst the Daintree River Bdueational Bsinblishment,

Yours fnithfidly
Mnme (IFelete and Add Nanee)

Address (Defede and wdd gddress)




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

b} Is effectively screened from view from g road, lookout or other publlc place by an existing
natural landform or native vegetation, or will be effectively screened by native vegetation
within 3 years of construction;

¢} retains existing vegetation and incorporates new landscaping to enhance existing vegetation
and visually soften bullt form elements;

d) Incorporates development of a scale, design, height, posjtion on site, construckion materials
and external finishes that are compatible with the landscape values of the locality;

e} avoids detrimental impacts on tandscape values and excessive changes to the natural landform
as a result of the focation, position on site, scale, design, extent and dalignment of earthworks,
roads, driveways, retaining walls and other on-ground or in-ground infrastructure;

fj avoids detrimenial impacts on landscape values and views as a result of the location, position

on site, scale, design and alignment of telecommunicatfons facilities, electricity towers, poles
and lines and other tall infrastructure;
g) extractive industry operations are avoided,

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

Conclusion

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 introduces uses and impacts that are Inconsistent with the character and amenity of the Daintree
Village. Values of communlity safety and wellbeing are directly conflicted due to the restricted and
vuinerahle nature of the site.

As identifled above, the proposed development s In considerable conflict with Scheme and undermines
deliberate strategies set by it and relled upon by the community in making Investment and lifestyle
decisions at this locality.

Based on the above grounds, | hereby make a submisslon agalnst the Baintree River Educational
Establishment.

Daintree

QLD 4873



