- DOUGLAS SHIRE COUNGI
21.01.2025 Fodter ..
Doec )

Recowod 24 JAN ?[}25

Councll Ref: MCUI 2024_5698/1

Chisf Executive Officer
Douglas Shirs Councli
PO Box 723
MOSSMAN QLD 4873

Via emall; enguiries@douglas.gld.gov.au
Dear Sir,

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

Daintree River, Upper Daintree

Council Ref: MCU! 2024 5698/1

| refer to the above and provida the following property made suibmission against the proposed development.
| hereby make a subimission pursuant to Section 63 (6) of the Planning Act 2018,

There are concerns rsgarding the direct impacts of the development on the scenic amenity, character,
commmunity safety, and tourism of the Daintree Village. The development is 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 following expands 6n why the site
fs unsuitabie for the proposed development,

Inappropriate Site

The Planning Scheme establishes a balance of Zones. The batance of Zones sesks to ensure that the scale
and form of development is appropriate to a location, and that areas throughout the reglon are able to develop
in order to fulfil and maintain a role.

The subject land remains zonad as Rural under the Douglas Shire Planning Scheme 2018. The Rural Zons
Table of Assessment (Table 5.6.)), The proposad developmeant is categorlsed as Impact Assessable
development.

The proposed davelopment introduces new use of the land that is inconsistent with the existing character
and amsnity of the zone and more particulatly, Intensifying the land use will ultimately impact on the
established desirable and attractive character and lifestyle of the Dalntree Villaga.

Dalntree Village does not have appropriate level of infrastructure or services to support the proposed
devetopment, Emergency setvices, fire, ambulance and police are located in Mossman, which is half an hour
to Dalntree Village. Furthermore, emergency setvices are not manned 24/7 in Mossman delaying response
times to the site,

Amenity Impacts

The developmet conflicts with outcomes sought within the Communlty Facllitles Code, Environmental
Performance Code Landscape Values Overlay Cods, Environmentat and Landscape Values, and Strong
Communities And Identity themas of the Strategic Framework.




On the adjacent side of the Dalntree River is the Daintree Public Boat Ramp and Dalntree Riverview Lodges
and Van Park, approximately 600m from subject site. The subject sita Is within view from both facilitles,
As this Is tha main activity hub for the Village, thers are concaerns that the proposed development will impact
on the existing amenity to locals and visitors by way of character, scenic amenity, and light disturbance.

A Visusl Impact Assessment has not been included with the application and therefors offers no evidence
that the proposed development will not impact on the amenity of the nearby accommodation and
comimerical business within the hub of the Dalntres Village,

The proposed development s not only inconsitent with surrouding properties but moreso the entire Daintres
Village locality.

Site Access and Safety

Gommunity wellbeing and safety are core underlying values throtighout the Planning Scheme, The proposed
development conflicts with several outcomes specifically within the Access, Parking and Servicing Code,
Ftood and Storm Tide Hazard Code, and Mitigation of Hazards elernent of the Strategic Framawork,

Tha only access to the site s via the unserveyed barge, where operaticn is restricted by tidal conditions. There
Is significant risk to safety at this tocation given the susceptibility to flooding which further Umits access to
and from an atready restricted site. While the site itself is situated above the 100 year AR| flood level, the
application seeks to establish accommoedation use within an area that is vulnerable to isolation, thherently
placing more lives at risk in the event of a flood.

Rellance cannot be placed on the safsty and operation of the baige in its current siate. Not only does this
places rasidents at risk of harm during disaster events, It alse places unnecassary burden on the emergency
services and thelr disaster management response capacity and capabillities,

The proposed car park slted In a location that is prone to frequent flooding and leaves parked vehicles
suscoptible to Inundation,

Thare is concern that the safety and gccess has not been fully described or addressed in the application
material. While the applicant has suggested there is a need for this development, there are no substantive
grounds or other relevant matters to support the development at this location despite the safety conllicts,
Approving this development would set a precedent for future development In areas that are vulnerable to
naturat hazards placing unnessary risks to residents emergency resources,

Extent of Confllct
Consldering the above discussion, the following sections identlfy specific areas that the devetopment
canflicts with the Planning Scheme and relevant legislation.

Conflict with the FNQ Regional Plan

The FNQ Rsglonal Plan states that areas Sneluding significant areas north of the Daintree River are not
intended to grow or Increase n density. These communities gensrally have very low levels of Infrastructure
provision and significant coastal and environmental constraints.” (pg, 23}, In addition to protecting the scenic
and environmantal values of the area,

The proposad development conflicts this statament by Increasing density on the northern side of the Dainiree
River, Although the proposed subject site is levellad abovs the flood line, the land immadiately surrounding
it s subject to frequent flooding, resuttingin the subject slte becoming isolated during these ovants, Dalntree
Villaga does not have appropriate level of infrastructurs or services to support the proposed development,

Tourtsm is a key economic driver for the Dalntres Vitage locallty. The proposed development will detract
from astablishad businesses and not i keeping with the indentify of the area and ecology.




Conflict with Douglas Shire Plunning Scheme - Strategic Framework

THEME 1: SETTLEMENT PATTERN
3.4.1 Strateglc outcomes:
» 7} Natural hazards and the impacts of climate change will determine the location, scale and
intensity of (and use activities, Development will achieve an acceptable or tolerahle tavel
based on a fit for purpose sk assessnient.

Thereis significant risk to safety at this tocation glven the susceptibility to flooding which further imits access
to and irom an already restricted site, While the site iself Is situated above the 100 vear AR flood {evel, the
application seeks to establish accommodation use within an area that is vulnerabie to isolation, Inherently
placing more lives at fisk in the event of a flood,

3.4,2 Element~Urbhan Settiement; Strateglc Outeomes
= 2) Urhan development occurs within the drban area as shown on the Strateglc Framework Map
contained.in Schedule 2. Expansion beyond this boundary s not facllitated as it does nof support
tha sfficient and orderty deliverv.of urhan infrastricture.

The proposad development is for an urban purpose located outside of an urban area. Daintres Village does
not have appropriate level of infrastructure or services to suppert 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 varisty of hazards. A reasonable tisk-tolarant approach to development will be taken
in existing areas taking into account Individual hazard Impacts. However as a flrst principle, further
sxpansion of developtnent into ateas subject fo hazards should bg avoided,

Specific Qutcomes

+ 1) Development avolds zard greas or mitigates risks ceeptable or talerable level,
v 4} Development does not unduly burden disaster management response of recovery capacity and
capabilities.

There Is signiflcant risk to safety at this location glven the susceptibllity to flooding which further limits access
to and from an already restricted slte, While tho slte itself is situsted above the 100 year AR flood leval, the
application seeks to establish accommodation use within an area that is vulnerable to isolatlon, Inherently
placing more ves al 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 residents at risk of harm during disaster events, it also placas unnecessary burden on the smargency
sarvices and thalr disaster managament rasponse capaclty and capabllities,

THEME 2: ENVIRONMENTAL AND LANDSCAPE VALUES
3.5.1 Strategic Outcomes!
» 7} Development north of the Daintras River is restricted to achieve low key, sustainable and self
sufficient outcomes and is carefully planned to conserve the scenic and scological World Heritage
valuos of the area,

The proposed developrnentintroduces urban devalopment within rural zoned land, The establishment of the
proposed/future structures is not low key taking Intc consideratoln the established landuses within the
tocality. The establishment of the proposed developmeant will detract from the amanity to the Daintree Village
locality.




3.5,5 Elemant - Scenic Amenity!

« 1) Douglas Shire is locatad on a narrow coastal plain between the Great Dividing Range and the
Coral Sea. The lush green backdrop provides a dramatic green frame to the Shire’s diverse tourist
arsas, townships, rural lands and rural communities, This green frame adds significantly to the
Shire’s much admired high quality scenic amsanity. {h additlon, the sugar cane flelds contributs
significantly to the Shire’s sceric amenity and sense of place on the plains helow the green frame.
Great care s required to protact the Shire’s natural and rural settings given the vital contribution they
make to the Shire’s [dentity and to the averyday experiences of residents and visitors aiike,

Specific Outcomas

» 1) Development protects, maintains and enhances the ragion's Landscapa values es shown on the
Landscape values overlay maps contained in Scheduls 2,

o 3) Rural and inter-urban breaks are protected from negative visual infruston,

The proposed development introducas urban development within rural zoned land, The establishment of the
proposed/future structures Is not low key taking into consideratoln the surrounding landuses. The
establishment of the proposed structure will detract from the amaenity to the Daintrae Village locality.

THEME 4: STRONG COMMUNITIES AND IDENTITY
3.7.1 Strategic Outcomes

2} The.distinctive character and tnique_sense_of place of the Shire’s towns, villages and other
settisment dreas are maintalned, promoting community pride and well-being and community safefy
anhd prosperity.

+  8) Resid ve access to appropriate social infrastritctyre, community services and adequate

housing, including a greater variety of housing choice,

The only access to the site is via tha unserveyed balge, where operationis restricted by tidal conditlons, There
Is slgnlficant risk to safety at this location given the susceptibility to flooding which further Umits access to
and from an already restricted site, Reliance cannot be placed on the safsty and operation of the barga In its
current state. Not only doss this places residents at risk of harm dwing disaster events, it also places
unnecassary burden on the emergency services and their disaster management response capacity and
capabllities,

Furtharmore emargency services, fire, ambulance and police are located in Mossman, which Is half anhour
to Daintres Village, Note that our emergency services are not manned 24/7 in Mossman.

Return to Country Local Plan

While the proposal makes reference to the Return to Country Local Plan, the subjact sits is not contained
within the boundaries of Pracinct 8 — ‘Daintres’ within the Return to Countiy Local Plan code, suggesting the
proposad location may not be the most sultable for the developmaent.

Conflict with Zone Code
Rural Zone Code

POB! Uses and othet development include those thal:
(a) promole rural activities such as egriculture, rural enterprises and small scale industries that serve
rural activities; or
(b} promote low impact tourist activities based on the appreciation of the rural character, landscape
and rural activittes; or
{c) are compatibie with rural activities,

The subject land remains zoned as Rural under the Douglas Shire Planning Scheme 2018, The Rural Zone
Table of Assessment {Table 5.8.)). The “Daintrae River Station” Educational Establishment Is categotised as
an Impact Agsessable development.



The proposed development introduces new use of the land that is Inconslstant with the exlsting character
and amenity of the zone and more particutarly, Intensifying the land use will ultimately impact on the
desirabte and attractive character and {ifestyle of the Daintree Village.

Conflict with Assessment Codes

Community facllities code:

PO2: Development s designed to protect nearby sensitive land uses from adverse Impacts on the existing
levels of amenity, including by way of light, nofse, odour or other nuisance,

POG; Devalopmant doas _not impose adverse visual amenity jmpacts_on any land assoclated with
Accommodation activity group.

A Visual Impact Assessment has not been included with the appllcation and therefore offars no evidence
that the proposed developmant will not impact on the amenity of the surrounding locality,

Access, parking and servicing code:

PO1: Sufficient on-site car parking fs provided to cater for the amount and type of vehicle traffic expected to
be generated by the tse or uses of the sfte, having particular ragard to:

fa} the desired character of the area;

(h) the nature of the particular use and its specific characteristics and scale;

fc) the number of employees and the itkely nurnber of visitors to the site;

(d) thelevel of local accassibility;

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

{) whether or not the use Involves the retention of an existing bullding and the previous requirements

for car parking for the building
{g) whether or not the usa involvas a heritage building or place of local significancs;
{h) whether or not the proposed use involves the retention of significant vegetation.

PO3: Accass points are dasignad and constructed;
fa) tooperata safely and efficiently;
(b} toaccomimodate the anticipated type and volume of vehicles

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

(d) so that they do notimpeds traffic or pedestrian movement on the adjacent road area;

(e} so that they do not adversely impact upon existing Intersections or future road or intersection
improvements;

() so that they do not adversely impact cuirent and future on-street parking arrangemsnis;

(g) sothatthey do not adverselyimpact on existing setvices within the road reserve adjacent to the site;

() so that they do not involve ramping, cutting of the adjoining road resarve or any bullt structures fother
than what rnay ba necessary to cross over a stormwatsr channal),

The only access to the site is via the unserveyed barge, where operation is restricted by tdal conditions. There
Is significant risk to safety at this location given the susesptibility to flooding which further timits access to
and from an already restricted slte,

Reliance cannot be placed on the safety and operation of the barge in its current state, Not only does this
places residents atrisk of harm durlng disaster evants, It also places unnecessary burden on the emergency
sorvices and thelr disaster managemsnt response capacity and capablliies. Transport by unsurveyed
vessels and unquatitled operators is not fit for emergency services, government

smployees and contractors,

The proposed car park slied In a location that is prone to frequent flooding and leaves parked vahlcles
susceptlible to inundation, There Is concern that the safety and access has not been fully desciibed or
addressad in the application matetlal.




Environimental performance eode:

PO1: Lighting incorporated within development does (se an adversa it 1 the amenity of adfacant
uses earby sensiiive lar a3,

Lighting at night at night will be visible from a lot of the Village and surrounding properties, The
outlook from the Caravan Park and the RV Parkis directly across at the development, not fitting with
an eco-tourism destination,

A Visual Impact Assessment has not been Included with the application and therefors offera no evidence
that the proposed development wilt not impaot on the amenity of surrounding landuses.

Flood and storm tide hazard overlay code:

P01 Davelopment Is located and designed to!
a) ensure the safety of all pstsons;
B) minimise damage to the development ahd confents of buildings;
¢ provide suitable amenfty;
d) minimiss disruption to residents, recovery time, and rebuilding ar restoration costs after inundation
avanis.
A01.3: New buildings are:
{fa) notlocated within the overlay ares;
(b} located on the highest part of the site to minimise entrance of flood waters;
(c) provided with clear and direct pedestrian and vehicle evacuation routes off the site.

PO3: Developiment siting and layout rasponds to fooding patential and maintains personal safely

PO7: The development supports, and does not unduly burden, disester manggement response or recovety
capacity and capabilfties,

AO7: Development does not:

(a} increase the number of paople calctlated to be at risk of flooding;

{b) Increase the number of paople 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 evacuatlon routes,

The only access to the site is via the unserveyed barge, whore operation is restrictad by tidal conditions. Thars
is significant risk to safety at this location given the susceptibility to flooding which further timits access to
and from an atready restricted site. White the site itself is situated above the 160 year ARI flood lavel, the
application seaks to establish accommeodation usoe within an area that |s vulnerable to isolation, inherently
placing more lives at risk in the event of & flood.

Rellance cannct 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 avents, it also places unnecessary burden on the amergancy
setvices and thelr disaster management response capacity and capabllities,

Landscape values overlay cotle;
PG1 Devslopment within High landscape value areas identified on the Landscape values overlay maps
contatned fn Schedule 2;
a) avolds detrimental impacts on the landscape values of forested skylines, visible hillslopes,
Hdgelines, the coastal foreshore or the shoraline of other water bodies through the loss of
vagatation;



b) Iseffectivaly screened from view from aroad, {ookout or other public place by an existing natural
landform or native vegetation, or will be effectively screened by natlve vegetation within 3 years
of construction;

c) retains existing vegetation and incorporates new landsecaping to enhance existing vegetation
and visuatly soften bullt form slements;

o) Incorporates development of a scals, design, height, position on site, construction materials
anhd external finfshes that are compatible with the landscape values of the locallty;

8) avolds detrimentalimpacts onlandscape values and excessive changes to the natural landforrm
as a result of the location, position on site, scale, deslgn, extent and alignment of sarthworks,
roads, driveways, retaining walls and other on-ground or In-ground Infrastructure;

f) avoids defrimental impacts on landscape values and views as a result of the location, position
on site, scale, design and alignment of telecommunications facilities, electricity towers, poles
and lines and other tall infrastructure;

g extractive industry operations are avolded,

A Visual Impact Assessment has not baen included with the apptlication and therefora offers no evidence
that the proposed development will not impact on the amenlty of surrounding landuses,

Conclusion
The proposed land use is incompatible with the subject site due to access, safaty, and amenity Impacts,
While the concept of the davelopment Is appreciated, and there is a need for such facilities, the proposed
locatlon introduces uses and impacts that are Inconsistent with the character and amenity of tha Daintres
Village, Values of community safaety and wallbeing are directly conflicted dua ta the restricted and vulnerable
nature of tha site,

As Identitled above, the proposed development Is In considerable conflict with Schame and undermines
deliberate strategies sat by it and relisd upon by the community In making investment and lifestyte docisions
at this locality,

Based on the ahove grounds, | hereby make a submisslon against the Daintres River Educational
Estahlishment, :

Yours faithfulty




