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‘Dear Sir,

Submission against Development Application for Material Change of Use (Impact
Assessment) for an Educational Establishment with on-site accommodation (with the
contlnued use of Dwelllng House, Anlmal Hushandry and Cropping)

Daintree River, Upper Dainfree

Council Ref: MCUI 2024_5698/1

| refer to lhe above and provide the followlng properly made submission against the proposed
development,

| hereby make a submisslon pursuant to Section §3 (6) of the Planning Act 2016,

There are concerns regarding the direct Impacts of the development on the scenic amenily,
character, communily safety, and tourism of the Daintree Village. The development is of a nalure
and impact that cuts scross outcomes sought by the Planning Scheme.

The propesad devefopment should not be approved at 1his localion, The following expands on
why {he slie is unsultable for the proposed development,

Inappropriate Site
The Planning Scheme establishes a balance of Zones. The balance of Zones seaks to ensure

that the scale and form of development is appropriate o a locatlon, and that areas throughout the
region are able to develop In order to fulfil and matntaln a rols,

The subject land remains zoned as Rural under the Douglas Shire Planning Scheme 2018, The
Rural Zone Table of Assessment (Table 5.6.)). The proposed development is calegorised as
Impact Assessable development,

The proposed developmeant Introduces new use of the land that is Inconslsient with the existing
character and amenily of the zone and more parlicularly, intensifying the land use will ultimataly
Impact on the establishad desirable and atiractive character and lifestyls of the Dainfres Village,

Daintree Village does not have approptiate level of infrastrusture ar services to support the
proposed developmeni., Emergency services, fire, ambuiance and police are located In
Mossman, which Is half an hour to Dalniree Village. Furthermore, emerdency services are not
manned 24/7 in Mossman delaying response times to the sita.

Amenlly Impgots

The developmet confiicis with oufcomes sought within the Community Facilittes Code,
Environmental Performance Code lLandscape Values Overlay Code, Envirenmental and
L andscape Values, and Strong Communilies And Identity themes of the Strategle Framewaork.

On the adjacent side of the Dalntree Rlver Is the Dalniree Public Boat Ramp and Dainlrea
Rivarvlew Lodges and Van Park, approximately 600m from subject sits, The subjact site is
within view from both facllities, As this Is the maln aclivity hub for the Village, there are



concerns that the proposed development will impact on the existing amenity to locals and visitors
by way of characler, scenic amenllty, and fight disiurbance.

A Visual Impact Assessmant has not been Included with the application and therefore offers no
evidence that the proposed development wili not Impact on the amenity of the neatby
accommodation and cotmerlcal business within the hub of the Dalntree Village.

The proposed davelopment Is not only inconsitent with surrouding properties but moreso the
entire Dalntree Village locality.

Site Access and Safety

Commiunity wellbeing and safely are core underlying values throughout the Planning Scheme.
The proposed development conflicts with several outcomes speclfically within the Access,
Parking and Servicing Code, Flood and Stomm Tide Hazard Code, and Mitlgation of Hazards
element of the Strategic Framework,

The only access to the site is via the unserveyed barge, where operation is resiticted by fidal
condilions. There is slgnificant risk to safaty at this location glven the susceplibiiity to flooding
which further limits access 1o and from an already restricted site. While the site Hseif is situated
above the 100 year AR flood level, the application seeks to eslablish accommodalion use within
an area that |s vulnerabls lo isolation, inherenlly 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 on the emergency services and fhelr disaster management responge capaclty and
capabliiities.

The proposed car park siled In a location that is prone to frequent flooding and Ieaves parked
vehictas susceptible lo Inundation.

There Is concarn that the safely and access has nol been fully described or addressed In the
application material. While the applioant has suggested there Is a need for this development,
there are ho substantive grounds or other relevant malters to support the development at lhis
location despite tha safely conflicts, Approving this devalopment would set a precedent for future
development In areas that are vulnerable lo natural hazards placing unnessary risks to residents
emergency resources,

Extent of Confilct
Considering the above discussion, the following secllons ldenlify specific areas that the
development confiicts with the Planning Schame and relevant legislation.

Conflict with the FNQ Regional Plan

The FNQ Reglonal Plan states that areas ‘Including sfgnificant areas north of the Dainlree River
are nof intentled to grow or increase in densily, These communilies generally have very low
tevels of infrastruciure provision and significant coastel and environmantal constraints.’ {pg. 23},
in addition o protecting the scenic and environmental values of the area.

The proposed development conflicts this stalement by Increasing density on the narlhern side of
the Daintree River. Although the proposed subject site is levelled above fhe fluod line, the land
immedlately surrounding it is subject to frequent flooding, resulting in the subject slte becoming
Isolated durlng these evenls. Daintres Village does not have appropiiate level of Infrastructure or
services to support the proposed devalopment,

Tourlsm Is a key aconomic dilver for the Dalntree Village locality. The proposed developmant will
delract from established businesses and not in keeping with the indentify of the area and
ecology.



Conflict with Dougfas Shire Planning Scheme - Strategic Framework

THEME 1: SETTLEMENT PATTERN
3.4.1 Strategic oulcomes:
s 7) Nafural hazards and the impacls of climate change will determine the focaffon, scale

and intensily of land use aclivilles. Development will achiave an acceplable or tolerable

lavel of risk based on a fit for purpose risk assessment,

There Is slgnificant risk fo safety at this location given the suscepiibllily to flooding which further
fimits access 1o and from an already restricted site. While the site itself is sltuated above the 100
year AR| flood lavel, the application seeks lo establish accommodation use within an area that Is
vulnerable to Isolation, inherently placing more lives at risk In the event of a flood.

3,42 Element - Urban Setflament: Strateglc Outcomes
o 2 Urban development occurs within the urban area as shown on the Strategic

Eramework_Map contained in Schedule 2. Expansion beyond this boundary [s not

faclitated as It does not suppoit the efficlent and orderly delivery of urban infrastructure.

The proposed development is for an urban purpose located outside of an urban area. Daintree
Viflage does not have appropriate level of infrastructure or services (o support the proposed
development.

3.4.7 Element - Mitigation of Hazards: Strategic Qulcomes
»  2) Some established urban areas are already located in parts of the Shire which are
periodically vuinerable lo a varlefy of hazards, A reasanable risi-tolerant approach to

development will be taken In exisling areas faking info account individual hazard Impacts.
Howaver as a firsl_principle, further expansion of development info_areas sublee! fo

hazards should be avoidad,
Specific Outcomes
= 1) Development avoids natural hazard areas or miligeles risks lo an agceplable or

tolerable level,
« 4} Development does not unduly burden disaster management response or recovery

capacily and capabifities.

There Is significant risk to safety at this location given the susceptibllily 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 applicalion seeks fo establish accommodation use within an area that is
yuinerable to isotallon, inherently placing more lives at tisk In the event of a flood.

Raliance cannot be placed on the safely and operation of the barge in its current slale. Not only
does this places residents al risk of harm during disaster events, it also places unnecessary
burden on the emergency services and their disasler managemernt response capacity and
capabliifles.

THEME 2: ENVIRONMENTAL AND LANDSCAPE VALUES
3.5.1 Strategic Outcomes; )
o« 7) Development north of the Dalnfree River Is resiricted (o achleve low key, sustalnable
and self sufficient oulcomes and is cerefully_planned io conserve the scenic and

ecological World Heritage values of the atea.

The proposed development Introduces urban development within rural zoned land. The
astablishmant of the proposedffuture structures is nol low key taking Into consideratoin the
established landuses within the localily. The eslablishment of the proposed development will
detract from the amenity lo the Daintree Village locallty.



3.5.5 Element - Scenic Amenity:

« 1) Douglas Shire is located on a narrow coasial plain belween the Great Dividing Range
and the Coral Sea, The lush groen backdrop provides a dramatic green frame fo the
Shire’s diverse towrlst areas, townships, rural lands and rural communities. This green
frame adds significantly to the Shire’s much admired high qualily scenic amenily. In
addition, the sugar cane fields conlribute significantly to the Shire’s scenlc amenity and
sense of place on the plains below the green frame. Great care s required (o profect the
Shire’s natural and rural seftings given the vilal coptribution they make lo the Shire's
Identity and fo the evetyday experiences of residents and visifors alfke.

Specific Outcomes
« 1) Davelopment prolects, mainfains and enhances the region's Landscape valups as

shown on the Landscape values overlay maps conlained in Schedule 2.
= 3 Rural and infer-urban breaks are prolecled from negative visual infrusion,

The proposed deveiopment infroduces urban development within tural zoned land. The
estabiishment of the proposedffulure struciures Is not fow key taking Into conslderatoin the
surrounding landuses. The esiablishment of the proposed structure will delract from the amenity
to the Daintree Village locallly.

THEME 4: STRONG COMMUNITIES AND IDENTITY
3.7.1 Strategic Outcomes
o 2) The distinctive character and unique sense of place of the Shire's towns, villages and
other sefffement areas are maintained, promofing communily pride and well-being and
community safety and prospatity.
= 8) Resldents have access fo appropriale social infrasfruciure, communily servicos and
atlequate housing, including a greater variely of housing choice.

The only access o the site Is via the unserveyed barge, where operation is restricted by tidal
conditions. There is significant risk to safety at this location given the susceptibility fo flooding
which further limits access lo and from an already reslricted site. Reliance cannof he placed on
the safety and operation of the barge In ils current state. Not only daes (his places residents at
sk of harm dutlng disaster evenis, it also places unnecessary burden on the emergency
services and their disaster management response capaclty and capablliles.

Furlthermore emergency services, fire, ambulance and police are located in Mossman, which Is
half an hour to Dainfree Village. Note thal our emergency services are not manned 24/7 In
Mossman.

Return to Gouniry Local Plan

While the proposal makes reference to the Return fo Couniry Local Plan, the subject site Is not
contained wilhin the boundarles of Precinct 8 — ‘Dalntree’ within the Return to Coundry Local Plan
code, suggesting the proposed location may not be the most suitable for the development.

Confiict with Zone Code
Rural Zone Code

POS: Uses and other development include those thal:
(a) promote rural aclivities such as agricullure, rural enterprises and small scale industries
that serve rural aclivities; or
(b} promole fow Impact fourlst aclivitles based on the appreciation of the rural characler,
fandscape and rural activifles; or
{c) are compalible with rural activitles,

The subject land remains zoned as Rural under the Douglas Shire Planning Scheme 2018. The
‘Rural Zone Table of Assessment (Table 5.6.j). The "Dainfree River Siation” Educational
Establishment is categorised as an Impact Assessable development.



The proposed development Introduces new use of the land that Is inconsistent with the existing
character and amenlty of the zone and more particularly, intensifying the land use wiii ultimately
impact on the desirable and altractive character and lifestyle of the Daintree Village,

Confifet with Assessment Codes

Community facilities code;

PO2: Davelopment ls deslgned fo protec! nearby sensliive land uses from adverse impacis on
the existing levels of amenity, including by wav of light, noise, odour or other nuisance.

POB: Development does nof impose adverse visual amenily lmpacts on any land associated with
Accommodafion activily group.

A Visual Impact Assessment has not been included with the application and therefore offers ho
evidence that the proposed development will not Impact on the amenily of the surrounding
locality.

Access, parking and servicing code:

PO1: Sufficlent on-sife car parking is provided to caler for the amount and lype of vehicle lraffic
expected [o be generated by the use or uses of the'site, raving partlcular regard fo:

{a) the deslred character of fhe area;

{(b) the nature of the particular use and ffs specific characleristics and scale;

(c) the number of employees and the itkely number of visffors to the sfte;

{d) the level of local accessibilily;

{e) the nature and frequency of any public franspont serving the area;

(P whether or not the use Involves the retentlon of an existing huilding and the previous

requirements for car parking for the buiiding
(o) whether or not the use invoives a hetltage bullding or place of local significance;
{h) whether or not the proposed use Involves the refention of significant vegetation.

PO3: Access polnts are desligned and consirucled.

{(a) to cperate safoly and efficlently;

(b} to accommadate the anticipated type and volume of vehigles

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

(d) so that they do not impede traffic or pedesttian movement on the adjacent road ares,

(e} so that they do nol adversely impact tpon existing Intersections or fuiure road of
intersectlon Improvements;

(B so that they do not adversely impact current and fulure on-sireel parking arrangements;

() so that they do not adversely impact on exlsting services within the road reserve adfacent
{o the site;

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

The only access to (he site Is via the unserveyed barge, where operatlon is restricted by tidal
conditions. There Is significant risk to safety al this location given the susceptibility to flooding
which further limits access to and from an already restricted site.

Rellance cannot be placed on the safely and operation of the barge In Its current slate. Not only
does this places residents at risk of harm during disaster evenls, it aiso places unhecessary
burden on the emergency setvices and their disaster management response capaclly and
capabilities, Transport by unsurveyed vessels and unqualified operators is not fit for emergency
services, government

omployees and confractors.,

The proposed car park sited In a location that is prone lo frequent flooding and leaves parked
vehicles susceptible {o inundation. There is concern that the safely and accsss has not been fully
deseribed or addressed In the applicatlon malerlal.



Environmental perfermance code:
PO1: Lighiing Incorporated within development does nol cause an_advetse Impact on the

amenily of adlacent uses and nearby sensitive land Uses,

Lighting at night at night wiil be visible fram a lot of the Village ana surrounaing properoes. 10e
oullook from the Caravan Park and the RV Park Is direclly across at the development, not fitling
wilh

an eco-tourism destination,

A Visual Impact Assessment has not been Included with the appiication and therefore offers no
evidence thaf the proposed devalopment will not lmpact on the amenily of surrounding landuses,

Flood and storm tide hazard overlay code:
PO1: Development Is located and desighad to:
a) ensure the safely of all persons;
b) minimise damage lto the development and contents of bulldings;
¢} provide sultable amenily;
d} minimise disruption lo residenis, recovery time, and rebullding or resforation costs after

Inundalfon events.
A01,3: New bulldings aro:
(a) not logated within the overlay area;
(b) locatad on the highest part of the sile to minlmise enfrance of flood waters;
{c) provided with clear and direct pedestrian and vehlcle evacualion routes off the

sfte.

PO3: Dovelonment slting and layoul responds fo flooding potential and maintains personal safely

PO7: The development supporls, and does not unduly burden, disaster managemenl reshonse

or recovery capacily and eapabilifies.
AOT: Development does nol;
{a) Increase the number of people calculaled fo be at risk of fooding;
{b} increase the number of people likely ta need evacuation;
{e) shorten flood warning times; and
(d) Impact on the ability of {raffic to use evacuation roules, or unreasohably Increase

{raffic volumes on evacualfon roules.

The only access to the slie Is via the unserveyed barge, where operalion Is restricted by tidal
conditions. There Is signHficant risk to safely at this locafion given the susceptibllity io flooding
which further limits access o and from an already resfrictad site. While the slte itself Is situaled
above the 100 year AR/ flood level, the applicallon seeks fo establish accommodation use within
an area that Is vulnerable to Isolation, Inherently placing more lives at risk In the event of a flood,

Reliance cannot be placed on the safety and operallon 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 smorgency services and thelr disaster management response capaclly and
capabilities.

Landscape values overlay code:
PO1 Development within High landscape value arsas Identified on the Landscape values
oveilay maps contalned in Schedte 2:

a) avoids detrimental impacts on the landscape values of forested skylines, vislble
Hilistopes, ridgefines, the coastal foreshore or the shoreffne of other waler bodfes
through the loss of vegelalion;

b} Is_effectively screened from view from a road, fookout or other pyblic place by an
existing natural landform or_naflve vegetation, or will be effectively screshed by

nallve vegetation within 3 vears of construction;




¢) relains exlisting vegetallon and incorporates hew lendscaping to enhance existing
vegelation and visually soften buiill form elements;
d} Incorporates development of a scale, design, heighf, position on slie, consfruction

malerials and exiernal finlshes that are compatible with the landscape values of the
locality;

e) avolds delrimenlal Impacts on landscape values and excessive changes lo the
hatural landform as a result of the location, position on site, scale, design, extent and
aflgniment of earthworks, roads, driveways, retalning walls and other on-ground or In-
ground infrastructure;

f} avoids defrimental impacts on landscape values and views as a result of the localion,
positfon on slte, scale, design and allgnment of telecommunicalions facilities,
eleciriclly towers, poles and lines and other tall infrastruciure;

¢} exlractive industry operations are avoided.

A Visual Impact Assessment has not been included with the applleation and therefore offers no
evidence that the proposed development will net impact on the amenily of surrounding landusss.

Conclusion

The proposed land use s Incompafible with the subject slte due to access, safety, and amenity
impacts. While the conceplt of the developmant |s appreciated, and there Is a nead for such
fagiitles, the proposed locallon introduces uses and impacts lhat are inconsistent with the
character and amenily of the Daintree Village. Values of community safely and wellbelng are
directly conflicted due to the restrcted and vulnerable nalure of the slte,

As Idenlified above, the proposed devslopment Is In considerable conflict with Scheme and
undermines deliberate siralegles set by i and relled upon by the community In making
Investment and lifestyle decislons at this locaiity.

Based on the above grounds, | hereby make a submisslon against {he Dalnltree River
Educational Establishment.

Yours falthfully
Name (Dslote and Add Name)
Address (Delete and add addres




