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1. Introduction 
Yumbah Aquaculture proposed to construct an aquaculture facility at 315 Dutton Way, 

Nyamat, Victoria.  The subject site is within the Glenelg Shire.  The subject site is located 

approximately 5 km north of Portland’s CBD and approximately 300 km west of Melbourne.   

VCAT decision 
On the 23rd December 2020 the VCAT decision set aside the decision of the Glenelg Shire 

Council and ruled that “in planning permit application P18147, no permit is granted”.  In part 

the decision was based on landscape and visual impact, especially the visual impact from 

the residential properties in a RLZ on the escarpment. 

The impact on residential properties on the escarpment 

In the “Summary of Our Decision” in the VCAT determination, the reasons included: 

13  However, we have concluded that the aquaculture facility presents an imposing 

volume of built form across the landscape and within the vista from dwellings 

located on the escarpment. We conclude that this aquaculture facility would 

change the character of this RLZ. It seeks too much from its location and would 

result in landscape and visual amenity impacts that are not acceptable, therefore 

creating a conflict with the purposes of the zone.  

This concern regarding the impact of residential properties on the escarpment was further 

detailed in paragraph 199 and paragraph 428 of the decision, which stated: 

199  However, we find that the proposal will have a significant impact on the visual 

amenity of the three dwellings atop the escarpment. Given the placement of these 

dwellings close to the escarpment, this impact cannot be ameliorated with 

vegetation on the site. The view from these dwellings is not only comprised of 

distant views of Portland Bay but includes elements of short and mid-range views 

of open farmland and the coast. The midrange view is an important element of the 

amenity enjoyed by these dwellings. 

428  However, we find that the proposal represents an unacceptable planning outcome 

because: the scale of the proposal, its proximity to residential use and 

development and the inability to mitigate the visual impacts are inconsistent with 

the purpose of the RLZ namely, to provide for residential use in a rural setting. The 

setting in this area is of open landscapes in a seaside setting. The sheer size of 

the proposal and its footprint on the site are at odds with the character and 

appearance of this particular location in the RLZ; and there will be significant and 

unacceptable impacts to the vistas presently enjoyed by the occupants of the 

dwellings surrounding the site but particularly to those that sit atop the escarpment. 

Both the summary and the elaboration in paragraphs 199 and 428 of the decision pointed to 

the impact from residential properties on the escarpment above the subject site being a 

determinant in the decision to not grant a permit.   
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The impact on properties along Dutton Way 

The decision also made clear that the impact from residential properties along Dutton Way 

and from Dutton Way were not a determinant of the decision.  This was set out in paragraph 

198 which stated: 

198  We find that the strip of dwellings and two holiday parks along Dutton Way, that sit 

between the site and the ocean, including Mr Wright’s property, will experience a 

change in the vista. Views that are currently experienced from the front of their 

properties, facing Dutton Way, will be changed from the rolling pastoral hills, 

glimpsed through sparse vegetation, that is characteristic of this area. At worst, 

during the first few years of construction and vegetation establishment, their vista 

will consist of construction site activity and the expanse of grow out tanks covered 

in shade cloth. However, this amenity impact could be mitigated by the 

requirement to plant advanced species along Dutton Way prior to the 

commencement of any construction. A view of dense vegetation along a public 

road is common in a seaside setting, as demonstrated further north along Dutton 

Way. 

The impact on views from other publicly accessible viewpoints 

The impact from other publicly accessible viewpoints was also assessed and found 

acceptable.  This was set out in paragraph 197 which stated: 

197  In light of the material before us, including the evidence of Mr Barlow, Mr Milner, 

Mr Wyatt and Mr Goss, and informed by our site inspection, we find that the 

proposal will not have a significant impact on visual amenity from public vantage 

points along Princes Highway, the Great Southern Walk and the Frank Lodge 

Scenic Lookout. This is due to the distance between the viewpoints and the site, 

and the intervening topography that will block views of the site. 

Instructions 
Allan Wyatt of XURBAN has been engaged, following the VCAT determination, by Harwood 

Andrews acting on behalf of Yumbah Aquaculture to input into an amended site layout in line 

with the Tribunal’s decision and particularly examine ways to reduce the visual impacts of the 

proposed aquaculture facility on the elevated residential properties on the escarpment.   
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2. The site layout 
Figure 1 shows the site layout of the proposed aquaculture facility that was considered by 

the Tribunal and Figure 2 shows the amended layout that is the focus of this report.  For ease 

of reference Drawing North has been designated as the top of the page in these Figures. 

Figure 1 Original site layout  

 

Figure 2 Amended site layout  

 

The amended layout came about through numerous iterations of the plan which were 

designed to avoid the visual impacts from the elevated residential properties on the 

escarpment.  This iterative process led to the amended site layout shown in Figure 2.   

Drawing 
North 

Drawing 
North 



 

XURBAN 

Revised site layout February 2022 4 

 

The main differences in layout, which have an ability to reduce the visual impact of the 

development on views from the dwellings on the escarpment, include: 

• The Grow Tanks have been reduced in area from approximately 156,000 m2 to 

approximately 84,000 m2.   

• Initially the Grow Tanks were a single structure and in the amended layout the 

reduced footprint has been accommodated with four separate structures separated 

by spaces sufficient to establish vegetative corridors.  A vegetated east west corridor 

has also been a major change in the development layout. 

• The Nursery have been reduced in area from approximately 23,000 m2 to 

approximately 13,000 m2.   

• Initially the Nursery was a single structure and in the amended layout the reduced 

footprint has been accommodated with two separate structures separated by 

spaces sufficient to establish vegetative corridors. 

• Development has been relocated further from the eastern boundary and has created 

larger open areas along the western boundary which reduces the impact on views 

from the elevated properties accessed from Beechwood View over the subject site. 

• Development has been relocated further from the western boundary, which means 

that the western edge of the site now includes larger landscape areas which reduces 

the impact on views from the elevated properties accessed from Wilkens Lane and 

from 8921 Princes Highway. 

• There were reductions in the size of the administration and service buildings and 

their location has been used to break up the mass of the adjacent Grow Tank.  

• The solar farm has been deleted entirely.  

It is also recognised that the built form components of the project are relatively low in height 

and as stated in the Tribunal decision, they can be easily screened from ground level views. 

Therefore the setbacks and landscaped areas along Dutton Way remain unchanged.  

Fencing 
The site is to have a security fence running around the works area.  This fence will be a 3m 

high cyclone fence.   

The boundary fence will be a typical farm fence and where landscape buffer planting is 

proposed the security fence will be located on the development side of the buffer planting to 

reduce the visual impact of the boundary fence when viewed from neighbouring properties or 

from Dutton Way. 



 

XURBAN 

Revised site layout February 2022 5 

 

Materials, finishes and built form 
The proposed aquaculture facility will utilise a range of materials that remain unchanged from 

the initial application although the colour of the sides of the Abalone Grow Tank Areas have 

been changed.  Figure 3 shows the proposed colours of the materials proposaed. 

Figure 3 Proposed materials and colour specification   

Structure External material Colour 

Abalone Grow Area Shade cloth Black with sandy coloured sides 

Sheds Colorbond steel Pale Eucalypt 

Nursery Opaque plastic Light grey / pale blue / pale 

green  

Administration Colorbond steel Pale Eucalypt 

Security fence Galvanised cyclone fence Grey 

There were two changes, which were made for visual impact reasons, and these were: 

• The sides of the Abalone Grow Tank Areas have been changed from black shade 

cloth (original application) to a sandy coloured shade cloth (current application.   

• The roof form of the Abalone Grow Tank Areas have been modified to a more 

sculptural form, which will provide greater contrast of light and shadow when viewed 

from above.  The roof form on the original application is shown on Figure 4. 

Figure 4 Original roof form   

 

The roof form in the original application showed a flat showed a flat expanse of roof, stretching 

320 m.  When modelled in the photomontages from residences on the escarpment, this 

expansive and relatively unmodulated roof was quite dominant. 

Figure 5 shows the proposed roof form in this application.  

Figure 5 Proposed roof form   

 

Instead of a single expanse, the roof is sculptured to create an undulating surface.  
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Proposed landscaping 
The proposed landscape treatment that was part of the initial application, is shown in Figure 

6, whilst the current proposal is shown in Figure 7.  

Figure 6 Landscape plan (Original application) 

 

Figure 7 Landscape plan (Current proposal) 

 

The reduction in built form and the planting corridors that have been created allow a much 

greater landscape presence on the site, whilst still retaining the open rural character on the 

eastern section of the site which is overlooked by the residents on the escarpment above, 

which are accessed from Beechwood View.   

Drawing 
North 

Drawing 
North 
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Plant selection 

A range of indigenous species were specified on the Original Application Landscape Concept 

Plan for the buffer planting and these are also utilised in the current application.  

Figure 8 lists the selected species along with the anticipated heights and widths.  These 

dimensions are less that would be expected in ideal growing conditions and the reduced 

mature heights are a reflection of the coastal environment in which they are planted, although 

it must be recognised that taller heights may be expected along Dutton Way, where proposed 

vegetation is sheltered and protected by existing vegetation in the road reserve.    

Figure 8 Proposed species selection   

Botanical Name Common Name Mature 

height (m) 

Mature 

width (m) 

Acacia paradoxa Hedge Wattle 2-4 2-4 

Acacia melanoxylon Blackwood 5-10 2-5 

Banksia marginata Silver Banksia 3-6 3-6 

Bursaria spinosa subsp. spinosa Sweet Bursaria 2-4 2-4 

Eucalyptus ovata Swamp Gum 10-20 5-15 

Eucalyptus kitsoniana Bog Gum 5-10 5-10 

Eucalyptus viminalis subsp. 

viminalis 

Manna Gum 10-20 5-15 

Such planting, when mature, would reach a height of 2-15m and would further screen any 

views through the existing mature vegetation along Dutton Way.   The photomontages depict 

the proposed landscape at further reduced heights that would be achievable within five years.  

As well as the buffer planting, additional tree planting is proposed within the carpark, adjacent 

to the roadways and copses of Eucalypts are also proposed in other open spaces within the 

subject site and particularly adjacent to the Great South West Walk and along the western 

boundary.   

Species of ground covers and grasses are also specified on the Landscape Concept for the 

roof top planting above the pump station.  

The implications of this proposed landscape on views will be discussed later in this report. 
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3. Visual impact methodology 
The assessment methodology used to determine the level of visual impact is the same as 

that used in the previous application and for ease of reference the same methodology is set 

out below.  

The criteria for assessing visual impact are different for publicly accessible viewpoints in the 

public domain and from viewpoints within the private domain, such as gardens within 

residential properties.  The assessment criteria and the difference between public and private 

domain viewpoint assessment is discussed below.  

Public domain 
The assessment of the level of visual impact from viewpoints within the public domain is 

based on five criteria, namely visibility, distance, duration, landscape character & viewer 

sensitivity and the number of viewers.   

Figure 9 Assessing the visual impact from viewpoints in the public domain 

 

• Visibility:  The visibility of a aquaculture facility can be affected by intervening 

topography, vegetation and buildings. 

• Distance:  The distance of the viewer from the proposed aquaculture facility.  The level 

of visual impact decreases as distance increases.   

• Duration: The time duration of a view is also relevant. If a viewing location is static, 

where people will view the facility for some time, or alternatively if the view is 

momentary then this duration needs to be considered in the overall analysis.  

• Landscape character and viewer sensitivity:  The character of the surrounding 

landscape, both around the site and adjacent to the viewing location, must be 

considered.  Generally, a man-modified landscape is considered of lower sensitivity 

and a pristine landscape is considered highly sensitive.  A residential townscape 

would be given a higher sensitivity than an industrial landscape.    

• Number of viewers:  The level of visual impact decreases where there are fewer 

people able to view the proposed aquaculture facility.  Alternatively, the level of visual 

impact increases where views are from a recognised vantage point.   
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These five criteria need to be considered in the assessment of each viewpoint.  However, the 

ratings of each criterion are not numerically based and cannot be simply added together and 

averaged to arrive at an overall rating.   

Private domain 
The assessment of visual impact from residential properties is slightly different to one 

undertaken from publicly accessible viewpoints.  An assessment of viewer numbers is not 

relevant, and the landscape sensitivity is always rated as “high,” as it must be recognised that 

people feel most strongly about the view from their house and from their outdoor living 

spaces.   

Figure 10 Assessing the visual impact from viewpoints in the private domain 

 

The visibility of a aquaculture facility, the distance between the residential location and the 

aquaculture facility and the view duration, are the criteria that vary within an assessment of 

the visual impact from a viewpoint in the private domain.  Viewer sensitivity is always rated 

as “high”.   

An assessment of these criteria leads to an overall assessment (the ‘Scale of Effects’) which 

can vary from positive to high.  The same ‘Scale of Effects is used for both the assessment 

of the visual impact from publicly accessible viewpoints and from residential locations.  

Scale of Effects 

The ‘Scale of Effects’, for rating the overall visual impact of the proposed aquaculture facility 

from selected viewpoints, could range from no impact (nil) to a potentially positive visual 

impact.  Negative visual impacts are graded from negligible to high.   

Nil – there is no perceptible visual change.   

Positive – is a visual change that improves the outlook or view.  

Negligible – minute level of effect that is barely discernible over ordinary day-to-day effects.  

The assessment of a “negligible” level of visual impact is usually based on distance.  That is, 
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the proposed aquaculture facility would be at such a distance that, when visible in good 

weather, it would be a minute element in the view within a man-modified landscape or will be 

predominantly screened by intervening topography and vegetation.   

Low – visual impacts that are noticeable but that will not cause any significant adverse 

impacts.  The assessment of a “low” level of visual impact can be derived if the rating of any 

one of four criteria, that is visibility, distance, viewer numbers and landscape sensitivity, is 

assessed as low.   

Therefore, a development such as a aquaculture facility in a landscape which is man-modified 

and which already contains many buildings or other vertical elements may be rated as a low 

level of visual impact.  Similarly, if the distance from which it is viewed means that its scale is 

similar to other elements in the landscape it would also be assessed as a low level of visual 

impact.   

Medium – visual impact occurs when significant effects may be able to be mitigated / 

remedied.  The assessment of a “medium” visual impact will depend upon all four-

assessment criteria being assessed as higher than “low.” 

High – extensive adverse effects that cannot be avoided, remedied or mitigated.  The 

assessment of a “high adverse effect” from a publicly accessible viewpoint requires the 

assessment of all these five elements to be high.  For example, a highly sensitive landscape, 

viewed by many people for more than a fleeting glimpse, with the proposed aquaculture 

facility in close proximity, and largely visible, would lead to an assessment of a “high” adverse 

effect from the public domain.   

The assessment of a “high adverse effect” from a private domain viewpoint would require the 

aquaculture facility to be close to that particular viewpoint, make a major change to the 

existing landscape that most people would perceive as negative and be from a location that 

was a focal point in the location (for example, from an outside seating area, courtyard or 

internal lounge / dining area).  

An assessment of high visual impact does not necessarily mean that a proposal is 

unacceptable in planning terms, as there may well be a range of other factors that influence 

whether the proposal achieves an acceptable planning outcome.  

Photomontages  

Photomontages can assist in the assessment by illustrating the scale and location of the 

proposed aquaculture facility.   

This assessment is in part based on photomontages which typically show the changes in a 

60O horizontal field of view.  This horizontal field of view represents the central cone of view 

in which symbol recognition and colour discrimination can occur.   

The vertical field of view is between 10O - 15O.  The field of view of human vision is shown in 

Figure 11.   

Figure 11 Horizontal and Vertical field of view  

….    
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The figure above is based on a diagram within ‘Human Dimension and Interior Space’, Julius 

Panero & Martin Zellnik, Witney Library of Design,1979.  Similar data can be found in the 

more recent publication entitled ‘The Measure of Man and Woman, Revised Edition’, Henry 

Dreyfuss Associates, John Whiley & Sons, 2012. 

In landscapes, it is the horizontal field of view that is important if the photomontages are to 

represent the change in the landscape.   

Photomontages have been prepared by Orbit Solutions to assist in the assessment of the 

visual impact of the proposed aquaculture facility.  These photomontages are provided in a 

separate report prepared by Orbit Solutions.  Some of the images in this report are included 

in this assessment to aid reconciliation of the comments and assessment which were, in part, 

based on these visualisations.   

It is recognised that the small photographs and the A3 photomontages provided in the Orbit 

Solutions evidence, whilst technically accurate, are not perceptually accurate.  The A3 

images are clearer than the smaller images reproduced in the text of this report, as these are 

larger.   

A0 photomontages of the images with and without landscaping will be prepared to 

accompany this amended application and these provide a clear indication of the actual visual 

impact – these are perceptually accurate.   
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4. Landscape and visual impact 
assessment 
A selection of viewpoints (VP1-VP14) were assessed in the previous application.  This report 

is limited to those residential viewpoints which were of a concern to the Tribunal and which 

the amended plans were particularly designed to address.   

The visual impact of the amended aquaculture facility will be assessed from: 

• VP11 46 Beechwood View 

• VP12 42 Beechwood View 

• VP13 18 Wilkens Lane 

• VP14 8921 Princes Highway 

The location of the aquaculture facility and each of these viewpoints is shown in Figure 12.  

Figure 12 Viewpoint locations (Map source – Google Earth dated 4 February 2019) 
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The following section of this report will examine the potential visual impact from each of these 

viewpoints.  

VP11  46 Beechwood View 
Viewpoint 11 (VP11) is located at 46 Beechwood View and shares a common boundary with 

the subject site.  The existing house is orientated towards the subject site and the ocean and 

the location from which the photographs were taken is shown in Figure 13.   

Figure 13 46 Beechwood View - existing house 

 

For clarity the panoramic view has been divided into two images in Figure 14 and Figure 15. 

Figure 14 Existing view from house looking south east 
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Figure 15 Existing view from house looking south west 

 

The line on the left of Figure 14 is the Great South West Walk which connects to the entry of 

the Henty Way Caravan Park at the south east corner of the subject site.  The south west 

corner at Dutton Way is shown on Figure 15.   

Assessment of the original application  

Figure 16 shows the photomontage prepared by Orbit Solutions Pty Ltd.  

Figure 16 Photomontage of original development with landscaping (Source: Orbit Visualization, 

Drawing 5B.2) 

 

The assessment of this initial application found that the development of the proposed 

aquaculture facility would be a major change to this view as the foreground will changed from 

pasture to include the Grow Tank Area and other facilities.  For this reason, the visual impact 

from VP11 immediately after construction is assessed as High. 

Landscaping is proposed along the common boundary and once established this would 

reduce the visual impact slightly, but as this landscaping on the escarpment may be slow to 

establish, given its exposed location, the visual impact would remain High. 

Assessment of the amended application  

Figure 17 shows a photomontage of the amended application plans without landscaping. 

Figure 18 shows the proposed development after the establishment of the proposed 

landscaping.   
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Figure 17 Photomontage of amended development without landscaping (Source: Orbit Visualization, 

Drawing 1B.2, dated 28/02/22) 

 

Figure 18 Photomontage of amended development with landscaping (Source: Orbit Visualization, 

Drawing 1B.3, dated 28/02/22) 

 

It is clear in a comparison between the impact of the previous application (shown in Figure 

16)  that there is a major change in the level of visual impact of the amended application, 

even without landscaping.  The increased building setback and the articulation of the built 

form as well as the breaking up of the large roof form that was very evident in the previous 

application means that before landscaping the visual impact would be assessed as Medium. 

Medium is a rating that is given where visual impact occurs that may be able to be mitigated 

/ remedied.  The photomontage in Figure 18 clearly demonstrates that the visual impact can 

be mitigated  

However, once landscaping was established the visual impact would reduce to Low – 

Negligible.  The roof forms and associated buildings are subservient to the landscape and it 

is the landscape that is now the main feature of the view.  
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VP12  42 Beechwood View 
Viewpoint 12 (VP12) is located at 42 Beechwood View and similarly to VP11 the residential 

property shares a common boundary with the subject site.  The existing house is orientated 

towards the subject site and the ocean.  The location from which the photographs were taken 

is shown in Figure 19.   

Figure 19 42 Beechwood View - existing house 

 

For clarity the panoramic view has been divided into two images in Figure 20 and Figure 21. 

The escarpment screens the nearer slopes to the escarpment edge, however there is a clear 

view across the pasture to Dutton Way and the residential properties which parallel the coast.  

Figure 20 View from house looking south east 
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Figure 21 View from house looking south west 

 

The line on the left of Figure 20 is the Great South West Walk which connects to the entry of 

the Henty Way Caravan Park at the south east corner of the subject site.  The south west 

corner at Dutton Way is shown on Figure 21.  The land falls approximately 10 m from the 

patio area to the title boundary with the subject site. 

Assessment of the original application  

The development of the proposed aquaculture facility was assessed in the original application 

as a major change to this view as the foreground will changed from pasture to include the 

Grow Tank Area and other facilities.  For this reason the visual impact from VP12 of the 

original application was assessed as High. 

Landscaping was proposed along the common boundary and once established this would 

reduce the visual impact slightly, but as this landscaping on the escarpment may be slow to 

establish, given its exposed location, the visual impact would remain High. 

Assessment of the amended application  

It is clear in a comparison between the impact of the previous application and the amended 

application that there is a major change in the level of visual impact of the amended 

application, even without landscaping.  The increased building setback and the articulation of 

the built form as well as the breaking up of the large roof form that was very evident in the 

previous application means that before landscaping the visual impact would be assessed as 

Medium. 

Medium is a rating that is given where visual impact occurs that may be able to be mitigated 

/ remedied.  The photomontage in Figure 18 clearly demonstrates that the visual impact can 

be mitigated  

However, once landscaping was established the visual impact would reduce to Low – 

Negligible.  The roof forms and associated buildings are subservient to the landscape and it 

is the landscape that is now the main feature of the view.  
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VP13  18 Wilkens Lane 
Viewpoint 13 (VP13) is located at 18 Wilkens Lane and the residential property is 

approximately 200 m from the title boundary of the subject site.  Wilkens Lane is a ‘No 

Through Road’ servicing a small group of residential properties and accessed from the 

Princes Highway.  The existing house is orientated towards the ocean and directly overlooks 

the proposed solar farm towards the western edge of the proposed aquaculture facility.   

The location from which the photographs were taken is shown in Figure 22, which was at the 

highest point of the verandah that wrapped around the house.   

Figure 22 18 Wilken Lane - existing house 

 

For clarity the panoramic view has been divided into two images in Figure 23 and Figure 24.  

As mentioned previously, this house is located to the west of the subject site although the 

panoramic view does take in the lower portions of the subject site running along Dutton Way.  

Some of the site is screened by existing vegetation. 

Figure 23 View from house looking south east 
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Figure 24 View from house looking south west 

 

The line on the left of Figure 23 is the Great South West Walk which connects to the entry of 

the Henty Way Caravan Park at the south east corner of the subject site.  The south west 

corner at Dutton Way is shown on Figure 24.  The land falls from the verandah to the title 

boundary along which vegetation is established. 

Assessment of the original application  

The development of the proposed aquaculture facility, as assessed in the original application,  

acknowledged that the change to this view as part of the panorama will change from pasture 

to include the Grow Tank Area and particularly the solar farm and nursery.   

However this property is approximately 200 m from the south western title boundary of the 

subject site and is not orientated directly at the Grow Tank Area.  Also, existing vegetation 

screens some of the subject site and therefore will screen some of the proposed aquaculture 

facility.  For these reasons, the visual impact from VP13 of the original application 

immediately after construction was assessed as Medium. 

Assessment of the amended application  

The amended application plans have created large areas with landscape potential, along the 

shared boundary.  The change in built form, the articulation of the roof and the breaking up 

of building mass, as well as the removal of the solar farm from this common boundary, all 

decrease the potential visual impact when viewed from this property. 

For these reasons the visual impact of the amended application is assessed as Low, without 

landscaping and this would reduce as landscaping was established.   
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VP14  8921 Princes Highway 
Viewpoint 14 (VP14) is located at 8921 Princes Highway and similarly to VP11 and VP12 the 

residential property shares a common boundary with the subject site.  There are two dwellings 

on the property.  Closer to the Princes Highway is a small cottage which is let as a B&B. The 

second dwelling is closer to the coast.  This amended application assessment examines the 

visual impact from mthe dwelling closer to the coast.    

Viewpoint 14b is from the house which is located closer to the escarpment edge and is 

approximately 160 m from the northern face of the Grow Tank Area. The location from which 

the photographs were taken is shown in Error! Reference source not found., which was on 

the verandah.   

Figure 25 VP14b 8921 Princes Highway - existing house 

  

For clarity the panoramic view for VP14b has been divided into two images in Figure 26 and 

Figure 27.  As mentioned previously, this house is located to the west of the subject site and 

the panoramic view does take in the lower portions of the subject site running along Dutton 

Way and particular those elements of the proposed aquaculture facility that are towards the 

east, which includes the hatchery, nursery and solar farm.   

Figure 26 View from house looking south east 

 

VP14b location 
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Figure 27 View from house looking south west 

 

Dutton Way is visible in Figure 26 and Figure 27.  The south west corner of the subject site 

at Dutton Way is shown on Figure 27.   

The photomontages prepared by Orbit Solutions break the view into two components, the left 

and right side views, which are replicated below.  
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Figure 28 and Figure 29 show a view of the proposed development without landscaping. 

Figure 28 Photomontage of amended development without landscaping (Source: Orbit Visualization, 

Drawing 5A.2, dated 28/02/22) 

 

Figure 29 Photomontage of amended development without landscaping (Source: Orbit Visualization, 

Drawing 5B.2, dated 28/02/22) 
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Figure 30 and Figure 31 show a view of the proposed development with landscaping. 

Figure 30 Photomontage of amended development with landscaping (Source: Orbit Visualization, 

Drawing 5A.3, dated 28/02/22) 

 

Figure 31 Photomontage of amended development with landscaping (Source: Orbit Visualization, 

Drawing 5A.3, dated 28/02/22) 

 

Assessment of the original application  

Given the distance to the built form components the visual impact of the original application 

from this location at VP14 would be assessed as Medium to High immediately after 

construction.  

Proposed buffer vegetation, when established would screen views to the proposed 

aquaculture facility and therefore the visual impact after landscaping was established would 

then be assessed as Low.  
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Assessment of the amended application  

The amended application plans have created large areas with landscape potential, along the 

shared boundary.  The change in built form, the articulation of the roof and the breaking up 

of building mass, as well as the removal of the solar farm from this common boundary, all 

decrease the potential visual impact when viewed from this property. 

The landscaping shown on the photomontages is less dense than depicted on the landscape 

plans and would be more effective in screening this view.  

For these reasons the visual impact of the amended application is assessed as Low - 

Medium, without landscaping and this would reduce as landscaping was established.   
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5. Conclusion 
The immediate setting of the proposed aquaculture facility is within a rural residential area 

which contains both large residences of larger lots and smaller residential allotments, 

particularly along Dutton Way as well as open pastureland.  Although the subject site is 

predominately a rural landscape at present, the current zoning would imply that changes to 

the rural character of the subject site were envisaged by the planning scheme.   

Impact on publicly accessible viewpoints 
There are limited locations from which the proposed aquaculture facility could be seen from 

the Princes Highway either approaching or leaving Portland.  The impact on viewers using 

the Highway would be Negligible.  However, there are views from Dutton Way and the small 

local roads servicing the residential properties along Dutton Way.  These views are partially 

screened by existing vegetation and once the proposed landscape matures and reaches 

reasonably low heights of 4-5 m then the facility will be screened from these low-lying roads 

in the public domain.  

The assessment of the visual impact from those locations from which the proposed 

aquaculture facility is visible remain unchanged since the initial assessment which found that 

the visual impact on the public domain is assessed as Low – Negligible immediately after 

construction.   

Landscape mitigation from the public domain 

The visual impact after the landscape has been established is in no way diminished by the 

amended application plans.  Landscape mitigation by buffer planting which is proposed to run 

along the title boundary of Dutton Way as well as the common boundaries with the Great 

South West Walk is designed to effectively screen or filter views to the proposed aquaculture 

facility and once this buffer vegetation is established the visual impact from the public domain 

would reduce to Negligible.    

Impact on the private domain 

Views from houses located on the lower area adjacent to the site and to Dutton Way would 

be similar to the views from the public domain discussed previously.  Views from these 

low-lying residential properties would be assessed as Low – Negligible after construction 

and Negligible, once the proposed landscaping matured.  This finding in the original 

application was agreed to by the panel and remains unchanged.  

The situation between the initial application and this application is different for those 

properties on the escarpment above the proposed aquaculture facility.  Now that the form 

and massing of the buildings have been amended, the visual impact from these elevated 

properties, where they are located on or close to the escarpment edge, will be reduced from 

that assessed in the original application.  

The amended application plans show that the visual impact after construction for these 

elevated properties on the escarpment edge has been assessed as Medium after 

construction.   

Landscape mitigation from the private domain 

The changes to the built form, the layout and the increased separation distance as well as 

the planting corridors that break up the Grow Tank areas mean that is effective in reducing 

or eliminating the visual impact from these elevated viewing locations.  Therefore once the 

landscape has established the overall visual impact would reduce to Low to Negligible.   
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Landscape Concept – Drawing LS03, Rev B 

 


