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Appendix 12.1: Methodology

12.1.

12.1.1.

12.2.

12.21.

1222

1223

Introduction

Landscape and visual assessment involves a combination of quantitative and qualitative considerations
within a framework that allows for structured, informed and reasoned professional judgment. The
Guidelines for Landscape and Visual Impact Assessment (GLVIA), Third Edition, forms the current
nationally recognized professional guidance tool. The GLVIA reflects current legislation and professional
experience over many years of undertaking landscape and visual assessments. This methodology
follows the principles recommended within GLVIA Third Edition as part of the assessment process.

Criteria and Categories: Townscape

The assessment includes a description of the existing townscape elements including: layout, structure
and urban grain; scale, size and massing; appearance and aesthetic quality, a natural features, and
provides an assessment of the effects of the development. An assessment of effects on the site itself is
made predominantly in relation to change/loss of the individual townscape features including: landform;
vegetation; built form; free standing built structures; land use; and public access.

In determining the significance of effects on the townscape, sensitivity is determined for each: landscape
feature within the Site; and townscape character area that would be affected. This is combined with the
magnitude of change arising from the proposed development to determine the significance of effect. The
criteria and categories used to determine the effects on townscape, are set out below.

Townscape Sensitivity (The Nature of the Receptor)

This in part is based on the value of the receptor. This includes aspects such as: quality / condition;
townscape fabric and rarity; scenic quality; heritage and cultural interest; and perceptual aspects.

Table 1: Value of Townscape Receptor

Value of Criteria

Townscape
Receptor

Very High |Character: Areas with international designations, i.e. World Heritage Sites. A
townscape that contains a significant presence of nationally important heritage assets
or that otherwise indicates a very high heritage value. Very high value may
occasionally exist in townscapes with no such designation, where an area is of
particular high sensitivity or international or national rarity.

Features: form a very important contributory element of the townscape, that have
particular historical or cultural reference, or are distinctive or rare and typically of good
condition.

High Character: Townscape Character Area of being of high sensitivity e g. good condition
and/or strong strength of character or of particular local value. The presence of
nationally important heritage assets or designation i.e. Conservation Area.

Features: form an important element of the townscape and a major contribution to the
character of the townscape. Features play an important role in the local visual and
amenity of the area, are typically of good condition and likely to be of historical or
cultural relevance to the locality.

Character: Townscape Character Area is identified as medium sensitivity, having a
moderate condition and/or strength of character. The townscape likely to exhibit
some damage or deterioration but may have some individual features of local rarity or
value.

Features: forms a notable feature in the townscape, but does not form a particularly

Medium
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1224.

12.2.5.

Value of Criteria

Townscape
Receptor

strong or important characteristic. Alternatively, the feature is an intrinsic element of
townscape but is in poor condition. Feature likely to contribute some value to the
visual and amenity aspect of the locality and/or provide some relevance to the
historical or cultural context of the townscape.

Character: Townscape Character Area is identified as having low sensitivity, having a
poor condition and/or weak strength of character. Townscape will typically illustrate
clear indication of damage, deterioration, and limited visual cohesion. The townscape
is likely to have limited heritage or cultural value or has notably deteriorated.
Features: forms an intrusive element that is unlikely to be valued or provides a limited
contribution to the character and local visual and amenity value. The feature may be
of such poor condition that it has lost its ability to contribute effectively to the
character of the townscape. It is likely that the feature has little historical or cultural
relevance.

Low

‘Susceptibility to change’ assesses the relative ability for the townscape to accommodate the changes
that would result from different types of development. This is an integral element of the townscape, but
one that can only be judged in the context of the generic type of development being proposed. However,
it is not necessary to understand the specifics of the development to make this judgement and thus
susceptibility to change can be considered as part of the baseline assessment. Susceptibility to change
will, in part, relate to the features and characteristics displayed within the townscape character area: the
relative extent of enclosure and openness; the presence of similar development within or adjacent to the
townscape character area; condition/quality; and the ability to meet townscape planning policies and
strategies.

Table 2: Townscape Susceptibility to Change

Susceptibility ~ Criteria

to change

A very limited ability of the townscape to accommodate stadium and mixed use
development. Feature particularly susceptible to change from a stadium and
mixed use development.

A fairly limited ability of the townscape to accommodate stadium and mixed use
development. Feature often susceptible to change from stadium and mixed use
development.

A moderate ability of the townscape to accommodate stadium and mixed use
development. Feature likely to have some susceptible to change from stadium
and mixed use development.

A well-defined ability of the townscape to accommodate stadium and mixed use
development. Feature has little susceptible to change from stadium and mixed
use development.

Very High

High

Medium

Low

These two aspects of susceptibility to change and value are combined to create an overall judgement of
sensitivity as follows.

Table 3: Townscape Sensitivity Matrix

Criteria

Susceptibility

Very High | High Medium Low
Very High | High High Medium
High High Medium Medium
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Medium High Medium Medium Low

Low Medium Medium Low Very Low

Magnitude (The Nature of the Effect)

12.26. The magnitude of effect of the Development on each of the townscape character types or areas was
assessed on the basis of three factors: ‘size or scale of change’, ‘geographical influence’ and
‘duration and reversibility’, which are combined to provide an overall judgement of magnitude.

12.27. The size or scale is based on the following professional judgement and site based assessment.

Table 4: Townscape: Size or Scale of Change

Size/Scale of Criteria

Change

Very High The proposals constitute a very major change to the feature or key characteristics
and attributes of the townscape character area, resulting in total loss or
permanent alteration to existing townscape features and forming a dominant new
feature in the townscape.

High The proposals constitute a major change to the feature or key characteristics and
attributes of the townscape character area, resulting in major loss or permanent
alteration to existing townscape features and forming a prominent new feature in
the townscape.

Medium The proposals constitute a noticeable change to the feature or key characteristics
and attributes of the townscape character area, resulting in a conspicuous loss or
alteration to existing townscape features and forming a new feature in the
townscape.

Low The proposals constitute a minor change to the feature or key characteristics and
attributes of the townscape character area, resulting in limited loss or alteration to
existing townscape features and forming a minor new feature in the townscape.

Negligible The proposals constitute little discernible change to the feature or key
characteristics and attributes of the townscape character area, resulting in no
loss or permanent alteration to existing townscape features and forming a barely
discernible new feature in the townscape.

1228 Geographical influence determines the extent of the Townscape Character Area affected by the
proposed development.

Table 5: Townscape: Geographical Influence

Geographical Criteria
Influence
Very High Effects experienced over an extensive area of the feature or townscape

character area, where this is likely to have a very prominent effect for most or
all of townscape character area.

High Effects experienced where changes would occur over large parts of a feature
or townscape character area.

Medium A moderate extent of a feature or townscape character area is affected.

Low Effects limited to a localised area and small proportion of the overall feature or
townscape character area.

Very Low Effects limited to a very restricted extent, sufficient that there is little
discernible influence on the feature or character of the townscape character
area.
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12.29. Magnitude is also affected by duration and reversibility, as set out below:

Table 6: Townscape: Duration and Reversibility

Duration &

Reversibility

Very High Long term (over 30 years) and very difficult to reverse

High Medium term (10 to 30 years) and very difficult to reverse or long term (over 30
years) and potential to reverse

Medium Medium term (10 to 30 years) and potential to reverse or short term (1 to 10
years) and very difficult to reverse or long term (over 30 years) and fully
reversible

Low Medium term (10 to 30 years) and fully reversible or short term (1 to 10 years)
and potential to reverse

Very Low Short term (1 to 10 years) and fully reversible

12.2.10. The three aspects of magnitude are combined based on professional judgement, with greater weight
being given to scale/size of change, into one of the following categories: Very High, High, Medium, Low
or Negligible or No Change where there is no effect.
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Significance of Effect

12.2.11. On the basis of the above the following categories of significance of effect for townscape change are

identified.

Table 7: Significance of Effect on Townscape

Criteria Sensitivity
Very High
Substantial Substantial Major Moderate Moderate
Substantial Major Moderate Moderate Minor
Major Moderate Moderate Minor Minor
Moderate Moderate Minor Minor MNegligible
Moderate Minor Minor Negligible MNegligible

12.2.12. For the purposes of this assessment, effects that are considered fo be ‘significant’ i.e. those of greatest
consideration in determining a planning application, are those that create a Substantial or Major
significance of effect, whether beneficial, neutral or adverse.

12.3. Criteria and Categories: Views

12.3.1. In determining the significance of effects on views, sensitivity is determined for each visual receptor that
would be affected and combined with the magnitude of change arising from the proposed development.
The criteria and categories used to determine the effects on views, is set out below.
The Nature of the Receptor (Sensitivity)

12.32. The sensitivity of views is considered in relation to the person experiencing the view. This in part will be

based on the value that the receptor places on the view. This is considered on a collective basis, so will
be influenced by the extent to which it is publicised, relative noteworthiness i.e. clearly defined view or
vista that is distinguished from other views, and the extent to which the view is utilised or enjoyed.

Table 8: Value of View

Criteria

Value of

view
High

Views from publicised vantage points and of regional and sub-regional value.
Tourist attractions, statutory heritage asset with a specific vista. Particularly
noteworthy public views from national trails. Windows from residential properties
specifically designed to take advantage of a particular view.

Medium Locally known or valued viewpoints. Views from promoted public rights of way or
clear evidence of regular use and areas of informal open space. Views from main
residential living space. Panoramic view, vista or other noteworthy view from active
recreation areas or transport routes.

Low View is not publicised and/or that there is relatively limited evidence of being

regularly used. Visually degraded locations. View from commercial properties.
Views of little noteworthiness from areas of active recreation or transport routes.
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12.3.3.

12.34.

12.3.5.

Tottenham Hotspurs Property Company Ltd

The ‘susceptibility to change’ of the visual receptor will vary depending on the activity or use of the
particular location and the extent to which the view is an important aspect of the activity or use. The
following criteria are used to determine susceptibility to change:

Table 9: Susceptibility of Visual Receptor to Change

Susceptibility of  Criteria

visual receptor

to change

High Residential properties. Areas of open space where informal recreation is the
main activity e.g. country parks and public open space. Users of public rights of
way. Recreational activity where the primary enjoyment comes from the view.
General views from heritage assets or atiractions.

Medium Areas of outdoor sport or active recreation where appreciation of views forms
part of the experience e.g. golf courses; pedestrians using footways/pavements
along roads; vehicular users and cyclists on roads; and rail passengers.

Low Areas of active sport or play where the view does not form part of the

experience e_g. football, rugby, play equipment. Commercial premises and
areas of employment, where the view has limited value in relation to the activity
being undertaken. There may be specific locations where buildings and the type
of employment has been designed to enhance the quality of working life, in
which case a higher level sensitivity would be applicable.

These two aspects are combined to create an overall judgement of sensitivity as follows:

Table 10: Visual Sensitivity Matrix

Criteria Susceptibility
High
High Very High | High Medium
Medium High Medium Low
Low Medium Low Very Low

The Nature of the Effect Likely to Occur (Magnitude)

The magnitude of effect of the Development on each view was assessed on the basis of three factors,
‘size or scale of change’, ‘geographical influence’ and ‘duration and reversibility’, which are
combined to provide an overall judgement of magnitude. The size or scale is based on the following
professional judgement and site based assessment.
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Table 11: Visual: Size or Scale of Change

Sizefscale

Criteria

of Change

Very High

The proposed development would become the most dominant feature in the view and
that completely contrasts with the other existing features in the view. The contrasting
features of the development would be fully visible.

High

The proposal development would constitute a major change to the view, forming a
prominent new feature in the view that noticeably contrasts with other existing
features in the view. The development would be predominantly visible.

Medium

The proposals development would form a noticeable change to the view, forming a
conspicuous new feature in the view that partially contrasts or harmonises with other
features in the view. The contrasting features of the development would be partially
visible.

Low

The proposal development would constitute a small change to the view, forming a
minor new feature in the view that largely integrates with its surroundings with little
discernible change. This could also be a result of being a glimpsed or filtered view
through vegetation and/or at some distance relative to its scale.

Very Low

The proposed development would be a barely discernible change to the view, which
could e g. be due to a very filtered view through vegetation or considerable distance
relative to scale.

123 6. Geographical extent determines how far the effect would be experienced. The wider the geographical
effect, the greater magnitude of change.

Table 12: Visual: Geographical Influence

Geographical

Influence

Criteria

Very High The development effects all or nearly all of the view and forms the primary focus of
the view to the extent that it is overwhelming. It is likely that the view is within the
Site or very close to the Site.

High The development effects a large extent of the view and at the centre of the view_ It
is likely that the view is close to the Site or possibly in the Site.

Medium The development effects a moderate extent of the view and lies near the centre of
the view or at a slightly oblique angle. It is likely that this is a localised view.

Low The development effects a small extent of the view and and/or at a moderately
oblique angle. It is likely that the development is in the mid-distance of the view.

Very Low The development effects a very small extent of the view and and/or at a very oblique
angle. It is likely that the development is in the far distance of the view.

12.3.7. Magnitude is also affected by duration and reversibility, as set out below:
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Table 13: Visual:

Duration and

Reversibility

Duration and Reversibility

Criteria

Very High Long term (over 30 years) and very difficult to reverse
) Medium term (10 to 30 years) and very difficult to reverse or long term {over 30
High years) and potential to reverse
Medium term (10 to 30 years) and potential to reverse or short term (1 to 10
Mediiin years) and very difficult to reverse or long term (over 30 years) and fully
reversible
Medium term (10 to 30 years) and fully reversible or short term (1 to 10 years)
Low and potential to reverse
Very Low Short term (1 to 10 years) and fully reversible

12.38. The three aspects of magnitude are combined based on professional judgement, with greater weight
being given to scale/size of change, into one of the following categories: Very High, High, Medium, Low
or Negligible or No Change where there is no effect.

Significance of Effect

1239. On the basis of the above, the following categories of significance of effect for visual change are

identified.

Table 14: Significance of Effect on Views

Criteria

12.3.10. For the purposes of this assessment, impacts that are considered to be ‘significant’ i.e. those of greatest
consideration in determining a planning application are those that create a Substantial or Major
significance of effect, whether beneficial, neutral or adverse.
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Appendix 12.4: Viewpoint Descriptions and Sensitivity

Note: Viewpoints typically represent the local geographical area beyond the viewpoint and number of different
receptor types. The selected viewpoint typically provide the worse-case scenario for a given location, and thus will
usually be the same or less. The table also indicates where residential and commercial properties lie adjacent to the
viewpoint, but due to the constrained and oblique view that would occur from windows, the direct view provided by the
viewpoint would not be representative of the view from the window. Nevertheless, the view can be used as a
reference, but with the knowledge that the views from these properties would much less effected or not all.

Receptor Type

Description

Visual Sensifivity: Value

Susceptibility to Change from
stadium & mixed use devs.

Visual Sensitivity:

Overall Visual Sensitivity

Alexandra Recreational | Panoramic view over North London. The view is composed of | High High High
Palace Way, |Userof a very extensive urban conurbation that extends fo the very
to the south- | Metropolitan | distant horizon, emphasising the sheer size of Greater London.
east of Open Space |Much of the built form seen is composed of relatively low
Alexandra (Adipcent to | residenfial buildings, but is regularly punctuated with much
Palace Grade |l listed | taller residential and commercial fower blocks, including
buildng and | dusters within Central London. Mature trees within the local
Conservation | setting of the adjacent open space, help to break up the urban
Area) mass experienced by the viewer. The overall sense
expenenced by the viewer is defined by the extensive sweeping
nature of the view and compaosition of elements, rather than any
ndividual elements within the view.
Parliament Recreational | Elevated location within popular and regulary used area of |High High High
Hill, lying User of pubkc open space. Wider panoramic views are possible fo the
within the Metropolitan |east and south, extend beyond the wview shown in the
southem part | Open Space | phoiograph. The view is expenenced from the highest point of
of Hampstead the hill locking north-east towards the site. The view is
Heath composed of the sweeping grassland within the foreground,
extending to the lakes in the local valley at the foot of the hill,
with associated mature trees and woodland. Beyond, the land
nses to form the adjacent hill on which the suburbs of Highgate
and Upper Finsbury have established. Much of the built form is
relatively low density residential development, predominantly of
two to three storey properties, with intervening trees and other
vegefation.  Church spires and the Alexandra Palace
transmitter mast, break the skyline, giving character and
providing features of interest The overall sense is of an
attractive parkland setting with panoramic views, which include
views of leafy suburban parts of London.
Royal Recreational | Very distinctive and panoramic view over cenfral London. The |High High High
Observatory, |User of mmediate foreground is composed of the parkland setting of
Greenwich Metropolitan | Greenwich Park, with regularly managed grassland. Rows of
Park (and Open Space | mature trees frame the view towards the Greenwich Mantime
Metropolitan | (Adjacentto |buildings. The setfing of these buildings on the River Thames
Open Space) | Grade | Listed | and the distinctive nature of the architecture, create a focal
Buildings and | feature in the view. The combination of the aforementioned
World attnbutes, clearly onentates the viewer to views to the north.
Heritage Site) | Defining this setting, and forming a backdrop are the very
dstinctive tower blocks of the Docklands within Central London,
forming visually dominant features on the skyline. Away from
the central vista, many other lower tower blocks characterise
the view. The chimney stacks of Greenwich Power Station and
the disfinctive wide spreading dome of the 02 Arena form
identifiable and distinctive features in the view.




Receptor Type

Visual Sensitivity: Value

Susceptibility to Change from
stadium & mixed use devs,

Visual Sensitivity:

Overall Visual Sensitivity

Resident, The viewpoint is set to the west of Alexandra Palace, at the High High
Lordship Lane | User and cenfre of the suburb of Wood Green, at a main intersection.
and High Worker at This can be a busy thoroughfare for both wvehicular and
Road, Wood |Commercial |pedestnan traffic, with much actiity at certain times of the day.
Green Premises, and | The view is defined by this activity and the surrounding built
Road lser forms that enclose the view and direct it down Lordship Lane.
The main built features of the view are the Wood Green
Undemground Station, Barclays Bank and the adjacent glass
elevated Hollywood cinema, which frame the view down
Lordship Lane. Built form extends down Lordship Lane, with
ground floor shop frontage and two upper storey residential
elements, which soon become two sforey residential properties.
Westem edge | Informal and | The Lordship Recreafion Ground compnses an expanse of | Medium |High High
of Lordship active relatively flat, open mown grass. The boundanes of the open
Recreation recreation space are defined by bult development and are mainly
Ground user of public | composed of the sumounding two storey residential properties,
(Significant open space | of smilar character and form. To the right are the utilitanan
Local Open designed high and mid-nse residential blocks, which constitute
Land) part of the Broadwater Farm development.
Forest Lane |Road user The dominant visual elements within the view are of the |Low Medium Low
Bridge canalsed nver, the indusinal units of Ferry Lane Industrial
Crossing of Estate along the east banks of the nver, and the embankment
River Lea of High Maynard Reservoir. Trees and scrub are evident
beyond the reservoir, with the top of the existing stadium, just
discemible as a feature on the honzon.
Public Walker The foreground is composed of semi-mproved grassland, with | Medium | High High
Footpath, tall grasses and ruderals. Tree belis and scrub define the
Tottenham mnterface with the adjacent railway structure, including the large
Marshes warehouse, signal box, lighting columns, and a footbridge
crossing.  The most distinctive features are a fall mast within
the railway yard, a chimney and the lange industnal (Metronet)
units. There is litle prominent ewvidence of the urban
conurbation of Tottenham beyond this, except for the tall
residential fower blocks of Stella House and Kenneth Robbins
House, with the latter forming the more prominent feature.
Lower buildings and street lights are discernible as glimpsed or
broken views through the vegetation along the raillway. The
view is fairly unremarkable in terms of its quality and wvisual
interest, and rather blighted by the presence of the features
associated with the milway.
Eastem End |Road user Residential street scene, with two storey residential terraced | Low Medium Low
of Park Lane |(views from | properties, with bay windows, forming one side, and five storey
adjoining residential blocks on the opposing side. The effect creates an
residential unbalanced appearance, reflecting the boundanes of different

properties are
not
representative
of the
viewpoint,
being largely
very oblique
ViEWS or
obstructed by
other
buildings)

townscape characters. Mature sireet frees help unify the view
and form distinctive features in the view, particularly when in
leaf, when it partially screens the existing stadium. The South
Stand of the stadium forms a clearly evident feature truncating
the view at the end of the street. The form and architectural
siyle of the stadium is clearly different in character to the rest of
the elements within the street scene, and thus forms a notable,
though adverse, focal point in centre of the view.






