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3.0 THE SITE, CURRENT AND EMERGING CONTEXT (CONTD.)
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Fig. 3.18: Map showing the surrounding cumulative development considered in this report. Plot 3 is shown in dark green;Plots 4,5 and 6 are shown in light green (source: Miller Hare). The numbers
correspond to those in the full list of cumulative schemes as set out in Appendix 2.2 of ES Volume lIl.
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The reconsideration of the Hotel scheme at Plot 3 arises by virtue of a number of factors,
among them the recognition that the building position holds a landmark potential, the
opportunity, with fresh architectural thought, to make a design more worthy of landmark
status, while meeting new building regulations. The aim therefore is to produce a better
building from these three factors. The need for greater floorspace to accommodate the last
factor also beneficially increases the height while reducing the length, giving the building a
stronger presence in the context of the remaining elements of the Development, and thus
better fulfilling its role as a landmark.

Plot 3 of the Site is long and narrow in a north/south direction. The consented hotel scheme,
therefore, had broad dimensions seen from the east and west. The amended proposals for
the hotel is considerably less broad and divided into two planes at an angle. Together with
the building’s increased height there arises an improvement in its elegance and verticality.
The building’s considerable height remains, however, of a large scale. The architects have
devised a design which deals with the factor of scale in an effort to better integrate it
into its context. This is achieved by a substantial vertical articulation between two planes
and an extension of the planes beyond the enclosed internal space to form ‘blades’. These
both soften the overall form and allow a characterful profile of two stepped angles. These
appear both at the top and where the building narrows with a ‘horizontal’, though angled,
articulation near the top.

The expressed vertical blades, which are expressed with vertically emphasised mullions
between window bays, together with the glazed surface providing a light colour, meet a
further articulated element at the base which has a more earthy colour derived from the
High Road frontage cast metal buildings. It contrasts with the blades, appearing more solid
both in colour and in its rigorously expressed texture, verticality being further expressed
with continuous, deep vertical fins.

The composition of the building, of base, middle and top, being expressions of a change
in plan that reduces in form as the building rises, together with the vertical articulations,
provide scaled devices which relate the building to its context while also maintaining a
strong landmark characteristic. Views from the west, in particular from residential areas and
from the very few views available from landscaped spaces, such as the cemeteries and Bruce
Park, will generally experience the building as four articulated planes with a rising profile.
Closer views will then reveal the lower element which roots the building into its context.

Views from the north and south, the latter being more prevalent, have a different character
owing to the building’s pronounced slenderness. From here the ‘blades’ are experienced
as slender edges to very narrow ‘ladder-like’ balcony expressions, their horizontal form
balancing the strident verticality. The east and west faces are seen at a very acute angle,
appearing light in colour and more solid on account of the extended mullions. The base
appropriately wraps around the southern element so that the whole composition is of three
overlapping vertical elements.

Figures 4.12 to 4.14 provide a comparison from both the west and the south showing the
improved proportions of the building.

Such is the high quality of the concept and the detail that, as well as creating a legible
wayfinding landmark, wherever it is seen from within townscapes or landscapes it is a
beneficial addition to the area.

I

LY

! |

Fig.4.1:

CGlI showing the proposed Hotel’s distinct vertical planes that provide landmark qualities. The lower plane of earthy hue integrates aesthetically with the existing
perimeter Stadium buildings. The main tower planes exhibit a lightness which relates to the light panels which clad the Stadium.
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Fig.4.2: Proposed ground floor plan.

Fig.4.4: Proposed typical floor plan for levels 14-18.

Fig.4.3:

Fig. 4.5:

Proposed typical floor plan for levels 2-10.

Proposed floor plan for level 26.
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Fig. 4.6: Proposed west elevation. Fig.4.7: Proposed south elevation. Fig.4.8: Proposed east elevation. Fig.4.9: Proposed north elevation.
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Fig. 4.10: CGlI of proposed Hotel at Plot 3 seen together with the illustrative design for Plots 4 and 5. Fig.4.11: Proposed diagrammatic section showing the Hotel at Plot 3 and its relationship to the consented Plots 4 and 5.

Fig.4.12: Comparative contextual elevations of the approved scheme (left) and the proposed scheme (right).
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OVERLAY OF APPROVED AND AMENDED SCHEME FORTHE NDP HOTEL AT PLOT 3
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Fig.4.13: Rendered View 5 from Brereton Road (see section 7) showing the proposed amendments to the Hotel at Plot 3, with the consented Fig.4.14: View 20 from the High Road looking north (see section 7) showing the proposed amendments to the Hotel at Plot 3, with the consented
hotel scheme overlaid in green wireline for comparison.Also partially visible, behind the consented hotel are the Residential Buildings on hotel scheme overlaid in green wireline for comparison.The green wirelines to their right show the consented outline scheme for Plots
Plot 5.The Extreme Sports Building on Plot 4 will be fully hidden (shown in green dotted line). The yellow outline to the left represents 4 and 5 i.e the Extreme Sports Building and the Residential Buildings (Miller Hare).

the consented High Road West (Lendlease Scheme) (Miller Hare).
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DEMOLITION AND CONSTRUCTION EFFECTS

Introduction

The Site is located within the London Borough of Haringey, in Tottenham
which comprises the completed and operational parts of the Consented
Scheme, namely the Stadium (Plot 1) and Tottenham Experience (Plot 2).
Plots 3-5 are to the south of the Stadium and are largely vacant other
than some temporary lightweight structures. Plot 6 is to the north-east
of the Stadium and is also vacant. There will therefore be no significant
demolition works; however due to its central urban location, any subsequent
construction works will potentially affect the visual amenity of a number of
people who live or work in the area.

According to the schedule used in the ES Chapter 5: Construction, Phasing
and Implementation, and construction phase works are expected to
commence in Q2 2024. The construction period is likely to span 4 years, from
Q2 2024 to Q2 2028. The Site is not considered likely to be fully operational
until Q3 2028, which is the year on which the operational assessments in
sections 6 and 7 of this TVIA are based.

Potential effects of the Development

The normal activities involved during construction phases can have visual
effects on the setting of nearby heritage assets and the quality of the
surrounding townscape. These include:

. Transportation of heavy machinery and material to and from the
Site;
. Ground excavation works, including excavation of basements and

construction of foundations;

. The erection of infrastructure needed for construction, including
scaffolding, fixed tower cranes, mobile cranes, site lighting,
temporary site offices and facilities, etc.; and

. The construction of new buildings.

The construction effects would vary according to their temporary nature and
some operations may have more perceptible effects than others. Unlike the
operational effects assessed in sections 6 and 7, which are considered to be
permanent, the effects during the construction phases are considered short-
term and temporary. The assessments are, therefore, broader and apply to
both townscape and visual receptors, taking into account all elements of the
townscape.

The significance of construction effects is related to the scale of the
development being built and the consultancy has therefore extrapolated
from the AVRs in section 7, which show the Development, including the
amended proposals for the Hotel at Plot 3, in existence and operation,
to judge the likely effects that will arise from the visibility of machinery,
equipment, building cores and infrastructure during construction.

5.6

5.7

5.8

5.9

Being in a dense urban environment, visible construction practices would
generally be seen in combination with existing buildings or other townscape
features. The visual receptors (people) experiencing them are not likely to
consider them incongruent or totally unfamiliar to the urban context. It is
recognised that some viewers may even enjoy observing the construction
process and the machinery used for it. Unlike completed buildings of high
architectural quality, however, for EIA purposes construction effects are
more likely to be of an adverse nature and can vary from negligible or no-
change, to minor, moderate, and in some cases, major significance.

The effects are likely to vary according to the distance between the receptors
and the Site, with those receptors located closer to the Site more exposed
to a higher visibility of machinery and infrastructure (e.g. scaffolding around
the lower buildings under construction) and likely to have a larger effect
than those located at a greater distance (where the visibility is limited to the
taller elements on Site, owing to occlusion from other townscape elements).
The following assessments are therefore organised according to receptors
located at close, medium and long distances from the Site. The construction
effects would vary owing to their temporary nature and some operations
may have more perceptible effects than others. The assessments presented
here are based on a worst-case scenario when construction activities are at
their peak. The effects are applicable to townscape receptors (e.g., character
areas as identified in section 6) and visual receptors (as identified through
townscape views in section 7).

Effects on townscape and visual receptors

Construction effects on townscape and visual receptors are considered
together because of the significant overlap between the two, and as the
changes within the townscape are experienced primarily in a visual way. The
below assessments refer separately to effects on both views and townscape
character areas.

Close distance effects

In the absence of mitigation, the likely effects of construction-related
practices on closer townscape views namely Views 7, 22 and 25 (see section
7), where most infrastructure would be visible, would be temporary, of a
moderate to major and adverse in nature.

The effects would also apply to the ‘permeability and legibility’ aspect of
nearby townscape character areas located within and in close proximity
to the Site namely the North Tottenham and the High Road/ Fore Street
Character Areas. These would also be temporary and of a moderate and
adverse in nature.

Medium distance effects

The likely effect on townscape views further from the Site namely, Views 5,
5N, 6, 19, 20, 20N, 21, 23 and 24 (see section 7) and where cranes and the
construction of mid to upper levels will be visible, would be temporary, of a
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minor and adverse in nature.

This would also apply to townscape receptors located at a medium distance
from the Site, i.e., the ‘massing and scale’ and ‘legibility’ aspects of more
distant areas within the North Tottenham and the High Road/ Fore Street
Character Areas, but to a much lesser extent than close distance effects,
resulting in temporary minor and adverse effects.

Long distance effects

The likely effect on long distance views namely Views 1 to 4, 8 to 18, and
26 to 29 (see section 7), located at a distance from the Site, where only tall
cranes and the top sections of the buildings are likely to be visible, would be
temporary, of a negligible to minor and neutral in nature.

Long distance townscape receptors, such as the Bruce Castle/ Tottenham
Cemetery Character Area, would not be affected by construction activities
on the site.

Mitigation Measures and Residual Effects

According to industry best practice, the applicant will develop and implement
a Construction Environmental Management Plan (CEMP), setting out the
standards and procedures to be adhered to during construction, in order to
manage the associated short term environmental effects. The mitigation of
potential construction effects would follow industry best practice construction
standards, such as the use of appropriate hoarding. The use of measures
such as high-level screening to hide the visibility of equipment above
rooflines or trees is not proposed, as this can be more visually obtrusive
than the equipment itself. Site lighting would be designed to minimise light
pollution on the surroundings of the Site, using light sources of the minimum
intensity required and ensuring that light is only in use where needed.

The mitigation measures set out here are likely to have the greatest
effect in views from areas closer to the Site, where hoarding would screen
views of the construction activities related to the lower elements of the
Development. In such cases, the potential residual effects of construction
on closer townscape views could be reduced from ‘moderate to major’ and
‘adverse’ to a minor to moderate significance and adverse nature. The
residual effects of construction activities on medium distance townscape
views would remain minor and adverse and on long distance views would
remain negligible to minor and neutral in nature.

Unlike visual receptors, the residual effects on townscape receptors are not
affected by these mitigation measures.
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INTRODUCTION

Introduction

6.1 The completed parts of the Development represents a change in density,
height and character of the built elements on the Site. This is considered
in detail in section 3 of this report and is not repeated here. This section
considers the existing townscape character of the area surrounding the Site,
and the effects of the Development on townscape receptors within those
‘character areas’.

6.2 The methodology, as presented in section 2 under ‘Townscape Assessment
- Baseline’, sets out the consultancy’s criteria for selecting the townscape
receptors to be assessed. In this case, character areas surrounding the Site
are identified and assessed in detail, in terms of their architecture, mass &
scale, permeability & legibility, urban grain, and landscape. The study area
for the townscape assessment includes the Site and its wider context at
750m radius from its centre. The following documents have been considered
to understand the urban character of the study area:

- London Borough of Haringey’s ‘Urban Character Study’ published in
2015;

- LB Haringey, ‘Tottenham High Road Historic Corridor, Conservation
Area Character Appraisal’, 2009;

- Urban Practitioners’ ‘Enfield Characterisation Study’ prepared for the
London Borough of Enfield (LBE) in 2011; and

- The ‘Townscape and Visual Impact Assessment’ (TVIA) report prepared
by the consultancy in May 2021 for the planning application for the
redevelopment of The Goods Yard and The Depot sites (application
reference: HGY/2021/1771), which has now been consented.

6.3 LBH’s ‘Urban Character Study’ identifies 11 recognisable neighbourhoods
(Fig 6.1). The Site falls within the ‘North Tottenham’ neighbourhood. The
diagram at Fig 6.2 shows the building heights in the ‘North Tottenham’
neighbourhood as identified in 2015, prior to the recent permissions for tall
buildings for the High Road West (Lendlease Scheme), to the west of the
Site; The Goods Yard and The Depot Scheme, to the north-west of the Site;
and, the Consented Scheme on the Site itself.

Fig. 6.1:
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Map extracted from LBH’s Urban Character Study showing the || neighbourhoods
identified by the Council. The approximate position of the Site is shown with a black
dot, within the ‘North Tottenham’ neighbourhood.

The 2021 TVIA for The Goods Yard and The Depot consented scheme
established three character areas within the study area, based on LB
Haringey’s and LBE’s characterisation studies; a combination of land use,
built form, layout and vegetation; and conservation areas’ boundaries.
This approach is in accordance with the consultancy’s methodology and,
therefore, these three character areas have been considered in detail in
this section. They are listed below. The Site, including Plot 3, falls within
character area 2.

1) North Tottenham
2) High Road/ Fore Street
3) Bruce Castle/ Tottenham Cemetery

Their extent can be seen in the map at Fig 6.3 that illustrates the study area
considered for the townscape assessment.

Fig. 6.2:
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0-12 metres - low rise
12-21 metres - mid rise
21-39 metres - mid to high rise

39 metres plus - high rise

Map extracted from LBH’s Urban Character Study showing the building heights
within the ‘North Tottenham’ neighbourhood as identified in 2015, prior to the
recent permissions for the redevelopment of nearby sites, specifically the High Road
West (Lendlease Scheme) and The Goods Yard and The Depot Scheme. The NDP
Site is outlined in red and the location of Plot 3 is shown with a red dot.

The effects on surrounding townscape receptors assessed in this section are
of ‘operational effects’, i.e., at the end of the development process when the
buildings proposed are completed. The assessments of the effects arising
during demolition and construction are set out separately in section 5 of this
TVIA.

For each defined character area, the assessments are structured as follows:
(i) the existing urban characteristics of the character area are identified; (ii)
the likely effects of the completed Development on the urban characteristics
of the character area are assessed; and (iii) the likely cumulative effects of
the completed Development in combination with other nearby developments
are assessed.
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