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Introduction
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This Townscape, Visual and Built Heritage Assessment (TVBHA)
forms part of a detailed planning application for proposals to
redevelop Euston Tower, Regent’s Place, 338 Euston Road, London
NW1 3DP (the ‘Proposed Development’). It is submitted on behalf
of British Land Property Management Limited (‘the Applicant’).

The assessment has been undertaken by the Tavernor Consultancy
Ltd (‘Tavernor Consultancy’). It is based on architectural drawings
and the Design and Access Statement (DAS) by 3XN which forms
part of the application, and accurate visual representations by
visualisation firm Cityscape Digital, which are included in the
Assessment in Section 6.

This TVBHA considers potential changes as a result of the Proposed
Development to:

The character and quality of the townscape on and surrounding
the Site;

The visual amenity of viewers in relation to protected views and
selected representative local views; and.

The significance, or appreciation of the significance, of designated
heritage assets as a result of changes to their settings.
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Planning Policy
Context

National Legislation, Planning
Policy and Guidance

Planning (Listed Buildings and Conservation

2.

1

Areas) Act 1990 (as amended) (Ref. 1-1)

Most of the principles that should be adhered to when determining
planning applications that affect the historic environment are set
out in policy and guidance. However, local planning authorities must
also comply with important statutory duties when weighing the
planning balance, as set out within the Planning (Listed Buildings and
Conservation Areas) Act 1990 (the "Act"). The principle statutory
tests of relevance within the Act are as follows:

(@) Section 66(1) states that "in considering whether to grant
planning permission for development which affects a listed building
or its setting, the local planning authority or, as the case may be,
the Secretary of State, shall have special regard to the desirability
of preserving the building or its setting or any features of special
architectural or historic interest which it possesses"

(b) Section 72 (1) states that “In the exercise, with respect to any
buildings or other land in a conservation area, of any of the provisions
mentioned in subsection (2) special attention shall be paid to the
desirability of preserving or enhancing the character or appearance
of that area.” Sub-section (2) explains that the provisions referred to
within subsection (1) include the Planning Acts.

Levelling-up and Regeneration Act,
26 October (2023) (Ref. 1-2)

2.

2

The Levelling-up and Regeneration Bill was introduced to Parliament
on 11 May 2022. The Bill received Royal Assent on 26 October 2023
and is now an Act. Part 3 of the Act deals with Planning, and Chapter
3 addresses Heritage. The Act includes (at section 102(1)) a new,
proposed section 58B, “Duty of regard to certain heritage assets
in granting permissions”, to be inserted into the Town and Country
Planning Act 1990. This provides (in sub-section (1)) as follows:
“In considering whether to grant planning permission or permission
in principle for the development of land in England which affects a
relevant asset or its setting, the local planning authority or (as the
case may be) the Secretary of State must have special regard to the
desirability of preserving or enhancing the asset or its setting.” This
includes “preservingorenhancinganyfeature, quality ofcharacteristic
of the asset or setting that contributes to the significance of the
asset” (sub-section (2)). “Relevant assets” and their “significance”
are identified in sub-section (3), and for example, a World Heritage
site is a “relevant asset” and its “significance” is the outstanding
universal value referred to in the UNESCO World Heritage List. At
the time of writing (28 November 2023), this provision has not been
appointed and is not in force, but it is anticipated implementing
regulations will be made in the near future.

Department for Levelling Up, Housing &
Communities, National Planning Policy
Framework (NPPF) (2023) (Ref. 1-3)

2.3

The National Planning Policy Framework (NPPF) sets out the
Government’s overarching planning policies on the delivery of
sustainable development through the planning system. The NPPF
was last updated on 5 September 2023, replacing the earlier 2021
update of the original 2012 Framework.

The NPPF identifies three dimensions to sustainable development:
economic, social and environmental (para.8). It notes the key role of
planning in the creation of sustainable communities: communities
that will stand the test of time, where people want to live, and which
will enable people to meet their aspirations and potential. At the
heart of the Framework is "a presumption in favour of sustainable
development" (para.10). However, “The presumption in favour of
sustainable development does not change the statutory status of
the development plan as the starting point for decision-making.”
(para.12).

Chapter 12 of the NPPF is entitled ‘Achieving well-designed places’.
Paragraph 130 of the NPPF notes that “Planning policies and
decisions should ensure that developments:

a. will function well and add to the overall quality of the area, not
just for the short term but over the lifetime of the development;

b. are visually attractive as a result of good architecture, layout and
appropriate and effective landscaping;

c. are sympathetic to local character and history, including the
surrounding built environment and landscape setting, while not
preventing or discouraging appropriate innovation or change
(such as increased densities);

d. establish or maintain a strong sense of place, using the
arrangement of streets, spaces, building types and materials to
create attractive, welcoming and distinctive places to live, work
and visit;

e. optimise the potential of the site to accommodate and sustain
an appropriate amount and mix of development (including green
and other public space) and support local facilities and transport
networks; and

. create places that are safe, inclusive and accessible and which
promote health and well-being, with a high standard of amenity
for existing and future users; and where crime and disorder, and
the fear of crime, do not undermine the quality of life or community
cohesion and resilience.”

Paragraph 134 of the NPPF states that “Development that is not
well designed should be refused, especially where it fails to reflect
local design policies and government guidance on design, taking
into account any local design guidance and supplementary planning
documents such as design guides and codes. Conversely, significant
weight should be given to:

a. development which reflects local design policies and government
guidance on design, taking into account any local design guidance
and supplementary planning documents such as design guides

2.

2.

2.

.7

8

9

.10

11

.12

and codes; and/or

b. outstanding or innovative designs which promote high levels of
sustainability or help raise the standard of design more generally
in an areq, so long as they fit in with the overall form and layout of
their surroundings.”

Policy and guidance relating to conservation and enhancement
of the historic environment is set out in Chapter 16 of the NPPF.
It sets out the Government’s overarching planning policies put in
place to conserve the historic environment and its heritage assets
so that they may be enjoyed by this and future generations. It gives
guidance relating to designated heritage assets - listed buildings,
conservationareas, World Heritage Sites (WHS) and Registered Parks
and Gardens (RPGs) - and undesignated heritage assets, buildings
positively identified as having a degree of heritage significance
meriting consideration during the planning process, such as locally
listed buildings.

In order to assess the nature and degree of likely impacts on the
significance of heritage assets, the NPPF requires "an applicant to
describe the significance of any heritage assets affected, including
any contribution made by their setting. The level of detail should
be proportionate to the assets' importance and no more than is
sufficient to understand the potential impact of the proposal on their
significance." (para.194)

The NPPF Glossary (Annex 2) defines 'significance' as "the value of
a heritage asset to this and future generations because of its heritage
interest. That interest may be archaeological, architectural, artistic or
historic. Significance derives not only from a heritage asset's physical
presence, but also from its setting." (p.73).

When determining applications, the NPPF requires Local Planning
Authorities to account for:

"the desirability of sustaining and enhancing the significance of
heritage assets and putting them to viable uses consistent with their
conservation;

The positive contribution that conservation of heritage assets can
make to sustainable communities including their economic vitality;
and

The desirability of new development making a positive contribution
to local character and distinctiveness." (para.197).

When assessing the likely impact of a development, "great weight
should be given to the asset's conservation (and the more important
the asset, the greater the weight should be).” (para.199). Paragraph
200 notes that heritage significance can be harmed or lost through
alteration or destruction, or from development within its setting.

Any harm to, or loss of, the significance of a designated heritage
asset should require clear and convincing justification. It further
notes that substantial harm to or loss of Grade II listed buildings, or
Grade II registered parks or gardens, should be “exceptional” and
for assets of the highest significance, including Grade I and II* listed
buildings, Grade I and II* registered parks and gardens, and World
Heritage Sites, should be “wholly exceptional.”
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Less than substantial harm to the significance of a designated
heritage asset "should be weighed against the public benefits of the
proposal” (para.202). Substantial harm to significance will only be
permitted when the harm is necessary to achieve substantial public
benefits that outweigh that harm or loss (para.201) or all of the
following criteria apply:

"the nature of the heritage asset prevents all reasonable uses of
the site; and

no viable use of the heritage asset itself can be found in the
medium term through appropriate marketing that will enable its
conservation; and

conservation by grant-funding or some form of charitable or public
ownership is demonstrably not possible; and

the harm or loss is outweighed by the benefit of bringing the site
back into use."”

Para.203 states that “In weighing applications that directly or
indirectly affect non-designated heritage assets, a balanced
judgement will be required having regard to the scale of any harm or
loss and the significance of the heritage asset.”

When considering proposals for development within a conservation
area, WHS or setting of a heritage asset, Local Planning Authorities
are required to seek opportunities for enhancement and to treat
favourably proposals which “preserve those elements of the setting
that make a positive contribution to the asset (or which better reveal
its significance)" (para.206).

Planning Practice Guidance (PPG) (First
published March 2014; thereafter
continuously updated) (Ref. 1-4)

2.16
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The PPG, published by the Department for Levelling Up, Housing
and Communities (DLUHC), is an online resource providing
guidance on implementing the policies of the NPPF (Ref. 1-3). There
are two sections of the PPG that are of particular relevance to this
assessment:

Design: process and tools (updated 1 October 2019); and
Historic environment (updated 23 July 2019).

The PPG on ‘Design: process and tools’, which supports Section 12
of the NPPF, states that local planning authorities are required to
take design into consideration, stating that: “where the design of a
development accords with clear expectations in plan policies, design
should not be used by the decision-maker as a valid reason to object
to development.”

The guidance further provides details of tools for assessing and
improving design quality, including: the National Design Guide;
local design guides and codes; design review; and assessment
frameworks. (para.016; Reference ID: 26-016-20191001).

The PPG on ‘Historic environment’ supports Section 16 of the NPPF.
“Heritage assets may be affected by direct physical change or by
change in their setting. Being able to properly assess the nature,
extent and importance of the significance of a heritage asset, and

.20

.21

the contribution of its setting, is very important to understanding
the potential effect and acceptability of development proposals.”
(para.007; Reference ID: 18a-007-20190723). Significance derives
not only from a heritage asset’s physical presence, but also from its
setting therefore a thorough assessment of the impact on setting
needs to take into account, and be proportionate to, the significance
of the heritage asset under consideration and the degree to which
proposed changes enhance or detract from that significance and the
ability to appreciate it.

When identifying harm and assessing its degree, the PPG advises
that:

“What matters in assessing if a proposal causes substantial harm
(s the impact on the significance of the heritage asset... Whether a
proposal causes substantial harm will be a judgment for the decision
taker, having regard to the circumstances of the case and the policy in
the National Planning Policy Framework. In generalterms, substantial
harm is a high test, so it may not arise in many cases... While the
impact of total destruction is obvious, partial destruction (s likely to
have a considerable impact but, depending on the circumstances, it
may still be less than substantial harm or conceivably not harmful at
all, for example, when removing later additions to historic buildings
where those additions are inappropriate and harm the buildings’
significance. Similarly, works that are moderate or minor in scale are
likely to cause less than substantial harm or no harm at all. However,
even minor works have the potential to cause substantial harm,
depending on the nature of their impact on the asset and its setting.”
(para.018; Reference ID: 18a-018-20190723).

The avoidance and minimisation of harm to heritage assets is
attributed to a clear understanding of the significance of a heritage
asset and its setting. The PPG advises that “Early appraisals, a
conservation plan or targeted specialist investigation can help to
(dentify constraints and opportunities arising from the asset at an
early stage. Such appraisals or investigations can identify alternative
development options, for example more sensitive designs or different
orientations, that will both conserve the heritage assets and deliver
public benefits in a more sustainable and appropriate way.”
(para.008; Reference ID: 18a-008-20190723)

National Design Guide (2021) (Ref. 1-5)

2.

22

First published on 1st October 2019 and updated in March 2021,
the National Design Guide (NDG) sets out the characteristics
of well-designed places and demonstrates what good design
means in practice. It forms part of the government’s collection
of planning practice guidance and should be read alongside the
separate planning practice guidance on ‘Design: process and
tools’. The guidance is intended to support the NPPF which sets
out that achieving high quality places and buildings is fundamental
to the planning and development process. The NDG outlines the
Government’s priorities for well-designed places in the form of ten
characteristics. The guidance states that: ‘In a well-designed place,
an integrated design process brings the ten characteristics together
in a mutually supporting way. They interact to create an overall
character of place.’ (p.4)

2.23

2.24

2.25

The NDG outlines the key components of good design, including:
layout; form; scale; appearance; landscape; materials; and detailing.
The document states that: ‘All developments are made up of these
components put together in a particular way. The choices made in the
design process contribute towards achieving the ten characteristics
and shape the character of a place.” (p.5). The ten characteristics that
contribute towards well-designed places and are intended to foster
local character, community and be sensitive to climate change, are:

Context — enhances the surroundings;

Identity — attractive and distinctive;

Built form — a coherent pattern of development;

Movement — accessible and easy to move around;

Nature — enhanced and optimised;

Public spaces — safe, social and inclusive;

Uses — mixed and integrated;

Homes and buildings — functional, healthy and sustainable;
Resources — efficient and resilient; and

Lifespan — made to last.

Within ‘Context’ and ‘Identity’, the guidance emphasises the
importance of understanding place, noting that new development
should respond positively to the site itself and its local and wider
context. The NDG further highlights the importance of understanding
the history of how a place has evolved, noting that well-designed
places and buildings are influenced positively by the significance and
setting of heritage assets and any other specific features that merit
conserving and enhancing. This does imply mimicking, copying or
repeating all aspects of the context: the NDG states “Well-designed
places do not need to copy their surroundings in every way” (para.44)
and “Well-designed places contribute to local distinctiveness. This
may include: ...introducing built form and appearance that adds new
character and difference to places...” (para.56).

The section on Built Form (p.18-21) describes well-designed places
as compact walkable development, which brings people together
at density appropriate to support local facilities and services and
makes efficient use of land. It states that “the appropriate density
will result from the context, accessibility, the proposed building
types, form and character of the development” (para.66). “Well-
designed places use the right mix of building types, forms and scale
of buildings and public spaces for the context and the proposed
density...” (para.67). This section notes that “Well-designed tall
buildings play a positive urban design role in the built form. They act
as landmarks, emphasizing important places and making a positive
contribution to views and the skyline.” (para.70) and that “Proposals
for tall buildings (and other buildings with a significantly larger scale
or bulk than their surroundings) require special consideration. This
includes their location and siting; relationship to context; impact
on local character, views and sight lines; composition - how they
meet the ground and the sky; and environmental impacts, such
as sunlight, daylight, overshadowing and wind. These need to be
resolved satisfactorily in relation to the context and local character.”
(para.71)

Historic England Advice Note 4: Tall
Buildings (2022) (Ref. 1-6)

2.

2.

26

27

.28

This guidance updates the first edition of Advice Note 4, published in
2015. The advice notes that “tall building proposals that take account
of the historic environment and are designed to avoid or effectively
mitigate harm to it, would constitute sustainable development in
heritage terms” (para.2.2). It recognises that “Good design can
ensure that tall buildings respond positively to the character of the
surrounding area and the historic environment and can be used
creatively to achieve sustainable outcomes.” (para.2.7), “In the right
locations tall buildings can support major change or regeneration
while positively influencing place-shaping and conserving the
historic environment” (para.3.1). However, “If a tall building is not
in the right place, by virtue of its size and widespread visibility, it
can seriously harm the qualities that people value about a place.
There will be locations where the existing qualities of place are so
distinctive and the level of significance of heritage assets so great
that tall buildings will be too harmful, regardless of the perceived
quality of the proposal’s design and architecture.” (para.3.2)

The guidance does not define a tall building, stating that the London
Plan (Ref. 1-10) requires boroughs to define what is tall based on
local context and, for situations where there is not possible, there is
a minimum threshold that can be applied contained in London Plan
Policy D9.

Section 4 of the guidance provides a list of the factors that should
inform the approach to tall building design:

1. The response to local context: this includes considering how the
tall building relates to its neighbours. It is helpful to consider the
relationship between the top, middle, and base of a tall building
with its neighbours and the potential impact on streetscape and
skyline. There may be opportunities to improve local character
through design.

2. The impact on the local environment: the experience of local
character and the historic environment can be affected by micro-
climatic factors such as wind and overshadowing. In some cases,
this has the potential to impact the physical fabric of heritage
assets.

3. Architectural quality: consideration can be given to whether a
distinctive landmark design orarestrained architecturalresponse
is more appropriate. High-quality tall buildings are designed ‘in
the round’ to be coherent from all directions taking account of
scale, form, massing, proportions, silhouette, facade materials
and detailed surface design.

4. Functional design: facade treatment and finishes, external
lighting, placement of plant and servicing are all important
considerations. The design of tall buildings should reflect or
reference local street-based qualities, such as active frontages
and human scale design at street level.

5. Sustainable design and construction: opportunities to enhance
the appearance of an area and reduce harm to the historic
environment through the re-development or retrofit of a tall
building can be explored.
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2.31

6. A well-designed inclusive environment: tall buildings can have a
significant impact on the historic streetscape and public realm.
In some cases, redevelopments may create opportunities to
enhance elements of the significance of heritage assets by
opening lost views or revealing historic street patterns.

The guidance describes the distinction between setting and views:

“Setting is more comprehensive and can include contextual elements
which deal with the relationship of an asset to its surroundings both
in the present and in the past. This includes the way a heritage asset
or place is experienced and perceived today.”

Views are a more defined element of setting, and not every
heritage asset will have significant views associated with it.
Nonetheless, views can make a vital contribution to the setting
of heritage assets and constitute part of an asset’s significance,
for example Liverpool’s Cathedrals, Oxford’s ‘dreaming spires’
or London’s protected views of St Paul’s Cathedral, the Palace of
Westminster and the Tower of London.” (para.4.8)

At paragraph 4.14, the guidance states that “When planning for
regeneration or exploring redevelopment opportunities, the presence
of an existing tall building that has been proven to have harmful
impacts will not necessarily justify its replacement with a new tall
building of the same or greater scale. Evidence may show that an area
can be improved, or a heritage asset enhanced, by the replacement of
a tall building with a lower building or a different solution altogether
which re-integrates development into the historic street pattern and
responds to the significance of nearby heritage assets. Alternatively,
refurbishment of an existing tall building may be more appropriate
than demolition and new building depending on local context and
impact on the historic environment.”

The guidance recommends that LPAs consider cumulative impacts
of tall building proposals with other existing tall buildings, to ensure
that:

“Where harm already exists, it is not compounded;

The positive relationships that exist between existing tall buildings
and the wider area are not compromised by new tall buildings;
and

Legibility does not become confused and tall landmarks do not
begin to compete.” (para.6.5)

Historic Environment Good Practice Advice in
Planning Note 2: Managing Significance in Decision-
Taking in the Historic Environment (2015) (Ref. 1-7)

2.32

2.33
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The advice set out in this document and published by Historic
England is intended to “..provide information to assist local
authorities, planning and other consultants, owners, applicants
and other interested parties in implementing historic environment
policy in the National Planning Policy Framework (NPPF) and the
related guidance given in the Planning Practice Guidance (PPG).” It
states that it does not “..seek to prescribe a single methodology or
particular data sources.”

The document sets out a series of stages for managing significance
which are as follows:

“Understand the significance of the affected assets
Understand the impact of the proposal on that significance

- Avoid, minimise and mitigate impact in a way that meets the
objectives of the NPPF

Look for opportunities to better reveal or enhance significance

- Justify any harmful impacts in terms of the sustainable
development objective of conserving significance and the need for
change

Offset negative impacts on aspects of significance by enhancing
others through recording, disseminating and archiving
archaeological and historical interest of the important elements
of the heritage assets affected.”

Historic Environment Good Practice Advice
in Planning Note 3 (2" Edition): The Setting
of Heritage Assets (2017) (Ref. 1-8)

2.3 The Setting of Heritage Assets is a guidance document published
by Historic England in December 2017. It supersedes the previous
Historic England Guidance publications on Setting that were
published in October 2011 and March 2015. The document provides
general advice on understanding setting, and how it may contribute
to the significance of heritage assets and allow that significance to
be appreciated, as well as advice on how views contribute to setting
and setting out means of assessing the effects of a development on
the setting of a heritage asset.

2.35  TheGuidancenotesthat “Thecontributionofsettingtothesignificance
of a heritage asset is often expressed by reference to views, a purely
visual impression of an asset or place which can be static or dynamic,
long, short or of lateral spread, and include a variety of views of,
across, or including that asset.” (para.10)

2.36  Paragraph 19 sets out a five-step process which forms a broad
approach to assessment of potential effects on settings, which is
followed in this assessment:

“Step 1: identify which heritage assets and their settings are affected;

Step 2: assess whether, how and to what degree these settings make
a contribution to the significance of the heritage asset(s);

Step 3: assess the effects of the proposed development, whether
beneficial or harmful, on that significance;

Step 4: explore the way to maximise enhancement and avoid or
minimise harm;

Step 5: make and document the decision and monitor outcomes.”

2.37  The Guidance notes (highlighted box, p8) that “Each of the stages
may involve detailed assessment techniques and complex forms of
analysis such as viewshed analyses, sensitivity matrices and scoring
systems. Whilst these may assist analysis to some degree, as setting
and views are matters of qualitative and expert judgement, they
cannot provide a systematic answer. Historic England recommends
that [...] technical analyses of this type should be seen primarily as
material supporting a clearly expressed and non-technical narrative
argument that sets out ‘what matters and why’ in terms of the

heritage significance and setting of the assets affected, together with
the effects of the development upon them.”

Historic England Advice Note 12 - Statements
of Heritage Significance: Analysing Significance
in Heritage Assets (2019) (Ref. 1-9)

2.38

This advice note provides guidance on analysing the significance
of heritage assets, building on the policy, guidance and advice set
out in the NPPF and national PPG. It notes that an understanding of
significance must stem from the interest(s) of the heritage asset and
“..should be sufficient, though no more, for an understanding of the
impact of the proposal on significance both positive and negative...”
(para.5). It goes on to suggest a staged approach to decision making
(para.6), including understanding the form, materials and history of
the affected heritage asset; understanding the significance of the
asset; understanding the impact of the proposal on that significance;
avoiding, minimising and mitigating negative impacts; and looking
for opportunities to better reveal or enhance significance.

Regional Policy and Guidance

The London Plan 2021: Spatial Development
Strategy for Greater London (2021) (Ref. 1-10)

2.39

2.40

The London Plan 2021 was formally published by the Mayor on 2
March 2021. The London Planis the overall strategic plan for London,
which sets out the economic, environmental, transport and social
framework for development over the next 20-25 years. The Plan
continues the GLA's support of high-quality design which relates
successfully to its context. The following policies are relevant to this
assessment and relevant elements of their content are summarised
below:

Chapter 3 Design:
Policy D1 London’s form, character and capacity for growth

Policy D3 Optimising site capacity through the design-led
approach

Policy D4 Delivering good design
Policy D8 Public realm
Policy D9 Tall buildings
Chapter 7 Heritage and Culture:
Policy HC1 Heritage conservation and growth
Policy HC3 Strategic and Local Views
Policy HC4 London View Management Framework

Policy D1 London’s form, character and capacity for growth notes
that Boroughs should undertake area assessments to define the
characteristics, qualities and value of different places within the
plan area. This includes assessment of urban form and structure (for
example townscape, block pattern, urban grain, extent of frontages,
building heights and density), heritage assets, views and landmarks.

2.41

2.42

2.43

Policy D3 Optimising site capacity through the design-led approach
states that “All development must make the best use of land by
following a design-led approach that optimises the capacity of sites,
including site allocations. Optimising site capacity means ensuring
that development is of the most appropriate form and land use for
the site. The design-led approach requires consideration of design
options to determine the most appropriate form of development that
responds to a site’s context and capacity for growth, and existing
and planned supporting infrastructure capacity” and “Higher density
developments should generally be promoted in locations that are well
connected to jobs, services, infrastructure and amenities by public
transport, walking and cycling” and continues that development
proposals should “enhance local context by delivering buildings and
spaces that positively respond to local distinctiveness through their
layout, orientation, scale, appearance and shape, with due regard
to existing and emerging street hierarchy, building types, forms and
proportions”.

Policy D4 Delivering good design states that where appropriate,
visual, environmental and movement modelling/assessments
should be undertaken to analyse potential design options for an
area, site or development proposal. Design review panels should
be used to assess and inform design options early in the planning
process. Development proposals referable to the Mayor must have
undergone at least one design review early on in their preparation
beforeaplanningapplicationis made, ifthey are above the applicable
density in Policy D6 or propose a building defined as a tall building
by the borough or one that is more than 30m in height where there is
no local tall building definition. It is important that design quality is
maintained throughout the development process from the granting
of planning permission to completion of a development so the design
quality of development should be protected by having a sufficient
level of design information provided as part of the application, and
conditioning the ongoing involvement of the original design team
should be considered. For masterplans, the policy suggests design
codes should be used to help bring forward development and ensure
it delivers high quality design and place-making.

Policy D8 Public realm states that development proposals should
“encourage and explore opportunities to create new public realm
where appropriate”, and “ensure the public realm is well-designed,
safe, accessible, inclusive, attractive, well-connected, related to
the local and historic context, and easy to understand, service and
maintain.” The public realm should be seen as a series of connected
routes and spaces that help to define the character of a place. Its
design should be based on an understanding of how the public realm
in an area functions and creates a sense of place.

Policy D9 Tall buildings states that while high density does not
need to imply high rise, “tall buildings can form part of a plan-led
approach to facilitating regeneration opportunities and managing
future growth, particularly in order to make optimal use of the
capacity of sites which are well-connected by public transport
and have good access to services and amenities. Tall buildings
can help people navigate through the city by providing reference
points and emphasising the hierarchy of a place such as main
centres of activity, and important street junctions and transport
interchanges. Tall buildings that are of exemplary architectural
quality, in the right place, can make a positive contribution to
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London’s cityscape, and many tall buildings have become a valued
part of London’s identity. However, they can also have detrimental
visual, functional and environmental effects if in inappropriate
locations and/or of poor-quality design” (para.3.9.1).

The policy states that development plans should define what is
considered a tall building for specific localities. The supporting
text notes that “Tall buildings are generally those that are
substantially tallerthan their surroundings and cause a significant
change to the skyline.” (Paragraph 3.9.3). Based on local context,
what is considered a tall building will vary but Policy D9 Part A
states that this should not be less than 6 storeys or 18m from
ground floor to the floor level of the uppermost storey. Policy
D9 Part B states that boroughs should determine if there are
locations where tall buildings may be an appropriate form of
development. Any such locations and appropriate tall building
heights should be identified on maps in development plans.

Policy D9 part C states that the visual impacts of proposed
tall buildings need to be considered in: long range views, in
which a new tall building should make a positive contribution
to the existing and emerging skyline and not adversely affect
local or strategic views; mid-range views in which the proposal
should make a positive contribution to the local townscape in
terms of legibility proportions and materiality; and immediate
close views from the surrounding streets in which the base of
the building should have a direct relationship with the human
scale and character of the street. “The function of the base
should be to frame the public realm and streetscape, articulate
entrances, and help create an attractive and lively public realm
which provides a safe, inclusive, interesting, and comfortable
pedestrian experience. The base should integrate with the street
frontage of adjacent buildings and, where appropriate, enable
the building to transition down in height.” (Paragraph 3.9.8)
Whether part of a group or stand-alone, tall buildings should
reinforce the spatial hierarchy of the local and wider context and
aid legibility and wayfinding. Architectural quality and materials
should be of an exemplary standard; “The higher the building
the greater the level of scrutiny that is required of its design.”
(para.3.9.4) Tall buildings should positively contribute to the
character of the area. Proposals should take account of, and
avoid harm to, the significance of London’s heritage assets and
their settings; proposals resulting in harm will require clear and
convincing justification, demonstrating that alternatives have
been explored and there are clear public benefits that outweigh
that harm. Publicly accessible areas should be incorporated into
tall buildings where appropriate, particularly more prominent
tall buildings.

Policy HC1 Heritage conservation and growth explains the role
of the London Borough’s in forming relevant planning policy that
integrates London’s heritage in regenerative change. As such,
utilising heritage significance of a site or nearby site in the design
process is of importance, as is integrating the enhancement of the
setting of heritage assets through creative contextual architectural
responses that contribute to their significance and the sense of
place they provide. Part C of Policy HC1 notes that that “development
proposals affecting heritage assets and their settings should conserve
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their significance by being sympathetic to the assets’ significance and
appreciation within their surroundings. The cumulative impacts of
incremental change from development on heritage assets and their
settings should also be actively managed. Development proposals
should avoid harm and identify enhancement opportunities by
integrating heritage considerations early on in the design process.”

Policy HC3 Strategic and Local Views outlines a list of designated
Strategic Views and states that “Development proposals must be
assessed for their impact on a designated view If they fall within the
foreground, middle ground or background of that view.” The Site
and Proposed Development does not, and would not, fall within
the foreground, middle ground or background of any of London’s
designated Strategic Views. Part G of Policy HC3 states that
boroughs should clearly identify important local views in their Local
Plans and strategies; it states that local views should be protected
and managed in a similar manner as Strategic Views.

Policy HC4 London View Management Framework relates
specifically to London’s designated Strategic Views. This states
that development proposals should not harm, and should seek to
make a positive contribution to, the characteristics and composition
of Strategic Views and their landmark elements. They should also
preserve or enhance viewers’ ability to recognise and to appreciate
Strategically Important Landmarks in these views and, where
appropriate, protect the silhouette of landmark elements of World
Heritage Sites as seen from designated viewing places..

London View Management Framework
Supplementary Planning Guidance
(LVMF SPG) (2012) (Ref. 1-11)
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The LVMF SPG was published in March 2012. It was created to
provide additional clarity and detail to the sections of the adopted
London Plan (Ref. 1-10) that deal with the management of important
London views.

The LVMF SPG includes thirteen Protected Vistas - of St Paul’s
Cathedral, the Palace of Westminsterandthe Tower of London - which
replace the ten Strategic Views of RPG3A (1991). The Protected
Vistas are geometrically defined and place additional consultation
and referral requirements on development which exceeds the
defined threshold plane. The Protected Vistas are included within
views from a total of twenty-seven Viewing Places identified in the
LVMF SPG. The views are separated into four categories ‘London
Panoramas’, ‘River Prospects’, ‘Townscape Views’ and ‘Linear
Views’. All of the views in the LVMF SPG are subject to Qualitative
Visual Assessment, as outlined in the Management Plan for each
designated view provided in the Framework.

Development on the Site would have potential to affect the
Protected Silhouette of the Westminster WHS seen in River
Prospects downstream from Lambeth Bridge. The existing Euston
Tower is clearly visible in London Panoramas from Parliament Hill
and Primrose Hill. The LVMF views are described in more detail in
Section 4 Baseline Conditions.

Local Planning Policy

LBC, Camden Local Plan (2017) (Ref. 1-12)
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The Camden Local Plan adopted in July 2017 sets out the Council’s
planning policies and replaced the Core Strategy and Development
Policies adopted in 2010. The following policies are of particular
reference to this assessment:

Policy D1 Design
Policy D2 Heritage

Policy D1 Design states that LBC will seek to secure high quality
design and “will require that Development:

a. respects local context and character;

b. preserves or enhances the historic environment and heritage
assets in accordance with Policy D2 Heritage;

c. Is sustainable in design and construction, incorporating best
practice in resource management and climate change mitigation
and adaptation;

d. (s of sustainable and durable constriction and adaptable to
different activities and land uses;

e. comprises details and materials that are of high quality and
complement the local character;

£. Integrates well with the surrounding streets and open spaces,
Improving movement through the site and wider area with direct,
accessible and easily recognisable routes and contributes
positively to the street frontage;

g. Isinclusive and accessible for all;
h. promotes health;
i. I[ssecureanddesignedtominimisecrimeandantisocialbehaviour;

. incorporates high quality landscape design (including public art,
where appropriate) and maximises opportunities for greening for
example through planting of trees and other soft landscaping;

k. [ncorporates outdoor amenity space;

1. preserves significant and protect views;

m. for housing, provides a high standard of accommodation; and
n. carefully integrates building services equipment.

Tall buildings

All of Camden is considered sensitive to the development of tall
buildings. Tall buildings in Camden will be assessed against the
design criteria set out above and we will also give particular attention
to:

o. how the building relates to its surroundings, both in terms of how
the base of the building fits in with the streetscape and how the
top of a tall building affects the skyline;

o. the historic context of the building’s surroundings;
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q. therelationship between the building and hills and views;

r. the degree to which the building overshadows public spaces,
especially open spaces and watercourses; and

s. the contribution a building makes to pedestrian permeability and
improved public accessibility.

In addition to these design considerations tall buildings will be
assessed against a range of other relevant policies concerning
amenity, mixed use and sustainability” (pp.224-25)

The supporting text states that the council will welcome high quality
contemporary design which responds to its context.

The supporting text describes strategically important views that
originate in or extend into the borough, including LVMF views of
St Paul’s and the Palace of Westminster. The document also lists
‘locally important views that contribute to the interest and character
of the borough’. These include:

views of and from large public parks and open spaces, such as
Hampstead Heath, Kenwood Estate, Primrose Hill and Regent’s
Park, including panoramic views, as well as views of London
Squares and historic parks and gardens;

views relating to Regent’s Canal;
views into and from conservation areas; and

views of listed and landmark buildings, monuments and statues
(for example, Centrepoint, St Stephen’s, Rosslyn Hill and St
George’s, Bloomsbury).

The document also states: “The Council will seek to ensure that
development is compatible with such views in terms of setting, scale
and massing and will resist proposals that we consider would cause
harm to them. Development will not generally be acceptable if it
obstructs important views or skylines, appears too close or too high
in relation to a landmark or impairs outlines that form part of the
view.” (para.7.30) Further guidance on important local views is set
out in individual conservation area statements.

Policy D1 Design also covers tall buildings. The document defines
tall buildings as those “which are substantially taller than their
neighbours orwhichsignificantly changetheskyline.” (para.7.35).The
supporting text states that “While tall buildings offer the opportunity
forintensive use, theirsiting and design should be carefully considered
(n order not to detract from the nature of surrounding places and the
quality of life for living and working around them” (para.7.35) The
policy does not provide assessment criteria for the suitability of
tall buildings within the borough but refers to London Plan Policy
7.7 (now superseded by London Plan Policy D9) on the location of
tall and large buildings and the Historic England Advice Note 4 on
Tall Buildings (Ref. 1-6). The Local Plan does not identify areas of
the borough which might be suitable for tall buildings but states
that “the entire borough is considered as being within the ‘sensitive’
category, as defined by the English Heritage / CABE Guidance on
Tall Buildings. Tall building proposals in Camden will therefore merit
detailed design assessments.” (para.7.36).

Policy D2 Heritage, outlines LBC’s obligation to preserve listed
buildings and preserve or enhance the character and appearance
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of conservation areas. LBC “will not permit the loss of or substantial east-west and north-south links, reinstating the historic Euston scale whilst making the best possible use of land.” It notes that
harmto a designated heritage asset|...] unless it can be demonstrated area street pattern and improving wayfinding; key heritage assets and issues, including areas of sensitivity and
that substantial harm or loss is necessary to achieve substantial Transforming the public realm through improvements to streets opportunities to enhance historic character, are identified for each
public benefits that outweigh that harm or loss”. In decision making, and the buildings that front them: character area in Section 4 of the EAP.
the Council will take into consideration the scale of the harm and the ’ . .
significance of the asset. The Council will also seek to preserve non- Providing active frontages along key streets to enliven streetscapes 2.0 The EAPIs accompamed. by the Euston Area Plan Backg.round.Report

: : ) : : (Ref. 1-16), which provides the context for the EAP including key
designated heritage assets including London Squares and those on and make them attractive and safe routes; . - . : .
and off the local list. The document notes that LBC has a general . . 1SSUES angl existing pol|C|e§ and gwdance which are releyant t(.) the
oresumption in favour of retaining buildings that make a positive Creating a network of new and improved open spaces and squares; plan and |fcs develo.pment, including further detail on built heritage
contribution to the character or appearance of a conservation area, Ensuring that development is of the highest architectural quality urban design and views.
whether they are listed or not, so as to preserve this character and and designed to be accessible to all; 2.69  An EAP Historic Area Assessment (Ref. 1-17) was also published in
appearance. The existing building on the Site is noted as a negative Responds to the viewing corridors, scale and character of existing October 2014 to provide a deeper understanding of the historical
contributor to the Regent’s Canal Conservation Area. The document buildings, and context: ’ development of the Euston area to inform the production of the EAP.
also states that Development will not be permitted which causes ’ ’ It identifies and describes townscape character areas, assesses
the loss of trees or garden space where this is important to the Protecting and enhancing heritage assets and their settings that their relative architectural and historic importance and provides an
character and appearance of a conservation area. are sensitive to change; and evidence base for retaining areas of distinctive character.

2.60  LBCadopted Camden Site Allocations Local Development Document Ensuring world class station design and a comprehensive
(Ref. 1-13) in 2013, which sets out the Council's approach to future approach to above station development.
of the adopted site allocations and a consultation on the draft Site N .th? Eustoq area the.re may. be some op.portunzzftes fo.r tal’l’er
Allocations Local Plan (SALP) (Ref. 1-13A) took place between buildings subject to design, heritage and policy considerations.

February 2020 and January 2022. This does not include the Euston .62 The more detailed guidance on design states that: “Opportunities
Tower as a potential site allocation. should also be taken to provide more active frontages where sites

2.62  Work has started on the review of the adopted Camden Local Plan. A gnd buildingfs gurrently fail to address the st(eet, both in tgrms of
Local Development Scheme (Ref. 1-12A) was published in October improved building deszgr? and, W/?e.re appropriate, f”ore active lanff
2022 that provides information on the documents that the Council uses that generate additional activity and overlooking of the street.
intends to produce to form its development plan and sets out the (p.48)
anticipated timetable and programme for their production. Work on .65 The further detail on Building heights, massing and scale on pages
the new Site Allocations Local Plan will now be progressed alongside 49-50 of the guidance states: “Euston’s potential role as a major
the Local Plan Review. economic driver within the Central Activities Zone (CAZ) and its

function as a major transport hub make it a suitable location for

LBC, Euston Area Plan (EAP) (2015) (Ref. 1_14) maximising development opportunities. However, development must

be of the highest architectural quality.” (p.49). Indicative massing

2.62  The Euston Area Plan (EAP) was adopted in January 2015 as a is shown in Figure 3.4, which maps the LVMF viewing corridors and
long-term planning framework to guide transformational change indicates building heights for selected sites within the EAP area.
in the area, focused around the redevelopment of Euston Station. . . . .

The Regent’s Park Estate is defined as one of the character areas in 06 :I:he gu@ancg on Building heights, massing and scale states that
the plan and this includes the Site. The Draft Euston Planning Brief A detailed view assessment s/?ould be conducted through the use
(Ref. 1.15) published in January 2020 has been prepared to provide of Accurate Visual Representation (AVR) that shows location of t.he
further guidance to the policies in the EAP, but it is more tightly proposed development a/.w.I alsp tllustfates the degree to which
focussed on Euston Station itself and its boundary does not include the development will be visible, its detatled jorm and the proposed
the Site. A proposed update to the EAP was published in January use of materta!s. [t should demqnstrate that the pro.posal'does. not
2023 for consultation (Ref. 1-14A); it does not include any proposed unaccep?aply impact on strategic and local views (mcl}udzng views
changes of relevance to the remodelling of the Euston Tower. fr'om a'djom.u?g b.oroughs, such as those jrom Regent's Park and

views identified in the EAP Background Report), the character of

2.63  EAP Section 3.3 Design Strategy includes Strategic Principle EAP 2: the surrounding area including the settings of heritage assets (see
Design: English Heritage Guidance on the Setting of Heritage Assets, 2011),

“A: Development and change will create an integrated, well connected f:,md that. it.contributes P ositivgly fo the London skxline.” (.p.49) and

and vibrant place of the highest urban design quality, which qul buzld'mgs Sho‘”‘_” be designed to have a minimum lmqut on

builds on existing character and provides an attractive and legible neighbouring prop erties and have a cleg f,ly defined relationship with
environment for local people, workers and visitors. the streets, buildings and uses around it.” (p.49).

B: Any proposals should fully address the following key urban design .67 The guidance on“conserving and enhancing heritage assets on page

principles: 51 states.that: The London Borough of Camden .and the Mayor of

London will seek to ensure that new development in the Euston area

Improving connectivity by enhancing existing and providing new is of excellent design quality and complements local character and

tavernorconsultancy.co.uk cityscapedigital.co.uk 8
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3
Assessment
Methodology

Introduction

3.

1

Townscape and visual and built heritage assessments are separate,
although related. The townscape and built heritage baseline analysis
contributes to the scope of the baseline for the Visual Assessment
—and the Visual Assessment of change to the content and character
of views in turn informs the assessment of potential effects on
townscape and built heritage assets. Although the assessment of
townscape and views and built heritage is clearly inter-related, each
topic is distinguished in this report. The assessment of townscape
effects considers how the Proposed Development will affect the
aestheticand perceptual aspects of the townscape and its distinctive
character. The visual assessment considers the composition and
characterofviews, including both protectedviewsand representative
views and how change is likely to be experienced by people within
the townscape. The effects on the heritage significance of built
heritage assets have been considered in proportion to the value of
each heritage asset and the susceptibility to change of the heritage
asset and /or its setting.

The methodologies for the townscape assessment, visual
assessment and built heritage assessment are set out separately
below. These assessments have taken into account the nature of
the existing physical fabric of the area, the settings of designated
heritage assets in the vicinity of the Site, the appropriateness
of the form of the Proposed Development and the architectural
character and quality of its design. Structured, informed and
reasoned professional judgement has been used to take account of
quantitative and qualitative factors. This is widely accepted as best
practice and has been based on an analysis of desk research and
field assessment. It is recognised that the townscape character of
London is one of contrasts, of historic and modern buildings, and
that modern buildings of high design quality do not necessarily or
by definition harm the character of historic townscape or views
including historic townscape.

Defining the Study Areas

3.

3

In accordance with standard practice, the townscape, visual and
built heritage study areas have been defined in relation to the scale
and massing of the Proposed Development and the scale, character,
layout and sensitivity of the existing townscape context around the
Site. Using computer modelling to determine the theoretical Zone
of Visual Influence (ZVI) of the Proposed Development, with site
observation and more detailed testing of potential impacts within
the ZVI, a study area for each assessment topic has been defined
within which significant effects could be expected on the identified
townscape, visual and built heritage receptors. It is normal to
identify a potential study area informed by a ZVI, but especially in
built-up urban environments, the actual area within which there may
be potentially significant effects is usually much more contained.
The ZVI in Appendix C, which does not include trees, shows the
potential for widespread visual impacts within approximately
1.5km of the Site. More detailed testing of views in the 3-d model
(including the test views modelled in Appendix A) has demonstrated
that there would be potential for significant townscape, visual and
built heritage impacts within a radius of approximately 500m of the

Site. Outside this area, while tall development on the Site could be
visible, impacts would not generally be ‘significant’, although there
are more distant areas of potential higher visibility outside the study
area, for example along aligned streets or across open spaces,
which vary in their potential for significant effects according to the
sensitivity of the intervening townscape, and which reduce in scale
with distance from the Site. This has informed the extent of the study
area considered to be sufficient to understand the range of likely
significant effects of the Proposed Development for each topic.
Each study area is considered to be reasonable and proportionate in
relation to the anticipated effects of the Proposed Development and
the sensitivity to change of its townscape, visual and built heritage
context.

Defining the Baseline Conditions

3.4 The baseline assessment of the TVBHA will include an account of:
The history of the Site and surrounding area;
The character of the townscape on and around the Site;
The significance and settings of relevant heritage assets;
The existing characteristics of the agreed verified views; and

The sensitivity of the townscape and views and heritage assets,
based on an understanding of their ‘value’ and the ‘susceptibility
to change’ of the receptors.

3.5 The baseline assessment of townscape character and visual amenity
and built heritage is informed by an understanding of the history
of the Site and its context. The baseline assessment will therefore
include an account of the history of the Site and surroundings, with
reference to historic maps and archival material. This historical
study will inform the analysis of the existing character of the Site
and its context, the significance of relevant heritage assets and the
character of the views.

Townscape Assessment Methodology

Guidance for the Assessment of Townscape Effects

3.6 The available guidance for assessing the effects of a development
on townscape is as follows:

Guidelines for Landscape and Visual Impact Assessment
Third Edition (GLVIA) (2013) (Ref. 1-18) produced jointly by
the Landscape Institute and the Institute of Environmental
Management and Assessment.

3.7 The GLVIA (Ref. 1-18) provides advice on good practice in relation
to the requirements of the EIA Regulations (Ref. 1-19) and,
although developed for the assessment of landscape impacts, is
broadly applicable to all forms of landscape (including townscape).
The GLVIA states that an assessment should address potential
effects on the character and distinctiveness of the landscape. The
methodology employed for this assessment is based on approaches
recommended in the GLVIA. It should be noted that the guidance
states that its methodology is not prescriptive in that it does not

provide a detailed universal methodology that can be followed
in every situation (Ref 1-18, para.1.20); the assessment should
be tailored to the particular circumstances in each case with an
approach that is in proportion to the scale of the project that is
being assessed and the nature of its potential effects. The guidance
recognises that much of the assessment must rely on professional
judgement (paras.2.23-2.26).

General Approach to the Assessment
of Townscape Effects

3.

8

.9

.10

As required by the EIA Regulations (Ref. 1-19), this assessment
considers the likely significant effects that result directly from
the Proposed Development itself (direct) or from consequential
change (indirect) and whether likely significant effects are caused
by the Proposed Development in isolation or in the context of other
consented and submitted development, 'Cumulative Schemes’.

The assessment of effects on townscape is carried out through a
process which is summarised below:

1. Identify the townscape receptors;

2. Foreachtownscape receptor consider its value and susceptibility
to change and combine those judgements to assess its
Sensitivity;

3. For each townscape receptor consider the size and scale of the
change and its geographic extent to assess the Magnitude of
Impact as a result of the Proposed Development;

4. Combine the judgements of Sensitivity of the receptor and
Magnitude of Impact as a result of the Proposed Development to
assess the Scale of the Effect; and assess the qualitative Nature
of the Effect.

Simple word scales are used as a means of summarising judgements
at each stage of the assessment sequence described above, with
detailed narrative describing the reasoning for each judgement
in the accompanying text. The word scales for each step of the
assessment contain between three and five categories, and in each
case a mid-point between two categories may also be chosen (e.g.
‘low-medium’ could be chosen as a mid-point between ‘low’ and
‘medium’). As stated in the GLVIA (Ref. 1-18, para.3.29) combining
judgements, (e.g. of sensitivity and magnitude to assess the scale of
effect), should be as transparent as possible. This assessment uses
sequential combination. For unweighted judgments the criteria
are simply combined e.g. a townscape receptor of low value with
high susceptibility to change would have medium sensitivity. For
weighted judgements a matrix is used; in this assessment sensitivity
is weighted in the combination of sensitivity and magnitude of
impact as shown in the matrix in Table 3.4A.

The Townscape Study Area

3.

11

As a result of site visits and testing, a townscape study area has
been defined which generally extends up to approximately 500m
from the Site and is shown in Figure 4.13. This is the area within
which it is judged that there may be significant townscape effects.
Due to the differing scale and form of development within the local
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area and the consequent variation in the potential for significant
effects as a result of the Proposed Development, the distance that
the study area extends from the Site in different directions varies; in
particular, the study area extends considerably further from the Site
to the north-west in recognition of the extensive potential visibility
of the Proposed Development within the open space of the Grade I
listed Regent’s Park and the cohesive character of the Park and its
surroundings as a whole. Areas of designated townscape are also
assessed separately in the Built Heritage Assessment.

Baseline Assessment of Townscape Sensitivity

3

.12

.13

.14

The existing townscape character in the area around the Site has
been appraised and divided into areas of broadly similar character
and quality; these ‘townscape character areas’ (TCAs) are the
townscape receptors for assessment, and together they form the
study area described above.

The characterisation of the TCAs is based on desk top research and
site survey and has been made with reference to guidance in the
GLVIA and the GLA’s Character and Context Supplementary Planning
Guidance (2014) document (Ref. 1-20). The local authority’s Euston
Area Plan (2015) (Ref. 1-14) has been consulted and drawn on
where appropriate in the characterisation of the TCAs. It should be
noted that townscape character almost invariably forms part of a
continuum and that character area boundaries are often not distinct.
In Section 5, the extent of each character area has been identified in
Figure 4.13 and its character described in Table 4.2.

Criteria for assessing townscape value are based on any designation
of the townscape and individual features within it, and qualitative
aspects of the townscape character. Attributes which are generally
agreed to influence the aesthetic and perceptual quality of the
townscape are described in the GLVIA (Ref. 1-18, Box 5.1).
Townscape value has been allocated to one of five categories in
Table 4.1.

Value

Criteria

Low

Ordinary quality townscape; typical, unremarkable undesignated
areas of townscape with distinguishable structure but modest
integrity, architectural character or distinctiveness. That may include
some individual buildings of heritage interest, but also potentially
detracting features.

Very low

.15

Poor quality townscape of negligible architectural or historic merit,
lacking legible townscape structure and coherence and likely to
contain significant detracting or intrusive features.

As the GLVIA (Ref. 1-18) states, a highly valued designated
townscape does not automatically or by definition have a high
sensitivity. Townscape susceptibility to change, as defined in the
GLVIA (paras.5.40-5.42), is the ability of the townscape receptor
to accommodate the Proposed Development without “undue
consequences for the maintenance of the baseline situation”
(para.5.40);inotherwords, ajudgementastowhetherthe townscape
couldabsorbtheProposedDevelopmentwithoutharmingitsbaseline
character and quality with specific reference to the particular type
of development that is being proposed. As noted at paragraph 5.42
of the GLVIA, the assessment of susceptibility relates specifically
to the type of development proposed as townscape effects are “..
particular to both the specific landscape in question and the specific
nature of the proposed development...”. Judgements of susceptibility
to change are described for each townscape character area and
recorded on a simple scale of High, Medium or Low as shown in
Table 3.2.

Table 3.2: TCA Susceptibility to change

Table 3.1:

Value

TCA Townscape Value

Criteria

Very
high

A site of acknowledged international townscape importance
likely to be designated as a World Heritage Site; an internationally
recognisable designated conservation area with exceptional
distinctiveness, coherence and integrity, exhibiting unity, richness
and harmony, and an exceptionally strong sense of place and
likely to contain a high proportion of Grade I listed buildings; or
an internationally recognisable Grade I registered landscape with
associated Grade I listed structures.

High

A designated conservation area of outstanding townscape interest
with a strong townscape structure, considerable attractiveness and
coherence and a high proportion of listed buildings.

Medium

Good quality townscape. Designated conservation areas or
undesignated townscapes of local importance with notable
coherence and integrity and listed or unlisted buildings that
contribute to an attractive townscape with distinctive character and
sense of place.

tavernorconsultancy.co.uk cityscapedigital.co.uk

Susceptibilit
PHBIY Criteria

to change

High The TCA has limited ability to accommodate change of the
type proposed without undue consequences for its character.

Medium The TCA has some ability to accommodate change of the type
proposed without undue consequences for its character.

Low The TCA can accommodate change of the type proposed
without undue consequences for its character.

.16

While the factors relevant to the assessment of susceptibility will
vary for each TCA, guidance as to the likely characteristics for each
category is provided below:

High susceptibility to change is likely to arise where townscape
character is of high quality and consistency or where the
townscape has high quality elements which are defining features
of the TCA, and where the type of development proposed has
the potential to significantly erode the consistency and/or quality
of the townscape character and/or reduce the presence of key
features.

Medium susceptibility to change is likely to be where townscape
character is mixed in quality and consistent in a number of
attributes in only part of the TCA or with limited consistency in
character across the TCA; or where the townscape character is of
good quality and consistency overall but the type of development
proposed is an established aspect of the townscape. Parts of

the TCA may be more able to accommodate the type of change
proposed than others, and some characteristics of the TCA may
be more able to accommodate change than others.

Low susceptibility to change is likely to arise where townscape
character is mixed in character and low in quality overall (with
detracting features and lacking coherence or distinctiveness) and
where planning policy encourages change of the type proposed
and/or the type of development proposed is in keeping with that
of the TCA.

The value and susceptibility to change of each TCA are described
in Section 4.0, Table 4.2 Those judgements are combined (in an
unweighted manner) to produce an assessment of the overall
sensitivity of the TCA as Very High, High, Medium, Low or Very Low.

Assessment of Magnitude of Impact to Townscape

3.18

The overall magnitude of change (impact) resulting from the
Proposed Development on each TCA is assessed as High, Medium,
Low, Very Low or None. This assessment takes into account a
number of factors (with reference to guidance in the GLVIA) which
are likely to include some or all of the following — the extent to which
existing townscape features within the Site boundary would be lost,
and their contribution to the character of that townscape (whether
positive or negative); the overall size and scale of the Proposed
Development (including in relative terms compared to that of
existing developments); the geographic extent of the Proposed
Development’s impact; the urban design changes introduced by
the Proposed Development; how far the Proposed Development
integrates with the surrounding townscape character (including
how consistent it is with existing relationships between different
areas of townscape); the duration and reversibility of the Proposed
Development’s effect; and the degree to which the aesthetic or
perceptual aspects of the townscape would be altered as a result of
the above. This assessment is informed by consideration of changes
to representative views of or from the TCA in question. A broad
summary of the magnitude criteria is set out in Table 3.3 below.

Table 3.3 — Magnitude of townscape impact

Magnitude | Description

None No change to townscape character.

Very Low A change to townscape character and/or features that would be
barely perceptible.

Low A slight change to townscape character and/or features that may
not be immediately noticeable.

Medium A clear change that would not dominate townscape character
and/or features which would be noticeable.

High A change to townscape character which would be immediately
apparent.

For the assessment of the completed and operational Proposed
Development the duration of all change is assumed to be long term
and, in terms of reversibility, it is assumed to be permanent. For the
assessment of deconstruction and construction effects the duration
of change is considered to be short term and, in terms of reversibility,
itis assumed to be temporary.

3.20

The geographicalareaoverwhich the changes would be experienced,
i.e. how widely the townscape character area would be affected by
the Proposed Development, is considered. In most cases the size or
scale of change would not be experienced consistently across the
extent of the character area. Where the changes to a TCA as a result
of the Proposed Development would be localised to one part of the
townscape character area or would vary across the extent of the
character area, this would result in the magnitude of impact being
expressed as a range for that TCA.

Assessment of Scale and Nature
of Townscape Effects

3.21

The final assessment of the scale of the townscape effect on
each of the TCAs is based on the combination of the judgements
of sensitivity of the TCA and the magnitude of impact as a result of
the Proposed Development. The rationale forthe judgementis clearly
and transparently explained in the narrative to demonstrate how
the assessment has been derived, and is summarised based on the
broad categories set out in Table 3.4A. A Proposed Development
with no magnitude of impact would result in ‘no effect’ in respect of
scale of effect.

Table 3.4A — Scale of effects

Magnitude of Impact

Sensitivity | None Very low Low Medium High
Very High | No effect Minor Moderate | Major Very major
High No effect Negligible Minor / Modgrate Major / .

/ minor moderate | / major very major
Medium No effect | Negligible | Minor Moderate | Major
Low No effect Negligible | Negligible | Minor/ Moderate

/ minor moderate | / major
Very Low No effect Negligible | Negligible | Minor Moderate
3.22  The matrix in Table 3.4A provides an explanation, in line with GLVIA

(Ref.1-18, para.5.53), of how the magnitude of impact is combined
with sensitivity to produce an assessment of the scale of effect.
The matrix is weighted at both the upper and lower ends such
that it moderates the resulting scale of effect for lower magnitude
impacts on lower sensitivity receptors, and amplifies that of higher
magnitude impacts on higher sensitivity receptors. Where the
scale of effects are given a range in the table above, professional
judgement is used to choose either of the categories shown, or a
mid-point between them e.g. a low magnitude impact on a receptor
of high sensitivity could result in a minor scale of effect, a minor-
moderate scale of effect, or a moderate scale of effect. These broad
categorisations are accompanied by a narrative that describes the
effects in more detail. As outlined in ES Volume 1, Chapter 2 EIA
Methodology, effects that are lower than moderate in scale (i.e.
negligible, negligible-minor, minor or minor-moderate) are not
considered ‘significant’, and effects that are moderate or greater in
scale (i.e. moderate, moderate-major, major, major-very major or
very major) are considered to be significant in ES terms.
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The qualitative nature of each effect is assessed as beneficial,
adverse or neutral (in line with Table 3.4B) using professional
judgement and considering each TCA on a case by case basis.

Table 3.4B: Nature of effects

Nature of Description

effect

Adverse The quality of the townscape is diminished.

Neutral The quality of the townscape is preserved or there is a balance of
adverse and beneficial effects.

Beneficial | The quality of the townscape is improved.

.24

.25

.26

In the qualitative assessment of the nature of effects, there are
likely to be a number of different positive and / or negative impacts
that contribute to an overall assessment of effect. A neutral effect
may result from a balance of positive and negative impacts, or may
reflect a situation in which there is no appreciable beneficial or
adverse effect.

The nature of effect is described in the detailed narrative. While the
exact form of the qualitative effect will vary from TCA to TCA, and
the following is by no means exhaustive, some examples of the form
that beneficial, adverse and neutral effects could take are provided
below.

A beneficial effect could arise, for example, from the mannerin which
the form and appearance of the Proposed Development positively
reinforce high quality aspects of the TCA’s existing character, or from
the Proposed Development’s provision of significant urban design
benefits such as enhanced permeability and legibility. An adverse
effect could arise, for example, from the removal of an element
on the Site that contributes positively to the quality of the existing
townscape, or from the introduction of a form of development that
disrupts high quality aspects of the existing townscape’s character.
A neutral effect could arise in a situation in which both beneficial and
adverse effects such as those noted above are evident in a manner
which balance each other; it is therefore capable of being applied
to effects which are either significant or non-significant in ES terms.

Deconstruction and Construction

3
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.27

.28

The assessment of the effects of deconstruction and construction
of the Proposed Development has taken into account the works
and processes set out in ES Volume 1, Chapter 5: Deconstruction
and Construction. The assessment has taken into account the same
receptors as for the assessment of the completed and operational
Proposed Development, and the same methodology set out above. .

The assessment considers the temporary changes to townscape
character arising from deconstruction and construction activities,
including the use of machinery and the appearance of buildings at
an advanced stage of construction, without the complete application
of external cladding. The extent and detail of the assessment is
proportionate to the temporary nature of the effects and is focused
on potentially significant effects. The assessment is based on the
maximum potential effect on each TCA across the deconstruction
and construction process as a whole.

Cumulative Assessment

3.29

The townscape assessment considers the effect on the identified
TCAs of the Proposed Development considered on its own. The
cumulative townscape assessment contained in Section 6 considers
the additional effect of the Proposed Development on TCAs, on top
of those effects that would arise from other ‘cumulative’ schemes
that have been proposed or consented i.e. the effect of the Proposed
Development if the cumulative schemes were already in place and
formed a ‘cumulative baseline’.

The Cumulative Schemes relevant to this assessment are listed
at paragraph 6.98. The cumulative assessment distinguishes
between the more certain cumulative development scenario (which
would include all consented but unbuilt schemes), and the less
certain cumulative development scenario (which would include all
undetermined planningapplications,aswellas consented but unbuilt
schemes). In the cumulative assessment narrative, the Cumulative
Schemes are named and their interaction with the Proposed
Development is described where relevant to the assessment.

Visual Assessment Methodology

Guidance for the Assessment of Visual Effects

3.31

The available guidance for assessing the effects of a development
on views is as follows:

Guidelines for Landscape and Visual Impact Assessment
Third Edition (GLVIA) (2013) (Ref. 1-18) produced jointly by
the Landscape Institute and the Institute of Environmental
Management and Assessment; and

London View Management Framework Supplementary Planning
Guidance (LVMF SPG) (2012) (Ref. 1-11).

The GLVIA (Ref. 1-18) provides advice on good practice in relation
to the requirements of the EIA Regulations (Ref. 1-19) and,
although developed for the assessment of landscape impacts, is
broadly applicable to all forms of landscape (including townscape).
The GLVIA states that an assessment should address potential
effects on the character and distinctiveness of the landscape
and effects on observers through their experience of views. The
methodology employed for this assessment is based on approaches
recommended in the GLVIA. It should be noted that the guidance
states that its methodology is not prescriptive in that it does not
provide a detailed universal methodology that can be followed in
every situation (Para.1.20); the assessment should be tailored to
the particular circumstances in each case with an approach that
is in proportion to the scale of the project that is being assessed
and the nature of its potential effects. The guidance recognises
that much of the assessment must rely on professional judgement
(paras.2.23-2.26).

The LVMF SPG (Ref. 1-11) identifies and sets out policy to protect
a number of strategic views within London and provides guidance
on the qualitative visual assessment of the designated views. It is
also applicable to the assessment of effects on undesignated views
within London more generally.

General Approach to the
Assessment of Visual Effects

3.

34

.35

.36

As required by the EIA Regulations (Ref. 1-19), this assessment
considers the likely significant effects that result directly from
the Proposed Development itself (direct) or from consequential
change (indirect) and whether likely significant effects are caused
by the Proposed Development in isolation or in the context of other
consented and submitted development, 'Cumulative Schemes’.

The assessment of visual effects is carried out through a process
which is summarised below:

1. Identify the visual effects to be assessed through identification
of a range of views, including sensitive and representative views,
andthe people who would experience them (the visual receptors);

2. For each view consider its value and the susceptibility to change
of the visual receptor and combine those judgements to assess
the Sensitivity;

3. For each view consider the size and scale of the change and its
geographic extent to assess the Magnitude of Impact as a result
of the Proposed Development;

4. Combine the judgements of Sensitivity of the receptor and
Magnitude of Impact as a result of the Proposed Development to
assess the Scale of the Effect; and assess the qualitative Nature
of the Effect.

Simple word scales are used as a means of summarising judgements
at each stage of the assessment sequence described above, with
detailed narrative describing the reasoning for each judgement
in the accompanying text. The word scales for each step of the
assessment contain between three and five categories, and in each
case a mid-point between two categories may also be chosen (e.g.
‘low-medium’ could be chosen as a mid-point between ‘low’ and
‘medium’). As stated in the GLVIA (Ref. 1-18, para.3.29) combining
judgements, (e.g. of sensitivity and magnitude to assess the scale of
effect), should be as transparent as possible. This assessment uses
sequential combination. For unweighted judgments the criteria are
simply combined e.g., a view of low value with high susceptibility to
change would have medium sensitivity. For weighted judgements
a matrix is used; in this assessment sensitivity is weighted in the
combination of sensitivity and magnitude of impact as shown in the
matrix in Table 3.8A.

The Visual Assessment Study Area

3.

37

.38

The visual assessment study area, which is informed by site
observation and testing of visual changes as a result of the Proposed
Development, is not defined by a radius from the Site because
differences in the scale and alignment of the existing townscape
result in variation in the distance from which the Proposed
Development would be visible - for example there is usually greater
visibility along aligned routes and across open spaces.

A total of 23 verified views for assessment were selected in
consultation with the local authority through scoping and pre-
application discussion. A set of views was selected following testing
of the developing proposal in a three-dimensional digital model. All

3.40

3.41

views assessed in this volume have been carefully selected in order
to consider effects on specific designated views and representative
and illustrative views that demonstrate the range of ways in which
the Proposed Development would be seen and the resultant visual
effects on “the general amenity experienced by people” described in
the GLVIA (Ref. 1-18, paras.2.21). The agreed viewpoints cover well
visited areas, local communities, users of important open spaces
and footpaths, and designated areas that fall within the ZVI.

The views selected allow a methodical 360-degree view analysis
of near, middle and distant views of the Proposed Development on
representative visual receptors in the area likely to be affected by
the visibility of the Proposed Development. The visual assessment
is not an exhaustive assessment of all potential visual effects but an
assessment of asufficientnumberofviewsfromavariety of distances
and directions that allow a proportionate and representative
assessment of changes to visual amenity. The viewpoints have
been mapped onto the ZVI in Appendix C so that the relationship
between the areas of visibility and representative viewpoints can be
seen. The detailed location of each assessment viewpoint has been
carefully considered to be typical or representative of the view likely
to be experienced by a visual receptor in this location and agreed
with local authority officers as part of a full Candidate Views Study
(CVS) at pre-application stage.

Public views are generally attributed greater value than views from
private property because they are experienced by a greater number
of people and therefore represent a greater proportion of the visual
receptor community. All verified views have therefore been taken
from publicly accessible land. Changes to visual amenity from inside
buildings that are not publicly accessible or from private land have
not been considered in this assessment.

Views have generally been assessed using photographs taken during
the winter where foliage might obscure visibility towards the Site in
spring, summer and autumn (photography dates are included in the
Views Table on p.85 and Appendix E, Table of Views) and the baseline
assessment describes how the composition and quality of the view
would vary with seasonal change, and changes in atmospheric
conditions where applicable. Views are often kinetic or sequential,
therefore where appropriate, consideration and explanation of how
a view would change as the observer moves around or through the
viewing position is included in the baseline description.

The 23 verifiedviewsintheVisual Assessmentand 24 supplementary
verified views in Appendix A (which are not individually assessed)
have been used to inform the assessment of effects on heritage
assets and townscape, where relevant. 24 additional views tested
during the design development process but not verified or assessed
are included in Appendix B. They have not been verified because the
potential effects were not considered significant or because other
viewing positions were selected in preference to demonstrate the
likely visual or townscape effects or effects on the settings of built
heritage assets, but they may be referred to in the assessments.

Baseline Assessment of Sensitivity

3.43

The baseline characteristics of each view, including the attributes
described in the GLVIA (Ref. 1-18, para. 6.24) and the LVMF SPG
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(Ref. 1-11, p.8), and the contributions of any heritage assets to the
view have been described where relevant. The value of each view is
assessed on a case by case basis, and using professional judgement
as appropriate. The assessment takes account of any designation
of the view in planning policy, the quality of the townscape seen in
the view including heritage assets that may be visible in or from the
viewing position, and the composition and scenic quality of the view.
Table 3.5 sets out broad guidance on the categories that different
types of view are likely to fall under; exceptions to this guidance are
explained in the narrative accompanying the view in question.

Table 3.5: Existing Value of the View

Value

Criteria

Very high

Designated views of national or international importance;
elements of aWorld Heritage Site within designated WHS views;
the Protected Vista or Protected Silhouette of a designated
LVMF view.

High

Designated views of regional importance: LVMF or Borough
views.

Medium

Valued local views noted in planning policy or conservation
area appraisals; significant views of designated heritage assets
or noted local landmarks; well composed representative views
though townscape of good or high value.

Low

Representative views through townscape of ordinary or low
value and incidental views through townscape of good or high
value.

Very low

3.44
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Incidental views through townscape of low or very low value.

The assessment of sensitivity, as recommended in the GLVIA (Ref.
1-18), considers the visual receptors to be the people experiencing
each view. The susceptibility to change of the visual receptors
to changes in their visual amenity, and the value of the view, are
combined to give a judgement of the view’s sensitivity.

The assumptions made in the GLVIA do not cover an exhaustive
range of the visual receptors. There are limitations to this approach:
the GLVIA defines ‘visual effects’ as “effects on specific views and
on the general visual amenity experienced by people” (Ref. 1-18,
para.2.21). The glossary of the GLVIA defines ‘visual amenity’
as “the overall pleasantness of the views people enjoy of their
surroundings, which provides an attractive visual setting or backdrop
for the enjoyment of activities of the people living, working, recreating,
visiting or travelling through an area”. It does not expand on what
might amount to ‘pleasantness’ or what might be conducive to the
‘enjoyment of activities’, presumably because the measuring of
psychological effects such as these are inevitably beyond the scope
of the landscape/townscape professional. The ‘pleasantness’ of
the view and ‘enjoyment’ of the viewer is influenced by individual
perception and taste, which is hard to judge, may vary dramatically
from person to person and therefore has limited validity.

The GLVIA advises that the baseline visual assessment should
include “the type and relative number of people (visual receptors)
likely to be affected, making clear the activities that they are likely to be
involved in” (para.6.24) and goes on to categorise the susceptibility
to change of these types of people to changes in their visual amenity

(paras.6.32-4). Furthermore, the assessment of susceptibility
to change should consider the extent to which the attention of
any likely visual receptors would be focused on views and visual
amenity. Assessing visual effects is not a quantitative process and
in a busy urban townscape context it is not practical to provide even
approximate numbers of visual receptors; the relative busyness of a
viewing position is however described where appropriate.

Assumptions as to the susceptibility to change of various groups of
visual receptors are described in paras.6.33-6.36 of the GLVIA. The
susceptibility of change of visual receptors is described for each
view and recorded on a scale of low, medium or high, as shown in
Table 3.6.

Table 3.6: Susceptibility to change of visual receptors

fﬁiﬁiigzmty Criteria
High The receptor has limited ability to accommodate change
without altering their visual amenity.
Medium The receptor has some ability to accommodate change
without altering their visual amenity.
Low The receptor can accommodate change without altering their
visual amenity.
s.as  While the factors relevant to the assessment of susceptibility will

vary for each view, guidance as to the likely characteristics for each
category of receptor is provided below:

High susceptibility to change is likely to include residents at
home (although private visual amenity is not assessed within
this document so will rarely apply) and in shared private
amenity space; people engaged in outdoor recreation relating
to landscape and/or views; visitors to a heritage asset, visitor
attraction or landscape/townscape where views are important to
the experience; people in communities where views contribute
considerably to the landscape or townscape setting enjoyed by
residents; and travellers on scenic routes where awareness of
views is high.

Medium susceptibility to change is likely to include people
travelling through townscape where views make some
contribution to the experience but are not a key part of or purpose
of the travel; people in communities where views contribute to
a limited extent to the landscape or townscape setting enjoyed
by residents; and visitors to a heritage asset, visitor attraction
or landscape/ townscape where views may contribute to the
experience incidentally but are not a key part of or purpose of the
visit.

Low susceptibility to change is likely to include people engaged
in outdoor sport, at their place of work, or moving through
townscape where views do not contribute to the enjoyment of
townscape.

Judgements of susceptibility to change of the visual receptors are
combined with a judgement on the value of a view to arrive at the
overall sensitivity of the view, which is categorised as Very High,
High, Medium, Low or Very Low.

Lens Selection for Verified Views

3.

50
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As acknowledged by the Landscape Institute’s Technical Guidance
Note, Visual Representation of Development Proposals (Ref. 1-21),
in reality no static photography is able to fully capture the richness
and depth of the human viewing experience. Only the central 6-10
degrees of a view is seen in detail by the human eye but the scene
beyond this can be appreciated in peripheral vision without moving
the eyes — or by moving the eyes or rotating the head the focal point
of the view can be changed. Both the clarity of the focal point, or
multiple focal points of a view, and the appreciation of the wider
context, contribute to our appreciation of the environment and for
most urban views both aspects need to be equally well understood
for a view to be robustly assessed.

Perspective is uniquely determined by the viewpoint position and
direction of view, so cannot be altered by the use of different camera
lenses. The scale of the buildings in a photographic image is a factor
only of the size of the print or the image on screen. The choice of lens
used to photograph a view, and consequently the horizontal field
of view (HFoV), is therefore made on the basis of the requirements
for assessment, which may vary from view to view. The human eye
has a HFoV of about 110°. ‘Normal’, or ‘Standard’ lenses (36—60mm
in 35mm film format) cover between 62° and 40° so in an urban
situation frequently do not provide the necessary context for a full
appreciation of the human experience of the view.

Where the wider context of the view should be considered — and
in most situations a viewer would naturally make use of peripheral
vision in order to understand the whole — it is logical to use a wider
angle lens (24-35mm in 35mm film format) which would cover a FoV
between 84° and 64°. The Landscape Institute Technical Guidance
Note (Ref. 1-21) states that “A 'standard' lens (50mm FL on a FFS
Camera) typically captures a HFoV of just under 40 degrees. This may
be suitable for some purposes, but a single-frame photograph based
on this FoV may not convey the breadth of visual information required
to represent a Proposed Development and relevant context... the
general requirement is to capture enough of the scene to represent
the landscape/townscape setting and the likely visibility of the
proposal” (Appendix 4, paras.4.2.3-4.2.5). Where the viewing point
is studied at rest and the eye is free to roam over a very wide field of
view and the whole setting of the view can be examined by turning
the head, it may be appropriate to provide a panorama comprising a
number of photographs placed side by side to cover an even wider
field of view. It will also be necessary to provide a wider HFoV for
close viewpoints in order to capture the entire proposal; as stated
in the Landscape Institute guidance “Views should include the full
extent of the site/development and show the effect that it has upon
the receptor location” (Appendix 4, para.4.1.5)

Para.3.8.4 of the Landscape Institute Guidance states that “A
'mathematically correct' image is established for a 50mm FL [Focal
Length] approximately 39.6 Horizontal Field of View (HFoV) image,
printed at a size of 390mm x 260mm on an A3 sheet, and held at
542mm fromthe eye.” 500-550mm is approximately at arm’s length.
Both proposed and cumulative images in the Visual Assessment are
provided in A3 landscape format with crop marks to indicate the
extent ofa50mm focal length if the image has been shot with alarger
focal length. This enables the reader to view an image on screen at

approximately arm’s length and zoom in to the 50mm view digitally
if desired, while also being able to appreciate the peripheral parts
of the view which are relevant to the appreciation of the townscape
context outside the narrow area of focus.

Assessment of Visual Magnitude of Impact

3.

3.

3.
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.58

In order to demonstrate the change to visual amenity as a result
of the Proposed Development, three separate images have been
prepared from each viewing location selected:

1. Existing Baseline — the view as it exists currently;

2. Proposed - the Existing Baseline view with the Proposed
Development inserted in render or blue wireline form; and

3. Cumulative — the Proposed view with consented Cumulative
Schemes inserted as black wirelines and submitted cumulative
schemes inserted as orange wirelines.

The three images for each viewpoint are intended to inform the
assessment of change to visual amenity that would result from the
Proposed Development. The assessment in this report in respect
of views is not of the effect on the images, which are restricted in
terms of what they can show as noted in the consideration of the
lens selection set out above; rather, they are assessments of the
effect of the Proposed Development as it would be experienced by
a viewer at the relevant viewpoint location, informed by the images,
as well as by site visits.

The Proposed Development has been shown fully ‘rendered’ or in
a blue ‘wireline’ in the proposed and cumulative views. A ‘wireline’
image shows the scale and massing of the Proposed Development
represented as a blue outline within the baseline photograph; a
‘render’imageillustratesthe Proposed Developmentin photorealistic
form, showing the detailed articulation and materials that are
proposed, as well the Proposed Development’s scale and massing.
Where the Proposed Development would not be visible, its position
relative to the foreground of the existing view may be shown with
a dashed outline. The methodology employed by the visualisation
firm, Cityscape, to create the verified views is provided in Appendix
E. The Visual Assessment, in Section 6.0 of this volume is based
on the images prepared by Cityscape which are, in turn, based on
the computer-generated model of the Proposed Development
prepared by the architects, 3XN, who have confirmed the accuracy
of the visualisations in relation to their design proposals before the
Tavernor Consultancy have assessed them.

One rendered dusk view has been included to allow an assessment
of the illuminated Proposed Development after dark. The lighting of
the Proposed Development as shown in these views is indicative.

The overall magnitude of change resulting from the Proposed
Development withrespecttoeachviewisassessed as High, Medium,
Low, Very Low or None. The judgement on the magnitude of change
to aview is based on a professional appraisal of interrelated factors
set out in para 6.39 of the GLVIA (Ref. 1-18), which are described
in the narrative accompanying the proposed view where relevant.
Consideration is given to the size and scale of the effect, including
factors such as the loss or addition of features, changes in view
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composition, the proportion of the view occupied by the Proposed
Development, the extent of its visibility, and the consistency or
contrast of the Proposed Development with the existing townscape
character in the view; the geographical extent of the visual effect,
which reflects the distance of the viewing position from the visible
parts of the Proposed Development and any kinetic or seasonal
changes to its visibility from this distance; and the duration and
reversibility of the Proposed Development’s effect. Abroad summary
of the magnitude criteria is set out in Table 3.7 below.

For the assessment of the completed and operational Proposed
Development the duration of all change is assumed to be long term
and in terms of reversibility, it is assumed to be permanent. For the
assessment of deconstruction and construction effects the duration
would be short term and in terms of reversibility it is assessed as
temporary.

Table 3.7: Magnitude of visual impacts

Magnitude | Description
None No change to the view.
Very low A barely perceptible change to the view.
Low A slight change to the view.
Medium A clear change to the view.
High An immediately apparent change to the view.
3.0  Eachoverall assessment of the magnitude of change will result from
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a combination of different factors of varying levels of relevance, and
itis likely that notwo assessments will be the same. Itis nonetheless
possible to provide broad guidance on some of the main features
that may be found at each level of magnitude of change, and this is
set out below:

High magnitude of change is likely to arise in views where the
Proposed Development creates new focal points, removes key
features from the existing view and/or results in substantial
changes in composition in which the proposal would become
dominant. The Proposed Development is likely to be extensively
visible, at a scale as large or larger than existing elements within
the view, or forming a considerable contrast with the existing
character of the view. The high change may also reflect the close
distance of the viewpoint from the site where there is likely to be
no or little intervening development.

Medium magnitude of change is likely to arise in views where
there is a noticeable loss or addition of features, a change in
composition, or the degree of integration/contrast, but in which
the Proposed Development would not dominate the view in the
proportion of the view it occupies or due to its effects on the
composition. The Proposed Development is likely to be visible
partially and/or visible at a comparable apparent scale to existing
elements within the view, or to form a noticeable contrast with
the existing character of the view. The medium change may also
reflect the medium range distance of the viewpoint from the site
and its part obscuration by other elements in the view.

Low magnitude of change is likely to arise in views where the
Proposed Development results in limited loss or addition of
features, changes in composition, and degree of integration/

contrast in the view. The Proposed Development is likely to be
visible to a small extent, and/or at a lesser apparent scale than
existing elements in the view, or at a similar or greater apparent
scale but echoing the prevalent character of other elements in
the view such that it may not be immediately noticeable. The
slight change may also reflect the distance of the viewpoint from
the Proposed Development and its part obscuration by other
elements in the view.

Very low magnitude of change is likely to relate to the negligible
loss or addition of features, changes in composition, or degree of
integration/contrast in the view. The Proposed Development is
likely to be visible to a minimal extent, appearing fleetingly, or in
a part of the view that is peripheral/not the focus. A change may
reflect the significant distance of the viewpoint from the Proposed
Development and its part obscuration by other elements in the
view.

Assessment of Scale and Nature of Visual Effects

3.

61

.62

The final assessment of the scale and nature of the visual effect
with reference to each of the verified views is based on the
combination of the judgements of sensitivity of the baseline view
(as experienced by a visual receptor) and magnitude of impact as a
result of the Proposed Development. The rationale for the judgement
is clearly and transparently explained to demonstrate how the final
assessment has beenderived, andis summarised based on the broad
categories set out in Tables 3.8A and B. A Proposed Development
with no magnitude of impact would result in ‘no effect’ in respect of
scale of effect. The nature of effect is assessed using professional
judgement, considering each view on a case by case basis, and is
described in the detailed narrative.

The views in the visual assessment have been used to inform the
assessment of effects on heritage assets and townscape, where
relevant.

Table 3.8A - Scale of effects

3.64

3.65

Magnitude of Impact

Sensitivity | None Very low Low Medium High
Very High No effect Minor Moderate | Major Very major
High No effect Negligible | Minor / | Moderate / | Major /

/ minor moderate | major very major
Medium No effect Negligible | Minor Moderate | Major
Low No effect Negligible | Negligible | Minor / | Moderate /

/ minor moderate | major
Very Low No effect Negligible | Negligible | Minor Moderate
3.63  The matrix in Table 3.8A provides an explanation, in line with GLVIA

(Ref. 1-18, para.6.42), of how the magnitude of impact is combined
with sensitivity to produce an assessment of the scale of effect.
The matrix is weighted at both the upper and lower ends such
that it moderates the resulting scale of effect for lower magnitude
impacts on lower sensitivity receptors, and amplifies that of higher
magnitude impacts on higher sensitivity receptors.

Where the scale of effects are given a range in the table above,
professional judgement is used to choose either of the categories
shown, or a mid-point between them e.g. a low magnitude impact
on a receptor of high sensitivity could result in a minor scale of
effect, a minor-moderate scale of effect, or a moderate scale of
effect. These broad categorisations are accompanied by a narrative
that describes the effects in more detail. As outlined in ES Volume
1, Chapter 2 EIA Methodology, effects that are lower than moderate
in scale (i.e. negligible, negligible-minor, minor or minor-moderate)
are not considered ‘significant’, and effects that are moderate or
greater in scale (i.e. moderate, moderate-major, major, major-very
major or very major) are considered to be significant in ES terms.

The qualitative nature of each effect is assessed as beneficial,
adverse or neutral (in line with Table 3.8B) using professional
judgement and considering each view on a case by case basis.

Table 3.8B: Nature of effects

3.67

Nature of Description
effect
Adverse The quality of the view is diminished.
Neutral The quality of the view is preserved or there is a balance of
adverse and beneficial effects.
Beneficial | The quality of the view is improved.
3.66  In the qualitative assessment of the nature of effects, there are

likely to be a number of different positive and / or negative impacts
that contribute to an overall assessment of effect. A neutral effect
may result from a balance of positive and negative impacts, or may
reflect a situation in which, while there is change to the view, there
is no appreciable beneficial or adverse effect.

The nature of effect is described in the detailed narrative. While the
exact form of the qualitative effect will vary from view to view, and
the following is by no means exhaustive, some examples of the form

.68

that beneficial, adverse and neutral effects could take are provided
below.

A beneficial effect could arise from the Proposed Development,
for example, removing a negative aspect of the view, or from it
positively consolidating the compositional qualities of a view, or
through its introduction of high quality new architecture to the
view. An adverse effect could arise, for example, from the removal
of an element on the Site that contributes positively to a view, or
from the introduction to the view of new development of low visual
quality, or that detracts from an existing high quality composition or
element/ feature of the composition. A neutral effect could arise in a
situation in which both beneficial and adverse effects such as those
noted above are evident in a manner which balance each other; it
is therefore capable of being applied to effects which are either
significant or non-significant in ES terms.

Deconstruction and Construction

3.

69

.70

The assessment of the effects of deconstruction and construction
of the Proposed Development has taken into account the works
and processes set out in ES Volume 1, Chapter 5: Deconstruction
and Construction. The assessment has taken into account the same
receptors as for the assessment of the completed and operational
Proposed Development. However, due to the complexity in
accurately predicting the constantly evolving numerous different
visual changes during the deconstruction and construction process,
and the temporary nature of the effects, verified views have not
been prepared to inform the assessment and receptors have been
assessed in broad qualitative terms.

The assessment considers the temporary changes to views arising
from deconstruction and construction activities, including the use
of machinery and the appearance of buildings at an advanced
stage of construction, without the complete application of external
cladding. The extent and detail of the assessment is proportionate
to the temporary nature of the effects and is focused on potentially
significant effects. The assessment is based on the maximum
potential effect on each view across the deconstruction and
construction process as a whole.

Cumulative Assessment

3.

71

.72

The visual assessment considers the effect on the identified
views of the Proposed Development considered on its own. The
cumulative visual assessment contained in Section 6 considers the
additional effect of the Proposed Development on views, on top of
those effects that would arise from other ‘cumulative’ schemes that
have been proposed or consented i.e. the effect of the Proposed
Development if the cumulative schemes were already in place and
formed a ‘cumulative baseline’.

All Cumulative Schemes agreed for consideration in the ES have
been modelled in the cumulative views where relevant to this
assessment and are listed at paragraph 6.98. The cumulative
views distinguish between all consented but unbuilt schemes on
the one hand, and all undetermined planning applications on the
other hand by illustrating them with different wireline colours
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in the views, black for consented and orange for undetermined
respectively. Informed by this, the cumulative assessment in the text
distinguishes between the more certain cumulative development
scenario (which would include all consented but unbuilt schemes
only), and the less certain cumulative development scenario (which
would include all undetermined planning applications, in addition to
the consented but unbuilt schemes). In the cumulative assessment
narrative, the Cumulative Schemes are named and their interaction
with the Proposed Development is described where relevant to the
assessment.

Built Heritage Assessment Methodology

Guidance for the Assessment of
Built Heritage Effects

3.73

tavernorconsultancy.co.uk cityscapedigital.co.uk

The available guidance for assessing the effects of a development
on built heritage assets and their settings is as follows:

Historic Environment Good Practice Advice in Planning Note
2: Managing Significance in Decision-Taking in the Historic
Environment (Ref. 1-7), produced by Historic England;

Historic Environment Good Practice Advice in Planning Note 3: The
Setting of Heritage Assets (2017) (Ref. 1-8), produced by Historic
England,;

Statements of Heritage Significance: Analysing Significance in
Heritage Assets Historic England Advice Note 12 (2019) (Ref.
1-9), produced by Historic England;

Guidance and Toolkit for Impact Assessments in a World Heritage
Context (2022) (Ref. 1-22) produced by UNESCO, ICCROM,
ICOMOS and IUCN;

Principles of Cultural Heritage Impact Assessment in the UK
produced by the IEMA (2021) (Ref.1-23); and

Conservation Principles: Policies and Guidance (2008) (Ref.1-
24), produced by Historic England.

Historic England’s Advice in Planning Note 2: Managing Significance
in Decision-Taking in the Historic Environment (Ref. 1-7) provides
information to assist in implementing historic environment policy,
including guidance on assessing the significance of heritage assets.
Historic Environment Good Practice Advice in Planning Note 3
(2nd Edition): The Setting of Heritage Assets (Ref. 1-8) advises on
the management of change within the surroundings of heritage
assets. Historic England’s Advice Note 12 — Statements of Heritage
Significance: Analysing Significance in Heritage Assets (Ref. 1-9)
provides guidance for assessing the heritage significance of heritage
assets. Although the ICOMOS Guidance (Ref. 1-22) was developed
for assessing effects on World Heritage Sites (WHS) it also provides
useful guidance for the assessment of effects on heritage assets
more generally. Principles of Cultural Heritage Impact Assessment
in the UK (Ref. 1-23) sets out a framework for the assessment of
change with an Environmental Impact Assessment. Historic England
published Conservation Principles: Polices and Guidance (Ref. 1-24)
in 2008 to provide guidance on the assessment and management of
heritage significance and, while more recent advice is available, it is

still considered to form a useful guidance document.

General Approach to the Assessment of Effects

3.

75

.76

.77

As required by the EIA Regulations (Ref. 1-19), this assessment
considers the likely significant effects that result directly from
the Proposed Development itself (direct) or from consequential
change (indirect) and whether likely significant effects are caused
by the Proposed Development in isolation or in the context of other
consented and submitted development, 'Cumulative Schemes’.

The assessment of effects on heritage assets is carried out through
a process which is summarised below:

1. Identify the heritage receptors;

2. For each receptor consider its value and susceptibility to change
(taking into account heritage significance) and combine those
judgements to assess its Sensitivity;

3. Foreach heritage receptor, consider the Proposed Development’s
effect on its heritage significance, if any, to assess the Magnitude
of Impact as a result of the Proposed Development;

4. Combine the judgements of Sensitivity of the receptor and
Magnitude of Impact as a result of the Proposed Development to
assess the Scale of the Effect; and assess the qualitative Nature
of the Effect.

Simple word scales are used as a means of summarising judgements
at each stage of the assessment sequence described above, with
detailed narrative describing the reasoning for each judgement
in the accompanying text. The word scales for each step of the
assessment contain between three and five categories, and in
each case a mid-point between two categories may also be chosen
(e.g. ‘low-medium’ could be chosen as a mid-point between ‘low’
and ‘medium’). This assessment uses sequential combination.
For unweighted judgments the criteria are simply combined e.g. a
heritage asset of low value with high susceptibility to change would
have medium sensitivity. For weighted judgements a matrix is used;
in this assessment sensitivity is weighted in the combination of
sensitivity and magnitude of impact as shown in the matrix in Table
3.12A.

Identification of receptors

3.

78

The built heritage assessment provides an assessment of the likely
significant effects of the Proposed Development on the heritage
significance or appreciation of the heritage significance of above-
ground heritage assets. The ‘receptors’ are the identified ‘built
heritage assets’, which potentially comprise listed buildings (LBs);
above-ground scheduled monuments (SMs); registered parks
and gardens of special historic interest (RPGSHI); conservation
areas (CAs); and non-designated heritage assets (NDHAs), which
in most cases are locally listed buildings (LLBs) identified by the
relevant local authority. The National Heritage List for England (HE’s
database of nationally designated heritage assets, (Ref. 1-25) and
the local authority’s website and Local List (Ref. 1-26) have been
consulted to identify nationally and locally identified designated and
non-designated assets. The Greater London Historic Environment

Record (GLHER) (Ref. 1-27) has been consulted and no further
heritage assets have been identified as a result. A walkover survey
of the Site and environs has not identified any hitherto unrecorded
above-ground heritage assets in the study area.

The Built Heritage Study Area

3.79  Inaccordance with Step 1 of the methodology set out in The Setting
of Heritage Assets (Ref. 1-8), site inspection and testing has identified
which heritage assets and their settings could be affected by the
Proposed Development. Accordingly, a built heritage study area
extending approximately 500m from the boundary of the Site has
been defined for the assessment of designated heritage assets, as
shown in Figure 4.12 (including designated heritage assets where
all or part fall within the 500m radius).

3.0 Anumber of designated heritage assets within the 500m study area
have been scoped out of assessment as it was considered clear that
the Proposed Development would have no effect on their heritage
significance — these are set out and the reasons for scoping out
further explained in Section 4, Baseline Conditions. Conversely,
a number of heritage assets beyond the initial 500m study have
been added to the assessment, as explained in Section 4, Baseline
Conditions.

3.1 In respect of non-designated heritage assets, where there are
NDHAs on or adjacent to the Site they will be individually assessed
in the built heritage assessment, as part of a proportionate approach
to assessment in line with the NPPF. As NDHAs in the wider 500m
study area are noted for their contribution to the character of the
local townscape, they will not otherwise be individually assessed
but will be described in the assessment of relevant CAs where
appropriate (as well as in the separate townscape and visual
assessments in this ES Volume, where relevant). This is considered
to be a proportionate approach to the built heritage assessment
of non-designated heritage assets. The building on the Site is not
considered to be an NDHA, nor are there any adjacent to the Site.

3.82  Where testing demonstrates that designated heritage assets outside
the study areas would be affected to a potentially significant extent,
for example due to the alignment of streets and open spaces in the
intervening townscape, these have been included in the assessment
in addition to those in the defined study area. As a result of this
consideration, a number of heritage assets have been added to
the assessment, and these are set out in the Section 4, Baseline
Conditions section.

Baseline Assessment of Sensitivity
of Heritage Assets

3.83 A proportionate summary of the history and character, and an
appraisal of the heritage significance of each heritage asset or
group of listed structures, including any contribution made to
heritage significance by their settings, is provided in Section 4,
Baseline Conditions. Appraisal of the significance of each heritage
asset is based on Historic England (HE) listing descriptions (LBs
and RPGSHI) and local authority appraisals (for CAs) and, where
appropriate, supplementary desk-based and archival research and

site inspections. HE’s Statements of Heritage Significance: Analysing
Significance in Heritage Assets (Ref. 1-8) provides a methodology for
assessing heritage significance by considering the three ‘heritage
values’: archaeological interest, architectural or artistic interest and
historic interest. This assessment does not cover below-ground
heritage assets. An assessment of heritage significance is made by
considering the architectural/artistic interest and historic interest of
the asset using professional judgement; the balance between the
interests will vary. All designated heritage assets are considered to
be of high value — or very high value where they are of international
significance. The baseline value of heritage assets is set out in Table
3.9.

Table 3.9: Existing Heritage Value

Value

Criteria

Very high

A site of acknowledged international importance. Likely to be a
World Heritage Site, aninternationally recognised Grade I listed
structure with exceptional cultural value; an internationally
valued conservation area with exceptional coherence and
integrity, exhibiting unity, richness and harmony, and an
exceptionally strong sense of place and likely to contain a high
proportion of Grade I listed buildings or a Grade I registered
landscape with associated Grade I listed structures.

High

All nationally designated structures and landscapes not
included in the Very High value category, and conservation
areas.

Medium

Formally identified non-designated heritage assets e.g. locally
listed buildings.

Low

Non-designated heritage assets which have not been formally
identified.

Very Low

3.84

3.85

Undesignated buildings and townscapes.

Susceptibility to change of a heritage asset is considered through an
understanding of the heritage significance of the heritage asset and
the contribution of setting (if any) to its heritage significance, orto the
appreciation of that heritage significance. It is assessed in line with
the categories and broad criteria set out in Table 3.10. Designated
heritage assets of the same value may vary quite significantly in
their susceptibility to change, or that of their settings.

In accordance with Step 2 of the methodology set out in The Setting
of Heritage Assets (Ref. 1-8), a description of the existing setting
and an appraisal of its contribution (if any) to the significance, or
appreciation of the significance, of each heritage asset or group
of heritage assets is provided in Section 4, Baseline Conditions,
informed by the townscape and visual baseline assessments and
site inspections of the existing settings. Setting is defined in the
NPPF (Ref. 1-3) as the “surroundings in which a heritage asset is
experienced”. The setting of a heritage asset is not itself a heritage
assetoraheritage designation, butitsvalueliesinwhatitcontributes,
if anything, to the heritage significance of the heritage asset or the
appreciation of its heritage significance. Some aspects of a setting
may contribute more than others to the heritage significance of an
asset so there may also be variation across a setting in its capacity
to accommodate change. Therefore, settings vary in their capacity
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to accommodate change (‘susceptibility to change’) without harm
to the heritage significance of the asset or the appreciation of that
heritage significance. The baseline assessment of susceptibility to
change is therefore considered on a case by case basis focusing on

Table 3.11: Magnitude of change

Magnitude

Description

None

No change to heritage significance or its appreciation

“those elements of the setting that make a positive contribution to the
asset (or which better reveal its significance)” (Ref. 1-3, para. 206).
The relevant aspects of setting will be considered in the assessment.

Table 3.10: Susceptibility to change

Very Low

A minimal change to the heritage significance of the receptor/
a change to appreciation of heritage significance that would
be barely perceptible.

Low

A limited change that would have a slight effect on the
heritage significance of the receptor/ a change to appreciation
of heritage significance that would not be immediately
noticeable.

Susceptibili

ptibility Criteria

to change

High The heritage receptor has limited ability to accommodate
change without altering its heritage significance or ability to
appreciate that significance

Medium The heritage receptor has some ability to accommodate
change without altering its significance or ability to appreciate
that significance

Low The heritage receptor can accommodate change without
altering its significance or ability to appreciate that
significance

3.86  The value and susceptibility to change of each heritage asset is
assessed in Section 4, and in Table 4.1. Those judgements are
combined to assess its overall sensitivity, which is categorised as
Very High, High, Medium, Low or Very Low.

Assessment of Magnitude of
Impact on Built Heritage

3.7 Assessment of the magnitude of impact on the heritage significance
or appreciation of the heritage significance of the asset as a result of
the Proposed Developmentisinformedbytheassessment of changes
to views of or from the heritage asset, as well as consideration of
other potential effects on setting such as noise, lighting, odour and
patterns of movement, if relevant. In accordance with Step 3 of The
Setting of Heritage Assets (Ref. 1-8), the assessment describes the
degree to which the heritage asset or its setting would be changed
by the removal of existing townscape elements or the addition of
new ones and the resultant contribution that this change would
make to the significance or appreciation of the heritage significance
of the heritage asset. The assessment will vary for each individual
heritage asset but will consider the location and siting, form and
appearance and wider effects of the Proposed Development in
relation to the heritage asset including the more detailed potential
attributes affecting setting listed in the Assessment Step 3 Checklist
in The Setting of Heritage Assets (Ref. 1-8, p.13). A summary of the
categories of magnitude of change is set out in Table 3.11. A high
magnitude of impact would include complete removal of heritage
significance through demolition (or through effects on setting which
resultinalmosttotalloss of significance, which occurs exceptionally).

Medium

A moderate change to the heritage significance of the receptor/
anoticeable change to the ability to appreciate the significance
of a heritage asset.

High

A considerable change to the heritage significance of the
receptor or an immediately noticeable change to the ability to
appreciate the heritage significance of the receptor.

Assessment of Effects on Built Heritage Assets

3.

88

.89

The separate judgements of the sensitivity of the heritage asset,
and the magnitude of the change to the heritage significance or
appreciation of the heritage significance of the heritage asset (as
a result of the changes to the heritage asset or the setting of that
heritage asset made by the Proposed Development) are combined
to allow a final judgement to be made of the likely scale and nature
of the effect on the heritage significance or appreciation of the
heritage significance of the heritage asset. As recommended by The
Setting of Heritage Assets (Ref. 1-8), the assessment is not carried
out solely through the use of tables or matrices: the rationale for
the judgement is clearly and transparently explained in the text
to demonstrate how the final assessment has been derived and is
summarised based on the broad categories set out in Tables 3.12A
and 3.12B.

The scale of effect for built heritage assets results from the
combination of the magnitude of impact and the sensitivity of the
receptor and this is summarised in a series of broad categories
as set out in Table 3.12A. The matrix in Table 3.12A provides an
explanation of how the magnitude of impact is combined with
sensitivity to produce an assessment of the scale of effect. The
matrix is weighted at both the upper and lower ends such that
it moderates the resulting scale of effect for lower magnitude
impacts on lower sensitivity receptors, and amplifies that of higher
magnitude impacts on higher sensitivity receptors. These broad
categorisations are accompanied by a narrative that describes the
effects in more detail. Where effects are given a range in Table
3.12A, professional judgement will be used to judge the scale of
the effect within that range. ‘Very major’ effects are only applicable
where a receptor is of ‘very high’ value with a ‘high’ or ‘very high’
sensitivity. As outlined in ES Volume 1, Chapter 2 EIA Methodology,
effects that are lower than moderate in scale (i.e. negligible,
negligible-minor, minor or minor-moderate) are not considered
‘significant’, and effects that are moderate or greater in scale (i.e.
moderate, moderate-major, major, major-very major or very major)
are considered to be significant in ES terms.

Table 3.12A: Scale of Effect

Magnitude of Impact

Sensitivity

None

Very Low

Low

Medium

High

Very High

No effect

Minor

Moderate

Major

Very major

High

No effect

Negligible
/ minor

Minor /
moderate

Moderate
/ major

Major /
very major

Medium

No effect

Negligible

Minor

Moderate

Major

Low

No effect

Negligible

Negligible
/ minor

Minor/
moderate

Moderate
/ major

Very Low

No effect

Negligible

Negligible

Minor

Moderate

3.90

3.91

The nature of effect is assessed as beneficial, adverse or neutral
(in line with Table 3.12B) using professional judgement, considering
each heritage asset on a case by case basis, and with a description
provided in the detailed narrative. Adverse effects are those that
detract from the value of the receiving environment; this would
equate to ‘harm’ to the heritage significance in NPPF terms.
Beneficial effects are those that contribute positively to the value of
the receiving environment. This may be through the introduction of
new, positive attributes; for example, through improvements to the
setting of a heritage asset that would enhance the appreciation of
the heritage significance of that heritage asset such as opening up
new views of that asset. A neutral effect is one where, regardless of
the scale of the effect, the nature of the change has no qualitative
effect on the receiving environment for example through a balance
of beneficial and adverse effects. This equates to the heritage
significance or appreciation of heritage significance of a heritage
asset being ‘sustained’ in NPPF (Ref. 1-3) terms. This approach is
consistent with the statutory duties under the Planning Act (Ref.
1-1) to have special regard to the desirability of preserving a listed
building or its setting, or any features of special architectural or
historic interest which it possesses (equivalent to a neutral effect),
andtherequirementthat specialattentionis paidtothe desirability to
preserve or enhance the character and appearance of a conservation
area (equivalent to a neutral or beneficial effect). Where the effect
iIs minor, moderate, major or very major, good design can reduce
or remove potential adverse effects or provide enhancement and,
in some cases, design quality may be the main consideration in
determining the balance of positive and negative effects.

The qualitative judgement of the nature of the effect is further
consideredin relationtothe NPPF (Ref. 1-3, paras.201 and 202). Any
adverse effects on the heritage significance of designated heritage
assets (i.e. effects that cause ‘harm’ in NPPF terms) are further
assessed as causing ‘substantial’ or ‘less than substantial’ harm to
heritage significance or the appreciation of heritage significance.
Where the scale of harm would be ‘less than substantial’ this is
further assessed on a spectrum of low to high, with low being a very
slight degree of harm and high being close to but lower than the
almost total loss of significance consistent with ‘substantial harm’,
at its upper end.

Table 3.12B: Nature of Effect

Nature Description

of effect P

Adverse The heritage significance of the asset or appreciation of it is
reduced/eroded.

Neutral The heritage significance of the asset or appreciation of it is
preserved or sustained or there is a balance of adverse and
beneficial effects

Beneficial | The heritage significance of the asset or appreciation of it is
enhanced.

.92

The potential effect of the Proposed Development on the heritage
significance of relevant heritage assets has been taken into account
during the design development process and, in line with Step 4
of the process outlined in the HE guidance The Setting of Heritage
Assets (Ref. 1-8), options for designing out or reducing harm, where
applicable, have been considered.

Deconstruction and Construction

3.

93

.94

The assessment of the effects of deconstruction and construction
of the Proposed Development has taken into account the works
and processes set out in ES Volume 1, Chapter 5: Deconstruction
and Construction. The assessment has taken into account the same
receptors as for the assessment of the completed and operational
Proposed Development, and the same methodology set out above.

The assessment considers the temporary changes to heritage
significance arising from deconstruction and construction activities,
including the use of machinery and the appearance of buildings at
an advanced stage of construction, without the complete application
of external cladding. The extent and detail of the assessment is
proportionate to the temporary nature of the effects and is focused
on potentially significant effects. The assessment is based on the
maximum potential effect on each heritage asset and its setting
across the deconstruction and construction process as a whole.

Cumulative Assessment

3.

95

The heritage assessment considers the effect on the heritage
receptors of the Proposed Development considered on its own. The
cumulative heritage assessment contained in Section 6 considers
the additional effect of the Proposed Development on heritage
receptors, on top of those effects that would arise from other
‘cumulative’ schemes that have been proposed or consented i.e.
the effect of the Proposed Development if the cumulative schemes
were already in place and formed a ‘cumulative baseline’. This
consideration is informed by the cumulative views in Section 6.

tavernorconsultancy.co.uk cityscapedigital.co.uk
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4
Baseline Conditions

Introduction

4.1

The urban development of London has resulted from a combination
of careful foresight and planning, and a pragmatic, sometimes
expedient response to opportunities and events. It is not the
result of a comprehensive unified vision. Consequently, it is a city
of many distinctive parts. These have combined to create a rich
urban environment. Through complex interactions London’s fabric
has become highly stratified and is represented by a great variety of
architectural styles and building types. These have been built over
many centuries in response to changing opportunities, and to the
expectations and demands of London’s citizens.

Successive eras — Georgian, Victorian, Edwardian and Modern — have
all added to the City’s building stock within the existing framework
of streets. Therefore, the City has not been defined physically by
any single overriding architectural idea or stylistic era: its buildings
and places are multi-layered palimpsest, having been constructed
across the ages. This is key to appreciating the qualities of the City’s
urban character, and herein lies its potential for developmental
flexibility and continued economic success into the future.

History of the Site and surrounding area

Early history

4.3

Until the late 18th century was pastureland, in the vicinity of the
manor of Tottenham Court on the rural fringes of London. Strype’s
updated 1720 edition of the 1694 Blome map extended the 17th
century survey to include the wider area at the fringes of the City
(Fig.4.1). It shows the area now occupied by the Euston Road on the
edge of the urban fringe of London, close to the village of ‘St Mary
Le Bon’, with a route north marked as ‘the way to Hampstead’ [sic]
from Tottenham Court (Fig. 4.1). The area now occupied by Regent’s
Park is occupied by enclosed fields. Urban London is to the south,
extending as far north as modern-day Marylebone from ‘Tiburn
Road’, now Oxford Street. The 1746 Rocque map shows some
further development north of Oxford Street (Fig. 4.2). Tottenham
Court Road is shown with buildings at its southern junction with
Oxford Street.

18th century change and 19th century development

4.4

Horwood’s map of 1799 (Fig. 4.3) shows The New Road (now
Euston Road), built in the mid-18th century to enable the driving
of livestock to Smithfield and labelled on the map as ‘New Road
from Paddington to Islington’. Until the late 18th century this route
marked the northern extent of urban London. The construction of
the New Road was the catalyst for the urbanisation of this part of
London. By the time of Horwood’s map published at the end of the
century in 1799, there is some development extending northwards
from the New Road in the area of the Site: a ribbon of development
is shown fronting the Hampstead Road, and part of what is now
Regent’s Place has been developed around the former manor of
Tottenham Court. The early street patterns captured in the Horwood
map persist today. Fitzroy Square is also shown in the process of
development to the south of the New Road.

4.10

Just 30 years later the 1828 Greenwood map (Fig. 4.4) shows
a more comprehensively built-up townscape. Dense residential
streets were constructed between Regent’s Park and Hampstead
Road, during this period, much of which was developed as a service
quarteras part of John Nash’s masterplan for Regent’s Park. Regent’s
Park itself was first conceived by the Prince Regent (King George IV)
and developed by James Burton and John Nash in the early 19th
century. Originally intended as an estate of exclusive houses within
a private parkland setting, Regent’s Park was opened as a public
park in 1835, and only a small number of the villas were ever built.

Euston Station, to the east of the Site, also opened in 1837. This
area is shown as cleared open space, in anticipation of the station
construction, on the Greenwood map (Fig. 4.4). In the 1860s the first
underground line opened beneath the New Road, the Metropolitan
line from Paddington to Farringdon. Another piece of major local
infrastructure to be developed during this period was the Regent’s
Canal, which opened between Paddington to Camden in 1816 and is
seen on the map skirting the northern edge of Regent’s Park.

By the first OS map in the 1870s the rapid dense growth of London
north of Euston Road is apparent (Fig. 4.5). Euston Station is now
completedtotheeastofthe Site. Theareaofthe Site comprisestightly
packed residential streets and pockets of industry. Charles Booth’s
Poverty Map of 1886-1903 (Fig. 4.6) shows the area around the Site
as being occupied by a large number of working class households,
and several streets represented by the ‘Lowest Class. Vicious, Semi-
Criminal’ and ‘Poor or Very Poor’ households. Wealthier households
lined Hampstead Road, Euston Road, the garden squares to the
south of Euston Road and the edges of Regent’s Park.

20th century

The 1910s OS map (Fig. 4.7) shows changes to the urban grain to
the south of Euston Road, as a result of expansion of University
College and University College Hospital. To the north of the Site
there was smaller scale consolidation of industrial buildings to the
west on Stanhope Street. Laterin 1936, the White House, a purpose
built 10-storey block of apartments, introduced a new taller scale of
development between the park and Hampstead Road.

The 1945 LCC Bomb Damage Map (Fig. 4.8) shows the damage
suffered during WWII in the area around the Site. In the area
now occupied by Regents Place several buildings were damaged
beyond repair, and blast damaged. More considerable damage was
experienced to University College and University College Hospital
and the streets to the south of Fitzroy Square. Nash terraces on
the edge of Regent’s Park buildings were also impacted — and later
restored as or rebuilt.

Slum clearance of poor quality housing had began in the 1930s. Its
continuation,incombinationwithWWIIbombdamageandclearance,
resulted incomprehensive redevelopment of an extensive areatothe
north and west of the Site in the immediate post-war period, which
profoundly changed its townscape character. The development of
the Regent’s Park Estate between 1951 and 1959 replaced the
regular grid of 19th century terraced houses with a larger scale,
coarser grained layout of low medium and tall residential blocks to
the north of Drummond Street between Stanhope Street and Albany

4.12

Street. This transition is partly captured in the 1950s OS map (Fig.
4.9), with prefab buildings also still shown at Munster Square.

The Euston Centre, a speculative development of commercial blocks
of varying heights between Euston Road and Drummond Street to
the west of Hampstead Road, linked together by an upper level
walkway. Developer DE&J Levy gradually bought up parcels of land
after World War II and first secured planning permission for a site
on the north side of Euston Road in 1952 and the Euston Centre was
developed in stages between 1962 and 1972. In a controversial
deal with the London County Council (LCC), the Euston Centre was
allowed to exceed accepted plot ratios in return for providing the
land needed to widen the adjacent Euston Road and build the Euston
Underpass.

Theoriginaldesignsproposedthreeorfourequalmid-risecommercial
blocks along Euston Road. However, concerns voiced by the Royal
Fine Art Commission about the potential impact of the development
on Regent’s Park led to a reduction in scale to the west and the
concentration of much of the commercial space into a single taller
block at the junction of Euston Road and Hampstead Road, where
it was considered an appropriate marker. The resulting 36-storey
Euston Tower, designed in the ‘International Style’ by Sidney Kaye
of Sidney Kaye, Eric Firmin and Partners, was completed in 1970;
its pinwheel plan is clad in aluminium curtain walling with green
reflective tinted glazing. The Euston Centre received little coverage
in journals and no critical acclaim at the time of its construction.
Pevsner, describing the entire Euston Centre stated: “The tall cross-
shaped curtain walled tower and the lower blocks stretching bleakly
beside the widened road and underpass were early intrusions of
large-scale offices into the West End...” (Ref. 1-28A, pp.375-376).
The altered townscapeis seeninthe 1980s OS map, in great contrast
to the former townscape (Fig. 4.10). The redevelopment Tolmers
Square and large-scale 250 Euston Road are also visible to the east
of Hampstead Road.

Redevelopment of the Euston Centre

4.13

British Land purchased Euston Centre in 1984 and its regeneration
beganinthelate 1980s when the area was renamed ‘Regent’s Place’.
Many of the original Euston Centre buildings have been demolished
and replaced, with others extensively refurbished; N0.338 Euston
Road was the first to be redeveloped in 1989-1990. The north-east
quadrant of the Euston Centre to the north of the Euston Tower was
replaced by the 16-storey commercial building, 10 Brock Street
designed by Wilkinson Eyre and completed in 2013, and 20 and
30 Brock Street, which includes the 26-storey residential Triton
Building on Drummond Street and mid-rise commercial buildings
fronting Brock Street and Hampstead Road, designed by Stephen
Marshall Architects and completed in 2013. To the west are the large
footprint seven-storey commercial buildings 1 and 2 Triton Square,
originally part of the Euston Centre and more recently redeveloped
by British Land. Regent’s Place now forms a distinct large scale
modern commercial quarter to the north and west of the Euston
Tower. Only the Euston Tower now remains in its original form from
the post-war Euston Centre (though its base was remodelled by
Hawkins Brown in 2003).

tavernorconsultancy.co.uk cityscapedigital.co.uk
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Fig. 4.9 1950s OS map Fig. 4.10 1980s OS map

Built Heritage Baseline

Introduction and scoping

4.14

4.16

4.17

The Site does not lie within a designated conservation area and does
not include any listed buildings or non-designated heritage assets
(NDHAs). The National Heritage List for England (Historic England’s
database of nationally designated heritage assets) and the local
authority’s website have both been consulted to identify designated
and non-designated assets that lie beyond the Site boundary. The
following paragraphs will outline the scope of the built heritage
assessment.

A digital Zone of Visual Influence (ZVI) was prepared at an early
stage of the project and again upon design freeze to test the extent
of potential visibility of the Proposed Development (Appendix C).
The ZVI was overlaid with designated heritage assets. Potential
areas of impact highlighted by the ZVI were tested in the 3-d digital
model. Together with site visits, this visual analysis has been used
to determine the scope of the built heritage assessment. As there
is already a tall building of substantial scale on the Site, and no
proposed increase in its height, the potential changes to the settings
of heritage assets are limited to the impacts of the increase in the
mass of the Proposed Development in comparison to the existing
building and of the change in its appearance. The scope of the
heritage assessment is therefore limited to those heritage assets
for which a change in the form and appearance of the Euston Tower
has the potential for significant effects.

A number of listed structures on the HE National Heritage List for
England have been demolished or moved as part of the enabling
works for the Euston HS2 Station to the west of the existing Euston
Station: Nos.14 and 15 Melton Street (both Grade II listed) have
been demolished. The Monument to the Christie Family and the
Obelisk to Baron Southampton, both Grade II listed, which were
located in St James Gardens, have been moved into storage for
future relocation. These have not been included in the built heritage
assessment.

There are no Scheduled Monuments within the 500m study radius.
The closest Scheduled Monument is the sub-terranean commercial
ice well to the south of Park Crescent West (Ref. 1-25, List Entry
Number: 1427239), which is largely buried and approximately
600m to the south-west of the Site.

The existing Euston Tower is visible as a well-established part of
the setting of numerous heritage assets. Many would consider
the contrast between historic townscape and taller post war
development visible within its setting to be inherently harmful to the
appreciation of its significance. Certainly, the generic ‘International
Style’ design of the Euston Tower is a-contextual and not highly
site specific. While the massing of the existing tower was pushed
eastwards on the Euston Centre development site away from
Regent’s Park on the recommendation of the Royal fine Art
Commission, there was no attempt in its design to otherwise
respond to its context or to activate and enrich the surrounding
streetscape. The use of curtain walling on the existing Euston Tower
results in large areas of glazing and flat unmodulated facades
without visual richness or human scale, which do not complement

4.

.19

20

.21

the materiality or rhythms of the historic streetscapes of the local
area.

Historic England’s GPA3 (Ref. 1-8, para.8) notes that understanding
the history of change will help to determine how further
development within a heritage asset’s setting is likely to affect the
contribution made by setting to the significance of that asset. It
notes that settings which closely resemble the setting at the time
that the asset was constructed are likely to contribute particularly
strongly to significance. In para.9 it goes on to stats that where
the significance of a heritage asset has been compromised by past
unsympathetic development, consideration needs to be given as to
whether additional change could further detract from significance
— or could reverse some of that harm and actually enhance the
significance of the heritage asset. There is a significant capacity for
improvement of the architectural quality of this landmark building,
and the opportunity for a new design to respond to its local context
at street level and its wider context in longer views, and potentially
mitigate some of the harmful impacts of the existing tower.

Examination of the ZVI, the visual relationship between the Site
and the heritage assets and subsequent site visits informed a core
study area of 500m for designated heritage assets. Some listed
buildings within this large study radius have been scoped out as a
result of a lack of intervisibility with the Site. This is on the basis
that the potential for significant impacts arises only as a result of
the appreciation of the significance of the heritage assets being
sensitive to change in the form and appearance of an existing tall
building, rather than the development of a new tall building where
one does not already exist. Where appropriate heritage assets have
also been scoped into the assessment beyond the 500m core study
area radius.

Conservation areas and a selection of other heritage assets of
particular note and relevance in relation to the changes proposed on
the Site have been assessed in detail in the text below. The baseline
assessment of the remaining listed buildings is included Table 4.1.
The listed buildings have been categorised into three groups as
result of their geographical location in relation to the Site.

The Existing Euston Tower

4.

22

The Euston Tower is a mediocre and very late example of an
International Style office building. While some effort has been made
by the architect to architecturally emphasise verticality, its design
and facade construction were primarily driven by commercial gain
rather than placemaking. The Euston Centre as a whole, described
by Pevsner as ‘bleak’ seems to have been universally disliked, and its
incremental redevelopment by British Land has not been opposed.
The Euston Tower is not critically acclaimed as a distinguished work
of architecture and has never been considered in detail for listing
by HE (it did not even make the long list when Historic England
considered post-war commercial buildings for potential listing
in 2015). The interest of the Euston Tower is mainly for its role in
the speculative commercial development boom of the 1960s.
Architecturally it has some limited interest for its surviving original
curtain walling and unusual pinwheel plan but its architectural
quality is, at best, unremarkable.
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We do not consider therefore that this post-war commercial building
has the special architectural or historic interest to meet the criteria
for listing. The existing Building is not locally listed by LBC and is
not included in a conservation area. An application for a Certificate
of Immunity from Listing (CoI) was submitted by the Applicant to
Historic Englandin July 2023. The report submitted to HE is included
in Appendix D. No decision has yet been received.

The existing building is not judged to be a non-designated heritage
asset and the impact of the Proposed Development on the existing
building is not therefore assessed as such in Section 6.

Designated Heritage Assets

Conservation Areas

4.25
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The Site is not within a designated conservation area. However,
within the 500m study radius, there are seven conservation areas
—as seen on Figure 4.11. These surrounding conservation areas lie
within both the London Borough of Camden (LBC) and, to the west,
the Westminster City Council (WCC):

Fitzroy Square Conservation Area (LBC)
Bloomsbury Conservation Area (LBC)
Regent’s Park Conservation Area (LBC)
Charlotte Street Conservation Area (LBC)
Regent's Park Conservation (WCC)
Cleveland Street Conservation Area (WCC)

Harley Street Conservation Area (WCC)

Figure 4.11: CAs MAP
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4.26

The two conservation areas which cover Regent’s Park and its
environs, either side of the borough boundary between the WCC and
the LB Camden, are covered together as part of the examination of
the Park as a whole, including its designation as a RPG. The following
paragraphs examine the remaining five conservation areas:

Fitzroy Square Conservation Area (LBC)

Introduction

4.27

4.28

The Fitzroy Square Conservation Area was initially designated in
1968 as part of the Bloomsbury Conservation Area. In 1980 Fitzroy
Square and its environs were designated in its own right as the
Fitzroy Square Conservation Area. A Conservation Area Appraisal
and Management Strategy (CAAMS) was adopted in March 2010
(Ref. 1-29).

The Fitzroy Square Conservation Area, whose northern edge is
approximately 60m to the south of the Site, comprises the buildings
and landscape of Fitzroy Square and includes the neighbouring
and aligning streets of similar Georgian fabric to the north at
Warren Street, to the east on Whitfield Street, to the south along
Fitzroy Street, Conway Street and Maple Street, and to a western
boundary along Cleveland Street. The small WCC Cleveland Street
Conservation Area adjoins the conservation area to the west. The
north-west corner of The Bloomsbury Conservation Area adjoins
the conservation area to the east at Tottenham Court Road. The
20™ century landscape of the garden square is not an RPG but the
buildings which surround Fitzroy Square itself are all Grade I or
Grade II* listed.

History and character

4.29

4.30
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The land within the Conservation Area was part of the manor of
Tottenhall, whose manor house, Tottenham Court, was located
around the junction of the current Euston Road and Tottenham
Court Road. Development at Fitzroy Square was first enabled in
1768 following an Act of Parliament which permitted Charles Fitzroy
(the later Lord Southampton) to speculatively develop the land
he had inherited from the Earl of Arlington. This land, close to the
northernmost extent of the area between Oxford Street to the south
and the New Road to the north, was some of the last in this area to
be developed in this manner.

At the heart of the designation is the formal set piece townscape
of Fitzroy Square, a speculative planned residential development,
built between 1794-1835. The square was laid out in 1790. The
southern and eastern enclosing terraces, built between 1794-1798,
were designed by Robert and James Adam (now Grade I listed). The
Napoleonic Wars temporarily stopped development of the square
and the north and western enclosing terraces were subsequently
built between 1827-1835 (now Grade II* listed). The south side
suffered bomb damage during World War IT and was partly rebuilt in
facsimile. The square was relandscaped and pedestrianised in the
1970s, to the landscape design of Sir Geoffrey Jellicoe.

4.31

Fitzroy Square forms the principal focus of the area. It is a well-
proportioned space, enclosed by fine four-storey terraces faced in
Portland Stone (to the east and south sides) or stucco (to the later
north and west sides). The remainder of the area comprises streets
of varying width, which are enclosed by continuous frontages of
three and four storey townhouses, predominantly also dating from
the late 18th century and early 19* century, and faced in stucco
or brick. The buildings of the Fitzroy Square Conservation Area are
arranged on a typical Georgian gridded street pattern. Beyond the
grandest terraces of Fitzroy Square are narrower terraced houses of
a lower secondary status — more modest examples of their typology
—onthestreets leading into the square, and smaller scale rear mews
areas.

Heritage significance

4.32

The heritage significance of the Fitzroy Square Conservation Area
lies in the relatively intact survival of a coherent area of the original
late 18th century buildings of both the square and its immediate
surroundings. As noted in the CAAMS: “Fitzroy Square Conservation
Area is a distinctive and consistent area of late 18th and early 19th
century speculative development. Owing to the relatively short period
of itsdevelopment, theareagenerally retains a homogenous character.
It is an excellent example of Georgian town planning which combined
dwellings with ancillary uses and services. It is an excellent example
of Georgian town planning which combined dwellings with ancillary
uses and services.” (para.3.1). It is also noted that “Whilst there are
subtle variations in the townhouses within the surrounding streets,
there is a general uniformity and consistency in their character and
detailing” (p.18).

Setting and its contribution to significance

4.33

4.34

4.35

The conservation area forms part of a swathe of Georgian townscape
with the Cleveland Street and Harley Street Conservation Areas to
the west and the Bloomsbury Conservation Areas to east. These
congruent areas of contemporary setting contribute particularly
strongly to the appreciation of the significance of the conservation
area as part of the coherent wider Georgian townscape of the early
19th century.

The setting of the conservation area is also characterised by the
visibility of taller more modern townscape, to the north along Euston
Road and to the south with the visibility of the BT Tower (Grade II
listed), which is adjacent to the southern edge of the conservation
area, which legibly place the conservation area within the heart of
the modern city but contribute in a much more limited way to the
appreciation of the heritage significance of the conservation area.
The northern setting of the conservation area comprises a very
mixed group of much larger scale post-war buildings lining Euston
Road. This includes the existing Euston Tower and other buildings in
Regent’s Place, and the University College Hospital. It is also noted
in the CAA that “[Tottenham Court Road] has a notably different
scale and spatial character, being wider and enclosed by generally
taller buildings” (para.3.1).

The contrast of the conservation area with parts of its now well
established post-war and modern setting highlights the fine grain

and historic character of the Georgian townscape of the conservation
area but the modern setting is not judged to make any material
contribution to the appreciation of the heritage significance of the
conservationarea. The loss of the contemporary Georgian townscape
to the north and south, and in the wider area more generally, has
reduced the ability to appreciate the heritage significance of the
conservation area as part of a wider area of largely late Georgian
townscape to an extent. The scale and proximity of the modern
setting seen above the rooflines of the terraces in characterising
views through the conservation area, particularly across Fitzroy
Square, has eroded the ability to appreciate the uniformity of the
townscape and the formal set piece quality of the square as a
complete composition and is considered to detract from the ability
to appreciate the significance of the conservation area.

The susceptibility to change of the setting to the north of the
conservation area is limited by the existing well established taller
modern setting. While there is the potential for the Proposed
Development to further detract from the ability to appreciate the
significance of the conservation area there is also the potential for
some of the existing harm (caused in particular by the existing Euston
Tower) to be mitigated by the design of the Proposed Development.

Value: High
Susceptibility to change: Low to medium

Sensitivity: Medium

Bloomsbury Conservation Area (LBC)

Introduction

4.37

The Bloomsbury Conservation Area was first designated in 1968.
The original designation covered only pre Victorian parts, and
subsequent extensions to the conservation area were made to
protect the Victorian and Edwardian development in the area. The
Conservation Area Appraisal and Management Strategy (CAAMS)
(Ref. 1-30) was adopted in April 2011.

The large Bloomsbury Conservation Area extends from Euston Road
to the north, High Holborn to the south, Tottenham Court Road to the
west and Gray’s Inn Road to the east. It lies to the east and south-
east of the Site. It is a large area of approximately 160 hectares
and is a significant surviving example of 17th, 18th and early 19th
century town planning.

History and character

4.39

Bloomsbury represents the expansion of London northwards
starting as early as the 17th century, following the Plague of 1665
and the Great Fire of London in 1666, on what had until then been
mainly agricultural land belonging to a series of medieval manors.
The area now known as Bloomsbury was developed from the mid-
17th century, as urban London grew northwards and the land
between Tottenham Court Road and Gray’s Inn Road - owned by the
Duke of Bedford, was speculatively developed. This development
evolved broadly from south to north, which is reflected in the
higher concentration of 19th century buildings to the north of the

conservation area. The hierarchical differences between the wider
major arterial routes which define and cross the conservation area,
the grid of primary, relatively spacious, intersecting streets and
garden squares, narrower secondary streets, rear mews and narrow
connecting lanes. The grain of streets is generally smaller scale in
the older, southern part of the Conservation Area.

In the 19th century the wealthy residents of the Bloomsbury estate
began to move out, which allowed new uses to develop including the
establishment of specialist hospitals and University College London,
hotel developments around the new Euston, St Pancras and Kings
Cross railway termini. Further expansion of the institutional uses
occurred in the 20th century as well as renewal and replacement of
bomb damaged buildings.

Heritage significance

4.41

The heritage significance of the Bloomsbury Conservation Area
lies in its internationally recognised historic interest as a large area
of surviving late-17th to early 19th century townscape, broadly
characterised by its Georgian gridded townscape centred around
formal squares and more modest side streets. As stated in the
CAAMS “Bloomsbury is noted for its formally planned arrangement
of streets and the contrasting leafy squares. The urban morphology
comprises a grid pattern of streets generally aligned running north-
westto south-eastand south-westto north-east, with subtle variations
(n the orientation of the grid pattern. The quintessential character
of the Conservation Area derives from the grid of streets enclosed
by mainly three and four storey development which has a distinctly
urban character of broad streets interspersed by formal squares
which provide landscape dominated focal points.” (para.3.8)

There is further historic and social interest in the connection the
area holds with literary and society figures of the early 20th century.

Setting and its contribution to significance

4.43

4.44

Generally Bloomsbury was not planned to create formal vistas
to architectural set pieces. It was the views northwards to the
hills of Highgate and Hampstead, now lost though development
of terminus railway stations and development to their north, that
were reportedly prized by early residents and developers. Visual
characteristics of the conservation area therefore generally derive
from the experience of moving between streets and spaces and
the contrast between enclosure and open space. However, a few
notable views to landmarks are identified in the CAAMS (para.3.15).
Relevant to this assessment are “Views east and west along Euston
Road to St Pancras Church”; the existing Euston Tower is visible in
westerly views of the church from Euston Road.

The Site forms part of the setting of, approximately 200m from, the
north-west corner of the extensive Bloomsbury Conservation Area.
The northern and north-westerly setting of the conservation area
comprises a very mixed group of larger scale post-war buildings
lining Euston Road. This includes the existing Euston Tower and
other buildings in Regent’s Place, the University College Hospital to
the west of Euston Station, Euston Station itself to the north, and
tall commercial and hotel buildings lining Euston Road to the east
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of Euston Station. The existing Euston Tower is a visible element to
the north-west of the conservation area and is prominent in views
westwards through the northern part of the conservation area along
Euston Road. Its visibility is much more limited from within the heart
of the conservation area, with some notable visibility across garden
squares which is however relatively distant and well screened by
foreground foliage. The BT Tower is visible in the westerly setting,
particularly from the western edge of the conservation area along
Tottenham court Road.

The contrast of the conservation area with parts of its now well
established post-war and modern setting along Euston Road
highlights the fine grain and historic character of the historic
townscape of the conservation area but the modern setting is not
judged to make any material contribution to the appreciation of
the heritage significance of the conservation area. Where visible,
the modern setting seen above the rooflines of the terraces in
characterising views through the conservation area has eroded the
ability to appreciate the uniformity of the townscape and the formal
set piece quality of the garden squares and is considered to detract
from the ability to appreciate the significance of the conservation
area.

The susceptibility to change of the setting to the north of the
conservation area is limited by the existing well established taller
modern setting. While there is the potential for the Proposed
Development to further detract from the ability to appreciate the
significance of the conservation area there is also the potential for
some of the existing harm (caused in particular by the existing Euston
Tower) to be mitigated by the design of the Proposed Development.

Value: High
Susceptibility to change: Low

Sensitivity: Medium

Charlotte Street Conservation Area (LBC)

Introduction

4.47
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The Charlotte Street Conservation Area was first designated in 1974,
and has been subsequently extended in 1981, 1985 and 1999. A
Conservation Area Appraisal and Management Plan was published
in July 2008 (Ref. 1-31).

The conservation area is bounded by Tottenham Court Road and the
Bloomsbury Conservation Area to the east and Cleveland Street and
the East Marylebone Conservation Area to the west; to the north is
a pocket of undesignated townscape separating it from the Fitzroy
Conservation Area to the north, which contains the base of the BT
Tower (Grade II listed). Visibility of the existing Euston Tower is
confined to the linear views north along Tottenham Court Road along
the Conservation Area’s eastern edge and from Whitfield Street on
the conservation area’s northern edge.

History and character

4.49

Before the 18th century, this area was largely agricultural and part
of the Manor of Tottenhall (Tottenham Court). Tottenham Court
Road was a recognisable route with the same name on Rocque’s
map of 1746, and the same map shows the earlier development
closer to Oxford Street, at Rathbone Place and the Cavendish Estate
of the 1720s. Following the construction of the New Road in 1756
to the north, suburban growth expanded rapidly including across
the Conservation Area; Charlotte Street was named for Queen
Charlotte (1744-1818) wife of King George III. Unlike much of the
development in the area, the of the Charlotte Street Conservation
Area was developed in a more piecemeal fashion with townhouse
terraces and lacked the formal set piece garden squares. By the 19th
century Tottenham Court Road was a centre for furniture, particularly
cabinet making, and the residential area of the conservation area
was a poorer one. WWII bomb damage altered the streetscape
and permitted larger-scale redevelopments. The CAAMS notes that
“Tottenham Court Road is notable for the variety of heights, building
styles and materials along the frontage.” (p.20).

Heritage significance

4.50

The heritage significance of the Charlotte Street Conservation Area
derives from its earlier Georgian era townscape, and the evolution
of the area across the 19th and 20th centuries, into the 21st,
which reflect the changes in building typology and architectural
styles. The well-preserved elements of Georgian development,
with the consistency and regularity of the townhouse typology
representative of the area’s history, are of particular historic interest.
The characteristic street patterns within which these surviving
buildings exist, is of historic interest for its Georgian roots, and its
relationship to neighbouring areas of contemporary townscape in
the Bloomsbury and Harley Street Conservation Areas close to the
east and west respectively. The changes wrought as a result of the
poorer status of the area in the nineteenth and twentieth centuries
are of further interest, and as noted in the CAAMS “this mix of uses
and small scale constitute a delicate balance and are integral to the
character and appearance of the conservation area.” (p.19).

Setting and its contribution to significance

4.51

4.52

The Site forms part of the setting of, approximately 440m from,
the north-west corner of the Charlotte Street Conservation Area.
The northern setting of the conservation area comprises taller
modern development lining Howland Street and between Howland
Street and Maple Street, which includes mid-rise late 20th century
commercial and university development and the Grade II listed BT
Tower. Further to the north the Euston Tower is visible in aligned
views north along Tottenham Court Road and is partly visible with
other tall development at Regents Place from Whitfield Street. The
visibility of the Euston Tower is much more limited from within the
heart of the conservation area.

The contrast of the conservation area with parts of its now well
established post-war and modern setting along Euston Road
highlights the fine grain and historic character of the historic
townscape of the conservation area but the modern setting is not

4.53

judged to make any material contribution to the appreciation of
the heritage significance of the conservation area. Where visible,
the modern setting seen above the rooflines of the terraces in
characterising views through the conservation area has eroded the
ability to appreciate the fine scale and grain of the townscape and is
considered to detract from the ability to appreciate the significance
of the conservation area. The existing Euston Tower contributes
to this modern setting but is appreciated only at the edges of the
conservation area seen in relation to a well-established mixed
townscape character within and outside the conservation area with
much less noticeable impact than the BT Tower.

The susceptibility to change of the setting to the north of the
conservation area is limited by the existing well established taller
modern setting. While there is the potential for the Proposed
Development to further detract from the ability to appreciate the
significance of the conservation area there is also the potential for
some of the existing harm (caused in particular by the existing Euston
Tower) to be mitigated by the design of the Proposed Development.

Value: High
Susceptibility to change: Low

Sensitivity: Medium

Cleveland Street Conservation Area (WCC)

Introduction

4.54

The Cleveland Street Conservation Area is a very small conservation
area, first designated in 1990. A Conservation Area Audit was
published in April 2006 as Supplementary Planning Guidance (Ref.
1-32).

The Conservation Area adjoins the Fitzroy Street Conservation
Area within the LB Camden to the east along Cleveland Street. It
incorporates a small stretch of the western side of Cleveland Street
between Carburton Street and Greenwell Street, at the borough
boundary with LBC. It extends slightly to the rear of the buildings
lining Cleveland Street to include the All Souls Clubhouse (unlisted).
Nos.139,141 and 143-149 Cleveland Street are Grade II listed late
18th century terraced houses. The George and Dragon public house
dating from 1850 at No.151 is also Grade II listed.

History and character

4.56

Until the 18th century, the conservation area was open marshland
and fields. The route which became Cleveland Street was known
as ‘Green Lane’, and separated St Pancras and St Marylebone. The
Southampton Estate, which was owned by the Fitzroy family, abutted
thisroutetothe east. The Southampton Estate was developed rapidly
in the latter years of the 18th century in anticipation of the growth
of London northwards. The aim was to attract wealthy and upper
class society. As the area failed to its initially fashionable aspiration
a decline in the social status of the area changed the character of
the area during the 19th century. As the area became less affluent
and more commercially focused, industrial buildings began to fill
rear yards. In addition, the Victorian period saw Georgian terraced

houses replaced by mansion blocks, such as that at Nos. 127-133
Cleveland Street. The vicinity flourished as a district for artists,
writers, poets and musicians and became known as the ‘Old Latin
Quarter’. During the 1930s the area became known as ‘Fitzrovia’
and home to numerous residents of social and artistic importance.
Cleveland Street itself has significant associations; Charles Dickens
lived on the street as a child and returned to live there as a young
man.

The architecture of Cleveland Street Conservation Area can be
divided into three sections with differing styles and building ages. At
the centre is a stretch of Grade II listed Georgian terraced houses.
In contrasting style, on the corner with Greenwell Street, is a Grade
IT listed, mid-19th century public house. To the south the large plot
on the corner with Carburton Street is occupied by a late Victorian
mansion block in Queen Anne Style noted as unlisted buildings of
merit in the CAA (Ref. 1-32, Figure 25). The All Souls Clubhouse, set
back behind Cleveland Street in the centre of the urban block, is a
small Victorian industrial infill development now in use as a church
(also an unlisted building of merit).

Heritage significance

4.58

4.59

4.60

The very small Cleveland Street Conservation Area is characterised
by its survival as a historic fragment of the original late 18th and
early nineteenth century townscape. The CAA notes that “This
Conservation Area is particularly important as part of the setting of
the London Borough of Camden’s Bloomsbury Conservation Area.”
(p.11). Note that since publication of the CAA the area of Fitzroy
Square formerly in the Bloomsbury Conservation Area has been
redesignated as a separate conservation area.

The CAA notes that “This district has significance as a physical
record of social and cultural history, which in turn has contributed to
a great sense of community pride.” (p.10).

The CAA has notable associations with writer, Charles Dickens and
artist and inventor, Samuel Morse, developer of Morse Code in the
mid-19th century.

Setting and its contribution to significance

4.61

4.62

4.63

The conservation area forms part of the contemporary setting of
the Fitzroy Conservation Area to the west of Cleveland Street. This
congruent area of contemporary setting contributes particularly
strongly to the appreciation of the significance of the conservation
area as part of the coherent wider Georgian townscape of the early
19th century.

The northern setting of the conservation area comprises taller
modern development lining Euston Road at the western end of
Regent’s Place. Theexisting Euston Tower, approximately 280mfrom,
the north-west corner of the conservation area is fleetingly visible
from Greenwell Street at the northern edge of the conservation area
looking out of the conservation area. To the south-west the Grade II
listed BT Tower rises above the streetscape in the immediate setting
of the conservation area.

The contrast of the conservation area with parts of its now well
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established post-war and modern setting along Euston Road
highlights the fine grain and historic character of the historic
townscape of the conservation area but the modern setting is not
judged to make any material contribution to the appreciation of
the heritage significance of the conservation area. Where visible,
the modern setting seen above the rooflines of the terraces in
characterising views through the conservation area has eroded the
ability to appreciate the fine scale and grain of the townscape and is
considered to detract from the ability to appreciate the significance
of the conservation area. The existing Euston Tower contributes to
this modern setting but is only fleetingly visible from the edge of the
conservation area with a much less noticeable impact than the BT
Tower.

The CAA notes that “Cleveland Street is a small Conservation Area
and there are few long views from within it. No Metropolitan Views
have been identified in this area. However, the BT Tower is 619 meters
high and, as such, is a dominant feature on the skyline. Although not
fully visible from Cleveland Street, its height allows views of upper
levels as it overshadows the noticeably domestic townscape scale of
Cleveland Street and surrounding areas. Despite being out of scale
with the rest of the area, the Tower is significant landmark of 20th
century design and engineering and hence forms an important local
view.” (para.4.29) Views of the BT Tower would not be affected by
the Proposed Development.

The susceptibility to change of the setting to the north-east of the
conservation area is limited by the existing well established taller
modern setting and the limited fleeting visibility of the existing
Euston Tower on the Site.

Value: High
Susceptibility to change: Low

Sensitivity: Medium

Harley Street Conservation Area (WCC)

Introduction

4.66

4.67
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The Harley Street Conservation Area was first designated in
1968. A Conservation Area Audit was published in June 2008 as a
Supplementary Planning Document (Ref. 1-33).

The Harley Street Conservation Area is a large one, it borders
Marylebone Road to the north, Bolsover Street to the east, extends
as far south as Oxford Street to the south and Marylebone High
Street to the west, extending as far as Paddington Street Gardens.
It is bound by several other WCC conservation areas, namely the
East Marylebone Conservation Area to the east, the Portman
Estate Conservation Area to the west, and the Regent Street’s Park
Conservation Area to the north. The Site is 280m to the north-east of
the north-east corner of the conservation area. The existing Euston
Tower is not visible from the conservation area.

History and character

4.68

This area remained as part of the rural outskirts of London until
the early 18th century when John Holles, Duke of Northumberland
purchased the land from the crown. During the 18th century the
land was laid out by the surveyor John Prince to centre on a large
open square — Cavendish Square. Development was slow as a result
of economic conditions and the estate was gradually built out over a
period of about fifty years.

The heart of the conservation area along Harley Street and Wimpole
Street is still characterised by its dense fine grained network of
terraced houses, and regular grid street layout. In the part of this
large conservation area closest to the Site, Portland Place includes
much more 20th century redevelopment, particularly in the early
1900s, with the finer grain of residential plots consolidated to
create larger footprint commercial developments. The character of
this part of the conservation area feels considerably less residential.
On the very eastern edge towards Great Portland Street, within the
18th century street grid, the townscape is largely late Victorian and
Edwardian also with a commercial character.

Heritage significance

4.70

The heritage significance of the Harley Street Conservation Area
derives from its well-preserved late 18th and early 19th century
layout and townscape character.

Setting and its contribution to significance

4.71

4.72

The conservation area forms part of a swathe of Georgian townscape
with the Portman Estate, Mayfair and East Marylebone Conservation
Areas to the west, south and east respectively and with the Regent’s
ParkConservationAreatothenorthwith, withtheroutealongPortland
Place, forms part of John Nash’s Regent Street masterplan. These
congruent areas of contemporary setting contribute particularly
strongly to the appreciation of the significance of the conservation
area as part of the coherent wider Georgian townscape of the early
19th century.

The existing Euston Tower is not visible from with in the conservation
area. It is visible in its close setting at the junction of Portland Place
and Park Crescent just outside the edge of the conservation area
but does not contribute in a meaningful way to the setting of the
conservation area. Susceptibility to change of the conservation
area’s setting to the north-east is therefore judged to be low

Value: High
Susceptibility to change: Low

Sensitivity: Medium

Listed Buildings and Registered Parks and Gardens

4.73

4.75

Heritage assets of particular note and relevance in relation to the
changes proposed on the Site have been assessed in detail in the
text below. These are as follows:

Regent’s Park

The listed buildings of Fitzroy Square

The listed buildings and RPG of Bedford Square
The BT Tower

The baseline assessment of the remaining listed buildingsis included
Table 4.1. Listed buildings and Registered Parks and Gardens of
Special Historic Interest (RPG) within the chosen study radius are
shown on Figure 4.12.

Regent’s Park has several heritage designations. It is covered by two
conservation area designations either side of the borough boundary
between the WCC and the LBC. It is listed Grade I on the HE Register
of Parks and Gardens of Special Historic Interest (RPG) and includes
a number of listed buildings. The baseline assessment considers
the park as a whole covering the RPG and conservation area
designations. Listed buildings surrounding the park are assessed
separately in Table 4.1
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Fig. 4-12: Listed Buildings And RPGSHI Map Regent’s Park

Heritage designations and guidance

a.76  The landscape of Regents Park (officially known as The Regent’s
Park) was added to the HE RPG in 1987. The designation covers the
landscape of Regent’s Park within both the WCC and the LBC and
includes Park Square Gardens and Crescent Gardens to the south-
east of the main area of the park. The HE listing description dates
from 2000 and was last amended in August 2020 (Ref. 1-25, List
Entry Number: 1000246).

a.77 The LBC Regent’s Park Conservation Area was designated in
1969 and its Appraisal and Management Strategy (Ref. 1-35) was
adopted in July 2011; it was extended to include the Church of St
Mary Magdalene in 1985. The conservation area covers the eastern
edge of the Regent’s Park, within LBC, to the east of the Broad
Walk, and the residential area to the east of park that includes the
Grade I listed Nash terraces and the Grade I listed Royal College of
Physicians to the west of Albany Street. It also includes the Grade
IT* listed Church of St Mary Magdelene. These listed buildings are
separately assessed in Table 4.1. The Site lies approximately 320m
to the east of the majority of the conservation area (and 175m at
its closet point: the eastward extension to include the Church of St
Mary Magdelene); the existing Euston Tower is visible from much of
the park within the conservation area as a result of its height and the
open space of the park with more localised visibility from the streets
included in the conservation area to the east of the park.

a.78  The WCC Regent’s Park Conservation Area was designated in 1969
and a Conservation Area Directory was published in 1968 (Ref.
1-36). A brief General Information Leaflet (Ref. 1-37) was published
in 2004. The conservation area covers the landscape of Regent’s
Park to the west of the Broad Walk, within WCC, buildings to the
south of the park between the Outer Circle and Park Road to the
west of the Park and townscape to the south and south-east of the
Park that includes Park Square and Park Crescent, the Grade I listed
Holy Trinity Church and the Grade II listed Great Portland Street
Underground Station —and itincludes the eastern end of Marylebone
Road. The Site lies approximately 600m to the east of the majority
of the park within the conservation area and approximately 260m to
the east of the conservation area at its closest point at the Church
of Holy Trinity. The existing Euston Tower is visible from much of the
park within the conservation area as a result of its height and the
open space of the Park and also visible in aligned views through the
Nash Terraces and along Marylebone Road to the south.

a.79  The Regent’s Park and Primrose Hill Conservation Management Plan
(updated 2015) prepared by The Royal Parks (Ref. 1-38) provides
further information on the heritage context, character and heritage
significance of the park. It includes key views from and across
Regent’s Park.

History

a.s0  Marylebone Park, later renamed The Regent's Park, was formerly
part of the manor of Marylebone, held by the nunnery of Barking. In
the 16th century, the land passed to the Crown and was enclosed as
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4.82

4.84
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a deer park. It continued in use as a hunting ground until the reign of
King James I, with the surrounding area in continued uses as open
grazing land, rural in character. During the 17" and 18™ centuries
the area was leased as farmland, principally for cattle grazing and
was latterly consolidated by the Duke of Portland, before reverting
to the Crown in 1811.

To the south of the park, Portland Place was developed from
1776 onwards by the Adam brothers originally intended to be an
exclusive enclave out of the city. By 1809, the Duke of Portland
published a plan to show a landscaped park with villas and terraces
north of the Marylebone Road on farmland that was owned by the
King and would form part of the Regent’s Park. In 1811, John Nash
won a competition to be the Prince Regent’s architect; his proposal,
produced in March 1811, was for a private residential estate set
in parkland surrounded by grand inward-facing terraces, and was
strongly influenced by the work of Humphry Repton, with whom he
had worked between 1795 and 1802. Nash's design for the park
was part of a wider masterplan for ‘Metropolitan Improvements’
that embraced Regent’s Park and St James’s Park to the south and
a new or improved route connecting the two.

Regent's Park and its surrounding buildings took 21 years to
construct. Work began in 1811 with planting as well as excavations
for the lake and ground modelling and continued until 1832 — with
the design continuing to evolve during this period. The original
intended focus of the scheme, a large central double circus of
houses, the Great Circus and the Inner Circus was omitted, and
the forty villas shown on the 1811 plan were reduced to eight by
1827. The extensive water network shown in the original plans
was restricted to the implementation of the ornamental lake and
the Regent’s Canal at the northern edge. The emerging park lacked
formal structure, consisting of large areas of sweeping lawns and
open grazing land, punctuated by scattered trees, and groups of
trees planted to screen the villas which had never been constructed.
Only one formal avenue of trees, Broad Walk Avenue, was created.
This ran between Park Square and Chester Road connecting to
the Inner Circle which been reduced to a single circus without the
proposed enclosing terraces.

Even before completion of the park there had been considerable
pressure from the public for access to the parkland and in the 1830s
Nash was asked by the Park Commissioners to review public access
to the park: in response he extended the Broad Walk northwards,
and from 1835 the park progressively opened to the public. Later
additions to the Broad Walk included lodges, a bandstand and
shelter, drinking fountains and numerous seats. Such public
amenities continued to be created in response to demand and the
public area of Regent’s Park was expanded along the eastern and
western sides. Features and amenities began to extend beyond the
Broad Walk including ornamental planting around entrances, sports
fields centred upon the timber Prince’s Pavilion and provision of
toilet facilities and refreshment kiosks.

During the First World War the park was requisitioned by the Ministry
of Defence, land to the north-west and along the east side being
used as a military camp and drill ground. At the end of the war the
buildings in these areas were demolished and replaced with sports
fields. The Cumberland Basin spur of the Regent’s Canal was closed
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in the 1930s. The area of canal basin and warehouses that served
Cumberland Market to its south and formed part of Nash’s service
quarter was subsequently redeveloped as a housing estate, part of
the ‘homes fit for heroes’ housing programme for war veterans and
key workers.

The park and its surroundings were badly damaged during WWII.
Many of the Nash terraces and the houses in the Park Villages were
restored or rebuilt in the post-war period, following bomb damage.
Albany Street was much altered by post-war reconstruction of mews
and modest terraced housing, and the building of new infill houses
and flats.

Character

4.86

4.87

4.88

4.89

The 147 hectares of Regent's Park enclosed by the highway of the
highway of Outer Circle, slope gently to the south. Regent's Park is
largely laid to grass, some of which is set aside for recreational sports
including grass pitches for football, rugby, softball and cricket to the
north of the Inner Circle and all weather courts for tennis netball
to its south. A number of tarmacked paths, which radiate from the
entrances and from points within the site, cut across the grass.

The most significant and widest of these routes is the Broad Walk.
Defining the boundary between Camden and Westminster, the Broad
Walk passes over the Grand Union Canal at its northern end, then
runs south from the Outer Circle. To the west of the Broad Walk at its
northern end is the triangular site of London Zoo dating from 1828,
which contains a number of listed enclosures. Walking south at the
southerntip of the zoo, the walk divides around an ornate marble and
granite drinking fountain dating from 1896 (listed Grade II), before
continuing for approximately 500m where it is crossed by Chester
Road, which leads west to the Inner Circle and east to the Grade I
listed Chester Terrace. The final section of the walk runs through
the formal Italian Garden. The Italian Garden was created in 1864
by William A. Nesfield, at the direction of Prince Albert; it become
grassed over by the late 20th century. The restoration of the Italian
Garden was completed in 1996. The informal English Garden to its
east, was created in 1865-67 by Nesfield's son Markham, who used
mounded grass and planting to create informal glades. The English
Garden was renowned for its concerts. The renewal of planting in
the English Garden was completed in the 1990s. The Broad Walk is
lined with trees screening views of tall development at to the south-
east of the park.

Within the Inner Circle are Queen Mary's Gardens. To the south and
south-west the ornamental gardens are largely laid out with roses
introduced by Duncan Campbell in around 1932. Within the Inner
Circle a central path leads north from ornamental gates (listed
Grade II), erected to commemorate King George V and Queen
Mary's Jubilee in 1935, to a pool and fountain (listed Grade II),
whichreplaced a 19th century conservatory. To the north-west is the
open-air theatre and café. Two sets of heavily gilded gates decorate
the entrances to the gardens. The eastern gates, from Chester Road,
were provided by Sigismund Goetze, a wealthy local artist, in 1932.

On the south-west side of the park to the west of the Inner Circle is
the Boating Lake a Y-shaped lake with a number of islands, The east
and west arms of the lake are crossed by ornamental footbridges,

the southern arm being crossed by York Bridge (Grade II listed)
which carries cars between the Outer and Inner Circle. In 1930 a
small children's boating pool was added about 50m to the west of
the western arm of the lake.

The few recent additions to Regent's Park include the London
Central Mosque designed by Sir Frederick Gibberd (Grade II* listed)
on its western edge, Sir Denys Lasdun's Royal College of Physicians
(Grade I listed) and, more recently, three classical villas by Quinlan
Terry.

Nash'soriginalvisionincludedafullcircustoprovideagrand entrance
to the new Crown Estate at its south-east corner closest to the Site,
but only the southern semi-circle, Park Crescent, was constructed.
There are small lodges in the Greek Doric style at the north-east
and north-west corners of the Garden matched, across Marylebone
Road (beneath which runs a curving underpass, connecting the
two Gardens), by identical lodges at the top corners of Park Square
Gardens. All are of 1823-5 and by John Nash, and all are listed
Grade II. Ventilating shafts dating from 1976 inside the north edge
of the gardens are disguised as summer houses. The landscaping is
informal, with shrubberies and mature trees around the perimeter,
broad gravel paths, and a lawned interior. The northern half of the
planned circus was replaced by Park Square, with two Grade I listed
terraces designed by Nash facing each other across a grass square
enclosed by railings (Grade II listed). The present path layout and
planting, with shrubberies, a number of mature trees, and a lawned
interior, is little changed from the original layout.

The LBC Regent’s Park Conservation area also includes the barracks
and Park Villages originally developed as part of part of Nash’s wider
scheme for Regent’s Park. At the northern end of Albany Street are
the Park Villages East and West, which have a less formal plan than
the terraces to the west of Albany Street, and comprise picturesque
villas set in an Arcadian landscape. The Park Villages are a distinct
and distinctive. They are clearly of different form and layout from
the other areas of the Park. Individually composed of a mix of villas,
paired houses, and groups of smaller terraced houses, their design
ranges from ‘Italianate’ to gothic. The buildings are unified by the
setting, a picturesque landscape which largely survives. They were
once divided by the canal and today are set apart from each other
by their wooded landscape setting. Albany Street was designed as
service street and has a hard-edged austerity. South of Park Villages
East and West are the Barracks and Cumberland Market Estate. The
operational barracks (much altered and partly listed), on the site of
original barracks built in 1816, survive on Albany Street behind a
high brick wall but does not have a visible presence from the street.
To the south of the barracks the conservation area is much more
mixed in quality and includes a larger proportion of 20th century
development. The Cumberland Market Estate dates from the
interwar period.

A small extension to the LBC conservation area at its southern end
contains an early 19th century terrace on Albany Street, a corner
pub, a block of flats in arts and crafts style on Longford Street and
the Grade II listed St Mary Magdalene’s Church. It is a remnant of
the former historic layout of the area, and the surrounding historic
townscape has been comprehensively redeveloped in post-war
years; Regent’s Place to the south and east (including the existing

Euston Tower) and the post-war Regent’s Park Estate to the north.
This is the closest part of the LBC Regent’s Park Conservation Area
to the site. With the exception of the Park Villages, the townscape
is now very mixed in age within the conservation area along Albany
Street and to its east.

Significance

4.94

4.95

4.96

Regent’s Park is a significant, large, piece of open public space within
central London. Its long associations with the monarchy and the 18th
century expansion of London contributes to its significance. This is
further enhanced through the relationships with John Nash whose
vision for the park was part of a wider masterplan for ‘Metropolitan
Improvements’. The landscape was intended to be naturalistic, as
though it was a piece of countryside or landscaped park belonging
to a country house, the design of which was influenced by Nash’s
professional acquaintance with Humphry Repton, the eminent
landscape designer and protagonist of the picturesque school.

The HE listing description (Ref. 1-25, List Entry Number: 1000246)
provides the following summary of heritage significance:

“Regent's Park is included on the Register of Historic