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1

1.1

1.2

Introduction

This addendum to Volume II (Townscape and Visual Impact
Assessment) of the December 2014 Environmental Statement
(ES) contains an assessment of the effect of the Proposed
Development at Blossom Street (‘the Site’) on townscape and
visual amenity. It assesses the likely significant environmental
effects of the Proposed Development including the changes
that have been made to the December 2014 Scheme (see
para 1.3) and March 2015 scheme (see para 1.4).
This Volume of the Environmental Statement (ES) contains
an assessment of the effect of the Proposed Development at
Blossom Street (‘the Site’) on townscape and visual amenity.
It contains the following sections:
• a description of the method by which the assessment
has been carried out, and of how the images have been
created;
• a summary of the planning policy context relevant to
the assessment;
• a description and characterisation of the Site and its
surroundings as existing;

views 10, 13 and 14. The principal changes to the scheme
design relevant to this volume the TVIA of the March 2015
ES Addendum included the removal of the glazed bridge links
between building S1 and S1c, and the reduction in the floor to
ceiling heights of block S1c so that this block now comprised
14 storeys (the overall height remains the same).
November 2015 TVIA Addendum
1.4

This TVIA addendum addresses the design changes as a
result of the November 2015 amendments: retaining more
of nos. 12 and 13 Blossom Street (as set out in detail in the
November 2015 DAS Addendum); and the updated cumulative scheme list (see para 6.21 of this report)
• The following ‘Proposed View’ images have been
updated to illustrate the design changes to the scheme
at nos. 12 and 13 Blossom Street; 6, 7, 8, 12 and 14.
• The following cumulative view images have been
updated to illustrate new cumulative schemes since the
March 2015 submission; 1, 2, 3, 4, 5, 6, 7, 11, 12, 13, 16,
17.

• a description and assessment of the architectural,
urban design and townscape qualities of the Proposed
Development;
• an assessment of the visual effect of the Proposed
Development on the identified views;
• an assessment of the effects of construction operations;
• an assessment of cumulative effects, taking into account
other new developments proposed in the area;
• consideration of mitigation;
• an assessment of the effect of the Proposed
Development on the townscape;
• overall conclusions of the townscape and visual amenity
assessments; and
• a summary of the conclusions of the assessment
presented with the planning application as part of the
Extant Planning Permission PA/10/02764, and how the
likely effects of the Proposed Development relate to
those identified for the extant permission.
March 2015 TVIA Addendum
1.3

The amendments to the Proposed Development dealt with in
the March 2015 TVIA addendum were set out in March 2015
ES Addendum Volume I. The following views have been were
updated to reflect these changes: 1, 2, 3, 4, 5, 6, 7, 8, 9, 11, 12,
15, 16 and 17. There have been were no changes that affected
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Method of assessment

Consultation
2.1

LBTH has been consulted throughout the evolution of the
Proposed Development. The scope of the townscape and
visual impact assessment for the EIA was set out in the
EIA Scoping Report submitted to LBTH in July 2014. The
EIA Scoping Opinion identified a list of the information to
be accounted for within the assessment. These have been
addressed within this assessment.

2.2

Details of further consultation undertaken since March 2015
can be found in volume I.

2.3

Matters raised within the Scoping Opinion include:
Table 1. Matters raised within Scoping Opinion
Matters raised within Scoping Opinion

Reference in this Assessment / Application documentation

London Borough of Tower Hamlets

4

The scope of schemes to be considered cumulatively is too narrow and should
include schemes that have been subject to a planning application, or for which the
submission of a planning application is reasonably foreseeable
The proposed redevelopment of Bishopsgate Goodsyard should be included in the
list of cumulative schemes.

Refer confirmed list of Cumulative Schemes – ES Volume I: Chapter
2 – EIA Methodology

‘Non-designated heritage assets’ should not be restricted to locally listed buildings.
For example, the following buildings within the application site, which are not
locally listed, are also considered to be non-designated heritage assets:
–	11 to 15 Blossom Street;
–	14 to 19 Norton Folgate;
–	161 Commercial Street;
–	2 to 8 (odd nos.) Elder Street;
–	1887 Blossom Street Warehouse; and
–	1927 Warehouse.

This chapter only considers locally listed buildings as set out in the
methodology

It is not agreed that third edition of the Guidelines for Landscape and Visual
Impact Assessment is ‘better suited’ to assessing landscape than townscape.
it is suggested that the following guidance is also relevant to the assessment of
townscape and visual impacts:
–	Seeing History in the View (EH, 2011);
–	The Setting of Heritage Assets (EH, 2012); and
–	London View Management Framework Supplementary Planning Guidance (SPG)
(GLA, 2012)

Other guidance is referred to where relevant in this chapter

The assessment of impacts on townscape, built heritage and visual effects should
be carried out separately, with the relevant effects identified for each separately
(although the assessments may inform each other)

Assessment of built heritage
– refer ES Volume I: Chapter 15 – Built Heritage

Specific details of why the scheme is considered why the scheme is high quality
and why it is considered to be beneficial will be required

See assessment

The following additional viewpoints are suggested:
– Norton Folgate (west side of the street) from the junction with Folgate Street –
looking east/northeast to gain an understanding of how the southern elevation
of the new building on plot S1a will sit within the existing streetscene; and
– Blossom Street (east side of the street) from the junction of Fleur de Lis Street –
looking south/southwest to gain an understanding of how the retained warehouse
façade relates to the new building on plot S1b and the retained public house

The two new viewpoints suggested within the EIA Scoping Opinion
above are located close to the Site and we would not normally
include this type of view in a TVIA assessment as they focus on
the Proposed Development and do not show it within its context.
It is considered that other material submitted with the planning
application (such as plans and elevations and graphic material in the
DAS) would assist in illustrating.
LBTH Response (October 2014): On reflection, agreed that other
material submitted in support of the application would enable the
impact of the scheme to be adequately determined. Agree that the
suggested additional viewpoints do not need to be included in the TVIA.

An assessment of townscape character should be provided, with information
regarding the location and sensitivity of the townscape character area in which the
proposal lies, and of any other affected character areas

See assessment
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Matters raised within Scoping Opinion

Reference in this Assessment / Application documentation

EIA should contain a detailed methodology, which demonstrates that the views can
be relied on as a fair representation of the impacts of the proposed development

See assessment

Images should be prepared in accordance with the Landscape Institute’s Advice Note
01/11 ‘Photography and photomontage in landscape and visual impact assessment’

See assessment

City of London
The Townscape and Visual Impact Assessment should assess the following LVMF
viewing locations and assessment points:
–	River Prospect view 15B.1 Waterloo Bridge: downstream – close to the
Westminster bank (Crossing bank);
–	River Prospect view 15B.2 Waterloo Bridge: downstream – at the centre of the
bridge;
–	River Prospect view 16B.1The South Bank: Gabriel’s Wharf viewing platform –
centre of north rail; and
–	River Prospect view 16B.11The South Bank: Gabriel’s Wharf viewing platform –
centre of north-east rail.

The LVMF River Prospect views listed above will be tested using the
visualiser’s computer model (as was done for the LVMF City Hall
views). The tallest building proposed on Site is c.14 storeys and is
similar in height to the 14 storey 208 Bishopsgate, the lower block
adjacent to Broadgate Tower which is not visible from the Southbank
for Waterloo bridge

The proposed scheme should also be assessed against the background of the City’s
St Paul’s Heights policy area.

The Site itself is located outside the St Paul’s Height policy area and
it is considered that the effect of the Proposed Development can be
adequately assessed from the modelled LVMF views.

Careful consideration needs to be given to how any proposed tall buildings at the
Site would appear alongside Broadgate Tower in the views from Waterloo Bridge
and along the South Bank (as the viewer walks along Waterloo Bridge and the
South Bank, as well as the LVMF River Prospect View assessment points), looking
to ensure that the adverse effect that already exists is not exacerbated further. The
relationship of any proposed development at Blossom Place with tall developments
at Bishopsgate Goodsyard, Broadgate Tower and Principal Place/ Plough Yard
should also be assessed as part of the Townscape and Visual Impact Assessment.

The LVMF River Prospect views listed above will be tested using the
visualiser’s computer model (as was done for the LVMF City Hall
views). The tallest building proposed on Site is c.14 storeys and is
similar in height to the 14 storey 208 Bishopsgate, the lower block
adjacent to Broadgate Tower which is not visible from the Southbank
for Waterloo bridge

Assessment Methodology
2.4

2.5

This section explains the method that has been used to carry
out the townscape and visual impact assessment. It is based
broadly on the principles set out in the third (2013) edition
of Guidelines for Landscape and Visual Impact Assessment
(GLVIA) (Ref 2-1), produced by the Landscape Institute with
the Institute of Environmental Management and Assessment.
However, these principles are better suited to assessing landscape than townscape, and so they can form only a general
guide to the method to be used. Also relevant to the method
of assessment is the Planning Practice Guidance (PPG) (Ref
2-2), which provides national guidance on urban design
against which townscape can be assessed.

• The effects on these buildings, open spaces, townscape
and views are studied by the designers of the Proposed
Development in collaboration with the authors of the
townscape assessment, as part of the process of developing the design. This process includes computer-based
modelling, so that the visual impact can be tested.
• The effects of the Proposed Development, in the form
in which it is submitted for planning permission, on
the identified elements and views, are assessed by the
townscape assessors. This assessment is informed by
computer generated images showing ‘as existing’ and
‘as proposed’ views from selected viewpoints.

2.7

2.8

2.9

2.10

The present-day condition of the area was studied by
visitors to the Site in January, February, June and July 2014 ,
supported by a study of maps and aerial photographs (available on the internet as an integrated set of data at www.
maps.google.co.uk), the Pevsner volumes referred to above,
and prior knowledge of the area. Site visits allow the accuracy
of record data to be verified. Record photographs were taken
on some site visits.

The study area for local views extends to approximately 100
m from the centre of the Site. This is considered appropriate
in relation to the scale of development envisaged and the
built up nature of the area around the Site.

2.15

Within this study area, four principal types of viewing location
are identified:
• Views (if any) that have been identified as significant,
by the planning authorities or others, e.g. in planning
policy and guidance documents or conservation area
appraisals (the background wider setting consultation
assessment areas for view LVMF 9 runs across the Site);

Townscape is characterised by dividing the study area into
geographical areas which have readily identifiable characteristics in common. These characteristics may include
topography; other natural characteristics such as waterways;
patterns of land use; urban grain; and building form. Where
there are major elements of infrastructure such as roads and
railways, these often serve to divide one area from another.
The division of an urban area into townscape character
areas is carried out by a combination of professional judgement and common sense based on site investigation on the
ground, and the study of documents, as described above. This
exercise also takes into account significant designations such
as conservation areas and townscape characterisations (if
any) produced by the local authority or by others, as well as
site allocations and any relevant associated guidance forming
part of the local development plan.

Sensitivity of Townscape and Views
2.19

The sensitivity of each of the townscape areas or views as
existing is assessed as high, medium or low.

2.20

The sensitivity of a townscape or view is dependent on:

A study was undertaken to establish a set of potential
viewpoint locations from which ‘before and after’ views are
provided. The study area is centred on the Site and is limited
to locations from which the Site can be seen, or from which
new buildings on the Site will be seen at the maximum height
proposed.

2.14

• Brick Lane and Fournier Street Conservation Area
Appraisal and Management Plan, LBTH, November
2009 (Ref 2-8)

• Other locations or views of particular sensitivity, including
those viewpoints in which the Proposed Development
may significantly affect the townscape settings of
heritage assets including listed buildings and conservation areas;

• the importance of the viewpoint;
• the value and quality of the view; and
• the nature and expectation of the viewer.
2.21

The importance of the viewpoint is determined by any
recognition that the viewpoint may have and by its amenity
value. This includes viewpoints identified by the local
authority in planning documents, and viewpoints visited
by large numbers of people. Locations such as parks and
riverside walkways which are used for leisure purposes are
considered to be more sensitive in visual terms than everyday
streetscapes with no heritage designation.

2.22

The value and quality of the view is a reflection of its visual
interest, its character and coherence and any attractive or
notable pictorial or compositional qualities. The value of the
view is likely to be higher if it overlooks a designated area such
as a conservation area.

2.23

The nature and expectation of the viewer reflects the
occupation or activity of the people who will gain the view.
The Guidelines for Landscape and Visual Impact Assessment
(GLVIA) use the term ‘receptor’ to mean both elements of the
physical landscape and townscape, and people who will see
the development and its setting. In the case of townscape
assessment, the latter are taken to be the general public
affected by development, taking into account the differing
interests and expectations likely to be found in residents,
visitors and those who work in a place. For example, people
who walk in a park in their leisure time are likely to have a
higher sensitivity than people at their place of work.

2.24

The assessment of sensitivity takes into account the following
heritage assets and their settings, in decreasing order of
importance (but this is only a general guide – see paragraph
2.25 below for comment on moderation):

• Representative townscape locations from which the
Proposed Development will be visible; and
• Areas of open space, if any, that are important in the
local context, e.g. for leisure purposes.
2.16

A set of viewpoints is chosen so that it covers:
• The range of points of the compass from which the
Proposed Development will be visible;
• A range of distances from the Site; and

2.11

This was carried out following a study of the historic development of the area around the Site which was made with reference to the following publications:
• The Buildings of England, London 1: The City of London,
Nikolaus Pevsner and Bridget Cherry, Yale University
Press, 2002 (Ref 2-3)

Identification of Viewpoint Locations

• South Shoreditch Conservation Area Appraisal, London
Borough of Hackney (LBH), January 2009 (Ref 2-7)

Identification of Townscape Character Areas
An assessment has been made of the Site and its surroundings in their existing state. This analyses the physical characteristics and the character of the townscape and considers
the current status of the Site.

• The London Encyclopaedia, Ben Weinreb, Christopher
Hibbert, Julia Keay, John Keay, Macmillan, 2008 (Ref 2-5)
• Elder Street Conservation Area Appraisal and
Management Plan, London Borough of Tower Hamlets
(LBTH), March 2007 (Ref 2-6)

The process as described is an iterative one that informs the
design of the Proposed Development, so that any potential
for adverse effects can be addressed as an integral aspect of
the development of the design.

2.6

townscape setting by the Proposed Development are considered in the assessment. The effect on heritage significance is
assessed in the built heritage chapter.

2.13

The assessment method is described in detail below. In
general terms it is carried out as follows:
• Buildings, open spaces, townscape and views that
have the potential to be affected by the Proposed
Development, particularly those that have been previously identified as significant by designation or in other
ways, are identified.

• The Buildings of England, London 5: East, Nikolaus
Pevsner, Bridget Cherry and O’Brien, Yale University
Press, 2002 (Ref 2-4)

2.12

Built heritage assets have been identified within the townscape character areas and have been considered for their
potential to be affected by the Proposed Development in
terms of their townscape setting. Heritage assets include
conservation areas and statutory listed buildings, with information derived from the National Heritage List for England
website and the Local Planning Authority website and development plan documents. Reference is also made to locally
listed buildings close to the Site where appropriate.
Those designated built heritage assets that have the potential to be affected to a significant extent in terms of their

• Different types of townscape areas.
2.17

2.18

• World Heritage Sites, Grade I Listed Buildings;

Possible locations in these categories within the study area are
identified based on an examination of maps and aerial photographs; the documents referred to above; maps of conservation areas; maps and lists of listed buildings; and good prior
knowledge of the area. The study area and the possible locations are then visited to verify candidate viewpoints.

• Grade II* or Grade II Listed Buildings, conservation areas
and registered parks and gardens;
• Locally listed buildings.
2.25

The viewpoint locations were agreed in consultation with the
LBTH.

November 2015

Heritage assets may be relevant to the importance of the viewpoint, the value and quality of the view, and the nature and
expectation of the viewer. Built heritage significance is considered further in the ES Volume I, Chapter 16: Built Heritage.
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2.26

2.27

The assessment of the sensitivity of the townscape or view
under consideration may be moderated to take into account
a judgement about its quality in the round. For example, a
listed building may have a good or a poor townscape setting,
and a good quality setting is more sensitive to change than a
poor quality setting; a listed building or a part of a conservation area may be a prominent aspect of a view, or it may be
present in the view but only incidentally; conservation areas
include within them areas of greater and lesser quality; and
so on. Thus there is not necessarily a direct mapping between
the heritage categories considered and the assessment of
sensitivity as high, moderate or low.
The assessment of the sensitivity of townscape character
areas takes into account the distance of each area from the
Site, since the area around the Site is densely built up in all
directions. Specific views of the Site from townscape character areas, for example, along main streets that align onto
it, were identified as part of the scoping exercise and assessed
as receptors in their own right.

2.32

These two measures – sensitivity and magnitude – are
combined to provide a measure of the effect significance –
major, moderate, minor or none – on townscape or views
which will result from the Proposed Development.

2.33

However, it should be noted that the magnitude of change
and / or the sensitivity may be assessed as being at an intermediate point between the criteria set out below in table 2
e.g. a change of ‘medium to high ‘magnitude. Where this is
the case and the magnitude / or sensitivity criteria are intermediate, all possible significance criteria that fall under the
combination of the magnitude and sensitivity criteria are
considered and the most appropriate significance assessment, based on professional judgment, is chosen.

• ‘Moderate’ or ‘major’ effects are deemed to be
significant;

2.30

2.31

• ‘Minor’ effects are considered to be not significant; and

The assessment of the significance of the effects of the
Proposed Development on existing townscape and views is
a matter of judgement. The assessment in this document
is made on the basis of professional judgement, which also
takes into account relevant planning policies and guidance.
The assessment is based on the following method.

2.42

Sensitivity

An assessment is made of the likely significance of the effect
that the Proposed Development will have on townscape and
views under consideration. This is a function of the sensitivity of the townscape or view as existing, together with
the magnitude of the change resulting from the Proposed
Development.

High
Medium
Low
Very Low
/ None

High

Medium

Low

Major

Moderate to
major

Moderate

Moderate to
major

Moderate

Minor to
moderate

Moderate

Minor to
moderate

Minor

Minor/ none

Minor/ none

Minor/ none

2.43

2.36

The nature of the effects is also assessed qualitatively as
beneficial, adverse, or neutral in respect of their effect on
the view or townscape under consideration.

2.37

The question of whether an effect is beneficial or adverse
relies on a judgement in the round and is a ‘net equation’. The
degree to which effects are beneficial or adverse is not necessarily related directly to the degree of sensitivity or to the
magnitude, or, consequently, to the significance, since within
a given area of townscape or view that is being assessed,
there may be both positive and negative effects as a result
of the development. Therefore, an effect that is significant
(because of the combination of magnitude and sensitivity)
may also be neutral in respect of effect on the quality of the
view or townscape under consideration.

The magnitude of the change resulting from the Proposed
Development is assessed as high, medium, low or very low
/ none using the following criteria:

• Medium: an obvious change to the townscape or view
that would be readily noticeable to most viewers;
• Low: a slight change to the townscape or view that
would not be readily noticed;
• Very Low / None: there would be no change, or no
more than very minor change, to the townscape or view.

Blossom St, London E1 Replacement Environmental Statement II

The terms in the boxes in the table below indicate the
category of effect which results from the relevant combination of magnitude of change and sensitivity.
Table 2. Classification of Effects Significance

• High: considerable change to the townscape or view;
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2.41

• ‘Negligible’ effects are considered to be not significant.
2.35

November 2015

The GLVIA suggests (para 6.28) that “an informed professional judgement should be made as to whether the visual
effects can be described as positive or negative (or in some
cases neutral) in their consequences for views and visual
amenity. This will need to be based on a judgement about
whether the changes will affect the quality of the visual experience for those groups of people who will see the changes,
given nature of the existing views”.

• A description of the view ‘as proposed’, with an assessment of the effect that the Proposed Development will
have on the view and of the nature of the effect; and
• An assessment of the view ‘as proposed with cumulatives’ i.e. of the effect of the Proposed Development
taking into account other consented schemes.
2.45

The baseline photography was mostly carried out in July
2014. Winter shots have not been considered necessary
as there are no trees that would reduce the visibility of the
Proposed Development in any of the views. The assessment
of the effect of the Proposed Development therefore allow
for the maximum visibility of the Proposed Development, and
the assessment is considered to be of the ‘maximum effect’
possible in these cases.

2.46

The baseline photography was taken during daylight hours.
It is considered that the appearance of the Proposed
Development at night would be consistent with that of
other existing developments in the local area, and would not
give rise to additional likely significant effects beyond those
apparent during the daytime.

2.47

The assessments of individual views, and the concluding
section concerning effect on townscape, which is informed by
the view assessments, consider the effect on the townscape
and views as they will be experienced by viewers in reality.
Photographic images of townscape are no more than an
approximation to this, for a number of reasons:

The present assessment offers informed professional judgements based on this advice.
Before and After View Images

Following the classification of an effect, as a general rule, the
following criteria is applied:

Magnitude of change

2.29

The assessment of effect significance outlined within the
below sections is consistent with the terminology and criteria
outlined within ES Volume I, Chapter 2: EIA Methodology and
accords with the relevant standards and guidance.

2.39

2.40
2.34

Effect of Proposed Development on Townscape and
Views – Method of Assessment
2.28

2.38

2.44

For each of the identified views in the assessment, there are
images of the view ‘as existing’ (showing baseline conditions);
‘as proposed’ (images inducing the Proposed Development);
and ‘as proposed with cumulative schemes’ (showing the
Proposed Development and cumulative schemes in the same
image) (see section 10 for the cumulative schemes).
Images used in the assessment are provided as ‘Accurate
Visual Representations’ (‘AVRs’). AVRs are produced by accurately combining images of the Proposed Development (typically created from a three-dimensional computer model)
with a photograph of the context as existing. ‘As proposed
and cumulative’ images are also provided as ‘Accurate Visual
Representations’ (‘AVRs’). The method by which AVRs are
produced is described in Appendix A5 to this Volume of the ES.
AVRs are provided either as rendered (photorealistic) images
or as ‘wirelines’ (diagrammatic representations showing
the outline of the Proposed Development in blue). Wireline
images illustrate accurately the degree to which the Proposed
Development will be visible, and its form in outline. Rendered
images also show the detailed form and the likely materials to
be used for the Proposed Development.
A number of proposals for cumulative developments within up
to 1 kilometre (km) of the centre of the Site have been considered as part of this assessment. These are set out in Appendix
A1 and the Views and Visual Impact Assessment in Section
6 of this Volume. Where the other developments which have
been granted consent would be visible to a significant extent
in the identified view, a further ‘as proposed with cumulatives’
image is provided showing the Proposed Development and
these consented schemes. The different cumulative schemes
have been illustrated with orange wireline outlines (dotted
where they will not be visible). See Appendix A3 “Details of
schemes”’
For each of the identified verified views (see Section 6), a
description and assessment are given:
• A description of the view ‘as existing’, identifying its
visual quality, its sensitivity to change and, where necessary, the reason for that sensitivity;

• Viewers have peripheral vision; their view is not restricted
by borders as a photograph is, and they can move their
eyes and heads to take in a wide field of view when
standing in one place.
• Viewpoints themselves are not generally fixed.
Townscape is experienced for the most part as a progression of views or vistas by people who are moving through
streets or spaces rather than standing still.
• Photographs do not reflect the perception of depth
of field as experienced by the human viewer due to
parallax; nor is it generally possible for photomontage
images to reflect the effect of atmospheric perspective.
• Before and after views illustrate the view in conditions
that are particular in respect of time of day and time of
year, daylight and sunlight, and weather, and the view
will appear differently to varying degrees when any or all
of these things vary.
• Townscape and views are experienced not by the eye
alone but by the interpretation by the mind of what the
eye sees, considered in the light of experience, knowledge, memory, expectation, mood and so on.

2.48

The assessment represents a professional judgement of the
likely effect of the Proposed Development on the view or the
townscape, informed by site visits as well as the photographic
images provided, rather than an assessment of the photographic images.

2.49

The general conclusions about the potential impact of the
Proposed Development on the townscape considered in the
round are also taken into account when considering individual views.

November 2015
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3

3.1

Planning policy context

This section contains a brief overview of aspects of national,
London-wide and local planning policies and guidance that
are particularly relevant to the appearance and visual effect
of the Proposed Development.

people and places and the integration of new development
into the natural, built and historic environment”.
3.8

National Planning Policy and Guidance
The National Planning Policy Framework (2012)
3.9
3.2

3.3

3.4

3.5

3.6

3.7

8

The Government issued the National Planning Policy
Framework (‘NPPF’) (Ref 2-9) in March 2012. The NPPF sets
out planning policies for England and how these are expected
to be applied.
The NPPF states that the purpose of the planning system is to
contribute to the achievement of sustainable development,
which has three dimensions; economic, social and environmental. The NPPF states, at paragraph 14, that “At the heart
of the National Planning Policy Framework is a presumption
in favour of sustainable development, which should be seen
as a golden thread running through both plan-making and
decision taking”. In terms of what this means for decisiontaking, it states that this means “approving development
proposals that accord with the development plan without
delay” and granting permission where the development plan
is absent, silent or relevant policies are out-of-date unless
any adverse impacts “would significantly and demonstrably
outweigh the benefits” or “specific policies in this Framework
indicate development should be restricted”.

3.10

3.11

Sites and within the setting of heritage assets to enhance or
better reveal their significance. Paragraph 137 goes on to say
that “Proposals that preserve those elements of the setting
that make a positive contribution to or better reveal the significance of the asset should be treated favourably”.

Paragraph 63 states that “In determining applications, great
weight should be given to outstanding or innovative designs
which help raise the standard of design more generally in the
area”.
Paragraph 64 states that “Permission should be refused for
development of poor design that fails to take the opportunities available for improving the character and quality of an
area and the way it functions”.
Conserving and Enhancing the Historic Environment
Section 12 of the NPPF deals with conserving and enhancing
the historic environment. It applies to the heritage-related
consent regimes under the Planning (Listed Buildings
and Conservation Areas) Act 1990, plan-making and
decision-taking.
Heritage assets are defined in Annex 2 of the NPPF as a
“building, monument, site, place, area or landscape identified
as having a degree of significance meriting consideration in
planning decisions, because of its heritage interest. Heritage
asset includes designated heritage assets and assets identified by the local planning authority (including local listing)”.

3.16

The national PPG (Ref 2-2) was launched by the Government
on the 6th March 2014 and provides a web-based resource in
support of the NPPF.

3.17

The PPG includes a section entitled ‘Design’. This explains,
inter alia, the importance of good design, the planning objectives that good design can help to achieve, the qualities of
a well designed place, and how buildings and the spaces
between them should be considered.

3.18

The planning objectives of design are stated to include
promoting, inter alia, local character; safe, connected and
efficient streets; a network of green spaces and public places;
and cohesive and vibrant neighbourhoods.

3.19

In terms of the qualities that contribute to a well designed
place, the PPG states that a well designed place should:

The NPPF identifies three key factors local authorise should
take into account in determining applications:

The London Plan (Ref 2-10) is “the overall strategic plan
for London, setting out an integrated economic, environmental, transport and social framework for the development
of London over the next 20-25 years”. The policies most
relevant to townscape, conservation and visual assessment
are contained in Chapter Seven ‘London’s Living Places and
Spaces’. Revised Early Minor Alterations to the London Plan
(‘REMA’) (Ref 2-11) were published on, and became operative from, 11 October 2013; none of the revisions affect the
wording of the policies set out below.

3.22

Policy 7.1 on Building London’s Neighbourhoods and
Communities states that “The design of new buildings and
the spaces they create should help reinforce or enhance the
character, legibility, permeability and accessibility of the
neighbourhood”. Policy 7.4 expands on the theme of local
character and states that “Development should have regard
to the form, function, and structure of an area, place or street
and the scale, mass and orientation of surrounding buildings”.

3.23

Policy 7.6 on Architecture states that “Architecture should
make a positive contribution to a coherent public realm,
streetscape and wider cityscape. It should incorporate the
highest quality materials and design appropriate to its
context.” It goes on to set out a list of requirements of new
buildings and structures including, inter alia, that they should
be “of the highest architectural quality”; they should “be of a
proportion, composition, scale and orientation that enhances,
activates and appropriately defines the public realm”; they
should include details and materials that “complement,
not necessarily replicate” local architectural character; they
should not cause “unacceptable harm to the amenity of
surrounding land and buildings, particularly residential buildings” which is said to be particularly important for tall buildings; and they should “optimise the potential of sites”.

3.24

Policy 7.7 addresses the location and design of tall and large
buildings. It notes that the location of tall and large buildings
should be part of a plan-led approach and that Boroughs
should work with the Mayor to consider which areas are
appropriate for tall and large buildings and identify them
in their ‘Local Development Frameworks’. The impact of tall
buildings proposed in sensitive locations should be given
particular consideration. In terms of design it states that tall
and large buildings should:

• Support mixed uses and tenures;
• Include successful public spaces;

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

• Have a distinctive character;

Requiring Good Design
Section 7 of the NPPF deals with design. At paragraph 56, the
NPPF states that “Good design is a key aspect of sustainable
development, is indivisible from good planning, and should
contribute positively to making places better for people”.

• the desirability of new development making a positive
contribution to local character and distinctiveness.”

• Encourage ease of movement”.
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3.21

• “Be functional;
3.12

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

Paragraph 61 states that “Although visual appearance and
the architecture of individual buildings are very important
factors, securing high quality and inclusive design goes
beyond aesthetic considerations. Therefore, planning policies
and decisions should address the connections between

The London Plan (2011)

Planning Practice Guidance (2014)

Among the core planning principles set out at paragraph 17
are that planning should “always seek to secure high quality
design and a good standard of amenity for all existing and
future occupants of land and buildings” and should “conserve
heritage assets in a manner appropriate to their significance,
so that they can be enjoyed for their contribution to the
quality of life of this and future generations”.

Paragraph 60 states that “Planning policies and decisions
should not attempt to impose architectural styles or particular tastes and they should not stifle innovation, originality or
initiative through unsubstantiated requirements to conform
to certain development forms or styles. It is, however, proper
to seek to promote or reinforce local distinctiveness”.

Regional Planning Policy and Guidance

• Be adaptable and resilient;

• Be attractive; and

3.20
3.13

3.14

Para 132 states that in assessing impact, the more important the asset, the greater the weight should be given to its
conservation. It notes that significance can be harmed or
lost through alteration or destruction of the heritage asset or
development within its setting.
The setting of a heritage asset is defined in Annex 2 as
“the surroundings in which a heritage asset is experienced.
Its extent is not fixed and may change as the asset and
its surroundings evolve. Elements of a setting may make a
positive or negative contribution to the significance of an
asset, may affect the ability to appreciate that significance
or may be neutral”.

The PPG identifies the following considerations which may be
relevant in terms of how buildings and the spaces between
them should be considered:
• “Layout – the way in which buildings and spaces relate
to each other;
• Form – the shape of buildings;
• Scale – the size of buildings;
• Detailing – the important smaller elements of building
and spaces; and
• Materials – what a building is made from”.

3.15

November 2015

Local planning authorities should look for opportunities for new
development within conservation areas and World Heritage

“a. generally be limited to sites in the Central Activity Zone,
opportunity areas, areas of intensification or town
centres that have good access to public transport
b. only be considered in areas whose character would not
be affected adversely by the scale, mass or bulk of a tall
or large building

The London Plan – Spatial Development Strategy for
Greater London, Consolidated with alterations since
2011, 2015

c. relate well to the form, proportion, composition, scale
and character of surrounding buildings, urban grain and
public realm (including landscape features), particularly
at street level
3.21

d. individually or as a group, improve the legibility of an
area, by emphasising a point of civic or visual significance where appropriate, and enhance the skyline and
image of London
e. incorporate the highest standards of architecture and
materials, including sustainable design and construction practices
f. have ground floor activities that provide a positive relationship to the surrounding streets

3.22

g. contribute to improving the permeability of the site and
wider area, where possible
h. incorporate publicly accessible areas on the upper floors,
where appropriate
i. make a significant contribution to local regeneration.”
3.25

Policies 7.11 and 7.12 relate to strategic views and the
management of them. Policy 7.12 notes that “New development should not harm, and where possible should make a
positive contribution to, the characteristics and composition
of the strategic views and their landmark elements. It should
also preserve or enhance viewers’ ability to recognise and
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”. It states that new development in London
Panorama views “should be managed so that development
fits within the prevailing pattern of buildings and spaces and
should not detract from the panorama as a whole”.

3.23

Draft Further Alterations to the London Plan (2014)
3.24
3.26

Further proposed alterations to the London Plan were
published in January 2014 (Ref 2-12) and July 2014 (Ref
2-13) to reflect the Mayor’s priorities, particularly the need
to plan for housing and economic capacity, with the aim
of taking the plan forward to 2036. The ‘Draft Further
Alterations to the London Plan’ document consolidates all
alterations made to the London Plan since it was published in
2011. None of the alterations would change any of the text
from the London Plan cited above (although the title of Policy
7.1 is proposed to be changed to ‘Lifetime Neighbourhoods’).

The London Plan is “the overall strategic plan for London,
setting out an integrated economic, environmental, transport
and social framework for the development of London over the
next 20-25 years.” The policies most relevant to townscape,
conservation and visual assessment are contained in Chapter
Seven ‘London’s Living Places and Spaces’. The March 2015
version of the London Plan includes updates to take into
account the Revised Early Minor Alterations to the London Plan
(REMA), published in October 2013, and Further Alterations to
the London Plan (FALP), published in March 2015.
Policy 7.1, on ‘Lifetime Neighbourhoods’, states that “The
design of new buildings and the spaces they create should
help reinforce or enhance the character, legibility, permeability and accessibility of the neighbourhood.” Policy 7.4
expands on the theme of local character and states that
“Development should have regard to the form, function, and
structure of an area, place or street and the scale, mass and
orientation of surrounding buildings.”
Policy 7.6 on ‘Architecture’ states that “Architecture should
make a positive contribution to a coherent public realm,
streetscape and wider cityscape. It should incorporate the
highest quality materials and design appropriate to its
context.” It goes on to set out a list of requirements of new
buildings and structures including, inter alia, that they should
be “of the highest architectural quality”; they should “be of a
proportion, composition, scale and orientation that enhances,
activates and appropriately defines the public realm”; they
should include details and materials that “complement, not
necessarily replicate” local architectural character; they should
not cause “unacceptable harm to the amenity of surrounding
land and buildings, particularly residential buildings” which is
said to be particularly important for tall buildings; and they
should “optimise the potential of sites”.
Policy 7.7 relates to the location and design of tall buildings. It states that tall and large buildings “should be part of
a plan-led approach” to development of an area and should
not have “an unacceptably harmful impact on their surroundings.” In particular, tall buildings are required, inter alia, to
“relate well to the form, proportion, composition, scale and
character of surrounding buildings, urban grain and public
realm (including landscape features) particularly at street
level”; they should “individually or as a group, improve the
legibility of an area, by emphasising a point of civic or visual
significance where appropriate, and enhance the skyline
and image of London”; they should incorporate “the highest
standards of architecture and materials”; and they should
have ground floor activities that relate positively to surroundings streets and “contribute to improving the permeability of
the site and wider area, where possible.” Tall buildings are
required not to “impact on local or strategic views adversely”

and particular consideration should be given to tall building
proposals in sensitive locations, including “conservation areas,
listed buildings and their settings, registered historic parks
and gardens, scheduled monuments, battlefields, the edge of
the Green Belt or Metropolitan Open Land, World Heritage
Sites or other areas designated by boroughs as being sensitive or inappropriate for tall buildings.”
3.25

Policies 7.11 and 7.12 relate to strategic views and the
management of them. Policy 7.12 notes that “New development should not harm, and where possible should make a
positive contribution to, the characteristics and composition
of the strategic views and their landmark elements. It should
also preserve or enhance viewers’ ability to recognise and
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.”

• “Reinforce a sense of place”.
• “Good design from the outset”.
3.31

• “Creating attractive and safe streets and spaces”
• “Creating distinct and durable places”.
3.32

Each section sets out a range of Strategic Objectives (SOs)
complemented by Spatial Policies (SPs), which outline more
targeted and specific methods for achieving the SOs.

3.33

The Strategic Objectives of ‘Creating attractive and safe
streets and spaces’ include:
• SO20 to “Deliver a safe, attractive, accessible and well
designed network of streets and spaces that make it
easy and enjoyable to move around on foot and bicycle.”

London View Management Framework Supplementary
Planning Guidance (2012)
3.27

In March 2012 the Mayor published the London View
Management Framework Supplementary Planning Guidance
(LVMF) (Ref 2-14) which is designed to provide further clarity
and guidance on the London Plan’s policies for the management of the views identified in the London Plan. Parts of the
Site lie in “background wider setting consultation areas” of
the protected vistas to St Paul’s Cathedral from King Henry’s
mound LVMF view 9A.1.

• SO21 to “Create streets, spaces and places which
promote social interaction and inclusion, and where
people value, enjoy and feel safe and comfortable.”
3.34

Policy SP09 seeks to achieve the above objectives by, inter
alia, “improving the connectivity of identified areas that suffer
from poor permeability through creating new routes through
identified development sites”; “promoting car free developments and those schemes which minimise on-site and off-site
car parking provision, particularly in areas with good access
to public transport”; and creating “a high-quality public realm
network which, provides a range of sizes of public space that
can function as places for social gathering”.

3.35

The Strategic Objectives of Creating distinct and durable
places include:

Local Planning Policy and Guidance
3.28

The Development Plan for LBTH consists of the London Plan,
the Local Plan, Neighbourhood Plans and other supplementary guidance including the evidence base. The Local Plan
comprises the Core Strategy and the Managing Development
Document.

• SO22 to “Protect, celebrate and improve access to
our historical and heritage assets by placing them at
the heart of reinventing the hamlets to enhance local
distinctive, character and townscape views.”

LBTH Core Strategy (2010)
3.29

3.30

The Core Strategy (Ref 2-15) was adopted on 15th
September 2010. It comprises a 15 year plan to shape the
borough’s future image. The document still refers to the Local
Development Framework instead of the newly adopted Local
Plan. Chapters 2 and 6 are both related to design, townscape
and heritage matters.
Chapter 2, The Big Spatial Vision, includes a vision statement for the Borough. It describes how “each place will have
a distinct identity” and sets out some key principles which
should underpin future development. The relevant principles
with regard to design, townscape and heritage, are as follows:

Chapter 6, Designing a high-quality city, focuses on design.
This section contains several relevant subsections including:

• SO23 to “Promote a borough of well-designed, highquality, sustainable and robust buildings that enrich the
local environment and contribute to quality of life.”
3.36

• “Optimise the use of land”
• “Integrate movement and land use”

November 2015

Policy SP10 seeks to “preserve or enhance the wider built
heritage and historic environ¬ment of the borough, enabling
the creation of locally distinctive neighbourhoods” and
“ensure that buildings and neighbourhoods promote good
design principles to create buildings, spaces and places that
are high-quality, sustainable, accessible, attractive, durable
and well-integrated with their surrounds”. It states that all
tall buildings will be assessed against criteria set out in the
Development Management DPD. It promotes development
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• “be of a height and scale that is proportionate to its
location within the town centre hierarchy and sensitive
to the context of its surroundings”

that respects strategic and local views and their role in
creating local identity and assisting in wayfinding and that
development should respects its local context and townscape and contributes to the enhancement or creation of
local distinctiveness.

• “achieve high architectural quality and innovation in the
design of the building, including a demonstrated consideration of its scale, form, massing, footprint, proportion
and silhouette, facing materials, relationship to other
buildings and structures, the street network, public and
private open spaces, watercourse and waterbodies, or
other townscape elements”

LBTH Managing Development Document (2013)
3.37

3.38

The Managing Development Document (Ref 2-16) was
adopted by Full Council on 17th April 2013. The document
provides guidance for managing development across the
borough and strategic guidance for key sites, including a
range of Development Management policies (DMs).

South Shoreditch Conservation Area Appraisal (2009)
3.44

3.45

• “provide positive social and economic benefits
and contribute to socially balanced and inclusive
communities”;

• “ensuring development and the public realm area
designed at a human scale”

• “comply with Civil Aviation requirements and not interfere, to an unacceptable degree, with telecommunication, television and radio transmission networks”

• “providing clear definitions and an appropriate degree
of enclosure of the public realm”

• “ensuring development and the public realm are
comfortable and useable”.
3.41
3.39

DM24, Place-sensitive design, states that “development
will be required to be designed to the highest quality standards, incorporating principles of good design”. The policy
lists a number of aspects that development proposals should
consider in order to achieve the above aim. These include,
inter alia:
• “ensuring design is sensitive to and enhances the local
character and setting of the development”

3.42

• “ensuring the use of ‘high-quality building materials and
finishes”
• “ensuring development is designed to be easily adaptable to different uses and the changing needs of users”

The guidance sets out a number of criteria which it recommends that applications for tall buildings should address.
Of the criteria given, the following are most relevant to the
subjects of visual impact and impact on townscape:

DM27, Heritage and the historic environment, states that
development should “protect and enhance the borough’s
heritage assets, their setting and their significance as key
elements of developing the sense of place of the borough’s
distinctive ‘Places’”.

“1) The relationship to context, including natural topography, scale, height, urban grain, streetscape and built
form, open spaces, rivers and waterways, important
views, prospects and panoramas, and the effect on
the skyline”

Elder Street Conservation Area Appraisal and
Management Guidelines (2007)

“2) The effect on the historic context, including the need to
ensure that the proposal will preserve and/or enhance
historic buildings, sites, landscapes and skyline”

3.40

10

DM26, Building heights lists a number of criteria for
assessing applications for tall buildings, including that they:

Blossom St, London E1 Replacement Environmental Statement II

The ‘Elder Street Conservation Area Appraisal and
Management Guidelines’ document (adopted in March
2007, LBTH) identifies the most significant views in the area
being those along Elder Street, Folgate Street, Blossom Street,
and Fleur-de-Lis Street, and towards the historic buildings on
Spital Square. It also notes the view north from the south end
of Blossom Street as important.
Brick Lane and Fournier Street Conservation Area
Appraisal and Management Guidelines (2009)

• “protecting features of positive value within the site”.

3.43

November 2015

In 2007, the Commission for Architecture and the Built
Environment (CABE) and English Heritage (EH) issued
Guidance on tall buildings (Ref 2-17). The Government stated
that it would not issue its own planning guidance on tall buildings, but has endorsed the CABE/EH guidance and stated
that it “is capable of being a material consideration in the
determination of planning applications”.

• “demonstrate consideration of public safety requirements as part of the overall design, including the provision of evacuation routes”.

3.46

• “incorporating the principle of inclusive design”

The ‘Brick Lane and Fournier Street Conservation Area
Appraisal and Management Guidelines’ document (adopted

“10) The provision of a well-designed environment, both
internal and external, that contributes to the quality
of life of those who use the buildings, including
function, fitness for purpose and amenity”.
Tall Buildings – Advice on plan-making, submitting,
assessing and deciding planning proposals (2014)

Commission for Architecture and the Built Environment
/ English Heritage Guidance on tall buildings (2007)

• “present a human scale of development at the street
level”

• “ensuring design of the public realm is integral to development proposals”

“9) The contribution made to the permeability of a site
and the wider area; opportunities to offer improved
accessibility, and, where appropriate, the opening up,
or effective closure, of views to improve the legibility
of the city and the wider townscape”

Other Relevant Policy and Guidance

• “not adversely impact on heritage assets or strategic
and local views, including their settings and backdrops”

• “improving permeability and legibility”

The ‘South Shoreditch Conservation Area Appraisal’ (adopted
in January 2009, LBH) highlights several important views
within the conservation area. These include the view south
along Shoreditch High Street which would include the Site:
“From the midpoint in Shoreditch High Street looking
north out of the Conservation Area to Kingsland Road
and looking south into the Shoreditch High Street
Conservation Area and beyond to the City Fringe
(Broadgate) and high-rise buildings currently under
construction.”

• “provide a positive contribution to the skyline, when
perceived from all angles during both the day and
the nights, assisting to consolidate clusters within the
skyline”

DM23, Streets and the public realm, states that “development should be well-connected with the surrounding area
and should be easily accessible for all people”. The policy lists
a number of factors that proposals should consider in order to
achieve the above aim. These include, inter alia:

especially on the ground floor of towers, and the
inclusion of these areas as part of the public realm.
The development should interact with and contribute
positively to its surroundings at street level; it should
contribute to safety, diversity, vitality, social engagement and ‘sense of place’”

in November 2009, LBTH) identifies a number of views, but
none in the direction of the Site.

“3) The effect on world heritage sites”
“4) The architectural quality of the building including its
scale, form, massing, proportion and silhouette, facing
materials and relationship to other structures, the
design of the top of a tall building being of particular
importance and the design of the base having a
significant effect on the streetscape and near views”
“8) The contribution to public spaces and facilities, both
internal and external, that the development will make
in the area, including the provision of a mix of uses,

3.47

This document (consultation version) (Ref 2-18) provides
advice by English Heritage and Design Council and updates
previous guidance by English Heritage and CABE (above).

3.48

The main changes are to reflect the terminology now used in
the NPPF.
Design Review CABE (2007)

3.49

This document (Ref 2-19) sets out CABE’s approach to
assessing architecture and urban design, and distinguishing
good design from bad design. It notes that good design is
understood to be design that is “…fit for purpose, sustainable,
efficient, coherent, flexible, responsive to context, good looking
and a clear expression of the requirements of the brief.”

3.50

The heart of the document is the section entitled ‘What makes
a good project’ which sets out a series of issues, including
clarity of organisation, order and scale, which form part of the
assessment of the quality of design.

4

The Site and its surroundings

Location
4.1

4.2

4.3

The Site is located within LBTH, adjacent to the north-east
edge of the City of London. To the west the Site addresses
Shoreditch High Street and Norton Folgate, which together
with Bishopsgate (to the south of Norton Folgate) form the
A10, the main route north from the City. To the north-east,
a small part of the Site fronts Commercial Street (part of the
A1202) which connects Old Street (via Great Eastern Street)
to Whitechapel Road.

4.9

4.10

The cutting of the mainline railway line from Liverpool Street
Station defines the curved north-west boundary of the Site
(this is also the borough boundary, as is Norton Folgate). To
the south of the Site Folgate Street runs between Norton
Folgate and Commercial Street on an east / west alignment.
The area is well served by public transport with a number of
bus routes on the A10 and Commercial Street. The Shoreditch
High Street Overground Station lies some 230m to the north
and Liverpool Street mainline station lies some 350m to the
south-west.
4.11

4.5

The Site comprises three distinct plots; one to the west (S1),
one to the north (S2) and one to the east (S3) of Blossom
Street. Existing buildings on these three plots are varied in
age and quality, ranging from 19th century warehouses and
former terraced houses, a turn of the 20th century public
house, to a 1970s office block.

4.12

All three plots lie within the Elder Street Conservation Area
and are described in more detail in the ES Volume I, Chapter
16: Built Heritage. These are referred to below as S1, S2 and
S3. S1 includes 4 building plots S1, S1a, S1b and S1c .
4.13

4.6

4.7

4.8

S1
S1 has a frontage to Norton Folgate / Shoreditch High Street
to the west; Folgate Street to the south; Blossom Street to the
east; and the railway cutting to the to the north.
The frontage to Norton Folgate includes the flank of the
1930s commercial building facing Folgate Street, a pair of
former terraced houses (no. 14 early 19th century and no.
15 late 18th / early 19th century), and a late 19th century
red brick terrace. Beyond this, no. 20 is a 1950s commercial
building, which maintains and follows the historic step in
the built edge at the point where Norton Folgate becomes
Shoreditch High Street.
To the north on Shoreditch High Street, no. 2 has been partially
rebuilt (presumably following bomb damage). Niclair House
(nos. 3 to 5) was built by Nicholls and Clarke in the 1930s with
a new yellow faience front of 6 bays (incorporating their late
19th century premises).

A 19th century warehouse (built in 1887) lies at the northern
end, on the west side of the gated continuation northwards of
Blossom Street, with a 1970s shed to the rear running along
the pedestrian part of Fleur De Lis Street up to Shoreditch
High Street. To the south the frontage to Blossom Street
includes a variety of altered 19th century warehouses. Nos.
12 to 15 Blossom Street are solid and robust late 19th century
warehouses, built at different times as reflected in the slight
variations in the street facades. At the southern end, nos. 16
and 17 Blossom Street date from 1959 and 1965 and have
been refronted since. They infilled the entrance to Blossom
Place (a small court running west towards Norton Folgate
once lined with houses that were demolished in the 1950s).

Historical Development of the Area
4.15

Maps, both current and historic, of the Site and the area
around it can be found in the Design and Access Statement
(DAS) and ES Volume I, Chapter 16: Built Heritage. Figure
1 shows the heritage designation context of the Site.

4.16

The area was originally an area of marshy ground on the
edges of the city of London. Bishopsgate (and its continuation Shoreditch High Street) was an important Roman Road
leading north from London. In 1197 the Priory of St Mary
Spital was founded on agricultural land to the east of this
road, the northern part of its precinct included the southern
half of plot S1, with a gatehouse on Folgate Street. Spitalfields
took its name from the fields laying adjacent to the hospital
boundary. The southern part of the Site, which includes those
areas south of Fleur De Lis Street, are located within the
boundary of the Scheduled Ancient Monument of the Priory
and Hospital of St Mary Spital.

4.17

The Site
4.4

The western end of Folgate Street includes the long frontage
of the 1935 office block at the junction with Norton Folgate.
East of this, nos. 5 to 11a Folgate Street, which are locally
listed, comprise a terrace of Edwardian commercial buildings
with a corner public house (with a prominent chimney) at the
junction with Blossom Street.

4.14

S2
S2 lies at the northern end of the Site, immediately south of
the railway cutting and north of Fleur De Lis Street. It runs
between the routes that runs north from the gate at the very
northern end of Blossom Street to the west and Commercial
Street to the east.

4.18

S2 includes three locally listed buildings, the former warehouse buildings (4, 6 and 8) facing the west side of the north
end of Fleur De Lis Street, built of yellow stock brick and with
a raised ground floor. There is a 4 storey 1927 warehouse
with fletton brick shell on Site, the front of which faces the
east side of the access track that runs off the northern end
of Blossom Street.
To the north of the locally listed warehouses at nos. 4 to 8
Elder Street, there is a group of semi-derelict 19th century
buildings. No. 2 is a 2 storey house with a hoarding to the
street frontage. The passageway along its side was an
entrance point to the Nicholls and Clarke site. To the north
and terminating the north-east corner of the Site, no. 161
Commercial Street occupies a triangular site. It is built in brick
with a rusticated stucco ground floor, and is dilapidated and
in a poor state of repair.
S3
S3 lies on the southern side of Fleur De Lis Street, between
Blossom Street to the west and Elder Street to the east. It
comprises a 1970 office block with a frontage to Elder Street
and Fleur De Lis Street; and no. 10 Blossom Street, a 1950s
former motor transport depot for Nicholls and Clarke depot,
fronting Blossom Street.

4.19

4.20

After the Dissolution of the Monasteries under Henry VIII, the
area of land occupied by the Priory and Hospital of St Mary
Spital reverted to the Crown and was sold. The former lands
of the Priory (just under nine acres) retained their status as an
extra-parochial liberty called ‘Norton Folgate’.
The City fringe areas experienced most of their growth and
change from the 16th century onwards. At this time the area
around the Site was laid out as a residential suburb and the
network of alleys running east / west off the A10 (the routes
of which can still be seen in places today) were established. As
the City grew the area became the home of industrial activities, most notably silk weaving in Spitalfields and Whitechapel,
introduced in the early 17th century by Huguenot refugees1.
In the 16th and 17th centuries Brick Lane was home to the
manufacturing of brick from the clay pits north of Bethnal
Green Road, from which it took its name.
The plot divisions within the three blocks of the Blossom
Street Estate were mostly established in the 17th and 18th
centuries. Extensive redevelopment occurred in Blossom, Fleur
De Lis, Elder and Folgate Street (then known as White Lion
Street), and house building began in the 1720s (Ref 2-20).
There were major infrastructure interventions in the area in
the second part of the 19th century. The northern section
of Commercial Street was cut through from Christchurch,
Spitalfields to Shoreditch High Street in the late 1850s, and
just to the north the Eastern Counties Railway terminus was
rebuilt as the Bishopsgate Goodsyard after 1875 and opened
in 1881. These transport enhancements led to the scale of
development in the area increasing in the later 19th century,
with plots often amalgamated to build warehouses (as seen
around the Site).
1

4.21

In the first decade of the 20th century, much of the north side
of Folgate Street, west of Blossom Street, was rebuilt. Nicholls
and Clarke had premise on the Site and their business grew in
an ad hoc basis. By the early decades of the 20th century they
occupied almost half of the block delineated by Shoreditch
High Street and Norton Folgate to the west and Blossom
Street to the east, as well as other buildings and yards in close
proximity to the main warehouses.

4.22

The Site sustained some bomb damage during WWII
resulting in the rebuilding of some buildings, including no. 20
Norton Folgate with its distinctive set back which recalls the
medieval historic boundary.

4.23

Significant economic and social changes occurred in the
second half of the 20th century. The Site and surrounding area
changed dramatically. Bishopsgate Goodsyard closed in 1964
after a fire; the wholesale Spitalfields Market moved to Leyton
in 1991, and Nicholls and Clarke moved to Chadwell Heath in
Essex in 2000s. The main showroom of Nicholls and Clarke at
nos. 3-9 Shoreditch High Street has been empty for ten years,
and recently the former showroom has become a temporary
venue for large scale art exhibitions and fashion shows.

4.24

A revival began in the 1980s with service industries colonising the former industrial warehouses and workshops and
many of the 18th century houses were renovated as homes.
At the same time the City began to expand northwards with
large comprehensive developments such as Broadgate, and
continues to do so with schemes such as the 201 Bishopsgate
and the Broadgate Tower (to the west of the Site) and the
redevelopment of the western part of Spitalfields Market (one
block south of the Site).

4.25

Vacant sites, and those including poor quality and run down
buildings, such as parts of the Site (particularly S2), continue
to come forward for redevelopment as part of the regeneration of the area.
The Site’s Immediate Context

4.26

To the west on the opposite side of Shoreditch High Street,
and north of Worship Street, is the site of the Principal Place
development. This project includes a 50 storey residential tower and a large public open space created on a new
deck over the railway cutting. South of Worship Street is the
14 storeys high no. 208 Bishopsgate defining the western
edge of Norton Folgate, and behind this the 33 storeys high
Broadgate Tower.

4.27

To the north of the Site, beyond the prominent gap created
by the space above the mainline railway cutting, is a small
triangle of land bounded by Shoreditch High Street and
Commercial Road. This site is allocated for major office development in the LBH DPD (Site Allocation 130). The group of
buildings is somewhat down-at-heel and comprises an early
20th century parade of two storey retail units fronts onto

Buildings of England London 5: East; 2005: Pevsner, Cherry and
O’Brien, page 385
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Shoreditch High Street; and completing the block further
north, a 4 storey late 19th century stock brick terrace with
stucco window surround details.
4.28

To the east of the Site, along Elder Street, there is a terrace
of 4 storeys high early 18th century terraced houses, all listed
grade II. On the eastern side of Elder Street, north of Fleur
De Lis Street, there is a small triangular block (that fronts the
south-west side of Commercial Street) and includes the grade
II listed former Police Station, (see below).

4.29

To the south, on the southern side of Folgate Street, is a
continuous frontage of brick buildings from different periods.
At the junction with Norton Folgate is the 4 storey return
elevation of the 1980s commercial development fronting
Norton Folgate, articulated as three bays. There then follows
a pair of early 19th century terraced houses and a short run of
early 18th century terraced houses. There is a modern development replicating the design of the 1720 terraces at the
junction with Spital Square. East of the junction is a modern
residential development with the street elevations designed
as 18th century townhouses. It was designed by Lawrence
& Wrightson for St George and built between 1995-9, with
contrasting elevations facing Elder Gardens to the south2.

4.30

The southern part of the block defined by Blossom Street,
Fleur De Lis Street and Elder Street, lies outside the Site and
includes a 5 storey 1980s hotel (at the junction of blossom
Street and Folgate Street) and a terrace of early 18th century
houses with a 20th century infill block towards the centre.
2

Buildings of England London 5: East; 2005: Pevsner, Cherry and
O’Brien, page 407

Figure 2: Townscape Character Area map
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Townscape Character Areas
4.31

4.32

4.33

and Commercial Public House (see below). At the junction
with Hanbury Street, is the former tobacco works of Godfrey
Phillips & Son, rebuilt and extended by W. Gilbee Scott and
B.W.H. Scott between 1922-5. The faience facings along
Commercial Street date from 1927. B.W.H. Scott went on to
rebuild the corner with Jerome Street in 1935-6, linking it to a
new factory to the north on Commercial Street, faced in buff
faience with a raised attic with Art Deco fluting and a clock.

The Site is surrounded by areas of distinct townscape character in this City fringe location.
This includes Shoreditch and Shoreditch High Street to the
west and north, Spitalfields and Brick Lane to the east and
the City to the west and south. The Goodsyard site lies to
the north-east, is mostly derelict today, and is the subject of
a current planning application (ref. PA/14/2011) for a major
redevelopment scheme.

4.37

Four townscape character areas have been identified for the
purposes of this assessment, each described below and illustrated in Figure 2:
1. Elder Street and Spitalfields;
2. South Shoreditch;

Further south, to the east of Commercial Street, the grid
of streets around Fournier Street is characterised by the
consistent quality of the original 18th century houses and
the well maintained 18th century domestic townscape
(within Brick Lane and Fournier Street Conservation Area) and
includes many grade II listed buildings. The focus of the area
is Christ Church (listed grade I), built in 1723-29 to the designs
of Hawksmoor. It has a dominant presence in the Fournier
Street area (and in views east along Brushfield Street) due to
its scale and the monumentality of its architecture. Its white
ashlar tower and spire dominate the Spitalfields area.

• Bedford House, formerly the Bedford Institute
Association (Quaker Street/Wheeler Street) is a red brick
building built in 1894 to designs by Rutland Saunders.
4.40

This townscape character area is of a medium sensitivity to
change. This is due to the grain of the historic fabric and the
surviving pockets of earlier suburban development, as well as
the later 19th century warehouse and commercial buildings.

4.41

The townscape settings of the grade II listed buildings in
this townscape character area are of medium sensitivity
to change as they have a densely developed urban setting
on the City fringe. The setting of those closest to plot S2 is
compromised today by its poor townscape quality.
Townscape Character Area 2 – South Shoreditch

4.42

3. The City; and
4.38

Locally listed buildings within this townscape character area
include; nos. 144 to 146 Commercial Street; nos. 4 to 8 Elder
Street; nos. 5 – 9, 11 & 11A Folgate Street.

4.39

The following groups of listed buildings have been identified
as receptors for the purposes of this assessment.

4. Goodsyard site.
The boundaries of these various areas are however not always
clearly defined as the townscape character may gradually
change along the length of a street between areas of distinct
townscape character.
Townscape Character Area 1 – Elder Street and
Spitalfields
4.34

4.35

4.36

This townscape character area includes the Site (described
above). The area has an eclectic townscape with buildings of
a varied scale and age, providing a character and a distinctive sense of place. Pockets of 18th and 19th century terraced
houses survive, such as in the Elder Street Conservation
Area. At its western and southern edge it adjoins larger scale
commercial developments, including no. 201 Bishopsgate and
the Broadgate Tower, and the large footprint of Bishopsgate
Square and Spitalfields market respectively (see Townscape
Character Area 3).
The stretch of Commercial Street from Spitalfields to
Shoreditch High Street opened in 1858 as an extension to
the route from Christ Church to Whitechapel. It is lined by
substantial commercial buildings and has to some extent the
character of a boulevard. South of Folgate Street there is the
grade II listed Peabody Trust apartments built in 1863 and
designed by Henry Derbyshire. They are in brick and 4 storeys
high with attics.
The east side, south of Quaker Street, lies within the Brick
Lane and Fournier Street Conservation area. At the northern
end there is a small triangular block defined by Wheler Street
and Quaker Street with a mix of 19th and 20th century
development, including the grade II listed Bedford Institute

• Nos. 1 & 3 Elder Street comprise early 18th century
buildings with mid 19th century stucco facades.

4.43

• Nos. 1-23 (odd) and 24-36 (even) Elder Street are stock/
brown brick buildings with red brick dressings dating
from around 1720.
• Nos. 9 and 10 Fleur De Lis Street
• Nos. 10 to 18 (even) and 17 to 21 (odd) Folgate Street
date from the early 18th century. No. 27 Folgate Street
was rebuilt in yellow stock bricks.
• Nos. 6 and 8 Folgate Street are early 19th century
terraced houses built of stock brick.

4.44

• The former Police Station (Commercial Street) was built
in 1874-75 to the designs of F H Cougier.
Commercial Street & Quaker Street / Wheeler Street (all
grade II)
• The Commercial Public House (No. 142 Commercial
Street) dates from around 1865 with a rounded brick
elevation, with painted stucco detail.
• Nos. 135-153 (odd) Commercial Street is a yellow brick
building with red brick dressings, built between 1863-4
to the designs of Henry Darbishire for the Peabody Trust.

4.45

This townscape character area includes the area to the
north-west of the Site, including both sides of development
along Shoreditch High Street, north of the Site (excluding
the Goodsyard site, see Townscape Character Area 4). It
comprises a mixed townscape of mainly commercial buildings, mostly from the second half of the 19th and the 20th
century; the latter in particular bringing a larger scale of development to a formerly tight grained street pattern. The townscape is reasonably coherent, with continuous built street
frontages in most places.
Most of the townscape character area lies within the South
Shoreditch Conservation Area, the main body including a
dense concentration of characteristic late 19th and early 20th
century brick showrooms, warehouses and workshops associated with the furniture trade. These include most notably the
grand four and five storey showroom / warehouses fronting
onto Great Eastern Street. Towards the south-eastern end, no.
6 – 8, is a warehouse and office development on a flat-iron
site with a curved corner, dating from 1882 (listed grade II);
and nos. 11 – 15 (including no. 5 Fairchild Place) were built as
shops, dwellings and bank premises for the National Penny
Bank from 1878 by Temple & Forster (listed grade II).

and scale of development that once defined the streets in the
surrounding area.
4.46

The arched bridge of the London Overground Line is prominent in views north along the A10 from close to the Site. This
runs into the currently derelict Goodsyard site (see Townscape
Character Area 4 below). North of the bridge is a run of listed
buildings on the west side of Shoreditch High Street (see
below) and to the east, at the junction with Bethnal Green
Road, the Tea Building. The latter is a nine storey former
warehouse dating from the early 1930’s built for Lipton who
owned the adjoining warehouse (1879-81) to the east3. It
provides a dominant feature of a bold and robust form at this
important junction.

4.47

Further east along Bethnal Green Road is the recent Avant
Garde residential development which includes a 25 storey
tower. Such contrast in the scale, age and design of buildings
is characteristic of the City and City fringe.

4.48

Because of the extent to which this area is built up, views to
the Site are mainly limited to those along the main routes of
Shoreditch High Street and Commercial Street; and from the
west along Worship Street which aligns onto the Site. These
views generally have the large and tall buildings of the City
in the backdrop, or in the case of the latter in the foreground.

4.49

Locally listed buildings within this townscape character area
include; nos. 192 & 193, 223, 227 to 230 (consec) Shoreditch
High Street; and nos. 75-77 (Clifton House) Worship Street.

4.50

The following groups of listed buildings have been identified
as receptors for the purposes of this assessment. These are
identified in the views in section 6 of this assessment where
they are visible.

The townscape of the area south of Great Eastern Street,
which lies in the City fringe, is not as coherent as the area
to the north, with larger scale interventions from the second
half of the 20th century of little note, providing a mixed character. This area has the feel of an area in transition due to
its proximity to the City to the south. Gap sites exist, and are
common in the City fringe area – these include the sites of
the proposed Principal Place (planning ref. 2011/0698) and
the Stage (planning ref. 2012/3871) developments.
Shoreditch High Street was the retail focus of South Shoreditch.
At the very southern end, close to the Site and the City, the
western built frontage to Shoreditch High Street comprises
mostly 19th century brick buildings (some re-fronted) and
provides a cohesive townscape that is a reminder of the type
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Worship Street east (grade II* and grade II)
• Nos. 91 to 101 Worship Street is a row of shops in stock
brick, designed by Philip Webb and dating from 1862.
• Nos. 103 & 105 Worship Street are a terrace of 3 storey
stock brick houses, probably from the early 18th century,
with early-mid 19th century fronts.
Great Eastern Street south-east & Fairchild Place
(grade II)
• No. 5 Fairchild Place (including nos. 11-15 Great Eastern
Street) dates from 1878 and was designed by the architects Temple & Forster. It has undergone late 20th
century alterations.
• Nos. 6-8 Great Eastern Street housed a warehouse and
offices and dates from around 1882. It is in red brick with
stone dressings.
3

The Buildings of England London 5: East: Cherry, O’Brien & Pevsner;
2005, page 585
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Shoreditch High Street (grade II)
• The former National Westminster Bank (Nos. 180 to 182
consec. Shoreditch High Street) was built between 1865
and 1880. It is in an Italianate style and has a York stone
front.

4.55

• Nos. 187 to 189 consec. Shoreditch High Street is a
terrace dating from the early 18th century with later
alterations.
• No. 190 Shoreditch High Street is a red brick house
dating from the early 18th century.

4.56

• No. 191 Shoreditch High Street is a stock brick house
with an early 19th century front and an older core.
• No. 196 Shoreditch High Street is an early 18th century
house with a painted brick facade.
4.51

4.52

This townscape character area is of a medium sensitivity to
change. It includes a number conservation areas as well as
later poor quality infill development and vacant sites.
The townscape settings of the grade II and grade II* listed
buildings in this townscape character area are of a low to
medium sensitivity to change as they have a densely developed urban setting on the City fringe. Those on Shoreditch
High Street (Nos. 180, 182, 187 to 191 and 196) and the
southern end of Great Eastern Street (Nos. 6 to 8 and 11 to
15) have a compromised setting today due to the poor townscape quality of their immediate environs, which includes the
Goodsyard site.

4.57

4.54

14

Because of the extent to which the area is built up, and in
particular the scale of the development and commercial
schemes along Bishopsgate and Norton Folgate, there will be
limited views of the Proposed Development from this townscape character area. Views of taller buildings within a lower
scale context, when seen, are characteristic of the area.
Locally listed buildings within this townscape character area
include nos. 16 to 18 and 48 Brushfield Street.

4.59

The following groups of listed buildings have been identified
for the purposes of this assessment.

To the south, the City townscape character area has a distinct
character of its own dominated by commercial development, both historic and modern, and of a moderate to high
townscape quality. Large scale developments include no. 201
Bishopsgate and the Broadgate Tower, close to the Site on the
west side of Bishopsgate, as well as the original Broadgate
development and Liverpool Street Station (listed grade II)
further south. South of the Site on the east side of Norton
Folgate, these are brick clad 1980s commercial buildings,
ranging in height from 4 to 6 storeys.
South of Spital Square the Bishopsgate Square development
has transformed the area with high quality commercial development. This includes an office development by Foster and
Partners, in conjunction with the refurbishment of Spitalfields
Market and the provision of new public spaces; and an apartment block with a ground floor restaurant, developed as part
of the refurbishment of the grade II listed St Botolphs Hall,
by Mathew Lloyd Architects. Two glass clad commercial buildings front Bishopsgate, one 5 storeys and the other, no. 280
Bishopsgate, 13 storeys high.

Blossom St, London E1 Replacement Environmental Statement II

South of the market there is an area of historic development of
a finer grain immediately east of Bishopsgate where pockets
of earlier 18th and 19th century residential development also
survive, adding richness to the townscape. Views towards tall
buildings in the City are evident and provide dramatic contrast
against the foreground of 4 and 5 storey terraced development. This is one of the areas where the boundaries between
the townscape character areas become blurred.

4.58

Townscape Character Area 3 – The City
4.53

The Bishops Square development has extended the City
townscape character area east (into the LB Tower Hamlets)
towards the retained market building (1885 – 1893 by
George Sherrin, listed grade II) which acts as a point of transition with the historic 18th century street pattern beyond (in
Townscape Character Area 1). It highlights how new development, of a larger scale than existing, can be successfully
incorporated within the historic fabric of the area as part of a
mixed uses scheme.
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• No. 10 Brushfield Street is a late 18th century building of
yellow stock brick and No. 14 Brushfield Street is a town
house dating from c. 1784-5.
4.60

4.61

4.62

4.63

Bishopsgate Institute and Library (grade II*, Gun Street &
Brushfield Street (grade II)
• This red brick and terra cotta building dates from 1894
and was designed by Harrison Townsend.
• Nos. 40 (including No. 11 Gun Street) and 42 Brushfield
Street are 18th century houses with painted brick work.

4.66

This townscape character area is of a medium sensitivity
to change. It includes a generally good quality townscape
of commercial development and a number of conservation
areas.

2. Commercial Street & Quaker Street / Wheeler Street (all
grade II)
3. Worship Street east (grade II* and grade II)
4. Great Eastern Street south-east & Fairchild Place
(grade II)

The Goodsyard site comprises derelict structures, open land
with temporary uses and the boxed railway viaduct and
Shoreditch London Underground Station. The site’s street
presence is derived principally from the blank boundary
walls with boarded up openings and some large advertisement hoardings, and the elevated blank concrete box of
the Overground line. It is a large area that is distinct from its
surroundings in all directions and will experience considerable
change of a large scale, as envisaged in the local planning
authorities’ planning guidance.

5. Shoreditch High Street (grade II)
6. Spital Square & Stothard Place (grade II)
7. Spitalfields Market (grade II)
8. Bishopsgate Institute and Library (grade II*), Gun Street
& Brushfield Street (grade II)
9. Goodsyard (grade II)
Locally Listed Buildings

The following groups of listed buildings have been identified
for the purposes of this assessment.
4.67

4.64

This townscape character area is of a low sensitivity to
change. It is a large mostly vacant site that detracts from the
townscape quality of the surrounding area.

4.65

The townscape settings of the grade II listed buildings in this
townscape character area are of a low sensitivity to change
as they are on a derelict site.

The Listed buildings in each townscape character area are set
out at the end of each townscape character area description.
They are shown on the heritage map at figure 3 with a red
number in a circle as follows:
1. Elder Street, Fleur De Lis Street, Folgate Street and
Commercial Street (all grade II)

The townscape settings of the grade II and grade II* listed
buildings in this townscape character area are of a low to
medium sensitivity to change as they have a densely developed urban setting.

Goodsyard (grade II)
• There are two grade II listed structures on the site: the
Braithwaite Viaduct built between 1839 and 1842 by
the Eastern Counties Railway Company to a plan by John
Braithwaite; and the forecourt walls and gates to the
former Bishopsgate Station on Shoreditch High Street,
a late 19th century red brick wall with stone entablature
and a tall panelled parapet.

• No.37 Spital Square (with area railings) is an 18th
century brick house.

Spitalfields Market (grade II)
• This market, built around a rectangular plot, was
designed by George Sherrin and built between 1885 and
1893 for Robert Homer.

Listed Buildings

4 Goodsyard site

Spital Square & Stothard Place (grade II)
• No. 1A Stothard Place is a red brick house, dating from
the late 17th century, and much altered. The main elevation to Spital Yard is modern and in a Georgian style.

• The Central Foundation School for Girls (Spital Square)
and its forecourt walls and gate piers were designed by
T Chatfield Clarke and Son in 1890. They are in red brick
with terracotta dressings.

Heritage Assets

• No. 52 Brushfield Street is an early 18th century town
house, altered between 1784-5 and in the early 20th
century.

Non-designated heritage assets for the purposes of the assessment are considered to be locally listed buildings identified by
the LBTH or LBH. The effect of the Proposed Development with
regard to such buildings is considered as part of the assessment
of effect on the townscape character areas.

Figure 3: Heritage map (see para 4.66)
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Conservation Areas
4.74
4.68

4.69

4.70

There are a number of conservation areas in the area around
the Site. A plan of the conservation areas around the Site can
be found in the DAS.
Elder Street Conservation Area (LBTH)
The Elder Street Conservation Area was designated in July
1969. The conservation area is defined by Commercial Street
to the north and north-east, Norton Folgate to the west and
by Spital Square and Folgate Street to the south. The entire
Site lies within the Elder Street Conservation Area.

4.75

• Elder Street and Folgate Street are important for the
degree of survival of most of the area’s 18th century
fabric.

4.76

• Norton Folgate / Shoreditch High Street has a frontage
of buildings of a mixed age and quality which includes
remnants of Georgian houses, Victorian shopping
parades, the 1930s Nicholls and Clarke Warehouse
frontage and post-war development.
• Commercial Street is typified by mid to late Victorian
development associated with the laying out of
Commercial Street.
4.71

4.72

4.73

16

The significance of the conservation area is principally derived
from the survival of 18th century development as well as the
larger scale warehouse development from the 19th century.
The derelict and vacant sites, and poor quality industrial buildings, detract from this.
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The Site lies in the north-east City fringe, where there is considerable contrast in the scale, age and condition of built form.
This fringe location is undergoing continuing redevelopment,
and as a result the boundaries between the City and the
surrounding townscape character areas (as identified in this
assessment) are generally not clearly defined. This contributes to the drama and character of the townscape and is a
reflection of the pace of change of the expanding City. The
quality of built form in this fringe area is varied and includes
plots of vacant land and poor quality commercial blocks in
need of regeneration, as well as 18th century terraces and
19th century warehouses.
There are townscape character areas of very great contrast
in the area around the Site, ranging from the large scale
commercial development found in the City to the west and
south (Townscape Character Area 3) to the vacant and derelict
Goodsyard site to the north-east in Townscape Character Area
4 (the subject of major redevelopment proposal (planning
ref. PA/14/2011)). To the north-west in South Shoreditch
(Townscape Character Area 2) there are buildings of a varied
scale and different ages, as well as vacant sites with planning
permission for very large schemes including at Principal Place
(planning ref. 2011/0698) and The Stage (planning ref.
2012/3871), both with residential towers. The new public
square delivered as part of the former will lie directly opposite
the Site on Shoreditch High Street

4.77

The area immediately around the Site has been directly
shaped over time by a number of major infrastructure developments. The A10, directly to the west, was established as a
Roman route between London and the north and continues
to be the main route north from the City today. Later interventions within the pattern of streets that had established
themselves to the east of the A10 include the mainline railway
cutting (serving Liverpool Street Station) that curves around
the north-west edge of the Site, and Commercial Street to the
north-east; both cutting through the existing built up area.
Within this framework of main routes a network of earlier
streets has survived and defines the different blocks of the Site.

4.78

Norton Folgate and Shoreditch High Street (forming part of
the A10) have rather ‘stop-start’ frontages in the area around
the Site (which has a frontage to both these routes) with voids
in the townscape corresponding to the rail cutting and to the

Brick Lane and Fournier Street Conservation Area (LBTH)
The Brick Lane and Fournier Street Conservation Area was
originally designated in July 1969 as the Fournier Street
Conservation Area. It was extended in 1978 and again in
1998, when its name was changed to reflect Brick Lane’s
contribution to the character of the area. It was further
extended to the west and south-west in October 2008.
This large conservation area’s character varies broadly, but
one of its most defining features is the group of 18th century
houses around Fournier Street, an early Georgian quarter, and
Christ Church Spitalfields.

former Goodsyard site. Further north and south of the Site,
the frontages are more coherent.
4.79

The Site lies in Townscape Character Area 1, within the Elder
Street Conservation Area. The townscape of the Elder Street
Conservation Area is one of great contrasts from one street or
block to the next; some with 18th century town houses, some
with 19th century warehouse and other with 20th century
industrial buildings. From here there are views of very large
scale nearby development to the west, no. 201 Bishopsgate
and the Broadgate Tower; and south, Bishopsgate Square
and no. 208 Bishopsgate.

4.80

The visual and townscape quality of the Site is varied; it
comprises three plots, each having a distinct character. S1
provides a coherent urban block in its plan form and continuous street frontages, but is varied in the plot size, scale,
period and significance of the buildings within it, S2 is a more
fragmented block and S3, whilst part of a coherent wider
block, incorporates a mediocre building.

4.81

The redevelopment of the Site offers the opportunity to
improve the Site and the surrounding area, and particularly the
Elder Street Conservation Area and the built edge of Norton
Folgate and Shoreditch High Street. There is potential to:

Existing Townscape: Conclusions

Whislt this is a small conservation area, the different streets
within it differ in character (this is also considered above in the
sections on the Site and its immediate surroundings):

• Blossom Street, Fleur De Lis Street and Elder Street
(north) retain a number of industrial buildings from the
increased commercialisation of the conservation area
during the 19th century.

South Shoreditch Conservation Area (LBH)
The South Shoreditch Conservation Area was designated in
1991 and has been extended. The most significant phase of
development in the area was that associated with the furniture and printing industries, at their peak in the second half of
the 19th century. The southern end forms part of the northeast City fringe and continues to be influenced by the growth
of the City.
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• Respond to the major new public space proposed at the
south-east corner of the Principal Place scheme on the
opposite (west) side of Norton Folgate;
• Provide a positive termination to the view north up
Blossom Street; and
• Consolidate the northern frontage of Fleur De Lis Street
and S2 generally.

5

5.1

Proposed Development

A description of the Proposed Development relevant to the
assessment undertaken in this volume is provided below.
Reference should also be made ES Volume I, Chapter 4:
The Proposed Development. More detailed information on
the design of the Proposed Development is provided in the
planning application drawings and the DAS. Reference should
also be made to ES Volume I, Chapter 16: Built Heritage.

5.8

5.9

Design approach

5.2

5.3

5.4

5.5

5.6

5.7

Uses, Site Layout and Massing
The Site comprises three plots, S1 (S1 was broken up into 4
plots during the design process and comprises 4 buildings
referred to as S1, S1a, S1b and S1c), S2 and S3 (S2 and S3
will each be developed with a single building). Each is treated
differently, and the buildings on S1 and S2 incorporate varying
degrees of the existing buildings on Site (as described below
and set out in more detail in the DAS and to ES Volume I,
Chapter 16: Built Heritage).

5.10

Plots S1 and S2 accommodate commercial uses, with generally
retail uses at ground floor level, (apart from office entrances),
and office use to the upper floors. S3 is principally residential
in use (with a mix of market and affordable units) and a retail
unit at the corner of Blossom Street and Fleur De Lis Street.
The Site includes the pedestrian leg of Fleur De Lis Street,
which runs across S1 towards its northern end, and is
retained. A new route is created through the southern part
of plot S1, running through the ground floor of the retained
façade of nos. 18 and 19 Norton Folgate to the west (S1a),
and through the ground floor of the new S1b on Blossom
Street to the east; both leading to a new yard space (Blossom
Yard) which leads to the main access to building S1 and S1c
(the yard is in a similar location to the former Blossom Place,
see para 4.10 above).
To the north, between plots S1 and S2, Blossom Street is
continued as a pedestrian route up to a new triangular open
space abutting the railway cutting, Nicholls & Clarke Yard. New
pedestrian routes are created through S2 with an access point
from Elder Street, almost at the junction with Commercial
Street; from Fleur De Lis Street; and on the pedestrian extension of Blossom Street; all three lead to a yard (Elder Yard)
towards the centre of the block.
S1 includes four new buildings (buildings S1, S1a, S1b and S1c)
by three different architectural practices (buildings S1 and S1c
are by the same practice). A number of buildings are retained
or integrated to varying degrees, with the new buildings.
To the north, S1c is 14 storeys high (including plant level).
The plan form is triangular and the north-west facade
follows the alignment of the railway cutting. It adjoins the
retained 1887 warehouses to the east (north of Fleur De Lis
Street), and is connected to building S1 by three discreet
stepped glazed bridges.

5.11

5.12

Building S1 will occupy the centre of plot S1 with a new
frontage to Shoreditch High Street, and incorporates the
warehouses along the Blossom Street frontage. This building
rises up to 11 storeys high (including plant), and the upper
floors are set back from Blossom Street. The main entrance is
from the south from the new yard space.
Building S1a includes a new 4 storey building that sits at the
junction of Norton Folgate and Folgate Street (between nos.
15 – 19 Norton Folgate, which form part of S1a, and will have
a new elevation to the rear; and nos. 5 to 11a Folgate Street,
which forms part of S1b, will also have a new elevation to the
rear). Building S1b includes a 5 storeys high new build block
at the southern end of Blossom Street which continues the
general pattern of warehouse frontages to the north (the top
floor is set back from the street elevation).
Plot S2 includes a new build block which wraps around the
north-west, west and southern Site edges to incorporate the
retained 19th century warehouses, nos. 4 to 8 Elder Street, as
well as two facades. The 5 storey wing to the north-east incorporates the retained 2 storey facade of the late 19th century
no. 161 Commercial Street; the 4 storey frontage to the west
incorporates a 4 storey 1928 warehouse façade along part
of the frontage. The block rises to 9 storeys high (plus plant
enclosure), with a parallelogram plan to the upper floors.
The short north-west side aligns with the railway cutting, the
longer east side defining the western edge of a new yard,
and the south and west edges set in from the 4 storey street
frontage to Elder Street and the continuation to Blossom
Street respectively.

bays, separated vertically by patterned brick spandrel panels.
The opening comprises a aluminium framed window with a
solid panel of glazed ceramic tiles to the side. The other elevations follow this same general pattern.
5.14

5.15

5.16

5.17

S3 is redeveloped with a new ‘n’ shaped block which address
the frontage of Blossom Street, Fleur De Lis Street, and Elder
Street; and has a private enclosed yard for residents. It is 4
storeys high to Elder Street and rise to 6 storeys at the corner
of Blossom Street and Fleur De Lis Street (the top two floors
are set back from the street).
Detailed Development Plots and Buildings
There are six new buildings, each of a distinct design and
described briefly below. Five of them incorporate elements
of brickwork in their street elevations. Full descriptions and
details can be found in the DAS.

5.20

The Proposed Development is well considered and of a high
quality of design. It retains the distinct nature of the three
component parts of the Site, and responds positively to the
varied grain and character of the different street frontages of
these Sites. It provides a new character and sense of place,
mediating between the scale of development in the City
and the surviving historic development in the fringe areas,
combining these two different characters in different ways
across the Site.

5.21

The Proposed Development includes a wide range of benefits
that will significantly enhance the contribution of the Site to
the local area in terms of urban design and townscape. The
design will improve the integration of the Site with its surroundings, both in term of physical connectivity and townscape
character. The majority of the historic buildings on Site, some
derelict, are included as part of the Proposed Development in
different ways; some retained in their entirety, some remodelled, the front facades of others integrated as parts of the
new buildings. Unsightly modern structures are demolished
and gap sites redeveloped. Commercial ground floor frontages will bring activity and vitality to the area and animate
the new yards and open spaces. The residential use of S3 will
introduce activity throughout the day to this part of the Site.

5.22

The Proposed Development delivers new pedestrian routes
across the Site, linking Norton Folgate with Blossom Street, via
a central yard, and all three sides of S2, via a central yard. It
will add to the permeability in the area and complement the
distinct grain and character of the surviving 18th and 19th
century buildings and the former pattern of courts and alleys.

5.23

To the north and north-west the Proposed Development
responds to the A10 and the railway cutting. S1c and the
building on S2 follow the alignment and position of the
railway cutting, in the same manner that Broadgate Tower
does to the south-west. Buildings S1 and S1c within plot S1 on
Shoreditch High Street (A10) will provide a new high quality
backdrop to the new public square delivered as part of the
Principal Place development on the opposite side of the street
(above the railway).

5.24

The combination of the six new buildings, by four different
architectural practices, and retention of existing structures
across the Site, has ensured a rich and varied character to the
scheme. This reflects the piecemeal development of the area

Building S1b continues the distinctive pattern of 19th century
warehouses along Blossom Street with wide bays in a full
height brick framework. Each floor has a full width window
opening with a narrow spandrel panel.

Building S2 has three distinct treatments to the design of the
new elevations. The elevations facing the railway and to the
north-east are treated as a flat brick facade with punched
openings; those to Fleur De Lis Street, the continuation of
Blossom Street, and Commercial Street (set above a new
solid brick work section above the retained facade) have
inset full height windows set back between continuous fairfaced concrete string courses. The yard elevation includes an
aluminium clad elevation with an expressed grid of mullions
and transoms. There is a raised metal clad ‘gateway’ building
along Elder Street between the upper floors of the retained
warehouse and extended 19th century corner facade,
providing access to the internal public yard.

Building S3 adopts a bespoke approach to each street
frontage. The elevation to Elder Street follows the proportions and detailing of three distinct and varied 18th century
town houses with a return elevation into Fleur De Lis Street.
The main elevation to Fleur De Lis and Blossom Street
follow a similar approach but reflecting the pattern of 19th
century warehouse development to the west, with varied
parapet heights and window designs. The upper floors to
the north-west are of a lightweight construction and modern
appearance.

The design approach to the network of streets and spaces
is simple and restrained with a focus on a variety of hard
surfaces to provide a consistent approach across the Site.
The landscape design retains historic surfaces and materials
where possible, reuses them where not, and will use similar
materials in the new street and spaces.
Assessment of Proposed Development

S3
5.18

Building S1 is expressed at ground floor level as 6 bays to
Shoreditch High Street, each roughly the width of a traditional plot and with a full width ground floor opening to a
colonnade. The bays are paired within a brickwork frame,
successive pairs of bays rising to different heights (5, 6 and
4 storeys from north to south). The elevation steps back at
these points, and again at the 8th and 7th storeys to the
end bays, to provide a varied pattern of setbacks rising up
the facades. The upper floors are of a consistent design of
a regular pattern of 4 openings across each of the 3 paired

Building S1a is brick faced with a varied size and arrangements of windows that align horizontally. The openings in the
top floor of the brick clad facades are taller. The majority of
the openings respond to the overall rhythm of plot patterns
and bays in the terrace to the north and east (this is most
apparent in the Folgate Street elevation), whilst 2 wider
‘feature’ openings to Norton Folgate break this pattern. That
at 3rd floor level has a deep chamfered lintel and side return.

5.19

S2

S1
5.13

The north-west elevation of Building S1C follows a regular
pattern and is clad in glass curtain walling with an asymmetrical pattern of glazed ceramic panels aligning vertically. There
are full height narrow recast stone clad piers every two bays,
and a secondary horizontal band every three floors above the
ground floor. The top floor is an open framework to the plant
area. The east elevation has more solid elements and glazed
cladding with terracotta “baguettes”.

Public Realm
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and responds to the varied character of the townscape of the
areas around the Site. The retained buildings and facades
add a sense of continuity and richness to the Proposed
Development.

18

5.25

The architecture of all new build elements is of a high quality,
each of a distinctive modern character, with crisp detailing.
The Proposed Development will present well considered elevations to the street frontages and the new yards and open
spaces. The articulation of each of the buildings and their
elevations are sensitive to context, and designed to appear in
scale and in proportion with the varied and distinctive rhythm
of the neighbouring street frontages (all of different characters). The use of modelling and the detailed designs will
provide elevations with a high level of articulation throughout,
and reflects the grain, richness and vertical emphasis of the
wider townscape.

5.26

Whilst the design of the new build elements differs, the
buildings share common characteristics, most notably the
use of brick (other than S1c). This ensures the Proposed
Development is of an appropriate grain and richness and
responds to the townscape character of the area with in-built
variety derived from the different design and use of each
building. High quality materials and finishes, appropriate to
their context and the quality of development proposed, are
used throughout for all the buildings and the open spaces and
new routes.

5.27

The design approach to the network of streets and spaces will
enhance the historic grain and texture of the area, which has
a gritty urban character, and will provide continuity across all
three Sites. The well considered use of colour and size variations of setts and slabs will establish a rich grain and build on
the existing character of the streets and pavement surfaces of
the conservation area. Changes in paving will mark entrances
to buildings. Paving material is used to provide street furniture
in the public spaces such as a raised table.

Blossom St, London E1 Replacement Environmental Statement II
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Views and Visual Impact Assessment

General Note on View Descriptions
6.1

6.2

The method for the assessment of views is set out at Section
2 of this report. The description of the view ‘as existing’ identifies if it is a view previously identified by others as significant in
its own right, as opposed to a view chosen for the purposes of
the present report and not previously identified as significant,
to show the Proposed Development in its townscape context.
The former include those set out in the LVMF and identified
in the Councils’ Conservation Area Audits or any other SPD, as
set out in the policy section of this assessment.

• The Goodsyard site to the north-east, part in the LBTH
and part in the LBH which includes a number of tall
buildings.

• View 13. Blossom Street – corner with Fleur De Lis Street
– looking north;

• ‘as existing’, showing baseline conditions;

In the descriptions of the views, listed buildings and conservation areas are identified where they are particularly noticeable in the view photograph. Locally listed buildings are not
specifically identified unless they form a major element within
the view in relation to the Site or Proposed Development.

• View 16. Commercial Street – opposite no. 169; and

Proposed
• LVMF view 15B.1;
• LVMF view 15B.2;

6.3

Images including the Proposed Development are provided as
‘Accurate Visual Representations’ (‘AVRs’).

• LVMF view 16B.2.

6.4

The AVRs are provided either as rendered (photorealistic)
images or as ‘wirelines’ (diagrammatic representations
showing the outline of the Proposed Development in blue).
Wireline images illustrate accurately the degree to which the
Proposed Development will be visible, and its form in outline.
Rendered images also show the detailed form and the likely
materials to be used for the Proposed Development.
For each of the identified verified views, a description and
assessment are given:
• A description of the view ‘as existing’, identifying its
visual quality, its sensitivity to change and, where necessary, the reason for that sensitivity;
• A description of the view ‘as proposed’, with an assessment, of the significance of the effect that the Proposed
Development will have on the view and of the nature of
the effect’; and
• An assessment of the view ‘as proposed with cumulatives’ i.e. of the effect of the Proposed Development
taking into account other consented schemes.

6.6

• View 15. Commercial Street – corner with Quaker Street;

A number of LVMF views have also been modelled in the visualiser’s computer model at the request of the LBTH and the
City of London. These include:

• ‘as proposed, with cumulative schemes’, showing the
Proposed Development and cumulative schemes in the
same image.

6.5

• View 12. Blossom Street – looking north;

• View 17. Wheeler Street.
6.8

the

• View 11. Elder Street – looking north;

• View 14. Blossom Street – looking south;
6.7

For each of the identified views in the assessment which
follows, there are images of the view:

• ‘as proposed’ images including
Development (see below); and

• Principal Place to the west, and the Stage to the northwest, both in the LBH and both with residential towers;
and

The cumulative schemes are illustrated in Appendix A3. There
are three cumulative schemes in the area close to the Site;
these include:

• LVMF view 16B.1; and

6.9

The Proposed Development will not be visible in these views
and the view images are included at Appendix A3.

6.10

The views assessed are as follows:
• LVMF 9A.1. King Henry VIII’s Mound – the viewing point;
• View 1. Norton Folgate – looking north;
• View 2. Worship Street;
• View 3. Shoreditch High Street from junction with Bowl
Court;
• View 4. Shoreditch High Street from junction with
Commercial Street – looking south;
• View 5. Shoreditch High Street from junction with
Commercial Street – looking along Commercial Street;
• View 6. Commercial Street – looking into Fleur De Lis
Street;
• View 7. Fleur De Lis Street – looking north-west;
• View 8. Fleur De Lis Street – looking west;
• View 9. Folgate Street – further east;
• View 10. Folgate Street – looking at junction with
Blosson Street;
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Millerhare’s technical notes on the Views
Scope
6.11

6.12

6.13

6.14

6.15

6.16

This study tests the visual impact of the Proposed
Development by British Land Plc at Blossom Street Site,
London E1. It consists of a series of accurately prepared
photomontage images or Accurate Visual Representations
(AVR) which are designed to show the visibility and appearance of the Proposed Development from a range of publicly
accessible locations around the site. The views have been
prepared by Miller Hare Limited.
The views included in the study were selected by the project
team and they include, where relevant, standard assessment points defined by the Mayor of London and the Local
Planning Authorities. Where requested, view locations have
been refined and additional views added. The full list of views
is shown in thumbnail form on the following pages, together
with a map showing their location. Detailed co-ordinates
for the views, together with information about the source
photography are shown in Appendix A2 “View Locations”.
In preparing each AVR a consistent methodology and
approach to rendering has been followed. General notes
on the AVRs are given in Appendix A4 “Accurate Visual
Representations”, and the detailed methodology used is
described in Appendix A5 “Methodology for the production
of Accurate Visual Representations”.
From each viewpoint a large format photograph has been
taken as the basis of the study image. The composition of
this photograph has been selected to allow the Proposed
Development to be assessed in a meaningful way in relation
to relevant elements of the surrounding context. Typically,
photographs have been composed with a horizontal axis of
view in order to allow vertical elements of the proposals to
be shown vertically in the resulting image. If required in order
to show the full extent of the proposals in an natural way the
horizon line of the image has been allowed to fall above or
below the centre of the image. This has been achieved by
applying vertical rise at source using a large format camera
or by subsequent cropping of the image. In a limited number
of case the supplied model has been adjusted around survey
information in order to create a better fit visually between the
proposed and the context phtotography. In all cases this has
been recorded to allow results to be recreated. In all cases the
horizon line and location of the optical axis are clearly shown
by red arrow markers at the edges of the image.

6.17

For each AVR image, the precise Field of View, after any
cropping or extension has been applied is shown clearly using
indexed markings running around the edges of the image.
These indicate increments of 1, 5 and 10 degrees marked
away from Optical Axis. Using this peripheral annotation it
is possible to detect optical distortions in parts of the image
away from the Optical Axis . It is also possible to simulate a
different field of view by masking off an appropriate area of the
image. More detailed information on the border annotation is
contained in Appendix A4 “Accurate Visual Representations”.
Conditions

6.18

From each selected viewpoint a set of accurate images have
been created comparing the future view with the current
conditions represented by a carefully taken large format
photograph. In this study the following conditions are
compared:
• Existing – the appearance today as recorded on the
specified date and time
• Proposed – the future appearance were the Proposed
Development to be constructed
• Cumulative – the Proposed Development is shown in
the context of other significant schemes considered
relevant by the project team
Presentation

6.19

For each view the AVRs have been presented using two double
page layouts; the first which facilitates desktop study and the
second designed specifically for on-site assessment. The first
layout shows all conditions at the same size and scale on the
page and, wherever possible, the assessment text is placed
alongside the view being discussed.
Styles
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For each viewpoint, the Proposed Development is shown in a
defined graphical style. These styles comply with the definitions of AVR style defined by the London View Management
Framework. The styles used in this study are:

•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

• AVR 3 – a fully rendered representation of the building
showing the likely appearance of the proposed materials
under the lighting conditions obtaining in the selected
photograph.

• Local views – horizontal Field of View approximately
74 degrees (equivalent to a 24mm lens on 35mm film
camera)

The lenses chosen for the source photography have been
selected to provide a useful Field of View given the distance
of the viewpoint from the site location. The lenses used for
each view are listed in Appendix A2 “View Locations”.

Blossom St, London E1 Replacement Environmental Statement II

• AVR 1 – a wireline representation showing the silhouette
of the proposals. Where a part of the silhouette would be
visible in the view it is shown in blue, where it would be
invisible, as a result of being occluded by existing structures or dense vegetation, it is shown dotted.

• Distant views – typically with a horizontal Field of View
approximately 7 degrees (equivalent to a 300mm lens
on 35mm film camera). LVMF views in addition have
been shown with their wider setting

6.20

20

In this study the following groups of views have been
defined:

Schemes
6.21

In the Cumulative view, the Proposed Development has been
shown in the context of other schemes shown in silhouette
form (AVR 1) using an orange line for consented schemes and
a yellow line for schemes submitted for planning. Where parts
of these schemes would not be visible they are shown as a
dotted line. The details of the additional schemes included in
the Cumulative view are given in the schedule and overview
map included in Appendix A3 “Details of schemes”, these
include:
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

Principal Place
86 Brick Lane
10-50 Willow Street
The Stage
Shoreditch Village
Silwex House
Fruit and Wool Exchange
Middlesex Street Hotel
River Plate House
1-13 Long Street
49-51 Paul Street
115 Curtain Road
The Stage – Sub-station Site
12-20 Paul Street
1 Crown Place
145 City Road
Art’otel
Corsham Street
Beagle House (2014)
Aldgate Place (2012)
1 Aldgate Union
61-75 Alie Street
1 Commercial Street (2012)
Curtain Road
One Mitre Square
Tenter House Redevelopment
10 Finsbury Square
1 Heron Plaza (2010)
5 Broadgate
City Road Estate (2010)
61-67 Great Eastern Street
60-70 St Mary Axe
119-121 Bishopsgate
101 Moorgate

15 Bishopsgate
1 Angel Court
The Pinnacle
100 Bishopsgate (2011)
52-54 Lime Street
120 Moorgate (2011)
Bishopsgate Goodsyard (Hackney)
Bishopsgate Goodsyard (Tower Hamlets)
Goodmans Fields – NW Quadrant
Goodmans Fields – SW Quadrant and 75 Leman Street
Goodmans Fields – SE Quadrant
Goodmans Fields – NE Quadrant
60 Commercial Road
15-17 Leman Street (2011)
27 Commercial Road – 2013
Blossom Street
Huntingdon Industrial Estate
22 Bishopsgate
201-207 Shoreditch High Street

6.22

The Proposed Development shown in the study has been
defined by drawings and specifications prepared by the
client’s design team issued to Millerhare in November 2014.
Computer models reflecting the Proposed Development have
been assembled and refined by Millerhare and images from
these models have been supplied to the project team to be
checked for accuracy against the design intent. An overview
of the study model annotated with key heights is illustrated in
Appendix A3 “Details of schemes”.

6.23

The following view images were updated as part of the March
2015 TVIA addendum:
• 1, 2, 3, 4, 5, 6, 7, 8, 9, 11, 12, 15, 16 and 17.

9A.1 | LVMF 9A.1 | King Henry VIII’s Mound

1 | Norton Folgate, looking north

2 | Worship Street

3 | Shoreditch High Street from Junction With Bowl
Court

4 | Shoreditch High Street, at Junction with
Commercial Street - looking south

5 | Shoreditch High Street, at Junction with
Commercial Street - looking along Commercial Street

6 | Commercial Street, looking Into Fleur de Lis Street

7 | Fleur De Lis Street, looking north-west

8 | Fleur De Lis Street, looking west

9 | Folgate Street View, from further east

10 | Folgate Street looking at Junction with Blossom
Street

11 | Elder Street, looking north

12 | Blossom Street, looking north

13 | Blossom Street, corner with Fleur de Lis Street

14 | Blossom Street, looking south

15 | Commercial Street, corner with Quaker Street

16 | Commercial Street, opposite no.169

17 | Wheler Street
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Camera Location
View

MH Reference

Type

Method

Easting

Northing

Height

Camera

Image

Photo date/time

LVMF 9A.1 | King Henry VIII's Mound

2800

AVR1

Verified

518605.8

173150.4

59.09

Canon EOS 5D Mark II DSLR

300mm

6.9

6.9

25/02/2012 13:58

59.1

17.3

1

Norton Folgate, looking north

1100

AVR3

Verified

533373.0

181964.7

15.59

Canon EOS 5D Mark II DSLR

24mm

74.2

72.5

23/07/2014 15:12

42.0

0.1

2

Worship Street

1200

AVR3

Verified

533304.0

182054.9

16.19

Canon EOS 5D Mark II DSLR

24mm

74.1

73.1

18/07/2014 17:42

96.7

0.1

3

Shoreditch High Street from Junction With Bowl Court

1300

AVR3

Verified

533428.0

182118.4

15.69

Canon EOS 5D Mark II DSLR

24mm

73.8

72.8

18/07/2014 18:11

171.4

0.1

4

Shoreditch High Street, at Junction with Commercial Street – looking south

1400

AVR3

Verified

533459.0

182200.3

16.27

Canon EOS 5D Mark II DSLR

24mm

73.5

72.7

18/07/2014 17:11

186.7

0.2

5

Shoreditch High Street, at Junction with Commercial Street – looking along Commercial Street

1500

AVR3

Verified

533460.4

182201.9

16.28

Canon EOS 5D Mark II DSLR

24mm

74.1

73.1

18/07/2014 17:19

187.1

0.2

6

Commercial Street, looking Into Fleur de Lis Street

1600

AVR3

Verified

533596.1

182053.5

16.43

Canon EOS 5D Mark II DSLR

24mm

73.8

72.9

12/06/2014 12:10

264.7

0.2

7

Fleur De Lis Street, looking north-west

1700

AVR3

Verified

533553.8

182052.8

16.54

Canon EOS 5D Mark II DSLR

24mm

74.0

73.1

22/07/2014 09:54

263.1

0.1

8

Fleur De Lis Street, looking west

1800

AVR3

Verified

533547.8

182058.6

16.37

Canon EOS 5D Mark II DSLR

24mm

53.2

52.0

12/06/2014 12:21

259.7

0.1

9

Folgate Street View, from further east

1900

AVR1

Verified

533553.2

181959.8

16.23

Canon EOS 5D Mark II DSLR

24mm

53.7

52.4

12/06/2014 12:43

305.0

0.1

10

Folgate Street looking at Junction with Blossom Street

2000

AVR3

Verified

533462.1

181976.4

15.61

Canon EOS 5D Mark II DSLR

24mm

73.7

72.8

22/07/2014 10:09

340.5

0.1

11

Elder Street, looking north

2100

AVR3

Verified

533525.4

181993.9

15.95

Canon EOS 5D Mark II DSLR

24mm

53.4

52.0

12/06/2014 12:34

297.9

0.1

12

Blossom Street, looking north

2200

AVR3

Verified

533461.1

182011.5

15.61

Canon EOS 5D Mark II DSLR

24mm

53.0

51.9

18/07/2014 16:25

322.5

0.0

13

Blossom Street, corner with Fleur de Lis Street

2300

AVR3

Verified

533474.2

182061.8

16.23

Canon EOS 5D Mark II DSLR

24mm

73.4

72.8

12/06/2014 13:14

236.2

0.0

14

Blossom Street, looking south

2400

AVR3

Verified

533485.9

182099.5

16.58

Canon EOS 5D Mark II DSLR

24mm

73.7

72.8

22/07/2014 09:10

217.2

0.1

15

Commercial Street, corner with Quaker Street

2500

AVR3

Verified

533544.7

182114.0

17.02

Canon EOS 5D Mark II DSLR

24mm

74.0

73.0

12/06/2014 13:23

234.4

0.1

16

Commercial Street, opposite no.169

2600

AVR3

Verified

533493.6

182170.2

16.64

Canon EOS 5D Mark II DSLR

24mm

73.8

72.9

18/07/2014 18:23

202.2

0.1

17

Wheler Street

2700

AVR3

Verified

533627.2

182159.3

15.77

Canon EOS 5D Mark II DSLR

24mm

73.9

73.0

12/06/2014 11:55

237.3

0.2

A

LVMF 15B.1 | Waterloo Bridge: downstream – close to the Westminster bank

2900

model

Estimated

530723.6

180651.2

16.44

Canon EOS 5D Mark II DSLR

24mm

73.7

73.7

03/07/2014 17:52

62.9

3.1

B

LVMF 15B.2 | Waterloo Bridge: downstream – at the centre of the bridge

3000

model

Estimated

530792.2

180535.6

16.61

Canon EOS 5D Mark II DSLR

24mm

73.7

73.7

25/06/2014 14:07

60.4

3.0

C

LVMF 16B.1 | The South Bank: Gabriel's Wharf viewing platform – centre of north rail

3100

model

Estimated

531193.8

180530.4

6.93

Canon EOS 5D Mark II DSLR

24mm

73.7

73.7

03/07/2014 18:38

56.1

2.7

D

LVMF 16B.2 | The South Bank: Gabriel's Wharf viewing platform – centre of north-east rail

3200

model

Estimated

531202.7

180528.7

6.95

Canon EOS 5D Mark II DSLR

24mm

73.7

73.7

03/07/2014 18:53

56.0

2.7

9A.1
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Lens

Photo

Bearing distance (km)

View LVMF 9A.1 | King Henry VIII’s Mound

View location map
November 2015
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LVMF 9A.1 | King Henry VIII’s Mound

3061_2801

9A.1

View as existing
6.24

This LVMF view is from King Henry’s Mound
in Richmond Park. St Paul’s Cathedral is fully
framed by trees, the aperture changing in size
and form owing to the seasons and pruning
management. The LVMF notes that development around Broadgate and Liverpool Street
Station can be seen in the background beneath
the springing level of the dome.
This is a view of high sensitivity.

Existing
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LVMF 9A.1 | King Henry VIII’s Mound

9A.1

6.25

3061_2807

View as proposed
The Proposed Development will not be visible in
this view. There will be no effect.

Proposed

November 2015
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LVMF 9A.1 | King Henry VIII’s Mound

3061_2801

9A.1

Existing
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LVMF 9A.1 | King Henry VIII’s Mound

9A.1

6.26

3061_2808

Cumulative
There is no cumulative effect.

Cumulative

November 2015
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Norton Folgate, looking north

3061_1101

1

View as existing

Existing
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6.27

This viewpoint is on the west footway of Norton
Folgate, north of Primrose Street, looking
north-east in the direction of the Site. The
Site, comprising the built frontage to Norton
Folgate north of Folgate Street lies within the
Elder Street Conservation Area. Parts of the
middleground lie within the South Shoreditch
Conservation Area.

6.28

The foreground is dominated by the A10
and the modern commercial buildings either
side, including 201 Bishopsgate (part of the
Broadgate Tower development) running along
the street edge to the left, and the 1980s brick
clad development nos. 4 to 12 Norton Folgate
to the right. Beyond the latter, the entire
built frontage of the Site to Norton Folgate
and Shoreditch High Street is visible right of
centre of the image, and which includes a mix
of 19th and 20th century development (see
Section 4 above)

6.29

The arched bridge of the London Overground
Railway, as it crosses Shoreditch High Street,
can be seen in the middleground, with the Tea
Building at the junction of Shoreditch High
Street and Bethnal Green Road visible beyond.

6.30

This is a view of low to medium sensitivity.

Norton Folgate, looking north

1

6.31

Buildings S1a and S1 within plot S1 will be
visible, towards the centre of the image, as will
the refurbished and renovated terrace nos. 15
to 19 Norton Folgate. A small part of the upper
floor of S1c will be visible to the left (facing) of
building S1 but it will not be very noticeable.

6.32

Building S1a will provide a positive marker at
the junction of Norton Folgate and Folgate
Street. Beyond, the street facade of building
S1 to Shoreditch High Street varies in height
from 4 to 6 storeys, with the block rising up and
stepping back at irregular intervals above, with
glass balustrading to terraced areas. It steps
down to the south-west corner to a similar
height to the retained terrace on Site (incorporated in S1a) along Norton Folgate. The route
through nos. 18 and 19 will be apparent, and
the return elevation of building S1 can be seen
above, addressing the new yard space within
plot S1 (not visible in this view).

6.33

The high quality of design of these brick fronted
buildings will reflect the character of the Elder
Street Conservation Area and historic 18th and
19th century buildings within (not visible from
this viewpoint).

6.34

This is a medium to high change to a view of
low to medium sensitivity.

3061_1107

View as proposed

The effect is moderate and beneficial.

Proposed
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Norton Folgate, looking north

3061_1101

1

Existing
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Norton Folgate, looking north

1

6.35

3061_1108

Cumulative
Taking into account cumulative schemes,
which includes to the Goodsyard development
north of the Site and 201-207 Shoreditch High
Street to the north-west, there will be a medium
change to a view of low to medium sensitivity.
The effect is moderate and beneficial.

Cumulative

November 2015

Replacement Environmental Statement II Blossom St, London E1

31

Worship Street

3061_1201

2

View as existing

Existing
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6.36

This viewpoint is located on the south footway
of Worship Street, looking east towards the
Site. The built edge along the east side of
Norton Folgate comprises the Site and is within
the Elder Street Conservation Area.

6.37

The foreground to the left of the image
comprises the site of the approved Principal
Place development. To the right is Broadgate
Tower development and no. 201 Bishopsgate.
The green box truss bridge over the railway
cutting is prominent in the centre of the image
and partially obscures views of the Site.

6.38

This is a view of low sensitivity.

Worship Street

2

6.39

Buildings S1c and S1 will be visible and prominent in this view to the centre and left of
centre (facing) of the image. The gap between
the two buildings is visible, where the pedestrian western end of Fleur De Lis Street runs
(screened at ground level by the hoarding in
the foreground), as are the stepped upper level
glazed bridges connecting the two buildings is
visible.

6.40

The regular grid of the north-west elevation of
S1c, which follows the alignment of the railway
(as the Broadgate Tower development does,
not visible in this image but to the right) forms
a simple but well articulated elevation of high
quality materials. The street facade of building
S1 to Shoreditch High Street varies in height
from 4 to 6 storeys, with the block rising up and
stepping back at irregular intervals above (and
glass balustrading to terraced areas). The latter
will provide a positive built edge to Shoreditch
High Street opposite the new public square
to be delivered as part of the Principal Place
development (in the foreground to the left of
the images).

6.41

This is a medium to high change to a view of
low sensitivity.

3061_1207

View as proposed

The effect is moderate and beneficial.

Proposed
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Worship Street

3061_1201

2

Existing
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Worship Street

2

6.42

The Principal Place development will be visible
to the left of this view.

6.43

Taking into account cumulative schemes and
the Proposed Development there will be a
change of medium magnitude to a view of low
sensitivity.

3061_1208

Cumulative

The effect is minor to moderate and beneficial.

Cumulative

November 2015
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Shoreditch High Street from Junction With Bowl Court

3061_1301

3

View as existing

Existing
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6.44

This viewpoint is located on the west footway
of Shoreditch High Street, at the junction with
Bowl Court. The viewpoint, and the immediate
foreground to the right of the image, are within
the South Shoreditch Conservation Area. The
view is looking towards the Site and the Elder
Street Conservation Area.

6.45

The foreground is dominated by the A10 and
the poor quality of the immediate environment
is evident. The gap in the street frontage to the
left is a result of the mainline railway cutting,
with views beyond to the rear of S2. To the right
is no. 233 Shoreditch High Street, and then
201 Bishopsgate, part of the Broadgate Tower
development.

6.46

The side elevation of no. 280 Bishopsgate can
be seen beyond and above the Shoreditch High
Street and Norton Folgate frontage of the Site,
and the Heron Tower terminates the view along
Bishopsgate. The view is typical of those found
on main roads in the city fringe area.

6.47

This is a view of low sensitivity.

Shoreditch High Street from Junction With Bowl Court

3

6.48

Buildings S1c and S1 will be visible and prominent in this view, to the centre and left of centre
(facing) of the image. The pedestrian western
end of Fleur De Lis Street is apparent in the
break between the two buildings, screened at
street level by the tall red brick parapet wall of
the bridge crossing over the railway cutting.
Each building has a distinct appearance; the
brick clad warehouse aesthetic of building S1
contrasting with the glazed elevations of S1c.

6.49

The regular grid of the north-west elevation of
S1c, which follows the alignment of the railway
(as the Broadgate Tower development does to
the right of the image) forms a simple but well
articulated elevation of high quality materials.
The full height slender stone mullions provide
modelling and depth.

6.50

Beyond, the street facade of building S1 to
Shoreditch High Street varies in height from
4 to 6 storeys, with the block rising up and
stepping back at irregular intervals above, with
glass balustrading to terraced areas.. Building
S1 steps down at its south-west corner to a
similar height to the retained terrace on Site
along Norton Folgate.

6.51

This is a high change to a view of low sensitivity.

3061_1307

View as proposed

The effect is moderate and beneficial.

Proposed

November 2015
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Shoreditch High Street from Junction With Bowl Court

3061_1301

3

Existing
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Shoreditch High Street from Junction With Bowl Court

3

6.52

3061_1308

Cumulative
Consented proposals and 22 Bishopsgate in
the City will be visible in the distance. Taking
into account cumulative schemes and the
Proposed Development there will be a change
of high magnitude to a view of low sensitivity.
The effect is moderate and beneficial.

Cumulative

November 2015
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Shoreditch High Street, at Junction with Commercial Street - looking south

3061_1401

4

View as existing

Existing
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6.53

This viewpoint is located at the junction of
Shoreditch High Street and Commercial Street
looking south along Shoreditch High Street
towards the Site. The viewpoint and foreground
to the right of the image are within the South
Shoreditch Conservation Area. The Site, visible
left of centre of the image, is within the Elder
Street Conservation Area.

6.54

The foreground is dominated by the A10 and
the junction with Commercial Street to the left,
and Great Eastern Street to the right. The buildings to the left lies within the LBH (site allocation 130 for major office development); to the
right is a built edge of 19th and 20th century
buildings.

6.55

Broadgate Tower and 201 Bishopsgate are
visible to the right. To the left, the side elevation of 280 Bishopsgate (and the very top of
the Gherkin) can be seen beyond the Site, and
the Heron Tower terminates the view along
Bishopsgate. The dramatic contrast between
large new buildings and smaller old ones is
characteristic of recent development in the
City. The view is typical of those found on main
roads in the city fringe area.

6.56

This is a view of medium sensitivity.

Shoreditch High Street, at Junction with Commercial Street - looking south

4

6.57

Buildings S1c and S1 will be visible to the left
of centre (facing) of the image. The pedestrian
western end of Fleur De Lis Street is apparent
in the break between the two buildings. Each
has a distinct appearance; the brick clad warehouse aesthetic of building S1 contrasting with
the glazed elevations of S1c. This is typical in
the City fringe area.

6.58

The regular grid of the north-west elevation of
S1c, which follows the alignment of the railway
(as the Broadgate Tower development does to
the right of the images), forms a simple but well
articulated backdrop of high quality materials
to the foreground development to the left. The
open framework to the top floor will provide an
interesting silhouette, to the skyline.

6.59

Beyond, the street facade of building S1 to
Shoreditch High Street varies in height from
4 to 6 storeys, with the block rising up and
stepping back at irregular intervals above. This
balances with the foreground development to
the right and left and provides a continuation
of the pattern of brick elevations with a regular
pattern of openings.

6.60

This is a medium to high change to a view of
medium sensitivity.

3061_1407

View as proposed

The effect is moderate to major and beneficial.

Proposed
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Shoreditch High Street, at Junction with Commercial Street - looking south

3061_1401

4

Existing
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Shoreditch High Street, at Junction with Commercial Street - looking south

4

6.61

The Principal Place Tower will appear above
the foreground development to the left. The
Proposed Development will provide a positive
built edge to Shoreditch High Street addresses
the public square deliver at the junction of
Shoreditch High Street and Worship Street as
part of this project

6.62

Taking into account cumulative schemes and
the Proposed Development there will be a
change of medium to high magnitude to a
view of medium sensitivity.

3061_1408

Cumulative

The effect is moderate to major and beneficial.

Cumulative

November 2015
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Shoreditch High Street, at Junction with Commercial Street - looking along Commercial Street

3061_1501

5

View as existing

Existing
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6.63

This viewpoint is located at the junction of
Shoreditch High Street and Commercial Street,
looking south-east along Commercial Street
towards the Site. The viewpoint is within the
South Shoreditch Conservation Area. The Elder
Street Conservation Area is visible either side of
the buildings in the central foreground development, and the Brick Lane and Fournier Street
Conservation Area is visible to the far left of the
image.

6.64

Theforeground is dominated by the junction of
the A10 with Commercial Street to the left and
Great Eastern Street (not visible in this photograph but to the right). The buildings towards
the centre of the foreground comprises the LBH
site allocation 130 for major office development. The Site is visible beyond, the built edge
of plot S1 to Shoreditch High Street and Norton
Folgate to the right, and the short frontage of
S2 to Commercial Street to the left.

6.65

No. 201 Bishopsgate, no. 80 Bishopsgate (and
the very top of the Gherkin beyond) and the
Heron Tower are visible right of centre of the
image.

6.66

This is a view of medium sensitivity.

Shoreditch High Street, at Junction with Commercial Street - looking along Commercial Street

5

6.67

Buildings S1c and S1 will be visible to the right
of centre (facing) of the image. The pedestrian
western end of Fleur De Lis Street is apparent
in the break between the two buildings. Each
has a distinct appearance; the brick clad warehouse aesthetic of building S1 contrasting with
the glazed elevations of S1c. This is typical in
the City fringe area.

6.68

The regular grid of the north-west elevation of
S1c, which follows the alignment of the railway
(as the Broadgate Tower development does to
the right of the images) forms a simple but well
articulated backdrop of high quality materials
to the foreground development to the left. The
open framework to the top floor will provide an
interesting silhouette.

6.69

Beyond, the street facade of Building S1 to
Shoreditch High Street varies in height from 4 to
6 storeys, with the block rising up and stepping
back at irregular intervals above. This balances
with the foreground development to the right
and left continuing the pattern of brick elevations with a regular pattern of openings to the
terraced frontages.

6.70

The building on S2 will be visible to the left
of the image, but not very prominent. It has
a distinct design to Buildings S1 and S1C and
the configuration of the elevations follows the
alignment of the railway cutting.

6.71

This is a medium to high change to a view of
medium sensitivity.

3061_1507

View as proposed

The effect is moderate to major and
beneficial.

Proposed
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Shoreditch High Street, at Junction with Commercial Street - looking along Commercial Street

3061_1501

5

Existing
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Shoreditch High Street, at Junction with Commercial Street - looking along Commercial Street

5

6.72

3061_1508

Cumulative
Consented proposals and 22 Bishopsgate in
the City will be visible in the distance. To the
far left the Goodsyard will be visible. Taking into
account cumulative schemes and the Proposed
Development there will be a change of high
magnitude to a view of low sensitivity.
The effect is moderate to major and beneficial.

Cumulative

November 2015
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Commercial Street, looking Into Fleur de Lis Street

3061_1601

6

View as existing

Existing
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6.73

This viewpoint is on the east side of Commercial
Street at the junction with Hanbury Street. The
view is looking along Fleur De Lis Street at the
Site including part of plots S1, S2 and S3. It can
be seen that Fleur De Lis Street narrows to the
width of an alley towards Norton Folgate. The
viewpoint is within the Brick Lane and Fournier
Street Conservation Area. The view is of the
Elder Street Conservation Area. The building in
the foreground to the right (the former Police
Station) and no. 9 and 10 Fleur De Lis Street
(at the junction with Elder Street, left of centre),
are listed grade II.

6.74

There is a robust built edge to the south side of
Fleur De Lis Street, all the way to the warehouse
building on the west on Blossom Street (on plot
S1). The built frontage is less coherent to the
north side, as seen beyond the listed Police
Station. The built edge to Commercial Street
similarly breaks down beyond the former Police
Station, due to the railway cutting.

6.75

Broadgate Tower is visible in the distance.

6.76

This is a view of medium sensitivity.

Commercial Street, looking Into Fleur de Lis Street

6

6.77

The new build element of building S1 can be
seen beyond the warehouse at the northern
end of Blossom Street (just left of centre of the
image (facing) and terminating the view along
Fleur De Lis Street). The return elevation of the
warehouse to the passageway at the north end
of Fleur De Lis Street is visible, as is lightweight
glazed roof extension. The stepped glazed
bridge links with S1c (only a small part of the
upper floor of the latter is visible) and The well
detailed plant enclosure of building S1 can be
seen.

6.78

The regular grid of the Fleur De Lis Street elevations of the building on S2, both to the lower
floors aligned with the street at the back of
footway, and that of the set back upper floors,
are visible to the left of the grade II listed
former Police Station; the more solid elevation
with punched openings, and a small part of
the aluminium panel clad elevation, are visible
above and to the right. To the far right of the
image the Commercial Street frontage of the
building on S2, incorporating the retained 19th
century facade of no. 161 Commercial Street,
marks the junction with Elder Street.

6.79

The varied ‘plot’ design of the Fleur De Lis Street
elevation of the building on S3 is visible left of
centre, incorporating different details and brick
colours. It complements the built edge to Fleur
De Lis Street seen in the foreground to the left
of the image.

6.80

This is a medium change to a view of medium
sensitivity.

3061_1607

View as proposed

The effect is moderate and beneficial.

Proposed
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Commercial Street, looking Into Fleur de Lis Street

3061_1601

6

Existing
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Commercial Street, looking Into Fleur de Lis Street

6

6.81

3061_1608

Cumulative
Taking into account consented cumulative
schemes, (both Principal Place and the Stage
towers will be visible in this view) and 201-207
Shoreditch High Street to the far right, there
will be a medium change to a view of medium
sensitivity.
The effect is moderate and beneficial.

Cumulative

November 2015
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Fleur De Lis Street, looking north-west

3061_1701

7

View as existing

Existing
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6.82

This viewpoint is on the south side of Fleur De
Lis Street within the Elder Street Conservation
Area. Plots S1, S2 and S3 of the Site are visible.
Nos. 9 and 10 Fleur De Lis Street (at the
junction with Elder Street, left of centre), are
listed grade II.

6.83

Fleur De Lis Street narrows to the width of an
alley towards Norton Folgate in the middle
distance. The townscape is made up of a mixed
group of nineteenth and twentieth century
residential and commercial buildings. There is
a robust built edge to the south side of Fleur De
Lis Street, all the way to the warehouse building
on the west on Blossom Street (on plot S1). The
built frontage is les coherent to the north side,
particularly in the immediate foreground; but
the warehouse building fronting the northern
end of Elder Street (nos. 4 to 8, locally listed)
provide a clear street edge.

6.84

This is a view of medium sensitivity

Fleur De Lis Street, looking north-west

7

6.85

The varied ‘plot’ design of the Fleur De Lis
Street elevation of the building on S3 is visible
to the far left (beyond the Elder Street junction)
complementing the grain of the built edge to
the south side of Fleur De Lis Street, east of
Elder Street.

6.86

The new build element of building S1 can be
seen beyond the warehouse at the northern
end of Blossom Street, left of the image
(facing). The return elevation of the warehouse
to the passageway at the north end of Fleur De
Lis Street is visible, as is lightweight glazed roof
extension. Tand the pedestrian route through
to Shoreditch High Street terminates the view
along the street, with the stepped glazed links
between buildings S1 and S1c visible above.
The south-west corner of the latter is visible.

6.87

The building on S2 is visible to the right. The
regular grid of the Fleur De Lis Street elevation,
both the lower wing at the back of footway and
the set back upper floors, provides a distinctive grain to this well modelled elevation. The
aluminium panel clad central section and more
solid northern bays with punched openings,
rise above the retained warehouses nos. 4 to
8 Elder Street, and a small part of elevation
of S1c is visible beyond. To the far right of the
image, the glazed link block over the route into
the yard of S3 from Elder Street (close to the
junction with Commercial Street) is visible.

6.88

This is a medium to high change to a view of
medium sensitivity.

3061_1707

View as proposed

The effect is moderate to major and
beneficial.

Proposed
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Fleur De Lis Street, looking north-west

3061_1701

7

Existing
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Fleur De Lis Street, looking north-west

7

6.89

3061_1708

Cumulative
Taking into account cumulative schemes, the
Principal Place tower, 201-207 Shoreditch High
Street and part of the Goodsyard scheme will
be visible; there will be a change of medium to
high magnitude to a view of medium sensitivity.
The effect is moderate to major and beneficial.

Cumulative

November 2015
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Fleur De Lis Street, looking west

3061_1801

8

View as existing

Existing
56

Blossom St, London E1 Replacement Environmental Statement II

November 2015

6.90

This view is similar to view 7 above, but from a
point closer to the Site and on the north side
of Fleur De Lis Street. The view is of the Elder
Street Conservation Area and in the foreground
to the far left, the corner 10 Fleur De Lis Street
(at the junction with Elder Street) is listed grade
II. Plots S1, S2 and S3 are visible.

6.91

There is a nondescript modern building on the
left (on S3), and the end of the run of warehouse (nos. 4 to 8 Elder Street, locally listed)
and an empty site beyond to the right. In the
mid-distance, Fleur De Lis Street can be seen
reducing from a street to an alley where it runs
through to Norton Folgate between robust
Victorian commercial buildings. The Broadgate
Tower has become a prominent element of the
townscape in this view.

6.92

This is a view of medium sensitivity.

Fleur De Lis Street, looking west

8

6.93

The varied design and detailing of sections of
the Fleur De Lis Street elevation of the building
on S3 are visible to the left (beyond the Elder
Street junction) and provide a distinctive grain
and rhythm of ‘plot’ patterns to this elevation,
which wrap round into Elder Street.

6.94

The new build element of building S1 can be
seen beyond the warehouse at the northern
end of Blossom Street, left of the image
(facing). The return elevation of the warehouse
to the passageway at the north end of Fleur
De Lis Street is visible, as is lightweight glazed
roof extension. T along the southern side of the
pedestrian route through to Shoreditch High
Street is evident beyond.

6.95

The regular grid of the Fleur De Lis Street elevations of the building on S2, to the lower wing at
the back of footway and to the set back upper
floors, provides a distinctive grain and well
modelled built edge to the north side of the
street. The alignment of the upper floors and
that of the Broadgate Tower development in
the distance, are indicative of the route of the
railway cutting.

6.96

The refurbished corner building of the retained
warehouses nos. 4 to 8 Elder Street elevation,
is visible in the foreground to the right (facing).

6.97

This is a medium to high change to a view of
medium sensitivity.

3061_1807

View as proposed

The effect is moderate to major and
beneficial.

Proposed
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Fleur De Lis Street, looking west

3061_1801

8

Existing
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Fleur De Lis Street, looking west

8

6.98

3061_1808

Cumulative
Taking into account cumulative schemes, the
Principal Place tower will be visible; there will be
a change of medium to high magnitude to a
view of medium sensitivity.
The effect is moderate to major and beneficial.

Cumulative
November 2015
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Folgate Street View, from further east

3061_1901

9

View as existing

Existing
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6.99

This viewpoint is on the south side of Folgate
Street, towards its eastern end, within the Elder
Street Conservation Area.

6.100

No. 201 Bishopsgate and the Broadgate Tower
development are prominent terminating the
view along the street. The built edge to the
Site terminates the view along the north side
of the road, immediately in front of No. 201
Bishopsgate, but is barely discernible in this
view.

6.101

This is a view of medium sensitivity.

Folgate Street View, from further east

9

6.102

The new build corner block to the south-west
corner of S1a (at the junction with Norton
Folgate) will be visible, but barely noticeable. It
is illustrated in the image with a blue wireline,
right of centre.

6.103

This is a very low / no change to a view of
medium sensitivity.

3061_1907

View as proposed

The effect is minor and neutral.
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Folgate Street View, from further east

3061_1901

9

Existing
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Folgate Street View, from further east

9

6.104

3061_1908

Cumulative
Taking into account cumulative schemes, the
top of the Principal Place Tower will be visible;
there will be a very low / no change to a view of
medium sensitivity.
The effect is minor and neutral.

Cumulative
November 2015
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Folgate Street looking at Junction with Blossom Street

3061_2001

10

View as existing

Existing
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6.105

This viewpoint is on the south side of Folgate
Street, just east of Blossom Street. The viewpoint and foreground are within the Elder
Street Conservation Area. The built edge to the
south side of Folgate Street (foreground to left)
comprises grade II listed terraced houses (built
circa 1720).

6.106

The locally listed nos. 5 to 11a Folgate Street
(on Site) are prominent in the foreground (the
distinctive chimney of no. 11a is not visible in
this image but would be visible to the viewer
from this viewpoint). The Site terminates with
the 1930s commercial building at the junction
with Norton Folgate. To the very far right of the
image is the modern commercial block on the
north side of Folgate Street, and to the left the
glazed core of the modern commercial development at the southern end of Blossom Street
(adjoining the public house on Folgate Street),
is visible.

6.107

No. 201 Bishopsgate and the Broadgate Tower
development are prominent terminating the
view along the street.

6.108

This is a view of medium sensitivity.

Folgate Street looking at Junction with Blossom Street

10

6.109

The end bay of S1b facing Blossom Street
is visible to the far right. S1a is visible left of
centre, beyond the retained and refurbished
nos. 5 to 11a Folgate Street, at the junction of
Folgate Street and Norton Folgate. The new
buildings will be of a significantly greater architectural quality than those existing

6.110

This is a low to medium change to a view of
medium sensitivity.

3061_2007

View as proposed

The effect is moderate and beneficial.
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Folgate Street looking at Junction with Blossom Street

3061_2001

10

Existing
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Folgate Street looking at Junction with Blossom Street

10

6.111

3061_2008

Cumulative
No cumulative schemes are visible. The cumulative effect is the same as for the Proposed
Development.

Cumulative

November 2015
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Elder Street, looking north

3061_2101

11

View as existing

Existing
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6.112

This viewpoint is on the east footway of Elder
Street, at its southern end, close to the junction
with Folgate Street. The viewpoint and view are
within the Elder Street Conservation Area. The
buildings in the foreground and to the fifth of
the image are listed Grade II.

6.113

The 1970s block on S3 is visible towards the
centre of the image, and the locally listed warehouse buildings (nos. 4 to 8) are visible north or
Fleur De Lis Street.

6.114

The view terminates on the Goodsyard site,
north of the mainline railway cutting

6.115

This is a view of high sensitivity.

Elder Street, looking north

11

6.116

The varied ‘plot’ design, detailing and brick
colour of the Elder Street elevation of the
building on S3 is visible to the left (beyond the
grade II listed buildings) and provides a distinctive grain and rhythm of plot patterns to this
elevation, enhancing the townscape of Elder
Street.

6.117

The corner of the building on S2, incorporating
the retained facade of 161 Commercial Street,
can be seen at the end of the west side of Elder
Street, beyond the retained refurbished warehouses, nos. 4 to 38 Elder Street.

6.118

This is a medium change to a view of high
sensitivity.

3061_2107

View as proposed

The effect is moderate to major and
beneficial.
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Elder Street, looking north

3061_2101

11

Existing
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Elder Street, looking north

11

6.119

3061_2108

Cumulative
Taking into account cumulative schemes and
the Proposed Development, the two taller
towers and block K of the Goodsyard scheme
will be visible in the distance, there will be a
change of medium magnitude to a view of
medium sensitivity.
The effect is moderate and beneficial.

Cumulative
November 2015
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Blossom Street, looking north

3061_2201

12

View as existing

Existing
72

Blossom St, London E1 Replacement Environmental Statement II

November 2015

6.120

This viewpoint is located on the west footway
of Blossom Street, towards its southern end,
looking north. The viewpoint and foreground
are within the Elder Street Conservation Area.
Parts of plots S1, S2 and S3 are visible.

6.121

The street includes a mix of 19th and 20th
century brick built commercial buildings. The
cobbled highway, narrow street width and scale
of development provide a distinctive character to the southern end of the street. The 1
and 2 storey former Nicholls and Clarke depot
(towards the centre of the image) and the
open frontage and poor quality development
to the rear of S2 to the north side of Fleur De
Lis Street, detract from this.

6.122

This is a view of medium sensitivity.

Blossom Street, looking north

12

6.123

The varied design, detailing and brick colour
of sections of the Blossom Street elevation
of the building on S3 are visible to the right
(towards the centre of the image) and provide
a distinctive grain and rhythm of ‘plot’ patterns
of this elevation. The set back upper floors, of
distinct lightweight design, are visible but not
very noticeable. The enhanced frontage to the
west side of Blossom Street is visible to the left
(facing).

6.124

In the middle distance the regular grid of the
west elevation of the building on S2, on the
lower street wing at the back of footway of
the continuation north of Blossom Street and
continued on the set back upper floor, provides
a distinctive grain and well modelled facade. It
incorporates the retained facade of the 1927
warehouse, just visible to the right of the gap.

6.125

This is a high change to a view of medium
sensitivity.

3061_2207

View as proposed

The effect is major and beneficial.
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Blossom Street, looking north

3061_2201

12

Existing
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Blossom Street, looking north

12

6.126

3061_2208

Cumulative
Taking into account cumulative schemes and
the Proposed Development, the two taller
towers of the Goodsyard scheme will be visible,
there will be a change of medium magnitude
to a view of medium sensitivity.
The effect is moderate and beneficial.

Cumulative
November 2015
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Blossom Street, corner with Fleur de Lis Street

3061_2301

13

View as existing

Existing
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6.127

This viewpoint is located on the west footway
of Blossom Street at its northern end where it
meets Fleur De Lis Street. it is looking northeast into S2. The viewpoint and foreground are
within the Elder Street Conservation Area.

6.128

There is a poor quality edge to the north side
of Fleur De Lis Street, comprising a utilitarian
metal railing. Beyond is a hard surfaced area
used for parking and towards the rear of the plot
a 1928 warehouse building. Late 19th century
warehouse buildings define the foreground to
the left (as a continuation of Blossom Street)
and the rear of the locally listed late 19th early
20th century commercial buildings fronting the
northern end of Elder Street are visible to the
right of the image.

6.129

This is a view of low sensitivity.

Blossom Street, corner with Fleur de Lis Street

13

6.130

The building on S2 will define a strong corner
to the junction of Fleur De Lis Street and the
continuation of Blossom Street north. The
access to Elder Passage (the pedestrian alley
into the centre of S2) is just visible, just in
front of the retained 1927 warehouse facade.
The upper floors of the building on S2 can be
seen rising up beyond. The regular grid and
modelling of the elevations provides a distinctive grain. The refurbished and retained 1887
warehouse is visible to the left of the new hard
surfaced route

6.131

This is a change of high magnitude to a view of
low sensitivity.

3061_2307

View as proposed

The effect is moderate and beneficial.
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Blossom Street, corner with Fleur de Lis Street

3061_2301

13

Existing
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Blossom Street, corner with Fleur de Lis Street

13

6.132

3061_2308

Cumulative
Taking into account cumulative schemes and
the Proposed Development, tower F of the
Goodsyard scheme will be visible; (the approved
Huntingdon Industrial Estate Scheme will be
screened) there will be a change of medium
magnitude to a view of low sensitivity.
The effect is minor to moderate and beneficial.

Cumulative

November 2015
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Blossom Street, looking south

3061_2401

14

View as existing

Existing
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6.133

This viewpoint is located on the west footway
of the continuation of Blossom Street at its
northern end close to the railway cutting,
looking south down Blossom Street. The view is
of the Elder Street Conservation Area. Sites S1,
S2 and S3 are visible.

6.134

The street includes a mix of 19th and 20th
century brick built commercial buildings. The
cobbled highway, narrows street width and
scale of development provide a distinctive character to the southern end of the street. The 1
and 2 storey former Nicholls and Clarke depot
(towards the centre of the image) detracts from
this. No. 208 Broadgate and other commercial
buildings in the City are visible in the distance.

6.135

This is a view of medium sensitivity.

Blossom Street, looking south

14

6.136

The building on S2 will define a strong corner
to the junction of Fleur De Lis Street and the
continuation of Blossom Street north. The
access to Elder Passage (the pedestrian alley
into the centre of S2) is visible, just beyond the
retained 1927 warehouse facade. The regular
grid and modelling of the elevations provides
a distinctive grain. The retained 19th century
warehouse is visible to the left, with the warehouses incorporated as part of building S1 to
the right.

6.137

The varied ‘plot’ design, detailing and brick
colour of sections of the Blossom Street elevation of the building on S3 are visible to the right
(towards the centre of the image) and provide
a distinctive grain and rhythm of ‘plot’ patterns
to this elevation. The set in upper floors, of
distinct lightweight design, are also visible.

6.138

This is a high change to a view of medium
sensitivity.

3061_2407

View as proposed

The effect is major and beneficial.
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Blossom Street, looking south

3061_2401

14

Existing
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Blossom Street, looking south

14

6.139

3061_2408

Cumulative
No cumulative schemes are visible. The cumulative effect is the same as for the Proposed
Development.

Cumulative

November 2015
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Commercial Street, corner with Quaker Street

3061_2501

15

View as existing

Existing
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6.140

This viewpoint is located on the north-east
footway of Commercial Street, looking southwest along Elder Street. The viewpoint is within
the Brick Lane and Fournier Street Conservation
Area; the view down to Folgate Street is of the
Elder Street Conservation Area. The former
Police Station to the left of the image is listed
grade II and in the middleground the houses at
the southern end of Elder Street and on Folgate
Street are listed grade II. The 3 commercial
buildings towards the centre of the image are
locally listed.

6.141

The foreground to the right includes a derelict
and vandalised late 19th century building (no.
161 Commercial street) and hoarding to S3.
Four storey brick fronted development predominates and defines a strong built edge to Elder
Street. No. 208 Bishopsgate is visible in the
distance, and no. 201 Bishopsgate is visible in
the background to the far right of the image.

6.142

This is a view of medium sensitivity.

Commercial Street, corner with Quaker Street

15

6.143

The corner of the building on S2, incorporating the retained facade of 161 Commercial
Street, marks the junction of Elder Street and
Commercial Street. The metal clad ‘gateway’
building marks the alley into the central yard
of S2, and the retained warehouses nos. 4 to 8
Elder Street can be seen beyond

6.144

The building on S3 is visible in the distance
and the varied elevation designs provide a
distinctive grain and rhythm of ‘plot’ patterns,
enhancing the townscape of Elder Street.

3061_2507

View as proposed

This is a medium change to a view of medium
sensitivity.
The effect is moderate and beneficial.
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Commercial Street, corner with Quaker Street

3061_2501

15

Existing
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Commercial Street, corner with Quaker Street

15

6.145

3061_2508

Cumulative
No cumulative schemes are visible. The cumulative effect is the same as for the Proposed
Development.

Cumulative

November 2015
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Commercial Street, opposite no.169

3061_2601

16

View as existing

Existing
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6.146

This viewpoint is located on the north-east
footway of Commercial Street, looking south
towards the Site, within the Elder Street
Conservation Area. The former red brick Police
Station, left of centre of the image, is listed
grade II.

6.147

The foreground is dominated by the highway
and the ‘gap created by the mainline railway
cutting, to the right the top of the Heron Tower
visible in the distance. Plot S2 is visible just in
front of and to the right of the former Police
Station (no. 208 Bishopsgate is visible beyond
it towards the centre of the image). Site S1 is
to the right of the latter but is not visible in this
view. The townscape is of little quality.

6.148

This is a view of low sensitivity.

Commercial Street, opposite no.169

16

6.149

The building on S2 (to the left) will be the principal focus of this view. The more solid northern
elevation with punched openings follows the
line of the railway cutting; on Commercial
Street it incorporates the retained facade of
no. 16. To the right of the image S1c is visible
and also follows the line of the railway cutting.
Building S1 can just be seen beyond.

6.150

This is a medium change to a view of low
sensitivity.

3061_2607

View as proposed

The effect is minor to moderate and
beneficial.
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Commercial Street, opposite no.169

3061_2601

16

Existing
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Commercial Street, opposite no.169

16

6.151

3061_2608

Cumulative
No cumulative schemes are visible. The
Goodsyard will be visible to the far left of the
image. The cumulative effect is the same as for
the Proposed Development.

Cumulative

November 2015
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Wheler Street

3061_2701

17

View as existing

Existing
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6.152

This viewpoint is located on the east footway
of Wheeler Street, close to the junction with
Quaker Street, looking south-west in the direction of the Site. The foreground to the left of
the image is within the Brick Lane and Fournier
Street Conservation Area, and the building to
the far left is listed grade II.

6.153

The foreground is dominated by the vacant
Goodsyard Site (south of the railway cutting).
No. 201 Bishopsgate is visible in the background together with the Broadgate Tower
development. The Site lies in front of these.

6.154

This is a view of low sensitivity.

Wheler Street

17

6.155

The building on S2 is visible in front of no. 201
Bishopsgate and the Broadgate Tower development. The three elevation treatments will
be apparent; the regular grid with string course
details and inset windows; the aluminium panel
clad central section; and more solid northern
bays with punched openings; as well as the
retained and built up 19th century frontage no.
161 Commercial Street.

6.156

This is a low to medium change to a view of low
sensitivity.

3061_2707

View as proposed

The effect is minor to moderate and beneficial.
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Wheler Street

3061_2701

17

Existing
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Wheler Street

17

6.157

3061_2708

Cumulative
Taking into account cumulative schemes and
the Proposed Development, the Principal
Place Tower and Goodsyard development, the
Proposed Development will not be visible. will
be visible to the right of the image. There will
be a very low to low change to a view of low
sensitivity.
The effect is minor / none and beneficial.
There will be no effect.

Cumulative
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Demolition and Construction Effects

7.1

Demolition and Construction effects are covered in ES
Volume I, Chapter 5: Demolition and Construction. This
section considers the visual effect of the construction process.

7.2

There are no special visual effects that are generated as a
result of the construction process outside of those that are
inherent in constructing buildings of the type proposed.

7.3

The most significant medium and long range visual effect
associated with the construction process will be the presence
of tower cranes. Their presence is inevitable in connection
with construction of the type and scale envisaged.

7.4

The top of a tower crane is likely to be higher than the top
of the building, so it will be more visible than the finished
building. This temporary state of affairs is standard as a
consequence of building activity and there is no practical way
of avoiding it.

7.5

Cranes are likely to be visible in most of the views where the
Proposed Development is visible. Their location will change
according to the phasing of the development on Site, varying
the degree and area of visual impact across the Site during
the duration of the project.

7.6

During construction the perimeter of the Site will be
surrounded by hoarding in the conventional manner.

7.7

While any assessment of the visual effect of construction
activities in aesthetic terms would tend to find the effect
adverse rather than beneficial, few people think of construction activities in this way, considering their effects rather as a
fact of life which while not fleeting, is clearly understood to
be temporary, and welcomed by most as a sign of economic
vitality.

7.8

Visual and townscape effects of demolition and construction
would be temporary, local, moderate adverse effects. There
would be temporary, local, moderate adverse effects on the
local townscape.

7.9

As well as visual effects, these effects would include effects on
townscape in respect of pedestrian amenity. There would be
temporary local moderate adverse effects, during demolition
and construction, relating to the amenity of passing the Site
on the surrounding streets.
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8

Cumulative Effects

8.1

The cumulative schemes illustrated in the views images are
set out in Appendix A3 of this report. Consented schemes
are shown with an orange outline and submitted schemes
are shown with a yellow outline. The cumulative effect
was considered for each view point and has been assessed
according to the standard ES methodology, assuming a future
baseline scenario with the cumulative schemes illustrated in
the cumulative AVR view images in place

8.2

The cumulative effect varies but there will be no additional
effects as a result of the cumulative scheme. There is no
cumulative effect in view LVMF 9A.1 or 17 and there are no
cumulative schemes visible in views 10, 14, 15 and 16. The
significance of effect remains the same in views 3, 4, 5, 6, 7, 8,
and 9; and the significance of the cumulative effect is reduced
in views 1, 2, 11, 12 and 13 and 17.

8.3

In all cases where there is a likely cumulative effect, such an
effect will be beneficial.

November 2015
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9.1

9.2

9.3

9.4

98

Mitigation

ES Volume I, Chapter 3: Alternatives and Design Evolution and
the DAS describes the evolution of the design, which included
the exploration of a number of options. The iterative design
process for a complex project on an urban site such as the
subject of this assessment is inherently one whereby visual
and townscape effects are taken into account at each stage.
Visual impacts and effects on townscape have been considered as part of the design development process from the
start, and draft versions of the more significant view images in
this document have been produced to support the design iterations during this process. The comments of the consultees
such as the local authority planning officers, English Heritage
and the GLA (based on detailed knowledge of the Site and
surroundings and of planning policies affecting them) are
part of the input into this process and have directly influenced
the design evolution.
The design has been developed in consultation with the
planning authority and other consultees, so that the scheme
submitted for planning takes into account extensive pre-planning discussions. By virtue of the careful attention that has
been given to the design of the new buildings and the public
realm through this thorough process, therefore, any unacceptable visual and townscape effects have been mitigated by
the design team as an integral part of the design development iterations.
The below table provides a summary of the residual effects on
the views assessed.
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Table 3. Summary of Residual Effects on Views
Sensitivity of
Receptor

Magnitude
of Change

Significance of
Residual Effect

Significance
Conclusion

Low to medium

Medium to high

Moderate
Beneficial

Significant

View 2 Worship Street

Low

Medium to High

Moderate
Beneficial

Significant

View 3 Shoreditch High Street from junction with Bowl Court

Low

High

Moderate
Beneficial

Significant

View 4 Shoreditch High Street from junction with Commercial
Street – looking south

Medium

Medium to High

Moderate to Major
Beneficial

Significant

View 5 Shoreditch High Street from junction with Commercial
Street – looking along Commercial Street

Medium

Medium to High

Moderate to Major
Beneficial

Significant

View 6 Commercial Street – looking into Fleur De Lis Street

Medium

Medium to High

Moderate
Beneficial

Significant

View 7 Fleur De Lis Street – looking north-west

Medium

Medium to High

Moderate to Major
Beneficial

Significant

View 8 Fleur De Lis Street – looking west

Medium

Medium to High

Moderate to Major
Beneficial

Significant

View 9 Folgate Street – further east

Medium

very low / no
change

Minor Neutral

Not Significant

Medium

Low

Moderate
Beneficial

Significant

High

Medium

Moderate to Major
Beneficial

Significant

Medium

High

Major Beneficial

Significant

High

Low

Moderate
Beneficial

Significant

View

View Name

View 1 Norton Folgate – looking north

View 10 Folgate Street – looking at junction with Blosson Street
View 11 Elder Street – looking north
View 12 Blossom Street – looking north
View 13 Blossom Street – corner with Fleur De Lis Street – looking
north
View 14 Blossom Street – looking south

Medium

High

Major Beneficial

Significant

View 15 Commercial Street – corner with Quaker Street

Medium

Medium

Moderate
Beneficial

Significant

View 16 Commercial Street – opposite no. 169

Low

Medium

Minor to Moderate
Beneficial

Significant

View 17 Wheeler Street

Low

Low to Medium

Minor

Not Significant
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10.1

Effect of the Proposed Development on Townscape

The Proposed Development is described in full in ES
Volume I, Chapter 4: The Proposed Development and
assessed in section 5 of this volume. The DAS sets out in
detail how the design has evolved and has been based on
a clear appreciation and understanding of the Site and its
context. ES Volume I, Chapter 16: Built Heritage describes
the heritage context in detail and assesses the effect of the
Proposed Development on heritage significance.

above in the section on the guidance, and as assessed in
section 5 against established urban design criteria, this effect
is not limited to visual effect; the assessment takes into
account other aspects of urban design. The effect on individual townscape character areas is considered below.
10.7

Urban Design, Townscape and Architecture
10.2

10.3

10.4

10.5

The Proposed Development will reinforce the distinct character of the Elder Street Conservation Area and provide a
stronger sense of place, particular to each part of the Site,
and the local area generally. It is united by the overriding use
of brick and the surface treatment of the streetscape and
open spaces. The different detailed architectural approaches
to each Site and its individual frontages respond to the character of individual streets.
New routes across the Site enhance permeability and the
characteristic finer grain and townscape quality of the conservation area and the surviving pockets of historic development
in the wider area. The new build elements, and refurbished
and retained buildings and facades will present active ground
floor frontage to all Site street edges animating the streets
and public spaces.
The larger buildings include buildings S1 and S1c, and these
address Shoreditch High Street and the railway cutting.
The massing of the new build elements steps up towards
north-west, towards the railway cutting and the Shoreditch
High Street frontage (opposite the Principal Place scheme),
responding to the character of the City and the commercial
development along Bishopsgate. Building S1 will provide the
backdrop of the new public square on the Principal Place site.
It steps down towards Blossom Street and the terraces to the
south-west and east, and the main body of the Elder Street
Conservation Area.
A high quality of architecture will be delivered by 4 different
architectural practices, ensuring a distinct treatment to all
buildings. This will provide the Proposed Development with
an in-built texture and grain, sympathetic to the organic
development of the area. The building on S3, for example,
will re-establish a rhythm of characteristic plot frontages to
all three street frontages of this Site, enhancing the grain
and historic townscape of the area. Crips detailing and high
quality materials will ensure a modern appearance to each
building; and the varied use of materials and detailing will
reflect the particular context of each building frontage.
Townscape Character Areas

10.6

Informed by the views analysis, it is possible to assess the
effect of the Proposed Development on each of the townscape character areas previously identified. As explained

10.8

10.9

10.10

There is no distinct boundary between the different townscape character areas identified in the assessment. This is
symptomatic of the incremental growth of the City into the
surrounding areas with large scale late 20th century development sitting cheek by jowl with historic commercial and residential terraces. This is characteristic of the dynamic townscape at the edge of the centre of a world city that has been
growing (on and off) for 2000 years.
Area 1 Elder Street and Spitalfields
This Townscape Character Area includes the Site at its northwest corner. For the reasons set out above (paras. 10.2 to 10.5
and in section 5) the Proposed Development will significantly
enhance the Site and the townscape of the north-west corner
of this townscape character area.

10.15

10.26

The effect of the Proposed Development on the Shoreditch
High Street Conservation Area is similar as that for Townscape
Character Area 2 above. The greatest effect will be along the
southern edge along Shoreditch High Street (the conservation area lies north of the railway cutting and includes the
west side of the Shoreditch High Street).

The change is medium to the northern edge and the effect is
moderate, beneficial.

10.27

The change will be medium and the effect will be moderate,
beneficial.

Area 4 Goodsyard
This Townscape Character Area has a poor quality townscape.
There will be views of the Proposed Development from the
western part where the Proposed Development will be seen
against the backdrop of large scale commercial development
in the City. The Proposed Development will signify the regeneration of this part of the City fringe area.

10.28

The effect of the Proposed Development on the Brick Lane
and Fournier Street Conservation Area will be minor to
moderate to the western edge along Commercial Street
(opposite the Site) and western end of Quaker Street. This is
evident in views 6, 15 and 17. There will be little or no effect
from elsewhere within the conservation area.

10.29

10.17

Townscape Character Area 3 is of medium sensitivity.

The Proposed Development will enhance all the views considered as part of this assessment and the effect is most evident
in views 1, 3, 7, 8 , 11, 12, 13, 14 and 15.

10.19

This will be evident in views 6, 15, 16 and 17.

The change will be low to medium and the effect will be
minor to moderate, beneficial.

Townscape Character Area 1 is of medium to high sensitivity.

10.20

Townscape Character Area 4 is of low sensitivity.

Listed Buildings

The change is low to medium and the effect is minor to
moderate, beneficial.
10.21

10.12

The change will be high and the effect will be moderate to
major, beneficial.

This is evident in views 1, 2, 4 and 6.

10.18

enhancing the distinct character of individual plots S1, S2 and
S3 and their street frontages.
10.25

10.16

The change is high in the north-west corner and the effect is
moderate to major, beneficial (the effect reduces noticeably east of Commercial Street).

10.11

Area 3 The City
There will be views of the Proposed Development from the
northern edge of this townscape character area, mostly
looking north along Bishopsgate. In these views the built
frontage of the Proposed Development along Norton Folgate
and Shoreditch High Street will be seen as high quality and
well considered additions to the townscape, consistent with
the characteristics of the existing townscape.

Area 2 South Shoreditch
This Townscape Character Area lies to the north and northwest of the Site. At its southern edge it includes areas of poor
quality townscape and vacant sites within the City fringe
(similar to parts of the Site). There are two sites with planning
permission for tall buildings close to the Site: Principal Place
and The Stage; the former lies on the opposite side of
Shoreditch High Street to the Site.
The Proposed Development will significantly enhance the
west and north-west edges of plot S1, providing a backdrop to
the new pubic square being delivered as part of the Principal
Place development, and delineating the route of the railway
cutting (in a similar fashion to Broadgate Tower development) in views from the north. It will signify the regeneration
of the wider city fringe area, and significantly enhance the
townscape of the local area.

10.13

This is evident in views 1, 2, 3, 4, 5 and 16.

10.14

Townscape Character Area 2 is of medium sensitivity.
The change is high in the south-west corner (but less so
towards the north and west) and the effect is moderate to
major, beneficial.

10.30

This section assesses the effects of the Proposed Development
on the townscape settings of the groups of listed buildings
identified in the individual townscape character areas. Listed
buildings are grouped at the end of each townscape character area section and identified where appropriate in each
view. In general it should be noted that most listed buildings
in the surrounding area are embedded as part of street frontages forming an integral part of the street edge. Effects on
heritage significance are considered in ES Volume I, Chapter
16: Built Heritage.

10.31

There will be a major effect on the following listed buildings
that lie adjacent to the Site or within urban blocks adjacent to
it. They are of a medium sensitivity to change and the effect
will be moderate to major, beneficial.

The cumulative schemes to not alter the overall assessment
of effects.
Heritage Assets

10.22

10.23

10.24

The visual and townscape effects on heritage assets, and the
significance of these effects are considered below. Effects on
heritage significance are considered in ES Volume I, Chapter
16: Built Heritage.
Conservation Areas (all of medium sensitivity)
The Elder Street Conservation Area is a small conservation
area on the very edge of the City, comprising a pocket of
streets of 18th century terraced houses, 19th century warehouses and a number of vacant and derelict sites. There are
views of the large scale development in the City to the west
and south and the resultant contrast in the scale of development is part of the character of its townscape setting.
The effect of the Proposed Development on the Elder Street
Conservation Area is the same as set out for the Site at paras.
10.2 to 10.6 above (and the same for the north-west corner
of Townscape Character Area 1). The Proposed Development
will enhance all views of the conservation area. It will lead to
significant townscape and urban design benefits to the Site,

• Elder Street, Fleur De Lis Street, and Folgate Street and
Commercial Street (grade II).
10.32

The design response to the Site, particularly S3, S1a and S1b
reflects the grain and plot pattern of the listed terraces and
will strengthen the overriding townscape character of these
streets.

10.33

There will be a moderate effect on the townscape setting of
the following listed buildings. They lie close to the Site, some
on streets that align onto it. They are of a low to medium sensitivity to change and the effect will be moderate, beneficial.
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Views

• Commercial Street, Quaker Street / Wheeler Street
(grade II); and
• Shoreditch High Street (grade II).
10.34

10.37

There will be a low effect on the townscape setting of the
following listed buildings (as grouped and listed in section 4
of the assessment). They lie within urban blocks close to the
Site or a few blocks away on streets that align onto it. They
are of a low to medium sensitivity to change and the effect
will be minor to moderate, beneficial.

10.38

• Spital Square & Stothard Place (grade II);
• Worship Street east (grade II* and grade II); and
• Great Eastern Street south-east & Fairchild Place
(grade II).
10.35

10.39

LVMF Views
There will be no effect on LVMF view 9A.1, or on the LVMF
views tested in the visualiser’s computer model (LVMF view
15B.1; LVMF view 15B.2; LVMF view 16B.1; and LVMF view
16B.2) (see Appendix A1).
Local Views
The effects on local views are summarised in the relevant
townscape character areas above and Table 3. In all instances
where there is a moderate to major effect, this effect is beneficial. The effect reduces significantly one or two blocks from
the Site, highlighting the minimal effect on the townscape of
the wider area.
The Proposed Development will have a minor effect in views
9 and 17.

There will be no effect on the townscape setting of the
following groups of listed buildings (most to the south in the
City townscape character area), due to their distance from
the Site or their lack of a visual relationship with it.
• Bishopsgate Institute and Library (grade II*), Gun Street
& Brushfield Street (grade II);
• Spitalfields Market (grade II); and
• Goodsyard (grade II).

10.36

The below table provides a summary of the residual effects on
the Townscape Character Areas and Heritage Assets assessed.
Table 4. Summary of Residual Effects on Townscape Character Areas and Heritage Assets
Receptor

Receptor Name

Sensitivity of Receptor

Magnitude of Change

Significance of Effect

Significance Conclusion

Medium to High

High

Moderate to Major Beneficial

Significant

Moderate to Major Beneficial

Significant

Townscape Character Areas (TCAs)
TCA1

Elder Street and Spitalfields

TCA2

South Shoreditch

Medium

High

TCA3

The City

Medium

Medium

Moderate Beneficial

Significant

TCA4

Goodsyard

Low

Medium

Minor to Moderate Beneficial

Significant

Elder Street CA

Medium

High

Moderate to Major Beneficial

Significant

Shoreditch High Street CA

Medium

Medium

Moderate Beneficial

Significant

Brick Lane and Fournier Street CA

Medium

Low to Medium

Minor to Moderate Beneficial

Significant

Elder Street, Fleur De Lis Street Folgate Street
and Commercial Street

Medium

Medium

Moderate to Major Beneficial

Significant

Commercial Street, Quaker Street / Wheeler
Street Shoreditch High Street

Low to Medium

Medium

Moderate Beneficial

Significant

Spital Square and Stothard Place Worship Street
East Great Eastern Street south-east & Fairchild
Place

Low to Medium

Low

Minor to Moderate Beneficial

Significant

Heritage Assets – Conservation Areas (CAs)

Heritage Assets – Listed Buildings
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11

Conclusion

11.1

The Proposed Development will provide an outward looking
form of city development that positively addresses the streets
with active edges and responds to the varied townscape character of the different street frontage within the Elder Street
Conservation Area, and its varied townscape context. It will
become a new destination, building on the existing character
of the area, and enhancing the character and appearance
and significance of the Elder Street Conservation Area.

11.2

Considered both in the round, and in detail in relation to
views and other receptors identified in this assessment, the
effect of the Proposed Development will be beneficial and the
beneficial effects will be greatest and most noticeable in the
immediate vicinity of the Site. The Proposed Development
will enhance the local townscape, successfully integrating
the retained buildings and facades on the three Sites, as a
valuable and positive element in terms of use, built form and
design in the local area.

11.3

The Proposed Development will be a major contributor to the
regeneration of the wider area, delivering social and economic
benefits. It is in line with sections 7 and 12 of the NPPF and
will contribute positively to making places better for people
(in respect of architecture, urban design and townscape –
para. 56); and contribute to local character and distinctiveness (para. 126). It is in line with the PPG, London Plan policies
and guidance, and local policies and SPDs.
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102

Summary of 2011 Consented Scheme

12.1

A Townscape, Heritage and Visual Impact Assessment Report
(October 2010) provided an assessment of the effect of the
development on the conservation areas, local townscape,
setting of nearby listed buildings and the visual impact of the
development on the townscape. Eight accurate visual representation views were adopted for the assessment.

12.2

The report stated that locally listed buildings are retained as
part of the proposals and that those heritage assets within
the conservation area that are of value, are either retained in
whole or part or are restored. Heritage assets that are of lower
value are to be demolished and replaced.

12.3

The report identified that existing buildings on-site vary in
architectural value and in their contribution to significance
of the conservation area and therefore there is potential for
significant enhancements to the conservation area and the
local townscape.
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Appendices
A1

Supplementary Views
Introduction

A1.1

This following pages contain views prepared to supplement
the AVRs in the main section of the report. In these views,
the Proposed Development would either not be visible in the
supplementary views or would be a minor visual presence.
Accordingly, it was not necessary to prepare an AVR.

A1.2

Each view is presented as a pair of images showing a photograph of the existing condition alongside a study render of
the cumulative condition. This image shows the massing of
the Proposed Development combined with the Miller Hare
London Model, including key consented schemes.

A1.3

Subject to the accuracy of the CAD model, these studies
provide an accurate and consistent method for assessing the
location, size, visibility and architectural form of the proposal
relative to its context. The digital photograph taken from
approximately the same location provides direct validation
of the study render, and the photograph and render should
always be assessed together in order that any differences
between the model and the current state are made manifest.

A1.4

Where it is likely that the Proposed Development will be
discernible, and outline of the scheme has been superimposed on the study render in order to make clear the location
of the Proposed Development.
Process – Comparative views

A1.5

From each view position a digital photograph has been
taken using a conventional digital camera. Each location has
also been recorded with supplementary photographs and
field notes to allow its precise location to be revisited The
National Grid coordinates and AOD height of the positions
from which the photograph was taken have been estimated
using field records, available mapping and using data from
The London Model.

A1.6

Using these estimated view coordinates a virtual camera has
been defined. The Field of View and direction of view have
been matched to the photograph by eye and have not been
verified by survey.

A1.7

A CAD model was prepared by combining an extracted area
of the Miller Hare London Model with the CAD models of
the Proposed Development and models of other consented
schemes. The full list of schemes used in the study render is
shown in Appendix A3 “Details of schemes”
Supplementary view locations
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LVMF 15B.1 | Waterloo Bridge: downstream - close to the Westminster bank

3061_2901

A

Existing
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A

3061_2903

LVMF 15B.1 | Waterloo Bridge: downstream - close to the Westminster bank

Proposed
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LVMF 15B.2 | Waterloo Bridge: downstream - at the centre of the bridge

3061_3001

B

Existing
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B

3061_3003

LVMF 15B.2 | Waterloo Bridge: downstream - at the centre of the bridge

Proposed
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LVMF 16B.1 | The South Bank: Gabriel’s Wharf viewing platform - centre of north rail

3061_3101

C

Existing
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3061_3103

LVMF 16B.1 | The South Bank: Gabriel’s Wharf viewing platform - centre of north rail

Proposed
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LVMF 16B.2 | The South Bank: Gabriel’s Wharf viewing platform - centre of north-east rail

3061_3201

D

Existing
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D

3061_3203

LVMF 16B.2 | The South Bank: Gabriel’s Wharf viewing platform - centre of north-east rail

Proposed
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A2

114

View Locations

9A.1 | LVMF 9A.1 | King Henry VIII’s Mound

1 | Norton Folgate, looking north

2 | Worship Street

3 | Shoreditch High Street from Junction With
Bowl Court

4 | Shoreditch High Street, at Junction with
Commercial Street - looking south

5 | Shoreditch High Street, at Junction with
Commercial Street - looking along Commercial
Street

Camera Location
National Grid Reference 518605.8E 173150.4N
Camera height 59.09m AOD
Looking at Centre of Site
Bearing 59.3°, distance 17.3km
Photography Details
Height of camera 1.60m above ground
Date of photograph 25/02/2012
Time of photograph 13:58
Canon EOS 5D Mark II DSLR
Lens 300mm

Camera Location
National Grid Reference 533373.0E 181964.7N
Camera height 15.59m AOD
Looking at Centre of Site
Bearing 41.8°, distance 0.1km
Photography Details
Height of camera 1.60m above ground
Date of photograph 23/07/2014
Time of photograph 15:12
Canon EOS 5D Mark II DSLR
Lens 24mm

Camera Location
National Grid Reference 533304.0E 182054.9N
Camera height 16.19m AOD
Looking at Centre of Site
Bearing 95.8°, distance 0.1km
Photography Details
Height of camera 1.60m above ground
Date of photograph 18/07/2014
Time of photograph 17:42
Canon EOS 5D Mark II DSLR
Lens 24mm

Camera Location
National Grid Reference 533428.0E 182118.4N
Camera height 15.69m AOD
Looking at Centre of Site
Bearing 174.4°, distance 0.1km
Photography Details
Height of camera 1.60m above ground
Date of photograph 18/07/2014
Time of photograph 18:11
Canon EOS 5D Mark II DSLR
Lens 24mm

Camera Location
National Grid Reference 533459.0E 182200.3N
Camera height 16.27m AOD
Looking at Centre of Site
Bearing 198.5°, distance 0.2km
Photography Details
Height of camera 1.60m above ground
Date of photograph 18/07/2014
Time of photograph 17:11
Canon EOS 5D Mark II DSLR
Lens 24mm

Camera Location
National Grid Reference 533460.4E 182201.9N
Camera height 16.28m AOD
Looking at Centre of Site
Bearing 166.9°, distance 0.2km
Photography Details
Height of camera 1.60m above ground
Date of photograph 18/07/2014
Time of photograph 17:19
Canon EOS 5D Mark II DSLR
Lens 24mm
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6 | Commercial Street, looking Into Fleur de Lis
Street

7 | Fleur De Lis Street, looking north-west

8 | Fleur De Lis Street, looking west

9 | Folgate Street View, from further east

10 | Folgate Street looking at Junction with
Blossom Street

11 | Elder Street, looking north

Camera Location
National Grid Reference 533596.1E 182053.5N
Camera height 16.43m AOD
Looking at Centre of Site
Bearing 277.8°, distance 0.2km
Photography Details
Height of camera 1.60m above ground
Date of photograph 12/06/2014
Time of photograph 12:10
Canon EOS 5D Mark II DSLR
Lens 24mm

Camera Location
National Grid Reference 533553.8E 182052.8N
Camera height 16.54m AOD
Looking at Centre of Site
Bearing 299.4°, distance 0.1km
Photography Details
Height of camera 1.60m above ground
Date of photograph 22/07/2014
Time of photograph 09:54
Canon EOS 5D Mark II DSLR
Lens 24mm

Camera Location
National Grid Reference 533547.8E 182058.6N
Camera height 16.37m AOD
Looking at Centre of Site
Bearing 266.9°, distance 0.1km
Photography Details
Height of camera 1.60m above ground
Date of photograph 12/06/2014
Time of photograph 12:21
Canon EOS 5D Mark II DSLR
Lens 24mm

Camera Location
National Grid Reference 533553.2E 181959.8N
Camera height 16.24m AOD
Looking at Centre of Site
Bearing 296.3°, distance 0.1km
Photography Details
Height of camera 1.60m above ground
Date of photograph 12/06/2014
Time of photograph 12:43
Canon EOS 5D Mark II DSLR
Lens 24mm

Camera Location
National Grid Reference 533462.1E 181976.4N
Camera height 15.61m AOD
Looking at Centre of Site
Bearing 310.0°, distance 0.1km
Photography Details
Height of camera 1.60m above ground
Date of photograph 22/07/2014
Time of photograph 10:09
Canon EOS 5D Mark II DSLR
Lens 24mm

Camera Location
National Grid Reference 533525.4E 181993.9N
Camera height 15.95m AOD
Looking at Centre of Site
Bearing 348.8°, distance 0.1km
Photography Details
Height of camera 1.60m above ground
Date of photograph 12/06/2014
Time of photograph 12:34
Canon EOS 5D Mark II DSLR
Lens 24mm
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12 | Blossom Street, looking north

13 | Blossom Street, corner with Fleur de Lis
Street

14 | Blossom Street, looking south

15 | Commercial Street, corner with Quaker
Street

16 | Commercial Street, opposite no.169

17 | Wheler Street

Camera Location
National Grid Reference 533461.1E 182011.5N
Camera height 15.61m AOD
Looking at Centre of Site
Bearing 26.6°, distance 0.0km
Photography Details
Height of camera 1.60m above ground
Date of photograph 18/07/2014
Time of photograph 16:25
Canon EOS 5D Mark II DSLR
Lens 24mm

Camera Location
National Grid Reference 533474.2E 182061.8N
Camera height 16.23m AOD
Looking at Centre of Site
Bearing 41.9°, distance 0.0km
Photography Details
Height of camera 1.60m above ground
Date of photograph 12/06/2014
Time of photograph 13:14
Canon EOS 5D Mark II DSLR
Lens 24mm

Camera Location
National Grid Reference 533485.9E 182099.5N
Camera height 16.58m AOD
Looking at Centre of Site
Bearing 180.4°, distance 0.1km
Photography Details
Height of camera 1.60m above ground
Date of photograph 22/07/2014
Time of photograph 09:10
Canon EOS 5D Mark II DSLR
Lens 24mm

Camera Location
National Grid Reference 533544.7E 182114.0N
Camera height 17.02m AOD
Looking at Centre of Site
Bearing 208.8°, distance 0.1km
Photography Details
Height of camera 1.60m above ground
Date of photograph 12/06/2014
Time of photograph 13:23
Canon EOS 5D Mark II DSLR
Lens 24mm

Camera Location
National Grid Reference 533493.6E 182170.2N
Camera height 16.64m AOD
Looking at Centre of Site
Bearing 169.3°, distance 0.1km
Photography Details
Height of camera 1.60m above ground
Date of photograph 18/07/2014
Time of photograph 18:23
Canon EOS 5D Mark II DSLR
Lens 24mm

Camera Location
National Grid Reference 533627.2E 182159.3N
Camera height 15.77m AOD
Looking at Centre of Site
Bearing 235.0°, distance 0.2km
Photography Details
Height of camera 1.60m above ground
Date of photograph 12/06/2014
Time of photograph 11:55
Canon EOS 5D Mark II DSLR
Lens 24mm

Blossom St, London E1 Replacement Environmental Statement II

November 2015

November 2015

Replacement Environmental Statement II Blossom St, London E1

117

Appendices (continued)
Details of schemes

A3

index scheme name

118

address

reference

PA

status

source of model data

positioning method

MH reference

colour

1

Principal Place

Land Fronting Norton Folgate Worship Street Bowl Park Plough Yard Hearn Street
and Curtain Road London EC2A 3B

2011/0698

Hackney

Legal Consent granted

Model supplied by Cityscape Digital and simplified by
Millerhare

Best fit to Ordnance Survey

hack0021.surface111012-consented-rb

Orange

2

86 Brick Lane

86 Brick Lane, London, E1 6RL

PA/13/00494

THBC

Legal Consent granted

Paper planning application drawings from local authority

Best fit to Ordnance Survey

towh0126.profile130413-dp-proposed

Orange

3

10-50 Willow Street

10 – 50 Willow Street, London, EC2A 4BH

2012/0123

Hackney

Legal Consent granted

Paper planning application drawings from local authority

Best fit to Ordnance Survey

hack0032.profile130418-dp-consented

Orange

4

The Stage

Land Bounded by Curtain Road/Hearn Street/Plough Yard/Fairchild Place/Great
Eastern Street/Hewett Street

2012/3871

Hackney

Legal Consent granted

Paper planning application drawings from local authority

Best fit to Ordnance Survey

hack0020-a.profile130124-dp-consented

Orange

5

Shoreditch Village

187-193 Shoreditch High Street and land bounded by Shoreditch High Street;
Holywell Lane and King John Court London E1 6HU

2012/3792

Hackney

Legal Consent granted

Paper planning application drawings from local authority

Best fit to Ordnance Survey

hack0028.mass130731-rb-consented

Orange

6

Silwex House

Silwex House, Quaker Street, London

PA/07/02310

THBC

Legal Consent granted

Paper planning application drawings from local authority

Best fit to Ordnance Survey

towh0740.profile140804-dp-consented-split Orange

7

Fruit and Wool Exchange

London Fruit & Wool Exchange, Brushfield St, 99-101 Commercial Street, 54
Brushfield St & Whites Row Car Park, London

PA/11/02220

THBC

Legal Consent granted

Paper planning application drawings from local authority

Best fit to Ordnance Survey

towh0020.profile121106-dp-consented

Orange

8

Middlesex Street Hotel

Site At 3-11 Goulston Street And 4-6 And 16-22 Middlesex Street, Middlesex
Street, London E1

PA/12/02045

THBC

Legal Consent granted

Paper planning application drawings from local authority

Best fit to Ordnance Survey

towh0308.profile140702-dp-consented

Orange

9

River Plate House

River Plate House, 7 – 11 Finsbury Circus, London EC2M 7EA

12/00811/FULMAJ

CoL

Completed

Model supplied by architects

Position relative to O.S. supplied
by architect

city0008-a3.surface130606-kpn-consented

Orange

10

1-13 Long Street

1-13 Long Street Hackney LONDON E2 8HJ

2012/2013

Hackney

Legal Consent granted

Paper planning application drawings from local authority

Best fit to Ordnance Survey

hack9002.profile140916-dp-consented

Orange

11

49-51 Paul Street

49-51 Paul Street, Hackney, London EC2A 4NG

2012/0816

Hackney

Legal Consent granted

Paper planning application drawings from local authority

Best fit to Ordnance Survey

isli0078.profile140804-dp-consented

Orange

12

115 Curtain Road

115 Curtain Road Hackney London EC2A 3BS

2012/0789

Hackney

Legal Consent granted

Paper planning application drawings from local authority

Best fit to Ordnance Survey

hack0066.profile140804-dp-consented

Orange

13

The Stage – Sub-station Site

UK PM Power Station Hearn Street Hackney EC2A 3LS

2012/3873

Hackney

Legal Consent granted

Paper planning application drawings from local authority

Best fit to Ordnance Survey

hack0020-b.profile130124-dp-consented

Orange

14

12-20 Paul Street

12-20 Paul Street & 83-105 Clifton Street London EC2

2011/1922

Hackney

Legal Consent granted

Paper planning application drawings from local authority

Best fit to Ordnance Survey

isli0069.profile140804-dp-consented

Orange

15

1 Crown Place

5-29 Sun Street, 1-17 Crown Place 8-16 Earl Street and 54 Wilson Street London
EC2M 2PS

2009/2464;
2009/2466

Hackney

Legal Consent granted

Model supplied by KPF Architects and simplified by
Millerhare

Position relative to O.S. supplied
by architect

hack0001.surface100726-kpn-consented

Orange

16

145 City Road

145 City Road London EC1 – 37 East Road London N1 6AZ

2012/3259

Hackney

Legal Consent granted

Paper planning application drawings from local authority

Best fit to Ordnance Survey

hack0037.profile140107-dp-consented

Orange

17

Art'otel

84-86 Great Eastern Street and 1-3 Rivington Street, London, EC2A 3JL

2009/2405

Hackney

Legal Consent granted

Paper planning application drawings from local authority

Best fit to Ordnance Survey

hack0055.profile140108-dp-consented

Orange

18

Corsham Street

Site bound by Corsham Street, Brunswick Place and Baches Street Hackney N1 6DP 2011/3007

Hackney

Legal Consent granted

Paper planning application drawings from local authority

Best fit to Ordnance Survey

hack9005.profile140804-dp-consented

Orange

19

Beagle House (2014)

Former Beagle House now known as Maersk House, Braham Street, London, E1

PA/14/00255

THBC

Submitted for planning

Drawings supplied by Architects

Best fit to Ordnance Survey

towh0306-a.detail121217-ra-proposed-chalk Orange

20

Aldgate Place (2012)

Site bounded by Leman Street, Whitechapel High Street, Commercial Road and
Buckle Street.

PA/13/00218
PA/04/01190

THBC

Legal Consent granted

Drawings supplied by Architects

Best fit to Ordnance Survey

towh0039.profile130204-kpn-consented

Orange

21

1 Aldgate Union

Whitechapel Street, Aldgate, Tower Hamlets, London, E1

PA/01/01424

THBC

Legal Consent granted

Drawings supplied by Wilkinson Eyre Architects

Best fit to Ordnance Survey

towh0307-a.mass060221-dp-proposed

Orange

22

61-75 Alie Street

Site At 61-75 Alie Street And 16-17 Plough Street And 20 Buckle Street, Alie Street, PA/07/01201
London

THBC

Completed

CAD model supplied by architect

Position relative to O.S. supplied
by architect

towh0092-c.profile080117-ru-proposed

Orange

23

1 Commercial Street (2012)

Former Site At 1 Commercial Street And 111 To 120 Whitechapel High Street,
Commercial Street, London

PA/12/00347

THBC

Completed

Paper planning application drawings from local authority

Best fit to Ordnance Survey

towh0038.profile130123-dp-existing

Orange

24

Curtain Road

65-75 Scrutton Street and 45 Curtain Road London EC2A 4PJ

2011/3593

Hackney

Legal Consent granted

Paper planning application drawings from local authority

Best fit to Ordnance Survey

hack0012.profile140804-dp-consented

Orange

25

One Mitre Square

Mitre Square, International House, Duke's Place, 11 Mitre Street & 1 Mitre Square,
London EC3

10/00371/FULMAJ

CoL

Legal Consent granted

CAD drawing supplied by Shepard Robson

Position relative to O.S. supplied
by architect

city0284.profile100406-fg-proposed

Orange

26

Tenter House Redevelopment

45 Moorfields, Moorgate, City of London, EC2

06/00687/FULL
11/00297/OUTL

CoL

Legal Consent granted

Paper planning application drawings from local authority

Best fit to Ordnance Survey

city0042-b.profile080110-dp-consented

Orange

27

10 Finsbury Square

3-10, Finsbury Square, Islington, London, EC2A 1AD

P100555

Islington

Completed

Model supplied by Architect and simplified by Millerhare

Position relative to O.S. supplied
by architect

isli0125-d.profile130814-kpn-existing-10fs

Orange

28

1 Heron Plaza (2010)

Stone House (128-140 Bishopsgate – 77-84 Houndsditch) Staple Hall (87-90
Hounditch) 142 – 150 Bishopsgate 1-3 & 5 Stone House Court 1-17 Devonshire
Row (Odd Numbers) London EC2

10/00152/FULEIA

CoL

Legal Consent granted

Model supplied by KPF Architects

Topographic survey positioned
using GPS control

city0313-b.profile100129-fg-proposed

Orange

29

5 Broadgate

5 Broadgate London EC2M 2QS

10/00904/FULEIA

CoL

Under Construction

Model supplied by Make Architects

Position relative to O.S. supplied
by architect

city0513.profile120730-dp-consented

Orange

30

City Road Estate (2010)

210 – 218 Old Street, 70-100 City Road, 32-37 Featherstone Street and 13-15
Mallow Street, Islington, London, EC1V 9UN

P101833

Islington

Legal Consent granted

Model supplied by AHMM

Position relative to O.S. supplied
by architect

isli0085.mass100617-ahmm-proposed

Orange

31

61-67 Great Eastern Street

61-67 Great Eastern Street, 5 Ravey Street and 93 Leonard Street Hackney
LONDON EC2A 3HS

2012/0506

Hackney

Legal Consent granted

Paper planning application drawings from local authority

Best fit to Ordnance Survey

hack0017.profile140916-dp-consented

Orange

32

60-70 St Mary Axe

60-70 St Mary Axe

08/00739/FULEIA

CoL

Legal Consent granted

CAD model supplied by Foggo Associates

Position relative to O.S. supplied
by architect

city0277.surface090119-fa-proposed

Orange

33

119-121 Bishopsgate

119 – 121 Bishopsgate London EC2M 3TH

09/00192/FULMAJ

CoL

Legal Consent granted

Paper planning application drawings from local authority

Best fit to Ordnance Survey

city0026.profile101116-nl-proposed

Orange

34

101 Moorgate

101 Moorgate London EC2M

11/00773/FULEIA

CoL

Under Construction

Paper planning application drawings from local authority

Best fit to Ordnance Survey

city0013-b.profile101011-existing

Orange

35

15 Bishopsgate

15 Bishopsgate London EC2N 3NW

12/00309/FULL

CoL

Legal Consent granted

Paper planning application drawings from local authority

Best fit to Ordnance Survey

city0060-e.profile140915-dp-consented

Orange
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36

1 Angel Court

1 Angel Court,1 Angel Court & 33 Throgmorton Street London EC2R 7HJ London

10/00889/FULMAJ

CoL

Legal Consent granted

CAD drawings supplied by Fletcher Priest

Position relative to O.S. supplied
by architect

city0055-c.profile100927-fg-proposed-chalk

Orange

37

The Pinnacle

Bishopsgate Tower, 22-24 Bishopsgate

05/00546/FULEIA

CoL

Legal Consent granted

Model supplied by Kohn Pederson Fox Associates

Best fit to Ordnance Survey

city0311-b.surface061214-joh-consented

Orange

38

100 Bishopsgate (2011)

100 Bishopsgate, City of London, EC2

11/00332/FULEIA

CoL

Legal Consent granted

Model supplied by Allies and Morrison & Woods Bagot

Position relative to O.S. supplied
by architect

city0311-g.mass110224-amwb-proposed

Orange

39

52-54 Lime Street

Prudential House, 52-54 Lime Street, City, London, EC3

12/00870/FULEIA

CoL

Legal Consent granted

Model supplied by KPF Architects and simplified by
Millerhare

Position relative to O.S. supplied
by architect

city0271-a.profile120810-kpf-consented

Orange

40

120 Moorgate (2011)

120 Moorgate, London, EC2M 6UR

11/00231/FULMAJ

CoL

Legal Consent granted

n/a

n/a

city0008-b.profile110309-dp-proposed

Orange

41

Bishopsgate Goodsyard
(Hackney)

n/a

PA/14/2011

Hackney

Submitted for planning

Models supplied by Architects

Position relative to O.S. supplied
by architect

hack0035.detail140204-plp-cumulative

Yellow

42

Bishopsgate Goodsyard
(Tower Hamlets)

n/a

PA/14/2011

THBC

Submitted for planning

Models supplied by Architects

Position relative to O.S. supplied
by architect

towh0045.detail140204-plp-cumulative

Yellow

43

Goodmans Fields – NW
Quadrant

Former Goodmans Fields, 74 Alie Street and Land North of Hooper Street and East PA/12/02068
of 99 Leman Street, Hooper Street, London E1

THBC

Under Construction

CAD drawings supplied by Lifschutz Davidson Sandilands

Position relative to O.S. supplied
by architect

towh0094-nw.mass121113-lds-consented

Orange

44

Goodmans Fields – SW
Former Goodmans Fields, 74 Alie Street & Land North Of Hooper Street and East
Quadrant and 75 Leman Street of 99 Leman Street, Hooper Street, London

PA/11/590

THBC

Under Construction

CAD drawings supplied by Lifschutz Davidson Sandilands

Position relative to O.S. supplied
by architect

towh0094-c.mass111027-lds-consented

Orange

45

Goodmans Fields – SE
Quadrant

Former Goodmans Fields, 74 Alie Street & Land North Of Hooper Street and East
of 99 Leman Street, Hooper Street, London

PA/11/03587

THBC

Legal Consent granted

CAD drawings supplied by Lifschutz Davidson Sandilands

Position relative to O.S. supplied
by architect

towh0094-se.mass121113-lds-consented

Orange

46

Goodmans Fields – NE
Quadrant

Former Goodmans Fields, 74 Alie Street & Land North Of Hooper Street and East
of 99 Leman Street, Hooper Street, London

PA/11/03587

THBC

Legal Consent granted

CAD drawings supplied by Lifschutz Davidson Sandilands

Position relative to O.S. supplied
by architect

towh0094-ne.detail130719-lds-consentedchalk

Orange

47

60 Commercial Road

60 Commercial Road, London. E1 1LP

PA/10/01481

THBC

Legal Consent granted

Model supplied by BuckleyGreyYeoman and simplified by
Millerhare

Position relative to O.S. supplied
by architect

towh0095-b.profile100629-bgy-consented

Orange

48

15-17 Leman Street (2011)

15-17 Leman Street and 1A Buckle Street, London

PA/11/03693

THBC

Legal Consent granted

Models supplied by Architects

Position relative to O.S. supplied
by architect

towh0092-e.profile111121-dm-consented

Orange

49

27 Commercial Road – 2013

27 Commercial Road and 29-37 Whitechurch Lane, London, E1 1LD

PA/13/02338

THBC

Legal Consent granted

Model supplied by Stock Woolstencroft

Position relative to O.S. supplied
by architect

towh0070.detail130819-sw-proposed

Orange

50

Blossom Street

Blossom St, London E1

n/a

LBTH

Proposed

Models supplied by Architects

Position relative to O.S. supplied
by architect

hack0036-detail141107-ahmm-proposed

Blue

51

Huntingdon Industrial Estate

Land bounded by 2-10 Bethnal Green Road, 1-5 Chance Street and 30-32
Redchurch Street

n/a

Hackney

Legal Consent granted

Models supplied by Architects

Position relative to O.S. supplied
by architect

towh0046-b.detail130320-rpa-proposedinquiry

Orange

52

201-207 Shoreditch High
Street

201-207 Shoreditch High Street and 1 Fairchild Street Hackney London E1

2015/2403

Hackney

Proposed

Model supplied by Cityscape Digital

Position relative to O.S. supplied
by architect

hack0035.mass150330-fb-proposed

Yellow

53

22 Bishopsgate

22 Bishopsgate, City of London EC2

n/a

CoL

Proposed

Models supplied by Architects

Position relative to O.S. supplied
by architect

city0311-b.detail151029-plp-proposed

Yellow
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Aerial diagram showing location of schemes
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42

10

65.7m AOD

58.4m AOD

50.55m AOD

Aerial view of Proposed Development
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Appendices (continued)
A4

A4.1

Accurate Visual Representations
Each of the views in this study has been prepared as an
Accurate Visual Representation (AVR) following a consistent
methodology and approach to rendering. Appendix C of
the London View Management Framework: Supplementary
Planning Guidance (March 2012) defines an AVR as:

Studies of this type use a range of camera equipment; in
recent times digital cameras have largely superseded the
traditional film formats of 35mm, medium format (6cm x
6cm) and large format (5in x 4in). Comparing digital and
film formats may be achieved using either the HFOV or the
35mm equivalent lens calculation, however quoting the
lens focal length (in mm) is not as consistently applicable
as using the HFOV when comparing AVRs.

In this study the baseline condition is provided by carefully
taken large format photography. The proposed condition is
represented as an accurate photomontage, which combines
a computer generated image with the photographic context.
In preparing AVRs of this type certain several key attributes
need to be determined, including:

Add

The choice of telephoto, standard or wide-angle lens, and
consequently the Field of View, is made on the basis of the
requirements for assessment which will vary from view to view.

122

A4.9

For some views two of these scenarios might be appropriate,
and hence the study will include two versions of the same
view with different fields of view.

Large
format

High
res
digital

A4.10

35mm
format

Digital wide angle lens

69.9

–

35

–

Large format wide angle lens

67.6

90

–

–

35mm wide angle lens

65.5

–

–

28

35mm medium wide lens

54.4

–

–

35

Large format telephoto lens

42.9

150

–

–

50mm standard lens

39.6

–

–

50

35mm telephoto lens

16.4

–

–

125

Digital telephoto lens

13.2

–

210

–

However in a visual assessment there are three scenarios where
constraining the study to this single fixed lens combination
would not provide the assessor with the relevant information
to properly assess the Proposed Development in its context.

November 2015

Firstly, where the relationship being assessed is distant, the
observer would tend naturally to focus closely on it. At this
point the observer might be studying as little as 5 to 10
degrees in plan. The printing technology and image resolution of a print limit the amount of detail that can be resolved
on paper when compared to the real world, hence in this situation it is appropriate to make use of a telephoto lens.

AVR 3 – Photoreal

Example of AVR 3 – confirming the use of materials (in this case using a
‘photo-realistic’ rendering technique)

Representation of the Proposed Development and
cumulative schemes

A4.11

In the simple case the lens selection will be that which
provides a comfortable Viewing Distance. This would normally
entail the use of what most photographers would refer to as
a “standard” or “normal” lens, which in practice means the use
of a lens with a 35mm equivalent focal length of between
about 40 and 58 mm.

Blossom St, London E1 Replacement Environmental Statement II

HFOV
degrees

The FOV of digital cameras is dependent on the physical
dimensions of the CCD used in the camera. These depend
on the make and model of the camera. The comparison
table uses the specifications for a Phase One P45 digital
back which has CCD dimensions of 48.9mm x 36.7mm.

A4.6
A4.5

Thirdly 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.
In these situations it is appropriate to provide a panorama
comprising of a number of photographs placed side by side.

Lens focal length (mm)

Selection of Field of View

A4.4

A4.8

Using this measure it becomes practical to make a comparison between photographs taken using lens of various focal
lengths captured on to photographic film or digital camera
sensors of various size and proportions. It is also possible to
compare computer renderings with photographic images.

• the Field of View
• the representation of the Proposed Development
• documentation accompanying the AVR

A4.3

Secondly, where the wider context of the view must be considered and in making the assessment a viewer would naturally
make use of peripheral vision in order to understand the
whole. A print has a fixed extent which constrains the angle
of view available to the viewer and hence it is logical to use
a wide angle lens in these situations in order to include additional context in the print.

The term ‘Field Of View’ (FOV) or more specifically
Horizontal Field of View (HFOV), refers to the horizontal
angle of view visible in a photograph or printed image and
is expressed in degrees. It is often generally referred to as
‘angle of view’, ‘included angle’ or ‘view cone angle’.

“An AVR is a static or moving image which shows the
location of a proposed development as accurately as
possible; it may also illustrate the degree to which the
development will be visible, its detailed form or the
proposed use of materials. An AVR must be prepared
following a well-defined and verifiable procedure and
can therefore be relied upon by assessors to represent
fairly the selected visual properties of a proposed development. AVRs are produced by accurately combining
images of the proposed building (typically created from
a three-dimensional computer model) with a representation of its context; this usually being a photograph,
a video sequence, or an image created from a second
computer model built from survey data. AVRs can be
presented in a number of different ways, as either still or
moving images, in a variety of digital or printed formats.”
A4.2

A4.7

Field Of View

Classification of AVRs
AVRs are classified according to their purpose using Levels 0
to 4. These are defined in detail in Appendix C of the London
View Management Framework: Supplementary Planning
Guidance (July 2007). The following table is a summary.
AVR level

showing

purpose

AVR 0

Location and size
of proposal

Showing Location and size

AVR 1

Location, size and degree of Confirming degree
visibility of proposal
of visibility

AVR 2

As level 1 + description of
architectural form

Explaining form

AVR 3

As level 2 + use of materials

Confirming the use
of materials

A4.12

The purpose of a Level 3 AVR is to represent the likely appearance of the Proposed Development under the lighting conditions found in the photograph. All aspects of the images that
are able to be objectively defined have been created directly
from a single detailed description of the building. These
include the geometry of the building and the size and shape
of shadows cast by the sun.

A4.13

Beyond this it is necessary to move into a somewhat more
subjective arena where the judgement of the delineator must
be used in order to define the final appearance of the building
under the specific conditions captured by the photographic
and subsequent printing processes. In this area the delineator
is primarily guided by the appearance of similar types of buildings at similar distances in the selected photograph. In large
scope studies photography is necessarily executed over a long
period of time and sometimes at short notice. This will produce
a range of lighting conditions and photographic exposures.
The treatment of lighting and materials within these images
will respond according to those in the photograph.

A4.14

Where the Proposed Development is shown at night-time, the
lightness of the scheme and the treatment of the materials
was the best judgment of the visualiser as to the likely appearance of the scheme given the intended lighting strategy and
the ambient lighting conditions in the background photograph. In particular the exact lighting levels are not based on
photometric calculations and therefore the resulting image is
assessed by the Architect and Lighting Designer as being a
reasonable interpretation of the concept lighting strategy.

In practice the majority of photography based AVRs are
either AVR 3 (commonly referred to as “fully rendered” or
“photoreal”) or AVR 1 (commonly referred to as “wire-line”).
Model based AVRs are generally AVR 1.

Appendices (continued)

AVR 1 – Outline

the proportion of immediate foreground visible in the photograph. Horizontal shift will not be used. Where the prospect
is framed by existing buildings, portrait format photographs
may be used if this will result in the proposal being wholly
visible in the AVR, and will not entirely exclude any relevant
existing buildings.
A4.20

A4.26

Comparing AVRs with different FOVs
A key benefit of the index markings is that it becomes practical to crop out a rectangle in order to simulate the effect of
an image with a narrower field of view. In order to understand
the effect of using a longer lens it is simply necessary to cover
up portions of the images using the graticule as a guide.

Where the Proposed Development would extend off the top
of the photograph, the image may be extended vertically to
ensure that the full height of the Proposed Development is
show. Typically images will be extended only where this can
be achieved by the addition of sky and no built structures are
amended. Where it is necessary to extend built elements of
the view, the method used to check the accuracy of this will
be noted in the text.
Sample graticule showing optical axis markers

Documenting the AVR
Example of AVR 1 confirming degree of visibility (in this case as an
occluded ‘wire-line’ image)
A4.21
A4.15

The purpose of a wire-line view is to accurately indicate the
location and degree of visibility of the Proposed Development
in the context of the existing condition and potentially in the
context of other proposed schemes.

A4.16

In AVR1 representation each scheme is represented by a single
line profile, sometimes with key edges lines to help understand the massing. The width of the profile line is selected to
ensure that the diagram is clear, and is always drawn inside
the true profile. The colour of the line is selected to contrast
with the background. Different coloured lines may be used in
order to distinguish between proposed and consented status,
or between different schemes.

A4.17

A4.18

A4.19

Where more than one scheme is represented in outline form
the outlines will obscure each other as if the schemes where
opaque. Trees or other foliage will not obscure the outline
of schemes behind them. This is because the transparency
of trees varies with the seasons, and the practical difficulties of representing a solid line behind a filigree of branches.
Elements of a temporary nature (e.g. cars, tower cranes,
people) will similarly not obscure the outlines.
Framing the view
Typically AVRs are composed with the camera looking horizontally i.e. with a horizontal Optical Axis. This is in order to
avoid converging verticals which, although perspectively
correct, appear to many viewers as unnatural in print form. The
camera is levelled using mechanical levelling devices to ensure
the verticality of the Picture Plane, being the plane on to which
the image is projected; the film in the case of large format
photography or the CCD in the case of digital photography.

A4.24

The vertical and horizontal field of view of the final image
is declared using a graticule consisting of thick lines at ten
degree increments and intermediate lines every degree,
measured away from the optical axis. Using this graticule it is
possible to read off the resultant horizontal and vertical field
of view, and thereby to compare the image with others taken
using specific lens and camera combinations. Alternatively it
can be used to apply precise crops during subsequent analysis.

A4.25

The blue marks on the left and right indicate the calculated
location of the horizon line i.e. a plane running horizontally
from the location of the camera. Where this line is above or
below the optical axis, this indicates that the camera has been
tilted; where it is not parallel with the horizontal marking of
the optical axis, this indicates that the camera was not exactly
horizontal, i.e. that “roll” is present. Note that a small amount
of tilt and roll is nearly always present in a photograph, due to
the practical limitations of the levelling devices used to align
the camera in the field.

Border annotation
A Millerhare AVR image has an annotated border or ‘graticule’ which indicates the field of view, the optical axis and the
horizon line. This annotation helps the user to understand
the characteristics of the lens used for the source photograph, whether the photographer applied tilt, vertical rise or
horizontal shift during the taking of the shot and if the final
image has been cropped on one or more sides.

A4.22

The four red arrows mark the horizontal and vertical location
of the ‘optical axis’. The optical axis is a line passing through
the eye point normal to the projection plane. In photography
this line passes through the centre of the lens, assuming that
the film plane has not been tilted relative to the lens mount.
In computer rendering it is the viewing vector, i.e the line from
the eye point to the target point.

A4.23

If the point indicated by these marks lies above or below the
centre of the image, this indicates either that vertical rise
was used when taking the photograph or that the image has
subsequently been cropped from the top or bottom edge.
If it lies to the left or right of the centre of the image then
cropping has been applied to one side or the other, or more
unusually that horizontal shift was applied to the photograph.

Sample graticule showing horizon line markers

For a typical townscape view, a Landscape camera format is
usually the most appropriate, giving the maximum horizontal
angle of view. Vertical rise may be used in order to reduce
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Appendices (continued)
A5

Methodology for the production of Accurate Visual Representations
Overview of Methodology

A5.1

A5.2

A5.3

A5.4

A5.8

The study was carried out by Millerhare (the Visualiser) by
combining computer generated images of the Proposed
Development with either large format photographs or with
rendered images from a context model at key strategic locations around the site as agreed with the project team. Surveying
was executed by Marshall Survey Associates (the Surveyor).
The methodology employed by Millerhare is compliant with
Appendix C of the London View Management Framework:
Supplementary Planning Guidance (March 2012).
The project team defined a series of locations in London
where the proposed buildings might have a significant visual
effect. At each of these locations Millerhare carried out a
preliminary study to identify specific Assessment Points from
which a representative and informative view could be taken.
Once the exact location had been agreed by the project team,
a photograph was taken which formed the basis of the study.
The precise location of the camera was established by the
Surveyor using a combination of differential GPS techniques
and conventional observations.
For views where a photographic context was to be used
additional surveying was carried out. A number of features
on existing structures visible from the camera location were
surveyed. Using these points, Millerhare has determined the
appropriate parameters to permit a view of the computer
model to be generated which exactly overlays the appropriate
photograph. Each photograph has then been divided into
foreground and background elements to determine which
parts of the current context should be shown in front of the
Proposed Development and which behind. When combined
with the computer-generated image these give an accurate
impression of the impact of the Proposed Development on
the selected view in terms of scale, location and use of materials (AVR Level 3).

A5.9

A5.11

A5.12

All data was assembled into a consistent spatial framework,
expressed in a grid coordinate system with a local plan
origin. The vertical datum of this framework is equivalent to
Ordnance Survey (OS) Newlyn Datum.
A5.14

A5.7

124

By using a transformation between this framework and the
OSGB36 (National Grid) reference framework, Millerhare
have been able to use other data sets (such as OS land line
maps and ortho-corrected aerial photography) to test and
document the resulting photomontages.
In addition, surveyed observation points and line work from
Millerhare’s London Model database are used in conjunction
with new data in order to ensure consistency and reliability.
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A5.17

A5.18

Reconnaissance
At each Study Location the Visualiser conducted a photographic reconnaissance to identify potential Assessment
Points. From each candidate position, a digital photograph was taken looking in the direction of the Proposed
Development using a wide angle lens. Its position was noted
with field observations onto an OS map and recorded by a
second digital photograph looking at a marker placed at the
Assessment Point.

A5.19

A5.20

From the point set, the Visualiser created a three dimensional alignment model in the visualisation system by placing
inverted cones at each surveyed point.
Photo preparation
From the set of photographs taken from each Assessment
Point, one single photograph was selected for use in the
study. This choice was made on the combination of sharpness, exposure and appropriate lighting.
The selected photograph was copied into a template image
file of predetermined dimensions. The resulting image was
then examined and any artefacts related to the digital image
capture process were rectified.

Example of alignment model overlaid on the photograph

A5.25

Where vertical rise has been used the image is analysed and
compensation is applied to ensure that the centre of the
image corresponds to the location of the camera’s optical axis.
A5.26

A5.10

Spatial framework and reference database

A5.6

into OSGB36 (National Grid) coordinates, and with additional
interpreted lines to improve the clarity of the surveyed data.

Process – photographic context

A5.13

A5.5

The models used to represent consented schemes have
been assembled from a variety of sources. Some have been
supplied by the original project team, the remainder have
been built by Millerhare from available drawings, generally
paper copies of the submitted planning application. While
these models have not been checked for detailed accuracy by
the relevant architects, Millerhare has used its best endeavours to ensure that the models are positioned accurately both
in plan and in overall height.

The Visualiser assigned a unique reference to each
Assessment Point and Photograph.
Final Photography
From each selected Assessment Point a series of large format
photographs were taken with a camera height of approximately 1.6m. The camera, lens, format and direction of view
are determined in accordance with the policies set out above
The centre point of the tripod was marked and a digital
photograph showing the camera and tripod in situ was taken
to allow the Surveyor to return to its location. Measurements
and field notes were also taken to record the camera location,
lens used, target point and time of day.
Surveying the Assessment Points
For each selected Assessment Point a survey brief was
prepared, consisting of the Assessment Point study sheet and
a marked up photograph indicating alignment points to be
surveyed. Care was taken to ensure that a good spread of
alignment points was selected, including points close to the
camera and close to the target.
Using differential GPS techniques the Surveyor established
the location of at least two intervisible stations in the vicinity
of the camera location. A photograph of the GPS antenna in
situ was taken as confirmation of the position.

A5.15

From these the local survey stations, the requested alignment
points were surveyed using conventional observation.

A5.16

The resulting survey points were amalgamated into a single
data set by the Surveyor. This data set was supplied as a spreadsheet with a set of coordinates transformed and re-projected
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A5.21

A5.22

Calculating the photographic alignment
A preliminary view definition was created within the visualisation system using the surveyed camera location, recorded
target point and FOV based on the camera and lens combination selected for the shot
A lower resolution version of the annotated photograph was
attached as a background to this view, to assist the operator
to interpret on-screen displays of the alignment model and
other relevant datasets.
A5.27

A5.23

Using this preliminary view definition, a rendering was created
of the alignment model at a resolution to match the scanned
photograph. This was overlaid onto the background image
to compare the image created by the actual camera and
its computer equivalent. Based on the results of this process
adjustments were made to the camera definition. When using
a wide angle lens observations outside the circle of distortion
are given less weighting.

A5.24

This process was iterated until a match had been achieved
between the photograph and alignment model. At this stage, a
second member of staff verified the judgements made. An A3
print was made of the resulting photograph overlaid with the
alignment model as a record of the match. This was annotated
to show the extents of the final views to be used in the study.

Preparing models of the Proposed Development
A CAD model of the Proposed Development was created from
3D CAD models and 2D drawings supplied by the Architect.
The level of detail applied to the model is appropriate to the
AVR type of the final images.
Models of the Proposed Development and other schemes are
located within the spatial framework using reference information supplied by the Architect or, when not available, by
best fit to other data from the spatial framework reference
database . Study renders of the model are supplied back to
the Architect for confirmation of the form and the overall
height of the Proposed Development. The method used to
locate each model is recorded. Each distinct model is assigned
a unique reference code by the Visualiser.
Determining occlusion and creating simple renderings
A further rendering was created using the aligned camera,
which combined the Proposed Development with a computergenerated context. This was used to assist the operator to
determine which parts of the source image should appear
in front of the Proposed Development and which behind it.
Using this image and additional site photography for information, the source file is divided into layers representing foreground and background elements.

A5.28

In cases where the Proposed Development is to be represented in silhouette or massing form (AVR1 or AVR2), final
renderings of an accurate massing model were generated
and inserted into the background image file between the foreground and background layers.

A5.29

Final graphical treatments were applied to the resulting
image as agreed with the Architect and environmental and
planning consultants. These included the application of
coloured outlines to clarify the reading of the images or the
addition of tones to indicate occluded areas.

A5.30

Creating more sophisticated renderings
Where more sophisticated representations of the Proposed
Developments were required (AVR3) the initial model is
developed to show the building envelope in greater detail.

Appendices (continued)

In addition, definitions were applied to the model to illustrate
transparency, indicative material properties and inter-reflection with the surrounding buildings.
A5.31

A5.39

Any exceptions to the applied policies or deviations from the
methodology were clearly described.

A5.40

Where appropriate, additional images were included in the
study report, showing the Proposed Development in the
context of other

For each final view, lighting was set in the visualisation system
to match the theoretical sunlight conditions at the time the
source photograph was taken, and additional model lighting
placed as required to best approximate the recorded lighting
conditions and the representation of its proposed materials.

of the camera location. A photograph of the GPS antenna in
situ was taken as confirmation of the position.

A5.47

Process – modelled context
A5.48

A5.32

A5.33

A5.34

A5.35

By creating high resolution renderings of the detailed model,
using the calculated camera specification and approximated
lighting scenario, the operator prepared an image of the
building that was indicative of its likely appearance when
viewed under the conditions of the study photograph. This
rendering was combined with the background and foreground components of the source image to create the final
study images.

A5.49

A single CAD model of the Proposed Development has been
used for all distant and local views, in which the architectural detail is therefore consistently shown. Similarly a single
palette of materials has been applied. In each case the sun
angles used for each view are transferred directly from the
photography records.
Material definitions have been applied to the models assembled as described. The definitions of these materials have
been informed by technical notes on the planning drawings
and other available visual material, primarily renderings
created by others. These resulting models have then been
rendered using the lighting conditions of the photographs.
Where the Proposed Development is shown at night-time,
the lightness of the scheme and the treatment of the materials was the best judgment of the visualiser as to the likely
appearance of the scheme given the intended lighting
strategy and the ambient lighting conditions in the background photograph.

Example of AVR using a modelled context
A5.41

A5.42

A5.43
A5.36

A5.37

Documenting the study
For each Assessment Point a CAD location plan was prepared,
onto which a symbol was placed using the coordinates of the
camera supplied by the Surveyor. Two images of this symbol
were created cross-referencing background mapping supplied
by Ordnance Survey.

A5.44

The final report on the Study Location was created which shows
side by side, the existing and proposed prospect. These were
supplemented by images of the location map, a record of the
camera location and descriptive text. The AVR level is described.
A5.45

A5.38

Peripheral annotation was added to the image to clearly
indicate the final FOV used in the image, any tilt or rise, and
whether any cropping has been applied.

A5.46

Reconnaissance
At each Study Location the Visualiser conducted a photographic reconnaissance to identify potential Assessment
Points. From each candidate position, a digital photograph was taken looking in the direction of the Proposed
Development using a wide angle lens. Its position was noted
with field observations onto an OS map and recorded by a
second digital photograph looking at a marker placed at the
Assessment Point.
The Visualiser assigned a unique reference to each Assessment
Point and Photograph.

A5.51

Indicative trees with estimated height and width where
added to the model. Additional entourage (cars, buses, street
furniture etc) was inserted in order to provide scale.

Surveying the Assessment Points
For each selected Assessment Point a survey brief was
prepared consisting of the Assessment Point study sheet.
Using differential GPS techniques the Surveyor established
the location of at least two intervisible stations in the vicinity

A5.53

A5.54

A5.56

Any exceptions to the applied policies or deviations from the
methodology were clearly described.

A5.57

Where appropriate, additional images were included in the
study report, showing the Proposed Development in the
context of other consented schemes.

Creating the study model
Using drawings and 3D models supplied by the Architects, an
accurate massing model of the project was created showing
all significant elements of the building that would affect
that overall silhouette of the proposals. A palette of simple
abstract materials is applied to the model. In general specific
construction materials are not shown, except for glass which is
used in order to indicate a degree of transparency where this
affects the profile of the Proposed Development.
Using data supplied by the Architects that defined the relationship of the building grid to the Ordnance Survey, the completed
study model was located in the same geometric space as the
context model, the survey and other reference data.

A5.52

Peripheral annotation was added to the image to clearly
indicate the final FOV used in the image, any tilt or rise, and
whether any cropping has been applied.

From this data an accurate roofscape model was prepared.
For buildings close to the site fenestration detail was added
to the model to aid in understanding the scale of the context.
Indicative trees with estimated height and width where
added to the model. Additional entourage (cars, buses, street
furniture etc) was inserted in order to provide scale.

A5.50

Reference Photography
From each selected Assessment Point a large format photograph was taken with a camera height of approximately
1.6m. The camera, lens, format and direction of view are
determined in accordance with the policies set out above
The centre point of the tripod was marked and a digital
photograph showing the camera and tripod in situ was taken
to allow the Surveyor to return to its location. Measurements
and field notes were also taken to record the camera location,
lens used, target point and time of day.

Creating the context model
Three dimension model data from a variety of sources was
assembled to determine the location of significant roofscape features (parapet edges, ridge lines, chimneys etc) and
groundscape features (kerb and dock edges, walls etc).

A5.55

Rendering and Post-production
For each selected view, a virtual camera was created at the
same location as the digital photograph and using a similar
FOV and target. Renders of both the existing model and the
proposal model were produced using lighting from a sun
at an appropriate time of day. As the models are internally
consistent the relationship of the Proposed Development to
the context is exact.
Documenting the study
For each Assessment Point a CAD location plan was prepared,
onto which a symbol was placed using the coordinates of the
camera supplied by the Surveyor. Two images of this symbol
were created cross-referencing background mapping supplied
by Ordnance Survey.
The final report on the Study Location was created which shows
side by side, the existing and proposed prospect. These were
supplemented by images of the location map, a record of the
camera location and descriptive text. The AVR level is described.
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