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1. Introduction  

Qualifications and Experience 

1.1 My name is Joanna Mary Ede. I am a Director of Townscape, Landscape and VIA 

services at Turley planning consultants. I am a Recognised Practitioner in Urban Design, 

Chartered Landscape Architect and Member of the Landscape Institute. I hold a 

aŀǎǘŜǊΩǎ 5ŜƎǊŜŜ ƛƴ [ŀƴŘǎŎŀǇŜ !ǊŎƘƛǘŜŎǘǳǊŜΣ ŀ tƻǎǘƎǊŀŘǳŀǘŜ 5ƛǇƭƻƳŀ ƛƴ [ŀƴŘǎŎŀǇŜ 

Architecture, and a BA honours degree in Geography.  I have also acted as an external 

examiner for the BA Honours degree at the University of Sheffield for four years and 

following this as an external examiner at Leeds Metropolitan University for the BA 

Hons degree in Landscape Architecture, also for four years. 

1.2 L ƘŀǾŜ нс ȅŜŀǊǎΩ ǇǊƻŦŜǎǎƛƻƴŀƭ ƛƴ ŘŜǎƛƎƴ ŀƴŘ ǇƭŀƴƴƛƴƎ ƳŀǘǘŜǊǎ ǊŜƭŀǘƛƴƎ ǘƻ ǘƻǿƴǎŎŀǇŜ ŀƴd 

landscape and have worked for both the public and private sector. This has included 

acting as an expert witness on landscape and townscape matters at Public Inquiries 

and Hearings, often in relation to the suitability of Sites for residential development. 

1.3 I have particular experience of Townscape / Landscape and Visual Impact Assessments 

(TVIAs and LVIAs) and Appraisals (TVAs and LVAs) and my current role focusses on 

undertaking and reviewing T/LVIAs and T/LVAs on Sites across the UK. Many of these 

projects have involved providing advice to clients on tall building proposals and other 

forms of high density development including both the suitability of Sites to 

accommodate them and the assessment of potential effects on townscape character 

and visual amenity. Recent tall building and high density projects I have provided 

advice on include: Portland House, Westminster; Gunnersbury Avenue, Chiswick; Old 

Railway Works, Ashford; Sun Wharf, Lewisham; Paradise Circus, Birmingham, 

Martineau Galleries, Birmingham; Blackfriars Road, Southwark; The Mall, 

Walthamstow; Selly Oak Triangle, Birmingham; Argyle Street, Glasgow; Dugard Way, 

Lambeth; Rom Valley Gardens, Romford; and, Enterprise Wharf, Birmingham. 

1.4 All the townscape, landscape and visual assessment work I carry out is undertaken in 

ŀŎŎƻǊŘŀƴŎŜ ǿƛǘƘ ǘƘŜ ΨDǳƛŘŜƭƛƴŜǎ ŦƻǊ [ŀƴŘǎŎŀǇŜ ŀƴŘ ±ƛǎǳŀƭ !ǎǎŜǎǎƳŜƴǘΩ όоrd edition, 

published by the Landscape Institute and Institute for Environmental Management and 

!ǎǎŜǎǎƳŜƴǘύΣ ƘŜǊŜŀŦǘŜǊ ǊŜŦŜǊǊŜŘ ǘƻ ŀǎ ΨD[±L!оΩΦ  

1.5 My professional experience also includes urban and landscape design work for: 

hospitals and care homes (including Stevenage EMI unit); public open spaces (including 

Verulanium Park, St Albans); a large number of residential development Sites; public 

realm improvement schemes; the Northern Olympic Fringe Masterplan; and, transport 

infrastructure projects; townscape characterisation studies for Southend Borough 

Council, London Borough of Barnet, London Borough of Enfield, London Borough of 

Greenwich; and, landscape character assessments for: East Hertfordshire District; 

Basildon Borough and Woking District. 
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Instructions 

1.6 In March 2020, I was instructed by Hill Residential Limited όƘŜǊŜŀŦǘŜǊ ǊŜŦŜǊǊŜŘ ǘƻ ŀǎ ΨǘƘŜ 

!ǇǇŜƭƭŀƴǘΩύ to represent them on issues relating to townscape and visual impact 

concerning the refusal of planning permission by Stevenage Borough Council (SBC) for 

a Full Planning Application for a proposed residential development of 576 units on Land 

West of Lytton Way, Stevenage (hereaŦǘŜǊ ǊŜŦŜǊǊŜŘ ǘƻ ŀǎ ΨǘƘŜ !ǇǇŜŀƭ {ƛǘŜΩύ (ref: 

19/00474/FPMύ όƘŜǊŜŀŦǘŜǊ ǊŜŦŜǊǊŜŘ ǘƻ ŀǎ άǘƘŜ tǊƻǇƻǎŜŘ 5ŜǾŜƭƻǇƳŜƴǘέύΦ 

1.7 I was asked to review the drawings and documents submitted with the Planning 

Application by the Appellant, the Reasons for Refusal cited in the Decision Notice, and 

to carry out a Townscape and Visual Impact Assessment (TVIA) of the Proposed 

Development. Following this, I concluded that the scheme would have generally 

beneficial effects on both townscape character and visual amenity and that there were 

insufficient grounds to refuse planning permission on these matters.  I, therefore, 

ŎƻƴǎƛŘŜǊŜŘ ǘƘŀǘ L ŎƻǳƭŘ ǎǳǇǇƻǊǘ ǘƘŜ !ǇǇŜƭƭŀƴǘΩǎ Ǉƻǎƛǘƛƻƴ ƻŦ ŀǇǇŜŀƭƛƴƎ ŀƎŀƛƴǎǘ ǘƘŜ 

refusal of Planning Permission and accepted the commission to act on their behalf at 

Appeal.  

1.8 This Statement sets out ǘƘŜ !ǇǇŜƭƭŀƴǘΩǎ ŎŀǎŜ ƻƴ ǘƻǿƴǎŎŀǇŜ ŀƴŘ Ǿƛǎǳŀƭ ƳŀǘǘŜǊǎΣ 

demonstrating that planning permission should not have been refused for the 

Proposed Development on the grounds of these matters. 

1.9 I confirm that the Statement that I have prepared and provide for this Appeal is given 

in accordance with the guidance of my professional institute, the Landscape Institute, 

and I confirm that the opinions expressed are my true and professional opinions. 

Summary description of the Proposed Development 

1.10 The proposed  scheme was described by the Council at validation as: 

άDemolition of existing office building (Use Class B1) and structures, and 
the construction of seven apartment buildings comprising 576 dwellings 
(Use Class C3) together with internal roads, parking, public open space, 

landscaping, drainage and associated infrastructure worksέ  

1.11 A fuller description of the proposal is provided in the (draft) Statement of Common 

Ground (SoCG) between the Appellant and the Council and in the material in support 

of the application including the Design and Access Statement (DAS) and supporting 

drawings.     

Reasons for refusal 

1.12 This Appeal is against the refusal of planning permission by SBC for a Full Planning 

Application, submitted on behalf of Hill Residential Ltd, for a proposed residential 

development. The Council determined the application on 6th March 2020.The Decision 

Notice confirms that the application was refused for three reasons; the first two of 

which relate to townscape and visual amenity, namely:  
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1. The proposed development by virtue of its height, design and appearance would 

result in an incongruous form of development which would be harmful to the visual 

amenities of the area. The proposal would, therefore, be contrary to policies SP7, SP8 

and GD1 of the Stevenage Borough Local Plan 2011-2031 and the advice in the National 

Planning Policy Framework 2019 and the Planning Practice Guidance 2014 relating to 

high quality design. 

2. The proposal comprising 576 dwellings in 7 flatted blocks on this constrained Site 

would result in an overdevelopment of the Site which would be harmful to the character 

and appearance of the area. The proposal would, therefore, be contrary to policies SP7, 

SP8 and GD1 of the Stevenage Borough Local Plan 2011-2031 and the advice in the 

National Planning Policy Framework 2019 and the Planning Practice Guidance 2014 

ǊŜƭŀǘƛƴƎ ǘƻ ƘƛƎƘ ǉǳŀƭƛǘȅ ŘŜǎƛƎƴέΦ 

Key issues and scope of statement 

1.13 I consider that the main issues contained within the Reasons for Refusal, which relate 

to townscape and visual impact and which are disputed by the Appellant and Council to 

be: 

¶ Is the development incongruent in terms of its: a) height, b) design, or c) 

appearance?   

 

¶ Would the development harm the visual amenities of the area?; and, 

¶ Would the development harm the character and appearance of the area? 

1.14 To address the above issues, this Statement assesses the impact of the Proposed 

Development on townscape character, views and visual amenity. It draws on the TVIA 

for the Proposed Development, which I prepared in May 2020, and which was 

submitted with the Appeal, and should be read in conjunction with this. My Statement 

should also be read alongside: 

ω Supplementary statement on Design, Townscape and Heritage prepared by 

Richard Coleman; and  

ω Statement of Case produced by Hill Residential regarding planning policy and the 

planning balance; and,  

ω BPTW Architects Summary- July 2020 

 

Methodology 

1.15 This Statement has been prepared following a review of the documents and drawings, 

which were submitted with the planning application; consultee responses; and, a visit 

to the Appeal Site and its surroundings, which I carried out in April 2020, together with 

Richard Coleman. Photographs of views towards the Appeal Site and visualisations of 

the Proposed Development, prepared by visualisation consultants Realm, are included 

within Appendix 3 of the TVIA.  Reduced scale photographs and visualisations have 

been included in this statement to illustrate key points, however, it is strongly 
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recommended that the statement is read alongside an A3 print version of the TVIA to 

ensure that images are viewed at the correct scale. 

1.16 .Ŝǎǘ ǇǊŀŎǘƛŎŜ ƛƴ ǊŜƭŀǘƛƻƴ ǘƻ ƭŀƴŘǎŎŀǇŜ ŀƴŘ Ǿƛǎǳŀƭ ŀǎǎŜǎǎƳŜƴǘ ƛǎ ǎŜǘ ƻǳǘ ƛƴ ΨDǳƛŘŜƭƛƴŜǎ ŦƻǊ 

[ŀƴŘǎŎŀǇŜ ŀƴŘ ±ƛǎǳŀƭ LƳǇŀŎǘ !ǎǎŜǎǎƳŜƴǘΩΣ оrd edition 2013, published by the 

Landscape Institute and the Institute for Environmental Management and Assessment. 

Hereafter, I refer to this as GLVIA3.  

1.17 Quotations within this proof are written in italics. Any parts, which are underlined have 

been done so for the purpose of my own emphasis. 
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2. The Appeal Site and Townscape and Visual 
Context 

Description of the Site 

2.1 A description of the Appeal Site is provided in the Statement of Common Ground and 

the TVIA (paras 3.4 ς 3.5). It is, therefore, not repeated in detail here. However, I have 

summarised the key points, which are of relevance to this Statement: 

¶ The Appeal Site is currently occupied by an office building, car parks and 

mature landscaping around the perimeter. The existing building is a large scale 

built form, estimated to be equivalent in height to a 7/8 storey residential 

building. 

¶ The existing building is not of architectural interest or heritage significance and 

is now dated both in terms of its appearance and functionality. 

¶ The key element of the Appeal Site, which makes a positive contribution to the 

local townscape character and visual amenity, is the belt of mature trees and 

ǎƘǊǳōǎ ŀǊƻǳƴŘ ǘƘŜ !ǇǇŜŀƭ {ƛǘŜΩǎ ǇŜǊƛƳŜǘŜǊΦ  

¶ The building and surrounding landscape have been unoccupied and 

unmanaged (other than minimal maintenance for security purposes) since 

January 2017  and the Appeal Site has a derelict character and appearance.  

   

Figure 2.1     Figure 2.2 

Figures 2.1 and 2.2: The absence of activity and people and the presence of overgrown 

vegetation around the building and car parks give the Site a derelict character 

¶ The Appeal Site is located in a gateway position, adjacent to Stevenage town 

centre, adjoining the junction of two key roads, which provide access to and 

around the town centre. The Appeal Site is within easy walking distance of the 

centre of both Stevenage New Town, Stevenage Old Town and Stevenage Train 

Station.   
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¶ ¢ƘŜ !ǇǇŜŀƭ {ƛǘŜ ƛǎ ŀƴ ΨƛǎƭŀƴŘΩΣ ǎŜǇŀǊŀǘŜŘ ŦǊƻƳ ǘƘŜ ǎǳǊǊƻǳƴŘƛƴƎ ŀǊŜŀǎ ōȅ ǊƻŀŘǎΣ 

railway line and with a distinctly different character.  

Townscape Context 

2.2 Reference should be made to Section 3 of the TVIA, which provides a detailed 

assessment of the townscape context of the Appeal Site. This includes an analysis of 

the local townscape features and identification of seven local townscape character 

areas (identified in Figure 3 within the TVIA) ,and the key characteristics and 

townscape value of each of these.  

2.3 Key observations and conclusions from that assessment, which are of relevance to this 

statement, are summarised below:  

¶ Built form in and around the town centre is of mixed height and density. Tall 

buildings (of up to 18 storeys) are an established feature of the Stevenage 

townscape and further tall buildings have recently been consented with more 

currently in the planning process.  

 

  

Figure 2.3     Figure 2.4 

 

Figure 2.5 

Figure 2.3, 2.4 and 2.5: View west along Fairlands Way, north from the Town Gardens and 

west along the A602 (Six Hills Way) illustrating existing presence of tall buildings in and 

around Stevenage town centre 
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¶ The area of highest relative townscape value is Stevenage Old Town, which lies 

to the north-east of the Site, extending along the High Street. It has a strong 

coherent character and is designated as a conservation area, with numerous 

statutorily listed buildings. 

¶ The New Town centre is located to the south of the Site. Constructed in the 

1950s, it has typically larger scale development with an open grain. It contains 

ǘƘŜ ǘƻǿƴΩǎ ǇǊƛƴŎƛǇŀƭ ǎƘƻǇǇƛƴƎ ŀǊŜŀǎΣ ŎƛǾƛŎ ōǳƛƭŘƛƴƎǎ ŀƴŘ ǘƘŜ Ƴŀƛƴ ǇǳōƭƛŎ 

transport interchanges of the bus station and railway station. I consider this 

area to be of Medium townscape value. 

¶ The Site is located in the Edge of Town Centre townscape character area. This 

is a mixed use area, which forms a transition area between the Old and New 

Town centres of Stevenage and the surrounding residential areas. Built form is 

of mixed scale and architectural style and includes both large scale, taller 

development as well as smaller scale built form. I consider this area to be of 

Ordinary townscape value. 

 

Figure 2.6: Monument Court on Lytton Way forms a high density residential 

development very close to the Site ŀƴŘ ǿƛǘƘƛƴ ǘƘŜ ǎŀƳŜ Ψ9ŘƎŜ ƻŦ ¢ƻǿƴ 

/ŜƴǘǊŜΩ local townscape character area 

¶ Green corridors that provide pedestrian and cycle access away from the busy 

roads are a key characteristic of the town forming part of its grid structure. 

¶ The Appeal Site does not currently make a positive contribution to the local 

townscape character due to its vacant condition, dated architectural style and 

derelict character. 

¶ The King George V Recreation Ground, Millennium Gardens and Stevenage 

Cricket and Hockey ground form a large area of open space to the east of the 

Appeal Site. 
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Figure 2.7: Aerial photo illustrating extensive area of open space to the east of the Site. 

(Source: Google Earth) 

Visual Context 

2.4 Reference should be made to Sections 4 and 6 of the TVIA, which provides a detailed 

assessment of the visual context of the Appeal Site and analysis of views from 23 

representative viewpoints (viewpoint locations are identified on Figures 4.1 and 4.2 in 

the TVIA). Supporting photography, which illustrates the character and appearance of 

local views, is included within Section 6 and the supporting Appendix 3 of the TVIA. 

2.5 Key observations and conclusions on the visual context, which are of relevance to this 

Statement, are summarised below:  

¶ There are no protected or identified locally important views directed towards 

the Appeal Site.  

¶ Key visual receptors with views towards the Appeal Site, include motorists on 

ǘƘŜ Ƴŀƛƴ ǊƻŀŘǎ ǘƘŀǘ Ǌǳƴ ŀŘƧŀŎŜƴǘ ǘƻ ǘƘŜ {ƛǘŜΩǎ ōƻǳƴŘŀǊƛŜǎ ό!ммрр CŀƛǊƭŀƴŘs 

Way, A602 Lytton Way and Chequers Bridge Road); users of public open space 

in close proximity to the Site (including the Town Centre Gardens, Millennium 

Gardens and King George V Recreation Ground); pedestrians in both the Old 

Town and New Town centres; motorists and pedestrians travelling through 

residential and industrial areas surrounding the Site; and, rail passengers on 

trains passing the Appeal Site. (Refer to Table 4.1 in the TVIA for baseline 

summary of views experienced by key visual receptors.) 
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¶ The nearest residential properties with views towards the Appeal Site are 

properties on Kilby Road (west of the railway line),  the closest of which would 

be c. 50m from the Proposed Development. 

¶ The existing building on the Appeal Site is a recognisable feature in views from 

the surrounding area and is widely visible from the surrounding area. Its 

current derelict character and ordinary, rather dated architectural style has a 

negative influence on the character and appearance of views. 

¶ The mature trees around the perimeter of the Appeal Site make a valuable 

contribution to the local visual amenity; they provide a green edge to Lytton 

Way and the adjacent cycle/pedestrian route and a leafy backdrop to views 

from the local area. hǘƘŜǊ ōŜƭǘǎ ƻŦ ƳŀǘǳǊŜ ǘǊŜŜǎ ǿƘƛŎƘ ƭƛƴŜ ǘƘŜ ǘƻǿƴΩǎ ƪŜȅ 

arterial roads also make an important contribution to the local visual amenity. 

 

Figure 2.8: View east along Lytton Way towards the Site. Existing mature 

vegetation around the edge of the Site makes a positive contribution to local 

visual amenity 

¶ Views in the area around the Appeal Site typically extend across the 

surrounding urban area. Buildings of varying style and scale are present in 

views and taller buildings in and around the town centre often punctuate the 

skyline.  
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Figure 2.9: View south from King George V Recreation Ground. Two eighteen 

storey tower blocks (Brent Court and Harrow Court) form noticeable features 

on the skyline of Stevenage 

¶ Within the Old Town Conservation Area, views along the High Street are 

typically contained by the two to three storey buildings that front onto the 

High Street, which includes a large number of historically and architecturally 

important buildings, many of which are statutorily listed. Street trees and well 

maintained public realm also contribute positively to these views.  

 

Figure 2.10: View south along the High Street in Stevenage Old Town. 

Summary evaluation 

2.6 I have considered the existing visual context of the Appeal Site and the role and 

importance of the Appeal Site in views from publically accessible locations. As 

demonstrated in the TVIA baseline visual assessment (and also noted in the statement 

by Richard Coleman), the existing building is a prominent feature in some views but is 
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of dated architectural style. It does not make a positive contribution to these views or 

the general visual amenity of the area other than the boundary vegetation on Site 

which forms part of the wooded backdrop in some views.  
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3. Townscape and Visual Effects of the Proposed 
Scheme 

Introduction 

3.1 The TVIA for the Application sets out the key townscape and visual effects, which are 

likely to arise from the Proposed Development. 

3.2 In this section, I provide further analysis of the townscape and visual effects likely to 

arise from the proposed development, in particular those which relate to the two TVIA 

related Reasons for Refusal.  

3.3 Firstly, I consider the general character and scale of the Proposed Development. 

Secondly, I consider the visual effects to establish to what extent the Proposed 

Development would be visible from the surrounding area; the key views likely to be 

affected; and, the resultant overall effect of the Proposed Development on the visual 

amenity of the area. Finally, the likely effects of the Proposed Development on 

townscape features and townscape character are assessed. The assessment below 

refers to the representative views (RV) which were assessed in the TVIA. Reference 

should be made to section 6 and Appendix 3 of the TVIA for the full size visualisations 

of the proposals for each of the RVs.  

Scale and character of the development proposals 

3.4 The Proposed Development comprises seven buildings of varying heights (between 6 

and 16 storeys) arranged around a central landscaped space and set within a 

framework of mature planting, which exists around the perimeter of the Site. Full 

details of the Proposed Development are set out in the application drawings and the 

supporting Design and Access Statement.  

3.5 I have reviewed the design proposals, and the accurate visualisations of the Proposed 

Development, which were prepared as part of the TVIA. I consider that the Proposed 

Development has optimised the development potential of the Site and the 

opportunities arising from its high accessibility and strategic position at a gateway 

point to the town centre.  I consider that the scale, density and character of the 

Proposed Development are appropriate for the Site and its context in townscape and 

visual terms for the following reasons:  

ω The Proposed Development is arranged with the principal buildings around the 

eastern edge of the Appeal Site. This allows the creation of a strong, clearly 

articulated edge to Lytton Way and an enclosed, well-defined central space for 

future residents. Residents of apartments in the upper storeys of the Proposed 

Development will have the benefit of open views across the large area of open 

space to the east of the Appeal Site. 

ω Building heights have been varied to create a carefully composed arrangement 

of buildings along Lytton Way, which ǊŜǎǇƻƴŘǎ ǘƻ ǘƘŜ !ǇǇŜŀƭ {ƛǘŜΩǎ ŎƻƴǘŜȄǘ ŀƴŘ 

form. The Design and Access Statement describes how the tallest buildings are 
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placed at the north and south ends of the Site to act as wayfinders, taller 

buildings are also placed either side of the Site entrance to mark the gateway to 

the Appeal Site and the building height steps down between these in the form of 

ΨPavilionsΩ. 

 

 

Figure 3.1: Diagrams illustrating approach to massing and elevations (extract from 

Application Design and Access Statement (BPTW)) 

ω Existing mature trees around the perimeter of the Appeal Site are retained and 

reinforced with additional new planting. Additional new landscaping is proposed 

within the main central space and in smaller garden areas, which are created 

between each of the blocks. This will create a strong landscape framework for 

the Proposed Development and an attractive and soft landscaped environment 

for residents.     

 






















