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Introduction

Figure 1: Location Plan

Planning consent is sought for the conversion of a historic Grade II listed 
car showroom and workshops on the corner of Mill Street and Palace 
Avenue in Maidstone town centre and the provision of new residential 
buildings. The building was designed and built in 1938-39, by Howard 
and Souster.  Last used as a Peugeot dealership it was originally built 
for the early car dealership, Rootes. The building is of architectural 
interest as a Modernist motorcar showroom which retains a significant 
proportion of its original fabric, its grand scale, town-centre location and 
picturesque setting adjacent to the Len Mill pond. 

This report assesses the impacts of the proposed conversion on 
townscape and the visual amenity of residents, workers and visitors 
within Maidstone on behalf of Len House Ltd (Maidstone) part of 
Classicus Estates. 

OS Copyright Licence: Sightline Landscape 0100031673

Figure 2: Aerial Plan
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Methodology

This assessment has followed guidance set out in the ‘Guidelines for Landscape and Visual 
Impact Assessment’, Third Edition (Landscape Institute and the Institute of Environmental 
Assessment, 2013) but as the guidance states, the depth of the assessment should be 
proportional to the scale of the proposed development and its likely impacts. Townscape and 
Visual Appraisals (LVA) aim to determine the key impacts in a clear and concise manner and the 
methodology is less prescriptive than a full Townscape and Visual Impact Assessment.

This TVA has been undertaken by a competent assessor, Chris McDermott, a Chartered 
Landscape Architect and member of the Landscape Institute, who has over 30 years’ experience 
in undertaking TVA. 

The level of impact is assessed by combining the sensitivity of the person looking at the view with 
the magnitude in the change in the view. For this a series of assessment tables are used 
to ascribe a value to the combination of magnitude and sensitivity and these are presented in 
Appendix A, which sets out the methodology used in more detail. People’s sensitivity to a change 
in a view can vary, for example workers within an industrial area are less sensitive than those 
people who chose to use the public right of way network for the enjoyment of the countryside. 
Viewers within an unattractive townscape are less sensitive than those in an acknowledged high 
quality historic townscape, such as a Conservation Area.

The magnitude and sensitivity are combined in the matrix (Appendix A) to determine the degree 
of significance of an impact (whether beneficial or adverse) ranging from Major to Negligible. 

The various levels of significance, what they mean and the weight that should be given to them in 
the decision-making process are also presented in Appendix A.

Limitations to Survey Methods

The assessment was undertaken on the 12th January 2020 when deciduous trees and hedges 
were out of leaf representing a time of greatest visibility within the townscape. The weather was 
sunny and overcast, but clear.

Photography and Imaging

Photographs illustrating views from each viewpoint were taken using a Sony Alpha 7 full frame 
digital camera with a Sony SEL200LE lens. Due to the townscape location and size of the 
building the focal length used varied from 18 – 50 mm depending upon location, set in portrait 
panoramic mode, since it is considered more informative to show the building in full context with 
its urban surroundings.

The assessment has been made based on architectural drawings and illustrative photomontages 
produced by Guy Hollaway Architects.

Determination of the study area

The extent of the study area has been determined from a site visit and includes all the streets 
from where it will be possible to see the proposed development includes views from the adjacent 
Conservation Areas.
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Designations and Policy

National Planning Policy Framework (NPPF) 

The National Planning Policy Framework (NPPF) is national policy in the conservation and 
enhancement of the historic environment which must be taken into account by the Council 
together with the related guidance given in the Planning Practice Guidance (PPG).

Relevant chapters include:

5. Delivering a sufficient supply of homes

7. Ensuring the vitality of town centres

11. Making effective use of land

12. Achieving well designed spaces

15. Conserving and enhancing the natural environment

16. Conserving and enhancing the historic environment.

The Statutory Development Plan 

The statutory development plan is The Maidstone Borough Local Plan, Adopted 25 October 2017. 
Key policies relating to townscape are:

SP1  Maidstone Urban Area

SP4  Maidstone Town centre

DM1  Principals of Good Design

DM3  Natural Environment

DM4     Development affecting designated and non-designated heritage assets

DM5  Development on brownfield land

DM 9  Residential extensions, conversions and redevelopment within the built-up area

DM12   Density of housing development 

DM19  Publicly accessible open space and recreation

DM23  Parking standards

Public Access

The Site is private land with no public access, but the Site is visible from the adjacent public 
highways, footways and areas of greenspace.

Historical and cultural assets

Len House is Grade II listed and lies within the Maidstone Centre Conservation Area, which abuts 
the All Saints Conservation Area. There are numerous listed buildings and Scheduled Monuments 
within the conservation areas and so for the purpose of this assessment the whole area is 
considered to be sensitive in terms of the historic environment. 

A separate report assesses the impacts of the proposed conversion on the historical aspects of the 
building and on the settings of numerous historical assets which lie nearby.
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Figure 3: Designations

OS Copyright Licence: Sightline Landscape 0100031673
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Baseline Landscape

Topography and Watercourses

The Site lies on the north bank of the River Len which flows into the River Medway, which lies 
105 m to the southwest. The water in front of the building is held within a mill pond which sits at a 
higher level than the river. East of the building the river Len is culverted under the car park within 
the Site, it then reappears for a short length within a man-made channel before entering a long 
culvert under the Chequers shopping centre.

The floor of the existing building is around 8 m Above Ordnance Datum, a similar level to the 
adjacent streets and the top of the banks around the Medway. To the rear of Len House, the land 
starts to rise gently at first to around 10.20 m AOD within the site car park to the rear, and then, 
beyond the site boundary, up to 16 m AOD at the top of Bank Street to the northeast. Bank Street 
falls gently to around 10 m AOD to join Mill Street which runs along the west side of Len House. 
As a result, the buildings which lie on the southside of Bank Street form a prominent skyline when 
viewed from the south.

Description of the site and the immediate surroundings

The Site

The Site comprises the mill pond, Len House and macadam external parking areas. Len House 
survives in its original state and has not been subject to any significant alteration or extension to 
the external fabric.

Townscape Character 

Land to the west

To the west Len House fronts onto Mill Street which is a typical town centre shopping street 
comprising historical red and buff brock faced buildings with modern shop fronts below largely 
intact original facades, some with fine stone detailing to frame windows and emphasised parapets. 
Much of the original historic character of Mill Street has been lost due to 20th Century changes, 
including demolition of the Mills.  Mill Street provides attractive views out of the Conservation Area, 
focused upon the tower of All Saints’ Church and the trees around it. 

Four buildings immediately opposite Len House on the west side of Mill Street have a strong 
historical character (16 - 22 Grade II listed) but the building on the southern end is a less attractive 
20th century four storey office block. It is shielded from the All Saints Conservation Area by a 
group of mature trees, which combined with trees along the river on the south side of the road 
confer a green setting to this section of Bishop’s Way when in leaf. Further west a more attractive 
modern brick built four storey block fronts Bishop’s Way, forming a Crescent which follows the 
curve of the river and road.

The Maidstone centre Conservation Area Appraisal notes that Len House “constitutes an iconic 
building now of great townscape importance”. It also notes that a modern four-storey flat roofed 
office block on the opposite side of the road to Len House “has an unfortunate visual impact”.
At just two storey’s high Len House is the lowest building in the street and surrounding area, 

although it features a tile clad tower, which rises to around four stories and originally featured 
“Rootes” in relief letters but is now blank. The signage tower is a classic Modernist feature and 
an important external feature of the building. The façade of Len House facing Mill Street has a 
strong Modernist style and finish which contrasts with the other buildings in the street.

Land to the south

The southern edge of the mill pond is defined by Palace Avenue, and to the southeast, Bishop’s 
Way. These roads form a major through route and are subject to heavy traffic which is often held 
at lights. The Palace Avenue pay and display car park lies immediately opposite Len House and 
is part of the modern highway infrastructure although it has been well landscaped and the trees 
within it make a positive contribution to the local townscape. The Magistrates Court lies opposite 
the car park part of the Site and includes fine historic buildings, built from random stone with fine 
ashlar detailing, marred only by the modern entrance into the Maidstone Police Station.

Bishop’s Avenue, to the southwest, forms the boundary to the All Saints Conservation Area which 
contains several notable listed buildings and Scheduled Monuments. This area has a strong visual, 
homogeneous, historic character and is largely intact with no modern interventions. The buildings 
are laid out to create a series of attractive courtyards and gardens, permeated by pedestrian 
through routes which, in association with the river setting, creates an attractive, pedestrian friendly 
townscape.  Len House forms an important back drop to its setting, particularly within views 
looking out from it to the north. The high quality, distinctive and homogeneous character of the 
Medieval Conservation Area townscape is clearly evident in Photographs  presented in Figure 5 
and located on Figure 4.

Land to the east

Land to the east comprises the rear extensions to the buildings which line Gabriel’s Hill. The 
rear extensions are typically late 20th century and include service yards and lanes and form an 
unattractive poor-quality townscape which is unfortunately clearly visible from Palace Avenue 
due to the open nature of the car park within the Site. The buildings along Gabriel’s Hill block 
views further to the east, limiting the setting of the Site in this direction. The poor quality of this 
townscape is clearly evident in Photographs E presented in Figure 5. A small unculverted section 
of the River Len lies immediately to the east of the Site but is not particularly prominent and has 
limited visual appeal (see Photograph J in Figure 5).

Land to the north

The sides and rear facades of the buildings on Mill Street and Bank Street abut up to the western 
side of Len House, while to the east lies the northern part of the car park, providing separation 
with adjacent properties. North of this the land rises slightly but appears as a mass of buildings 
which tiers down the slope. Many of the buildings are unsympathetic late 20th Century extensions 
to the historic buildings which front the streets. As a result, Len House has no significant setting to 
the north and this is also expressed in its more utilitarian brick faced façade. It is evident that the 
townscape skyline of the rear of Bank Street is not particularly attractive and there is a substantial 
opportunity to redevelop the car park to create a more attractive townscape.  The poor quality of 
the townscape to the rear of Bank Street is clearly evident in Photograph F presented in Figure 5.
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Baseline Landscape

Townscape Quality

The quality of the townscape to the south and west is High but to the 
north and east, the rear back lot development of the buildings lining the 
historic streets is Low. 

Townscape Sensitivity

The local townscape south and west of the Site is considered to be Highly 
sensitivity to change but that to the north and east is considered to be 
Low.

Figure 4: Location of 
viewpoints to illustrate 
townscape character and 
quality, see Figure 5 for the 
photographs.

Len House
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Figure 5.1: Landscape Character A, B, C & D

LCA A

View from within the Palace gardens illustrating the high quality, homogeneous historic 
townscape of the All Saints Conservation Area.

LCA C

The All Saints Conservation Area extends as far as the bank of the River Medway 
and continues the high quality, homogeneous townscape character.

LCA B

The Tithe Barn (which houses the Carriage Museum) is an important historic 
building which lies on the opposite side of Palace Avenue to Len House).

LCA D

This is a view from the car park on the north east side of the Site illustrating the relationship with 
the Magistrates Court and Maidstone Police Station. The original building is now juxtaposed 
with a late 20th century new entrance. The proposed development offers the opportunity of 
establishing a formal streetscape along the northwest side of Palace Avenue.
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Figure 5.2: Landscape Character E, F, G & H

LCA E

Gabriel’s Hill is lined with commercial premises but poor quality rear extensions and the ‘back lot’ 
character of the lane which runs to the rear means that townscape quality is poor.

LCA F

A large number of buildings in Bank Street are listed but because of their commercial use and 
numerous late 20th Century rear extensions, and back of house utility areas, townscape quality is 
poor.

LCA G

High Street at the junction with Mill Street is a typical town centre retail area com-
prising a mix of historic and late 20th Century buildings, all with commercial uses. 
The streetscape is well maintained and townscape quality is high.

LCA H

The cannon square on the High Street, illustrating the high quality of public open 
space.
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Figure 5.2: Landscape Character I & J

LCA I

Bank Street is a historic Street that lies to the north of the Site and 
a high quality townscape. The buildings form the skyline in views 
from the south, but the rear elevations comprises a series of ad hoc 
extensions which descend the slope towards the Site.

LCA J

The River Len briefly runs in an open brick channel to 
the east of the Site before disappearing in a culvert.
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Visual Baseline

The Site occupies a prominent location at the corner of Mill Street and Palace Avenue and forms 
the setting to the All Saints Church Conservation Area although views from the Conservation Area 
are limited to the northern edge. Rising ground to the north and the line of buildings along Bank 
Street and Gabriel’s Hill limits views from the north and east of the town. As a result, the Site 

occupies a locally prominent location within the town but its visual influence does not extend far. 

A series of views has been chosen to illustrate this and they are presented in Figure 6 and are 
located on Figure 8.1 - 8.14.

Figure 6: Viewpoint Location Plan
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Description of the Proposed Development

The existing iconic Len House will be retained and the existing facades beneficially restored with 
the few incongruous later additions such as Peugeot signage and the entrance canopy to the east 
removed. The signage tower will be retained and ‘Len House’ added in a style and form of lettering 
contemporary to the period added, which will restore its function.

The pitched roof and industrial vents will be removed and replaced with two floors of apartments 
which will be set back from the parapet and constructed as a glass envelope on a steel frame. 
Such a construction will appear recessive to the strong style and lines of the existing façade, 
maintaining it as the dominant visual element and preserving its character.

An area of landscaped open space will be created in the former filling station forecourt with a 
kiosk which replicates the location and style of the former kiosk. A new walkway at the base of the 
southern façade of the proposed development will increase pedestrian permeability and the ability 
to enjoy the mill pond away from the high levels of traffic along Palace Avenue.

A four-storey apartment block will be built within the car park to the east, fronting Palace Avenue. 
It will be a contemporary take on the style and form of Len House, effectively extending the façade 
line east wards. The resulting area, set back from Palace Avenue, will be laid out as parking 
for residents with an avenue of trees which will provide an attractive setting to the road and 
will maintain a green vista at the end of the Mill Pond. A culverted length of the River Len runs 
along the boundary with Palace Avenue and this will be opened up to re-establish the river as an 
important feature alongside the road.

A new lane will separate it from Len House and the lane will form the access to a development 
of dwellings to the rear of the new block, opening out into a covered parking court with a podium 
garden above. The podium garden will be open to the south but enclosed by a block of dwellings 
up to three storey’s high to the west, north and east. The form of this development block takes 
its design inspiration from the historic townscape of Bank Street with pitched roofs with ridges 
matching the historic north – south alignment and is intended to contrast with the modernism 
of Len House and the new block along Palace Avenue, essentially replicating the contrast that 
already exists.

Figure 7b: Len House Architect’s preliminary montage from the Mill Street/Bishop’s way junction

Figure 7a: Aerial View of Scheme

Figure 7c: Len House Architect's preliminary montage - showing the proposed new build along Palace 
Avenue with the culverted section of the River Len re-opened.
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Assessment of Impacts

Assessment of Impacts During Construction

Impact on topography and watercourses

The existing Site is relatively flat and Len House will be retained and so level changes will be 
minimal apart from a reduction for the car park area under the podium to 85.14 m AOD (from 
around 85.85 m AOD. Site boundary levels will be respected. The culverted section of Len House 
will be beneficially opened up. The impact on topography and water courses will be beneficial of 
Minor significance (attributed to re-establishing a section of the River Len as a feature). 

Proposed mitigation to topographical impacts and residual effect

No mitigation required, residual effect – Beneficial of Minor significance.

Impact on trees

The scrub of young trees which has colonised the east side of the mill pond and three planted as 
part of the car park, will be removed. The impact on trees without mitigation will be adverse of 
Minor significance.

Proposed mitigation and residual impact on trees

An avenue of trees will be established east of the mill pond which will compensate for the trees 
lost, both visually and ecologically, and planting will be provided within the podium garden, 
resulting in a beneficial effect of Minor significance. 

Impact on visual amenity

Construction activities are invariably more visually intrusive than the completed development due 
to scaffolding, partly complete structures, site huts, stockpiled materials, cranes and machinery, 
however, such intrusion is commonplace within urban areas and largely accepted by members of 
the public. Len Houses lies at the most visually important corner, particularly in relation to the 
conservation areas but is being restored rather than completely rebuilt and so this minimises the 
visual impact. The Site is also not overlooked by residential properties and the townscape to the 
north and east comprises back of lot developments and the visual influence of the Site does not 
extend beyond the adjacent streets. Overall the impact of construction activities on visual 
amenity is considered to be adverse of Moderate significance.

Proposed mitigation and residual impact on visual amenity

Visual impact can best be managed through the use of attractively designed hoardings, sheeting 
to scaffolding and good Site management. Typically, on tight urban sites, waste materials are 
quickly removed with ‘just in time’ delivery of materials. If good site management is employed the 
residual impact during construction will be adverse of Minor significance.

Assessment of Landscape And Visual Effects When Operational

Impact on Townscape character

Len House is an iconic landmark building in the centre of Maidstone and so the retention and 
restoration of the original Modernist facades of Len House will increase the quality of the existing 
townscape, which is already high to the south and west of the Site. The re-lettering of the signage 
tower will restore its landmark function. The townscape will also benefit from the restoration of the 
former filling station forecourt to an active open space, the increased permeability arising from the 
construction of the walkway along the south side of the building, the steps down to the mill pond at 
the eastern end and the opening up of the culverted section of the River Len. There will be great 
synergy between the increased pedestrian permeability and the commercial activities within the 
ground floor with people being able to enjoy the setting of the mill pond. These new open spaces 
will represent an extension of the high-quality open space areas that permeate the All Saints 
Conservation Area. 

The proposed two storey extension on the upper floors has been designed to be recessive and not 
challenge the strong form and style of the Modernist architecture and will, in terms of height, be in 
keeping with the height of nearby buildings on Mill Street and Bishop’s Way. The increased height 
will not block any views of key historical landmarks but will establish a cleaner skyline.

The new block to the east will reflect, and be sympathetic to, the line, form and character of Len 
House, establishing an appropriate urban frontage along the north side of Palace Avenue. It will 
also, beneficially, block the view of the unattractive, back of lot, townscape to the rear of Bank 
Street and Gabriel’s Hill.

The proposed development on the rear part of the car park will also beneficially infill this area 
while reflecting in its scale and form the Medieval townscape around Bank Street. It will not 
exceed the height of the buildings along Bank Street and the blocks will step down in height 
towards the east to match the drop along Gabriel's Hill. Due to the closure provided by adjacent 
buildings the proposed development will have a limited visual influence on the surrounding 
townscape character areas.

Overall the proposed development will have a beneficial impact on the townscape of Major 
significance.

Proposed mitigation and residual impact

None required or proposed, residual impact on townscape character is beneficial of Major 
significance.

Assessment of the effect of the proposed development on visual amenity

A series of viewpoints have been chosen to illustrate the likely impacts on the visual amenity 
of people living, working and visiting the area around the Site.  The viewpoints are plotted on 
Figure 6. For each view an assessment of visual impact is made using the methodology set out in 
Appendix A and is presented in Figures 8.1 – 8.15. 
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Figure 8.1: View from Bishops Way at the junction with Mill Street

Viewpoint 1
Direction of view: Northeast 
Distance to the site: 34 m  
Elevation: 7 m AOD 
Grid reference: TQ 75955 55506
Date photo was taken: 12.01.2020

The existing view
Len House is clearly visible as a landmark building which is clearly Modernist in style, notably the strong linear 
banding, curved corners, distinctive fenestration and white reconstituted stone blocks.  It has clearly been 
designed to emphasis its corner location and it has a strong and elegant relationship with the mill pond with the 
water extending right up to the southern façade. The building has a high degree of authenticity, marred only by 
the modern Peugeot signage and omission of original Modernist style signage, (particularly on a tower which 
forms a landmark feature on Mill Street and the loss of the filing station within the forecourt. It is a two-storey 
building, although the ground floor show room area is similar to two residential storeys in height. The roof 
comprises six pitches but in this view the only roof elements visible are two galvanised steel air vents (there are 
twelve in total on the roof). Tree cover at the far end of the Mill Pond blocks views further east.
Predicted changes to the view without mitigation
It is proposed to retain and restore the façade of Len House, replacing the modern signage with lettering 
appropriate to the Modernist style. The only significant architectural change will be the replacement of the 
pitched roof and air vents with two floors of apartments. These are designed to be recessive, formed from glass 
with dark structural elements and set back from the parapet, preserving the strong dominance of the original 
façade. The roof will be flat to maintain a similar height to the original pitched roof. The forecourt will be 
transformed into an outdoor seating area, relating to the commercial uses on the ground floor. This will include 
a feature designed to echo a Modernist kiosk which originally sat in the middle of the forecourt. A pedestrian 
walkway and seating area will also be constructed along the south façade to allow people to enjoy the Mill 
Pond and improve pedestrian circulation. The scrub growing within the Mill Pond will be replaced with a 
stepped seating area but new tree planting within the car park to the east will maintain a green end stop to the 
vista. 
Assessment of impact
The sensitivity of the viewer is High (edge of the Conservation Area) and the magnitude of change Medium, 
resulting in a beneficial impact on visual amenity of those using a short section of the lane of Moderate - Major 
significance. No mitigation required.

Len House 
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Figure 8.2: View from the Archbishop’s Palace and Gardens

Viewpoint 2
Direction of view: Northeast 
Distance to the site: 86 m  
Elevation: 9 m AOD 
Grid reference: TQ 75961 55451
Date photo was taken: 12.01.2020

The existing view
This view is from the heart of the Medieval core of the All Saints Conservation Area and clearly shows the 
juxtaposition between the Gate House and the Tithe barn (Carriage Museum) with the Modernist façade of 
Len house and the tower block at King Street in the town centre. Four of the pitched roofs with the air vents 
are visible.
Predicted changes to the view
The original façade of Len House will be retained and restored but the roof will be replaced with two floors of 
apartments in glass and steel, set back from the parapet. The new floors will beneficially reduce the visibility 
of the high-rise block on King Street and establish a cleaner, less industrial skyline.
Assessment of visual impact
The sensitivity of the viewer is High (from within a Conservation Area) and the magnitude of change Medium 
resulting in a beneficial effect of Moderate - Major significance. No mitigation required.

Len House 
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Figure 8.3: View from adjacent to the Tithe Barn (Carriage Museum)

Viewpoint 3
Direction of view: Northwest 
Distance to the site: 97 m  
Elevation: 10 m AOD 
Grid reference: TQ 76037 55461
Date photo was taken: 12.01.2020

The existing view
In winter the 20th Century architecture of Maidstone, including the corner of Len House, contributes to the 
backdrop to the Tithe Barn and Archbishop’s Gatehouse, but when the trees are in leaf the modern buildings 
become screened from view. The commercial Peugeot signs are intrusive and out of character.
Predicted changes to the view
The façade of Len House will be retained and restored with the existing signage replaced with more subtle 
lettering sympathetic to the Modernist style. The forecourt will be transformed into an external amenity space 
with a central Modernist kiosk. The two additional floors on the main block will be set back, out of sight but the 
two floors on the block facing Mill Street will be just visible in winter (screened by the tree in summer).
Assessment of visual impact
The sensitivity of the viewer is High and the magnitude of change Low resulting in a beneficial effect of 
Moderate significance. No mitigation required.

Len House 
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Viewpoint 4
Direction of view: North northwest 
Distance to the mast: 111 m  
Elevation: 10 m AOD
Grid reference: TQ 76018 55435
Date photo was taken: 12.01.2020

Figure 8.4: View from outside the north entrance to all Saints Church

The existing view
In winter Len House dominates the view, less so in summer when it becomes large obscured by the 
trees. It is seen in the historical context of the All Saints Conservation Area and the Mill Street part of 
the Maidstone Centre Conservation Area. The commercial Peugeot signs are intrusive.
Predicted changes to the view
The façade of Len House will be retained and restored with the existing signage replaced with more 
subtle lettering sympathetic to the Modernist style. The forecourt will be transformed into an external 
amenity space with a central Modernist kiosk. The two additional floors on the main block will be set 
back and will establish a cleaner skyline and will not block the view of the Modernist tower which will 
remain as a landmark feature.
Assessment of visual impact
The sensitivity of the viewer is High and the magnitude of change Medium, resulting in a beneficial 
effect of Moderate - Major significance. No mitigation required.

Len House 



Redevelopment of Len House, Maidstone. Page 17

Figure 8.5: View from junction of the A229 with Knightrider Street (southeast of All Saints Church)

Viewpoint 5
Direction of view: North 
Distance to the site: 193 m  
Elevation: 11 m AOD 
Grid reference: TQ 76080 55377
Date photo was taken: 12.01.2020

The existing view
A small portion of the Len House façade is visible, seen between the façade of the Tithe Barn and the evergreen 
trees growing within the garden to the rear. All Saints Church lies hidden behind the evergreen trees which grow 
within the graveyard. Buildings within the town centre form the skyline. Views of Len House are not passible 
from south of this point due to intervening buildings.
Predicted change to the view
The façade of Len House will be retained and restored and the pitched roof and vents replaced with two storeys 
of glass and steel apartments, which will establish a cleaner skyline.
Assessment of visual impact
The sensitivity of the viewer is High and the magnitude of change Low resulting in a beneficial effect of 
Moderate significance. No mitigation required.

Len House 
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Viewpoint 6
Direction of view: East northeast  
Distance to the site: 96 m   
Elevation: 7 m AOD
Grid reference: TQ 75874 55512 
Date photo was taken: 12.01.2020

Figure 8.6:  View from Bishops Way as it approached the Site from the west

The existing view
This is the first view of Len House when approaching from the west and even this view is only possible in winter 
when the intervening trees are out of leaf. The commercial Peugeot signs are intrusive and out of character. 
Bishops Way is a major through route and traffic levels are high and vehicles are frequently queuing at the 
junction lights.
Predicted change to the view
The only noticeable change will be the removal of the Peugeot signs as part of the façade restoration. All other 
changes will be screened by the trees, even in winter.
Assessment of visual impact
The sensitivity of the viewer is Medium and the magnitude of change Low resulting in a beneficial effect of Minor 
significance. No mitigation required.

Len House 
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Figure 8.7: View from Mill Street looking south, just north of Len House

Viewpoint 7
Direction of view: Southeast

Distance to the site: 17 m
Elevation: 12 m AOD
Grid reference: TQ 75930 55604
Date photo was taken: 12.01.2020

The existing view
This view illustrates how Len House is an important façade at the end of Mill Street with strong symmetry 
centred on the tower. The Peugeot signage is intrusive and out of character. It is also evident that the façade is 
suffering from neglect and attractive features such as the boarded-up door at the northern end and tower would 
benefit from restoration. The modernist clean lines of Len House are seen juxtaposed against the medieval 
backdrop of Saints Church and the Archbishop’s Gatehouse. 
Predicted changes to the view
The façade will be retained and restored and the commercial signage removed and new lettering sympathetic to 
the Modernist style added to articulate key features such as the tower. The additional two storey on the roof will 
be set back out of sight to preserve the integrity of the façade.
Assessment of visual impact 
The sensitivity of the viewer is High (within and towards a Conservation Area) and the magnitude of change Low 
resulting in a beneficial effect of Moderate significance. No mitigation required.

Len House 
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Figure 8.8: View from the northern end of Mill Street

Viewpoint 8
Direction of view: South southeast 
Distance to the site: 77 m
Elevation: 10 m AOD
Grid reference: TQ 75914 55668
Date photo was taken: 12.01.2020

The existing view
This view illustrates how the façade at road level becomes less prominent but the tower more prominent, 
although since the original signage has been removed it lacks functionality.
Predicted changes to the view without mitigation
The façade of Len House will be retained and restored including new lettering on the tower to restore its original 
purpose. The proposed additional storey’s will be set back out of sight.
The sensitivity of the viewer is High and the magnitude of change Low resulting in an adverse impact on visual 
amenity of Moderate significance.
Assessment of visual impact
The sensitivity of the viewer is High and the magnitude of change Low resulting in a beneficial impact on visual 
amenity of Moderate significance.

Len House 
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Figure 8.9: View from Palace Avenue Car Park

Viewpoint 9
Direction of view: North northwest 
Distance to the site: 59 m
Elevation: 8 m AOD
Grid reference: TQ 76040 55509
Date photo was taken: 12.01.2020 

The existing view
The Palace Avenue Car Park lies on the opposite side of Palace Avenue to Len House and affords a clear view 
of the main façade, including the ridges of the roof and the air vents. The Mill Pond is not visible, lying out of 
sight behind the low wall. 
Predicted changes to the view without mitigation
The façade of Len House will be retained and restored and the pitched roof and industrial air vents replaced 
with apartments behind a glass façade, set back from the parapet so that the strong clean lines of the existing 
façade are preserved. The roof of the upper floor will be the same height as the top of the vent. A pedestrian 
walkway will be built along the north side of the Mill Pond.
Assessment of visual impact
The sensitivity of the viewer is Medium and the magnitude of change Medium resulting in a beneficial impact on 
visual amenity of Moderate significance.

Len House 
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Figure 8.10: View from amenity space to the rear of the Tithe Barn

Viewpoint 10
Direction of view: North northwest 
Distance to the site: 111 m
Elevation: 10 m AOD
Grid reference: TQ 76062 55469 
Date photo was taken: 12.01.2020 

The existing view
A small part of the façade of Len House forms the focal point of the vista, framed by the avenue of evergreen 
trees within the garden. One of the industrial looking air vents is visible. The Tithe Barn is largely obscured by 
the trees.
Predicted changes to the view without mitigation
The façade will be retained and restored and the roof and vent replaced with apartments behind a glass façade, 
set back from the parapet so that the strong clean lines of the existing façade are preserved. The roof of the 
upper floor will be the same height as the top of the vents.
Assessment of visual impact
The sensitivity of the viewer is High and the magnitude of change Low resulting in a beneficial impact on visual 
amenity of Moderate significance.

Len House 
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Figure 8.11: View from outside the Magistrates Court on Palace Avenue

Viewpoint 11
Direction of view: North northwest  
Distance to the site: 12 m
Elevation: 8 m AOD
Grid reference: TQ 76092 55559
Date photo was taken: 12.01.2020

The existing view
The eastern end of Len House terminates in a blocked paved car park of the former dealership. A curved 
entrance canopy on the east façade is not contemporary and lacks the quality of the original building. The 
car park affords a clear view to the rear of the properties which line the southside of Bank Street. Although 
the majority of these properties are listed the rear facades combined with late 20th Century buildings form an 
unattractive skyline. The floodlights within the car park are also intrusive.
Predicted changes to the view 
The façade of Len House will be retained and restored and this will include the removal of the curved canopy. A 
new four storey apartment block will be built within the car park, set back to match the façade line of Len House 
and designed to reflect the proportions and character of the refurbished building while being a contemporary 
version. The foreground will be a parking area landscaped with trees to visually replace the scrub and trees 
within the Mill Pond.
Len House and the new building will be separated by a road which will lead to a rear parking court and four 
storey apartments built in a contrasting style which echoes the historic building forms and roof plans of the 
buildings along Bank Street. The buildings will surround a podium garden built over the car parking, accessed 
by a flight of steps aligned with the access road. The proposed development will beneficially replace the vacant 
car park and screen the unattractive townscape skyline of Bank Street.
Assessment of visual impact
The sensitivity of the viewer is High and the magnitude of change High resulting in a beneficial impact on visual 
amenity of Major significance.

Len House 
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Figure 8.12: View from the southeast corner of Len House looking northeast

Viewpoint 12
Direction of view: Northeast 
Distance to the site: 0 m
Elevation: 8 m AOD
Grid reference: TQ 76072 55594
Date photo was taken: 12.01.2020 

The existing view
This view illustrates the unattractive urban backdrop to the Site.
Predicted changes to the view
Apartments will be built on the car park, establishing a density more typical of a town centre location and 
beneficially blocking views of the unattractive urban vista.
Assessment of visual impact
The sensitivity of the viewer is Medium and the magnitude of change High resulting in a beneficial impact on 
visual amenity of Moderate - Major significance.

Len House 
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Figure 8.13: View from junction of Palace Avenue with Lower Stone Street (east of the Site)

Viewpoint 13
Direction of view: West northwest 
Distance to the site: 69 m
Elevation: 9 m AOD
Grid reference: TQ 76196 55577
Date photo was taken: 12.01.2020

The existing view
This is the first view of Len House when heading towards it from the east; buildings and a bend in the road 
prevent views from further east. In winter Len House is visible on the bend in the road but in summer it is largely 
screened by tree cover at the east end of the Mill Pond. The pitched roofs and industrial vents are visible. The 
car park is screened by a building in the foreground.
Predicted changes to the view without mitigation
The façade of Len House will be retained and restored and the roof and vents replaced with two storeys of 
apartments set back from the parapet and largely of glass construction so that they appear recessive to the 
original façade. The roof of the upper floor will be the same height as the top of the vents. The trees at the end 
of the Mill Pond will be replaced with trees within the parking forecourt. A small part of the facade of the block to 
be built in the car park will be visible. 
Assessment of visual impact
The sensitivity of the viewer is Medium and the magnitude of change Medium resulting in a beneficial impact on 
visual amenity of Moderate significance.

Len House 
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Figure 8.14: View from an alley which runs along the eastern boundary of the Site

Viewpoint 14
Direction of view: South Southwest 
Distance to the site: 14 m
Elevation: 11 m AOD
Grid reference: TQ 76100 55667
Date photo was taken: 12.01.2020

The existing view
This view illustrates the relationship of the Site with the buildings along the south side of Palace Avenue, 
including the Magistrates Court. It also illustrates the poor-quality urban environment on the north and east 
sides of the Site. It also illustrates how the rear façade of Len House is a secondary brick faced façade with little 
of the architectural quality of the south and west facades. 
Predicted changes to the view
Apartment blocks will be built within the car park and to the rear of Len House and will beneficially extend the 
built form of Len House along Palace Avenue, creating an improved urban relationship with the buildings on the 
south side of Palace Avenue. 
Assessment of visual impact
The sensitivity of the viewer is Low and the magnitude of change High resulting in a beneficial impact on visual 
amenity of Moderate significance.

Len House 
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Figure 8.15: Views from the outdoor drinking terraces on the north boundary of the Site

The existing view
Some of the commercial properties on Bank Street have external terraces for food and drink to the 
rear of their buildings and immediately north of the Site. While these are not public views the visual 
amenity of customers is considered. Until recently the views were largely over the car park and to 
towards the less attractive rear facade of Len House. It is an open view extending as far as Palace 
Avenue and the Magistrates Court.

Predicted changes to the view
Apartment blocks will be built within the car park and to the rear of Len House, extending up to the far 
side of the lower eating area and wrapping around to the east slightly. The proposed buildings will 
block the view.

Assessment of visual impact
The overall impact on the visual amenity of customers is considered to be Neutral since although the 
open view will be lost it is not a particularly attractive view and it will be replaced with the 
contemporary, brick and glass of facade of the proposed apartment blocks.

Len House View A: from the
raised terrace
of The Brenchley 
Public House.

The existing view
A smaller covered terrace lies to the west of View A, which has a closer relationship with the 
existing Site. Until recently the views were largely over the car park and to towards the less 
attractive rear facade of Len House. 

Predicted changes to the view
The rear wall of the car park under the proposed podium will extend to within 4 m of the 
boundary fence, the intervening area will be for access. The rear wall will be cut into the slope 
slightly. There will be gardens on the roof of the podium with the north facade of the apartment 
block set 15 m back from the boundary. This will retain some sense of openness.

Assessment of visual impact
The overall impact on the visual amenity of customers is considered to be Neutral since although 
there will be a reduction in openness, it is not a particularly attractive view, and it will be replaced 
with a view of the facade of a modern brick apartment block.

View B: from a 
ground level 

external drinking 
area

The Site
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Visual Impacts and Conclusion

Summary of the impact of the proposed development on visual amenity

The proposed restoration of Len House and the creation of external active amenity areas linking 
ground floor commercial uses with the Mill Pond will result in beneficial impacts ranging from Minor 
to Major significance depending upon the location of the view. The residential development on the 
car park will beneficially establish a new attractive facade along Palace Avenue which will also 
screen the poor-quality townscape currently visible to the north and east. 

Visual impact to occupants of residential properties

No residential properties directly overlook Len House or the car park from the opposite sides of 
the surrounding streets and so the proposed development will have no adverse effect on the visual 
amenity of residents or result in overlooking issues.

Impact of the proposed development on the setting of Conservation Areas

A separate report assesses in detail the effects of the proposed development on historical assets 
but in terms of the impact of the proposed development on the visual setting of the Conservation 
Areas which encompass all the adjacent heritage assets, the proposed development is considered 
to conserve and enhance the historic features of the Site while improving other aspects of the 
townscape and so will be beneficial to their setting.

SUMMARY AND CONCLUSION

Planning consent is sought for a mixed-use redevelopment of Len House, an important Grade II 
listed building, formerly a car showroom and garage built in the Modernist style which occupies a 
prominent location in the heart of Maidstone. Len House lies within the Maidstone Centre 
Conservation Area and contributes to the backdrop to the All Saints Conservation area 
immediately to the south. Townscape quality to the south and west is high while the north and east 
boundaries are defined by the lower quality of the ‘back lot’ developments to the rear of the 
commercial properties along Bank Street and Gabriel’s Hill. 

It is proposed to retain and restore the Modernist facades and features of Len House, which will 
increase the quality of the existing townscape. The townscape will also benefit from the restoration 
of the former filling station forecourt to an active open space, the increased permeability arising 
from the construction of the walkway along the south side of the building, the steps down to the 
mill pond at the eastern end and the opening up of the culverted section of the River Len. There 
will be great synergy between the increased pedestrian permeability and the commercial activities 
within the ground floor with people being able to enjoy the setting mill pond. These new open 
spaces will represent an extension of the high-quality open space areas that permeate the All 
Saints Conservation Area. 

The proposed two storey extension on the upper floors has been designed to be recessive and not 
challenge the strong form and style of the Modernist architecture and will, in terms of height, be in 
keeping with the height of nearby buildings on Mill Street and Bishop’s Way and match the height 
of the existing vents. The increased height will not block any views of key historical landmarks but 
will establish a cleaner skyline.

The new block to the east will reflect, and be sympathetic to, the line, form and character of Len 
House, establishing an appropriate urban frontage along the north side of Palace Avenue. It will 
also, beneficially, block the view of the unattractive, back of lot, townscape to the rear of Bank 
Street and Gabriel’s Hill.

The proposed development on the rear part of the car park will also beneficially infill this area while 
reflecting in its scale and form the Medieval townscape around Bank Street. It will, however, have 
a limited visual influence on the surrounding townscape character areas.

The proposed development accords with policies relating to townscape, land use and urban 
design.

Len House forms an important landmark within numerous views from the streets that surrounds 
it, although its visual influence does not extend further into the town. Its restoration will enhance 
these views while the proposed development on the car park will beneficially block views of the 
less attractive townscape to the rear of Bank Street and Gabriel’s Hill.

Overall the proposed development will have a beneficial impact on the townscape of Major 
significance and of Moderate significance on visual amenity. It will enhance the setting and quality 
of the Conservation Areas.



APPENDIX A: METHODOLOGY 
The study assesses the significance of the impact of the visual changes arising from the Proposed 
Development, together with the changes to the character and quality of the townscape.  

The existing townscape character and the visual environment have been separately surveyed and assessed. 
The townscape assessment identifies characteristics, features and elements which constitute this particular 
townscape and its character. The visual baseline identifies existing views to, across or from the application site, 
and identifies the visual receptors, such as nearby residents or users of Public Rights of Way (PRoWs) who 
might be affected by the Proposed Development. 

The assessment of the likely significant effects of the proposed development on townscape character and 
visual impact has been undertaken by Chartered Landscape Architect and member of the Landscape Institute 
from Sightline Landscape Ltd following the Guidelines for Landscape and Visual Impact Assessment – Third 
Edition’, Landscape Institute/Institute of Environmental Management and Assessment, 2013 (GLVIA 3). 

A baseline study is undertaken to determine: 

1) Relevant townscape designations on or near the Site;

2) Relevant planning designations and policies;

3) Townscape character;

4) The value of the townscape in terms of landscape features, cultural, historical and recreational 
values and its value to the community;

5) How susceptible is the townscape to the type of development proposed?

6) The contribution the Site makes to townscape character and its value;

7) How the townscape appears to people within the urban environment (visual receptors), and

8) How does the Site fit in and contribute to these views.

The second part of the assessment examines the changes that would occur if the development were to be 
implemented. In terms of townscape it describes the likely changes that would occur to townscape character, 
determines whether any townscape features would be lost or created and whether there would be any changes 
to community or cultural aspects. The significance of the effect of these is then determined. To determine the 
likely changes in visual amenity to people a series of viewpoints are selected from where the Proposed 
Development is likely to be visible. These are chosen to illustrate changes to views from a variety of sensitive 
views, such as those from PRoW, residential properties, roads etc. at a variety of distances, elevations and 
directions around the Site. They are presented as a series of photographs with a narrative describing the 
changes, and if required, the proposed mitigation and likely effectiveness.  

Townscape quality, sensitivity, value and susceptibility 

Townscapes can vary in quality, their value to communities and their sensitivity and these factors can be used to 
determine the susceptibility of the townscape to the proposed development. The criteria for quantifying the 
degree of quality, sensitivity, value and susceptibility are set out in Tables 1 – 5. 



Determination of the Study Area 

The study area has been identified through an iterative process. A baseline study has been conducted with 
respect to the following three areas of the assessment: landscape elements on site, landscape character and 
visual amenity. The likely effects on landscape elements, character and visual amenity are assessed against the 
current baseline conditions, focussing specifically on the receptors identified as part of the baseline evaluation. 
The spatial scope of this study area is then re-fined through the initial stages of the assessment to focus on the 
key sensitive receptors and likely significant effects. 

Table 1: Criteria for Judging Levels of Landscape Quality 

Level of quality Definition 

High • Townscapes which are important and valued on an international and national level (e.g.
World Heritage Sites, Conservation Areas).

• Townscapes comprising a strong, clear and highly aesthetically-pleasing composition of
highly characteristic landscape elements and features in excellent condition, intact and
distinctive

• Excellent representation of a particular period or type of townscaope
• Very high level of management, or care.
• Exceptional visual integrity
• Very strong sense of place
• Negligible or no atypical or incongruous features or detractors
• Very attractive townscapes with components combined in an aesthetically pleasing

composition, in very good condition
• Strong sense of place

Medium • Good townscape containing areas that, although still attractive, have less significant and
more common townscape features

• Areas of some value for their townscape, components combined in an aesthetically
pleasing composition but showing signs of erosion and loss, in good to fair condition

• Good to fair representation of the townscape area / type
• Good to fair level of management, environment in good to fair form and health
• Good to fair scenic integrity
• Some loss of, or change to, intrinsic sense of place
• Some atypical or incongruous features or detractors

Low • Ordinary townscape containing areas that have only common townscape features and 
some intrusive elements such as conspicuous infrastructure with scope for improvement 

• Areas of limited landscape value, disturbed and lacking coherence and structure. Limited 
aesthetically-pleasing composition. Signs of urbanisation and / or erosion, characteristic 
townscape elements and features degraded and / or lost

• Limited representation of the townscape area / type
• Limited management, or care, environment in fair to poor form and health
• Little if any sense of place
• Several atypical or incongruous features or detractors
• Frequent detracting aspects and/or lack of management which results in a degraded 

townscape with very few valued features
• Areas with few or no valued townscape components or comprising degraded and / or lost 

characteristic elements and features, making negative contribution to aesthetic 
composition



Table 2: Criteria for Judging Levels of Landscape Value 

Level of quality Definition 

High 
• ‘Outstanding lTownscapes’
• Internationally and / or nationally-designated landscapes e.g. World Heritage Sites,
• Presence of internationally and / or nationally-designated areas / features of landscape,

nature conservation, archaeological, historic, geological and / or other importance e.g.
SACs, SSSIs, Scheduled Monuments, Grade I and / or II* listed buildings, Registered
Historic Parks and Gardens, Local Geodiversity Sites

• Townscapes in excellent condition and / or of very high quality as defined by appropriate
criteria.

• Significant cultural associations
• Exceptional representation of townscape area / type / characteristics and / or rare
• Exceptional aesthetic and perceptual attributes and qualities e.g. significant scenic

beauty, iconic views, very distinctive sense of place.
• No or very few detractors present
• The quality / qualities of, and / or features in, the townscape are likely to be a primary

purpose of the visit
• Significant contribution to wider public amenity, access and recreation
• Significant Green Infrastructure assets
• Presence of regionally / countywide-level designated areas / features of townscapes

nature conservation, archaeological, historic, geological and / or other importance e.g.
Grade II Listed Buildings, Conservation Areas, Unregistered Historic Parks and Gardens,
SMR / HER. Also National Trust land

• Townscape in very good condition and / or of high quality as defined by appropriate
criteria

• Important cultural associations, iconic views
• Very good representation of townscape area / type / characteristics and / or uncommon
• Very good aesthetic and perceptual attributes and qualities e.g. high degree of

architectural beauty, fine / key views, distinctive sense of place.
• Negligible / few detractors present
• The quality / qualities of, and / or features in, the townscapes are likely to be one of the

main reasons for the visit
• Important contribution to wider public amenity, access and recreation. May be protected

by / subject of planning policy

Medium • ‘Everyday’ landscapes
• Undesignated landscapes although may be subject of strategy and / or guidance
• Presence of undesignated, ‘informally’ designated and / or locally-important areas

/features of landscape, nature conservation, archaeological, historic, geological and /or
other interest

• Important local landscape / visual function e.g. context / setting of heritage asset,
contribution to character of settlement, green gap, buffer zone etc.

• Landscapes in good to fair condition and / or of moderate quality as defined by
appropriate criteria but good potential for improvement

• Important local cultural associations
• Good to fair representation of landscape area / type / characteristics but common
• Good to fair aesthetic and perceptual attributes and qualities e.g. moderate degree of

scenic beauty, local key views, moderate sense of place, moderate degree of
wildness /remoteness, tranquillity

• Some detractors present
• The quality / qualities of, and / or features in, the landscape are unlikely to be one of

the main reasons for the visit, but make a positive contribution to the experience
• Important contribution to local public amenity, access and recreation e.g. well-used

public rights of way, green open spaces, common land
• Good local Green Infrastructure assets



Low • Townscapes between ‘Everyday’ to ‘Degraded’
• Undesignated townscapes unlikely to be subject of strategy and / or guidance (unless for

restoration)
• Few if any areas / features of townscapes, nature conservation, archaeological, historic,

geological and / or other interest
• Little or no local townscapes/ visual function
• Townscapes in fair to poor condition and / or of low quality as defined by appropriate

criteria but some potential for improvement
• Few if any cultural associations
• Fair to poor representation of ltownscape area / type / characteristics and common
• Few if any aesthetic and perceptual attributes and qualities: little sense of place
• Several detractors present
• The quality / qualities of, and / or features in, the townscape are unlikely to be a reason for

visiting
• Little or no contribution to public amenity, access and recreation



Table 3: Criteria for Judging Levels of Townscape Sensitivity 

Level of 
sensitivity 

Definition 

High 
Townscape and / or visual characteristics of the assessment unit are very susceptible to 
change and / or its values are high or high / medium and it is unable to accommodate 
the relevant type of development without significant character change or adverse effects. 
Thresholds for significant change are very low. 

Medium - High Townscapes and /or visual characteristics of the assessment unit are susceptible to 
change and / or its values are medium through to high. It may be able to accommodate 
the relevant type of development but only in limited situations without significant character 
change or adverse effects if defined in the relevant land parcel summary. Thresholds for 
significant change are low. 

Medium 
Townscapes and / or visual characteristics of the assessment unit are susceptible to 
change and / or its values are medium / low through to high / medium and / or it may 
have some potential to accommodate the relevant type of development in some defined 
situations without significant character change or adverse effects. Thresholds for 
significant change are intermediate. 

Low - Medium Townscape and / or visual characteristics of the assessment unit are resilient and of 
low susceptibility to change and / or its values are medium / low or low and it can 
accommodate the relevant type of development in many situations without significant 
character change or adverse effects. Thresholds for significant change are high. 

Low Townscape and / or visual characteristics of the assessment unit are robust or degraded 
and are not susceptible to change and / or its values are low and it can accommodate 
the relevant type of development without significant character change or adverse effects. 
Thresholds for significant change are very high. 

Table 4: Criteria for Judging Levels of Magnitude of change in relation to Townscape Character 

Level of 
Magnitude 

Definition 

High adverse 
• Noticeable alteration to, or significant loss of, key elements, features,

characteristics and functions of the baseline condition
• Insertion of a negative feature which is absent from the townscape
• The size, scale and / or geographical extent of change is considered large due

to the extent and proportion of loss of, or change to, existing townscape
components

• Effects likely to be experienced at a large scale, influencing the character area
and / or type within which the change is proposed

• Noticeable alteration to, or loss of, key elements, features, characteristics and
functions of the baseline condition, and / or the addition of uncharacteristic,
conspicuous elements, features and / activities, would result in noticeable
alteration to, or loss of, aesthetic and / or perceptual qualities

• The duration of effect would be considered long-term / permanent and would be
very difficult to reverse in practical terms

Medium 
adverse 

• Partial alteration to, or loss of, key elements, features, characteristics and
functions of the baseline condition

• Insertion of a negative feature which is uncommon within the townscape
• The size, scale and / or geographical extent of change is considered medium

due to the extent and proportion of loss of, or change to, existing landscape
components

• Effects likely to be experienced at a moderate scale, influencing the character
type within which the change is proposed but at a local level



• Partial alteration to, or loss of, key elements, features, characteristics and
functions of the baseline condition, and / or the addition of elements, features
and / activities which are not uncharacteristic in the area, would result in partial
alteration to, or loss of, aesthetic and / or perceptual qualities

• The duration of effect would be considered long-term / permanent but is
potentially reversible

Low adverse • Minor or barely discernible alteration to key elements, features, characteristics
and functions of the baseline condition

• Insertion of a negative feature which is commonplace within the townscape
• The size, scale and / or geographical extent of change is considered small due

to the extent and proportion of loss of, or change to, existing landscape
components

• Effects likely to be experienced at a small scale, influencing the townscape
within which the change is proposed at a local level

• Minor alteration to, or loss of, key elements, features, characteristics and
functions of the baseline condition, and / or the addition of elements, features
and / activities which are characteristic in the area, would result in minor
alteration to aesthetic and / or perceptual qualities

• The duration of effect may be considered long-term / permanent but is easily
reversible; or, the duration may be medium-term

Neutral Beneficial effects counterbalance adverse effects 
Low 
beneficial 

• Small but noticeable improvements to key elements, features, characteristics
and functions of the baseline condition

• Insertion of a feature which makes a positive contribution to townscape
character but is not particularly noticeable

• Removal of negative landscape elements but not particularly noticeable
• The size, scale and / or geographical extent of improvement is considered small

due to the extent and proportion of new landscape components
• Beneficial effects likely to be experienced at a small scale, influencing the local

landscape
• Small but noticeable improvements to existing, or addition of new, key elements,

features, characteristics and functions of the baseline condition would result in
discernible improvements in aesthetic and / or perceptual qualities

• Improvements are medium- to long-term
Medium 
beneficial 

• Noticeable improvements to key elements, features, characteristics and
functions of the baseline condition

• Insertion of a feature which makes a positive contribution to townscape
character and is noticeable

• Noticeable removal of negative elements(s) within the landscape
• The size, scale and / or geographical extent of improvement is considered

medium due to the extent and proportion of new landscape components
• Beneficial effects likely to be experienced at a moderate scale, influencing the

character type within which the change is proposed but at a local level
• Noticeable improvements to existing, or addition of new, key elements,

features, characteristics and functions of the baseline condition would result in
noticeable improvements in aesthetic and / or perceptual qualities

• Improvements are long-term / permanent
High 
beneficial 

• Major improvements to key elements, features, characteristics and functions of
the baseline condition

• Insertion of a positive element within the townscape which is an obvious
improvement

• Obvious removal of a negative element(s) within the townscape
• The size, scale and / or geographical extent of improvement is considered large

due to the extent and proportion of new townscape components
• Beneficial effects likely to be experienced at a large scale, influencing the

character area and / or type within which the change is proposed



• Major improvements to existing, or addition of new, key elements, features,
characteristics and functions of the baseline condition would result in
considerable improvements in aesthetic and / or perceptual qualities

• Improvements are long-term / permanent

Table 5: Matrix for determining the level of impact on townscape character 

Magnitude of change 
Landscape sensitivity 

High Medium Low 

High 
Major Moderate-Major Moderate 

Medium 
Moderate-Major Moderate Minor 

Low 
Moderate Minor Negligible 

Visual Receptor Sensitivity 

Visual receptors are people who potentially would have a view of the proposed development. The sensitivity of a 
visual receptor depends on the susceptibility of the visual receptor to change and the value of the view. 

Susceptibility to Change 

The susceptibility of visual receptors to a potential change in the view is a function of their occupation and activity 
and the extent to which their attention is focused on the views. The land use planning system considers that 
public views are of greater value than views from private property because an individual has no ‘right to a view’. 
The criteria in Table 7 acknowledges this but the sensitivity increases the more residents there are who are likely 
to see the development from their properties. In visual assessment, lower storey views from residential 
properties are generally considered to be of greater susceptibility to change than upper storey views, as these 
are the rooms in which residents spend more time experiencing the view. There are exceptions to this as some 
residences have living rooms on upper storeys and this has been taken into consideration if evident. 

Table 6: Criteria for Judging Levels of Receptor sensitivity 

Level of value Definition 

High • Receptors (tourists / visitors) within, or looking towards, internationally- or
nationally- designated townscapes areas and features such as World Heritage
Sites, Conservation Areas, Scheduled Ancient Monuments, Grade I and II*
listed buildings and other places where the landscape / feature is the main
reason for the visit

• People using designated tourist trails/routes where the view is likely to be the
focus of attention

• People living in residential properties
• Communities where views contribute to the townscape setting enjoyed by

residents in the area



Medium • Receptors within, or looking towards, undesignated townscapes areas and
features of local importance, and in places where the townscape/ feature is not
necessarily part of the reason for the visit

• People engaged in outdoor recreation whose attention is likely to be focused
on the townscape and / or particular views.

• People staying in hotels and healthcare institutions who are likely to appreciate
and / or benefit from views of their surroundings

• People working in premises where the views are likely to make an important
contribution to the setting, and / or to the quality of working life

Low • Receptors in commercial and industrial premises, schools, playing fields etc.
where the view is not central to the use

• People using main roads, infrequently used / inaccessible routes and likely to
be traveling for a purpose other than to enjoy the view

• People moving past the view often at high speed (e.g. on motorways or fast
dual carraigeways and main line railways) and with little or no focus on or
interest in the townscape through which they are traveling

Magnitude of Effect 

The magnitude of effect evaluates the visual effects identified in terms of the size or scale of a development; the 
geographical extent of the area influenced; the nature of the effect (adverse or beneficial); and its duration and 
reversibility. More weight is usually given to effects that are greater in scale and long-term in duration. In 
assessing the duration of the effect, consideration is given to the effectiveness of mitigation, particularly where 
planting is proposed as part of the works which would change the scale of visual effect. The following aspects 
have been taken into consideration in determining the magnitude of visual effects on a receptor. 

Size or Scale 

The relative size or scale of the development within the view varies and reflects: 

Scale of Change 

The scale of change from the present views experienced has been considered with 

respect to the loss or addition of features in the view and changes in its composition, including the proportion of 
view occupied by the proposed development. For example the introduction of a development into a view where 
similar developments are already present is more likely to result in a lower scale of change than the introduction 
of a new development into a view where there is no or little development present. 

Consideration of how the proposed development affects the main focus of the existing view is also important. 

Nature of the View 

The relative amount of time over which views of the proposed development would be experienced on each 
occasion, for example along a short length of a PRoW, and whether views would be full, partial or glimpsed. Any 



filtering or screening of a view by vegetation, landform or built form as the filtering or screening of even part of a 
development can reduce the scale of change on the view. Consideration has also been given to the extent of 
filtering in ‘full leaf’ and during winter. 

Geographical Extent 

The geographical extent of visual effects varies with different viewpoints and reflects: 

Angle of View 

The angle of view has been considered with changes to direct views generally considered to be of greater 
importance than changes in oblique or indirect views. 

Distance between the Receptor and the Proposed Development 

The distance between the receptor and the proposed development is important with the magnitude generally 
decreasing with distance. 

Proportion of View Affected 

The proportion of view affected is an important consideration, with a change to a large proportion generally 
having a greater effect than a change to a small proportion. 

Topography and Landform 

Consideration has been given to whether the proposed development would be looked down to, looked up to or 
whether it would be viewed on a level. Views up to a development are generally considered to be of greater 
magnitude due to the enhanced verticality of the structures than views down to a development where the 
apparent height appears reduced. 

Table 7: Criteria for Judging Levels of Magnitude of Effect (Views & Visual Amenity) 

Level of 
magnitude 

Definition 

High 
• Substantial, obvious, loss or addition of features in the view.
• Major change in the composition of the view
• A major proportion of the view may be either blocked or occupied by the

proposed development.
• The development introduces colours or forms which draw the eye and are not

commonplace in the view.
• Views may be short-distance and direct.
• Prominent position within the landscape, such as on the skyline or open hillside

or open floodplain or plateau
• Changes in the view may be visible over a large proportion of the view. The

proposed development is permanent and irreversible.

Typically this would be where a development would be obvious to the
casual viewer, seen in close proximity with a large proportion of the view
affected with little or no filtering or backgrounding and there would be a
great scale of change from the present situation for the long or medium-
term.

Medium 
• Noticeable loss or addition of features in the view.
• Partial alteration to the existing view and/or the introduction of readily noticeable 

elements in the view.
• There is some screening or backgrounding by landform, woodland, and or built 

form



• The colours and forms are largely in keeping with the colours and forms within 
the surrounding townscape

• Views may be middle-distance, direct or oblique.
Views may be filtered by vegetation.

• Partial loss of, or change to, sites visual function / contribution
• The duration of effect would be considered long-term / permanent but is 

potentially reversible
Typically this would be where a development would be seen in views for 
the long or medium-term where a moderate proportion of the views is 
affected. There may be some screening or backgrounding which minimise 
the scale of change from the present situation.

Low • The change in the view would not be readily noticeable.
• Development would form a minor constituent of the view, being partially-visible, 

or at a sufficient distance to be a limited component of a view
• The duration of effect may be considered long-term / permanent but is easily 

reversible; or, the duration may be medium-term
• A significant part of the development is screened
• It does not lie within a particularly prominent location within the ltownscape
• Introduction of features which may already be present in views.

Typically this would be where a moderate or low proportion of the view 
would be affected for the short-term or the development would be visible 
for the long-term in distant views; where only a small proportion of the 
view is affected in the medium-term or long-term; where the medium-term 
or long-term effect is reduced due to a high degree of filtering, screening 
or backgrounding or where there is a low scale of change from the 
existing view.

Negligible The change would be barely perceptible. 

The magnitude and sensitivity are combined in the matrix Table 10, to determine the degree of significance of an 
impact (whether beneficial or adverse) ranging from Major to Negligible. 

Table 8: Matrix to determine the level of impact on visual amenity 

Magnitude of change 
Receptor sensitivity 

High Medium Low 

High 
Major Moderate-Major Moderate 

Medium 
Moderate-Major Moderate Minor 

Low 
Moderate Minor Negligible 

Duration and Reversibility of Visual Effects 

These are separate but linked considerations. 

Duration has been judged on a scale of: 



• short-term: 0 to 5 years including the construction period and on completion;
• medium-term: 5 to 20 years including the establishment of replacement and proposed mitigation

planting
• long-term/permanent: 20 years onwards for the life of the proposed development.

Reversibility is a judgement about the prospects and the practicality of the visual effects being reversed. For 
example, while some forms of development can be considered permanent, others such as underground cable 
installation can be considered as reversible since the land will be reinstated. Reversibility is particularly relevant 
to construction effects as works will cease and land and most landscape features will be reinstated in the short-
term. 

Geographical extent of the effects 

Effects can be experienced over different areas. For example, a tall structure could be visible at local, borough 
and district level. An impact on a nationally important feature would have an effect at National Level, and effect 
on a World Heritage Site would have an effect on International Level. Grade I and Grade II* listed structures are 
considered to be of national importance and so an effect on the setting of such structures would be on a National 
Level. The greater the extent of the effect greater weighting should be given to it. 

• Local level: relating to the site and the immediate surroundings (ward);
• Borough level: relating to impacts within Borough/Local Authority/parish;
• District level: relating to the wider county area;
• Regional level: relating to the Region e.g. south east;
• National level: relating to England and Wales; and
• International: relating to Europe and beyond.

Viewing distances 

Short distance – within 100m 

Middle distance – 100 – 1000 m 

Long distance – Over kilometre 



Table 9: Recommended weight to be given to the magnitude of effect in decision making 

Level of 
magnitude 

Definition in relation to decision making 

Major adverse 
The Proposed Development will cause and obvious substantial degradation of the 
townscape character/townscape features/existing views. These adverse effects 
are key factors in the decision-making process. These effects are generally, but 
not exclusively, associated with sites or features of international, national or 
regional importance that are likely to suffer a most damaging impact and loss of 
resource integrity. However, a major change in a site or feature of local importance 
may also enter this category. 

Moderate to 
Major adverse 

The Proposed Development will cause an easily noticeable degradation of the 
townscape character/elements/existing views. These adverse effects may be 
important and may be key decision-making factors (particularly if there are multiple 
Moderate to Major adverse effects). The cumulative effects of such factors may 
influence decision-making if they lead to an increase in the overall adverse effect 
on a particular resource or receptor. 

Moderate 
adverse 

The Proposed Development will cause noticeable degradation of the townscape 
character/elements/existing views. These adverse effects may be important, but 
are not likely to be key decision-making factors. The cumulative effects of such 
factors may influence decision-making if they lead to an increase in the overall 
adverse effect on a particular resource or receptor. 

Minor adverse 
The Proposed Development will cause small but not readily perceived degradation 
of the townscape character elements/existing views. These adverse effects may be 
raised as local factors. They are unlikely to be critical in the decision-making 
process, but are important in enhancing the subsequent design of the project. 

Negligible A barely perceptible effect. Such effects should not affect influence the decision-
making process. 

Neutral Beneficial effects of a similar nature, on the same receptor, balance against adverse 
effects of a similar nature and so should not influence the decision-making process. 

Minor 
beneficial 

The Proposed Development will cause small improvement of the townscape 
character elements/existing views. These adverse effects may be raised as 
local factors. They are unlikely to be critical in the decision-making process, but 
are important in enhancing the subsequent design of the project. 

Moderate 
beneficial 

The Proposed Development will cause noticeable, but not readily perceived, 
improvement of the townscape character/elements/existing views. These 
beneficial effects may be important, but are not likely to be key decision-making 
factors. The cumulative effects of such factors may influence decision-making if 
they lead to an increase in the overall beneficial effect on a particular resource. 

Moderate – 
Major 
beneficial 

The Proposed Development will cause and easily noticeable improvement of the 
townscape character/elements/existing views. These beneficial effects may be 
important and may be key decision-making factors (particularly if there are 
multiple Moderate to Major effects). The cumulative effects of such factors may 
influence decision-making if they lead to an increase in the overall beneficial effect 
on a particular resource or receptor. 

Major 
beneficial 

The Proposed Development will cause and obvious substantial improvement of the 
townscape character/landscape features/existing views. These beneficial effects 
are key factors in the decision-making process and should be balanced against any 
adverse effects. 




