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APPENDIX A:  ASSESSMENT METHODOLOGY

The TVIA has been undertaken in accordance with the Guidelines for 
Landscape and Visual Impact Assessment 3rd Edition (GLVIA 3), 2013.

Townscape
The assessment of townscape effects is based upon identifying the nature 
of the townscape receptor (sensitivity) and the magnitude of impact (change) 
resulting from the Proposed Development. These aspects are set out below.

Nature of the Townscape Receptor (Sensitivity)

The sensitivity of the townscape receptor is assessed by a combination of 
their townscape value and susceptibility.

Townscape Value

The value of the townscape receptor is based upon the consideration of any 
relevant landscape or townscape designations and the criteria outlined in 
the (GLVIA3) Box 5.1:

• Quality (condition);

• Scenic quality;

• Rarity;

• Representativeness;

• Conservation Interests;

• Recreation value;

• Perceptual aspects; and

• Associations.

From the consideration of these factors, an assessment of the townscape 
value is based upon the criteria outlined in Table 1.

Table 1: Townscape Value

Value Criteria
High The townscape is likely to be valued for one or more of its 

attributes at a national or regional level, e.g. protected by Act of 
Parliament or a Conservation Area.

The townscape may contain elements/features which are rare 
or perceived as very representative of the national or regional 
attributes and cultural associations.

The townscape may provide a high scenic and landscape quality 
as well as many recreational opportunities.

Medium The townscape is likely to be valued for one or more of its attrib-
utes at a community or local level and may be value through local 
or neighbourhood planning policies such as protected open 
space or groups of listed buildings.

The townscape may contain elements/features which are repre-
sentative of the community or local level attributes and cultural 
associations, but are relatively common.

The townscape may provide some scenic and landscape quality 
and some recreational opportunities.

Low The townscape is likely to be valued at a limited level only, with 
weak or discordant elements and characteristics which detract 
from the quality of the area.

The townscape may contain features which are common and 
therefore do not specifically contribute to the wider townscape 
or cultural association.

The townscape may provide a limited scenic and landscape qual-
ity and few recreational opportunities.

Townscape Susceptibility

The susceptibility of a townscape and landscape to change is defined in 
GLVIA3 as “the ability of the townscape/landscape to accommodate the 
Proposed Development without undue consequences for the maintenance 
of the baseline situation and/ or the achievement of landscape planning 
policies and strategies”. 

The susceptibility of townscape and landscape receptors to change was 
assessed using a scale of high, medium and low with supporting justification 
in the text as set out in Table 2.

Table 2: Townscape Susceptibility

Susceptibility Criteria
High Townscape which is tolerant of small change.
Medium Townscape reasonably tolerant of change.
Low Townscape tolerant of change.

Townscape Sensitivity

The combination of the townscape and landscape value and susceptibility 
was used to determine the overall sensitivity of the receptor, as set out in 
Table 3.

Table 3: Townscape Sensitivity

Townscape 
Sensitivity

Criteria

High Townscape of national or regional value with distinctive elements 
and characteristics, susceptible to small changes.

Medium Townscape of local or community value, with relatively common 
elements and characteristics, reasonably tolerant of the 
changes. 

Low Townscape of community or limited value and relatively 
inconsequential elements and characteristics, and tolerant of 
change.

Townscape Magnitude of Impact

The magnitude of impact (change) to townscape receptors is determined 
through consideration of the operational phases of the Proposed 
Development including the size, scale and form of the Proposed 
Development; the geographical extent of influence; the level of integration 
of new features with existing features and its duration and reversibility. The 
criteria used to determine the impact magnitude are set out in Table 4.

Table 4: Townscape Magnitude of Impact

Magnitude of 
Impact

Criteria

High Substantial loss/alteration of characteristics or the substantial 
addition of new features or components that will alter the 
character or setting of the area. 

Medium Partial loss/alteration of characteristics or the partial addition 
of new features or components that will alter the character or 
setting of the area. 

Low Limited loss/alteration of characteristics or the limited addition 
of new features or components that will alter the character or 
setting of the area. 

Very Low Very limited loss/alteration of characteristics or the very limited 
addition of new features or components that will alter the 
character or setting of the area.

Neutral No change to the townscape or landscape characteristics and 
therefore no alteration to the character or setting of the area.
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Visual

Nature of Visual Receptors (Sensitivity)

In line with GLVIA 3, the assessment of visual sensitivity is based upon 
combining the value of the view with the susceptibility of the viewer to the 
particular or specific change arising from the Proposed Development.

Visual Value

The assessment of the value of views has been informed by the location of 
the viewing place and the quality or designation of the existing elements in 
the view, as per the criteria outlined in Table 5.

Table 5: Visual Value

Value Criteria
High The view is likely to be recognised as a high quality view, which 

may be well frequented and/or promoted as a beauty spot/visitor 
destination at a national or regional level.

The view may have strong cultural associations (recognised 
in art, literature or other media) and which is likely to be an 
important part or the primary reason for the receptor being 
present at the location.

Medium The view is likely to be recognised at a community or local level 
and/or whilst frequented and has an inherent quality to the view, 
it is not likely to be a widely recognised view, and may not be the 
primary reason for the receptor being present at the location. 

Low The view is likely to be recognised at a limited level only. The 
view may not be frequented very often or is not a location 
visited specifically to experience the view, such that whilst the 
view is appreciated by the receptor, it is incidental to the reason 
the receptor is present at the location. The view may be of a 
townscape which is of poor scenic quality or contains detracting 
features.

Visual Susceptibility

The susceptibility of visual receptors to change was assessed by considering 
the occupation or activity of the people experiencing the view and the extent 
to which their attention or interest is focused on the view, using the criteria 
set out in Table 6: Visual Susceptibility.

Table 6: Visual Susceptibility

Visual 
Susceptibility

Criteria
High Medium Low

Occupation or 
activity

People living in 
the area or visiting 
areas townscape 
areas specifically

People passing 
through the area 
on designated 
routes

People working 
inside or passing 
through the area 
on public roads or 
railway lines

Degree of 
attention on 
the view

Views are an im-
portant part of the 
experience of the 
townscape

Views are relevant 
to the experience 
or activity but not 
central to it

Views are likely 
to be focused on 
the activity of the 
receptor, rather 
than the view

Degree of 
exposure to 
the view

Views are likely to 
be open

Views may be 
framed, partial-
ly screened or 
filtered

Views are likely 
to be limited to 
glimpses or are 
heavily screened

Length of 
exposure to 
the view

Views are likely to 
be experienced 
daily or for long 
periods of time

Views may be 
fleeting or ex-
perienced as a 
sequence of views 
moving through 
the area

Views are likely to 
be short

Visual Sensitivity

The sensitivity of the visual receptors was subsequently determined based 
on the above judgements on a visual receptors value and susceptibility, as 
set out in Table 7. Where more than one receptor is identified for a viewpoint, 
i.e. tourists and motorists, the sensitivity is based upon the more sensitive 
receptor.

Table 7: Visual Sensitivity

Visual 
Sensitivity

Criteria

High Activity resulting in a particular interest or appreciation of the 
view (e.g. residents or people engaged in outdoor recreation 
whose attention is focused on the townscape) and/or a view of 
national value (e.g. a designated landscape or townscape)

Medium Activity resulting in a general interest or appreciation of the view 
(e.g. residents, people engaged in outdoor recreation that does 
not focus on an appreciation of the townscape) and/or a view of 
local or limited value of (e.g. suburban residential areas)

Low Activity where interest, appreciation or period of exposure to the 
view is limited (e.g. people at work or motorists travelling through 
the area) and/or a view of limited value (e.g. industrial areas or 
derelict land)

Visual Magnitude of Impact

The visual impact magnitude was determined through consideration of 
the degree of change, the extent over which the changes will be visible, 
the period of exposure to the view and reversibility or permanence of the 
change. The criteria used are set out in Table 8.

Table 8: Visual Magnitude of Impact

Magnitude of 
Impact

Criteria

High Extensive change to the composition of the existing view (e.g. 
widespread loss of characteristic features or the addition of new 
features within the view) and/or high degree of exposure to view 
(e.g. long-term, close, direct or open views)

Medium Partial change to the composition of the existing view (e.g. 
noticeable loss of some characteristic features or the addition of 
new features within the view) and/or medium degree of exposure 
to view (e.g. medium-term, middle-distance or partially screened 
views)

Low Subtle change to existing view (e.g. limited loss of characteristic 
features or the addition of new features within the view) and/or 
low degree of exposure to view (e.g. medium term, long-distance, 
substantially screened or glimpsed views)

Very Low Barely perceptible change to the existing view and/or very brief 
exposure to view

Neutral No change discernible in existing view
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Assessment Scenarios
The assessment of the impacts and effects of the Proposed Development is 
undertaken for the operational scenario only.

Effect Criteria
The receptors sensitivity and the magnitude of impact for townscape, 
landscape, and visual receptors was then used to determine the effect 
following the guide set out in Table 9. 

Where professional judgement considers that the assessment should differ 
from this table, a reasoned justification is provided. 

Where the guide allows for two levels of effect (e.g. moderate or minor) 
professional judgement has been used on a case by case basis to determine 
the appropriate level of effect. 

Table 9: Guide to Townscape and Visual Effects

Receptor 
Sensitivity

Magnitude of Impact
High Medium Low Very Low Neutral

High Major Major or 
Moderate

Moderate 
of Minor

Minor or 
Negligible

No Change

Medium Major or 
Moderate

Moderate 
or Minor

Minor or 
Negligible

Negligible 
or No 
Change

No Change

Low Moderate 
or Minor

Minor or 
Negligible

Negligible 
or No 
Change

Negligible 
or No 
Change

No Change

The operational effects are permanent due to the finished and complete 
state of the new buildings and public realm.

A description of the effects is set out in Table 10.

Table 10: Effects Descriptions

Effect Townscape Visual
Major 
Beneficial

Where the Proposed 
Development substantially 
improves the scale, landform and 
pattern of the townscape and/or 
enriches quality or characteristic 
features.

Where the Proposed 
Development results in a 
pronounced improvement to the 
aesthetic quality or composition 
of the existing view.

Moderate 
Beneficial

Where the Proposed 
Development largely improves 
the characteristic of the scale, 
landform and pattern of the 
townscape, and/or quality or 
characteristic features.

Where the Proposed 
Development results in a notable 
improvement to the existing 
view.

Minor 
Beneficial

Where the Proposed 
Development partially improves 
the scale, landform and pattern 
of the townscape, and/or quality 
or characteristic features.

Where the Proposed 
Development causes a partial 
improvement to the existing 
view.

Negligible 
Beneficial

Where the Proposed 
Development causes a very 
slight improvement to the 
existing townscape.

Where the Proposed 
Development causes a barely 
perceptible improvement to the 
existing view.

No 
Change

No change to the townscape 
character or landscape features.

No change to the composition of 
the view.

Negligible 
Adverse

Where the Proposed 
Development barely deteriorates 
the existing townscape.

Where the Proposed 
Development causes a barely 
perceptible deterioration to the 
existing view

Minor 
Adverse

Where the Proposed 
Development partially 
deteriorates the scale, landform 
and pattern of the townscape, 
and/or quality or characteristic 
features.

Where the Proposed 
Development causes a partial 
deterioration to the existing view.

Moderate 
Adverse

Where the Proposed 
Development largely 
deteriorates the characteristic of 
the scale, landform and pattern 
of the townscape, and/or quality 
or characteristic features.

Where the Proposed 
Development results in a notable 
deterioration to the existing view.

Major 
Adverse

Where the Proposed 
Development substantially 
deteriorates the scale, landform 
and pattern of the townscape 
and/or enriches quality or 
characteristic features.

Where the Proposed 
Development results in a 
pronounced deterioration to the 
aesthetic quality or composition 
of the existing view.
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AECOM Visually Verifiable Montage (VVM) Methodology

1 Photography
1.1 Digital Photography

Changes in all aspects of photography and photomontage have taken place over the last ten years. 35mm 
colour film and the associated cameras and lenses have been almost completely supplanted by digital 
cameras; digital image processing is now a fundamental element of photography, both within the firmware 
of the camera and as a subsequent operation on a computer, and printing has become wholly digital, using 
a wide variety of devices offering different qualities of output. Future changes will undoubtedly further 
change the parameters for landscape photography.

A good quality camera and lens are essential to the production of photographs and photomontages for 
landscape and visual impact assessment work. 

1.2 Digital Camera & Lenses

AECOM capture high resolution digital photographs with a Canon EOS 5D Mk III, a full-frame digital camera 
predominantly using a 50mm fixed focal-length lens. The camera is fixed to a tripod 1.6m above ground. 
Using this lens and full-frame camera, distortions are minimised and a view obtained close to that seen by 
the human eye.  

1.3 Data capture

The photographer is provided with Ordnance Survey (OS) location coordinates indicating the position of 
each viewpoint from which the required photographs are to be taken, plus a digital photograph taken by 
AECOM of the desired view. For each photograph, the camera is positioned at a height of 1.6m above the 
ground level to  approximate the human eye level. OS Location of the camera position is captured , as well 
as the focal length, date, time, weather and lighting conditions of the photograph.
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2 Image Processing
2.1 File conversion

The camera outputs a ‘raw’ file format, which is then processed digitally to ensure colour accuracy. The final 
image is then outputed as a standard compressed file-type, such as JPG, TIFF or PSD.

2.2 Image correction

The compressed photographs are then processed and stitched using the package ‘Hugin’, which provides a suite 
of advanced features and libraries for re-projecting and blending multiple source images into panoramics with 
exposure, vignetting and white balance correction. Despite the advances in digital photography over the last 10 
years, the circular nature of lenses results in a small amount of distortion on the perimeter of images. 

Due to this, the very outer edges of an image are often not taken into consideration to minimise the risk of 
inaccuracy.
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3 Survey
3.1 Survey equipment

We use both a Leica and Trimble GNSS Centimetre accurate GPS for our survey capture, as well as Trimble 
surveying instruments to obtain laser measurements of buildings.

Each viewpoint location is surveyed and identified by Ordnance Survey co‐ordinates. The heights and 
distances of significant points within each view that are easily distinguishable are recorded as Ordnance 
Survey grid and level datum. These surveyed ‘control points’ are used to fix the computer model into the 
photograph, and provide an effective check for ensuring that the three dimensional model and existing 
views are accurately merged together in the camera matching stage.

If the subject is more than 5Km from the camera, then earth’s curvature comes into play. However, if control 
points close to the subject are recorded, the earth’s curvature is automatically accounted for.
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4 3D model
4.1 3D model creation

A three‐dimensional computer model of the proposed 
development is then produced, based upon supplied detailed 
design two dimensional CAD drawing files and proposed 
materials information of the scheme.

The drawings of the proposed development are inserted into 
Autodesk Revit, or 3D Studio Max, ensuring a real world scale 
and the same co-ordinate system as the survey data are used. 
These plans, elevations and sections can then be traced over 
using snap tools and advanced 3D modelling techniques 
within the program to create an accurate three dimensional 
model of the proposed development. A check of heights / 
widths is then carried out between the three dimensional 
model and the design files supplied of the scheme to test and 
obtain accuracy.

4.2 Scale, height &  Position check

Once created, the model is positioned using an OS site plan 
and contour information, a topographical survey or Digital 
Terrain Model (DTM) data . Once the building has been 
accurately positioned, we confirm height, scale and position 
from the architect, or scheme designer.  As a further check, 
both the fixed floor levels and overall heights are cross-
checked with site sections.

The surveyed control points are then built into the model, in 
an easily visible contrasting colour. The location of these points 
is then checked against the position of the created 3D model 
and verified they appear in the correct geo‐located position 
within the site.
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5 Camera matching
5.2 Camera matching process 

The cameras and target points are then correctly aligned by matching the surveyed points within each 
photo visually to 3D equivalents generated using the survey coordinates. Now, within the 3D model 
there will be a view through the virtual camera, displaying the same viewpoint from which the original 
photograph was taken

Each view is then rendered as a wireline image (see example below) with the camera‐matched 3D model of 
the proposed development, at the same size, scale, resolution and aspect ratio as the digital photography. 
This gives a series of 3D rendered images ready for compositing with the photos of the existing baseline 
site.

5.1 Data requirements

There are a number of important datasets required for the camera matching process, such as:

• The camera and lens used to take the photograph
• The field of view
• The adjusted or corrected photograph
• The GPS surveyed viewpoint co-ordinates and control points
• A 3D model of the proposed scheme

Virtual cameras, with heights, locations and lens types matching the recorded photography are created 
within Autodesk 3D Studio Max, using the Choasgroup Vray physical camera. This allows us to use real-
world parameters to set up the virtual camera (e.g. f-stop, lens focal length etc). It also makes it easier to 
use light sources with real-world illumination values. 
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6.0  
Rendering

6 Rendering
6.1 Materials and textures

In order to provide a qualitative assessment of the proposals within an EIA or LVIA, the final VVM can show 
a photo-realistic reflection of what the proposed scheme would look like once built. Photographic textures 
and physically accurate materials are can be applied., which starts the process of turning the wireframe 3D 
model into a photo-realistic image.

6.2 Sunlight & daylight

To obtain photo-realism, physically accurate lighting is required alongside materials and textures.  

The VRaySun and VRaySky are special features within our rendering software which are provided as part 
of the the Chaosgroup Vray renderer, utilised by AECOM. Developed to work together, the VRaySun and 
VRaySky reproduce the real-life Sun and Sky environment of the Earth. Both are coded so that they change 
their appearance depending on a number of factors, such as the direction of the VRaySun; which can be 
dynamically linked and geo-referenced to the real world position of the site, the time, day and month. 
Different sky options can also chosen (clear, overcast etc)  to match the digital photography. 

Using this lighting system, alongside the physically accurate material properties, the software calculates the 
effects of the sun and sky conditions on the appearance of the proposed scheme, creating photo-realism.
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7 Post production
7.1 Post production

Once the rendering stage is complete, the images are brought into Adobe Photoshop to superimpose the 
proposed development onto the digital images of the site. The foreground details such as trees, buildings 
or signage are then overlaid as masks; ensuring the depth of the various items is represented correctly. 
If required, the rendered image is then further edited to accurately match the colour, saturation and 
environmental effects shown in the photograph. This is a qualitative or subjective process, but effort is 
made to ensure it provides objectively accurate views of the development as proposed.
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8.0  
Review

8 Review 
8.1 Review

A final qualitative check of all of the VVMs is carried out with other 
members of the project team to ensure that they provide objectively 
accurate views of the development from the information provided.

8.2 Annotation

Once the VVMs are approved, they can be inserted into either a drawing 
or report template where any of the following information may added as a 
series of annotations:

 � Site & viewpoint location map
 � Camera information (time /date of photograph, lens type, 

focal length, field of view)
 � Relevant Coordinate values 
 � Distance to site
 � Viewing distance

8.3 Issue

The final set of VVMs are issued seperately or as part of the EIA/LVIA via 
AECOM’s secure FTP, or copied to a CD for issue.
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APPENDIX B:  ASSESSMENT OF TOWNSCAPE EFFECTS

Published Landscape / Townscape Character Areas

Natural England, National Character Area 121: The Low 
Weald 

Sensitivity

The value is assessed as high due to medieval field patterns and areas 
of ancient woodland. The susceptibility is assessed as low, due to the 
Proposed Development being in a large settlement pattern and adjacent 
to infrastructure. The combination of the high value and low susceptibility 
results in medium sensitivity to the Proposed Development.

Impact

Due to the Proposed Development being located within previously 
developed land in Crawley, there would be no change to the NCA and the 
impact is assessed as neutral.

Effect

The neutral impact in relation to the medium sensitivity of the NCA would 
result in no change at completion. 

Crawley Baseline Character Assessment

Town Centre SCA 

Sensitivity

As a developed area the value is assessed a low. As the Site is in an area 
of previously developed land the susceptibility is assessed as low. The 
combination of the low value and low susceptibility results in a low sensitivity 
to the Proposed Development.

Impact

The Proposed Development would introduce new buildings of a larger scale 
than the nightclub, but of a higher scenic quality, reflecting a contemporary 
design. The Proposed Development would also improve the recreational 
value of the SCA via the pocket park. These aspects are balanced with 
the loss of TPO trees, but as these are not part of the identified ‘structural 
landscaping’ and would be balanced with new planting within the pocket park. 
The Proposed Development would not adversely impact the long-distance 
views from Target Hill or Tilgate Country Park. The impact is assessed as 
very low. 

Effect

The low sensitivity of the Town Centre SCA in combination with the very low 
impact would result in a negligible beneficial effect to the Town Centre SCA.

Town Centre Edge SA

Sensitivity

As a developed area the value is assessed a low. As the Site is in an area of 
previously developed land which is considered suitable for redevelopment 
on a site by site basis, the susceptibility is assessed as low. The combination 
of the low value and low susceptibility results in a low sensitivity to the 
Proposed Development.

Impact

The Proposed Development would reflect the retail and residential land use 
within the Town Centre Edge SCA and introduce a building and public realm 
of higher scenic quality and recreational value than the existing Site. The 
impact is assessed as very low.

Effect

The combination of the low sensitivity and the very low magnitude of impact 
would result in a negligible beneficial effect at completion.
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Local Townscape Character Areas (LTCA)

LTCA 1 – High Street

Baseline

The LTCA covers the historic High Street in Crawley, and includes the High 
Street Conservation Area. The area is characterised by historic buildings, 
many of which are listed, interspersed with more recent development set 
around the wide public realm of the high street. Buildings are terraced and 
generally two to three storeys in height. There are street trees along the high 
street which soften the public realm; and there is good public access from 
side streets and walkways.

Sensitivity

The LTCA is judged to be of high value as demonstrated by its designation as 
a conservation area and groups of listed buildings; and of high susceptibility 
as its designation as conservation area makes it tolerant of small changes. 
Overall, the LTCA is judged to be of High sensitivity.

Impact

The Proposed Development is not located within the LTCA; there would be 
no change to the townscape characteristics on completion. The impact is 
judged to be Neutral.

Effect

The high sensitivity and neutral impact result in no change to the LTCA.

LTCA 2 – Town Centre

Baseline

The LTCA covers the north of the town centre, which comprises large-scale 
retail units fronting public spaces including a small plaza and Memorial 
Gardens, a large public park characterised by grassland and trees. Buildings 
are generally between two and four storeys and of a rectilinear, outdated 
character, that in most cases appear to be run down with a 1960s/70s 
appearance. There are retail frontages to almost all buildings lining streets 
and the public realm within the LTCA, and street trees along roads.

Sensitivity

The LTCA is judged to be of low value as a result of its fairly discordant 
character and common features and characteristics; and of low susceptibility 
as it is considered to be potentially tolerant of substantial change. Overall, 
the LTCA is judged to be of Low sensitivity.

Impact

The Proposed Development is not located within the LTCA; there would be 
no change to the townscape characteristics on completion. The impact is 
judged to be Neutral.

Effect

The low sensitivity and neutral impact result in no change to the LTCA.

LTCA 3 – College Road

Baseline

The LTCA covers the college buildings and library fronting College Road 
to the east of the town centre. The area is characterised by civic buildings, 
enclosed by palisade fencing. The palisade fencing restricts public access 
to College Road. Buildings are of a mixed character and height, and a low 
scenic quality.

Sensitivity

The LTCA is judged to be of low value as a result of its common characteristics 
and elements and low scenic quality; and of low susceptibility as it is 
considered to be tolerant of change. Overall, the LTCA is judged to be of 
Low sensitivity.

Impact

The Proposed Development is not located within the LTCA; there would be 
no change to the townscape characteristics on completion. The impact is 
judged to be Neutral.

Effect

The low sensitivity and neutral impact result in no change to the LTCA.
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LTCA 4 – Residential North-East

Baseline

The LTCA covers part of the residential area to the north-east of the town 
centre. Buildings are generally two storey in height, with a mix of detached 
and terraced houses, mostly built of red brick. Streets are lined by trees and 
strips of amenity grass, and properties have front and read gardens. The flat 
terrain limits views out of the area.

Sensitivity

The LTCA is judged to be of medium value as a result of its fairly uniform 
character and community attributes; and of low susceptibility as it is 
considered to be tolerant of change. Overall, the LTCA is judged to of 
Medium sensitivity.

Impact

The Proposed Development is not located within the LTCA; there would be 
no change to the townscape characteristics on completion. The impact is 
judged to be Neutral.

Effect

The medium sensitivity and neutral impact result in no change to the LTCA.

LTCA 5 – Commercial

Baseline

The LTCA covers a commercial estate of a fairly uniform character comprising 
white clad commercial buildings set amongst areas of car park with low-level 
planting and some street trees. Roads and areas of parking make the car 
dominant and in combination with the commercial buildings give the area a 
strong urban character.

Sensitivity

The LTCA is judged to be of low value as a result of common features and 
limited scenic quality; and of low susceptibility as it is considered to be 
tolerant of change. Overall, the LTCA is judged to be of Low sensitivity.

Impact

The Proposed Development is not located within the LTCA; there would be 
no change to the townscape characteristics on completion. The impact is 
judged to be Neutral.

Effect

The low sensitivity and neutral impact result in no change to the LTCA.

LTCA 6 – Southgate Park

Baseline

The LTCA covers a school with private sports pitches, and the large 
Southgate Park which includes numerous sports pitches and public facilities. 
Southgate Park has an open character as a result of its size and elevated 
outlook in relation to the slightly lower-lying townscape to the north. The 
park is surrounded by mature trees, including Hawth Woods to its south-
east.

Sensitivity

The LTCA is judged to be of medium value as a result of its relatively common 
characteristics and value at a local level; and of medium susceptibility as it 
is judged to be reasonably tolerant of change. Overall, the LTCA is judged to 
be of Medium sensitivity.

Impact

On completion there would be no change to the character of the area as 
the Proposed Development is not located in the LTCA. The impact would be 
Neutral.

Effect

The medium sensitivity and neutral impact would result in no change to the 
LTCA on completion.
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LTCA 7 – Residential South

Baseline

The LTCA covers the extensive residential area south of the town centre, 
that comprises almost entirely low-rise two storey detached, semi-
detached or terraced houses built of brick. The area has mostly been laid 
out as residential estate developments, and as such there are discreet areas 
of relatively uniform character. Street trees across the area contribute to a 
green, well-vegetated character. 

Sensitivity

The LTCA is judged to be of medium value as a result of its fairly uniform 
character and community attributes; and of low susceptibility as it is 
considered to be tolerant of change. Overall, the LTCA is judged to of 
Medium sensitivity.

Impact

On completion there would be no change to the character of the area. The 
impact is judged to be Neutral.

Effect

The medium sensitivity and neutral impact would result in no change to the 
LTCA at operation, as the Proposed Development is not located within the 
LTCA. 

LTCA 8 – Brighton Road

Baseline

The LTCA covers the townscape to the south of the historic core of Crawley, 
and approximately aligns to the Brighton Road Conservation Area. The area 
functions as a gateway to the town centre to the north and comprises the 
main thoroughfare of Brighton Road, which is lined by mainly early 20th 
century commercial properties, which are two to three storeys in height and 
front closely up to the road. 

Sensitivity

The LTCA is judged to be of high value as demonstrated by its designation 
as a conservation area; and of high susceptibility as its designation as 
conservation area makes it tolerant of small changes. Overall, the LTCA is 
judged to be of High sensitivity.

Impact

The Proposed Development is not located within the LTCA; there would be 
no change to the townscape characteristics on completion. The impact is 
judged to be Neutral.

Effect

The high sensitivity and neutral impact result in no change to the LTCA at 
operation.

LTCA 9 – Superstore

Baseline

The LTCA covers the substantial supermarket and associated car parking 
on the edge of the town centre. The superstore is the equivalent of 
approximately four storeys and is of a utilitarian architectural form.

Sensitivity

The LTCA is judged to be of low value as a result of common features and 
limited scenic quality; and of low susceptibility as it is considered to be 
tolerant of change. Overall, the LTCA is judged to be of Low sensitivity.

Impact

The Proposed Development is not located within the LTCA; there would be 
no change to the townscape characteristics on completion. The impact is 
judged to be Neutral.

Effect

The low sensitivity and neutral impact result in no change to the LTCA at 
operation
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LTCA 10 – Business

Baseline

The LTCA covers the area between Station Way, County Mall, and the High 
Street. The area is characterised by office blocks and other commercial 
buildings generally between four and six storeys in height. Buildings within 
this area have a varied architectural form and relationship with the public 
realm, with some fronting up to the streetscape, and others sited behind 
car parks. Street trees and amenity green space soften the appearance of 
the built form fronting Haslett Avenue. The scale and massing of buildings 
and the layout of the area are typical of a business district in the frontage 
to Haslett Avenue to the north; however the frontage with Station Way to 
the south is more discordant as a result of car parking and the location of 
entrances.

Sensitivity

The LTCA is judged to be of low value as a result of its common features; and 
of low susceptibility as it is considered to be tolerant of change because 
of the variety in the townscape. Overall, the LTCA is judged to be of Low 
sensitivity.

Impact

On completion there would be a very limited impact to the setting along 
Station Way due to the . The impact is judged to be Very Low.

Effect

On completion, the very low impact would result in a Negligible beneficial 
effect.

LTCA 11 – County Mall

Baseline

The LTCA covers the substantial County Mall shopping centre and multi-
storey car parks, located between Station Way and the Town Centre. The 
County Mall is the equivalent of approximately six to seven storeys in height 
and has a mixed material palette of red brick, concrete and glass. The 
County Mall has a number of entrances to access the internal shopping 
space. The dominant brick/concrete façade offers very little scenic quality 
or contribution to the surrounding townscape and sense of arrival to the 
eastern part of Station Way. LTCA 11 also provides very few sections of 
active frontage where the building positively engages with the surrounding 
public realm, principally along the western edge of County Mall.

Sensitivity

The LTCA is judged to be of low value as a result of its common features 
that are considered to detract from the quality of the area; and of low 
susceptibility as it is considered to be tolerant of change. Overall, the LTCA 
is judged to be of Low sensitivity.

Impact

On completion the Proposed Development will introduce a high scenic 
quality and pocket park to the immediate south of LTCA 11. As such, the 
perception of the entrance and approach to the eastern part of Station Way 
would be improved, with the Proposed Development forming a nodal point 
around the roundabout entrance to LTCA 11 by the Proposed Development 
being adjacent to Station Way. The Proposed Development would have a 
very low impact on LTCA 11.

Effect

On completion, the very low impact would result in a Negligible beneficial 
effect.

LTCA 12 – Station Way

Baseline

The LTCA covers the townscape around Crawley Station and fronting Station 
Way. The area can be characterised by the railway line, areas of car parking 
and extensive hard standing, and large buildings developed in a piecemeal 
way that do not contribute positively towards the townscape. Buildings 
are large-scale and prominent fronting Station Way and are of a utilitarian 
appearance. There is access across the railway line via two railway bridges 
that connect office buildings south of the railway line to the Station. The 
poor scenic quality public realm, buildings, and dominance of car parking 
are of low scenic quality and present a degraded area of townscape at a 
gateway location into Crawley. 

Sensitivity

The LTCA is judged to be of low value as a result of its limited scenic quality, 
discordant features, and elements that detract from the quality of the area; 
and of low susceptibility as it is considered to be tolerant of substantial 
change and in part identified as a key opportunity site. Overall, the LTCA is 
judged to be of Low sensitivity.

Impact

On completion, the Proposed Development would make a notable 
improvement to the LTCA. The proposed building would have a strong 
relationship with its surrounding townscape, improving legibility and the 
sense of a gateway into this part of Crawley and Station Way. The massing 
of the proposed building is in keeping with its context, and by stepping the 
height of the building it will respond to the existing nearby buildings. The 
Proposed Development would improve the public realm by providing a 
pocket park which increases the recreation value and scenic quality of the 
LTCA and in addition, trees on the landscaped roof terrace would positively 
contribute to the wider street scene along Station Way.  The impact is judged 
to be Medium.  

Effect

On completion, the high impact would result in a Minor beneficial effect.
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LTCA 13 – Brunel Place/Arora hotel

Baseline

The LTCA covers the townscape east of the Site, being accessible from 
Brunel Place and Southgate Avenue. The area is characterised by large 
scale contemporary residential and commercial buildings set within a 
vegetated framework. These buildings are part of the taller building massing 
demarcating the eastern approach to Station Way with the Arora hotel, to 
the south of the railway line, being seven storeys in height and visible from 
Tilgate Park. 

Sensitivity

The LTCA is judged to be of low value as a result of its common features; and 
of low susceptibility as a result of the buildings and extent of hardstanding, 
such that it is considered to be tolerant of change. Overall, the LTCA is 
judged to be of Low sensitivity.

Impact

On completion the Proposed Development would reflect larger scale 
massing demarcating the eastern approach to Station Way.  The massing 
of the Proposed Development would step up in scale from buildings within 
LTCA 13, to form a centre piece to this cluster of existing buildings. The 
improved public realm and pocket park within the Site would also reflect the 
vegetated framework with LTCA 13 and as a result improve the perception of 
the local character area. The impact is judged to be Low.

Effect

On completion, the low sensitivity and low impact would result in a Negligible 
beneficial effect.




