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APPENDIX C. ASSESSMENT OF VISUAL EFFECTS

Reproduced from Ordnance Survey digital map data © Crown copyright 2019. All rights reserved. Licence number 0100031673.

The locations of viewpoints 1 to 15 are illustrated on Figure 4. 

The corresponding photographs, taken in winter, are presented over the 
following pages with a description of the baseline view, sensitivity of the 
receptor, magnitude of impact, and visual effect.

The Site

Viewpoint Location #

Figure 4: Location of Viewpoints 1 to 15
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Baseline

The photograph demonstrates that views are channelled along the A2004 
by fencing and mature vegetation towards the County Mall, and the Arora 
hotel in the background. The Site is not visible due to the height of the 
County Mall. The view demonstrates that the sense of arrival to this part of 
Crawley is well vegetated, but the overall quality of the built form is varied 
and of a low scenic quality.

Sensitivity

The view is judged to be of low value as it is not recognised and is of 
townscape of a poor scenic quality. The view represents those experienced 
by people travelling through and working in the town centre, who have a low 
susceptibility to change. Overall, it is judged to be of Low sensitivity.

Impact

At completion, the Proposed Development would not be visible as a result of 
the intervening County Mall. The impact would be Neutral.

Effect

On completion there would be no change to the existing view.

Viewpoint 1 – View from the A2004 (College Road)

Date: 15/01/2019 Time: 10:49 Approximate co-ordinate: (527312, 136715)

Approximate direction 
of Site

County Mall
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Viewpoint 2 – View from Telford Place

Date: 15/01/2019 Time: 10:54 Approximate co-ordinate: (527313, 136467)

Approximate direction 
of Site

Overline House
Arora hotel Belmont House

County Mall

Baseline

The photograph demonstrates that there are channelled views of Overline 
House; but that neither the nightclub, nor the existing vegetation within the 
Site is visible due to the intervening buildings.

The existing building heights are generally uniform at around 6 to 7 storeys 
with an emphasis on the horizontal roof lines and solid massing, which is 
softened only by fenestration or changes in materials, and as such there 
is very little articulation to the buildings. The legibility between the station 
area and the A2004 is not well defined as a result of the uniformity of the 
buildings.

Sensitivity

The view is judged to be of low value as it is not recognised and is of a 
townscape of a poor scenic quality. The view represents those experienced 
by people travelling through and working in the town centre, who have a low 
susceptibility to change. Overall, it is judged to be of Low sensitivity.

Impact

On completion, the upper storeys of the Proposed Development would be 
visible above the intervening buildings. This would be a noticeable addition 
to the view, stepping gradually up in height from the adjacent buildings. The 
impact is judged to be Medium.

Effect

On completion, the medium impact would result in a Minor beneficial 
effect, which is judged to as a result of the improved legibility within the 
townscape, and the visual interest created by the focal point of the Proposed 
Development.
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Viewpoint 3 – View from Station Way to the north-east of the Site

Date: 15/01/2019 Time: 10:56 Approximate co-ordinate: (527230, 136440)

Arora hotel Belmont House MOKA Nightclub Overline House

Baseline

The photograph demonstrates that the Site is visible, with a view of the 
nightclub but not the existing vegetation. At this entrance to Station Way the 
width of the highway along Station Way opens up the view, with the curved 
sculptural form of the County Mall car park façade focusing the view around 
the bend, which along with Belmont House in the foreground frame the 
nightclub and Overline House, which form the backdrop of the view.

Belmont House is seen to front up closely to the road, with the building 
orientated away from Station Way to a side street such that the façade does 
not actively engage with Station Way. The top-heavy form of this building 
emphasises its massing.

The nightclub is seen alongside Overline House in the background of the 
view, but their dated appearance and lack of visual interest do not contribute 
to the scenic qualities of the townscape.

Sensitivity

The view is judged to be of low value as it is not recognised and is of a 
townscape of a poor scenic quality. The view represents those experienced 
by people travelling through and working in the town centre, who have a low 
susceptibility to change. Overall, it is judged to be of Low sensitivity.

Impact

On completion, the Proposed Development would noticeably change the 
composition of the view. The new building would be of a modern architectural 
design, and consolidate the transition between public realm and incidental 
space into a well-defined built edge that reflects the curvature of Station Way, 
and seemingly connects Belmont House with Station Way. The increased 
height and scale of the new building would be apparent, but would be seen 
as a stepping-up of the existing building heights to create a focal point. 
The varied façade of the Proposed Development would break up its mass 
and add interest to the townscape, whilst reflecting the existing geometric 
architecture in the view.

Effect

On completion, the medium impact would result in a Minor beneficial effect 
as a result of the improved legibility within the townscape, views of the 
improved public realm, and the visual interest created by the focal point of 
the Proposed Development.
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Viewpoint 4 – View from Southgate Drive

Date: 15/01/2019 Time: 11:41 Approximate co-ordinate: (527224, 135875)

Approximate direction
of Site  

Baseline

Views towards the Site are limited by the extent of street trees and proximity 
of residential buildings; there are occasional channelled views towards the 
Site from breaks in the vegetation and buildings. 

The photograph demonstrates that parts of the Arora hotel at 7 storeys in 
height are already visible, which along with existing vegetation screen the 
car-parking and nightclub within the Site.

Sensitivity

The view is judged to be of low value as it does not have a recognised quality, 
and is not a location visited to specifically experience the view. The view 
represents those experienced by people travelling through and living in the 
area, who have a low-medium susceptibility to change. Overall, it is judged 
to be of Low sensitivity.

Impact

On completion, the upper storeys of the Proposed Development would be 
visible above the intervening vegetation. This would be a subtle change to 
the existing view from this distance, and would not be out of place in the 
context of the existing views of the Arora hotel. The impact is judged to be 
Low.

Effect

On completion, the low impact would result in a Negligible beneficial effect, 
as a result of the improved visual legibility within the townscape, and the 
visual interest created by the new landmark, complementing the massing of 
the Arora hotel.

Arora hotel
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Viewpoint 5 – View from Southgate Avenue opposite the entrance to the Arora hotel

Date: 15/01/2019 Time: 11:51 Approximate co-ordinate: (527321, 136220)

Arora hotel
Approximate direction 

of Site

Baseline

The photograph demonstrates the localised level changes within the 
townscape, such that the perception of the scale of the Arora hotel is 
increased. The photograph also illustrates the designated structural 
landscape areas adjacent to the road. The Site is screened by the Arora 
hotel.

Sensitivity

The view is judged to be of low value as it does not have a recognised quality, 
and is not a location visited to specifically experience the view. The view 
represents those experienced by people travelling through and working in 
the town centre, who have a low susceptibility to change. Overall, it is judged 
to be of Low sensitivity.

Impact

On completion there would be no change to the existing view as a result 
of the intervening Arora hotel which is in an elevated location between the 
receptor and the Site. The impact is Neutral.

Effect

On completion there would be no change to the view.



MOKA Nightclub, Crawley
Townscape and Visual Impact Assessment - Appendices

41

Viewpoint 6 – View from the junction between the A2219 (Brighton Road) and Station Way

Date: 15/01/2019 Time: 11:23 Approximate co-ordinate: (526743, 136395)

MOKA Nightclub
Overline House

Arora hotel

Baseline

The photograph demonstrates the channelled nature of the views, due to 
the alignment of Station Way and the linear form of adjacent buildings. The 
nightclub is visible, and is the focus point at the far end of Station Road 
which views are channelled towards. The upper parts of the canopies of the 
oak trees in the eastern part of the Site can be seen above the nightclub roof 
line.

Sensitivity

The view is judged to be of low value as it does not have a recognised quality, 
and is not a location visited to specifically experience the view. The view 
represents those experienced by people travelling through and working in 
the town centre, who have a low susceptibility to change. Overall, it is judged 
to be of Low sensitivity.

Impact

On completion, the Proposed Development would form the focal point at 
the end of Station Way, stepping up in height from the existing buildings to 
form a focal point at the end of this channelled view. The Proposed Building 
would form a landmark building within the view, framed by existing buildings 
along Station Way. Trees within the pocket park and on the lower western 
landscaped roof terrace would soften views and break up the massing of 
the building, adding interest to the view. The impact is judged to be Medium.

Effect

On completion, the medium impact would result in a Minor beneficial effect, 
as a result of the improved legibility along Station Way and the change from 
the poor scenic quality nightclub to a focal point and contemporary building.
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Viewpoint 7 – View from Station Way to the west of the Site

Date: 15/01/2019 Time: 11:08 Approximate co-ordinate: (526936, 136378)

MOKA Nightclub Overline House
Belmont House

Baseline

The photograph demonstrates that the nightclub currently stands out 
in the townscape as a result of its utilitarian ‘blue-box’ architectural form. 
The trees in the east of the Site are partially visible beyond the nightclub. 
The view shows a somewhat discordant area of townscape as a result of 
the contrasting variety of different buildings, layout pattern, materials, and 
dominance of the vehicle in the public realm.

The nightclub and Overline House form the most prominent buildings along 
the road, but their dated appearance and limited architectural interest do 
not positively contribute to the street scene. The wide highway, areas of 
parking, and associated highway infrastructure also detract from the quality 
and appearance of the public realm.

Sensitivity

The view is judged to be of low value as it is not recognised and is of a 
townscape of a poor scenic quality. The view represents those experienced 
by people travelling through and working in the town centre, who have a low 
susceptibility to change. Overall, it is judged to be of Low sensitivity.

Impact

On completion, the Proposed Development would noticeably change the 
composition of the view. The new building would create a prominent focal 
point at the terminus of views along Station Way, and would follow the 
alignment of the road such that views along it from this location would 
be focused on the Proposed Development. The varied fenestration and 
articulated façade of the Proposed Development would break up its mass 
and add interest to the view. In addition, trees within the pocket park and on 
the lower western landscaped roof terrace would soften views and break up 
the lower massing of the building, adding interest to the view. The impact is 
judge to be Medium.

Effect

On completion, the medium impact would result in a Moderate beneficial 
effect, which is judged to as a result of the change from the existing poor 
quality views of the nightclub to views of the contemporary building, and 
the positive visual relationship this would have with Station Way from the 
creation of a focal point improving legibility in the townscape.
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Viewpoint 8 – View from the junction between Station Way and Friary Way

Date: 15/01/2019 Time: 11:04 Approximate co-ordinate: (527007, 136383)

MOKA Nightclub Overline House
Belmont House Arora hotel

Baseline

The photograph demonstrates an open character to the view as a result 
of the width of the highway and junction, areas of car parking adjoining 
the public realm, and buildings being set-back from the road. This open 
character and space between buildings opens up views to the Arora hotel 
south of the railway line, and creates a perception of discordance between 
buildings and public realm.   

The nightclub is visible as a continuation from Viewpoint 7, such that it is 
one of the most prominent buildings along the road, and appears to be 
somewhat isolated as a result of the car parking separating it from Overline 
House. The trees in the east of the Site are visible alongside the nightclub.

Sensitivity

The view is judged to be of low value as it is not recognised and is of a 
townscape of a poor scenic quality. The view represents those experienced 
by people travelling through and working in the town centre, who have a low 
susceptibility to change. Overall, it is judged to be of Low sensitivity.

Impact

On completion, from this distance the Proposed Development would form
an extensive change to the composition of the view. The new building would
be prominent, replacing the existing views of the nightclub with the new
building which steps in height from 9 to 11 storeys. The increase in scale
of the new building would be tempered by the stepping in height, varying
the massing and arrangement of frontages in relation to the street, and
providing varied vertical and horizontal banding across the fenestration
with a changing material palette to create an articulated façade. The pocket
park would visibly improve the public realm, and in combination with the
landscaped roof terraces would soften the appearance of the structure.
Collectively, the building and landscaping would add interest to the view. The
impact is judge to be High.

Effect

On completion, the high impact would result in a Moderate beneficial effect, 
as the Proposed Development would have a more positive visual relationship 
with the street and public realm, and would add interest to the view. The 
change from the existing poor quality views of the nightclub to views of the 
modern new building is seen as a positive, and would create a focal point 
improving legibility in the townscape.
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Viewpoint 9 – View from the entrance to the Church of St John the Baptist

Date: 15/01/2019 Time: 11:16 Approximate co-ordinate: (526798, 136542)

Approximate direction 
of Site

Baseline

The view demonstrates the extent of existing vegetation which screens 
views of the wider townscape such that the Site is not visible.

Sensitivity

The view is judged to be of medium value as although it is not recognised, it 
is from within a Conservation Area. The view represents those experienced 
by people travelling through and living in the area, where views may play an 
important role in the experience of the townscape as it is a Conservation 
Area, and as such have a medium-high susceptibility to change. Overall, it is 
judged to be of Medium sensitivity.

Impact

On completion there would be no change to the existing view as a result of 
the intervening vegetation screening views of the Proposed Development.

Effect

On completion there would be no change to the view.
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Viewpoint 10 – View from the High Street

Date: 15/01/2019 Time: 11:19 Approximate co-ordinate: (526757, 136638)

Approximate direction
of Site

Baseline

The view demonstrates the north-to-south alignment of the street, such 
that the building line along the eastern side of the High Street screens views 
of the Site.

Sensitivity

The view is judged to be of medium value as although it is not recognised, it 
is from within a Conservation Area. The view represents those experienced 
by people travelling through, working and living in the area, where views 
may play an important role in the experience of the townscape as it is a 
Conservation Area, and as such have a medium-high susceptibility to 
change. Overall, it is judged to be of Medium sensitivity.

Impact

On completion there would be no change to the existing view as a result of 
the intervening buildings along the eastern side of the High Street screening 
views of the Proposed Development. The impact would be Neutral.

Effect

On completion there would be no change to the view.
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Viewpoint 11 – View from the roundabout on Haslett Avenue West

Date: 15/01/2019 Time: 11:12 Approximate co-ordinate: (526905, 136531)

Approximate direction 
of Site

Baseline

The view is from the edge of the High Street Conservation Area and 
demonstrates that vegetation in the grounds of St Francis and St Anthony’s 
screens views of the nightclub and existing vegetation within the Site. 
The vegetation here also softens the appearance of the public realm and 
surrounding buildings.

Sensitivity

The view is judged to be of medium value as although it is not recognised, 
it is from the edge of a Conservation Area. The view represents those 
experienced by people travelling through and working in the area, who have a 
low susceptibility to change. Overall, it is judged to be of Medium sensitivity.

Impact

On completion, there would be glimpsed views of the upper storeys of the 
Proposed Development, which would be filtered by the intervening vegetation 
and buildings such that they are a subtle change in the background of the 
view. The impact is judged to be Low.

Effect

On completion, the low impact would result in a Negligible effect, which 
is judged to be a beneficial change as although the introduction of the 
Proposed Development into the view would be a subtle change, it would 
improve the visual legibility and wayfinding in the townscape.
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Viewpoint 12 – View from Memorial Gardens

Date: 15/01/2019 Time: 10:45 Approximate co-ordinate: (527240, 136659)

Approximate direction 
of Site

Baseline

The photograph demonstrates that the horizontal massing of the County 
Mall is the dominant feature of the view, and screens views of the Site 
beyond.

Sensitivity

The view is judged to be of medium value as although it is not recognised 
it is of a public green space likely to be valued at a community level. The 
view represents those experienced by visitors to the park, where views are 
relevant but not essential to the experience. Overall, it is judged to be of 
Medium sensitivity.

Impact

On completion the Proposed Development would not be visible. The impact 
would be Neutral.

Effect

On completion there would be no change to the view.
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Viewpoint 13 – View from the car park at Crawley Railway Station

Date: 15/01/2019 Time: 11:02 Approximate co-ordinate: (527063, 136338)

MOKA Nightclub
Belmont House Arora hotel

Baseline

The view is from the base of Overline House and demonstrates the Site is 
perceived as being situated between the Arora hotel, Brunel Place and the 
County Mall. The nightclub is prominent as a result of its ‘blue-box’ utilitarian 
architectural form in combination with the open setting created by the wide 
highway at Station Way and the area of car parking in the foreground. 

The open character, highways infrastructure and lack of trees in the view 
give a harsh appearance to the public realm.

Sensitivity

The view is judged to be of low value as it is not recognised and is of a 
townscape of a poor scenic quality. The view represents those experienced 
by people travelling through and working in the town centre, who have a low 
susceptibility to change. Overall, it is judged to be of Low sensitivity.

Impact

On completion, from this distance the Proposed Development would form
an extensive change to the composition of the view. The new building would
be prominent, replacing the existing views of the nightclub with the new
building which steps in height from 9 to 11 storeys. The increase in scale
of the new building would be tempered by the stepping in height, varying
the massing and positioning of frontages, and providing varied vertical and
horizontal banding across the fenestration with a changing material palette
to create an articulated façade. In addition, views of the pocket park would
improve the public realm, and in combination with the landscaped roof
terraces would soften the appearance of the built form. The impact is judged
to be High.

Effect

On completion, the high impact would result in a Moderate effect, which is 
judged to be beneficial as the Proposed Development would have a more 
positive visual relationship with the street and public realm, and would add 
interest to the view. The change from the existing poor quality views of the 
nightclub to views of the pocket park and modern new building is seen as a 
positive, and would create a focal point improving legibility in the townscape.
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Viewpoint 14 – View from the junction between East Park and Clitherow Gardens

Date: 15/01/2019 Time: 11:31 Approximate co-ordinate: (527032, 136253)

MOKA Nightclub

Baseline

The photograph demonstrates that there are partial views of the Site, with a 
corner of the nightclub visible beyond the commercial buildings south of the 
railway line. The appearance of the damaged hoarding in the foreground is a 
detracting element to the view.

Sensitivity

The view is judged to be of low value as it is not recognised and is of a 
townscape of a poor scenic quality. The view represents those experienced 
by people travelling living in the area, who have a high susceptibility to 
change. Overall, it is judged to be of Medium sensitivity.

Impact

On completion, the Proposed Development would be partially visible beyond 
the intervening buildings and vegetation. This would be a subtle change to 
the background of the existing view. The impact is judged to be Low.

Effect

At completion, the low impact would result in a Negligible beneficial effect, as 
although the introduction of the Proposed Development into the view would 
be a subtle change, it would improve the visual legibility and wayfinding in 
the townscape.
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Viewpoint 15 – View from the junction between Beechside and Holmcroft

Date: 15/01/2019 Time: 11:35 Approximate co-ordinate: (527150, 136147)

Approximate direction
Arora hotel of Site Arora hotel

Baseline

The photograph demonstrates that the nightclub is partially visible beyond 
the Arora hotel, but that buildings and vegetation in the foreground of views 
generally screen views of the Site.

Sensitivity

The view is judged to be of low value as it does not have a recognised 
quality, and is not a location visited to specifically experience the view. The 
view represents those experienced by people living in the area, who have 
a medium susceptibility to change. Overall, it is judged to be of Medium 
sensitivity.

Impact

At completion, there would be glimpsed views of the Proposed Development 
beyond the intervening buildings and vegetation. The full extent and height 
of the Proposed Development would not be apparent, such that there would 
be a subtle change to the view. The impact would be Low.

Effect

At completion, the low impact would result in a Negligible beneficial effect, as 
although the introduction of the Proposed Development into the view would 
be a subtle change, it would improve the visual legibility and wayfinding in 
the townscape.




