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1.

INTRODUCTION

1.1.

This document presents a Visual Impact Assessment for a proposal to redevelop the
Grand Hotel Verdala in Rabat. Figure 1.1 shows the site location. The proposed
development comprises a new 5 Star hotel, with 26 guestrooms and 17 serviced
apartments, a private residential complex of 86 apartments and two retail units, as
well as underground car parking. An existing block of tourist apartments (known as
Virtù Heights Suites) located within the southern portion of the site will be physically
connected to the new hotel as part of the proposal.

1.2.

The project is proposed by Mr Angelo Xuereb, on behalf of Royal Hotels Ltd,
hereinafter referred to as ‘the Applicant’; the project is hereinafter referred to as ‘the
Scheme’.

1.3.

A Full Development Permit Application for a different version of the Scheme was
submitted to the Planning Authority (PA) in February 2017 (PA 06044/17). The
proposal for the hotel was originally for 40 guestrooms and 17 serviced apartments
whereas the proposal for the private residential complex was for 85 apartments and
four retail units, as well as underground parking. In September 2017, the
Environment and Resources Authority (ERA) advised the Applicant that the
development required an Environmental Impact Assessment (EIA), specifically, the
submission of an Environmental Planning Statement (EPS), in accordance with
Schedule 1A, Sections 3.1.2.2 and 3.3.2.2, of the Environmental Impact Assessment
Regulations, 2007 (Legal Notice 114 of 2007 as amended, S.L.549.46). Notably, ERA’s
letter of 7th September 2017, was issued before the adoption of the revised EIA
Regulations - Environmental Impact Assessment Regulations, 2017 (Legal Notice 412 of
2017, S.L. 549.46) – which were adopted on 22nd December 2017 and supersede the
2007 Regulations.

1.4.

In April 2018, the ERA rescreened the proposal on the basis of new submissions
made by the Applicant and, in light of the new Regulations, and determined that the
proposed development required an EIA as per Schedule I Category I, Section 7.1.1.1.
An outline permit was granted on this initial proposal in April 2020.

1.5.

The Applicant has since revisited the Scheme design, as described above, prompting
the decision to reassess the potential visual impact. This report addresses the
potential impacts of the Scheme on visual amenity. It describes the existing visual
amenity of the application site and its surroundings, and assesses how this might
change through the development of the Scheme.

1.6.

Visual impacts relate to the effect that a development would have on the amenity of
sensitive receptors (those experiencing views of the site), relating to the actual or
perceived visible changes to the character and quality of the view.
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1.7.

The key issues for the assessment are:
Key Issues:


Changes in views of key receptors

THE SCHEME
1.8.

As described above, the Scheme comprises a new 5 Star hotel, with 26 guestrooms
and 17 serviced apartments, a private residential complex of 86 apartments and two
retails, as well as underground car parking. An existing block of tourist apartments
(known as Virtù Heights Suites) located within the southern portion of the site will be
physically connected to the new hotel as part of the proposal. Figure 1.2 shows the
latest block plan and Figure 1.3 presents elevations of the latest proposal.
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Figure 1.1 Location of the Scheme Site
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Figure 1.2: Block plan
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Figure 1.3: Elevations (the green line indicates the outline of the previous development (as was approved and assessed in the EIA)
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2.

ASSESSMENT METHODOLOGY
OBJECTIVES OF ASSESSMENT

2.1.

The objectives of the visual amenity study were to:


Undertake a baseline survey and characterisation of the visual amenity at and
around the Scheme site using desk top and field survey techniques;



Identify the key viewpoints and receptors;



Predict the impacts of the Scheme on the visual amenity of the Area of Influence;



Input potentially beneficial design measures to the Scheme;



Assess the significance of the impacts on the visual amenity of the Area of
Influence; and



Describe the mitigation measures designed into the Scheme to minimise adverse
impacts and enhance any beneficial impacts on the visual amenity of the Scheme.

STANDARDS AND GUIDELINES
2.2.

In view of the fact that there are no Malta-specific visual amenity assessment
guidelines, the visual assessment was carried out in line with the UK’s Guidelines for
Landscape and Visual Impact Assessment 2013 (GLVIA) (Institute of Environmental
Management & Assessment (IEMA) and the Landscape Institute). The Malta
Environment and Planning Authority’s 2015 Best Practice Guide - Visual Simulations
was followed when preparing the Zone of Theoretical Visibility (ZTV) map, viewpoint
selection, base photographs, and photomontages.

Area of Influence
2.3.

The Area of Influence was defined using a combination of desk and field-based
techniques. Most notably, the ZTV of the Scheme is identified. This encompasses
the roads and public places from where the Scheme is visible. The ZTV and
viewpoints are described in Figure 2.1.

2.4.

The digital terrain model (DTM) was used to establish the ZTV. The DTM considers
the bare-earth surface, that is, the bare ground surface without any objects or
structures such as vegetation and buildings. This model is the model recommended
by the Malta Environment and Planning Authority’s 2015 Best Practice Guide - Visual
Simulations. One of the shortcomings of this model is that in reality vegetation and
buildings may in fact screen the proposed scheme even though the DTM viewshed
may indicate that it is visible from particular viewpoints.

2.5.

The digital surface model (DSM) does consider vegetation and buildings. A
shortcoming of this model, however, is that Scheme visibility is considered from the
top of any structure such as tree canopies and rooftops.

2.6.

The roads that fall within the viewsheds of both the DTM and the DSM are the areas
from where the proposed scheme will be visible. It is important to identify solid
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areas within the DSM viewshed as the fragmented parts correspond to vegetation
and rooftops. Thus, when selecting viewpoints, areas where the DTM and DSM
overlap are considered as most appropriate options, see Figure 2.2. This is then
verified through ground truthing in the field before selection of the final viewpoints.

Sensitivity of visual receptors
2.7.

The sensitivity of visual receptors is dependent on the location from where the
receptors experience the view, their expectations, occupation or activity at the
viewpoint, and the importance of the view. UK Guidelines note that the most
sensitive receptors may include:


Users of outdoor recreation facilities whose attention or interest may be focused
on the landscape;



Communities where the development results in changes to the landscape setting
or valued views enjoyed by the community;



Visitors to heritage assets, or to other attractions, where views of the
surroundings are an important contributor to the experience; and



Occupiers of residential properties with views affected by the development.

2.8.

The Guidelines also note that other receptors could include people engaged in
outdoor sport or recreation other than those involving an appreciation of the
landscape, people travelling through the area, and people at their place of work. The
latter are regarded as the least susceptible to changes in view.

2.9.

The following definitions are used to categorise the sensitivity of receptors:

2.10.



High sensitivity receptors: those who repeatedly re-visit the viewpoint to
partake of the view. Such views are generally highly valued by the community;



Moderate sensitivity receptors: itinerant visitors (mostly tourists) to the
viewpoint; and



Low sensitivity receptors: road users, workers, etc.

Residents are not included above because views from private property are not
protected under planning law or other public policy, except in so far as the zoning of
the land implies certainty as to the type of development that may be permitted. The
rights of nearby residents are, however, somewhat protected through the planning
system, since they can object to any change of land use (or airspace). The landscape
and visual amenity process does not assess the impacts of a development on the
rights or values of individuals, but rather on the public collectively, and those rights
and values are as expressed in legislation and planning policy. It is for this reason that
this assessment does not address the effects of loss of view from private properties,
land ownership, etc.
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Magnitude of visual change
2.11.

Identification of the magnitude of change depends on the size or scale in change in
view (relating to the extent of visibility, degree of screening, angle of view, and
distance from the development) and the degree of contrast or integration of any new
features with existing features as well as the duration and reversibility of visual
effects. Table 2.1 defines magnitude of visual change.
Table 2.1: Magnitude of visual change

2.12.

High

Medium

Low

A substantial change in
view affecting a large
number of viewers

A moderate change in
view affecting many /
some viewers

A smaller change in
view affecting a low
number of viewers

Imperceptible
Change
A small, barely
perceptible or no
change in view.

Potential sensitive receptors identified include:


Recreational users of areas in the vicinity of the Site, walkers, and joggers;



Visitors viewing the area from a medium distance viewpoint;



Road users (vehicle occupants and pedestrians); and



Workers.

DETERMINING IMPACT SIGNIFICANCE
2.13.

The significance of impacts on the visual amenity is dependent upon judgements
about the value of the existing visual amenity compared to the new visual amenity
that would be created, the number of people affected, the receptors’ sensitivity to
change, the magnitude, duration, and permanency of the changes, and subjective
judgements about the degree to which these changes would matter to those
concerned.

2.14.

The significance of visual impacts has been assessed in relation to:


The number and sensitivity of receptors affected;



The duration of the changes;



The extent of visibility and distance from the Scheme;



The type of view – proportion of development visible, focus on Scheme due to
proximity and whether it is fixed, transient, or sequential;



The changes to the view from the identified view points as shown by the
photomontages; and



The scope for mitigation / enhancement measures to screen the development.
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2.15. Based on the above criteria an assessment of the significance of the visual impact on
each of the agreed viewpoints was made in terms of whether it is considered to be
of:

2.16.



Major significance - substantial changes in the view. Where the extent of the
impact on the view would be large in magnitude and affect a large number of
receptors, or is of particular importance to the viewers affected. May be an
advertised viewpoint and/or a view with high amenity and scenic qualities and
few intrusive elements in the view;



Moderate significance – moderate change to the view. Where the extent of the
impact on the view would be medium in magnitude or extent and affect a
moderate number of receptors, or is of some importance to the viewers
affected. May be a viewpoint from which there is a view with some visual
amenity / intrinsic value (this may include views across, or within, a regionally or
locally designated landscape) and potentially some intrusive elements to the view;



Minor significance – smaller changes to the view. Where the extent of the
impact on the view would be small in magnitude or extent, and affect relatively
few receptors, or a larger number of receptors with passing interest in their
visual environment. The view would have a low visual amenity / intrinsic value or
with intrusive man-made elements within the view; or be



Not significant - little or no obvious changes to the view. Where the extent of the
impact on the visual amenity would be of limited importance in scale or
magnitude, or affect persons of low sensitivity to change, and / or be a view of
low intrinsic value. Alternatively, the impact would affect very few people, be
transient, and only affect a small part of the Scheme or panorama.

Table 2.2 identifies impact significance in a tabular format. Whilst application of this
methodology attempts to take an objective approach as far as possible, it should be
recognised that final assessment is also based on professional judgement. Impact
significance is recorded as one of the four categories (not significant, minor,
moderate, or major).
Table 2.2: Identification of Impact Significance

Sensitivity of
Receptor

Low

Imperceptible
Not significant

Medium

Not significant

High

Not significant
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Magnitude of change
Low
Medium
Not significant Minor
or Minor
Minor
Moderate
Minor or
moderate

Moderate or
major

High
Minor or
moderate
Moderate or
major
Major

Figure 2.1: Zone of Theoretical Visibility
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Figure 2.2: Zone of Theoretical Visibility (DTM + DEM) and selected viewpoints

11

3.

EXISTING CONDITIONS
APPLICATION SITE VISIBILITY

3.1.

In assessing views, there is often likely to be a continuum in the degree of visibility of
the development from full view to no view. Table 3.1 summarises the situation in
respect of the Scheme and with regard to the following:


Extent of site visibility – full view, partial view, glimpse, or no view into the site at
all demonstrates the exposure of the site and the processes thereon to public
view.
o The Application Site is visible from viewpoints 1-6, partially screened from
viewpoints 7-8 and 11, and too far in the distance to be seen from
viewpoints 9 and 10 although the existing structure can be discerned.



Proportion of development visible – expresses the proportion of the
development (the Scheme) that would be visible from the viewpoints: full, most,
some, small amount, or none.
o The Scheme is mostly visible from viewpoints 3 and 6, and can be seen
also from viewpoints 4-5 and 7-11. A smaller amount of the overall
development can be seen from viewpoints 1 and 2.



Focus on Scheme due to proximity – is an indicator of the distance from the
Application Site and whether the viewpoint would focus on the development due
to its proximity (i.e., it is the only thing to look at), or whether the Scheme is part
of a panorama.
o Viewpoints 1-2 and 4 are proximity views, the rest are panoramic views.
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Table 3.1: Summary of Application Site visibility from viewpoints
Viewpoints
VP1

VP2

VP3

VP4

VP5

VP6

VP7

VP8

VP9

VP10

VP11

Distance of
viewpoint from
Scheme (m)

25

87

3,300

374

519

2,900

1,400

1,900

7,200

9,600

3,700

Extent of
Scheme visibility

Partial

Partial

Most

Partial

Partial

Partial

Partial

Partial

Partial

Partial

Partial

5%

10%

70%

50%

10%

80%

50%

50%

50%

50%

50%

Proximity

Proximity

Panoramic

Proximity

Panoramic

Panoramic

Panoramic

Panoramic

Panoramic

Panoramic

Panoramic

Proportion of
Scheme visible
Focus on
Scheme due to
proximity
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4.

CHANGES IN THE VISUAL AMENITY

4.1.

Changes to the visual amenity were assessed from suitable viewpoints as described
above and presented below. Appendix 1 includes base photos and photomontages
in A3.

1.47.

As defined in the Landscape Institute and IEMA Guidelines (2013), cumulative visual
effects are the effects on views and visual amenity enjoyed by people, which may result
either from adding the effects of the project being assessed to the effects of the other
projects on the baseline conditions or from their combined effect. This may result from
changes in the content and character of the views experienced in particular places due to
introduction of new elements or removal or damage to existing ones.

1.47.

The visual assessment presented below includes an assessment of cumulative impacts
by assessing the change to baseline conditions in the first instance considering the
existing view. For VP10, a second assessment includes other approved development,
even if not yet built or finished, that will be part of the viewpoint. Appendix 1
illustrates the wirelines for each of the viewpoints which show that for Viewpoints 1
-9 and 11, no new proposed tall buildings will be visible from those respective views.
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Viewpoint 1: Triq Inguanez c/w Triq Santa Katerina, Ir-Rabat
Viewpoint 1

Date: 29th November 2018

Location

Rabat

Key features

A proximity view to the site showing part of the existing
abandoned building.
Low visual amenity, low intrinsic value.

Sensitive
receptors
Change to
Visual Amenity

Impact

Pedestrians, drivers.
Low numbers of moderate to low sensitive receptors.
A modern structure replaces the old one. From this
viewpoint the modern structure takes up more of the
frame of the photograph, including more sky space giving
the perception of a much larger building.

A medium to large change to the overall view of low to
intrinsic value affecting a low number of low to moderate
sensitive receptors.
Impact: Moderate significance.
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Viewpoint 2: Triq San Dwardu c/w Triq Rgħajja, Ir-Rabat
Viewpoint 2

Date: 29th November 2018

Location

Rabat

Key features

View approaching the site from its southern side. The old
Scheme buildings dominate this view.
Low visual amenity, low intrinsic value.

Sensitive
receptors
Change to
Visual
Amenity

Impact

Pedestrians, drivers.
Low numbers of moderate to low sensitive receptors.
The Scheme building takes up a much larger portion of this
viewpoint and blocks much more of the outward view of
the sky, however, the amenity of the streetscape is
considered to be improved with the inclusion of the
development over the existing.

A large change to the overall view of low intrinsic value
affecting a low number of low to moderate sensitive
receptors.
Impact: Moderate significance.
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Viewpoint 3: Is-Salib tal-Għolja, Is-Siġġiewi
Viewpoint 3

Date: 29th November 2018

Location

Siġġiewi

Key features

View from Siġġiewi towards Scheme site. The rural
foreland and then sloping terrain with terraced fields with
associated trees dominate this view. Mdina is noticeable to
the right of the plateau, and the Scheme site dominates the
centre of this long-distance view.
High visual amenity, high intrinsic value.

Sensitive
receptors
Change to
Visual
Amenity

Impact

Visitors to the site, recreational users, hikers.
Low to moderate numbers of high sensitive receptors.
The Scheme can be noticed to take up more space laterally
than the existing structure although the existing structure
rises higher and appears bulkier as the building design is
more block-like. As a result, the Scheme is less dominant,
although still visible, from this viewpoint.

A medium change to the overall view of high intrinsic value
affecting a low number of high sensitive receptors.
Impact: Moderate significance.
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Viewpoint 4: Triq Tal-Virtù, Ir-Rabat
Viewpoint 4

Date: 29th November 2018

Location

Rabat

Key features

View of the current building on the Scheme site; boulder
scree can be seen just under the building and a maquis
habitat, and agricultural land beneath this. The sea can be
seen in the distance.
Low visual amenity, low intrinsic value.

Sensitive
receptors
Change to
Visual
Amenity

Impact

Pedestrians, drivers.
Low numbers of moderate to low sensitive receptors.
The Scheme extends further laterally than the existing
building. Although the building is modern, from this
viewpoint, the extent and mass of the new building is
noticeable.

A large change to the overall view of low intrinsic value
affecting a low number of low to moderate sensitive
receptors.
Impact: Moderate significance.
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Viewpoint 5: It-Telgħa tas-Saqajja, Ir-Rabat
Viewpoint 5

Date: 29th November 2018

Location

Rabat

Key features

View towards the site, partially screened by roadside
vegetation. The existing building dominates the plateau.
Low visual amenity, low intrinsic value.

Sensitive
receptors
Change to
Visual
Amenity

Impact

Pedestrians, drivers.
Low numbers of moderate to low sensitive receptors.
From this viewpoint, the change is perceived as the
proposed Scheme having a larger footprint than that of what
remains of the existing structure, including encroachment
towards the plateau edge. It is, however, lower in height.

A medium change to the overall view of low intrinsic value
affecting a low number of low to moderate sensitive
receptors.
Impact: Moderate significance.
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Viewpoint 6: Triq Mikielanġ Sapiano c/w Triq L-Għeneb, Ħaż-Żebbuġ
Viewpoint 6

Date: 21st December 2018

Location

Ħaż-Żebbuġ

Key features

View towards the Rabat-Dingli uplands. Mdina dominates
to the right of the high ground and the Scheme site
dominates to the left. Agricultural land makes up the land
beneath the plateau and in the forefront of the frame.

Sensitive
receptors
Change to
Visual Amenity

Impact

Moderate visual amenity, moderate to high intrinsic value.
Pedestrians, drivers.
Moderate to low sensitive receptors.
The Scheme remains just as prominent as the existing
structure from this viewpoint.

A small change to the overall view of moderate intrinsic
value affecting a low to moderate sensitive receptors.
Impact: Minor significance.

20

Viewpoint 7: Triq tal-Infetti, ir-Rabat
Viewpoint 7

Date: 29th November 2018

Location

Ir-Rabat

Key features

View towards the site with Mdina to the right, although
mostly out of the frame. Terraced agricultural land, not all
worked, lies to the right of the road. The road runs
through the middle of the frame. Trees are noticeable
framing the foot of the existing building on the Scheme site.

Sensitive
receptors
Change to
Visual Amenity

Impact

Moderate visual amenity, moderate intrinsic value.
Drivers.
Low sensitive receptors.
From this viewpoint, the Scheme appears lower and less
conspicuous than the existing structure.

A small to medium change to the overall view of moderate
intrinsic value affecting low sensitive receptors.
Impact: Minor significance.

21

Viewpoint 8: Ta’ Qali Crafts Village, Ħ’Attard
Viewpoint 8

Date: 29th November 2018

Location

Ħ’Attard

Key features

View towards the site with the edge Mdina to the right,
although mostly out of the frame. The existing buildings
especially the Verdala Hotel draw the eye and are located
above agricultural land.

Sensitive
receptors
Change to
Visual
Amenity

Impact

Moderate visual amenity, moderate intrinsic value.
Recreational users and visitors to Ta’ Qali
High sensitive receptors.
From this viewpoint, the Scheme appears somewhat lower
than the existing structure although is still conspicuous at
the top of the plateau.

A small to barely noticeable change to the overall view of
moderate intrinsic value affecting high sensitive receptors.
Impact: Not significant to minor.
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Viewpoint 9: Triq Bellavista, San Ġwann
Viewpoint 9

Date: 29th November 2018

Location

San Gwann

Key features

View across the San Gwann industrial estate, the existing
building at the Scheme site can be seen on the horizon.
Low visual amenity, low intrinsic value.

Sensitive
receptors
Change to
Visual Amenity

Impact

Drivers
Low sensitive receptors.
As designed, from this viewpoint, the Scheme appears to
result in a continuous line on the horizon rather than stick
up above the skyline as the existing building does.

Given the distance, a medium to small change to the
overall view of low intrinsic value affecting low sensitive
receptors.
Impact: Minor significance.
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Viewpoint 10: Il-Ġnien ta’ Hastings, Il-Belt Valletta
Viewpoint 10

Date: 28th October 2018

Location

Valletta

Key features

View across Marsamxett Habour, the yacht marina is
prominent in the forefront, St Lukes hospital to the left is
also prominent. Behind these elements is an extensive
conurbation and the plateaux with Mdina and the Scheme
site can be seen in the far distance on the horizon.

Sensitive
receptors
Change to
Visual Amenity

Impact

Low visual amenity, low intrinsic value.
Recreational users and those coming to partake of the
view.
High sensitive receptors.
The Scheme can be seen on the horizon, however, the
change is too far in the distance to result in a noticeable
change.

A barely noticeable change to the overall view of low
intrinsic value affecting high sensitive receptors.
Impact: Not significant
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Viewpoint 10: Il-Ġnien ta’ Hastings, Il-Belt Valletta
Viewpoint 10
Cumulative

Date: 28th October 2018

Location

Valletta

Key features

View across Marsamxett Habour, the yacht marina is
prominent in the forefront, St Luke’s hospital to the left,
and slightly further in the distance, to the left of the frame
the Mriehel towers are also prominent. Behind these
elements is an extensive conurbation and the plateaux with
Mdina and the Scheme site can be seen in the far distance
on the horizon.

Sensitive
receptors
Change to
Visual Amenity

Impact

Low visual amenity, low intrinsic value.
Recreational users and those coming to partake of the
view.
High sensitive receptors.
The Scheme can be seen on the horizon, however, the
change is too far in the distance to result in a noticeable
change.

A barely noticeable change to the overall view of low
intrinsic value affecting high sensitive receptors.
Impact: Not significant
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Viewpoint 11: Triq Dun Manwel Zammit c/w Triq L-Imdina, Is-Siġġiewi
Viewpoint
11

Date: 21st December 2018

Location

Siggiewi

Key features

View towards the Rabat-Dingli uplands, Mdina and Scheme
site both prominent. The surrounding landscape is rural in
nature from this viewpoint.

Sensitive
receptors
Change to
Visual
Amenity

Impact

Moderate visual amenity, moderate intrinsic value.
Pedestrians, drivers.
Low numbers of moderate to low sensitive receptors.
The Scheme results in a slightly lower building than the
existing though with greater lateral coverage. The Scheme
building remains dominant on the landscape.

A small to medium change to a view of moderate intrinsic
value affecting low to moderate sensitive receptors.
Impact: Minor significance.
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4.2.

The impact of the Scheme on the visual amenity of the area portrayed in the above
photographs and photomontages varies depending on the viewpoint. Minor to major
effects have been noted from a number of viewpoints. Significance is dependent on
the scale of change to the landscape and visual amenity of the area, the intrinsic value
of the view, and the sensitivity of receptors that will view the Scheme.

MITIGATION
4.3.

No mitigation is proposed and residual impacts remain.

4.4.

Table 4.1 summarises the visual impact assessment.
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Table 4.1: Summary of Impacts on Visual Amenity
Nature, Scale and Type of Impact
Asset
Impacted

Beneficial/
Adverse/
Neutral

Const’n/
Oper’n

Extent of
impact
(Nat./
Local/
Site)

Direct/
Indirect

Sterm/
Lterm

Perm/
Temp

Revers/
Irrevers

Policy Importance
(Internat./ National/
Local)

Probability of impact
occurring (Likely / Unlikely
/ Remote / Uncertain)

Significance of impact
(Major/ Minor/Not
significant)

Proposed
mitigation
measures

Significance of residual
impact (Major/ Minor/Not
significant)

VP 1

Beneficial

All

Local

Direct

L-term

Perm

Revers

Local

Likely

Moderate

None

Moderate

VP 2

Beneficial

All

Local

Direct

L-term

Perm

Revers

Local

Likely

Moderate

None

Moderate

VP 3

Beneficial

All

Local

Direct

L-term

Perm

Revers

Local

Likely

Moderate

None

Moderate

VP 4

Beneficial

All

Local

Direct

L-term

Perm

Revers

Local

Likely

Moderate

None

Moderate

VP 5
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Appendix 1: A3 Photographs

Viewpoint 1: Existing view

Viewpoint 1: Scheme on completion

Viewpoint 1: Wireline

Viewpoint 2: Existing view

Viewpoint 2: Scheme on completion

Viewpoint 2: Wireline

Viewpoint 3: Existing view

Viewpoint 3: Scheme on completion

Viewpoint 3: Wireline

Viewpoint 4: Existing view

Viewpoint 4: Scheme on completion

Viewpoint 4: Wireline

Viewpoint 5: Existing view

Viewpoint 5: Scheme on completion

Viewpoint 5: Wireline

Viewpoint 6: Existing view

Viewpoint 6: Scheme on completion

Viewpoint 6: Wireline

Viewpoint 7: Existing view

Viewpoint 7: Scheme on completion

Viewpoint 7: Wireline

Viewpoint 8: Existing view

Viewpoint 8: Scheme on completion

Viewpoint 8: Wireline

Viewpoint 9: Existing view

Viewpoint 9: Completion of Scheme

Viewpoint 9: Wireline

Viewpoint 10: Existing view

Viewpoint 10: Completion of Scheme

Viewpoint 10: Cumulative excluding proposed

Viewpoint 10: Cumulative

Viewpoint 10: Wireline

Viewpoint 11: Existing view

Viewpoint 11: Completion of Scheme

Viewpoint 11: Wireline

