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DAYLIGHT, SUNLIGHT, OVERSHADOWING, LIGHT POLLUTION AND SOLAR GLARE

INTRODUCTION

This chapter assesses the potential effects of the four Development Scenarios on daylight and
sunlight availability, transient and permanent overshadowing, light pollution and solar glare.

The planning policies and guidance applicable to the three application sites and the methods
used to assess potential effects are described and the potential effects of the four Development
Scenarios on daylight, sunlight, overshadowing, light pollution and solar glare are assessed with
respect to relevant criteria. Mitigation measures, where required, are discussed prior to the
establishment of the residual effects for all four Development Scenarios.

This chapter has been written by Gordon Ingram Associates (GIA) and is supplemented by
Technical Appendices 16a to 16x.

PLANNING PoLicY CONTEXT AND GUIDANCE

National Planning Policy

There are no current, specific national planning policies relating to developments and their
potential effects on daylight, sunlight, overshadowing, light pollution or solar glare. The
Government intends to produce a Planning Policy Statement (PPS) relating to light pollution in
the near future. This is discussed further later in this chapter.

Regional Planning Policy

The London Plan: Spatial Development Strategy of Greater London, 2008

Policy 4B.9 of the London Plan (Ref. 16.1) states “all large scale buildings including tall buildings
should be of the highest quality design and in particular: be sensitive to their impact on
microclimates in terms of wind, sun, reflection and overshadowing” and that they should “pay
patrticular attention, in residential environments, to privacy, amenity and overshadowing.”

Local Planning Policy

Westminster City Council Replacement Unitary Development Plan, 2007

Policies relating to daylight and sunl i gMRef. withi
16.2) are found in Policy ENV 13: Protecting Amenities, Daylight and Sunlight, and Environmental

Quality.
In order to protect and improve amenities for residents, workers and visitors, WCC will:

“...normally resist proposals which result in a material loss of daylight/sunlight, particularly to
existing dwellings and educational buildings. In cases where the resulting level is unacceptable,
permission will be refused... New buildings should also be designed to ensure that future
occupants will enjoy adequate levels of daylight and sunlight.”

WCC states that the policies are primarily designed with regard to residential accommodation;
however, where the present uses of any premises of other uses, such as schools, are prejudiced,
the policies may also be applied.

The UDP makes reference to the recommended standards for daylight and sunlight for residential
accommodation as setoutinthe Building Research Establishment (
planning for daylighldd dmereahteght®ef ¢éReéed 1
which also gives guidance on privacy, gardens and open space. WCC recognises that:

BRE)
6. as
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“...there are many residential properties in Westminster which fall well below the
recommendations made in the BRE Guidelines document. In these situations, where principal
habitable rooms such as bedsits, living rooms, studies or kitchens are affected, the City Council
may find any loss of light unacceptable.”

In addition, Policy DES 3(B) states:

“High buildings...shall...minimise the effects of overshadowing and overlooking, especially within
predominantly residential areas.”

Policies relating to |DPgietfoundio Pdliay ENVola: Light Rollutiom
This states:

“...when planning permission is granted for developments which involve the installation of lighting
apparatus (including advertising panels) conditions will be attached to ensure:

a) No glare or conflict with street or traffic lighting;

b) Minimal upward light spill, and

c¢) That energy efficient equipment is used.”

It continues:

“In a densely urban area like London, the combined lighting from advertising, shop fronts,
illuminated signs, floodlighting and street lighting can not only use considerable amounts of
energy, but also destroy the beauty of the night sky. Glare from excessively bright or poorly
aimed lights can dazzle, with safety implications for motorists and pedestrians. Light spill can also
impinge directly on residents, destroying their sense of privacy and interfering with sleep. Light
fittings can also detract from the appearance of buildings and daytime views.”

Guidance

English Heritage/Commission for Architecture and the Built Environment, Guidance on
Tall Buildings, July 2007
Paragraph 4.1.9 of this guidance (Ref. 16.4) recommends that consideration be given to

“...the effect on the local environment, including microclimate, overshadowing, night time
appearance, vehicle movements and the environment, and those in the vicinity of the building.”

wcC

ok

I nstitute of Lighting Engineers (ILE) O6Guidance

2000
The I LE , Guidance Notes for t he 5Rweréalte teferedto asf
the ,ILE Guidance Notes") provide measurabl e

of lighting levels at night. LPAs often have regard to the values contained in the ILE Guidance
Notes in assessment of the potential lighting effects of proposed developments. On
15 September 2003 the Parliamentary Science and Technology Committee recommended that
the ILE Guidance Notes form the basis of a future Planning Policy Statement (PPS) Annex on
Light Pollution reduction. A copy of the ILE Guidance Notes is provided in Technical Appendix
16a.

British Standard 8206 Part 2, Lighting for Buildings: Code of Practice for Daylight, 1992

BS 8206 Part 2 (Ref. 16.6) describes good practice in daylighting design and presents criteria
intended to enhance the wellbeing and satisfaction of people in buildings, recognising that the
aims of good lighting go beyond achieving minimum illumination for task performance. It provides
simple graphical and numerical methods for testing whether the criteria are satisfied. Sunlight
and skylight guidance is also provided in this document.
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ASSESSMENT METHODOLOGY AND SIGNIFICANCE CRITERIA

Assessment Methodology

Overview

The methodology for the assessment of daylight, sunlight and overshadowing matters is set out
in the BRE Guidelines. These advise on site layout planning to achieve good sunlighting and
daylighting within buildings and in the open spaces between them. They are intended to be used
in conjunction with the interior daylight recommendations in BS 8206 Part 2 and the Chartered
Institute of Building Services Engineers (CIBSE) Applications Manual: Window Design
(Ref. 16.7).

The BRE Guidelines are intended for building designers, developers, consultants and planning
authorities. The advice it gives is not mandatory and it is not a document that should be used as
an instrument of planning policy. The aim of the document is to help rather than constrain the
designer. Though it gives numerical guidelines, these should be interpreted flexibly. This is due
to the fact that natural lighting is only one of many factors in site layout design. In special
circumstances, the developer or the LPA may wish to use different target values. For example, in
a historic city centre, a higher degree of obstruction may be unavoidable if new developments are
to match the height and proportions of existing buildings.

As stated in the BRE Guidelines:

“These guidelines may be used for houses and any non domestic buildings, where daylight is
required”.

The WCC Replacement UDP also highlights the amenity of daylight and sunlight for housing.
Commercial properties are usually assumed not to require daylight or sunlight and are not
included within the assessment. Therefor e,
Replacement UDP and best practice, the assessment undertaken for all four Development
Scenarios considers primarily residential properties.

Daylight

The BRE Guidelines provide different methods for assessing daylight for existing and proposed
residential accommodation. These are however, based upon the same fundamental principles.
The methods relevant to the assessment of the four Development Scenarios are the Vertical Sky
Component (VSC) method, Average Daylight Factor (ADF) method and the No-Sky Contour
(NSC) method.

e Vertical Sky Component: The VSC method measures the general amount of light available
on the outside plane of the window as a ratio (%) of the amount of total unobstructed sky
viewable following introduction of visible barriers such as buildings. The maximum value is
almost 40% for a completely unobstructed vertical wall. This may be calculated by using the
skylight indicator or Waldram Diagram (refer to Technical Appendix 16b).

e No Sky Line Contour: The no-sky line divides those areas of a room which cannot receive
direct sunlight from those which can. It plots the areas within a room which cannot see any
visible sky through a window opening, taking into account the room layout, window sizes and
positions and any external obstructions. The NSC provides an indication of daylight
distribution and is used to calculate the reduction in daylight distribution as a result of a new
development. Those areas beyond the no-sky line would generally look gloomy. The BRE
Guidelines state that if the area of a room that does receive direct sky light is reduced to less
than 0.8 times its former value, then this would be noticeable to the occupants.

e Average Daylight Factor: The ADF is derived from British Standard BS 8206 and is a more
complex and representative calculation to determine natural internal luminance (daylight).
The ADF takes into account such factors as window size, number of windows available to
the room, room size, room use and layout, room surface reflectance, and the angle of visible
sky reaching the window.
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Each of the methods described above has been implemented in the assessment of the four
Development Scenarios, with calculations being undertaken using specialist computer software
applied to three-dimensional AutoCAD models of the existing surrounding properties and the four
Development Scenarios. The computer uses Waldram Diagrams to establish the VSC. The ADF
is calculated using room layouts and window dimensions available from archive drawings, site
survey information and photographs of the various existing buildings. Where detailed drawings
have not been available, floor heights and room layouts have been approximated from window
locations and other survey information. Further details on the properties assessed are provided
later in this chapter.

The models, which have been correctly orientated to north by use of Ordnance Survey (OS)
information, enables the path of the sun to be tracked throughout the year to establish the
shadow cast by the existing and proposed buildings of the four Development Scenarios.

Only those existing properties which have windows facing towards the application sites have
been included within the assessment of effects on existing sensitive receptors. If a nearby
property has no windows which face the application sites, these properties would not be affected
by the four Development Scenarios. The locations of the buildings assessed are indicated on
Figure 16.1.

All windows of the proposed residential elements within the four Development Scenarios have
also been tested and assessed in line with the BRE Guidelines. The computer software modelled
the proposed complex building designs and took account of indirect daylight and redirected
daylight which would form a substantial percentage of the daylight availability within all four
Development Scenarios.

Fuller details of the VSC, NSC and ADF methods are set out in Technical Appendix 16b.

Sunlight

The BRE Guidelines provide two methods, depending upon whether the assessment is for an
existing or proposed building. However, the methods are very similar and are both methods of
assessing the Annual Probable Sunlight Hours (APSH) at a reference point.

To find out if a building would receive enough sunlight, the BS 8206 Part 2 can be used. This is
also set out in the BRE Guidelines.

In housing, the main requirement for sunlight is in living rooms, where it is valued at any time of
day, but especially in the afternoon. Sunlight is also required in conservatories. It is deemed as
less important in bedrooms and in kitchens, where people prefer sunlight in the morning rather
than the afternoon, although care should be taken not to block too much sun.

Site layout is the most important factor affecting the duration of sunlight in buildings. It can be
divided into two main issues of orientation and overshadowing.

The BRE Guidelines state:

“...a south facing window will, in general, receive most sunlight, while a north facing one will
receive it only on a handful of occasions. East and west facing windows will receive sunlight only
at certain times of the day”.

BS 8206 Part 2 recommends that interiors within 90° of due south, where the occupants expect
sunlight, should receive at least one quarter of ASPH, including at least 5% APSH during the
winter months, between 21 September and 21 March.

As for daylight, APSH values have been calculated using specialist software applied to three-
dimensional AutoCAD models of the existing surrounding properties and the four Development
Scenarios. Again, only those properties which have windows facing towards the application sites
have been included within this assessment. An assessment has also been undertaken of those
windows within the residential units of Building 5 (within all four Development Scenarios) and
Building 7b/c (within Development Scenarios 1 and 2) which face within 90° of due south. The
locations of the buildings assessed are indicated on Figure 16.1.
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16.32 Fuller details of the APSH method are set out in Technical Appendix 16b.

Permanent Overshadowing

16.33 The BRE Guidelines acknowledge that good site layout planning for daylight and sunlight should
not limit itself to providing good natural light inside buildings. Sunlight in the space between
buildings has an important effect on the overall appearance and ambiance of a development.
The worst situation is to have significant areas on which the sun does not shine for a large part of
the year. These areas would, in general, be damp, chilly and uninviting. The BRE Guidelines
suggest that the Spring Equinox (21 March) is a good date for assessment.

16.34 The BRE Guidelines apply both to new gardens and amenity areas and to existing ones which
are affected by new developments.

1635 The method for assessing permanent shadow on the
availability protr ac bdelstdmap thédbstructiosseasd cdnparedahelA® m
the known sun paths to determine where the sun would reach the ground and where it would not.

Transient Overshadowing

16.36 The BRE Guidelines suggest that where large buildings are proposed which may affect a number
of gardens or open spaces, it is useful and illustrative to plot a shadow plan to show the location
of shadows at di fferent times of the day and yea
ground indicator*" i n r ev essessment the Bvershadoving hag beerp o s e o
mapped for the following three key dates in the year:

e 21 March (Spring Equinox);
e 21 June (Summer Solstice); and
e 21 December (Winter Solstice).

16.37 For each of these dates and for each of the four Development Scenarios, overshadowing has
been calculated at hourly intervals throughout the day from 8.00am to 7.00pm using AutoCAD
models and taking into accountLondon“ s | at i t u dAecerih tinfeslof heé yean or t h
however, particularly during the winter months, the application sites are in total darkness during
some of these hourly intervals as the sun has not risen or has already set. Therefore,
overshadowing has not been calculated for these particular intervals.

Light Pollution

16.38 Light pollution or obtrusive light can be defined as any light emitting from artificial sources into
spaces where this light would be unwanted, such as the needless spillage of light into the night
sky or spillage of light into the windows of neighbouring residential properties, where this would
cause disruption to the sleeping patterns of the occupants.

16.39 The criteria used for the assessment of light spillage are provided by the ILE Guidance Notes.
This document defines light pollution in the following four ways:

Light into Windows: This relates to the amount of light received by the windows of
residential dwellings as a result of exterior lighting installations. The
assessment involves the measurement of light levels (lux) received
upon the facades of surrounding residential buildings at night.

Upward Light Spill: This relates to the contribution of lighting to sky glow and the
reduction of the view of the night sky. It involves quantifying the
amount of light spilling at an upward angle from a development.

Source Intensity: This relates to the brightness of light sources and their visual effects
when viewed from locations outside of the area being lit.

Building Luminance: This relates to the illumination of proposed building fagades and their
effect upon other dwellings.
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16.40 Generally, light pollution predominantly results from external lighting installations such as
floodlighting, street lighting, signage and architectural lighting. Quantitative criteria for acceptable
levels of light spillage are detailed within the ILE Guidance Notes. It provides suggested
maximum light spillage levels before and after curfew times, which are typical during the hours of
sleep from 23:00 hours to 06:00 hours. There are different criteria for city centres, for suburban
areas and for elsewhere in the countryside.

16.41 Light levels drop off at a rate inversely proportional to the squared distance from the source of the
light. This means that the level of light produced by a building diminishes exponentially as the
distance from the building increases. A typical office environment lit to around 500 lux would
produce levels of light less than the suggested maximum level at 10 to 15 metres distance from a
residential property.

16.42 The methodology for the assessment of light pollution includes:

e Determining the general baseline conditions of the application sites and surrounding area;

e Defining the applicable Environmental Zone category of the application sites and surroundings in
accordance with the ILE Guidance Notes, taking into account the general sensitivity of the area to
lighting effects; and

e Assessing the likely effects for each identified receptor using computer simulations of the
proposed lighting conditions, taking the baseline condition into consideration.

Determining the Baseline Conditions

16.43 To establish the baseline lighting conditions, a survey of the existing light levels around the three
application sites at night was undertaken, from the direction of the existing buildings, using a
calibrated photocell light meter. The received illumination of each surrounding building was
measured in lux. The results of this baseline survey are presented on Figure 16.2.

Assessment of Potential Effects

16.44 The assessments of light spillage once each of the Development Scenarios is completed and
operational were conducted using a 3D computer model of each of the four Development
Scenarios and the surrounding buildings. Lighting analysis software was then used to simulate
the amount of light spillage from within the proposed buildings onto the facades of other proposed
buildings and the surrounding buildings.

16.45 From the results of these assessments, the amount of light spillage from the four Development
Scenarios was quantified and measured against the criteria given within the ILE Guidance Notes.
Assumptions

16.46 For the purposes of the computer simulation certain assumptions were made about the nature of
the interior lighting conditions and of the reflectivity of internal and external materials, as follows:

. Internal room reflectance 50%
. External buildings reflectance 20%
. External highways reflectance 10%
. Glazing transmittance 68%
. Internal lighting levels (desk height 700mm) 500 lux

16.47 At this stage of the design process, no detailed external lighting design has been proposed.
However, it has been assumed that the internal spaces within each of the Development
Scenarios are to be adequately lit according to their use. The design methodology set out by
CIBSE in ,Lighting Design Guide L @yrecdmdnenglsthatti ght i
within offices, lighting should be designed to provide 500 lux across the working plane height (i.e.
desk height). The assessments have therefore been based upon an assumed lighting
arrangement which provides this maximum level of light across the full extent of each of the
Development Scenarios. Thisisconsi der ed t o Frceapsree's esncte naar,iwo.r st
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Solar Glare Analysis

16.48 The BRE Guidelines make the following statement regarding the potential for reflected solar glare
upon a proposed development:

“Glare or solar dazzle can occur when sunlight is reflected from a glazed fagade. This can affect
road users outside and the occupants of adjoining buildings. The problem can occur either when
there are large areas of reflective tinted glass on the facade, or when there are areas of glass,
which slope back at up to 35° from the vertical, so that high altitude sunlight can be reflected
along the ground. Solar dazzle is a long term problem only for some heavily glazed (or mirror
clad) non-domestic buildings. A glazed facade also needs to face within 90° of due south for
significant amounts of sunlight to be reflected.”

16.49 Solar glare is particularly important at pedestrian and vehicular junctions, where glare can cause
temporary blinding of drivers or pedestrians.

16.50 The BRE Guidelines on solar glare suggests that fagcades containing glazing that is sloped back
at more than 35° or facades that contain large areas of glazing may potentially produce glare or
dazzle. As such, the elements of the four Development Scenarios that contain large areas of
either vertical or sloped glazing have been assessed from potentially sensitive locations within
the vicinity of the application sites.

16.51 The assessment of solar glare has involved the creation of a 3D computer model of each of the
four Development Scenarios and the existing surrounding buildings using specialist software
which allows a detailed recreation of the sun®“s p

16.52 To recreate the effect of sunlight upon glass or specular materials, a highly reflective material
was simulated for the facades of the proposed buildings. The potential for reflected sunlight was
then assessed from key locations around the application sites, as the sun travels through the sky
on the three key dates during the year, as discussed above, i.e. 21 March, June and December.

16.53 The assessments involved the production of images where potential solar glare effects were
identified. The assessments were carried out from seven locations around the application sites
which all correspond to locations of traffic signals, where solar glare would have the most
potential effects to motorists (refer to Figure 16.3) as follows:

e Viewpoint 1 — Approaching the traffic signals at the junction of Victoria Street and
Bressenden Place whilst travelling west along Victoria Street;

e Viewpoint 2 — Approaching the traffic signals at the junction of Vauxhall Bridge Road and
Victoria Street whilst travelling west along Victoria Street;

e Viewpoint 3 — Approaching the traffic signals at the junction of Wilton Road and Victoria
Street whilst travelling north along Wilton Road;

e Viewpoint 4 — Approaching the junction of Buckingham Palace Road and Victoria Street
whilst travelling north in the bus lane along Buckingham Palace Road;

e Viewpoint 5 — Approaching a pedestrian crossing whilst travelling south along Buckingham
Palace Road;

e Viewpoint 6 — Approaching the traffic signals at the junction of Buckingham Palace Road and
Lower Grosvenor Place whilst travelling east along Lower Grosvenor Place; and

e Viewpoint 7 — Approaching the traffic signals at the junction of Buckingham Palace Road,
Bressenden Place and Lower Grosvenor Road whilst travelling south along Buckingham
Palace Road.

Significance Criteria

Daylight and Sunlight to Existing Sensitive Receptors

16.54 The results of each assessment are compared against the criteria set out in the BRE Guidelines.
However, as the BRE Guidelines do not specifically relate to city centre locations, a degree of
flexibility should be applied to this particularly densely developed urban area.
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In view of the above, the interpretation of the daylight results must be viewed in terms of the
guantum of lost or gained light, not purely upon the percentage of change. The percentage value
may well be misleading, particularly where the existing baseline values are low. In these
situations, a small change in the quantum of light could represent a high percentage change in
the overall figure, implying that there would be a significant change in daylight, whereas in reality
the difference would be negligible.

The numerical criteria provided within the BRE Guidelines are presented in Table 16.1:

Table 16.1: Daylight and Sunlight Criteria for Existing Surrounding Properties

Issue BRE Criteria
Vertical Sky A window may be adversely affected if the VSC measured at the centre of the
Component. window is less than 27% and less than 0.8 times its former value.

A room may be adversely affected if the daylight distribution (no sky contour) is
reduced beyond 0.8 times its existing area.

Average Daylight A room may be adversely affected if the ADF is less than 1% for a bedroom, 1.5%
Factor. for a living room or 2% for a kitchen.

A window may be adversely affected if a point at the centre of the window
Annual Probable receives for the whole year, less than 25% of the APSH including at least 5% of
Sunlight Hours. the APSH during the winter months (21 September to 21 March) and less than 0.8

times its former sunlight hours during either period.

The assessment criteria specified within the BRE Guidelines only indicate where a change in
daylight would be noticeable to the occupants. They do not further define the significance of
effects beyond this. In this case, effects beyond the levels suggested by the BRE Guidelines
have been defined as adverse or beneficial depending upon whether the property or amenity
area would be more or less favourable than the existing situation. These effects have also been
described as minor, moderate or substantial using professional judgement and taking into
consideration a number of factors. Effects within the levels suggested by the BRE Guidelines
have been assessed as negligible.

Daylight and Sunlight within Proposed Sensitive Receptors

The criteria used for the assessment of proposed residential accommodation are presented in
Table 16.2.

Table 16.2: Daylight and Sunlight Criteria for the Proposed Residential Accommodation

Issue BRE Criteria
Average Daylight A room may be adversely affected if the ADF is less than 1% for a bedroom, 1.5%
Factor. for a living room or 2% for a kitchen.

To ensure good sunlighting residential windows should receive at least 25% of the
APSH including at least 5% during the winter months (21 September to
21 March).

Annual Probable
Sunlight Hours.

As above, professional judgement has been used to establish whether an effect would be
beneficial or adverse, and of minor, moderate or substantial significance. Effects within the
levels suggested by the BRE Guidelines have been assessed as negligible.

Permanent Overshadowing

The BRE Guidelines suggest:

“...for a garden or amenity area to appear adequately sunlit throughout the year, no more than
two fifths (40%), and preferably no less than a quarter (25%) of the area, should be prevented by
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buildings from receiving any sun at all on 21 March. An area with less that 25% in permanent
overshadowing is considered to be a negligible impact. If, as a result of a new development, an
existing garden or amenity area does not meet these guidelines, and the area which can receive
some sun on 21 March is less than 0.8 times its former value, then the loss of sunlight is likely to
be noticeable, representing a minor adverse impact.”

Similarly to above, professional judgement has been used to establish whether an effect would
be beneficial or adverse, and of minor, moderate or substantial significance. Effects within the
levels suggested by the BRE Guidelines have been assessed as negligible.

Transient Overshadowing

The BRE Guidelines give no criteria for the significance of transient overshadowing other than to
suggest that by establishing the different times of day and year when shadow would be cast over
surrounding areas, an indication is given as to the significance of the effect of any of the four
Development Scenarios. As such, assessment of the potential effect associated with transient
overshadowing is made based on expert judgement.

Light Pollution

Table 16.3 is taken from the ILE Guidance Notes (refer to Technical Appendix 16a) and
guantifies acceptable levels of light spillage and source intensity for differing geographical areas,
ranging from naturally dark areas to city centres.

Table 16.3: Light Pollution Significance Criteria

Upward Light into windows Source Intensity

_ Light Ev (lux)* (ked)?
Environmental Zone Ratio
y Before After Before After
(%9 Curfew Curfew Curfew Curfew

E1 — Intrinsically dark areas
(e.g. National Parks, areas of outstanding 0 2 13 0 0
natural beauty)

E2 — Low district brightness

(e.g. rural or small village locations)
E3 — Medium district brightness

(e.g. small town centres or urban locations)

E4 — High district brightness
(e.g. town/city centres with high levels of night 15 25 5 30 2.5
time activity)

Notes: 1 - E, = Vertical llluminance in Lux normal to glazing
2 — Light Intensity in kilo-candelas
3 — Acceptable from public road lighting installations only

By reference to the ILE Guidance Notes, a city centre is classified as Environmental Zone E4.
This zone allows up to 25 lux of light measured vertically upon the face of residential windows
surrounding a proposed development. This value has been adopted in relation to assessing the
potential light pollution associated with each of the four Development Scenarios.

The ILE Guidance Notes also include an ‘"after curfew' value of 5 lux for city centre areas. The
curfew reference indicates a notional night time dark period and it is usually applied to a
residential area where there is a high expectation of darkness during the hours of sleep, typically
23:00 hours to 06:00 hours.

The criteria also specify a maximum upward light ratio of 15% and a maximum source intensity of
30kcd.
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Where effects in excess of the suggested criteria within the ILE Guidance Notes are predicted to
occur as a result of the Development Scenarios, professional judgement has been used to assign
a level of significance.

Solar Glare Analysis

There are no quantitative criteria within the BRE Guidelines or elsewhere regarding acceptable
levels of solar glare and therefore professional judgement has been applied as to the likely
effects of solar glare associated with each of the Development Scenarios. However, generally,
glare reflected at steeper angles is less likely to cause nuisance or distraction as one has to look
upwards to see it.

It is of note that where a proposed development has only vertically glazed areas, glare would only
occur when the sun is at a low angle. When the sun is at a higher altitude solar glare only occurs
on the upper parts of reflective building elevations, when the viewer is looking up at them, and
therefore is not of potential danger to, for example, motorists.

BASELINE CONDITIONS

Daylight and Sunlight within Existing Surrounding Properties

The existing residential properties that have been assessed are listed in Table 16.4 and their
locations in relation to the application sites are shown on Figure 16.1. The individual window
locations are identified in Technical Appendix 16c.

The existing daylight and sunlight conditions for the existing residential properties in the vicinity of
the application sites have been assessed using VSC, ADF, NSC and APSH methods. All results
are presented within Technical Appendices 16d, 16e, 16f and 16g (together with the predicted
levels for Development Scenarios 1, 2, 3 and 4 respectively). The baseline results are
summarised in Tables 16.4 and 16.5 below.

Table 16.4: Existing VSC, NSC and APSH Levels within Existing Residential Properties
Surrounding the Application Sites
Location of Daylight Sunlight

P:jc:jperty Residential
Address Units VSC NSC APSH
1-14 Evelyn All floors. 10 of the 126 39 rooms receive Reasonable summer
Mansions. windows assessed  >50% direct skylight. and winter APSH levels.

receive a VSC level 31 rooms receive

of 27% or more. 27 <500 direct skylight.

windows receive

less than 5% VSC

in the existing

situation.
15-39 Evelyn All floors. 36 of the 95 40 rooms receive Reasonable summer
Mansions. assessed windows  >50% direct skylight. and winter APSH levels.

receive in excess of
the 27%
recommended level
of VSC.

19 rooms receive

<50% direct skylight.
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Property Iéocation of Daylight Sunlight
esidential
Address Units VsC NSC APSH
6 Buckingham 2" Floor. Seven windows NSC results show Of the three windows
Palace Road. receive reasonable good levels, with assessed, all three
VSC levels ranging  >50% of all rooms receive winter APSH
from 22.43% to receiving direct levels of below the
36.27%. skylight. recommended level
Three windows are whilst one window also
below the 27% received less than the
recommended level recommended total
whilst 4 are above APSH.
it.
8 Buckingham  Top (3“’) Two windows NSC results show APSH levels are below
Palace Road. floor. receive VSC levels  good levels, with the recommended total
of 23% and >50% of this room and winter levels for
23.31%, both below receiving direct both windows.
the 27% skylight.
recommended
level.
10 Top (3"’) Two windows One room receives APSH levels are below
Buckingham floor. receive VSC levels  >50% direct skylight. ~ the recommended total
Palace Road. of 22.10% and One room receives and winter levels for
22.62%, both below <50% direct skyllght both windows.
the 27%
recommended
level.
12 Top (3“’) Two windows One room receives APSH levels are below
Buckingham floor. receive VSC levels  >50% direct skylight. ~ the recommended total
Palace Road. of 21.09% and and winter levels for
21.50%, both below both windows.
the 27%
recommended
level.
14 Top (3"’) Two windows One assessed room APSH levels are below
Buckingham floor. receive VSC levels  receives >50% direct  the recommended total
Palace Road. of 20.39% and skylight. and winter levels for
20.71%, both below both windows.
the 27%
recommended
level.
16 3" and 4" All four assessed One room receives Low existing sunlight
Buckingham floors. windows receive >50% direct skylight.  levels in both the
Palace Road. between 20.50% Two rooms receives summer and winter
and 22.54%. <50% direct skylight. months. All windows do
not satisfy the BRE
Guidelines in terms of
total APSH whilst one
window does not also
meet the recommended
level for winter sunlight.
18 3 and 4" All four assessed Both rooms assessed Low existing sunlight
Buckingham floors. windows receive receives >50% direct  levels in both the

Palace Road.

between 20.64%
and 22.60%.

skylight.

summer and winter
months. All windows do
not satisfy the BRE
Guidelines in terms of
total APSH.
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Location of Daylight Sunlight
Property Residential
Address Units VSC NSC APSH
22-24 3™ and 4" Eight windows All 4 rooms receive Low existing levels in
Buckingham floors. receive reasonable  good levels, with both the summer and
Palace Road. VSC levels >50% or more of winter months. 50% of
between 21.56% each room receiving the windows do not
and 25.08%, all direct skylight. meet the recommended
marginally under total APSH.
the recommended
level of 27%.
26-30 1%to 4" 23 assessed All 14 rooms receive Reasonable summer
Buckingham floors. windows receive good levels, with levels. Winter levels are
Palace Road. between 21.15% >50% or more of justin excess of the 5%
and 29.12%. each room receiving recommended level.
direct skylight.
40 3" floor. The two assessed NSC results show Excellent summer and
Buckingham windows receive excellent levels, with winter APSH levels.
Palace Road. VSC levels of almost 100% of this
28.13% and room receiving direct
27.99%, both skylight.
exceeding the
recommended level
in the existing
situation.
Roebuck 1%to 15" 93 of 350 windows 279 of 280 (99.6%) Due to its orientation, all
House, Palace floors. receive in excess of  rooms receive >50% assessed windows
Street. the 27% direct skylight. receive low sunlight
recommended levels, with almost all
level. windows being below
the recommended
levels.
Flat(s) above 2" and 3" 4 windows receive 4 of the 6 rooms All four windows
Duke of York floors VSC levels in relevant for relevant for assessment
Public House.  (excluding excess of the 27% assessment receive receive excellent levels
dormer recommended level  >50% direct skylight.  of winter and summer
windows). with the remaining sunlight in the existing
11 windows situation.
receiving levels
below this.
185-187 1%to 3" Twelve windows All but one room Not relevant for
Victoria Street.  floors receive reasonable  receive good levels, assessment as windows
VSC levels in the with >50% or more of  facing the application
existing situation each but one room sites do not face within
between 21.07% receiving direct 90° of due south.
and 27.13%. skylight.
Only one of these
rooms receives a
VSC level in excess
of the 27%
recommended
level.
201 Victoria 1%to 3" Eight windows All rooms receive Not relevant for
Street. floors receive excellent good levels, with assessment as windows

VSC levels ranging
between 24.88%
and 35.71%.

>50% or more of
each room receiving
direct skylight.

facing the application
sites do not face within
90° of due south.

Chapter 16, Page 12



Victoria Transport Interchange 2

Daylight, Sunlight, Overshadowing,
Light Pollution and Solar Glare

Property Iéocation of Daylight Sunlight
esidential
Address Units VSC NSC APSH
12 Victoria All floors. 14 windows receive  NSC test shows all Reasonable summer
Square. in excess of 27% rooms receive >50%  APSH levels.
VSC. direct skylight. Winter APSH levels are
17 windows receive below the
less than 27% VSC. recommended level in
fourteen instances and
above the
recommended level in
fifteen instances.
3-7 Beeston 2" and 3" Two windows All room receive good  One window at first floor
Place. floors. receive VSC levels  levels, with >50% or level received very low
of 17.63% and more of each room winter sunlight levels.
27.30%. receiving direct The window at second
skylight. floor level receives
excellent APSH levels.
23 Victoria All floors. Very low existing NSC test shows all Very Low existing
Square. levels received by rooms receive <50% sunlight levels in both
four assessed direct skylight. the summer and winter
windows ranging months. All windows do
between 4.8% and not satisfy the BRE
8.87%. Guidelines in terms of
total APSH.
21 Victoria All floors. Eight assessed NSC test shows all Very Low existing
Square. windows receive rooms receive <50%  sunlight levels in the
between 8.54% and  direct skylight. winter months. All
29.24%. windows do not satisfy
Two windows the BRE Guidelines in
receive in excess of terms of winter APSH.
the 27%
recommended
level.
20 Victoria All floors. Of the eight NSC test shows all Very Low existing
Square. windows assessed, rooms receive >50%  sunlight levels in the
only two receive in direct sunlight. winter months. Only two
excess of the 27% windows satisfy the
recommended BRE Guidelines in
level. terms of winter APSH.
19 Victoria All floors Three windows More than 50% of Not relevant for
Square. assessed receive each room receives assessment as windows
very low VSC levels  direct skylight. facing the application
ranging from 1.33% sites do not face within
and 6.03%. 90° of due south.
16 Victoria All floors. 23 windows 10 rooms receive Excellent levels of
Square. received VSC >50% direct skylight. summer APSH and, in
levels ranging from 3 1ooms receive large part, reasonable
4.16% to 33.26%. <50% direct skylight. levels of winter APSH.
12 windows receive
in excess of 27%.
17 Victoria All floors. Of the eight 4 rooms receive 50% of windows satisfy
Square. windows assessed, >50% direct skylight.  the BRE Guidelines in

four receive over
27% and 4 receive
under 27%.

4 rooms receive
<50% direct skylight.

relation to winter and
total APSH levels.
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Location of Daylight Sunlight
Property Residential
Address Units VsC NSC APSH
18 Victoria All floors. Of the eight 4 rooms receive 50% of windows satisfy
Square. windows assessed,  >50% direct skylight ~ the BRE Guidelines in
fo%r receive over 4 rooms receive relation to winter and
27% and 4 receive 50 direct skylight total APSH levels
under 27%.
Bentley All floors. 16 windows receive 3 rooms receive Not relevant for
House, low levels of VSC >50% direct skylight. ~ assessment as windows

Carlisle Place.

ranging from 3.86%

10 rooms receive

facing the application

to 19.15%.

sites do not face within

<50% direct skylight.
90° of due south.

Table 16.5:
Application Sites

Existing ADF Levels within Existing Residential Properties Surrounding the

No. of Rooms by ADF Levels

Location of Total No.
Property Residential Units Ro(())fms <19 1% 1.5% g,
1.49% 1.99%

1-14 Evelyn Mansions. All floors. 70 26 6 13 25
| 15-39 Evelyn Mansions. Allfioors. 69 27 5 6 31
6 Buckingham Palace Road. 2" Floor. | 5 o o 1 4
8 Buckingham Palace Road.  Top 3% floor. - o 1 o0
10 Buckingham Palace Road.  Top 3 floor. 2 o 2 o 0
12 Buckingham Palace Road.  Top 3% floor. T o o 1 0
14 Buckingham Palace Road.  Top 3% floor. 1 o o 1 o0
16 Buckingham Palace Road.  3“and 4" floors. 3 o 3 o o0
18 Buckingham Palace Road. 3" and 4" floors. 2 o 2 o o
| 22-24 Buckingham Palace Road 3% and 4" floors. - s o 2 2 0

é%’jg Buckingham Palace 1% to 4" floors. 14 0 0 0 14
40 Buckingham Palace Road.  3“floor. 1 o o o 1
'Roebuck House. ~ 1%to15"floors. 279 0 3 28 248

E'Sé(”sg ﬁg‘;‘é:')“ke of York 2" and 3" floors 6 2 0 2 2
185-187 Victoria Street. 19037 floors. 1m0 2 5 4
201 Victoria Street.  1%t03%floors, - 4 0o o o 4
|12 Victoria Square. Alfoors. 17 2 5 4 6
37BeestonPlace.  2™and3“floors. 2 o 1 o 1
| 23Victoria Square. Alfioors. . a2 2 o 0
21 Victoria Square. Alfoors. 6 1 2 2 1
20 Victoria Square. Allfioors. 7 T 3 2 1
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No. of Rooms by ADF Levels

Location of Total No.
Property Residential Units o O _jg 1%  15% o,
1.49% 1.99%

19 Victoria Square. All floors. 3 3 0 0 0
|16 Victoria Square. Alfoors. 13 1 3 5 4
|17 Victoria Square. Alfoors. 8 1 3 3 1
18 Victoria Square. Alfioors. 8 1 2 3 2
Bentley House. Alfoors. 13 6 2 2 3

Totals 554 73 48 81 352

In regards to daylight, in summary, the majority of the existing residential properties surrounding
the application sites do not currently meet the BRE recommended VSC level of 27%. Only a few
properties, such as 40 Buckingham Palace Road, currently have relatively unobstructed views of
the sky and thus, for example, receive existing VSC levels of slightly above the recommended
27%.

Considering ADF levels, the results are mixed. In general, the existing levels of ADF are
reasonable with 352 of the 554 assessed rooms (63.5%) receiving ADF levels above 2%. These
results are not unusual for city centre locations.

In regards to sunlight, the baseline sunlight levels are generally reasonable in this relatively
dense urban environment with the exception of several of the properties along Buckingham
Palace Road which receive sunlight levels which are under the recommended levels in terms of
both total and winter APSH.

Permanent Overshadowing

In line with the BRE Guidelines, the areas of open amenity space within close proximity to the
application sites have been assessed to identify any areas which currently remain permanently in
shadow over the course of a day on 21 March.

This assessment has been undertaken upon the following open spaces:

The Royal Mews on Buckingham Palace Road;
Victoria Square;

Eaton Place on Eaton Lane; and

e Grosvenor Gardens.

The results of the baseline assessments are shown on Figure 16.4. The results show that the
Royal Mews receives shadow to 4.28% of its area, Victoria Square 0.11%, Eaton Place 10.43%
and Grosvenor Gardens 0.92%. The BRE Guidelines state that no more than 40% and
preferably no more than 25% of any open space should remain in permanent shadow; as such
the BRE Guidelines are complied with in all existing baseline cases.

Transient Overshadowing

The results of the baseline transient overshadowing assessment are shown within Technical
Appendices 16h, 16i, 16j and 16k (together with the assessments of predicted transient
overshadowing for Development Scenarios 1, 2, 3 and 4 respectively).

On 21 March, the dense urban nature of the application sites means that there is a large amount
of overshadowing in the baseline condition, falling mostly upon the area immediately surrounding
the existing buildings. The shadows cast by the existing buildings are relatively short on the
ground, but do overshadow sections of the surrounding area to the west in the early morning,
including the amenity areas of Eaton Place and Victoria Square. However, these shadows move
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quickly around the application sites in a clockwise direction and are directed to the north of the
application sites by midday. During the afternoon hours, as the sun is at a higher position within
the sky, the shadows cast by the existing buildings are generally shorter along the ground, in
large part only falling upon the surrounding roadway and pavement. By the time the sun sets at
approximately 6:00pm, the shadows are cast eastwards where only commercial properties are
impacted.

16.80 On 21 June, the shadows cast by the existing buildings are generally shorter along the ground as
the sun"s position in the sky is highpgproxintatelan i n
8:00am, the shadows cast generally only cover the roadway and pavement of Buckingham
Palace Road and do not extend to the amenity areas of Eaton Place and Victoria Square. As the
shadows move clockwise around the application sites, the shadows cast are again short across
the ground and do not generally extend to the commercial buildings on the north and east sides
of Bressenden Place.

16.81 On 21 December, the shadows cast by the existing buildings are generally longer across the
ground due to the sun" s | ower angle of incidence within
approximately 9:00am, the shadows are cast in a north-west direction, extending to the amenity
space of the Royal Mews. However, this shadow moves around the application sites quickly and
by 12:00pm the shadows are cast in a due north direction. When the sun sets at approximately
3:00pm, the shadows cast are directed upon the commercial properties to the north east of the
application sites.

Solar Glare

16.82 None of the currently existing buildings on or immediately surrounding the application sites is clad
with large areas of glazing. As such, the baseline levels of reflected solar glare conditions are
considered to be low.

Light Pollution

16.83 The results of the baseline light level survey are shown in Figure 16.2. The results show that the
area surrounding the application sites is already lit to a high level at night. In some places the
survey has shown night-time light levels in excess of 120 lux. This is well above the 25 lux
maximum level suggested in the ILE Guidance Notes for windows of residential properties. The
majority of this light is a result of the street/pedestrian lighting, passing traffic and retail sign
lighting.

16.84 The closest residential properties to the three application sites are situated within the upper two
floors of the Duke of York pub adjacent to the south-east of the site of application 1, and on the
upper floors of 6 to 40 Buckingham Palace Road in close proximity to the west of the site of
application 1. The night time light level survey has shown that the facades of these properties
receive levels of light between 10 and 137 lux. The main source of this lighting is the street
lighting along Buckingham Palace Road and Victoria Street.

POTENTIAL EFFECTS

Demolition and Construction

Development Scenarios 1, 2, 3 and 4

16.85 The level of effect caused by each of the four Development Scenarios would vary throughout the
demolition and construction phase, depending on the level of obstruction caused. However, it
would almost certainly be less than the completed Development Scenarios as the extent of
permanent massing increases over time. Therefore, the assessment of the effects of each
compl eted Devel opment S ecearsaer"i oa spsrecsvsinteenst .a | ,twoirss tt
the worst-case situation only that has been technically analysed. No technical analysis has been
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undertaken of the effect upon the surrounding properties and amenity areas during the demolition
and construction process.

However, the following general assessment of effects during the demolition and construction
stages of each Development Scenario can be made. The demolition and construction stages
have been grouped into two different phases:

e Phase 1 — Demolition of all existing structures and ground works to new buildings; and
e Phase 2 — Construction of all buildings.

Demolition Effects

During Phase 1 the demolition of the existing buildings and structures on the application sites
would lead to an improvement in daylight, sunlight and overshadowing to the closest surrounding
properties and open spaces. Potable external lighting apparatus would be likely to be used during
the demolition phase. Nevertheless, effects upon the closest surrounding properties in terms of
light pollution would reduce as soon as the external pedestrian lighting and internal lighting was
disabled. These effects to daylight, sunlight, overshadowing and light pollution would be generally
local, long-term and of minor to moderate beneficial significance at the closest sensitive
receptors but would be of negligible significance at those sensitive receptors at a greater
distance from the application sites. The baseline solar glare effects are deemed to be of
negligible significance and this would remain the case throughout Phase 1.

Construction Effects

During Phase 2 the construction of the new buildings on the application sites would have a
gradual effect upon the levels of daylight, sunlight and overshadowing as the massing of the
proposed buildings increased over time. The effects upon light spillage and light pollution would
not occur until the external pedestrian lighting and internal lighting was commissioned and
activated after construction. Potential effects due to solar glare would only occur as the fagade
claddings were added to the buildings.

The timings of Phases 1 and 2 would vary depending upon which Development Scenario is
consented. Full details are available within Chapter 6: Demolition and Construction; however, in
summary:

e Within all four Development Scenarios, the sites of Buildings 5, 6b and 7a (i.e. the site of
application 1) would be cleared by mid-2011 and Buildings 5, 6b and 7a would be ready for
fit-out by mid-2013;

e  Within Development Scenarios 1 and 2, the site of Building 7b/c (i.e. the site of application 2)
would be fully cleared by mid-2014 and Building 7b/c would be ready for fit-out by mid-2016;
and

e Within Development Scenarios 1 and 3, the site of Building 6a (i.e. the site of application 3)
would be fully cleared by mid-2011 and Building 6a would be ready for fit-out by late-2015.

It is considered, however, that daylight, sunlight and overshadowing effects to nearby sensitive
receptors during the demolition and construction phases would generally be very similar for each
of the four Development Scenarios. This would be due to a number of factors. Firstly, almost all
buildings across the three application sites would be demolished by mid-2011. Secondly, the
buildings with relatively large height and massing (i.e. Buildings 5, 6b and 7a) are proposed in
application 1, the westernmost of the three application sites, within all four Development
Scenarios, and would be built-out simultaneously. Thirdly, the majority of the closest sensitive
residential receptors are clustered in close proximity to the west of the site of application 1.

As noted above, the assessment of the effects of each completed Development Scenario

provides-casegwomastsessment of construction effect:

Therefore, reference should be made to the assessments of the completed Development
Scenarios below.
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Completed Development

Development Scenarios 1, 2, 3 and 4

Three-dimensional representations of the four Development Scenarios are presented in
Technical Appendix 16l. The potential direct effects of any of the four completed Development
Scenarios upon the surrounding residential properties and amenity areas include:

e Reducing the levels of daylight and sunlight to the surrounding residential properties;

e Providing residential accommodation with sub-standard levels of daylight and sunlight;
e Increasing the amount of overshadowing within surrounding open spaces;

e Providing open spaces with excessive levels of overshadowing;

e Increasing the amount of light pollution at night; and

e Causing potentially adverse effects as a result of solar glare.

All of these potential effects have been technically analysed for each of the four Development
Scenarios. It can be seen from the sections below that the assessments of daylight, sunlight,
overshadowing, light pollution and solar glare provided very similar results for all four completed
Development Scenarios. Similarly to the consideration of demolition and construction effects, this
was largely due to two factors. Firstly, buildings with relatively large height and massing (i.e.
Buildings 5, 6b and 7a) are proposed in application 1, the westernmost of the three application
sites, within all four Development Scenarios. Secondly, the majority of the closest sensitive
residential receptors are clustered in close proximity to the west of the site of application 1.
However, wherever there would be differences in assessment results between any of the four
Development Scenarios, this has been discussed in the sections below.

Daylight and Sunlight to Surrounding Residential Properties

The potential effects of each of the four Development Scenarios have been assessed against the
baseline conditions. The results are summarised in Tables 16.6 (VSC) and 16.7 (NSC) and
discussed in more detail, per property, below. The results of the daylight assessments for each of
the four Development Scenarios were virtually identical for the reasons outlined above and,
therefore, the contents of Tables 16.6 and 16.7 are equally applicable for each Development
Scenario. Where there are subtle differences in the effects predicted between any of the four
Development Scenarios, this is discussed below; however, it should be noted that none of these
differences have been deemed significant.

It should be noted that it is possible to summarise the VSC and NSC results in a table format as
these assessments take into consideration the baseline condition in whether a window or room
complies with the BRE Guidelines. However, compliance with ADF and APSH criteria is
dependent upon a number of complex factors including room usage and existing baseline values.
Accordingly, representing the results of these assessments within a table format can be a
misleading interpretation of the results. Nevertheless, a text summary of results is provided below
and the full results are presented within Technical Appendices 16d, 16e, 16f and 16g for
Development Scenarios 1, 2, 3 and 4 respectively, together with comparisons with baseline
conditions.

Table 16.6: VSC Results for Development Scenarios 1, 2, 3 and 4

Below BRE Guidelines

Property T\c/)\;ﬁ,ld’\:,c\),\}; f '\T"Ztg é_’t;*a'; 20-29.9% 30-39.9% >40%
Guidelines Loss Loss Loss ot
1-14 Evelyn Mansions 126 126 0 0 0 0
15-39 Evelyn Mansions s 5 o o o o
40 Buckingham Palace Road 2 o o o 2 2
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Below BRE Guidelines

Total No. of Total that
Property Windows (';"jzteﬁsei 20-29.9% 30-39.9% >40% L .
Loss Loss Loss
26-30 Buckingham Palace Road 23 0 0 0 23 23
22-24 Buckingham Palace Road 8 0 0 5 3 8
18 Buckingham Palace Road s o s o o 4
16 Buckingham Palace Road s o . s o o 4
14 Buckingham Palace Road 2 o 2 o o 2
12 Buckingham Palace Road 2 o 2 o o 2
10 Buckingham Palace Road 2 o 2 o o 2
8 Buckingham Palace Road 2 2 0 0 0 0
6 Buckingham Palace Road 7 7 0 0 0 0
Roebuck House 350 350 0 0 0 0
Flat(s) above Duke of York Pub 5 5 3 s 2 0
185-187 Victoria Street 2 o o o 2 12
201 Victoria Street 0 s s o 2 6
12 Victoria Square T 3 o o o o
37BeestonPlace 2 2 o o o o
23Victoria Square s s o o o o
21 Victoria Square 8 8 0 0 0 0
20 Victoria Square 8 8 0 0 0 0
19 Victoria Square 3 3 0 0 0 0
16 Victoria Square 23 23 0 0 0 0
17 Victoria Square s g o o o o
18 Victoria Square s 8 o o o o
Bentley House 6 6 o o o o
Total 775 700 21 10 44 75
Table 16.7: NSC Results for Development Scenarios 1, 2, 3 and 4
Total that Below BRE Guidelines
Property ToéﬂoNrngf Meet BRE  20.29.9% 30-39.9% >40%
Guidelines Loss Loss Loss Total
1-14 Evelyn Mansions 70 70 0 0 0 0
1539 Evelyn Mansions 59 59 o o o o
40 Buckingham Palace Road 1 0 0 0 1 1
26-30 Buckingham Palace Road 14 0 0 0 14 14
2224 Buckingham Palace Road 4 o o o . s 4
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Below BRE Guidelines

Total No. of Total that
Property ROOMS Meet BRE  20.29.99% 30-39.9% >40%
Guidelines Loss Loss Loss Total

18 Buckingham Palace Road 2 0 0 0 2 2

16 Buckingham Palace Road - 3 2 o o T 1
14 Buckingham Palace Road T o o o T 1
12 Buckingham Palace Road T o o o T 1
10 Buckingham Palace Road 2 o o o 2 2
8 Buckingham Palace Road 1 1 0 0 0 0

6 Buckingham Palace Road 5 5 0 0 0 0
Roebuck House 279 272 7 0 0 7
Flat(s) above Duke of York Pub 6 s 2 o o 0
185187 Victoria Street n o o o o o 1
201 Victoria Street . s s o o o 0
12 Victoria Square 7 VI 2 o 13
37BeestonPlace 2 2 o o o 0
23 Victoria Square 4 4 0 0 0 0

21 Victoria Square 6 6 0 0 0 0

20 Victoria Square 7 7 0 0 0 0

19 Victoria Square 3 3 0 0 0 0

16 Victoria Square 13 13 o o o 0
17 Victoria Square s 8 o o o 0
18 Victoria Square g g o o o 0
BentleyHouse 13 13 o o o 0
Total 554 495 11 0 38 47

1-14 Evelyn Mansions

Daylight

All windows assessed would satisfy the VSC method of daylight assessment as all windows
would retain at least 0.8 of their existing value. A total of 67 of the 126 assessed windows are not
affected at all by any of the four Development Scenarios.

The ADF assessment, which takes into account room and window dimensions as well as room
usage, has shown that there are only two rooms of the 70 assessed which technically fall short of
the BRE Guidelines. One relates to a kitchen, for which a 2% ADF level is recommended by the
BRE Guidelines. The other retains an ADF level of 1.94%, only marginally lower than the
recommended level. The second room, referenced R5/1251, is believed to be currently used as a
study. Although no specific ADF level is recommended for studies, a 1.5% value has been
assumed as being appropriate. However, this room does not satisfy this criterion in the existing
situation, where it receives an ADF level of 1.12%. Analysis has shown that in all four

Chapter 16, Page 20



16.98

16.99

16.100

16.101

16.102

16.103

16.104

16.105

16.106

16.107

16.108

Daylight, Sunlight, Overshadowing,

Vi iaT I h 2 4 )
ictoria Transport Interchange Light Pollution and Solar Glare

Development Scenarios, this room would only receive a reduction of 0.05% from this existing
value, a reduction which is considered imperceptible to the human eye and consequently likely to
be unnoticeable to the residents. Given that the BRE Guidelines expressly state that they are
flexible in nature and the general acceptance that the standards can rarely be fully met within
urban locations such as this, it is considered that this level of daylight is acceptable.

In terms of daylight distribution, analysis has shown that all 70 assessed rooms would satisfy the
BRE Guidelines as they all retain at least 80% of their existing daylight.

In summary, reference to all three of the daylight assessment methodologies indicates that the
effects upon daylight received by this property are considered to be of negligible significance.

Sunlight

There are 62 windows within this property which are relevant for APSH assessment by virtue of
their orientation. All of these assessed windows would retain an acceptable level of summer and
winter sunlight. The potenti al effects of
sunlight are therefore considered to be of negligible significance.

15-39 Evelyn Mansions

Daylight

There are 95 windows within_these residential flats which have been assessed for alterations in
daylight levels. All 95 of these windows retain an acceptable level of daylight as a result of any of
the four Development Scenarios, by reference to the VSC methodology.

In terms of ADF, there is only one room which retains a level of ADF which is below the
recommended level. However, this room, R9/1207, which is believed to be used as a kitchen,
does not meet the recommended level in the existing situation and only witnesses a 0.01%
decrease in ADF levels as a result of the Development Scenarios, a level which is likely to be
wholly unnoticeable to the residents.

Furthermore, all 59 of the assessed rooms satisfy the daylight distribution (NSC) method of
assessment.

The potential effects upon this property in terms of daylight as a result of each of the four
Development Scenarios are considered to be of negligible significance.

Sunlight

There are 48 windows within this property which face within 90 degrees of due south and are
therefore relevant for the APSH assessment. This assessment has shown that all of these
windows would retain an adequate level of sunlight by reference to the BRE Guidelines. Thus,
the effects upon this property in terms of sunlight for each of the four Development Scenarios are
considered to be of negligible_significance.

40 Buckingham Palace Road

This property is set over four floors with commercial space at ground, first and second and
residential accommodation believed to be located upon the third floor. Therefore it is assumed
that there is one habitable room at third floor level which is served by two windows. Although
unclear from an external inspection, it is believed that this room relates to a bedroom.

It is understand from discussions with the freeholders of these properties that they are used for
short term tenancies and are not permanent residences.
Daylight

By reference to the VSC method of daylight assessment, both of the windows at third floor level
would experience a reduction in daylight levels to an extent which would technically breach the
BRE Guidelines.
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16.109 However, the one room which these windows serve would retain an ADF level of 1.09%, an
acceptable level of daylight should this room relate to a bedroom.

16.110 | t is considered that the effects wupon this pro
Development Scenarios, would be of negligible significance should this room relate to a
bedroom.
Sunlight

16.111 Due to the fact that the windows within this property face within 90 degrees of due south, they
have been assessed using the APSH methodology. This assessment has shown that both
windows would experience a reduction in sunlight which is in excess of that considered
acceptable by the BRE Guidelines.

16.112 However, if this room does relate to a bedroom then it is of less concern in terms of sunlight as
the BRE Guidelines specifically state that living rooms and conservatories are of principal
concern.

16.113 1t is therefore considered that effects to sunlight upon this property as a result of any of the four
Development Scenarios would be of negligible significance should this room relate to a
bedroom.

26-30 Buckingham Palace Road

16.114 These properties are set over five floors with commercial space at ground and residential
accommodation upon the first to fourth floors. It is understood from discussions with the
freeholders of these properties that they are used for short term tenancies and are not permanent
residences.

16.115 Internal room dimensions and uses for these properties have been obtained and incorporated
these into the assessments. These plans show that there are three living rooms at first floor level,
two living rooms and two kitchens at second floor level, three living rooms at third floor level and
three bedrooms and three bathrooms at fourth floor level.

Daylight

16.116 There are 23 windows and 14 rooms relevant for daylight assessment. Under the VSC method of
assessment, all 23 windows would experience an alteration of daylight levels greater than the
20% change which is considered acceptable by the BRE Guidelines.

16.117 The ADF analysis showed that there would be seven rooms which would retain an ADF level
below that recommended by the BRE Guidelines. Five of these rooms relate to living rooms and
the remaining two relate to the kitchens at second floor level.

16.118 The five living rooms, for which a 1.5% ADF level is recommended, are referenced R3/333,
R4/333, R2/333, R1/333 and R1/332 and would receive ADF levels of 1.35%, 1.31%, 1.17%,
1.18% and 1.34% respectively. These predicted levels are marginally under the recommended
level and it is considered unlikely that residents would notice the difference. Moreover, given the
urban location of these flats, the fact that they are believed to be leased on a short-term basis
and the general acceptance that the BRE Guidelines can rarely be fully complied with in urban
locations such as in the vicinity of the application sites, it is considered that these marginal non-
compliances would not be of great significance.

16.119 The two kitchens, referenced R2/332 and R3/332, would receive ADF levels of 1.39% and 1.53%
respectively. However, these rooms are approximately 2.2m wide and 3.2m deep and it is
therefore unlikely that these rooms ctletelwdudbe co
certainly be no space within which to put a seating area. It is therefore considered that these
rooms are not relevant to daylight assessments.

16.120 The predicted effects upon this property as a result of any of the four Development Scenarios
would be of, at worst, long-term, local and of minor adverse significance.
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Sunlight

16.121 There are 23 windows within these three properties which are relevant for a sunlight assessment
as they face within 90 degrees of due south.

16.122 All of these windows would witness an alteration in sunlight levels to the extent that there would
be a technical breach of the BRE Guidelines. These breaches would occur due to alterations in
APSH levels during both the summer and the winter months.

16.123 However, seven of these windows do not relate to living rooms and thus should not be
considered to be of principal concern.

16.124 The effects upon the sunlight amenity of these properties are considered to be, at worst, long-
term, local and of moderate adverse significance.

22-24 Buckingham Palace Road

16.125 These properties are set over five floors with commercial space at ground, first and second floors.
The only residential accommodation is situated upon the third and fourth floors. Based upon an
internal observation, it appears that the rooms at fourth floor level relate to bedrooms, with the
rooms at third floor level relating to living rooms.

16.126 It is understood from discussions with the freeholders of these properties that they are used for
short term tenancies and are not permanent residences.

Daylight

16.127 The VSC method of assessment showed that all eight assessed rooms would witness an
alteration of received daylight to the extent that there would be a technical breach of the BRE
Guidelines.

16.128 However, in terms of ADF levels, the four rooms referenced R1/353, R1/354, R2/353 and R2/354
would retain ADF levels of 1.01%, 0.88%, 1.05% and 0.75% respectively. Therefore R1/353 and
R2/353 would retain an acceptable level of daylight should they be bedrooms. R1/354 and
R2/354 would retain daylight levels marginally below the acceptable level for bedrooms, the
apparent use of these rooms. However, given the flexible nature of the BRE Guidelines and the
city centre location of these properties, it is considered that these levels are acceptable.

16.129 In summary, it is considered that the effects upon this property would be, at worst, long-term,
local and of minor adverse significance for each of the four Development Scenarios.

Sunlight

16.130 In terms of sunlight there are four windows which are relevant for a sunlight assessment by virtue
of their orientation. All four of these windows would withess an alteration in sunlight levels to an
extent which technically breaches the BRE Guidelines.

16.131 However, access has been obtained to this property and it has been established that two of these
windows relate to bedrooms and are therefore unlikely to be of principal concern.

16132 The effects wupon this property®"s sunlight ameni t
Scenarios would, therefore, be, at worst, long-term, local and of moderate adverse
significance.

18 Buckingham Palace Road

16.133 This property is set over five floors with what appears to be commercial space at ground, first and
second floor level. The only residential accommodation is situated upon the third and fourth
floors. It is understood from discussions with the freeholders of these properties that they are
used for short term tenancies and are not permanent residences.
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Daylight

The VSC assessment showed that all four windows within this property would witness an
alteration in their VSC levels to an extent which technically breaches the BRE Guidelines.
However, all of these alterations would be between 20% and 30% of the baseline value and thus
these alterations should not be considered significantly adverse.

The ADF assessment showed that these two rooms, referenced R4/353 and R4/354, would retain
ADF levels of 1.13% and 0.80% respectively. Thus, R4/353 would retain an acceptable level of
daylight assuming it relates to a bedroom. Although R3/354 would retain a level of ADF which is
marginally below that which is recommended for a bedroom, in the existing situation this room
currently receives an ADF level of 1.00%. Thus this room only just complies with the
recommended level in the existing situation.

In summary, it is considered that the effects upon this property as a result of any of the four
Development Scenarios would be, at worst, long-term, local and of minor adverse significance.

Sunlight

All four windows at third and fourth floor level are relevant for a sunlight assessment by virtue of
their orientation. The assessment showed that all four windows would witness an alteration of
sunlight to the extent that there would be a breach of the BRE Guidelines.

It is considered that the effects upon this property due to any of the four Development Scenarios
would be, at worst, long-term, local and of moderate adverse significance,

16 Buckingham Palace Road

This property is understood to contain residential accommodation at third and fourth floor level.
Based upon an external inspection there appears to be one room on each floor, each served by
two windows.

Daylight

In terms of VSC, the four assessed windows would all withness an alteration of daylight to an
extent which would technically breach the BRE Guidelines. These windows, referenced W9/353,
W10/353, W9/354 and W10/354, would witness alterations of 26.73%, 25.08%, 22.11% and
20.90% respectively. Thus, although these levels would be in excess of the 20% change which
the BRE consider as acceptable, these breaches would not be considered material, particularly in
relation to windows W9/354 and W10/354.

The ADF assessment showed that the three rooms at third and fourth floor level would retain
ADF levels of 0.98%, 0.95% and 0.87%. Thus, if these rooms are used as bedrooms, then
retained levels of daylight would be only marginally less than the recommended level. Given the
flexible nature of the BRE Guidelines, it is considered that these retained values should be
considered acceptable if these rooms relate to bedrooms.

The daylight distribution assessment has shown that two of these three rooms, referenced
R5/353 and R6/353 would retain an adequate level of daylight by reference to the BRE
Guidelines.

In summary there would be only one room, referenced R5/354, which would retain a level of
daylight which would not satisfy one of the three daylight methodologies. However, if this room
relates to a bedroom then it would receive a level of daylight which is only 0.13% under the
recommended ADF level. Given the flexible nature of the BRE Guidelines, it is considered that
this level of ADF would be acceptable within this dense urban location.

I't is therefore considered that effects upon

the four Development Scenarios would be, at worst, long-term, local and of minor adverse
significance.
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Sunlight

16.145 There are four windows within this property which are relevant for a sunlight assessment. All four
of these windows would experience an alteration in APSH levels to an extent which would
technically breach the BRE Guidelines.

16.146 However, it should be noted that each of these windows does not comply with the BRE
Guidelines in the existing situation in terms of total APSH received. Moreover, two of these
windows do not comply with the BRE Guidelines in the existing situation in terms of winter
sunlight levels.

16.147 Thus, it is inevitable that any reduction, however small, would result in a continuing breach of the
BRE Guidelines. Therefore, it i s gsonightatenityesha t hat
result of any of the four Development Scenarios would be, at worst, long-term, local and of
minor adverse significance.

14 Buckingham Palace Road

16.148 From an external observation and a review of the Valuation Office Agency (VOA) website, it is
believed that only the third floor of this property is used for residential accommodation with the
ground floor being used for retail purposes and the first and second floors being used for office
units. The room at third floor level, which is believed to be served by two windows, is likely to
relate to a bedroom.

Daylight

16.149 The two windows at third floor level would witness alterations of 24.43% and 25.45% in VSC
levels, constituting technical breaches of the BRE Guidelines. However, these alterations are not
significantly more than the 20% change which is considered as acceptable and given the general
acceptance that the standards within the BRE Guidelines can rarely be fully met within urban
locations, together with the flexible nature of the BRE Guidelines. It is considered that these
alterations should be considered acceptable.

16.150 The ADF assessment showed that the one room at third floor level, referenced R1/393, would
retain an ADF level of 1.41%, which would be an acceptable level given this room“ s assumed
usage. Furthermore, this retained level would be only marginally below the 1.5% level which is
considered acceptable for living rooms. Accordingly we consider that the predicted ADF level is
acceptable.

16.151 Therefore, it is considered that the potential effects upon daylight amenity at this property due to
any of the four Development Scenarios would be of negligible significance.

Sunlight

16.152 The windows within the front elevation of this property face within 90 degrees of due south and
are therefore relevant for a sunlight assessment.

16.153 As noted within the baseline assessment, the existing APSH levels at this property are below the
recommended total and winter levels for both windows. Both of these windows would receive
reduced levels of sunlight in breach of the BRE Guidelines. Therefore, due to the low baseline
levels, any reduction would inevitably result in a continuing technical breach of the BRE
Guidelines.

16.154 Again, this property is used for short term lettings and not permanent residence. Sunlight amenity
within this property is therefore considered to be of reduced significance and it is considered that
the potential effects to sunlight amenity at the property as a result of any of the four Development
Scenarios would be, at worst, long-term, local and of minor adverse significance.

12 Buckingham Palace Road

16.155 From an external observation and a review of the VOA website, it is believed that only the third
floor of this property is used for residential accommodation with the ground floor being used for
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retail purposes and the first and second floors being used for office units. The room at third floor
level, which is served by two windows, is believed to relate to a bedroom.

Daylight

16.156 Under the VSC method of daylight assessment, the two windows at third floor level would witness
alterations of 23.42% and 22.93% of their existing values. Both of these alterations would be only
marginally in excess of the 20% change which the BRE considers as acceptable.

16.157 In terms of ADF, the one room to which these windows relate would retain an ADF level of
1.46%, an acceptable level should this room relate to a bedroom and only 0.04% under the
recommended level for living rooms.

16.158 In summary, it is considered that the potential effects to daylight amenity at this property as a
result of any of the four Development Scenarios would be, at worst, long-term, local and of
minor adverse significance.

Sunlight

16.159 In terms of sunlight, both of these windows are relevant for assessment by virtue of their
orientation.

16.160 The baseline results for these windows showed that none currently meet the BRE criteria in their
existing condition in terms of both total and winter sunlight hours. This being the case, any further
reduction, as a result of any of the four Development Scenarios, would lead to larger percentage
changes, although the actual reduction would be highly likely to be imperceptible to the
occupants.

16.161 Both of these windows would receive a reduction in sunlight, in breach of the BRE Guidelines, but
this would be inevitable since the existing values are so low. Again, these properties are used as
short term lettings and are not permanent residences. The potential effects to sunlight amenity
are considered to be, at worst, long-term, local and of minor adverse significance for each of
the four Development Scenarios.

10 Buckingham Palace Road

16.162 It is believed that only the third floor of this property is currently used as residential
accommodation, with two rooms believed to each be served by one window. Based upon an
external inspection it is believed that these rooms relate to bedrooms.

Daylight

16.163 Under the VSC method of daylight assessment, these two windows would witness alterations of
22.04% and 20.60%, both only marginally in excess of the 20% change which the BRE consider
as acceptable. However, since the BRE Guidelines state that they are to be considered flexible,
particularly within urban locations, it is considered that these levels of change would be

acceptable.
16.164 In terms of ADF, rooms R3/393 and R4/393 would retain ADF levels of 1.24% and 1.27%
respectively, an acceptable | evel of daylight giwv

16.165 Therefore, it is considered that the potential effects to daylight amenity at this property as a result
of any of the four Development Scenarios would be, at worst, of negligible significance.
Sunlight

16.166 Both of the windows at third floor level within the property are relevant for the purposes of a
sunlight assessment as they both face within 90 degrees of due south.

16.167 Although the assessment has shown that both of these windows would witness alterations in
APSH levels to extents which technically breach the BRE Guidelines, the baseline APSH levels
are currently well below the recommended total and winter levels for both windows. Thus even a
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small reduction in APSH levels, which is likely to be unnoticeable to the residents, would cause a
large percentage decrease. In essence, any reduction would inevitably result in a continued
breach of the BRE Guidelines.

Given the low baseline levels received by this property and the actual small decrease in APSH
l evel s, it is considered that the potenti al
of any of the four Development Scenarios to be, at worst, long-term, local and of minor adverse
significance.

8 Buckingham Palace Road

The third floor of this property is understood to be used for residential purposes and thus relevant
for daylight and sunlight assessments.

Daylight

The two windows within the third floor of this property would withess an alteration in VSC levels of
17.96% and 14.97%. As these alterations are within the 20% change which the BRE considers as
acceptable, it is considered that any of the four Development Scenarios would be acceptable in
terms of the predicted levels of daylight received by this property.

Moreover, the ADF assessment showed that the room which these two windows serve would
retain an ADF level 1.77%, an acceptable level should this room relate to either a bedroom or a
living room.

Thirdly, the daylight distribution assessment also confirmed that this property would retain an
acceptable level of daylight, with the room at third floor level withessing a 10.9% reduction in the
area of the room which can directly view the sky, a level which is substantially within the 20%
change which the BRE considers as acceptable.

ef fei

Therefore, it is considered that the potenti al e

result of any of the four Development Scenarios would be of negligible significance.

Sunlight

Both of these windows are relevant for a sunlight assessment by virtue of their orientation. The
baseline assessment showed that APSH levels are currently below the recommended total and
winter levels for both windows.

The assessment showed that although a technical breach of the BRE Guidelines would result
from any of the four Development Scenarios, these breaches would occur due to the very low
baseline levels. Consequently, even a small reduction in APSH levels, which is likely to be
unnoticeable to the residents, would cause a large percentage decrease and a breach of the BRE
Guidelines.

Therefore, it is considered that the actual decrease in sunlight amenity at this property as a result
of any of the four Development Scenarios would equate to an effect of negligible significance.
6 Buckingham Palace Road

This property is used as a public house at ground and first floor level. However, there is believed
to be residential accommodation on the second floor of this property which is relevant for a
daylight and sunlight assessment.

At second floor level, there are seven windows which are believed to serve five residential rooms.

Daylight

The VSC assessment showed that three of these windows would not be impacted at all by any of
the four Development Scenarios. The remaining four windows would witness alterations in VSC
levels which would all be substantially within the 20% change which the BRE Guidelines consider
as acceptable.
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All five rooms to which these seven windows relate would retain excellent ADF levels as a result
of any of the four Development Scenarios with all rooms receiving in excess of 1.7% and four of
the five rooms retaining ADF levels in excess of 2%.

In terms of daylight distribution, all five rooms would retain acceptable levels of daylight in terms
of the BRE Guidelines. Three of the five rooms would not be impacted by any of the four
Development Scenarios whilst the remaining two rooms would witness alterations of daylight
levels substantially within the 20% change considered acceptable.

In summary, the potent i a | effects to this property“s d
Development Scenarios are considered to be of negligible significance.

Sunlight

There are six windows at second floor level which face within 90 degrees of due south and are
therefore relevant for a sunlight assessment.

The baseline assessment showed that APSH levels are currently below the recommended total
and winter levels for all six windows.

The sunlight assessment showed that although technical breaches of the BRE Guidelines would
be likely, these breaches would occur due to the very low baseline sunlight levels. Therefore,
even small reductions in APSH levels, which are likely to be unnoticeable to the residents, would
cause a large percentage decrease and a subsequent breach of the BRE Guidelines.

ayligt

To the end, it is considered that the potential e

of any of the four Development Scenarios would be of negligible significance.

Roebuck House

Roebuck House is situated off Palace Street approximately 120m north-east of the application
sites. The property is set over 16 storeys and is completely residential. It consists of one to four
bedroom apartments. As the Applicant is the freeholder of this property, room layouts have been
obtained and room uses have been identified.

Daylight

There are 350 windows and 279 rooms within this property relevant for daylight assessment. The
VSC assessment showed that all 350 of these windows would retain an adequate level of
daylight upon completion of any of the four Development Scenarios as all windows would witness
less than a 20% reduction in their existing VSC levels. Thus full compliance with the BRE
Guidelines is demonstrated in relation to this property.

The absence of Building 6a within Development Scenarios 2 and 4 would result in slightly less
reduction in received daylight at a number of the windows of Roebuck House. However, in all four
Development Scenarios, the reductions in received daylight levels at all 350 windows would be
within the BRE Guidelines.

Therefore, the potential effects upon daylight amenity at this property as a result of any of the four
Development Scenarios are considered to be of negligible significance.

Sunlight

The windows within the western elevation of Roebuck House face within 90 degrees of due south
and are therefore relevant for sunlight assessments. The absence of Building 6a within
Development Scenarios 2 and 4 would have no bearing on received levels of sunlight at Roebuck
House.

The APSH baseline assessment showed that all assessed windows currently receive low sunlight
levels, with almost all windows being below the recommended levels. This is likely to be due to
the orientation of this facade which only just faces within 90 degrees of due south meaning that
these windows do not have the potential to receive high APSH levels.
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16.193 There are a large number of windows which would withess a reduction in sunlight beyond the
BRE criteria, but this would be inevitable since the existing values are so low. In reality the actual
reductions would be unlikely to be noticeable to the residents and thus the potential effects upon
sunlight amenity at this property in terms of sunlight as a result of any of the four Development
Scenarios are considered to be of negligible significance.

Flat(s) above Duke of York Public House

16.194 At the time of assessment, it was unconfirmed whether this property contains any residential
accommodation which faces the application sites. Clearly the ground and first floors of this
property are commercial in nature but the usage of the rooms on the second and third floors is
less clear. For the purposes of this assessment it has therefore been assumed that the second
and third floors are residential. From undertaking a site visit, it is clear that the dormer style
windows at second floor level on the Allington Street fagcade relate to a storage area for the public
house and are therefore non-habitable in nature and have not been assessed.

16.195 This property has been technically assessed for all four Development Scenarios and the results
are virtually identical. Therefore, the summary below is equally relevant for each Development
Scenario.

Daylight

16.196 Fifteen windows have been assessed within this property. By reference to the VSC methodology,
five of these windows comply with the BRE Guidelines whilst the remaining ten windows would
witness reductions above that considered acceptable by the BRE Guidelines. However, these
reductions in VSC levels would be to windows which currently receive very low levels of VSC and
therefore small absolute changes in VSC levels would result in large percentage changes.
Assessing the significance of potential effects by this method would, therefore, be misleading.

16.197 It is believed that the six rooms to which these ten windows relate would all retain an acceptable
level of daylight by reference to the ADF methodology. Although two rooms would experience a
reduction to the extent that there would be a technical breach of the BRE Guidelines, these
reductions would be 0.01% and 0.13%, which would be unlikely to be noticeable to residents.

16.198 The daylight distribution method of assessment showed that four of the six assessed rooms
would retain sufficient levels of daylight to satisfy the BRE Guidelines. The two rooms which
would experience technical breaches of the BRE Guidelines are referenced R3/462 and R3/463
and would experience reductions of 20.9% and 26.4% respectively. These reductions are not
considered to be significant breaches, particularly given the urban location of the property and the
flexible nature of the BRE Guidelines. Moreover the actual reduction in the area of each room
which would receive direct skylight would be approximately 6.2 and 7.3ft? respectively. Thus the
percentage decreases would only breach the recommended level due to the low level of existing
daylight. In reality, these decreases would be unlikely to be noticeable to residents. Furthermore
there is one room, R1/462, which would experience an 8.5% increase in its daylight amenity.

16.199 In summary, and taking into consideration all three of the daylight methodologies, it is considered
t hat t he potenti al ef fects upon t hi snegligideperty™
significance.

Sunlight

16.200 In terms of sunlight, there are four windows which are relevant for assessment by virtue of their
orientation. All four windows would not be impacted at all by any of the four Development
Scenarios and would therefore retain an acceptable level of sunlight in terms of the BRE
Guidelines. Therefore, there would be potential effects of negligible significance to this
property®"s sunlight amenity.
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185-187 Victoria Street

This property is believed to be currently used for purely commercial premises. However, it is
understood that there are approved plans for an internal refurbishment of the first, second and
third floors of this property into three flats. This planning application was consented on 5™ April
2006 but the properties currently appear uninhabited and it therefore appears that the planning
consent has not been implemented.

It is believed that these flats would be likely to be used for short term tenancies and not
permanent residences.

Internal floor plans of the proposed residential conversion have been obtained from the planning
application documents and have been incorporated into the analysis. Based upon these plans,
there are twelve windows which face the application sites, which serve a total of eleven rooms.

Daylight

Based upon the VSC methodology, all twelve windows would witness alterations in daylight levels
to extents which technically breach the BRE Guidelines.

In terms of ADF, of the eleven assessed rooms, nine would retain levels of ADF less than the
levels recommended by the BRE with reference to room usage. Of those which fall below the
recommended standard, four relate to bedrooms. These rooms, referenced R4/511, R6/511,
R6/512 and R7/512 would retain ADF levels of 0.90%, 0.78%, 0.93% and 0.79%. Thus, all four of
these rooms would only marginally fall short of the recommended level of 1%. Of the remaining
five rooms, three are living rooms and two are kitchens. The two kitchens, referenced R3/512 and
R3/513, would retain ADF levels of 1.23% and 1.57% respectively whilst the living rooms,
referenced R3/511, R4/512 and R4/513 would retain ADF levels of 1.12%, 0.61% and 0.78%
respectively.

The absence of Building 7b/c in Development Scenarios 3 and 4 would have an insignificant
effect on the received levels of daylight at these properties. The results of the assessments of
daylight amenity are, therefore, practically identical for each of the four Development Scenarios.

I n summary, the potenti al effects wupon this
four Development Scenarios, are considered to be, at worst, long-term, local and of moderate
adverse significance.

Sunlight

In terms of sunlight, all of the windows within the front facade of this property face due north and
are therefore irrelevant for the purposes of sunlight assessment.

201 Victoria Street

This property has a consented planning application for the conversion of the first to fourth floors
into one residential dwelling. This planning approval was granted in 2007, but is understood to
have not yet been implemented. Thus, at the time of assessment, this property is believed to be
purely commercial in nature. Nonetheless daylight and sunlight levels received by this property
have been assessed for completeness.

The internal floor plans for this building have been obtained by reference to the planning
application documents and have been incorporated into the analysis. There are ten windows
serving four rooms within this property.

Daylight

The VSC assessment has shown that six of the ten windows would technically witness a breach
of the BRE Guidelines by reference to the VSC methodology.

However, in terms of ADF, all rooms would retain an acceptable level of daylight with reference to
their usage. In essence, the retained levels would be excellent given the urban location of this
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property with three of the four rooms receiving in excess of double their recommended level of
daylight. Furthermore, all four of the assessed rooms would retain acceptable levels of daylight
by reference to the daylight distribution methodology.

16.213 Again, the absence of Building 7b/c in Development Scenarios 3 and 4 would have an
insignificant effect on the received levels of daylight at this property. The results of the
assessments of daylight amenity are, therefore, practically identical for each of the four
Development Scenarios.

16.214 Therefore, the pot ent i al effects wupon this property"s
Development Scenarios are considered to be of negligible significance.
Sunlight

16.215 None of these windows are relevant for sunlight assessment as they do not face within 90
degrees of due south.

12 Victoria Square

16.216 This property is located on the western side of Victoria Square and is believed to comprise of
purely residential accommodation.

Daylight

16.217 All thirty-one of the assessed windows would retain acceptable levels of daylight by reference to
the VSC criteria. The effects upon the daylight levels received by all rooms within this property
would be substantially within the 20% change which the BRE consider as acceptable.

16.218 Any alterations in ADF levels would be insignificant and unlikely to be perceptible to the human
eye.

16.219 As both the VSC and ADF assessments are complied with in relation to this property, the
potenti al ef fects upon this property“s daylight
Scenarios are considered to be of negligible significance.

Sunlight

16.220 There are twenty-nine windows within this property which are relevant for sunlight assessment by
virtue of their orientation.

16.221 Of these windows, there would be five windows which would witness alterations in their winter
sunlight levels as a result of any of the four Development Scenarios to the extent that the BRE
Guidelines would be technically breached. However, in all of these instances the actual level of
alteration would not be significant, with APSH reductions of 2% or less during the winter months.

16.222 1t should also be noted that in three of these instances, the BRE Guidelines are not fully complied
with in the baseline situation.

16.223 As these potential reductions in sunlight levels are marginal and only constitute a breach of the
Guidelines due to the | ow baseline |l evels of AP
sunlight amenity as a result of any of the four Development Scenarios are considered to be of
negligible significance.

3-7 Beeston Place

16.224 These mixed-use properties are located to the rear of 12 Victoria Square and, based upon a VOA
search, are believed to comprise residential accommodation at first, second and third floor level.
Daylight

16.225 The VSC assessment showed that all assessed windows would retain acceptable levels of
daylight amenity as a result of any of the four Development Scenarios, with any potential
reductions being imperceptible.
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In terms of ADF, all rooms would witness only very small effects upon their daylight amenity with
predicted reductions in ADF levels of 0.06% or less.

The two assessed rooms at first and second floor level would also retain acceptable levels of
daylight amenity by reference to the daylight distribution method of assessment.

In summary, the potential effe ct s upon this property“s dayl
four Development Scenarios are considered to be of negligible significance.

Sunlight

The two windows within the rear of these properties which are relevant for sunlight assessment
would both retain acceptable levels of sunlight, satisfying the APSH criteria. The potential effects
to the sunlight amenity of these properties as a result of any of the four Development Scenarios
are, therefore, of negligible significance.

19, 20, 21 and 23 Victoria Square

These properties are located to the west of the application sites, behind the properties on
Buckingham Palace Road. They are believed to comprise of solely residential accommodation.
Internal room layouts for 19, 20 and 21 Victoria Square have been obtained and incorporated into
the assessments. Reasonable assumptions as to the internal room configurations of 23 Victoria
Square have been made based upon the obtained plans for 19, 20 and 21 Victoria Square.
Furthermore, access to the rear of these properties was not possible and, therefore, further
assumptions as to internal room layouts have been made in some instances.

Daylight

The VSC assessment showed that all twenty three windows within these properties which directly
face the application sites would retain acceptable levels of daylight with reference to the BRE
Guidelines. In essence, any reductions in VSC levels would be substantially within the 20%
change which the BRE Guidelines consider as acceptable. It should be noted that four windows
within these properties would enjoy increased levels of daylight amenity as a result of any of the
four Development Scenarios.

In terms of ADF, twenty rooms were assessed within these properties. Of the assessed rooms,
there would be five rooms which would technically experience a breach of the BRE Guidelines.
However, these breaches would only occur due to the low level of existing daylight, which is
already below the recommended level in some instances. Thus any reduction, however minimal
would inevitably result in a continued breach of the BRE Guidelines. In reality the actual
alterations to daylight levels would be likely to be imperceptible to the human eye. It should also
be noted that, similarly to above, four rooms would enjoy increased levels of daylight amenity as
a result of any of the four Development Scenarios.

Under the daylight distribution method of assessment, all twenty rooms would retain acceptable
levels of daylight by reference to the BRE Guidelines.

In summary, potential effects to the daylight amenity of these properties as a result of any of the
four Development Scenarios are considered to be, at worst, of negligible significance.

Sunlight

There are twenty windows within 20, 21 and 23 Victoria Square which are relevant for a sunlight
assessment by virtue of their orientation. As none of the windows within 19 Victoria Square face
within 90 degrees of due south, they are not relevant for assessment.

This assessment has shown that there are a total of four windows which would witness an
alteration of APSH to the extent that breaches the BRE Guidelines would occur. However, these
breaches would occur due to marginal reductions in winter sunlight levels only. Furthermore, the
baseline levels are such that, in three of these instances, there is already a failure to comply with
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the BRE Guidelines in the existing situation. Thus, any reduction in sunlight levels, however
insignificant, would inevitably result in a continued breach of the BRE Guidelines.

There are seven windows within these three properties which would enjoy increased levels of
amenity as a result of any of the four Development Scenarios.

In summary, any reductions in sunlight levels would be likely to be imperceptible to the human
eye. In addition, the completion of any of the four Development Scenarios is likely to improve
sunlight amenity at some windows within these properties and, therefore, the overall potential
effects are considered to be of negligible significance.

16-18 Victoria Square

These three properties are located on the western side of Victoria Square and are believed to
comprise of solely residential accommodation.

Thirty-nine windows have been analysed which are assumed to serve a total of 29 rooms.

Daylight

By reference to the VSC method of daylight assessment, all 39 windows would witness an
alteration of VSC substantially within the 20% change which the BRE consider as acceptable.

Furthermore, ADF analysis showed that these properties would not be materially impacted by any
of the four Development Scenarios. Of the rooms which would be impacted by any of the
Development Scenarios, all would retain ADF levels in excess of 1%. Any reductions in ADF
would be marginal and unlikely to be perceptible to the residents of these three properties.

All 29 rooms would also retain acceptable levels of daylight in terms of the daylight distribution
method of assessment.

All three daylight methodologies would be complied with in relation to these properties and thus

the potential effects of the any of the four Develo p ment Scenari os on these

amenity are considered to be of negligible significance.

Sunlight

All 39 windows are relevant for sunlight assessment as they all face within 90 degrees of due
south.

This assessment identified seven windows which would witness a reduction in winter sunlight
levels to the extent that the BRE Guidelines would be technically breached. However, it should be
noted that the baseline levels of winter sunlight currently either just meet the recommended level
or fall below it. Thus, in most instances, these breaches occur due to a relatively small decrease
in sunlight amenity. In essence, in most instances, these relatively small alterations in sunlight
amenity would be likely to be imperceptible to the residents.

Moreover, the BRE Guidelines state that living rooms and conservatories are of principal concern
in sunlight terms. Therefore, if this small proportion of rooms do not relate to living rooms, then
these technical breaches should not be considered to be of less significance.

Therefore, it is considered that the potent
result of any of the four Development Scenarios are, at worst, long-term, local and of minor
adverse significance.

Bentley House

This property is located to the south-east of the application sites and is believed to comprise of
residential accommodation on all floors.
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Daylight

16.250 All sixteen of the assessed windows would retain acceptable VSC levels as a result of any of the
four Development Scenarios. Only four of these windows would be impacted by Development
Scenarios, and in all of these instances, the extent of any effects would be substantially within the
limits of acceptability contained within the BRE Guidelines.

16.251 Similarly, within the ADF assessment there would be only three rooms impacted, but the level of
alteration would be insignificant in each instance.

16.252 The daylight distribution assessment showed that there would be only one room impacted by any
of the four Development Scenarios. However, this room would witness a mere 3% reduction in its
area from which the sky can be directly viewed. This alteration is significantly within the 20%
change which the BRE Guidelines consider as acceptable.

16.253 All three daylight methodologies are complied with in relation to this property. The potential
effects to this property“s daylight amenity as a
are, therefore, of negligible significance.

Sunlight

16.254 None of the windows within this property which directly face the application sites also face within
90 degrees of due south. Therefore sunlight assessments are not relevant for this property.
Daylight to the Proposed Residential Accommodation

16.255 The proposed residential accommodation is located upon the second floor and above within
Building 5 (within Development Scenarios 1, 2, 3 and 4) and first floor and above within Building
7b/c (within Development Scenarios 1 and 2 only). To establish the amount of daylight and that
would be provided within the proposed residential accommodation, ADF assessments have been
carried out with the results summarised below.

Summary by Rooms

16.256 Building 5 would contain 480 habitable rooms, of which 432 (90%) would be fully compliant with
the recommended ADF levels specified in the BRE Guidance.

16.257 Building 7b/c would contain123 habitable rooms of which 108 (88%) would be fully compliant with
the recommended ADF levels specified in the BRE Guidance. Of the 15 rooms which would not
comply, all would be secondary bedrooms, i.e. the second, third or fourth bedroom of a given flat.

Summary by Dwellings

16.258 Building 5 would contain 170 dwellings, of which 127 (75%) would be fully compliant with the
recommended ADF levels specified in the BRE Guidance. Forty would contain at least one

compliant habitable room that is compliant with the ADF methodology. Two wo ul d b-& “ pi ec
terre” studio dwellings, both of whi ch woul d e
bedrooms.

16.259 One dwelling (Flat 36) is a two bed apartment in which none of the habitable rooms would
comply; however, this dwelling would enjoy the benefit of a full width balcony 800mm in depth.

16.260 Building 7b/c would contain 35 dwellings, of which 24 (69%) would be fully compliant with the
recommended ADF levels specified in the BRE Guidance. The remaining 11 would contain at
least one fully compliant habitable room.

16.261 It is considered that the levels of daylight that would be received by the residential elements of all
four Development Scenarios would be excellent given the urban location of the application sites.
Potential effects on daylight amenity are therefore considered to be of negligible significance for
all four Development Scenarios.
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Sunlight to the Proposed Residential Accommodation

Only those windows within the proposed residential buildings (i.e. Building 5 within all four
Development Scenarios and Building 7b/c within Development Scenarios 1 and 2) which face
within 90° of due south would be relevant for sunlight assessments. The assessed windows
within Buildings 5 and 7b/c are identified in Technical Appendix 16m and the results of the
sunlight assessments are presented in Technical Appendix 16n for all four Development
Scenarios.

The BRE Guidelines are primarily concerned with sunlight amenity to living rooms and
conservatories. Therefore, the principal habitable rooms within each of the proposed residential
buildings have been assessed.

There would be some windows which would receive sunlight levels which would technically
breach the BRE Guidelines. However, the total APSH levels which would be received by the
windows of habitable rooms would generally be reasonable given the dense, urban location of the
application sites. Furthermore, the orientation of Buildings 5 and 7b/c would be such that most of
the windows assessed would only just fall within 90° of due south, thereby limiting the potential to
receive good levels of sunlight in some instances. It should also be remembered that the BRE
Guidelines do expressly state that they are flexible in nature.

It is therefore considered that potential effects to sunlight amenity would be, at worst, long-term,
local and of minor adverse significance.

Permanent Overshadowing

The areas of open space outwith the application sites that have been included within the
permanent overshadowing assessment for each of the four Development Scenarios are shown
on Figure 16.4.

The permanent overshadowing assessment was undertaken for four open areas which lie within
close proximity to the application sites and have the potential to be impacted by each of the four
Development Scenarios. These are:

e The Royal Mews on Buckingham Palace Road;
e Victoria Square;

e Eaton Place on Eaton Lane; and

e  Grosvenor Gardens.

As discussed above, the baseline assessment has shown that 4.28%, 0.11%, 10.43% and 0.92%
of the respective external amenity areas of the Royal Mews, Victoria Square, Eaton Place and
Grosvenor Gardens are cast in permanent shadow in the existing situation on the 21 March.

The amount of permanent overshadowing of the external amenity areas caused by each of the
four Development Scenarios would be identical. As a result of any of the four Development
Scenarios, 4.28% of the amenity area of the Royal Mews, 3.58% of Victoria Square, 19.86% of
Eaton Place and 0.92% of the Grosvenor Gardens would be cast in permanent shadow on the 21
March. Figure 16.5 illustrates the amount of permanent overshadowing caused by Development
Scenario 1 and the results for Development Scenarios 1, 2, 3 and 4 are presented at Technical
Appendix 160.

This level of permanent overshadowing would be substantially within the 25% that the BRE
Guidelines specify as being acceptable. In fact the amenity areas of The Royal Mews and the
Grosvenor Gardens are not affected at all by any of the four Development Scenarios.

As this alteration in the area of amenity space which would be cast in permanent shadow would
be substantially within the acceptable level, the potential effects are considered to be of
negligible significance. There would be no significant additional permanent overshadowing to the
neighbouring amenity and open space areas.
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An internal permanent overshadowing assessment was also undertaken within the amenity space
provided within each of the four Development Scenarios. This amenity space is located within the
following positions:

e Building 5 (within Development Scenarios 1, 2, 3 and 4): 9th floor deck level,

e Building 6b (within Development Scenarios 1, 2, 3 and 4): Seating area adjacent to the water
wall at ground floor level (part of the retail unit located in the south eastern corner of Building
6b); 1st floor office terrace, above the car park ramp, which would not be accessible to the
public;

e Building 7a (within Development Scenarios 1, 2, 3 and 4): Ground floor seating areas in the
arcade space adjacent to Building 7a;

e Building 7b/c (within Development Scenarios 1 and 2 only):

e 1st floor: four areas of private gardens, a terrace adjacent to the library/office;

e 4th floor: a terrace surrounding the library/office;

e 5th floor: an amenity space on top of the library (this would not be included if the office rather
than library use was forthcoming);

e 6th floor: play space on top of the office; and

e 8th floor: covered amenity space on top of the residential units.

The locations of these amenity areas are shown on Figure 16.6 together with the results of the
internal permanent overshadowing assessment for Development Scenario 1. The results for
Development Scenarios 1, 2, 3 and 4 are shown within Technical Appendix 16p and are
summarised in Table 16.8.

Table 16.8: Internal Permanent Overshadowing Results by Amenity Area (Development Scenarios
1,2,3and 4)
Building No. Development Amenity Area % Cast in Permanent Shadow

Scenario

- th . 14%; 31.4%; <1%; 12.3%; 9.1%; 5.5%;
Building 5 1,2,3,&4 9" Floor Level Amenity Areas 16.5%: 17.7%: 15.3%: none: none

89.9% in Development Scenarios 1 & 2;
58.1% in Development Scenarios 3 & 4

Buildings 7b/c 1&2 1" Floor Private Gardens  40.7%; 5.1%; 16.3%; 67.3%
Buildings 7b/c 1&2 4"Floor Terace  683%
Buildings 7b/c 1&2 5" Floor Amenity Space  4%%
Buildings 7bfc 1&2 6" Floor Playspace  66%
Buildings 7b/c 1 &2 8" Floor Amenity Space 55.5%

The assessment has shown that, as a result of Development Scenarios 1 and 2, there would be

five amenity spaces which would experience levels of overshadowing on 21 March above the
recommended level of 40%. As a result of Development Scenarios 3 and 4 there would only be
one amenity space which would not comply with the recommended 40% threshold.

The level of overshadowing experienced by the ground floor seating area of Building 7a (within
Development Scenarios 1-4) would be inevitable given the location of the amenity space and
would be by no means unusual in urban locations such as this.

There are also two private gardens at first floor level of Building 7b/c (within Development
Scenarios 1 and 2) which would experience overshadowing levels above the recommended level.
However, one of these spaces would witness an area of 40.7% cast in shadow, only marginally
above the recommended level. Given the flexible nature of the BRE Guidelines it is considered
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that this level of overshadowing would be acceptable within the urban context of the application
sites.

In summary, the amenity areas provided by the four Development Scenarios would generally
provide excellent levels of overshadowing. Only five of the 22 amenity areas within Development
Scenarios 1 and 2 would experience levels of permanent shadow above the recommended level.
Only two of the 14 amenity areas within Development Scenarios 3 and 4 would experience levels
of permanent shadow above the recommended level. In urban locations such as this, it is
inevitable that some amenity areas would not be able to meet the recommended level. It is
therefore considered that the potential effects of overshadowing to the amenity areas within all
four Development Scenarios would be, at worst, long-term, local and of minor adverse
significance.

Transient Overshadowing

The results of the transient overshadowing assessment are presented at Technical Appendices
16k, 16i, 16j and 16k for Development Scenarios 1, 2, 3 and 4 respectively.

The shadows cast by Development Scenario 1 in March and in September are generally the
same, except for the allowance of daylight saving, which delays the sunrise in September by one
hour. The shadows cast on 21 June are the shortest shadows of the year as the sun is at its
highest altitude in the sky. Conversely the shadows cast on 21 December are the longest as the
sun is at its lowest altitude.

For Development Scenarios 1, on 21 March, some additional overshadowing compared to the
baseline conditions would be present to the west of the application sites as the sun rises in the
morning. However, these additional shadows would not be for prolonged time periods, moving
around the application sites and away from the residential properties on Buckingham Palace
Road by 11:00 hours. Between 11:00 hours and 15:00 hours the shadows would be cast to the
north of the application sites, generally only covering the road and pavements. From 15:00 hours
until the sun sets at approximately 18:00 hours, transient shadows would be cast to the east of
the application sites with only marginal additional shadows being cast compared to baseline
conditions, and no residential properties or amenity spaces would be materially impacted.

On 21 June, the extent of overshadowing would be largely comparable with the baseline
conditions, with only minimal additional areas being cast in transient shadow to the east and west
of the application sites. It is considered that there would be no additional adverse effects upon
any residential properties or amenity areas compared to the baseline conditions.

On 21 December, the transient shadows cast would again be comparable to baseline conditions,
with no significant increase in overshadowing. The extent of any additional overshadowing is
likely to be unnoticeable to the general public.

Effects would be largely similar for Development Scenarios 2, 3 and 4. The absence of
Building 6a within Development Scenario 2 would result in slightly shorter shadows being cast to
the north and east of the site of application 3 in the afternoon and evening hours, compared to
Development Scenario 1. Similarly, the absence of Building 7b/c within Development Scenario 3
would result in slightly shorter shadows being cast to the north east and east of the site of
application 2 in the afternoon and evening hours. Finally, the absence of Buildings 6a and 7b/c
within Development Scenario 4 would further reduce the potential overshadowing effects in
accordance with the above descriptions in combination.

In summary, none of the surrounding residential properties or amenity areas would receive
shadow from any of the four Development Scenarios for prolonged periods of the day and
therefore the potential effects from transient overshadowing are considered to be of negligible
significance.
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Light Pollution

Light info Windows

The assessment of light into windows relates specifically to residential properties, existing or
proposed, which have windows overlooking the application sites within close proximity to the
proposed light sources. In this case the following properties have been included within the
assessment:

e 6-52 Buckingham Palace Road (existing);
e  Flat(s) above the Duke of York Public House, Victoria Street (existing);

e North and west facing facades of Building 7b/c (proposed within Development Scenarios 1
and 2 only); and
e East facing facade of Building 5 (proposed within Development Scenarios 1, 2, 3 and 4).

The results of the assessments are presented within Technical Appendices 16q, 16r, 16s and 16t
for Development Scenarios 1, 2, 3 and 4 respectively. The images shown are computer
simulations of external lighting conditions which would be created by the lit commercial office
spaces within each Development Scenario. The images produced depict the amount of light
(measured in lux) that would be received upon the facades, and therefore windows, of existing
surrounding residential properties and also the residential properties within each Development
Scenario.

It is considered that any of the four Development Scenarios would not cause a noticeable
difference to the light levels already produced within the local environment and the light already
incident upon nearby residential windows outside of normal working hours.

6-52 Buckingham Palace Road

The results of the light spillage assessment indicate that the only part of any of the four
Development Scenarios, which would have any effect upon the residential properties fronting
Buckingham Palace Road, is the proposed retail units within the ground and first floors of Building
5. These effects would, therefore, be equally relevant to each of the four Development Scenarios.

At the potentially worst affected point, the windows of the Buckingham Palace Road properties
would receive approximately 10-12 lux from Building 5. In isolation this figure is below the pre-
curfew criteria of 25 lux.

Building 5 would replace the existing Thistle Westminster Hotel. The lighting within this hotel is
currently configured in much the same way as would be the case within the proposed Building 5,
i.e. commercial or public/communal space at ground floor level and hotel rooms/residential space
above. It is therefore anticipated that the level of light produced by Building 5 would be similar to
the existing hotel building and therefore the potential effects to 6-52 Buckingham Palace Road
would be of negligible significance for all four Development Scenarios.

Flat(s) above the Duke of York Public House, Victoria Street

The results of the light spillage assessment indicate that the only part of any of the four
Development Scenarios, which would have any effect upon the upper floors of the Duke of York
public house building, is the proposed Building 7a fronting Allington Street. These effects would,
therefore, be equally relevant to each of the four Development Scenarios.

At the worst affected point, the windows at the upper two floors of this property would receive
approximately 15 lux from Building 7a. In isolation this figure is below the pre-curfew criteria of
25 lux, but in excess of the 5 lux curfew criteria.

Building 7a would be a 16-storey commercial building which would replace a block of 6-storey
commercial buildings. The uses of the proposed and existing buildings, and therefore the amount
of light produced, are considered to be directly comparable. The potential effects to the flat(s)
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above the Duke of York pub would, therefore, be of negligible significance for all four
Development Scenarios.

However, mitigation measures are suggested to reduce the amount of light produced within the
night time curfew period to reduce the impact to below the suggested ILE criteria.

Building 7bl/c

Within Development Scenario 1, the residential elements of Building 7b/c would be located
approximately 10m from the commercial elements of Building 6a. At the worst affected point the
residential windows in the north facing facades of Building 7b/c would receive approximately
25 lux, which is the maximum level recommended before the night time curfew period. It is
anticipated therefore that, in the absence of mitigation, the potential effects to these residential
properties would be, at worst, long-term, local and of moderate adverse significance.

Within Development Scenario 2, the absence of building 6a to the north greatly reduces the
lighting impact to the residential elements of Building 7b/c. The resultant level of artificial light
incident on the facades of these properties, as a result of the surrounding commercial properties,
would be approximately 5 lux at the worst affected point. This is within the criteria suggested by
the ILE Guidance Notes and is therefore considered to be of negligible significance.

Building 7b/c would not form part of Development Scenarios 3 or 4.

Building 5

Building 5 would be located to the west of Buildings 6b and 7a in all four Development Scenarios.
At the worst affected point the level of light received upon the east facing facade would be
approximately 55 lux. This level of light is above the 25 lux recommended by the ILE Guidance
Notes before the night time curfew hours. In the absence of mitigation, the potential effects to
these residential properties would be, at worst, long-term, local and of moderate adverse
significance for all four Development Scenarios.

Upward Light Spill

It is assumed that the light fixtures used within the proposed office buildings within each
Development Scenario would be recessed or suspended downlighters. In this case there would
be no direct upward spill of light from the fixtures. There are currently no proposals for exterior
lights so these cannot be included in the assessment. However, it is assumed that any exterior
lighting would be pointed downwards and sufficiently shielded to prevent upward spill of light
beyond a ration of 15%. It is therefore considered that the potential effects to all surrounding
properties, for all Development Scenarios, would be of negligible significance.

Source Intensity

As noted above, it is assumed that the light fixtures used within the proposed office buildings
within each Development Scenario would be recessed or suspended downlighters, which would
be sufficiently shielded not to cause excessive source intensity or glare to external viewers. In
this case the potential effects to source intensity would be of negligible significance.

Building Luminance

No external building uplighting has been proposed within any of the four Development Scenarios.
Therefore, the potential effects resulting terms of building luminance are considered to be of
negligible significance.

Solar Glare

The images contained within Technical Appendix 16u, 16v, 16w and 16x indicate the times of the
day at which a reflected image of the sun would potentially be seen upon the fagcades of each
building from each of the seven assessed viewpoints within Development Scenarios 1, 2, 3 and 4
respectively. These are as follows:
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Viewpoint 1

There is the potential for reflected sunlight upon the south facing facades of Building 7b/c on
21 March between 15:52 and 16:46 hours. This potential effect is only applicable to Development
Scenarios 1 and 2. These instances would appear on the upper regions of the building facades
and are therefore unlikely to be in the direct line of sight of anyone travelling towards the
application sites.

The reflected solar glare from this position to approaching drivers is considered to be of
negligible significance.

Viewpoint 2

There is the potential for glare between 16:16 and 17:32 hours on the 21 March for all four
Development Scenarios. However, this incident of reflection would appear fairly high upon the
facades of these buildings until the sun begins to set. Thus, in large part this glare would not be in
the direct line of sight of drivers approaching the application sites, and would last for just 1 hour
and 16 minutes.

The reflected solar glare from this position to approaching drivers and pedestrians is likely to be
of negligible significance.

Viewpoint 3

There would be the potential for glare on 21 March and 21 December upon the southern fagade
of Building 7b/c when the sun rises. This potential effect is only applicable to Development
Scenarios 1 and 2. However, the glare would not occur directly behind the traffic signals and thus
would be unlikely to distract a driver approaching these traffic signals.

The reflected solar glare from this position to approaching drivers and pedestrians is likely to be
of negligible significance.
Viewpoint 4

From Viewpoint 4 there would be the potential for glare upon the southern fagade of Building 5
from 09:45 until 10:45 hours on 21 December for all four Development Scenarios. However, this
glare would occur for a short period of time during the day and would not be directly behind the
traffic signals.

Thus the reflected glare from this position to approaching drivers is considered to be of
negligible significance.
Viewpoint 5

From Viewpoint 5 there would be the potential for glare from 14.07 until 14:31 hours on 21
December for all four Development Scenarios. However, this glare would only occur for a 24
minute period and would not occur directly behind the traffic signals.

Thus the reflected glare from this position to approaching drivers is considered to be of
negligible significance.
Viewpoint 6

From 19:25 until 20:00 hours on the 21 June there would be the potential for glare at Viewpoint 6
for all four Development Scenarios. However, this glare would occur on the northern facade of
Building 5 and not directly behind the traffic signals at this junction.

The reflected solar glare from this position to approaching drivers would be of negligible
significance.
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Viewpoint 7

There would be the potential for reflected glare at this viewpoint from 13:31 until 14:46 hours on
21 December for all four Development Scenarios. However, at 13:31 hours, this glare would first
occur on the upper regions of the building facade and is therefore unlikely to be in the direct line
of sight of anyone travelling towards the application sites. Furthermore this reflected glare would
occur on the western fagade of Building 5 and would not therefore be likely to distract any drivers
approaching these traffic signals.

To this end, the reflected solar glare from this position to approaching drivers is considered to be
of negligible significance.

MITIGATION

Demolition and Construction

Demolition

As existing buildings are demolished, some temporary improvements to daylight, sunlight,
overshadowing and light pollution are predicted at the closest residential receptors to the
application sites. No adverse effects are predicted during demolition activities. Therefore,
mitigation measures are not required.

Nevertheless, the main contractor and sub-contractors would adhere to an Environmental
Management Plan (EMP) to help minimise environmental effects arising from demolition works.
For example, the EMP would recommend that the use of portable external lighting be used in
such a way so as to avoid the spill of light into neighbouring properties and into the night sky.

Construction
Worst case construction effects are considered to be directly comparable to the effects of the
completed Development Scenarios. As such, reference should be made to the sections below.

Completed Development

Daylight and Sunlight to Existing Surrounding Properties

The effects that any new development has upon daylight and sunlight to surrounding properties
are entirely dependent upon the height and massing of the new buildings. No mitigation
measures can be suggested that would not change the scale and design of the proposal.

Daylight and Sunlight to the Proposed Residential Accommodation

The daylight assessment has shown that Buildings 5 and 7b/c receive levels of daylight (ADF) in
excess of the BRE Guidelines within approximately 90% of the proposed habitable rooms. Given
the city centre location of the dwellings and the dense pattern of urban development inherent in
the planning brief for the application sites, this is considered to be acceptable. Therefore, no
mitigation measures are considered necessary.

Similarly, sunlight levels which would be received by the windows of habitable rooms would
generally be reasonable given the dense, urban location of the application sites. Most of the
assessed windows only just fall within the assessment threshold of 90° of due south, thereby
limiting the potential to receive good levels of sunlight in these instances.

Permanent Overshadowing

It is considered that the potential effects to the external amenity areas are negligible and thus no
mitigation measures are required.
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In terms of the levels of overshadowing within the proposed development itself, no mitigation
measures can be suggested that would not change the scale and design of the proposal.

Transient Overshadowing

It is considered that the potential effects to overshadowing are negligible and that no mitigation
measures are required.

Light Pollution

Potenti al ef fects to existing r esréarsidared tolbe, at
worst, of negligible significance for all four Development Scenarios and, therefore, no mitigation
measures are required.

Worst-case assessments indicated that some potential adverse effects would occur at Building 5
(within all four Development Scenarios) and Building 7b/c (within Development Scenario 1 only).
Therefore, to ensure that the amount of light produced by the proposed commercial office spaces
is kept within the limits suggested by the ILE Guidance Notes, each Development Scenario
should provide one or some of the following:

e Light fittings that are sufficiently shielded to mitigate glare and direct light spill into the
external environment;

e Occupancy sensor or time controlled lighting, that would turn off all unused lighting before a
curfew period of 11:00 hours or when the offices are unused; and

e Automatically controlled internal window blinds that block the escaping light.

No mitigation measures are required for potential effects from upward light spill, source intensity,
or building luminance.

Solar Glare

The potential effects as a result of reflected solar glare are likely to be negligible and therefore no
mitigation measures are required.

RESIDUAL EFFECTS

Demolition and Construction
Development Scenarios 1, 2, 3 and 4

Demolition Effects

Assuming the implementation of an EMP to control on-site lighting, there would be local, long-
term effects of minor to moderate beneficial significance to daylight, sunlight, overshadowing
and light pollution at the closest nearby sensitive receptors as a result of demolition activities for
all four Development Scenarios. Effects at those sensitive receptors at a greater distance from
the application sites would be, at worst, of negligible significance.

Residual effects to solar glare would be of negligible significance.

Construction Effects

The worst-case residual effects from construction activities would be directly comparable to the
effects of the completed Development Scenarios. As such, reference should be made to the
sections below.
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Completed Development
Development Scenarios 1, 2, 3 and 4

Daylight and Sunlight to Existing Surrounding Properties

It is considered that the residual effects to daylight and sunlight at existing surrounding properties
would generally be of negligible significance. However the following properties may experience
long-term, local effects of minor or moderate adverse significance: 10-30 Buckingham Palace
Road inclusive, 185-187 Victoria Street, and 16-18 Victoria Square. There would be no
perceptible differences in residual effects between each of the four Development Scenarios.

Daylight and Sunlight to Proposed Residential Accommodation

The daylight and sunlight assessments have shown that, in large part, Building 5 (within
Development Scenarios 1, 2, 3 and 4) and Building 7b/c (within Development Scenarios 1 and 2
only) would both receive levels of daylight largely in excess of the ADF criterion. In terms of
sunlight, although a number of windows would fall below the standards of the BRE Guidelines,
this would be in large part due to the orientation of the buildings rather than the massing of the
scheme. The majority of residential windows would face only just within the assessment threshold
of 90° of due south and, therefore, while they qualify for assessment of sunlight amenity, their
angle of orientation would limit the amount of sunlight received.

It is therefore considered that no mitigation measures are required. The residual effects to
daylight for all four Development Scenarios are considered to be of negligible significance. The
residual effects for sunlight would range from negligible significance to, at worst, long-term,
local, minor adverse significance.

Permanent Overshadowing

The residual effects of permanent overshadowing on surrounding amenity areas for each of the
four Development Scenarios would be of negligible significance.

The internal permanent overshadowing assessment identified some amenity areas which would
witness levels of overshadowing in excess of the BRE Guidelines for each of the four
Development Scenarios. No mitigation measures can be suggested that would not change the
scale and design of the Development Scenarios and, therefore, the residual effects to the internal
amenity areas for each of the four Development Scenarios would be, at worst, long-term, local
and of minor adverse significance.

Transient Overshadowing

The residual effects to transient overshadowing would be of negligible significance for each of
the four Development Scenarios.

Light Pollution

To ensure that the levels of light are kept to a minimum during the night time hours, mitigation
measures have been suggested to reduce or remove the spill of light into residential windows
within the proposed Buildings 5 and 7b/c. Assuming the implementation of these mitigation
measures, it is considered that the residual effects for each of the four Development Scenarios
would be of negligible significance.

Residual effects from upward light spill, source intensity and building luminance are all
considered to be of negligible significance for all four Development Scenarios.

Solar Glare

The solar glare assessments showed that the potential effects are likely to be negligible for each
of the four Development Scenarios and that no mitigation measures are therefore required. The
residual effects are therefore considered to be of negligible significance.
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SUMMARY AND CONCLUSIONS

Assessments have been carried out for all four Development Scenarios to establish the potential
effects of daylight, sunlight, overshadowing, light pollution and solar glare on existing and
proposed sensitive receptors during both the demolition and construction phases and once each
Development Scenario is operational.

Most existing residential receptors would not be significantly affected in terms of levels of daylight
and sunlight as a result of any of the four Development Scenarios. However, 10-30 Buckingham
Palace Road inclusive, 185-187 Victoria Street, and 16-18 Victoria Square have been assessed
as being likely to experience minor to moderate adverse effects for all four Development
Scenarios.

The proposed residential receptors would generally experience negligible effects in terms of
daylight levels for all four Development Scenarios. Some minor adverse impacts can be expected
in terms of sunlight levels within the proposed residential receptors; however, this is in large part
due to the fact that many of the residential facades are only just within the 90° of due south
threshold for assessment of sunlight levels and, therefore, do not fare well in the assessment.

The assessments of permanent and transient overshadowing, light pollution and solar glare each
predict negligible effects to sensitive receptors for all four Development Scenarios.

It should be noted that, given the dense, urban nature of the application sites, and the relatively
poor baseline levels of daylight and sunlight currently received by nearby residential receptors,
the predicted residual effects are considered to be acceptable in terms of the BRE Guidelines.
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