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Mike Sindic 
Chartered Surveyor 

Rosedale Limited 
7 Fitzroy Square 
London WIT 5HL 

Proposed development at 7 Fitzroy Sguare, London W1 

The China, Chorleywood Road 
Rickmansworth, Hens. WD34EN 
Telephone: 01923 773728 
Fax: 01923 897180 
Mobile: 07860 838636 
Email: mike.sindic@googlemail.com 

8 September 2008 

In accordance with your instructions and on the basis of the drawings supplied, I have 
now visited the site and would report as follows. 

Town and Country Planning 

The latest guidance note on the subject o f  sunlight, daylight and other associated matters 
is the Building Research Establishment report "Site Layout Planning for Daylight and 
Sunlight: A Guide to Good Practice". The report sets out tests that can be applied to 
assess the impact o f  redevelopment or extensions on neighbouring properties. 

Methodology 

The properties which may be affected by the proposed development are 6 Fitzroy Square/ 
9 Grafton Mews and 8 Fitzroy Square/13 Grafton Mews. 

The assessment has been carried out to the windows at the lowest floor level from which 
the proposed development can be seen, and nearest to the proposed development. I f  the 
results are compliant with the BRE Report, as the distance height ratio will increase to 
windows at higher levels or further from the proposed development, the values will also 
increase and will be deemed to be BRE compliant. 

Drawings 

Brooks Murray Architects 

732 E02 Existing I't & 2nd Floor Plans 
732 E03 Existing Third Floor Plan 
732 E04 Existing Section A-A 
732 E05 Existing Elevations 
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732 POOO Site Location 
732 P003 Proposed First Floor 
732 P004 Proposed Second Floor 
732 P005 Proposed Third Floor 
732 P006 Proposed Fourth Floor/Roof Level 
732 P007 Proposed Roof Plan 
732 P008 Proposed Section B-B 
732 POW Proposed Section A-A 

Light from the Sky 

Building Research Establishment Report "Site layout planning for daylight and sunlight" 
deals with light from the sky in Section 2, and states in relation to existing buildings that: 

"If any part o f  a new building or extension, measured in a vertical section perpendicular 
to a main window wall o f  an existing building, from the centre o f  the lowest window, 
subtends an angle o f  more than 25 degrees to the horizontal, than the diffuse daylighting 
o f  the existing building may be adversely affected. This will be the case i f  either: 

the vertical sky component measured at the centre o f  an existing main window is less 
than 27%, and less than 0.8 times its former value; 

I and 

the area o f  the working plane in a room which can receive direct skylight is reduced to 
less than 0.8 times its former value." 

I 

Report 

The locations o f  the buildings and relevant windows are shown on the attached 
photographs. Appendix I shows the rear elevations o f  the Grafton Mews properties, and 
Appendix 2 shows the rear elevations o f  the Fitzroy Square properties. 

The vertical sky component at the affected windows has been measured in accordance 
with Appendix A o f  the Report by plotting the obstruction created by existing buildings 
compared with the proposed development The resulting plots are placed over the 
skylight indicator which has 80 crosses marked on it, each o f  which corresponds to 0.5% 
vertical sky component. The vertical sky component at the reference point (in %) is found 
by counting the unobstructed crosses and dividing by two. 

The proposed development will be very slightly visible to the south east from the 
windows in the main rear elevation o f  13 Grafton Mews and to the north west from the 
windows in the main rear elevation o f  9 Grafton Mews, and although the changes are 
very minimal, the values are as follows. 



Window Existing Proposed Loss Percentage 
Sky Factor Sky Factor Loss 

9 Grafton Mews 

first floor 04.00% 04.00% Nil Nil 
second floor 17.50% 17.50% Nil Nil 
third floor 21.50% 21.50% Nil Nil 

Sky visibility to these windows is already obstructed by the existing plant room, and as 
the proposed extension will not extend as far as the plant room presently does, there will 
in fact be a very small gain in the light received. However, it is too small to register on 
the charts. 

Window Existing Proposed Loss Percentage 
Sky Factor Sky Factor Loss 

13 Grafton Mews 

ground floor 05.75% 05.75% Nil Nil 
first floor 07.50% 07.25% 0.25% 3.3% 
second floor 12.50% 12.00% 0.50% 4.0% 
third floor 18.25% 17.50% 0.75% 4.1% 

Insofar as 6 and 8 Fitzroy Square are concerned, the proposed infill extension is not 
visible from the windows below first floor level, as it is obscured from these windows by 
the roof lines o f  the "link" buildings. The results calculated at the first floor windows 
nearest to the proposed development are as follows. 

Window Existing Proposed Loss Percentage 
Sky Factor Sky Factor Loss 

6 Fitzroy Square 

first floor rear 

8 Fitzroy Square 

first floor rear 

32.75% 31.25% 

32.50% 30.50% 

1.50% 4.6% 

2.00% 6.2% 

Conclusion 

Insofar as light from the sky is concerned, the scheme is fully BRE compliant in that the 
retained sky component will either be unaffected, or it will be not less than 27% and 
more than 0.8 times its former value. 



Sunlighting 

Building Research Establishment Report "Site layout planning for daylight and sunlight" 
deals with sunlight in section 3, and states in relation to existing buildings that: 

"Obstruction to sunlight may become an issue if-some 

part o f  a new development is situated within 90 degrees o f  due south o f  a main 
window wall o f  an existing building; 

and 

in the section drawn perpendicular to this existing window wall, the new development 
subtends an angle greater than 25 degrees to the horizontal measured from a point 2m 
above the ground." 

Report 

The British Standard referred to in the Report recommends that at least 25% of  annual 
probable sunlight hours be available at the reference point, including at least 5% of 
annual probable sunlight hours in the winter months between 21st September and 21st 
March. The sunlight availability indicator has 100 spots on it representing I% o f  sunlight 
availability for each spot which remains unobstructed, and the calculation for probable 
sunlight hours in the winter months is carried out by only taking into account those spots 
below the Equinox line. The results calculated at the same windows as the vertical sky 
component are as follows. 

9 Grafton Mews 

No part o f  the proposed development is situated within 90 degrees o f  due south of 
the main rear wall o f  9 Grafton Mews. 

13 Grafton Mews 

Window Existing Pronosed 

ground floor 
first floor 
second floor 
third floor 

6 Fitzroy Square 

first floor rear 

Annual 

08.0% 
10.5% 
24.0% 
43.5% 

30.0% 

Winter 

Nil 
Nil 
01.0% 
10.00/0 

05.0% 

Annual 

08.0% 
10.5% 
23.5% 
39.5% 

29.0% 

Winter 

Nil 
Nil 
01.0% 
6.0% 

05.0% 



8 Fitzroy Square 

first floor rear 32.5% 06.0% 32.0% 06.0% 

Conclusion 

Insofar as sunlighting is concerned, the scheme is generally BRE compliant in that either 
the existing sunlighting will not be affected, or at least 25% o f  annual probable sunlight 
hours will be available at the affected windows, including at least 5% o f  annual probable 
sunlight hours in the winter months between 21 st September and 2 1 st March. The only 
exception is the second floor rear window to 13 Grafton Mews, where the sunlighting is 
below 25% of  annual probable sunlight hours and will be reduced by 0.5%. The reduction 
is negligible and is unlikely to be noticeable. 

Summary 

The scheme is virtually wholly BRE compliant, with one very minor exception in respect 
o f  sunlighting as noted in the report. It is important to note that the BRE Report states 
that the numerical values are purely advisory, and that the advice given is not mandatory 
as the document must not be seen as an instrument o f  planning policy. The numerical 
guidelines should be interpreted flexibly, and it is accepted that in city centres a higher 
degree o f  obstruction is acceptable and may in fact be unavoidable. The calculation 
methods in Appendices A, B and G of  the BRE Report are entirely flexible in this 
respect. 

Whilst there is very slight failure to fully comply with the BRE guidelines in one 
instance, it is considered that the proposed development complies with the BRE Report as 
a whole. 

I Nike Sindic BA DipTP MRICS FCIOB 



-AWAMalr 





Distance/height above reference point Distancelheight above reference point 

10 8 6 4 2 2 4 6 8 10 

Cl 



Distance/height above reference point Distance/height above reference point 
10 8 6 4 2 2 4 6 a 10 

1 ,  1 

-Z" 



Distance/height above reference point Distance/height above reference point 

.A 



Distanoo/height above reference point Distance/height above reference point 

10 8 6 4 2 2 4 6 8 10 

61 I~z 



'A 

Lk 

C', 

Distance/height above reference point Distancelheight above reference point 
10 a 6 4 2 2 4 6 a 10 

ILI 

61 



1~ 

Dlstance/helght above reference point Distancelheight above reference point 
n Ck Am A 13 A A A In 

I I 
I'S k, - ~, 

C~ 



Distance/height above reference point Distance/height above reference point 

In R A A 9 2 4 6 8 10 

I 

Cf " 60 

1~ 

Z 



Distance/height above reference point Distance/height above reference point 
10 a 6 4 2 2 4 6 a 10 

lit 



Distance/height above reference point Distance/height above reference point 
10 8 6 4 2 2 4 6 a 10 



Mike Sindic 
Chartered Surveyor 

Rosedale Ltd 
c/o Fuglers Solicitors 
70 Charlotte Street 
London W I P I LR 

The China, Chorteywood Road 
Rickmansworth, Hens K 0 3  4EN 
Telephone: 01923 773728 
Fax: 01923 897180 
Mobile: 07860 838636 
Email. mike.siadioftooglemail.com 

18 May 2009 

Proposed development at  7 Fitzroy Souare and 11 Grafton Mews, London W1 

In accordance with your instructions and on the basis o f  the drawings supplied, I have 
now visited the site and would report as follows. 

Town and Country Planning 

The latest guidance note on the subject o f  sunlight, daylight and other associated matters 
is the Building Research Establishment report "Site Layout Planning for Daylight and 
Sunlight: A Guide to Good Practice". The report sets out tests that can be applied to 
assess the impact o f  redevelopment or extensions on neighbouring properties. 

Methodology 

The assessment has been carried out starting at the windows at the lowest floor level and 
progressing up the building. Once the recommended vertical sky component is achieved, 
as distance height ratio will increase to windows at higher levels or further from 
surrounding buildings, the values will also increase and these windows would be deemed 
to be BRE compliant. 

Drawings 

Brooks Murray Architects 

732-POO I C Proposed Lower Ground Floor 
732-P 102 C Proposed Ground Floor 
732-PI03 A Proposed First Floor 
732-P 104 A Proposed Second Floor 
732-P 105 A Proposed Third Floor 
732-PI06 A Proposed Fourth Floor/ Roof Level 

Mike Sindk BA WPTP URICS F C I W  
Regulated by RICS 



732-PI08 Proposed Section A-A 
732-PI 10 Proposed Section B-B 

Scope of the Report 

This report is to be read in conjunction with the report dated 8 1h September 2008, in 
addition to which the Local Planning Authority have requested that the Average Daylight 
Factor be calculated for each habitable room of  the proposed flats. Average Daylight 
Factor calculations have been undertaken to all habitable rooms where the vertical sky 
component is below the recommended value. 

Light from the Sky 

Building Research Establishment Report "Site layout planning for daylight and sunlight" 
deals with light from the sky in Section 2, and states in relation to existing buildings that: 

"If any part o f  a new building or extension, measured in a vertical section perpendicular 
to a main window wall o f  an existing building, from the centre o f  the lowest window, 
subtends an angle o f  more than 25 degrees to the horizontal, than the diffuse daylighting 
o f  the existing building may be adversely affected. This will he the case if either: 

the vertical sky component measured at the centre o f  an existing main window is less 
than 27%, and less than 0.8 times its former value; 

and 

the area o f  the working plane in a room which can receive direct skylight is reduced to 
less than 0.8 times its former value." 

As the proposed development is to an existing building which is being converted to 
residential use, the provisions o f  the second criterion do not apply, and it is only the 
vertical sky component that is relevant. 

Report 

The vertical sky component at each window to all habitable rooms has been measured in 
accordance with Appendix A of  the Report by plotting the obstruction created either by 
parts o f  the existing building or by neighbouring buildings. 



Whilst it is interpreted from this criterion that a 27% vertical sky component constitutes 
adequacy, this calculation only measures light reaching the outside plane o f  the window 
and is therefore potential light rather than actual. Depending upon the room and window 
size, the room may still be adequately lit with a lesser vertical sky component value than 
the target value referred to above. 

Appendix C o f  the BRE Report sets out various more detailed tests that assess the interior 
daylight conditions o f  rooms. These include the calculation o f  the average daylight factor 
which determines the level o f  interior illumination that can be compared with the British 
Standard BS 8206: Part 2. This standard recommends a minimum average daylight factor 
o f  1.5% for living rooms and 1.0% for bedrooms. 

The results in respect o f  the rooms assessed are as follows. 

7 Fitzroy Square 

As there are no obstructions measured from the centre o f  any o f  the windows to the front 
elevation which subtend an angle o f  more than 25 degrees to the horizontal, the diffuse 
daylighting o f  the windows on the front elevation will not be adversely affected. 

Window 

Rear Elevation 

basement 
ground floor 
first floor 
second floor 

11 Grafton Mews 

Front Elevation 

first floor bedroom 

Rear Elevation 

basement bedroom 
basement living room 

ground floor bedroom 
ground floor living room 

first floor bedroom 
first floor living room 

Sky 
Factor 

8.00% 
14.00% 
19.50% 
37.00% 

31.25% 

6.00% 
5.50% 

3.25% 
9.75% 

7.75% 
12.25% 

Daylight 
Factor 

1.54% 
1.60% 
2.88% 
N/A 

N/A 

1.07% 
1.59% 

1.71% 
1.72% 

2.60% 
1.97% 



second floor bedroom 7.75% 2.60% 
second floor living room 14.00% 2.11% 

third floor bedroom 
third floor master bedroom 

Conclusion 

14.50% 
21.50% 

3.66% 
2.70% 

Insofar as light from the sky is concerned, the scheme is BRE compliant in that the sky 
component will be in excess o f  27%, or that the average daylight factor will be not less 
than 1% to bedrooms and 1.5% to living rooms, in respect o f  all habitable rooms. 
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