REVIEW REPORT
on a
DAYLIGHT & SUNLIGHT
ASSESSMENT
for
63-81 PELHAM STREET
LONDON
SW7 2NJ

30 March 2021
REF: DW/SB/ROL00631

TABLE OF CONTENTS
SECTION

PAGE NO.

1.

EXECUTIVE SUMMARY .............................................................................................................. 1

2.

INTRODUCTION ......................................................................................................................... 3

3.

ASSESSMENT REVIEW ............................................................................................................... 5

4.

CONCLUSIONS ......................................................................................................................... 17

© ANSTEY HORNE, Chartered Surveyors 2021
REF: DW/SB/ROL00631
PROPERTY: ROL00631 - Crompton Court affected by 63-81 Pelham Street, London SW7 2NJ DS Review

Page i

1.

EXECUTIVE SUMMARY

1.1

As part of our instructions by the Residents of Crompton Court, 276 Brompton Road, we
have reviewed GIA’s daylight and sunlight report against the following specific
requirements, discussed in detail below.
•

Assessment of the assumptions underpinning the study as stated in the
applicant’s report, in that they are robust and accurate, and the relevant
surrounding properties and amenity spaces have been assessed.

•

Assessment of the impacts the proposal would have in terms of daylight/sunlight
to surrounding residential properties, highlighting failures and degree of impact.

•

A review of the methodology used and comments on the results based on BRE
guidelines.

1.2

The Daylight VSC assessment shows that 66% of the Flats assessed within the adjacent
lightwell to the development will experience an impact in the range of minor to major
adverse impact which will be noticeable to the occupants of Crompton Court.

1.3

The Daylight Distribution assessment shows that 66% of the Flats assessed within the
adjacent lightwell to the development will experience an impact in the range of minor to
major adverse impact which will be noticeable to the occupants of Crompton Court.

1.4

The Sunlight APSH assessment conducted on Flats 18, 28, 38 & 48 show that there will be
a material noticeable impact to the sunlight levels received during the summer months
and the proposed development will have a minor to major adverse impact on these four
Flats.

1.5

Whilst the onus for daylight and sunlight to be maintained is in main habitable rooms
being kitchen and living rooms. Bedrooms have recently become more important in the
current COVID-19 pandemic with occupants working from home becoming
commonplace. Therefore, for the purposes of health and wellbeing bedrooms are
becoming more relevant as an auxiliary room to reside and work in. The results show that
the light losses will be noticeable to the occupants in these rooms.

1.6

The GIA report has omitted several properties including the flats highlighted in this report
that are linked to properties in 1b/2b/3b/4a/5b and 1a/2a/3a/4a/5a. These need to be
factored into an updated technical analysis.
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1.7

Our client would like to see a fair reflective daylight and sunlight assessment that is an
accurate representation of the current layout configuration. Therefore, our client and
occupants are happy to provide access for The Wellcome Trust Limited and their
surveyors GIA into their properties accompanied by surveyors from Anstey Horne. This is
for the purposes of site reconnaissance to measure and record the internal dimensions
to facilitate an accurate updated daylight and sunlight assessment that assesses the true
impact of the 63-81 Pelham Street proposed development against Crompton Court, 276
Brompton Road.

1.8

With accurate information afforded to GIA and details of the Crompton Court internal
layout configuration, this will allow GIA, Piercy & Company Architects and The Wellcome
Trust Limited to amend their proposed scheme design to ensure that it is sympathetic to
its surrounding infrastructure and amenity to residents of Crompton Court within their
homes to ensure that BRE 209 criteria is met.

1.9

It is believed that the scheme does not currently conform to RBKC Local Plan (Sept 2019)
policies, particularly in relation to Conservation, Quality and Design (Chapter 22), Policy
CL5 Living Conditions states;
•

b. ensure that good standards of daylight and sunlight are achieved in new
development and in existing properties affected by new development; and where
they are already substandard, that there should be no material worsening of the
conditions;

•

c. require that there is reasonable visual privacy for occupants of new development
and for occupants of existing properties affected by new development;

•

d. require that there is no harmful increase in the sense of enclosure to existing
buildings and spaces.

1.10

The results in the GIA report clearly demonstrate a material worsening to Crompton Court
and their residents in terms of daylight, sunlight, whilst the proposed height, bulk and
massing will clearly have a detrimental impact on privacy and sense of enclosure to the
adjacent lightwell.

1.11

The points referred to above were raised in detail within the RBKC Pre Application advice
Note 2 ref: AR/20/00953 enclosed with this report. More design work is required to
improve the proposed design to alleviate the areas of concern raised by RBKC in May
2020 and further concerns highlighted within this report.
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2.

INTRODUCTION

2.1

Anstey Horne has been commissioned by the Residents of Crompton Court, 276
Brompton Road to undertake a non-technical review of the Daylight and Sunlight Report
prepared by GIA dated 11 January 2021 Ref: 14951. The report has been submitted to
support planning application, reference PP/21/00471 for The Wellcome Trust Limited in
regard to development at 63-81 Pelham Street, London, SW7 2NJ.

2.2

The planning application proposal is for the “Demolition of building to basement level and
construction of part two storey, part ground plus five story office building with gym use
at basement level, associated bin storage, cycle parking, plant and other ancillary works.
(Major Application)”.

2.3

Our review has been completed based on the information detailed within GIA’ report and
a desktop review of the site and the neighbouring properties as well as the advice
contained within the Royal Borough of Kensington and Chelsea’s (RBKC) Pre-Application
Advice Note 2 following meetings on 18/05/2020 and 21/05/2020.

2.4

Central to our instruction and whilst reviewing the contents of the GIA report, we have
focussed on the following: •

Assessment of the assumptions underpinning the study as stated in the
applicant’s report, in that they are robust and accurate, and the relevant
surrounding properties and amenity spaces have been assessed.

•

Assessment of the impacts the proposal would have in terms of daylight/sunlight
to surrounding residential properties, highlighting failures and degree of impact.

•

A review of the methodology used and comments on the results based on BRE
guidelines.

2.5

We have not been instructed to undertake a technical analysis to verify the results
submitted within the report prepared by GIA, nor have we had sight of any source
information used to produce the technical analysis model on which the submitted results
are based, with exception of information available on the RBKC planning portal.

2.6

Given current ongoing COVID restrictions and access limitations to apartments, we do
believe that a site visit with further technical analysis from inside apartments would be
important once lockdown allows, even though this is likely to fall after the date. We
believe that this would be an important pre-requisite prior to any decision being taken.

2.7

We note that a decision target date is scheduled for 7 May 2021.
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2.8

This report has been prepared for the sole benefit of the Residents of Crompton Court,
276 Brompton Road and references to “you” and “your” refer to this client body. This
report may not be assigned to or relied upon by any third parties without our consent in
writing.
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3.

ASSESSMENT REVIEW

3.1

The Executive Summary states the technical analysis has been completed in accordance
with the guidelines BRE Report 209 Site Layout Planning for Daylight and Sunlight: A
Guide to good practice (2011). Further explanation of the methodologies and the
assessment criteria has been detailed in Appendix 2 of the GIA Report.

3.2

The assessment relies on results analysed within the GIA 3D digital model whereby the
existing conditions (based on the source information referenced in the report and
available at the time of their assessment) have been compared to those with the
proposed scheme in place. The report notes the 3D analysis model is based on the
following information: •

Proposed scheme drawings produced by Piercy & Company Architects.

•

Existing and surrounding drawings by Michael Gallie Surveyors and VU.CITY.

•

Plans available from planning searches, Leasehold documents, and online sales
particulars where appropriate.

3.3

Where internal information was unknown to GIA on the neighbouring properties, they
have adopted notional layout for the purposes of allowing an internal assessment for
daylight to be undertaken. This was based on using identical layouts above or below the
assessed Flat. We have cross referenced those layouts against the ones documented
within the Leasehold Plans we were able to download from Land Registry Information
Services Portal.

3.4

Due to the file size limitation of uploading onto RBKC planning portal the quality of the
large, detailed PDF documents are compromised and therefore we are unable to check
the key heights of the 3D models on the GIA drawings against the existing and proposed
architects drawings as the GIA drawings on the public domain have a become pixelated
to the point the key heights quoted are illegible. Therefore, we should request an original
set of PDF drawings from GIA in order to validate their assessment.

3.5

Impact on the neighbouring properties

3.6

The sensitive receptors are discussed in Section 5 of the GIA report and the technical
analysis demonstrates that 8 out of the 26 neighbouring Flats assessed within Crompton
Court would fall below the BRE guidelines for at least one of the recommended tests.
However, only 12 Flats assessed rely on light received through the lightwell adjacent to
the proposed 63-81 Pelham Street development and of those 12 Flats 8 will fall short of
BRE Criteria.
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3.7

We have commented on the 8 affected residential Flats within the Crompton Court below
and given our opinion on the assessment approach, reported results and summary
conclusions of impacts to those properties.

3.8

For the purposes of the Vertical Sky Component (VSC) assessment we have taken the GIA
results in good faith as we do not have access to view their Waldram Diagrams that
generate the results within the spreadsheets documented in Appendix 4 of their report.

3.9

Within the No Sky Line (NSL) assessment (sometimes referred to as Daylight Distribution),
measures any light received within the room through all serving apertures (measured at
desk top height) are shown as light contours in both the existing and proposed scenario.
The grey areas show the light distribution in the proposed scenario, the hatched orange
zones show the areas of light lost as a result of the proposed development and the green
zones show areas of light gained due to a reduction of mass. The results are documented
within the Appendix 4 of the GIA report and shown graphically on pages 53, 56, 59 & 62
of the report.

3.10

For the purposes of the Annual Probable Sunlight Hours (ASPH) assessment we have
taken the GIA results in good faith, as we do not have access to view their Waldram
Sunlight Diagrams that generate the results documented within the spreadsheets located
within Appendix 4 of their report.

3.11

To quantify the impacts, we have used the following significance criteria banding when
summarising the overall daylight and sunlight effects to the surrounding buildings in line
with what one would expect to see in an Environmental Impact Assessment (EIA)
categorisation: -

3.12

•

Negligible; 0-20% transgression from the guidance

•

Minor adverse; 20-30% transgression from the guidance

•

Moderate adverse; 30-40% transgression from the guidance

•

Major adverse; >40% transgression from the guidance

Flat 17 (Crompton Court)
GIA adopted the room layout for this 1st Floor flat based on plans obtained from planning
searches. We have taken this layout at face value as we do not have any Lease Plans to
compare to for this property.
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3.13

Daylight VSC

3.14

We have reviewed the technical work produced by GIA at face value. 3 windows have
been assessed for Vertical Sky Component (VSC) assessment; The Kitchen will reduce
from 5.8% as existing to 4.2% proposed scenario a reduction of 27.6% which is
categorised as minor adverse impact and falling short of BRE criteria. Bedroom 3 will
reduce from 8.9% to 7.4% a reduction of 16.9% which is deemed a negligible impact and
within the tolerances of BRE criteria. Bedroom 2 will experience a beneficial impact from
7.6% to 9.7% an increase of 27.6% exceeding BRE criteria. This is because the flank
parapet wall next to this window on the boundary of 63 to 81 Pelham St will be reduced
in height in the proposed scenario. Therefore, resulting in an increase in light.

3.15

Daylight Distribution (No Sky Line)

3.16

3 rooms have been assessed for Daylight Distribution assessment; The Contour drawings
are shown on page 53 of the GIA Report. The Kitchen (R8) will reduce from 50.6% as
existing to 47.4% proposed scenario a reduction of 6.3% which is categorised as negligible
impact and satisfies BRE criteria. Bedroom 3 (R9) will maintain 25.1% of its working plane
area lit and within the tolerances of BRE criteria. Bedroom 2 (R10) will experience a
beneficial impact from 46.8% to 55.2% an increase of 17.9%. This is because the flank
parapet wall next to this window on the boundary of 63 to 81 Pelham St will be reduced
in height in the proposed scenario. Therefore, exceeding BRE criteria.

3.17

Sunlight

3.18

Due to the orientation of the lightwell apertures of this Flat overlooking the development
facing north, it is conceded that these windows do not qualify for a sunlight assessment
in accordance with BRE 209 guidance.

3.19

All windows and rooms assessed within this Flat will experience losses that are
considered to be part beneficial - minor adverse impact for daylight only.

3.20

Flat 18 (Crompton Court)
GIA adopted the room layout for this 1st Floor flat based on plans obtained from planning
searches. We have taken this layout at face value as we do not have any Lease Plans to
compare to for this property.

3.21

Daylight VSC

3.22

3 windows have been assessed for Vertical Sky Component (VSC) assessment; The Master
Bedroom Window W1 will reduce from 7.3% existing to 5.8% proposed scenario a
reduction of 20.5% which is categorised as minor adverse impact and just falling short of
BRE criteria. The Master Bedroom Window W2 will reduce from 8.0% to 5.4% a reduction
of 32.5% which is deemed a moderate adverse impact and falls short of BRE criteria.
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However, if the losses are perceived across both windows serving this room, the
reduction is classed as 26.3% which is a minor adverse impact still falling short of BRE
criteria.
3.23

The Kitchen Window W5 will reduce from 3.9% to 2.4% a reduction of 38.5% which is
deemed a moderate adverse impact and falls short of BRE criteria.

3.24

Daylight Distribution (No Sky Line)

3.25

2 rooms have been assessed for Daylight Distribution assessment; The Contour drawings
are shown on page 53 of the GIA Report. The Kitchen (R4) will reduce from 27.3% as
existing to 11.6% proposed scenario a reduction of 57.3% which is categorised as major
adverse impact and falls well short BRE criteria. The Master Bedroom (R1) will reduce
from 21.0% as existing to 12.3% proposed scenario a reduction of 41.3% which is
categorised as major adverse impact and falls well short BRE criteria.

3.26

Sunlight

3.27

3 windows have been assessed for APSH assessment; The Master Bedroom Window W1
will reduce from 12% existing to 7% proposed scenario a reduction of 41.7% which is
categorised as major adverse impact falling well short of BRE criteria. The Master
Bedroom Window W2 will reduce from 17% to 6.0% a reduction of 64.7% which is
deemed a major adverse impact and falls well short of BRE criteria. If room is assessed
with combined results the loss is from 20% to 7% a reduction of 65% which also is deemed
a major adverse impact.

3.28

The Kitchen Window W5 will reduce from 11% to 3% a reduction of 72.7% which is
deemed a major adverse impact and falls well short of BRE criteria.

3.29

GIA make reference to blockage of annual sun spots within their report. Each dot is
representative of 1% of the annual sunlight expected to be seen in the London location
which is 1,486 hours per annum. For example, the reduction to the Kitchen is from 11 to
3 dots, a loss of 8 dots which equates to a loss of 119 hours of direct sunlight over the
course of the year. The Master Bedroom will have a combined loss of 13 dots which
equates to 193 hours loss of direct sunlight per annum.

3.30

None of the windows tested for Sunlight will receive any sunlight between the months of
September 21st and March 21st. Therefore, any sunlight loss to this flat will be
experienced during the summer months.

3.31

All windows and rooms assessed within this Flat will experience losses that are
considered to be a major adverse impact for daylight and sunlight and therefore very
noticeable to the occupants of this property.
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3.32

Flat 27 (Crompton Court)
GIA adopted the room layout for this 2nd Floor flat based on plans obtained from planning
searches. We have taken this layout at face value as we do not have any Lease Plans to
compare to for this property.

3.33

Daylight VSC

3.34

4 windows have been assessed for Vertical Sky Component (VSC) assessment; The Kitchen
Windows W15 & W16 will reduce from 3.8% & 6.7% existing to 2.2% & 4.8% proposed
scenario a reduction of 42.1% & 28.4% respectively which is categorised as a major and
minor adverse impact and falling short of BRE criteria. If the VSC is perceived as a room it
will reduce from 5.9% to 4.1% a reduction of 30.5% a moderate adverse impact still short
of BRE criteria.

3.35

The Bedroom Windows W19 & W20 will reduce from 14.9% & 18.1% existing to 11.6% &
14.1% proposed scenario a reduction of both 22.1% respectively which is categorised as
a minor adverse impact falling short of BRE criteria. If the VSC is perceived as a room it
will reduce from 16.5% to 12.8% a reduction of 22.4% a minor adverse impact.

3.36

Daylight Distribution (No Sky Line)

3.37

2 rooms have been assessed for Daylight Distribution assessment; The Contour drawings
are shown on page 56 of the GIA Report. The Kitchen (R10) will reduce from 42.6% as
existing to 40.7% proposed scenario a reduction of 4.4% which is categorised as negligible
impact and satisfies BRE criteria. Bedroom (R13) will reduce from 65.9% as existing to
65.8% proposed scenario a reduction of 0.2% which is categorised as negligible impact
and satisfies BRE criteria.

3.38

Sunlight

3.39

Due to the orientation of the lightwell apertures of this Flat overlooking the development
facing north, it is conceded that these windows do not qualify for a sunlight assessment
in accordance with BRE 209 guidance.

3.40

All windows and rooms assessed within this Flat will experience losses that are
considered to be part negligible – moderate adverse impact for daylight only.

3.41

Flat 28 (Crompton Court)
GIA adopted the room layout for this 2nd Floor flat based on plans obtained from planning
searches. The Plans generally correlate with the Lease Plan downloaded from the Land
Registry.
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3.42

Daylight VSC

3.43

7 windows have been assessed for Vertical Sky Component (VSC) assessment; The Living
Room windows W1, W2, W3 will all be lit to above 27% or experience no losses and
therefore considered an automatic pass. W4 will be reduced from 34% to 22.1% a
reduction of 35.0% which in isolation is moderate adverse impact. However, the room
perceived as whole is 32.8% reduced to 29.4% a reduction of 10.4% which is a negligible
impact and above the automatic pass rate of 27%.

3.44

The Master Bedroom Window W5 will reduce from 33.5% existing to 20.1% proposed
scenario a reduction of 40.0% which is categorised as major adverse impact falling well
short of BRE criteria. The Master Bedroom Window W6 will reduce from 13.2% to 8.6% a
reduction of 34.8% which is deemed a moderate adverse impact and falls short of BRE
criteria. However, if the losses are perceived across both windows serving this room, the
reduction is classed as 38.2% which is a moderate adverse impact still falling well short
of BRE criteria.

3.45

The Kitchen Window W10 will reduce from 4.8% to 3.1% a reduction of 35.4% which is
deemed a moderate adverse impact and falls well short of BRE criteria.

3.46

Daylight Distribution (No Sky Line)

3.47

3 rooms have been assessed for Daylight Distribution assessment; The Contour drawings
are shown on page 56 of the GIA Report. The Kitchen (R5) will reduce from 35.3% as
existing to 17.7% proposed scenario a reduction of 49.9% which is categorised as major
adverse impact and falls well short BRE criteria. The Master Bedroom (R2) will reduce
from 89.5% as existing to 59.5% proposed scenario a reduction of 33.6% which is
categorised as moderate adverse impact and falls well short BRE criteria. The Living Room
(R1) will experience no loss and therefore meet BRE criteria.

3.48

Sunlight

3.49

2 windows / rooms have been assessed for APSH assessment; The Master Bedroom
Window W6 will reduce from 32% existing to 14% proposed scenario a reduction of 56.3%
which is categorised as major adverse impact falling well short of BRE criteria. If the room
is assessed with combined results the loss from W5 in this room is reduced from 44% to
19% a reduction of 56.8% which also is deemed a major adverse impact well short of BRE
criteria.

3.50

The Kitchen Window W10 will reduce from 15% to 7% a reduction of 53.3% which is
deemed a major adverse impact and falls well short of BRE criteria.

REF: DW/SB/ROL00631
PROPERTY: ROL00631 - Crompton Court affected by 63-81 Pelham Street, London SW7 2NJ DS Review

Page 10

3.51

GIA make reference to blockage of annual sun spots within their report. Each dot is
representative of 1% of the annual sunlight expected to be seen in the London location
which is 1,486 hours per annum. For example, the reduction to the Kitchen is from 15 to
7 dots, a loss of 8 dots which equates to a loss of 119 hours of direct sunlight over the
course of the year. The Master Bedroom will have a combined loss of 25 dots which
equates to 371 hours loss of direct sunlight per annum a quarter of the year.

3.52

None of the windows tested for Sunlight will receive any sunlight between the months of
September 21st and March 21st. Therefore, any sunlight loss to this flat will be
experienced during the summer months.

3.53

All windows and rooms assessed within this Flat will experience losses that are
considered to be a minor - major adverse impact for daylight and sunlight and therefore
noticeable to the occupants of this property.

3.54

Flat 37 (Crompton Court)
GIA adopted the room layout for this 3rd Floor flat based on plans obtained from planning
searches. We have taken this layout at face value as Lease Plans are not detailed enough
to compare against for this property.

3.55

Daylight VSC

3.56

4 windows have been assessed for Vertical Sky Component (VSC) assessment; The Kitchen
Windows W16 & W17 will reduce from 4.1% & 7.5% existing to 2.8% & 5.9% proposed
scenario a reduction of 31.7% & 21.3% respectively which is categorised as a moderate
and minor adverse impact and falling short of BRE criteria. If the VSC is perceived as a
room it will reduce from 6.6% to 5.1% a reduction of 22.7% a moderate adverse impact.

3.57

The Bedroom Windows W20 & W21 will reduce from 17.3% & 20.7% existing to 14.5% &
17.2% proposed scenario a reduction of 16.2% & 16.9% respectively which are both
categorised as a negligible impact falling short of BRE criteria. If the VSC is perceived as a
room it will reduce from 19.0% to 15.8% a reduction of 16.8% a negligible impact.

3.58

Daylight Distribution (No Sky Line)

3.59

3 rooms have been assessed for Daylight Distribution assessment; The Contour drawings
are shown on page 59 of the GIA Report. The Kitchen (R10) will reduce from 44.7% as
existing to 44% proposed scenario a reduction of 1.7% which is categorised as negligible
impact and satisfies BRE criteria. Bedroom (R13) will maintain 68.8% of its working plane
area lit and within the tolerances of BRE criteria.
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3.60

Sunlight

3.61

Due to the orientation of the lightwell apertures of this Flat overlooking the development
facing north, it is conceded that these windows do not qualify for a sunlight assessment
in accordance with BRE 209 guidance.

3.62

All windows and rooms assessed within this Flat will experience losses that are
considered to be part negligible – moderate adverse impact for daylight only.

3.63

Flat 38 (Crompton Court)
GIA adopted the room layout for this 3rd Floor flat based on plans obtained from planning
searches. The layout concurs with the Layout Plan shown within the Lease for this
property within the Land Registry.

3.64

Daylight VSC

3.65

9 windows have been assessed for Vertical Sky Component (VSC) assessment; The Living
Room windows W1, W2, W3 will all be lit to above 27% and therefore considered an
automatic pass. W4 will be reduced from 36.5% to 24.8% a reduction of 32.1% which in
isolation is moderate adverse impact. However, the room perceived as a whole is 34.9%
reduced to 31.6% a reduction of 9.5% which is a negligible impact and above the
automatic pass rate of 27%.

3.66

The Master Bedroom Window W5 will reduce from 36.2% existing to 23.0% proposed
scenario a reduction of 36.5% which is categorised as a moderate adverse impact falling
well short of BRE criteria. The Master Bedroom Window W6 will reduce from 18.7% to
13.4% a reduction of 28.3% which is deemed a minor adverse impact and falls short of
BRE criteria. Master Bedroom Window W7 is reduced from 16.4% to 12.4% a reduction
of 24.4% a minor adverse impact. However, if the losses are perceived across all three
windows serving this room, the reduction is classed as 31.5% which is a moderate adverse
impact still falling well short of BRE criteria.

3.67

The Kitchen Windows W10 & W11 will reduce from 5.9% & 2.7% to 4.1% & 1.8% a
reduction of 30.5% & 33.3% which is deemed a moderate adverse impact and falls short
of BRE criteria. The room with combined figures is reduced from 5.1% to 3.5% a reduction
of 31.4% a moderate adverse impact.

REF: DW/SB/ROL00631
PROPERTY: ROL00631 - Crompton Court affected by 63-81 Pelham Street, London SW7 2NJ DS Review

Page 12

3.68

Daylight Distribution (No Sky Line)

3.69

3 rooms have been assessed for Daylight Distribution assessment; The Contour drawings
are shown on page 59 of the GIA Report. The Kitchen (R5) will reduce from 49.4% as
existing to 33.7% proposed scenario a reduction of 31.7% which is categorised as
moderate adverse impact and falls well short BRE criteria. The Master Bedroom (R2) will
reduce from 96.3% as existing to 73.2% proposed scenario a reduction of 23.9% which is
categorised as minor adverse impact and falls short BRE criteria. The Living Room will only
lose 0.1% and will be left practically full lit meeting BRE criteria.

3.70

Sunlight

3.71

4 windows have been assessed for APSH assessment; The Master Bedroom Window W6
& W7 will reduce from 45% & 39% existing to 28% & 26% proposed scenario a reduction
of 37.8% & 33.3% which is categorised as moderate adverse impact. If this room is
assessed with combined results the loss is reduced from 55% to 35% a reduction of 80%.
However, if a room receives 25% or more APSH this is deemed enough to be an automatic
pass.

3.72

The Kitchen Windows W5 will reduce from 17% & 10% to 10% & 5% a reduction of 41.2%
& 50.0% respectively which is deemed a major adverse impact and falls well short of BRE
criteria. The room combined provides a reduction of 29.4% a minor adverse impact.

3.73

GIA make reference to blockage of annual sun spots within their report. Each dot is
representative of 1% of the annual sunlight expect to be seen in the London location
which is 1,486 hours per annum. For example, the reduction to the Kitchen is from a
combined 17 to 12 dots, a loss of 5 dots which equates to a loss of 74 hours of direct
sunlight over the course of the year. The Master Bedroom will have a combined loss of
20 dots which equates to 297 hours loss of direct sunlight per annum.

3.74

The results show that most of the sunlight loss to this flat will be experienced during the
summer months.

3.75

All windows and rooms assessed within this Flat will experience losses that are
considered to be a negligible - major adverse impact for daylight and sunlight and
therefore noticeable to the occupants of this property.

3.76

Flat 47 (Crompton Court)
GIA adopted the room layout for this 4th Floor flat based on plans obtained from planning
searches. We have taken this layout at face value as the Lease does not contain detailed
plans for this property.
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3.77

Daylight VSC

3.78

4 windows have been assessed for Vertical Sky Component (VSC) assessment; The Kitchen
Windows W15 & W16 will reduce from 5.1% & 9.4% existing to 4.0% & 8.1% proposed
scenario a reduction of 21.6% & 13.8% respectively which is categorised as a minor
adverse and negligible impact and falling part short of BRE criteria. If the VSC is perceived
as a room it will reduce from 8.2% to 7.0% a reduction of 14.6% a negligible impact.

3.79

The Bedroom Windows W19 & W20 will reduce from 21.6% & 24.7% existing to 19.2% &
21.7% proposed scenario a reduction of 11.1% & 12.1% respectively which are both
categorised as a negligible impact falling short of BRE criteria. If the VSC is perceived as a
room it will reduce from 23.1% to 20.4% a reduction of 11.7% a negligible impact.

3.80

Daylight Distribution (No Sky Line)

3.81

2 rooms have been assessed for Daylight Distribution assessment; The Contour drawings
are shown on page 62 of the GIA Report. The Kitchen (R10) will remain lit at 64.5% and is
categorised as negligible impact and satisfies BRE criteria. Bedroom (R13) will maintain
79.2% of its working plane area lit and within the tolerances of BRE criteria.

3.82

Sunlight

3.83

Due to the orientation of the lightwell apertures of this Flat overlooking the development
facing north, it is conceded that these windows do not qualify for a sunlight assessment
in accordance with BRE 209 guidance.

3.84

All windows and rooms assessed within this Flat will experience losses that are
considered to be negligible - minor adverse impact for daylight only.

3.85

Flat 48 (Crompton Court)
GIA adopted the room layout for this 4th Floor Flat based on plans obtained from planning
searches. This plan correlates with the plan downloaded within the Lease from the Land
Registry.

3.86

Daylight VSC

3.87

8 windows have been assessed for Vertical Sky Component (VSC) assessment; The Living
Room windows W1, W2, W3 & W4 will all be lit to above 27% in the proposed scenario
and therefore considered an automatic pass which is a negligible impact.

REF: DW/SB/ROL00631
PROPERTY: ROL00631 - Crompton Court affected by 63-81 Pelham Street, London SW7 2NJ DS Review

Page 14

3.88

The Master Bedroom Window W5 will reduce from 38.6% existing to 26.6% proposed
scenario a reduction of 31.1% which is categorised as moderate adverse impact falling
short of BRE criteria. The Master Bedroom Window W6 will reduce from 26.1% to 20.7%
a reduction of 20.7% which is deemed a minor adverse impact and falls short of BRE
criteria. Master Bedroom Window W7 is reduced from 23.4% to 19.4% a reduction of
17.1% a negligible impact. However, if the losses are perceived across all three windows
serving this room, the reduction is classed as 24.5% which is a minor adverse impact still
falling short of BRE criteria.

3.89

The Kitchen Windows W10 will reduce from 7.6% to 5.8% a reduction of 23.7% which is
deemed a minor adverse impact and falls short of BRE criteria.

3.90

Daylight Distribution (No Sky Line)

3.91

3 rooms have been assessed for Daylight Distribution assessment; The Contour drawings
are shown on page 62 of the GIA Report. The Kitchen (R5) will reduce from 61.5% as
existing to 59.8% proposed scenario a reduction of 2.6% which is categorised as negligible
impact and meets BRE criteria. The Master Bedroom (R2) will reduce from 99.3% as
existing to 79.4% proposed scenario a reduction of 20.1% which is categorised as minor
adverse impact and falls just short of BRE criteria. The Living Room (R1) will only
experience a loss of 0.1% which is a negligible impact.

3.92

Sunlight

3.93

3 windows have been assessed for APSH assessment; The Master Bedroom Window W6
will reduce from 60% existing to 46% proposed scenario a reduction of 23.3%. The Master
Bedroom Window W7 will reduce from 52% to 41% a reduction of 21.2%. As both
windows receive a minimum of 25% APSH and 5% Winter Sunlight in the proposed
scenario this is an automatic pass and meets BRE criteria.

3.94

The Kitchen Window W10 will reduce from 18% to 14% a reduction of 22.2% which is
deemed a minor adverse impact and falls short of BRE criteria.

3.95

GIA make reference to blockage of annual sun spots within their report. Each dot is
representative of 1% of the annual sunlight expect to be seen in the London location
which is 1,486 hours per annum. For example, the reduction to the Kitchen is from 18 to
14 dots, a loss of 4 dots which equates to a loss of 59 hours of direct sunlight over the
course of the year.

3.96

The results show that most of the sunlight loss to this flat will be experienced during the
summer months.
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3.97

All windows and rooms assessed within this Flat will experience losses that are
considered to be a negligible - minor adverse impact for daylight and sunlight and
therefore noticeable to the occupants of this property.

3.98

Apartments and Rooms omitted from the GIA Report. The GIA Survey is deemed
incomplete in that it has missed out properties in key areas which will be impacted by the
application. These include:

3.99

The properties in 1b/2b/3b/4a/5b and 1a/2a/3a/4a/5a which are used by residents of
Crompton Court and therefore will be impacted. These should be included as part of an
updated technical assessment.
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4.

CONCLUSIONS

4.1

As part of our instructions by the Residents of Crompton Court, 276 Brompton Road, we
have reviewed GIA’s daylight and sunlight report against the following specific
requirements, discussed in detail below.
•

Assessment of the assumptions underpinning the study as stated in the
applicant’s report, in that they are robust and accurate, and the relevant
surrounding properties and amenity spaces have been assessed.

•

Assessment of the impacts the proposal would have in terms of daylight/sunlight
to surrounding residential properties, highlighting failures and degree of impact.

•

A review of the methodology used and comments on the results based on BRE
guidelines.

4.2

The Daylight VSC assessment shows that 66% of the Flats assessed within the adjacent
lightwell to the development will experience an impact in the range of minor to major
adverse impact which will be noticeable to the occupants of Crompton Court.

4.3

The Daylight Distribution assessment shows that 66% of the Flats assessed within the
adjacent lightwell to the development will experience an impact in the range of minor to
major adverse impact which will be noticeable to the occupants of Crompton Court.
However, the internal layout adopted by GIA is not totally representative of the actual
configuration. Whilst GIA in their best endeavour researched the layout of Crompton
Court, they cannot fully rely on the plans used to constitute a full accurate assessment.
Therefore, the results reported are subject to change upon more reliable information
becoming available.

4.4

The Sunlight APSH assessment conducted on Flats 18, 28, 38 & 48 show that there will be
a material noticeable impact to the sunlight levels received during the summer months
and the proposed development will have a minor to major adverse impact on these four
Flats.

4.5

Due to the orientation of the apertures overlooking the development facing north into
the lightwell for Flats 17, 27, 37 and 47 it is conceded that these windows do not qualify
for a sunlight assessment in accordance with BRE 209 guidance.

4.6

Whilst the onus for daylight and sunlight to be maintained is in main habitable rooms
being kitchen and living rooms. Bedrooms have recently become more important in the
current COVID-19 pandemic with occupants working from home becoming
commonplace. Therefore, for the purposes of health and wellbeing bedrooms are
becoming more relevant as an auxiliary room to reside and work in. The results show that
the light losses will be noticeable to the occupants in these rooms.
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4.7

The GIA report has omitted several properties including the flats highlighted in this report
that are linked properties in 1b/2b/3b/4a/5b and 1a/2a/3a/4a/5a. These need to be
factored into an updated technical analysis.

4.8

Our client would like to see a fair reflective daylight and sunlight assessment that is an
accurate representation of the current layout configuration. Therefore, our client and
occupants are happy to provide access for The Wellcome Trust Limited and their
surveyors GIA into their properties accompanied by surveyors from Anstey Horne. This is
for the purposes of site reconnaissance to measure and record the internal dimensions
to facilitate an accurate updated daylight and sunlight assessment that assesses the true
impact of the 63-81 Pelham Street proposed development against Crompton Court, 276
Brompton Road.

4.9

With accurate information afforded to GIA and details of the Crompton Court internal
layout configuration, this will allow GIA, Piercy & Company Architects and The Wellcome
Trust Limited to amend their proposed scheme design to ensure that it is sympathetic to
its surrounding infrastructure and amenity to residents of Crompton Court within their
homes to ensure that BRE 209 criteria is met.

4.10

It is believed that the scheme does not currently conform to RBKC Local Plan (Sept 2019)
policies, particularly in relation to Conservation, Quality and Design (Chapter 22), Policy
CL5 Living Conditions states;
•

b. ensure that good standards of daylight and sunlight are achieved in new
development and in existing properties affected by new development; and where
they are already substandard, that there should be no material worsening of the
conditions;

•

c. require that there is reasonable visual privacy for occupants of new development
and for occupants of existing properties affected by new development;

•

d. require that there is no harmful increase in the sense of enclosure to existing
buildings and spaces.

4.11

The results in the GIA report clearly demonstrate a material worsening to Crompton Court
and their residents in terms of daylight, sunlight, whilst the proposed height, bulk and
massing will clearly have a detrimental impact on privacy and sense of enclosure to the
adjacent lightwell.

4.12

The points referred to above were raised in detail within the RBKC Pre Application advice
Note 2 ref: AR/20/00953 enclosed with this report. More design work is required to
improve the proposed design to alleviate the areas of concern raised by RBKC in May
2020 and further concerns highlighted within this report.
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4.13

The owners do not acquiesce to any light loss within any of their demise as a result of the
implementation of The Wellcome Trust Limited proposals under the Royal Borough of
Kensington and Chelsea planning reference PP/21/00471.

………………………..
ANSTEY HORNE
30th March 2021
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Royal Borough of Kensington and Chelsea
Pre Application Advice Note 2

Project:
Reference:
Meeting
Relevant
Documents:

63-81
Pelham Date of Issue
16/06/2020
Street
AR/20/00953
Design 18th and 21st May
1. Segment 001 13599 Pelham Street
2. Segment 002 13599 Pelham Street
3. 14951 2020506 DLSL Contextual Study
4. 14951 2020512 DaySun 002
5. 63 Pelham Street benefit notes

1.

Form, scale and massing

1.1

The applicant presented pre-application material which provided a greater
level of detail and built upon the advice issued in the previous design advice
note.

1.2

The design pack pursued different options for the articulation of the
massing on the western end of the building, which directly abuts the twostorey terrace. In each iteration, the main body of the building is set back
from the terrace by a two storey ‘link building’ that aligned with the terrace.
The options vary the height of the link building from one to three storeys
and explores stepping the main body of the building back, to mitigate the
visual impact of the mass.

1.3

The applicant’s design team prefer a two-storey link building that mirrors
the scale of the neighbouring terraces. We agree that this is the most
appropriate approach. Two renderings of the two-storey element were
proposed – one that sees it used as a cycle store and the other that shows
it as an entrance to the gym in the basement levels. The entrance option is
more desirable as it will help activate the street frontage and avoid this area
becoming a service entrance for the building. The step back of the building
line in front of the link building will create a small space for pedestrians and
cycle parking – active uses will make this area feel safe.

1.4

The emerging design of the link building is supported. However, it would
be useful if the applicant provides a rendered, flat, street elevation that
clearly shows the relationship between the link building and the terrace of
houses. The terrace of homes is located in a conservation area. It is
important that there is a very clear relationship between the proposed
building and these homes in terms of the scale, massing, floor to ceiling
heights and the articulation of the facades. Samples of the chosen
materials and more detailed drawings of the façade showing the makeup
of the openings will be also be required in due course.

1.5

The submitted material includes options that vary the articulation of the
massing of the main building itself. These were useful to explore and
understand. The four options looked at stepping the mass of the building
back towards the rear of the site, in order to mitigate the additional massing
of the new structure.

1.6

Whilst Pelham Street has a diverse character and the height of the
buildings along its length are varied. The immediate context comprises of
the terrace of adjacent properties which are two-storeys in height and abut
the three-storey former Metropolitan Railways Dining Rooms to the west.
Given the proposals, the terrace of properties is effectively bookended by
2 taller and deeper structures. This is an awkward relationship that is
exacerbated by the position of the terraces on the street. They are set back
from the established building line and the gable walls of the 2 neighbouring
buildings are exposed. This reveals the juxtaposition in scale between the
residential terrace and its commercial neighbours.

1.7

This is not an easy relationship to resolve. This has been tested through
taking different sized ‘chunks’ out of the south western corner of the
building to step back the massing and mitigate the depth of massing of the
new building. Of the options presented, option B reduces the width of the
most visible part of the gable wall the most, and this is the best of the
options shown. However, this is not considered to be the correct solution
for the site that responds to its context. Further work should be done to try
to reduce the impact of the gable end. This could include:
- Increasing the width of the link building to create more distance
between the terraces and the main body of the new development
- Taking a larger slice out of the rear of the building so that the part
of the gable wall closest to the terraces is of depth similar to the
existing structure
- Taking mass out of the front of the building on the north west
corner.
The pre-application material provided further information about the
proposed distance between the new building and the mansion block to the
east (Crompton Court). However, a full understanding of the impact on the
living conditions of the properties within Crompton Court is required in order
to support the proposed massing of the building. The living conditions are
discussed further below.

1.8

1.9

As identified in the previous advice note, there are concerns over the
placing of the plant to the main roof of the building. Given the sizeable
double basement and the substantial uplift of the internal floorspace, it
should not be necessary to place plant on the roof. This will be difficult to
justify on formal submission of the application.

2

Townscape and heritage impact

2.1

The design team shared some of their feasibility work regarding the
potential to retain the existing facade of the building. This was helpful,

however, the work only presented one option that looked at extending the
existing building. It does not investigate whether just the façade could be
preserved.
2.2

As identified, the building contributes to the character of the area. Removal
of the entire building envelope should be justified further in terms of the
quality of building that it will re-provided and other benefits of the proposed
development. It is therefore extremely important that the massing issues
are resolved. A narrative that sets out the justification for the chosen
approach to the site should be included in the Design and Access
Statement.

3

Views

3.1

The pre-application document contains views suggested by KM Heritage.
Whilst the identified views are considered appropriate, two additional views
would assist in assessing the impact of the proposed building. Firstly, a
view from Pelham Street closer to the site (opposite the two-story terrace
houses- it is noted that this has been presented in one of the pre-application
packs). This view could also benefit from the proposals at 40 being shown.
The second additional view should be taken from the corner of the junction
between Crescent Place and Brompton Road (next to ‘The Hour Glass’
pub).

4

Architectural Design

4.1

The architects have made some minor changes to the proposed front
elevation. The design continues to echo the form of the existing building. It
is formed of a two-storey base. The façade of the base levels will be
articulated by 2 storey arches. Other levels will rise above but have a more
secondary appearance. Since the last iteration, the architect has gone
further to articulate the base level by adding a small ‘lip’ of stone between
it and the upper levels. This is a subtle yet effective improvement.

4.2

There have also been some changes to the upper level windows.
Previously, bands of stonework ran across the bottom of each window.
These have now been moved to the top of each opening. Visually, this
helps to better differentiate the top levels from the base. A stronger, lintel
like appearance helps frame the openings better. These changes are
supported. However, the practicalities of having windows that reach the
floor level along this façade and expose the internal clutter of the building
are questioned.

4.3

The architects presented various options for the design of the gable wall
on the western façade. It was pleasing to see the approach to its design
has been informed by the character of the surrounding area. However, the
massing of this elevation needs resolving before finalising the design.

4.4

The building is of a high quality, however, as raised in the previous advice
note, it is questioned whether the building is the correct character for this
site.

5

Landscape design

5.1

It would be positive for the design team to think about the area in front of
the link building and the roofs, and the extent that these are used as spill
out space for the offices. Pelham Street is very narrow- any improvements
to the public realm would be beneficial.

6

Sustainability and flooding

6.1

The sustainability ambitions of the project have not been presented at this
point. The Council are keen to support proposals with exemplary
sustainability credentials. Even at this early stage it would be good to know
how the team will approach heating, cooling, ventilation, materiality and
drainage.

7

Living Conditions

7.1

GIA have provided an initial assessment of the proposed development on
the daylight and sunlight received at the properties neighbouring the
application site. The daylight and sunlight assessment that has been
included within the pre-application provides a useful starting point,
however, the assessment should be refined in order to generate a true
picture of the impact as a result of the proposed development. Concerns
remain regarding the impact of the development on the living conditions of
the neighbouring occupiers. Further details such as floorplans of the
adjoining units and views out of the adjoining units should be provided.

7.2

The GIA assessment states in section 1.3 ‘the following properties will
experience isolated instances of non-compliance, predominantly in
consideration of the NSL test. The effects by reference to the primary
daylight assessment (VSC) will generally be compliant with the guide in
relation to these properties: (8 Pelham Place, 3 Pelham Crescent, 6
Pelham Crescent, 7 Pelham Crescent and 8 Pelham Crescent).’ This
statement should be evidenced and clarified within the assessment.

7.3

The assessment identifies the properties in Crompton court as being most
impacted by the development. The assessment reveals a substantial
impact to the flat on the 2nd floor on the northern side of Crompton Court.
In the existing situation, the windows benefit from a VSC greater than 27,
however, this is reduced to 0 in the proposed situation. The windows on
the southern elevation show further decreases across most of the floor
levels. The decreases in the VSC values vary, 15 – 5, 8-3, 5-0 to identify a
few. The reductions are substantial and would harm the living conditions
of the occupiers of these properties. It was stated in the meeting that the
design has been revised and therefore the assessment is not reflective of
the proposed massing. Whilst this is understood, the reductions are

substantial and further evidence is required to demonstrate that they would
not be harmful. The floorplans identified within the submission provide a
better understanding of the uses of the rooms and helps us to assess the
actual impact. For instance, the location of the main living room at second
floor level is such, that the main opening is to the north and the impact is
to the secondary window.
7.4

The assessment also shows substantial reductions to the windows located
on the northern elevation of the part of the building that fronts Pelham
Street. However, the impact on the properties set back further from the
proposed building, would be even greater, given the reliance on the
daylight between the neighbouring-built form. The uses of the rooms
served by the windows that face the site must be identified in order to fully
understand the impact. There are concerns with the reductions shown as
a result of the proposed massing. Therefore, a greater level of detail and
information is required in order to fully assess and understand the impact.

7.5

The initial assessment has also demonstrated that the development would
impact on the living conditions of no.61 Pelham Street. It was stated in the
meeting that the impact would be isolated to secondary windows or
windows that serve circulation spaces, further information and evidence
should be provided in order for us to fully understand the severity of the
impact.

7.6

The figures of the daylight in the existing and proposed situations should
be specific, comprising of single values. The grading system, given the
range within each category, doesn’t given an accurate representation of
the impact.

7.7

The daylight and sunlight assessment identifies part of the potential impact
on the living conditions of neighbouring occupiers. The impact can also
result from an increased sense of enclosure and overlooking. Further
evidence should be submitted showing the eastern elevation of the
proposed building (elevation facing Crompton Court) and how much of a
sense of enclosure it will create for existing residents. Visualisations of the
building from the windows of Crompton Court would help in this
understanding.
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